
AGENDA
PLANNING & ZONING COMMISSION

PUBLIC HEARING
TUESDAY, MARCH 12, 2024

STARTING AT 5:00 PM

1. Approval of Minutes

1. February 13, 2024 Minutes

2. Chairman Business

3. Administrator Business

4. Action Items

1. 5:00 PM PUBLIC HEARING Land Development Code (LDC ) Amendments.  The LDC was
adopted in August of 2022. Since then, members of the public and County Staff have found grammatical
and numbering errors in the LDC in addition to some sections requiring more clarity. Work sessions
with the PZC and BoCC were held in January and March of 2023 to review the proposed edits. A full
redlined version of the proposed amendments can be found at Teton County's website on the Planning &
Zoning Department page. Sections with substantive changes (changes that are not grammatical or minor
section numbering edits) include: Revisions to Chapter 3: Use Provisions; Revisions to Chapter 4:
Application procedures; Revisions to Chapter 5: Development Standards.

2. 5:45 PM PUBLIC HEARING: Hunnindale Subdivision Preliminary Plat Hearing.   Nelson
Engineering, on behalf of Badger Capital Advisors Retirement Trust, has submitted an application for a
two-lot subdivision on 61.95 acres. The parcel has several natural resource overlays present on the
parcel and Badger Creek runs across the eastern portion of the property. The property is located at W
10000 N, North of Tetonia, and is zone FH-10 acre average density.
 
Legal Description:  RP06N45E091500; NE4, LESS TAX #695 & #6053 SEC 9 T6N R45E 

3. 6:00 PM PUBLIC HEARING: Ripple Subdivision Preliminary Plat Hearing .  Brooks Jacobsen has
applied for a 2 lot subdivision on 7.73 acres located at 4935 S 1750 E, Victor, Idaho. The property is
accessed via S 1750 E, an existing road. The south boundary of the subdivision runs along E 5000 S.
The project consists of one 2.5 acre lot and one 5.23 acre lot. The zoning is A-2.5. The property includes
an area within the Big Game Migration Corridor and Seasonal Range.
 
Legal Description: RP04N46E199125; TAX #3304 SEC 19 T4N R46E

4. 6:15 PM PUBLIC HEARING: Two Thousand Views Subdivision Preliminary Plat Hearing.   B &
R Rental LLC, represented by Nelson Engineering has submitted an application for a 10 lot subdivision
with a total of 27.97 acres located on E 2000 S, near MD Nursery and S 1000 E (Darby Townsite). The
property is zoned A/RR-2.5. The proposal includes 10 lots that range from 2.5 to 3.95 acres each. The
property is currently vacant and used for agriculture

LOCATION:             150 Courthouse Dr, Driggs, ID 83422
                                  1st Floor Meeting Room
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Legal Description: RP04N46E066705; TAX #5647 SEC 6 T4N R46E

5. 6:30 PM City of Victor Area of Impact (AOI) Work Session.   Teton County will discuss the Victor
AOI with the Planning Administrator from the City of Victor. Topics of discussion include the AOI
boundary, potential AOI zoning districts, the new AOI code, and plans to be adopted in the AOI.
Discussion will also include a request for an interim ordinance. This is a discussion item. No action will
be taken until public hearings are scheduled.

5. Adjourn

 

 

 
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 3pm Monday through Thursday and 9am to
Noon on Friday.
The application(s) and related documents are posted on the County website at  at tetoncountyidaho.gov. To
view these items, click on the Meeting Information Live Audio button on the home page and select the
Planning & Zoning Commission Public Hearing of March 12, 2024 under Upcoming Events. 
Comments may be emailed to pz@tetoncountyidaho.gov. Written comments may be mailed or dropped off
at: Teton County Planning Department, 150 Courthouse Drive, Room 107, Driggs, Idaho 83422.
Public comments at this hearing are welcome as well as remote participation in the hearing. You may
participate in the meeting through Zoom Teleconferencing at the following link:
 https://us02web.zoom.us/j/81854768477. Meeting ID: 818 5476 8477.

 

Any person needing special accommodations to participate in the above noticed meeting should contact the Board
of County Commissioners’ office 2 business days prior to the meeting.
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DATE: March 12, 2024

TO: Planning & Zoning Commission

FROM: Sharon Fox, Planner 1

ITEM TITLE: February 13, 2024 Minutes

1.1

AGENDA ACTION ITEM

 

 

 

 

SUGGESTED MOTION:
Approve (as amended)
ATTACHMENT(S):

P&Z Minutes 2.14.2024.pdf
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DATE: March 12, 2024

TO: Planning & Zoning Commission

FROM: Jade Kreuger, Planning Administrator

ITEM TITLE: 5:00 PM PUBLIC HEARING Land Development Code (LDC ) Amendments.  The
LDC was adopted in August of 2022. Since then, members of the public and County
Staff have found grammatical and numbering errors in the LDC in addition to some
sections requiring more clarity. Work sessions with the PZC and BoCC were held in
January and March of 2023 to review the proposed edits. A full redlined version of the
proposed amendments can be found at Teton County's website on the Planning &
Zoning Department page. Sections with substantive changes (changes that are not
grammatical or minor section numbering edits) include: Revisions to Chapter 3: Use
Provisions; Revisions to Chapter 4: Application procedures; Revisions to Chapter 5:
Development Standards.

4.1

AGENDA ACTION ITEM

 

 

 

 

SUGGESTED MOTION:
Approval: Having found that the review criteria in LDC 4-4-F can be met, I move to recommend approval of
the LDC amendments as presented in the staff report and materials attached. 
 
Denial: Having found that the review criteria in LDC 4-4-F cannot be met, I move to recommend denial of the
LDC amendments as presented in the staff report and materials attached. 
    
Continuation: I move to continue the public hearing for the LDC Amendments to [insert specific date and
time] in order to obtain [insert the additional information request here]
 
ATTACHMENT(S):

Staff Report for LDC Amendment Proposal_030424.pdf
A. LDC Redlines_March 12, 2024 PZC Review (posted).pdf
B. Public Comment.pdf
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Jade Krueger 
Planning Administrator 
Teton County Idaho 
 
Summary:  
 

In August of 2022, the LDC was formally adopted. Since that time, Teton County has 
noticed some grammatical errors, inaccurate numberings and sections of code requiring more 
clarity. Two work sessions were held to review items by the Planning & Zoning Commission and 
the Board of County Commissioners on January 31, 2023 and March 8, 2023. Staff then finalized 
a redlined version of edits. This full redlined version is available for review on Teton County’s 
website, under the Planning Department page (and also as an attachment to this staff report), but 
the following sections and items are being proposed with revisions: 

 
• Grammatical errors 
• Incorrect numberings and citations 
• Table revisions, edits, and clarification.  
• Revisions to Chapter 1: Administration  

o Overlay Maps 
• Revisions to Chapter 3: Use Provisions revisions  

o Beekeeping  
o ADUs – particularly sizes in the IR zone district 
o Agritourism 
o Employee Housing 

• Revisions to Chapter 4: Application Procedures 
o Limitations on Temporary Uses 
o Land Division Review 
o Short Plat Land Divisions 
o Subdivisions 

• Revisions to Chapter 5: General Development Standards 
o Grading Standards and thresholds for GEC requirements 
o Adding clarification to what development means (“Development and 

development activity and use”) 
o Wildfire Hazard Areas 
o Scenic Resource Protection  

 Applicability 
 Submittals 

• Revisions to Chapter 6: Subdivision Development Standards 
o Subdivision Access 

 
 
 
 

 

Revisions to the Land Development Code 
Staff Report – PZC Public Hearing March 12, 2024 

15



Page 2 of 4  PZC | 03-12-24        
 

Process:  
This staff initiated code amendment will begin the formal process of adoption. The PZC will 
review the application and redlines March 12, 2024, host a public hearing and consider making a 
recommendation to the BoCC on the items presented.  
 
The BoCC will then review and issue a final decision. Any amendment to the LDC would be 
adopted via an ordinance.  
 
Application Items:  
Per §4-4 of the LDC Comprehensive Plan & LDC Amendments, this is the written description of 
the proposed amendments and the redlined text component. All revisions comply with the vision 
of the comprehensive plan as they are mostly grammatical, section re-numberings, and 
clarification in sections that were difficult to interpret.  
 
Review:  
The review criteria for these amendments are as follows §4-4-F:  
 
The recommendations of the PZC and the final decision of the BoCC on an application to amend 
the comprehensive plan, will be based on the following criteria:  
 

a. The comprehensive plan amendment corrects an error or meets the challenge of some 
changing condition, trend, or fact. Staff comment: The amendments proposed are 
correcting errors.  
b. The comprehensive plan amendment is in response to changes in state law, as 
established through amendments to the Idaho Statutes or by court decision. Staff 
comment: This is not applicable.  
c. The amendment does not have the effect of creating a regulatory taking under Idaho or 
federal law. Staff comment: The amendments proposed are correcting errors and adding 
clarification to an existing ordinance. 
d. The comprehensive plan amendment constitutes a benefit to the County as a whole and 
is not solely for the good or benefit of a particular landowner or owners at a particular 
point in time. Staff comment: The amendments proposed are to the LDC and constitute a 
benefit to the County as a whole.  
e. The proposed change is consistent with policies of the comprehensive plan, the 
requirements of the Planning Act, and state and federally mandated uses. Staff comment: 
The amendments proposed are consistent with the Planning Act.  
f. The comprehensive plan amendment substantially conforms to the stated purpose and 
intent of the LDC. Staff comment: The amendments proposed are correcting error and 
conform to the purpose of the LDC: The Land Development Code guides residential and 
nonresidential development in unincorporated Teton County, in accordance with the 
County’s adopted comprehensive plan and its existing and future needs, in order to 
protect, promote, and improve public health, safety, and general welfare. The Land 
Development Code is enacted to exercise the full range of authority available under 
Idaho law, including the purposes stated in the Local Land Use Planning Act (Title 67, 
Chapter 65) of the Idaho Code. 
g. The comprehensive plan amendment will not have a demonstrable adverse impact on 
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the natural environment, including air, water, noise, storm water management, wildlife, 
scenic corridor views, and vegetation. Staff comment: Staff assumes the intent of this 
section was to say Comprehensive Plan or LDC amendment. The amendments in this 
case are grammatical or adding to clarity to these sections of LDC.  
h. The comprehensive plan amendment will not have a demonstrable adverse impact on 
existing conforming development patterns, standards or zoning regulations. Staff 
comment: Another assumption that this was meant to include LDC amendments, but the 
proposed amendments only clarify the standards. No zoning districts are being adjusted.  
i. The comprehensive plan amendment will not have a demonstrable adverse impact on 
delivery by any jurisdiction or agency providing public services in the County, including 
school districts. Staff comment: Staff does not believe there will be an impact to agencies 
from this amendment proposal.  
 

Noticing Requirements:  
This application has been noticed per Idaho Code section 67-6509, and LDC 4-2D. The 
application was noticed in Teton Valley News on February 21 and February 28, 2024 as a 
display advertisement and also in the PZC hearing schedule items. Because this amendment 
affects the entirety of the County, 17 large signs were posted throughout the County on 3/4/24 
and 3/5/24 advertising the amendments and where to find additional information. All materials 
were posted and available on Teton County’s website under the Planning Department page as of 
2/10/24.  

 
Public Comment:  
Staff received one public comment on the amendments attached asking for further revisions to 
section 5-2 Grading and Drainage and section 5-8 Outdoor Lighting.  

 
 

PZC Actions:  
1. Recommend approval of the amendments as proposed.  
2. Recommend approval of the amendments with conditions of approval 
3. Recommend denial of the amendments as proposed.  
4. Continue the application 

 
 
 

Motions:  
Approval: Having found that the review criteria in LDC 4-4-F can be met, I move to recommend 
approval of the LDC amendments as presented in the staff report and materials attached.  

 
Denial: Having found that the review criteria in LDC 4-4-F cannot be met, I move to 
recommend denial of the LDC amendments as presented in the staff report and materials 
attached.  
  
Continuation: I move to continue the public hearing for the LDC Amendments to [insert specific 
date and time] in order to obtain [insert the additional information request here] 
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Attachments:  
A. Redlined version of LDC Amendments (164 pages)  
B. Public Comment (2 pages)  
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CHAPTER 1 ADMINISTRATION 

1-1 Legal Provisions 
A. Title 

This document is the “Land Development Code for Teton County, Idaho” and is referred to in 
this document as such or the LDC. 

B. Purpose and Intent 
The Land Development Code guides residential and nonresidential development in 
unincorporated Teton County, in accordance with the County’s adopted comprehensive plan 
and its existing and future needs, in order to protect, promote, and improve public health, 
safety, and general welfare. The Land Development Code is enacted to exercise the full range of 
authority available under Idaho law, including the purposes stated in the Local Land Use 
Planning Act (Title 67, Chapter 65) of the Idaho Code. 

C. Applicability 
1. Territorial Applicability 

This Land Development Code applies to all land, uses, buildings, and structures within 
unincorporated Teton County, Idaho, except in Areas of City Impact where the County and a 
municipality have agreed to apply other ordinances. When land is added within the 
jurisdiction of the County, through de-annexation or sale of public lands, the County will 
follow LDC procedures to apply a zoning designation to those lands. 

2. General Applicability 
LDC requirements are the minimum necessary to meet the purpose and intent of the Land 
Development Code and Local Land Use Planning Act (Title 67, Chapter 65) per Idaho Code 
Section 67-65. 

3. Required Conformance 
a. All buildings, structures, or land, in whole or in part, must be used, occupied, 

constructed, or built in conformance with the LDC. No building or structure shall be 
built, altered, or used unless it is located on a lot of record or otherwise complies with 
nonconformity provisions in Section 1-8 of this chapter. 

b. Unless otherwise provided by law, the state of Idaho, and its agencies, boards, 
departments, institutions, and local special purpose districts, must comply with the LDC. 

c. The LDC does not apply to transportation systems of statewide importance, as 
determined by the state transportation board, though the transportation board must 
consult with the County on site plans and design or transportation systems within the 
unincorporated areas. 

d. Development by public utilities shall be subject to Idaho Code Section 67-6528. 
e. This Land Development Code does not nullify any private agreement or covenant, and 

each shall apply as provided by law and the terms of the private agreement. Teton 
County will not enforce any private agreement or covenant. 

4. Control Over Less Restrictive Laws and Regulations 
If any condition or requirement imposed by the LDC is more restrictive than a condition or 
requirement imposed by any other law, rule, or regulation, the more restrictive condition or 
requirement governs, unless preempted or otherwise prohibited by law. 

5. Conflict 

24



Title and Table of Contents  TC-2 

If any condition or requirement imposed by the LDC contains an actual, implied, or apparent 
conflict, the more restrictive condition or requirement controls. 

6. References to Other Laws 
Whenever a provision of the LDC refers to any other part of the Teton County Code or to 
any other law, the reference applies to any subsequent amendment of that law, if 
applicable. 

7. Text and Graphics 
Illustrations, photographs, and graphics are included in the LDC to illustrate the intent and 
requirement of the text. In the case of a conflict between the text and any illustration or 
graphic, the text controls. 

8. Maps and Overlays 
Maps referenced throughout the LDC and described in Section 1-4 shall be used as 
reference to define areas that may require additional standards or studies to ensure impacts 
to the area are mitigated proportionately. 

D. Severability 
If any section, paragraph, clause, sentence, or provision of the LDC is adjudged by any court of 
competent jurisdiction to be invalid, that judgment does not affect, impair, invalidate, or nullify 
the remainder of the LDC. The effect of the judgment is confined to the section, paragraph, 
clause, sentence, or provision immediately involved in the controversy in which a judgment was 
rendered. 

E. Effective Date 
This Land Development Code became effective on August 3, 2022. 

1-2 Zoning Districts Established 
A. Generally 

In order to implement this Land Development Code, Teton County is divided into the following 
zoning districts as established in Chapter 2 and as shown on the official zoning map. 

B. Zone Districts 
1. AOI-2.5: Area of Impact Zone 1 
2. AOI-20: Area of Impact Zone 2 
3. IR: Industrial/Research  
4. RN-5: Rural Neighborhood  
5. FH-10: Foothills  
6. FH-20: Foothills Priority Protection  
7. RR-20: Rural Residential  
8. RA-35: Rural Agriculture  
9. LA-35: Lowland Agriculture  

1-3 Official Zoning Map 
A. Zoning Maps Established 

1. The Teton County Official Zoning Map includes the boundaries of all County Zoning Districts, 
as well as the Areas of City Impact, as required by Idaho Code Section 67-6525. 

2. The official zoning map originals are kept on file with the Planning Department, which 
indicate the effective date of the most recent amendments to district boundaries. 
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3. Zoning Districts and Areas of City Impact Area are also kept electronically in the County’s 
geographic information system (GIS). Copies published on the web or otherwise portrayed 
electronically do not constitute originals. 

4. Teton County may make paper copies available to the public for a reasonable fee. 
5. Zoning Map amendments are made pursuant to the procedures in Chapter 4. 

B. Interpretation of Map Boundaries 
1. Where uncertainty exists with respect to the boundaries of any district on the official zoning 

map, the Planning Administrator is authorized to interpret the boundaries using the 
following methods. 

a. Where a district boundary line is shown as approximately following the centerline of a 
road, highway, railroad right-of-way, or waterway, the district boundary is the 
centerline of that road, highway, railroad right-of-way, or waterway. 

b. Where a district boundary line is shown as running approximately parallel at a 
distance from the centerline of a road, highway, railroad right-of-way, or waterway, 
the distance from the centerline is determined by the map scale. 

c. Where a district boundary line is shown as approximately following a lot line or 
municipal boundary line, the district boundary is the lot line or municipal boundary 
line. 

d. Where a boundary line is shown and its location is not fixed by any of the rules of this 
sub-section, its precise location is determined by the map scale. 

C. Properties Subject to more than One Zoning District  
1. Interpretations not associated with a subdivision application: 

When a single property has more than one Zoning District designation, control and use of 
each portion of the property shall follow the district requirements applicable within each 
Zoning District to each portion. 

2. Interpretations associated with a subdivision application: 
When a subdivision is proposed on a single property, which has more than one Zoning 
District designation, the number of lots per acre for the entire property shall be calculated 
according to the density permitted within each district and the percent of the property 
within each district, rounded down to the nearest whole number. 

D. Consistency with comprehensive plan 
The classification of land within Zoning Districts shall be done in accordance with the 
comprehensive plan. The comprehensive plan should be adhered to in the implementation of 
the LDC, in accordance with Idaho Code Section 67-6500 et seq., and other applicable law.   

1-4: Overlay Maps 
A. The following overlay maps shall be used in conjunction with the regulations herein as follows: 

1. Natural Resource Overlay (NRO) Map 
a. This map is referenced throughout the Land Development Code as a baseline to identify 

priority areas for natural resource protection. 
b. If any portion of a parcel or lot for a proposed development or special use falls wholly or 

partially within or immediately adjacent to the NRO, the Administrator, PZC, or BoCC 
may request additional reports or studies to ensure impacts to the natural resources are 
avoided or mitigated per the standards herein.  
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c. Development in areas with key riparian, wetland, or fish/wildlife resources, as identified 
by the NRO, shall be clustered to provide meaningful open space and limit impacts on 
these natural resources  

d. Idaho Department of Fish and Game (IDFG), the U.S. Fish and Wildlife Service (USFWS), 
or a professional ecologist/wildlife biologist may be consulted by the County to help 
determine if the site plan and mitigation measures effectively avoid or limit impacts on 
key natural resources.  

2. Bear Conflict Map 
a. The Bear Conflict Map illustrates potential human/bear conflict areas in the County and 

is tied to outdoor food and trash storage regulations. 
b. Human/bear conflict mitigation and prevention regulations can be found in Title 4, 

Chapter 7, of the Teton County Municipal Code. 
3. Floodplain Map 

a. The floodplain map illustrates FEMA designated areas of potential flood hazard which 
shall meet all requirements of Title 12 of the Teton County Municipal Code: Flood 
Damage Prevention.  

4. Wildfire Hazard Overlay (WHO) Map 
a. The WHO Map identifies locations where development is most at risk of destruction by 

wildfire.  
b. If any portion of a parcel or lot for a proposed development or special use falls wholly or 

partially within or immediately adjacent to the WHO, the Administrator, PZC, or BoCC 
may request additional site, landscaping, or vegetation management plans to prevent 
property damage or loss due to wildfire and reduce safety risk to emergency personnel 
per the standards within. 

c. Development in areas with high risk of wildfire, as identified by the WHO, shall meet the 
requirements for Section 5-4-3. 

d. The Fire Marshall and/or District Ranger may be consulted by the County to help 
determine whether the site, landscape, and/or vegetation management plan is 
adequate for safe fire protection in the event of a wildfire. 

1-5: Areas of City Impact 
A. Purpose 

The Areas of Impact around each city (Tetonia, Driggs, Victor) constitute their own unique 
zoning districts. Although they are within the jurisdiction of Teton County, the unique zoning, 
subdivision, and land use regulations for these districts must be negotiated with the cities in 
accordance with Idaho Code Section 67-6526. These are areas of potential annexation into the 
cities or areas where the cities have specific concerns about the impacts of nearby development 
on the city.  

B. Establishment of the Boundaries and Areas of City Impact in Unincorporated Teton County 
requires negotiation of an Area of Impact Agreement with each city and adoption of separate 
ordinances determining both the boundaries of the Area of Impact as well as the specific zoning, 
subdivision, and land use regulations as outlined in Idaho Code Section 67-6526.The Areas of 
City Impact for each city are hereby incorporated as shown on the official zoning map. 
Establishment of the zoning, subdivision, and land use regulations applicable within Areas of City 
Impact Lands are governed by the terms of the County-City agreements. These agreements are 
codified by County ordinance in Title 7.  
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1-6: General Authority Provisions  
A. State Statutes  

The LDC is intended to comply with the provisions of: 
1. Idaho Constitution Article 12, Section 2; 
2. Idaho Statutes Title 67, Chapter 65, Local Land Use Planning Act (Planning Act);  
3. Idaho Statutes Title 50, Municipal Corporations, Chapter 13 Plats and Vacations; and 
4. Other requirements of applicable law. 

B. Planning, Review and Approval Authority   
1. Board of County Commissioners (BoCC) 

a. The BoCC has the powers and duties conferred by the Planning Act, as expressly 
provided for in the LDC, including certain powers delegated to the Planning Commission 
and Planning Administrator.   

b. The BoCC may appoint and maintain a Planning and Zoning Commission by ordinance, as 
provided in the Planning Act. 

c. The BoCC will adopt and maintain the LDC pursuant to the notice and procedural 
requirements set forth in the Planning Act regarding adoption of a zoning ordinance and 
districts. 

2. Planning and Zoning Commission (PZC) 
a. The PZC has the powers and duties identified in the Planning Act, as conferred to it by 

the BoCC, including the development of a comprehensive plan as outlined in Teton 
County Code Title 2.   

b. The composition of the PZC shall be pursuant to appointment by the BoCC as outlined in 
Teton County Code Title 2, and all records and meetings are open to the public and shall 
be maintained and conducted as provided by the Planning Act. 

c. The PZC shall develop and adopt a comprehensive plan in accordance with the 
requirements of the Planning Act. 

3. Planning Administrator (Administrator) 
a. The Administrator or their designee has the powers and duties identified in the Planning 

Act, including, but not limited to review, recommendation, and final actions as expressly 
set forth in this chapter. 

1-7 Violation and Penalty  
A. Violating any provisions of the LDC shall constitute an infraction punishable by a penalty of one 

hundred dollars ($100.00) for the first violation, two hundred dollars ($200.00) for the second 
violation, and three hundred dollars ($300.00) for the third violation. Each subsequent violation 
shall be punishable by either (1) continued infractions punishable by a penalty of three hundred 
dollars ($300.00) or (2) a misdemeanor punishable by up to six (6) months in jail and a three 
hundred dollar ($300.00) fine. These punishments shall not enjoin Teton County from seeking 
further civil remedies for each violation. Every day or portion thereof during which a violation is 
committed, continued, or permitted is a separate offense and is punishable as such. 
 

1-8: Nonconformities  
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A. Generally 
Nonconforming structures and uses may continue until abandoned or re-developed to a 
conforming use, only in accordance with this Section. The burden of proving nonconforming 
status rests solely on a property owner claiming nonconforming status. 

B. Nonconforming Uses and Structures not to be expanded 
Nonconforming uses or structures shall not be modified, changed, expanded, or replaced except 
in conformance with the present requirements of the LDC. 

C. Repairs; Maintenance  
Nonconforming structures may be maintained and repaired, in accordance with applicable 
County building code requirements. However, repairs and maintenance may not increase the 
capacity or degree of nonconformity, other than to meet the provisions of law to accommodate 
handicap access as required by American Disabilities Act and other federal and state law. 

D. Changes in use  
Nonconforming uses may not convert to a new use category that does not comply with the 
Zoning District requirements of the LDC. Transfer of ownership and changes in occupancy do not 
change nonconforming status. 

E. Expansion of nonconforming uses and structures 
1. Nonconforming uses may not be expanded, enlarged, extended, or increased, except in 

accordance with present LDC requirements. 
2. Nonconforming structures may be relocated to another location on the premises only if the 

Administrator agrees in writing that such relocation eliminates or reduces the extent of 
nonconformity. Otherwise, nonconforming structures may not be relocated to another 
location on the premises except pursuant to a valid building permit issued by the County in 
compliance with this section.    

F. Replacement  
Nonconforming use or structures, verified under subsection B, which have not been abandoned, 
may be replaced, but only where the effect of the replacement lessens or maintains the same 
land use impacts, including those related to traffic, occupancy, intensity, noise generation, and 
parking requirements, that existed prior to replacement. 

G. Abandonment 
1. Abandonment of a nonconforming use shall be governed by Idaho Code Section 67-6538. 

H. Lots of Record, Nonconforming Lots 
1. Development on lots of record is allowed pursuant to the provisions of the LDC. A parcel of 

land that is not a lot of record is a nonconforming lot and is subject to the provisions of this 
section. 

2. Where other requirements of the LDC make construction of one dwelling unit infeasible on a 
nonconforming lot, the PZC may deem lot size an undue hardship and a basis for the minimum 
variances needed to permit construction of one dwelling unit, unless the PZC makes an 
express finding that variances sufficient to permit construction of a single dwelling unit on a 
nonconforming lot conflicts with the public interest, under Idaho Code Section 67-6516 and 
Section 4-9 of the LDC, Variances.  

3. For parcels of property that are not lots of record, a building or other development permit 
may be issued in accordance with this paragraph.  

a. An application for development of a parcel that is not a lot of record must include: 
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i. A copy of the recorded deed or recorded survey creating the parcel. The 
parcel must meet minimum lot size requirements in the applicable zone 
district.  

ii. A map or survey showing the parent parcel from which the subject parcel was 
created. 

iii. A site plan. 
b. The Administrator may approve the issuance of a building or other development 

permit if the parcel has lawful access and can meet all other relevant provisions of 
the LDC. 

1-9 Planned Unit Developments  
A. New planned unit developments are not permitted.  

B. Planned unit developments with final approval on the effective date of the LDC may continue 
under the provisions of the final plat. 

C. Requests for modifications to an approved planned unit developments will be processed pursuant 
to Chapter 4 provisions related to modifications to a plat.  

1-10 Measurements and Exceptions 
A. Defined Terms 

Terms included in Chapter 7, Definitions, are shown in “italics” throughout the LDC. 
B. Average Density (Definition changed From Density, Average to Average Density) 

Average Density is calculated by dividing the gross area of the parent parcel by the total number 
of units in the project. For example, a lot or parcel of land that is forty (40) acres in size, divided 
into four (4) individual lots would have an average density of one (1) unit per ten (10) acres or 
0.10 DUs per acre. This density can be dispersed as four (4) lots each ten (10) acres in size or 
clustered so that there are three (3) smaller lots and one large lot, to meet the minimum lot 
sizes as indicated in Chapter 2 with the remainder of the land in open space. 

Average Density Illustrated 

 
C. Lot Dimensions 

1. Lot Area 
Lot area is the area included within the rear, side, and front lot lines. Lot area does not 
include existing or proposed right-of-way, whether dedicated or not dedicated to public use.  

2. Lot Width 
Lot width is the distance between the two side lot lines measured at the primary road 
property line along a straight line or along the chord of the property line on a curvilinear lot. 

3. Lot Depth 
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Lot depth is the distance between the front and rear property lines measured from the 
primary property line. 

4. Lot Frontage 
Every new lot must abut a public or private road that meets County standards. An access 
easement may be granted in situations where abutting a public or private road is not 
feasible, such as lack of frontage on a public or private road or to preserve agricultural or 
sensitive lands. 

5. Lot, Flag 
A lot with less length of property on a public road than is normally required, with no less 
than thirty (30) feet abutting a public or private road generally intended to make deeper 
property accessible.  

Flag Lot Illustrated 

 
D. Type of Setbacks 

Building setbacks apply to both principal and accessory buildings or structures, except where it 
explicitly states otherwise. There are four (4) types of standard lot setbacks and four (4) types of 
sensitive land setbacks: 

1. Standard Setbacks  
a. Primary Road 
b. Side Road 
c. Side Interior 
d. Rear 

2. Sensitive Land Setbacks  
a. Teton River 
b. Stream/Creek 
c. Wetlands 
d. Lake, Pond 

E. Measurement of Standard Setbacks 
1. The primary road setback is measured at a right angle from the primary road right-of-way 

line. 
2. On corner lots, the side road setback is measured at a right angle from the side road right-

of-way line. 
3. The rear setback is measured at a right angle from the rear property line. The rear property 

line is the property line opposite to the primary road property line. Where there is more 
than one primary road, the Administrator will determine the rear property line. 

4. All lot lines that are not primary roads, side roads, or rear lot lines are considered side 
interior lot lines for the purpose of measuring setbacks. Side interior setbacks are measured 
at a right angle from the side property line. 
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F. Measurement of Setbacks from Sensitive Lands 
1. Teton River setbacks are measured from the ordinary high water mark. 
2. Stream/creek setbacks are measured from the ordinary high water mark. 
3. Wetlands setbacks are measured from the edge of the boundary line established by the 

National Wetland Inventory Map, or the line established by a detailed site-specific 
delineation approved by the U.S. Army Corps of Engineers. 

4. Lake/pond setbacks are measured from the ordinary high water mark. 

G. Irregular Shaped Lots 
The Administrator will determine setbacks for irregularly shaped lots. 

H. Primary/Side Road Designation 
1. Where only one road abuts a lot, that road is considered a primary road. 
2. A multiple road frontage lot must designate at least one primary road. A lot may have more 

than one primary road. The Administrator will determine which roads are primary roads 
based on the following:  

a. The road or roads with the highest classification (Chapter 6); and 
b. The road that the lot takes its address from. 

I. Setback Encroachments 
1. In General 

All buildings and structures must be located at or behind the required setbacks, except as 
listed below. Unless specifically stated, no building or structure may extend into a required 
easement or public right-of-way. 

2. Building Features Allowed to Encroach into Setbacks 
a. Uncovered and/or unenclosed porches or decks, stoops, balconies, galleries, and 

awnings/ canopies may extend into a required front or side setback up to two (2) feet or 
up to six (6) feet into a rear setback.  

b. Building eaves, roof overhangs, gutters, downspouts, light shelves, bay windows and 
oriels less than ten (10) feet wide, cornices, belt courses, sills, buttresses, or other 
similar architectural features may encroach up to three (3) feet into a required setback. 

c. Chimneys or flues may encroach up to four (4) feet. 
 
Unenclosed patios, decks, balconies, stoops, porches, terraces, or fire escapes may 
encroach into a side or rear setback up to ten (10) feet. 

d. Handicap ramps may encroach to the extent necessary to perform their proper function. 
e. Structures below and covered by the ground may encroach into a required setback. 
f. Exterior stairs of an open design are allowed, provided that no such stairs shall project 

into a required front or side yard setback more than three (3) feet and into any rear yard 
setback more than six (6) feet. 

3. Site Features 
a. Fences and landscaping walls up to six (6) feet in height may encroach into a required 

setback. 
b. On a corner lot, nothing shall be erected, placed, planted, or allowed to grow in any such 

manner as to materially impede vision between a height of two (2) feet and eight (8) 
feet above the centerline grades of intersecting roads bounded by the property lines of 
the corner lots on a line joining points along said property lines for thirty (30) feet. 

c. Sidewalks and driveways may encroach into a required setback. 
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d. Required buffers may encroach into a required setback. 
e. Stormwater detention areas may encroach into a required setback. 
f. Signs may encroach into a required setback as stated in Section 5-9. 

4. Mechanical Equipment and Utility Lines 
a. Mechanical equipment associated with residential uses, such as HVAC units, generators, 

and security lighting, may encroach into a side or rear setback up to ten (10) feet, 
provided that such extension is at least three (3) feet from the vertical plane of any lot 
line. 

b. Minor structures accessory to utilities (such as hydrants, manholes, transformers and 
other cabinet structures, and related fences) may encroach into a required rear or side 
setback. 

c. Minor utilities below and covered by the ground may encroach into a required setback. 

J. Building Height 
1. Building height shall be measured from the vertical distance of the average between the 

highest and lowest natural/existing or proposed lot grades around the perimeter of the 
structure to the highest point of the roof. 

K. Rounding 
Unless a particular provision specifies otherwise, the following rules shall apply with respect to 
the precision of numbers used in the LDC for measurement and calculation: 
1. Generally 

Calculations shall not be rounded. Fractional results of calculations shall be interpreted as 
set forth in this Section.  

2. Maximums  
Unless stated otherwise for a specific provision of this LDC, maximum limits shall only allow 
the whole number result of a calculation. For example, a calculation of maximum density 
yielding 3.8 lots shall permit a maximum of 3 lots.  

3. Minimums  
Unless stated otherwise for a specific provision of this LDC, minimum requirements shall 
require the next whole number. For example, a parking requirement of 7.4 spaces shall 
require 8 spaces. 

L. Time Measurement 
1. Terms used to measure time shall be applied as calendar-based time units. The term “day” 

shall refer to a calendar day, the term “week” shall refer to 7 days, the term “month” shall 
refer to a calendar month, and the term “year” shall refer to a calendar year.  

2. When referencing a filing deadline, the time within which an act is to be done shall be 
computed by excluding the first and including the last day and shall end at 5:00 p.m. local 
time or the close of business hours for the Department, whichever is earlier, on the final day 
of the term. Should a filing deadline end on a day when the Department is closed for 
business, the next business day that follows that day will be considered the final day to 
meet the filing deadline. 
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CHAPTER 2 ZONE DISTRICTS 
The 2012 Teton County Comprehensive Plan established a framework for future growth and 
development and a Framework Map that shows the geographic distribution of desired future land uses. 
The following zoning districts support the implementation of residential, commercial, and rural zone 
districts that are based on the character areas described in the comprehensive plan. 

2-1 Zone District Table  
Table 1. Zone District Table 

Zone District Average 
Density Min Lot Size Min Lot 

Width 

Min Front 
and Side 
Setbacks 

Min rear 
Setback 

Maximum Building 
Height 

AOI-2.5, Area of Impact 
Zone 1 -- 2.5 acres -- 30’ 40’ 30’ 

AOI-20, Area of Impact 
Zone 2 -- 20 acres -- 30’ 40’ 

30’ 
60’ for agricultural 

buildings 

IR, Industrial/Research -- 1 acre  70’ 10’ 10’ 
45’ 

60’ for agricultural 
buildings 

RN-5, Rural 
Neighborhood 5 AC/DU 1 acre  100’ 30’ 40’ 

30’ 
60’ for agricultural 

buildings 

FH-10, Foothills  10 AC/DU 1 acre 100’ 30’ 40’ 
30’ 

60’ for agricultural 
buildings 

FH-20, Foothills Priority 
Protection 20 AC/DU 1 acre 100’ 30’ 40’ 

30’ 
60’ for agricultural 

buildings 

RR-20, Rural Residential 20 AC/DU 1 acre 100’ 30’ 40’ 
30’ 

60’ for agricultural 
buildings 

RA-35, Rural Agriculture 35 AC/DU 1 acre 100’ 30’ 40’ 
30’ 

60’ for agricultural 
buildings 

LA-35, Lowland 
Agriculture 35 AC/DU 1 acre 100’ 30’ 40’ 

30’ 
60’ for agricultural 

buildings 
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2-2 AOI-2.5, Area of Impact Zone 1  
A. Description 

AOI-2.5 is located within the areas of city impact, immediately adjacent to the cities of Victor, 
Driggs, and Tetonia. Due to the potential availability of utility services and established land use 
patterns, these areas are appropriate for varying degrees of residential, commercial, and light 
industrial development that define the edge between town and country.  

B. Dimensional Standards 
1. Minimum Lot Size – 2.5 acres 
2. Minimum Lot Width – NA 
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 30 feet, 60 feet for agricultural buildings 

C. Uses 
As specified in Chapter 3, Use Provisions. Where city zone districts apply in the area of impact, 
use standards of the applicable Area of City Impact zone district shall apply.  

2-3 AOI-20, Area of Impact Zone 2  
A. Description 

AOI-20 is located within the areas of city impact, immediately adjacent to the cities of Victor, 
Driggs, and Tetonia. Due to the potential availability of utility services and established land use 
patterns, these areas are appropriate for varying degrees of residential, commercial, and light 
industrial development that define the edge between town and country.  

B. Dimensional Standards 
1. Minimum Lot Size – 20 acres 
2. Minimum Lot Width – NA 
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 30 feet, 60 feet for agricultural buildings 

C. Uses 
As specified in Chapter 3, Use Provisions. Where city zone districts apply in the area of impact, 
use standards of the applicable Area of City Impact zone district shall apply.  

2-4 IR, Industrial/Research 
A. Description 

The Industrial/Research (IR) Zone is intended to accommodate manufacturing, light industrial, 
office, and research uses with limited accessory residential uses. Most of these areas have low 
visibility from the highways and tourist centers and are currently undeveloped with some utility 
services available. Accessory retail and wholesale commercial uses are allowed in the IR Zone, as 
well as higher impact manufacturing and industrial uses with buffering and other impact 
mitigating measures as defined in Chapter 3, Use Provisions. 

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre 
2. Minimum Lot Width – 70 feet  
3. Minimum Setbacks – 10 feet all sides 

35



 

 
Chapter 2 – Zone Districts   2-13 

4. Maximum Building Height – 45 feet, 60 feet for agricultural buildings 

C. Uses 
See Chapter 3, Use Provisions 

2-5 RN-5, Rural Neighborhood  
A. Description 

The Rural Neighborhood (RN-5) Zone is intended to accommodate primarily residential uses at 
an average density not exceeding one (1) lot per five (5) acres. RN-5 serves as a transitional 
zone between the Areas of City Impact and rural areas. This zone is intended to serve as a 
receiving area in a potential Transfer of Development Rights program wherein gross density of 
one (1) lot per two and a half (2.5) acres would be allowed with the appropriate density credits. 
Projects in the RN-5 Zone that propose clustered development shall identify areas within the 
project that are designated as unbuildable open space. The priorities for open space in the RN-5 
District include riparian areas, significant areas of native vegetation, important wildlife habitat, 
and areas for community parks. 

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre  
2. Minimum Lot Width - 100 feet 
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear  
4. Maximum Building Height - 30 feet, 60 feet for agricultural buildings 

C. Uses 
See Chapter 3, Use Provisions 

2-6 FH-10, Foothills 
A. Description 

The Foothills (FH-10) Zone District is intended to ensure development is in harmony with 
mountainous and hilly settings that are at higher risk to wildfire and notable for wildlife 
values. FH-10 serves to provide limited residential development with an average density 
not to exceed one (1) lot per ten (10) acres in the foothills of the Western, Southern, and 
lower elevation Northeastern portions of the valley. The intent for development in the FH-
10 is to maintain public access to state and federal lands; discourage scattered hillside 
development that requires remote roads and infrastructure; follow best practices to help 
prevent wildfires and minimize threats to life and property when wildfires do occur in the 
fire prone wildland interface; protect steep slopes; and preserve critical wildlife habitats 
such as wildlife migration linkage areas at the forest edge, and to protect native 
vegetation and scenic views of the foothills from the valley floor.  

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre  
2. Minimum Lot Width – 100 feet  
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear  
4. Maximum Building Height – 30 feet for primary and accessory structures, 60 feet for 

agricultural buildings 
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C. Uses 
See Chapter 3, Use Provisions 

2-7 FH-20, Foothills Priority Protection 
A. Description 

The Foothills Priority Protection (FH-20) Zone District is intended to ensure development is 
in harmony with mountainous and hilly settings that are at higher risk to wildfire and are 
of high priority for protection of known wildlife values. FH-20 serves to provide limited 
residential development with an average density not to exceed one (1) lot per twenty (20) 
acres in the higher elevation foothills of the Northeastern portion of the valley. The intent 
for development in the FH-20 is to maintain public access to state and federal lands; 
discourage scattered hillside development that requires remote roads and infrastructure; 
follow best practices to help prevent wildfires and minimize threats to life and property 
when wildfires do occur in the fire prone wildland interface; protect steep slopes; and 
preserve critical wildlife habitats such as wildlife migration linkage areas at the forest 
edge, and to protect native vegetation and scenic views of the foothills from the valley 
floor.  

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre  
2. Minimum Lot Width – 100 feet  
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear  
4. Maximum Building Height – 30 feet for primary and accessory structures, 60 feet for 

agricultural buildings 
C. Uses 

See Chapter 3, Use Provisions 

2-8 RR-20, Rural Residential  
A. Description 

The Rural Residential Zone (known as Mixed Agriculture/Rural Neighborhood in the 
comprehensive plan) is established to allow residential development with an average 
density not to exceed one (1) lot per twenty (20) acres near the incorporated areas while 
maintaining the rural atmosphere of Teton County. RR-20 serves to provide a place in the 
County where residential dwellings may be interspersed with agricultural uses and 
provide opportunities for residents to have gardens, farm animals, and livestock. The 
intent of the RR-20 is to keep land in agricultural production, preserve open space, and 
protect native vegetation, riparian areas, and critical wildlife habitat. 

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre  
2. Minimum Lot Width – 100 feet  
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 30 feet for primary and accessory structures, 60 feet for 

agricultural buildings 
C. Uses 

See Chapter 3, Use Provisions 
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2-9 RA-35, Rural Agriculture  
A. Description 

The Rural Agriculture (RA-35) Zone is established to provide areas primarily used for agricultural 
purposes and very low density residential with an average density not to exceed one (1) lot per 
thirty-five (35) acres. The intent of RA-35 zoning is to provide locations for the cultivation of 
crops, the raising and keeping of livestock, and other related agricultural uses. The RA-35 zone 
district also serves to nurture wildlife habitats and preserve the beauty of the rural agricultural 
lands in Teton County by utilizing clustered development designs. It also provides the 
opportunity to use average residential density to establish smaller residential lots for family use 
or development while preserving agricultural lands.  

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre  
2. Minimum Lot Width – 100 feet  
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear  
4. Maximum Building Height – 30 feet for primary and accessory structures, 60 feet for 

agricultural buildings 

C. Uses 
See Chapter 3, Use Provisions 

2-10 LA-35, Lowland Agriculture 
A. Description 

The Lowland Agriculture (LA-35) zone district (known as Mixed Agriculture/Wetland in the 
comprehensive plan) allows an average density not to exceed one (1) lot per thirty-five (35) 
acres. It includes areas where development may be limited due to the remoteness of services, 
topography, jurisdictional wetlands, floodplains, and other sensitive environmental issues. These 
areas have seasonally important wildlife resources, are predominately rangeland and agriculture 
land, and have high scenic qualities. The intent of the LA-35 zone is to maintain undeveloped 
floodplains, protect homes from the risk of flooding, protect water quality from the impacts of 
development, and protect native vegetation and critical wildlife habitat. 

B. Dimensional Standards 
1. Minimum Lot Size – 1 acre  
2. Minimum Lot Width – 100 feet  
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 30 feet for primary and accessory structures, 60 feet for 

agricultural buildings 

C. Uses 
See Chapter 3, Use Provisions 
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CHAPTER 3 USE PROVISIONS 

3-1 Classification of Uses 
3-1-1 Definition of Use 

Use means the purpose for which a site or structure is occupied or maintained. In order to 
regulate a variety of similar uses, use categories have been established. Use categories provide a 
systematic basis for assigning uses to appropriate categories with other similar uses. Use 
categories classify uses and activities based on common functional, product, or physical 
characteristics. There are three categories of uses: principal, accessory, and temporary. 

A. Principal Uses 
A principal use is considered the primary use and may exist as the sole use of the property. 
More than one principal use may exist on a property. Principal uses may be permitted, limited, 
or special per the descriptions in Sections 3-2-1 and 3-2-2.  A principal use not specifically listed 
is prohibited. If a proposed use is not listed in a use category, but is similar to a listed use, it may 
be considered as part of that use category. The following criteria must be used to determine 
whether a proposed use is similar to a listed use: 

1. The actual or projected characteristics of the proposed use; 
2. The relative amount of site area or floor area and equipment devoted to the proposed use; 
3. Retail sales; 
4. The customer type; 
5. The relative number of employees; 
6. Hours of operation; 
7. Building and site arrangement; 
8. Types of vehicles used and their parking requirements; 
9. The number of vehicle trips generated; 
10. How the proposed use is advertised; 
11. The likely impact on surrounding properties; 
12. Whether the activity is likely to be found independent of the other activities on the site; and 
13. Where a use not listed is found not to be similar to any other permitted use, the use is only 

permitted following an LDC Amendment per Section 4-4.  

B. Accessory Uses 
An accessory use is any use that is subordinate in both purpose and size, incidental to and 
customarily associated with an allowed principal use located on the same lot. The Use Table 
establishes allowed accessory uses by district. An accessory use not specifically listed is 
prohibited unless it is determined that the accessory use: 

1. Is clearly incidental to and customarily found in connection with an allowed principal use; 
2. Is subordinate to and serving an allowed principal use; 
3. Is subordinate in area, extent, and purpose to the principal use served; 
4. Contributes to the comfort, convenience, or needs of occupants, business, or industry in the 

principal use served;  
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5. Is located on the same lot as the principal use served; and  
6. Where a use not listed is found not to be similar to any other permitted use, the use is only 

permitted following an LDC Amendment per Section 4-4.   

C. Temporary Uses 
A temporary use is a use that is in place for a limited period of time only. 

3-2 Use Table 
The use table establishes allowed uses by zone district. No building or lot may be used except for 
a purpose allowed in the district in which it is located. 

3-2-1 Use Table Key 
A. Permitted Use (P) 

Indicates a use that is allowed or permitted by right in the respective district. The use is also 
subject to all other applicable requirements of the LDC. 

B. Limited Use (L) 
Indicates a use that is allowed in the respective district, by Planning Administrator approval per 
Section 4-3 herein, subject to specific use and dimensional standards. The locations of the 
relevant use standards are found in the definitions in Sections 3-3 to 3-10. The use is also 
subject to all other applicable requirements of the LDC. 

C. Special Use (S) 
Indicates a use that may be allowed in the respective district only after recommendation by the 
PZC and approval by the BoCC as set forth in Chapter 4. Special uses are subject to all other 
applicable requirements of the LDC, including any applicable use standards, except where the 
use standards are expressly modified as part of the approval process. 

D. Uses Not Permitted (--) 
Indicates that a use that is not allowed in the respective district. 

3-2-2  Use Table (Table 2) 

Use Category/Specific Use 
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Definition/ Standards 

Key: P = Permitted   L = Limited Use   S = Special Use   A = Permitted Accessory Use   -- = Use Not Permitted 

Principal Residential Uses         Section 3-3 

Dwelling Unit, Primary P P P P P P -- P Section 3-3-1 

Group Residence  P P P P P P -- P Section 3-3-2 

Short Term Rentals L L L L L L -- L Section 3-3-3 

Principal Agricultural Uses         Section 3-4 

Agricultural Auction Facility L L L -- L L L -- Section 3-4-1 
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Use Category/Specific Use 
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Definition/ Standards 

Key: P = Permitted   L = Limited Use   S = Special Use   A = Permitted Accessory Use   -- = Use Not Permitted 
Agricultural Building P P P P P P P P Section 3-4-2 

Agricultural Operation P P P P P P P P Section 3-4-3 

Aquaculture L L -- -- L S L S Section 3-4-4 

Beekeeping, Commercial L L -- -- -- -- -- -- Section 3-4-5 

Beekeeping, Backyard   P P P P P P -- P Section 3-4-6 
Livestock Processing, Commercial S S -- -- S -- -- -- Section 3-4-7 

Principal Public/Infrastructure Uses         Section 3-5 
Cemetery, Public S S S S S S -- S Section 3-5-1 
Cemetery, Private L L L L L L -- L Section 3-5-2 
Club or Lodge S S S S S -- -- P Section 3-5-3 
Conservation Area P P P P P P -- P Section 3-5-4 
Hospital -- -- -- -- -- -- -- S Section 3-5-5 

Park-n-Ride Facility -- -- -- -- S S -- P Section 3-5-6 
Places of Worship S S S S S S -- S Section 3-5-7 
School, Secondary (College or University) S S -- -- -- -- P P Section 3-5-8 
School, Secondary (Trade or Vocational) S S -- -- -- -- P P Section 3-5-9 
Utilities, Major S S S S S S S S Section 3-5-10 
Utilities, Minor P P P P P P P P Section 3-5-11 

Principal Commercial Uses        

 Section 3-6 
Animal Care, Domestic P P S S L L L L Section 3-6-1 
Bed and Breakfast L L L L L L -- L Section 3-6-2 
Campground,  S S S S S -- S -- Section 3-6-3 
Campground, Resort S S S S S -- S -- Section 3-6-4 
Campground, Long-term Rental S S S S S S -- S Section 3-6-5 
Daycare S S S S S S -- S Section 3-6-6 
Garden Center S L L -- S L L L Section 3-6-7 
Golf course S S  -- S S -- S Section 3-6-8 
Guest/Dude Ranch S L L S S -- -- -- Section 3-6-9 
Horse Stable, Riding Academy, Equestrian 
Center 

P P S S P L -- L 
Section 3-6-10 

Nursery P P P P P S S S Section 3-6-11 
Shooting Range, Indoor L L L L L -- L -- Section 3-6-12 
Special Event Facility S S S S S -- -- -- Section 3-6-13 
Vehicle and Equipment Sales/Rental  -- -- -- -- -- S L S Section 3-6-14 

Principal Industrial Uses         Section 3-7 
Aviation Field, Heliport -- -- -- -- -- -- S -- Section 3-7-1 
Industrial, Heavy -- -- -- -- -- -- S -- Section 3-7-2 
Industrial, Light -- -- -- -- -- -- P -- Section 3-7-3 
Food and Beverage Processing Facility S S S S S S L L Section 3-7-4 
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Use Category/Specific Use 
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Definition/ Standards 

Key: P = Permitted   L = Limited Use   S = Special Use   A = Permitted Accessory Use   -- = Use Not Permitted 
Mineral Resource Development S S -- -- S -- P -- Section 3-7-5 
Outdoor Storage, Industrial -- -- -- -- -- -- P -- Section 3-7-6 
Solar Energy System, Small Scale  L L L L L L L L Section 3-7-7 
Solar Energy System, Medium Scale L L L L L L  L Section 3-7-8 
Solar Energy System, Large Scale L L L S L -- L -- Section 3-7-9 
Vehicle Service and Repair S S S -- S S P S Section 3-7-10 
Warehouse, Storage and Distribution -- -- -- -- -- -- P -- Section 3-7-11 
Waste-Related Service -- -- -- -- -- -- S -- Section 3-7-12 
Waste-Related Service, Commercial 
Composting 

S S -- -- -- S S 
-- 

Section 3-7-13 

Wind Energy System, Small-Scale L L L L L -- P -- Section 3-7-14 
Wireless Communications, Amateur Radio 
Operator Tower 

L L L L L L L L Section 3-7-15 

Wireless Communications, Building-Mounted P P P P P P P P Section 3-7-16 
Wireless Communication Tower L L S -- L S L S Section 3-7-17 

Principal Recreational Uses         Section 3-8 
Park, Recreation Field P P S S P P -- P Section 3-8-1 
Shooting Range, Outdoor S S S S S -- -- -- Section 3-8-2 
Recreation, Motorized S S S S S S S S Section 3-8-3 

Accessory Uses        

 Section 3-9 
Accessory Building/Structure P P P P P P P P Section 3-9-1 
Accessory Dwelling Unit, Attached  P P P P P P L P Section 3-9-2 
Accessory Dwelling Unit, Detached P P L L P P -- P Section 3-9-3 
Agritourism – Onsite Accommodations L L -- -- S -- -- -- Section 3-9-4 
Employee Housing S -- -- -- S S S S Section 3-9-5 
Home Business P P P P P P -- P Section 3-9-6 
Home Daycare L L L L L L -- L Section 3-9-7 
Home Industry L L L L L L -- L Section 3-9-8 

Temporary Uses        

 Section 3-10 
Exempt Temporary Uses P P P P P P P P Section 3-10-1 
Temporary Uses/Events L L L L L L L L Section 3-10-2 
Temporary Portable Storage Containers L L L L L L L L Section 3-10-3 
Temporary Structures as Living Quarters L L L L L L L -- Section 3-10-4 
Food Vending, Outdoor1 P P P P P P P P Section 3-10-5 

 
Notes: 

1. Outdoor food vending may also be considered an accessory use but as it is permitted through a 
temporary use permit it is included in the Temporary use section. 
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3-3 Principal Residential Uses 
3-3-1 Dwelling Unit, Primary 

A. Defined 
A residential structure designed and constructed for occupancy by one (1) household and 
located on a lot or separate building tract, having no physical connection to a building on any 
other lot or tract. Primary dwelling units contain at a minimum: a permanent kitchen, bathroom 
facility, and sleeping area. A primary dwelling unit may be a manufactured home.  

B. General Use Standards  
All dwelling units shall adhere to dimensional standards required by the zone district in which it 
is located. 

3-3-2 Group Residence  
A. Defined 

A primary dwelling unit that includes a group residence in which eight (8) or fewer unrelated 
persons with developmental disabilities or elderly persons reside and who are supervised at the 
group residence in connection with their disability or age-related infirmity. Disabilities include 
mental or physical impairment and are protected under the Fair Housing Act. 
Resident staff, if employed, need not be related to each other or to any of the persons with 
disabilities or elderly persons residing in the group residence. No more than two (2) of such staff 
shall reside in the dwelling at any one time. 

B. General Use Standards 
1. Parking shall be provided for residents, employees, and visitors per Section 5-6. 

3-3-3 Short-Term Rentals 
A. Defined 

The use of a primary or secondary dwelling unit, or some part thereof, for rental or occupancy 
for sleeping or lodging for terms of thirty (30) consecutive days or less, in exchange for a fee or 
other similar consideration.  

B. Limited Use Standards 
The following are required in order to safeguard the public health, safety, and general welfare in 
order to protect the integrity of residential neighborhoods in which short-term rentals or 
vacation rentals operate: 

1. All short-term rentals shall be legal residential dwelling units consisting of habitable space. 
2. All parking for guests, visitors, and residents of the unit shall be contained on-site. Camper 

trailers, boat trailers, utility trailers, transport trailers, or any other type of trailer shall be 
parked on-site and shall not be parked in the rights-of-way. Off-site parking is not allowed. 

3. Upon the submittal of a short-term rental business permit, and its associated fee, it will be 
determined if the rental can be supported by the capacity of the wastewater treatment 
system. The applicant will need to provide verification of wastewater treatment system 
based on Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any 
fees associated with reviews. 

4. Camping and RV use shall not exceed the number of tenants specified on the short-term 
rental business permit. 
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5. Quite hours must be observed between 8:00 p.m. to 8:00 a.m. 
6. No special events shall be held that include additional guests beyond those staying at the 

short-term rental without first obtaining a Type 1 temporary use permit per Section 3-10-2. 
7. Trash in plastic bags shall not be placed outside of garbage receptacles and where 

applicable, animal and pest-proof garbage receptacles must be used. Trash must be 
removed from the site regularly. 

8. Smoke detectors, carbon monoxide detectors, and fire extinguishers shall be installed, 
tested, and maintained per the manufacturer’s instructions and in conformance with the 
occupancy types specified by the International Residential Code. 

9. All property owners within two hundred (200) feet of the short-term rental property shall be 
sent written notice, which includes the name and phone number of the contact person for 
the short-term rental, thirty (30) days prior to the commencement of initial short-term 
rental activity. 

10. The address and basic property access directions shall be posted on the inside front door for 
all short-term rental property. 

C. Permit Required 
All short-term rentals require a Short-Term Rental Registration with the Planning Department to 
verify the use standards have been met prior to the use being approved. A building inspection 
may be performed prior to permit issuance. 
 

3-4 Principal Agricultural Uses 
3-4-1 Agricultural Auction Facility 

A. Defined 
A sales establishment at which farm-related merchandise or livestock is sold to the highest 
bidder on a monthly or more frequent basis. 

B. Limited Use Standards 
1. All operations shall be conducted within a fully enclosed building. 
2. All storage of materials, products, or equipment shall be within a fully enclosed building or 

in an open yard screened with a Type A Buffer per Section 5-7, Buffers, Screening and 
Fencing. 

3. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 

3-4-2 Agricultural Building 
A. Defined 

A structure designed and constructed to store farm implements, hay, grain, poultry, livestock, or 
other horticultural products. Agricultural buildings shall not be a place of human habitation or a 
place of employment where agricultural products are processed, treated or packaged, nor shall 
it be a place used by the public. 

B. General Use Standards 
1. The maximum height limitations for an agricultural building for agricultural uses such as a 

silo, granary, or barn shall be no taller than sixty (60) feet.  
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2. No part of any building or structure in which animals are housed can be closer than fifty (50) 
feet from any property line, except property owned or occupied by an owner or operator of 
the facility. 

3-4-3 Agricultural Operation 
A. Defined 

An activity or condition that occurs in connection with the production of agricultural products 
for food, fiber, fuel, grain, and other lawful uses, and includes, without limitation: 
1. Construction, expansion, use, maintenance and repair of an agricultural facility;  
2. Preparing land for agricultural production;  
3. Applying pesticides, herbicides or other chemicals, compounds or substances labeled for 

insects, pests, crops, weeds, water or soil;  
4. Planting, irrigating, growing, fertilizing, harvesting or producing agricultural, horticultural, 

floricultural and viticulture crops, fruits and vegetable products, field grains, seeds, hay, sod 
and nursery stock, and other plants, plant products, plant byproducts, plant waste and plant 
compost;  

5. Breeding, hatching, raising, producing, feeding, boarding, and keeping livestock, dairy 
animals, swine, fur-bearing animals, poultry, eggs, and other animals, animal products and 
animal byproducts, animal waste, animal compost, and bees, bee products, and bee 
byproducts (Beekeeping further described in Sections 3-4-5 and 3-4-6);  

6. Transporting agricultural products to or from an agricultural facility;  
7. Noise, odors, dust, fumes, light and other conditions associated with an agricultural 

operation or an agricultural facility;  
8. Selling agricultural products on-site, including on-farm auctions, or at a farmers or roadside 

market;  
9. Participating in a government sponsored agricultural program. 

B. General Use Standards 
1. In accordance with the Right to Farm Act (I.C. 22-4503), after an agricultural operation, 

agricultural facility, or expansion thereof has been in operation for more than 1 year and 
was not a nuisance at the time it began or was constructed, it shall not be or become a 
nuisance due to any changed conditions in or about the surrounding nonagricultural 
activities.  

2. The above shall not apply when a change in operation results in a violation of codified 
standards for public health and safety. 

3-4-4 Aquaculture 
A. Defined 

The farming of fish, crustaceans, mollusks, aquatic plants, algae, and other organisms. It involves 
cultivating freshwater and saltwater aquatic populations under controlled conditions for 
commercial uses. 

B. Limited Use Standards 

1. Required proof of license from the Idaho State Department of Agriculture. 
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2. Aquaculture facilities shall not be constructed in or across any natural streambed, lake, or 
other watercourse containing wild fish. 

3. Any dam constructed to divert water into a facility must not restrict the free and 
uninterrupted passage of fish in the stream.  

4. All water inlets to facilities must be screened in order to prevent wild fish from entering the 
facility and keep farmed fish from escaping. 

5. Operations must minimize adverse impacts from noise, light, and glare on nearby properties 
to the extent feasible. 

6. Discharges into surrounding waters of any waste material from the aquaculture operation 
shall be prohibited. 

3-4-5 Beekeeping, Commercial  
A. Defined 

The tending of beehives and the production or processing of bee products for operations of 
sixteen (16) hives or larger. 

B. Limited Use Standards 
1. Required proof of registration with the Idaho State Department of Agriculture. 
2. No colony shall be permitted within any setback. 
3. Notification of operation shall be sent by permit applicant to all property owners within five 

hundred feet (500’) of the hive or colony. Notification shall be sent via certified mail or 
certificate of mail and proof of mailing shall be submitted to the Planning Department.  

4. Minimum lot size of one (1) acre with a maximum of two (2) colonies per acre. 

3-4-6 Beekeeping, Backyard  
A. Defined 

The tending of beehives and the production or processing of bee products for operations with 
fifteen (15) or less hives as associated with a primary dwelling unit.  

B. General Use Standards 
1. Minimum lot size of one (1) acre, with a maximum of two (2) colonies per acre. 
2. All colonies must be setback at least thirty (30) feet from all lot lines. 
3. Each beekeeper shall ensure that a convenient source of water is available at all times to the 

bees. 
4. Notification of a proposed colony shall be sent by permit applicant to all property owners 

within five hundred feet (500’) of the hive or colony. Notification shall be sent via certified 
mail or certificate of mail and proof of mailing shall be submitted to the Planning 
Department.  

3-4-7 Livestock Processing, Commercial 
A. Defined 

The process of rendering material of an animal and processing it into finished products such as 
hide, skin, grease, meat, bones, or parts thereof for commercial uses. 
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B. Special use standards 
1. Required proof of license from the Idaho State Department of Agriculture and the US 

Department of Agriculture. 
1. All activities shall be conducted within an enclosed building. 
2. Noise shall not exceed seventy (70) decibels at the property boundaries. 
3. All buildings shall be adequately vented. 
4. Odors or fumes shall not be detectable beyond the walls of the building where the 

processing services are conducted. 

3-5 Principal Public and Infrastructure Uses 
3-5-1 Cemetery, Public 

A. Defined 
The use of public or quasi-public property as a burial place for human or animal remains using 
earth interments, a mausoleum for vault or crypt interments, or a columbarium for interments 
of cremated remains, or any combination of these. This includes rural cemeteries as defined in 
I.C. Title 27 Chapter 2. 

B. Special Use Standards 
2. All State and Federal regulations and requirements shall be met. 
3. The structures shall not exceed thirty-five (35) feet in height. 
4. Structures shall not be closer than one hundred (100) feet to any property boundary. An 

above ground mausoleum or columbarium shall provide a fifty (50) foot wide vegetative 
screen along the property lines adjoining other parcels, according to the screening standards 
in Section 5-7. 

5. No earth internments shall be placed within one hundred (100) feet of any existing well 
providing water for either human or animal consumption or within one hundred (100) feet 
of surface water.  

6. The minimum lot size for a cemetery is fifteen (15) acres and the minimum lot size for a 
mausoleum without a cemetery is five (5) acres. 

7. Vehicles are prohibited from parking on an access road or drive, and one (1) parking space is 
required per four hundred (400) square feet of sales or office area. Temporary parking on 
interior drives is permitted for grave site ceremonies. 

8. Hours of operation shall be from dawn to dusk. 
9. Access shall be via a County or State maintained road. 

3-5-2 Cemetery, Private 
A. Defined 

A private cemetery or private burial ground is a burial place for human remains on private 
property using earth interments, a mausoleum for vault or crypt interments, or a columbarium 
for interments of cremated remains, or any combination of these.  

B. Limited Use Standards 
1. The location of a private burial ground shall be described by metes and bounds on the deed 

of record in order to give notice to lien holders, successors in title, and the public at large 
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that the lot contains private burial grounds. The owner of the lot or parcel containing the 
private burial grounds shall record such deed prior to any interment of human remains 
thereon. If a lot or parcel containing private burial grounds is sold, the seller of the property 
must disclose to the buyer the existence of the private burial grounds. 

2. No earth internments shall be placed within one hundred (100) feet of any existing well 
providing water for either human or animal consumption or within one hundred (100) feet 
of surface water.  

3. No earth internments shall be within one hundred (100) feet of any building.  
4. Construction of a mausoleum, columbarium, or any monument or grave marker on a private 

burial ground shall comply with all applicable building code requirements and building 
setbacks of the underlying zoning district. 

5. All private burial grounds shall comply with all state requirements, including but not limited 
to I.C. Sections 39-260 (registrations of deaths), 39-268 (final disposition of dead bodies), 
and 39-269 (disinterment), and I.C. Title 54, Chapter 11 (Morticians, funeral directors, and 
embalmers), and the relevant sections of the Idaho Administrative Code (IDAPA). 

C. Limited Use Standards for Interment and Removal 
Each interment or removal of human remains in a private burial ground shall meet the following 
standards: 
1. Interment or removal of human remains in a private burial ground may occur only under the 

direction of a licensed mortician and pursuant to the requirements of I.C. Title 54, Chapter 
11. 

2. Non-cremated human remains buried beneath the surface of the ground may not be buried 
in a manner so that any portion of the outside surface of the container of the remains is less 
than forty-eight (48) inches below the surface of the ground. 

3. Each container of human remains buried beneath the surface of the ground shall be 
indicated by a permanent visible marker or monument. The marker or monument should be 
placed as soon as practicable after the remains are interred. 

D. Disestablishment of Private Burial Grounds 
A private burial ground, once established, may be disestablished by the owner of the property. 
To disestablish a private burial ground, the owner must do all of the following: 
1. Arrange to remove and properly re-inter any human remains interred in the private burial 

grounds. 
2. Remove any markers or monuments that indicate the presence of human remains. 
3. Remove, demolish, or convert to another permitted use any mausoleum or columbarium, 

constructed on the private burial grounds. 
4. File a new deed of record indicating that the private burial ground has been disestablished. 

E. Penalties 
Pursuant to I.C. Section 19-5304, the court may order a prior owner of land who did not record 
the existence of a private burial grounds on that the land and who did not disclose the existence 
of the private burial grounds to the buyer of the land prior to selling the land, to pay reasonable 
costs of disinterment and reinternment of any human remains thereon. 
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3-5-3 Club or Lodge 
A. Defined 

A day-use facility used for associations or organizations of an educational, recreational, or social 
character, not operated or maintained for profit. Representative organizations include but are 
not limited to Elks, Veterans of Foreign Wars, or Lions. 

B. Use Standards 
1. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
2. Hours of operation shall be limited to the hours of 8:00 am to 10:00 pm daily 
3. All lighting and illumination of outdoor facilities shall be turned off no later than 10:00 pm. 
4. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3-5-4 Conservation Area 
A. Defined 

A tract of land that is legally protected in order to ensure that wildlife habitat, scenic vistas, 
natural features, cultural heritage, biota, recreation, agriculture, or public access are preserved. 
May include recreation trails, greenways, conservation easements, conservation resource 
protection properties, and nature preserves. 

3-5-5 Hospital 
A. Defined 

An institution devoted primarily to the maintenance and operation of facilities for the medical 
or surgical care of patients, including hospice, but distinguished from a nursing home by offering 
primary short-term rather than long-term care. 

3-5-6 Park-n-Ride Facility  
A. Defined 

A parking lot that allows commuters and other people to leave their vehicles and carpool or 
transfer to a bus for the remainder of their journey to a common destination.  

B. Special use standards 
1. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
2. Vehicles may be left in the parking lot during the day and must be removed at the end of the 

day. 
3. Overnight parking is not allowed and facilities shall not be staffed with security personnel.  

3-5-7 Places of Worship 
A. Defined 

A permanent facility that is constructed for conducting organized religious services. 
B. Special use standards 

1. Minimum lot size for a place of worship shall be one (1) acre. 
2. Buildings must meet the height requirements for the Zoning District in which the place of 

worship is located.  
3. Vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3 for all 

visitors, volunteers, and employees.  
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4.  The applicant will need to provide verification of wastewater treatment system based on 
Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3-5-8 School, Secondary (College or University) 
A. Defined 

A facility of higher education having authority to award associate and higher degrees. Includes 
satellite campuses, research stations, farms, field camps, and similar properties associated with 
educational functions. Does not include full college or university campuses with dormitories or 
living facilities.  

B. Limited Use Standards 
1. The minimum parcel size for a college or university shall be consistent with underlying 

zoning. 
2. Vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3 for all 

visitors, volunteers, and employees.  
3. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3-5-9 School, Secondary (Trade or Vocational) 
A. Defined 

A facility having a curriculum devoted primarily to industry, trade, or other vocational-technical 
instruction. 

B. General Use Standards 
1. The minimum parcel size for a trade or vocational school use is consistent with underlying 

zoning.  
2. Vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3 for all 

visitors, volunteers, and employees.  
3. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3-5-10 Utilities, Major 
A. Defined 

Including aeration facility, electrical substation, electric or gas generation plant, filter bed, 
transmission towers, waste treatment plant, water pumping facility, water tower or tank. 

B. Special use standards 
1. Minimum lot size for a major utility shall be two (2) acres. 
2. A Type B Buffer per Section 5-7 must be established around the perimeter of all major utility 

facilities 
3. All storage of materials, products, or equipment in an open yard shall be screened so that 

the materials stored are not visible within one thousand (1000) feet of the property lines. 
Where topographic conditions make effective screening impractical so as to create an 
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unnecessary hardship, the Board of Zoning Appeals may consider a variance from this 
screening requirement. 

4. If the County determines that any road associated with a facility in this use category is 
inadequate for the expected quantities of traffic, especially with respect to heavy truck 
traffic, the applicant shall be required to improve and maintain the road(s) to a standard 
acceptable to the County. An improvement and Maintenance Agreement between the 
applicant and the County shall be required to assure that the road(s) used by the operation 
will be appropriately improved and maintained. 

5. Property/facility shall be maintained so as to ensure the health, safety, and welfare of the 
public are preserved. 

6. Materials associated with the major utility shall not be carried onto adjoining properties. 

3-5-11 Utilities, Minor 
A. Defined 

Includes on-site stormwater retention or detention facility, neighborhood-serving telephone 
exchange, water/gas/electric/telephone/cable transmission lines or ditches, water and 
wastewater pump station or lift station, gas gates, reservoir, control structure, drainage well, 
water supply water well, and minor water treatment plant (serves 150 or fewer connections). 

B. General Use Standards 
1. All stormwater retention or detention facilities shall follow the General Development 

Standards in Chapter 5, provide adequate overflow and discharge facilities and be 
constructed at a maximum 3:1 slope. 

2. All equipment necessary for utilities listed in the definition above shall be housed in proper 
enclosures or buildings. 

3. All utility enclosures shall meet setbacks of the Zoning District in which the enclosure is 
located. 

4. All utility enclosures shall be screened per Section 5-7-4. 

3-6 Principal Commercial Uses 
3-6-1 Animal Care, Domestic 

A. Defined 
A facility designed or arranged for the care of animals. Includes animal grooming, animal 
hospital, veterinary clinic, pet clinic, animal boarding, animal shelter and rehabilitation, cattery, 
commercial kennel and dog day care. Animal care does not include agricultural uses of breeding, 
raising, or keeping of livestock or other animals as defined in Section 3-4-3. 

B. General Use Standards 
1. All outdoor exercise areas and runs must be fenced for the safe confinement of animals. 
2. A one hundred (100) foot separation shall be maintained between the area and structures 

where animals are housed and any property line. 
3. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3 
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C. Limited Use Standards (in addition to the General Use Standards) 
1. A Type A Buffer per Section 5-7 must be established along any outside areas used to 

exercise, walk, or keep animals that abuts a ground floor residential use. 

3-6-2 Bed and Breakfast  
A. Defined 

A primary dwelling unit which is owner-occupied where short-term lodging is provided through 
the rental of rooms to the general public for compensation, with common dining and cooking 
facilities. 

B. Limited and special use standards (Limited use for up to three (3) units, special use for four (4) 
to eight (8) units). 
1. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

2. The Bed and Breakfast must maintain the residential character of the neighborhood by 
including physical characteristics indicative of a residential area such as residential-scaled 
building features, landscaped yards, and porches. 

3. No business, storage, or warehousing of material, supplies, or equipment is allowed outside. 
4. One parking stall for each bedroom must be provided on-site for all residents, visitors, 

guests, and employees.  
5. Signs advertising the Bed and Breakfast are limited to one unlit wall sign no larger than 

three (3) square feet in area. 
6. Central dining facilities shall be provided for guests. 
7. Guest units shall not have cooking or eating facilities.  
8. Any food service must be reviewed and approved by the Teton County Fire Marshal. 
9. The applicant will need provide verification of a food license or a proved exemption from 

EIPH.  
10. The Bed and Breakfast shall comply with all requirements of the local fire district, the state 

health department, and other public agencies exercising jurisdiction over the establishment 
or operation.  

3-6-3 Campground 
A. Defined 

Campsites with individual water, sewer, and/or electrical hookups for two (2) to sixty (60) tents, 
recreational vehicles, cabin sites, or travel trailers. 

B. Special use standards 
1. Minimum lot size of forty (40) acres. 
2. Maximum overall gross density shall not exceed a half (0.5) campsite per acre. 

Parcel Size Maximum number of campsites 
40 acres 20 campsites 
60 acres 30 campsites 
80 acres 40 campsites 
100 acres 50 campsites 
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120 acres 60 campsites 

3. A minimum of 80% of the site shall remain undeveloped open space, parks, or recreational 
amenities. Undeveloped space does not have to be contiguous. 

4. Tent sites shall include a level pad at a minimum size of one hundred fifty (150) square feet, 
and a vehicular parking space at a minimum size of two hundred (200) square feet, and may 
include a fire pit or grill, and picnic table. 

5. RV sites shall include a level pad site at a minimum size of one thousand three hundred fifty 
(1,350) square feet to accommodate RV and vehicular parking with an adjacent utility pad 
for water, and electric hookups to meet State and local requirements. A fire pit or grill, and 
picnic table shall be provided for each site. 

6. All development shall be setback a minimum of two hundred (200) feet from any property 
line. 

7. On-site wastewater disposal may be provided as approved by East Idaho Public Health for 
the full capacity of the campground. 

8. Pit toilets or restrooms shall be provided and shall be approved and permitted by East Idaho 
Public Health. Community facilities shall not be located more than two hundred (200) feet 
from any site. 

9. Trash receptacles and dumpsters may be provided. In designated Bear Conflict areas, trash 
receptacles shall be bear-proof. If trash receptacles are not provided, advance notice to 
users that they must pack out their trash must be provided. 

10. Interior roads must meet standards for fire access roads for Teton County. 
11. Overflow or guest parking must meet the dimensional requirements of Section 5-6-3 
12. Where there are adjacent residential uses, screening shall be required to meet Section 5-7, 

Buffers, Screening, and Fencing. 
13. Stays shall be limited to fourteen days (14) consecutive days in a calendar year. 
14. Minor retail and food services may be provided for campground guests, clearly incidental 

and subordinate to primary use of providing lodging. 

3-6-4 Campground, Resort  
A. Defined 

Otherwise known as “glamping” where lodging facilities are provided by the owner of the 
facility. Lodging facilities could include tents, tipi’s, yurts, cabins, tiny homes, and other similar 
structures five hundred (500) square feet or smaller.  

B. Special use standards 
1. Minimum lot size of forty (40) acres. 
2. There shall be a maximum of ten (10) lodging units. 
3. Lodging units shall be clustered to provide a minimum of eighty percent (80%) of the site as 

undeveloped open space, parks, or recreational amenities. 
4. Glamping facilities, including platforms, structures, and sewer and water systems, shall be 

provided and comply with all State and Local building code requirements. 
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5. Adequate trash receptacles and dumpsters shall be provided and regularly disposed of at an 
authorized solid waste disposal facility. Trash receptacles shall be bear-proof when located 
in designated Bear Conflict areas. 

6. Glamping sites must be setback a minimum of two hundred (200) feet from any property 
line. 

7. Two (2) vehicular parking spaces shall be provided entirely on the property for each lodging 
unit. 

8. All wastewater disposal shall be provided and shall be approved and permitted by East 
Idaho Public Health.  

9. Permanent toilet facilities shall not be located more than two hundred (200) feet from any 
site. 

10. Interior roads must meet standards for fire access roads for Teton County. 
11. Where there are adjacent residential uses, screening shall be required to meet Section 5-7, 

Buffers, Screening, and Fencing. 
12. Minor retail and food services may be provided for campground guests, clearly incidental 

and subordinate to primary use of providing lodging. 
13. Stays shall be limited to fourteen (14) consecutive days in a calendar year.  

3-6-5 Campground, Long-term Rental 
A. Defined 

Lodging sites with individual water, sewer, and electrical hookups for up to sixty (60) tents or 
recreational vehicles for temporary housing for the local workforce. 

B. Special use standards 
1. Minimum stay of thirty-one (31) days. 
2. Minimum lot size of forty (40) acres. 
3. Maximum overall gross density shall not exceed a half (0.5) campsite per acre. 

Parcel Size Maximum number of campsites 
40 acres 20 campsites 
60 acres 30 campsites 
80 acres 40 campsites 
100 acres 50 campsites 
120 acres 60 campsites 

4. A minimum of eighty percent (80%) of the site shall remain undeveloped open space, parks, 
or recreational amenities. Undeveloped space does not have to be contiguous. 

5. Tent sites shall include a level pad at a minimum size of one hundred fifty (150) square feet, 
and a vehicular parking space at a minimum size of two hundred (200) square feet, and may 
include a fire pit or grill, and picnic table. 

6. RV sites shall include a level pad site at a minimum size of one thousand three hundred fifty 
(1,350) square feet to accommodate RV and vehicular parking. A fire pit or grill, and picnic 
table shall be provided for each site. 

7. All development shall be setback a minimum of two hundred (200) feet from any property 
line. 
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8. Permanent toilet facilities shall be provided and cannot be located more than two hundred 
(200) feet from any site.  

9. All wastewater disposal shall be approved and permitted by EIPH. 
10. Trash receptacles and dumpsters may be provided. In designated Bear Conflict areas, trash 

receptacles shall be bear-proof. If trash receptacles are not provided, adequate advance 
notice to users that they must pack out their trash must be provided. 

11. Interior roads must meet standards for fire access roads for Teton County. 
12. Overflow or guest parking must meet the dimensional requirements of Section 5-6-3. 
13. Where there are adjacent residential uses, screening shall be required to meet Section 5-7, 

Buffers, Screening, and Fencing. 

3-6-6 Daycare, Group or Center  
A. Defined 

Daycare center includes a facility providing care and supervision for compensation during part of 
a twenty-four (24) hour day, for thirteen (13) or more children not related by blood, marriage, 
or legal guardianship to the person or persons providing the care, in a place other than the 
children’s own homes.  

Group day care includes care and supervision for compensation during part of a twenty-four 
(24) hour day for seven (7) to twelve (12) children not related by blood, marriage, or legal 
guardianship to the person or persons providing the care, in a place other than the children’s 
own homes.  

B. Special use standards 
1. All daycare facilities shall be licensed by the Idaho Department of Health and Welfare prior 

to providing daycare services and shall maintain all licensure requirements. 
2. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3. A parking and/or drop-off area shall be designated entirely within the property and shall not 
depend upon the use of public or private roadways for parking or drop-offs. The drop-off 
parking area should accommodate three vehicles at one time, not including the vehicles of 
the residents or staff. 

4. Group daycare facilities are subject to inspections by regulatory state and local agencies, 
including Teton County Fire and Rescue and Teton County Planning Department, to ensure 
compliance with all applicable regulations. 

3-6-7 Garden Center 
A. Defined 

A business that sells plant material (trees, shrubs, flowers) garden equipment, garden tools, 
landscape materials, fertilizers, soil, seed, and associated supplies. 

B. Limited Use Standards 
1. Customer and employee parking shall be provided entirely on-site. 
2. Greenhouses shall be located a minimum of fifty (50) feet from road rights-of-way and any 

property zoned or used for residential purposes. 
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3. Vehicles, nursery products, and other materials shall be located and stored on-site and 
within applicable building setbacks for the zone district. 

4. Storage of materials, except plants, shrubs, and trees, shall be located to the rear or in the 
side yards of a building (if applicable) and screened from road views. 

3-6-8 Golf Course 
A. Defined 

A tract of land laid out with at least nine (9) holes for playing golf and improved with tees, 
greens, fairways, putting greens, and hazards. A golf course may include a clubhouse, shelters, 
and a driving range as accessory uses. 

B. Special use standards 
1. Minimum lot size of eighty (80) acres. 
2. Sales and rental of golf equipment may be allowed as an accessory use. 
3. All accessory structures shall be located no closer than one hundred (100) feet to a 

residential property. 
4. Outdoor recreation areas associated with a country club shall be located no closer than fifty 

(50) feet of any property line.  

3-6-9 Guest/Dude Ranch 
A. Defined 

A ranch that provides multi-night on-site accommodations for guests, provides an on-site 
recreational/agricultural activity or immediate access to recreational/agricultural activities, has 
dining facilities on-site, barns, associated buildings, corrals, pastures, and livestock related to a 
working ranch, working farm and/or the recreational activity available to guests. The guest/dude 
ranch does not include a commercial restaurant, café, or bar that caters to the general public, 
nor does it solicit nightly accommodations. A guest/dude ranch may have limited availability for 
special events such as a wedding or social gathering. 

B. Limited Use Standards 
1. Minimum lot size for Guest Dude Ranch shall be twenty (20) acres. 
2. The maximum number of guests shall be limited to one-half (0.5) guests per acre. 
3. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

4. Where activities require the use of public lands, the dude ranch shall abut these lands or 
have access to them by a recorded access agreement or easement across intervening lands 
or by a public road. 

5. Use of public lands for the activities provided by the dude ranch shall have permission from 
the appropriate agency. 

6. Central dining facilities shall be provided for guests. 
7. Guest units shall not have cooking or eating facilities.  
8. Approval for food service must be reviewed and approved by the Teton County Fire 

Marshal.  
9. The applicant will need provide verification of a food license or a proved exemption from 

EIPH. 
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10. The Guest/Dude Ranch shall comply with all requirements of the local fire district, the state 
health department, and other public agencies exercising jurisdiction over the establishment 
or operation.  

11. The Fire District, Public Health District, and Teton County Planning Department shall be 
permitted to perform inspections as in any other business. 

12. A guest unit shall be a permanent structure on a foundation. All other structures would fall 
under campground and permitted as such. 

13. Up to twelve (12) one (1) day special events may be held per year for guests who want to 
visit but not stay overnight. 

14. The sale of meals to persons who are not overnight guests of the dude ranch shall be 
prohibited, except for special events. 

15. Guest units shall not be rented or sold for a dwelling unit. 
16. A plan shall be submitted that addresses the use of motorized vehicles to, from, and within 

the site, including description of the types of vehicles and road and trail locations. 
17. Employee and guest parking shall be located entirely on-site. 
18. The site plan shall also show that a minimum of sixty percent (60%) of the property remains 

as open areas. 
19. No person shall be a guest of a Guest/Dude Ranch for more than fourteen (14) consecutive 

days.  

3-6-10 Horse Stable, Riding Academy, Equestrian Center 
A. Defined 

A facility used primarily for the care, breeding, boarding, rental, riding or training of horses or 
for the teaching of equestrian skills. 

B. General and Limited Use Standards 
1. Minimum lot size shall be ten (10) acres. 
2. All piles of feed or bedding shall be located at a minimum of fifty (50) feet away from any 

public right-of-way or adjacent property. 
3. Manure piles shall be stored for removal a minimum of two hundred (200) feet from any 

public right-of-way or adjacent property and removed from premises at least one (1) time 
per week and/or harrowed into an agricultural field or composted on-site. 

4. Accessory dwelling units will be permitted to house on-site workforce. 
5. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
6. Hours of operation shall be limited to the hours of 8:00 am to10:00 pm daily 
7. All lighting and illumination of outdoor riding facilities shall be turned off no later than 10:00 

pm. 

3-6-11 Nursery 
A. Defined 

A place where young trees and plants are raised.  

B. General Use Standards 
1. Employee parking shall be provided entirely on-site. 
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2. Vehicles, nursery product, and other materials shall be located and stored on-site and within 
applicable building setbacks specified for the associated zone district. 

3. Greenhouses shall be located a minimum of fifty (50) feet from road rights-of-way and from 
any property zoned or used for residential purposes. 

4. Storage of materials, except plants, shrubs, and trees, shall be located to the rear or in the 
side yards of a building (if applicable) and screened from road views. 

5. Sale of goods grown on-site may be provided on-site as an accessory use, not as a retail 
storefront but rather as a farmers or roadside market. 

3-6-12 Shooting Range, Indoor 
A. Defined 

A commercial facility with an indoor firing range with targets for archery, rifle, or handgun 
practice. 

B. General Use Standards 
1. Minimum lot size of one (1) acre. 
2. All related activities shall be housed completely within an enclosed structure and designed 

with full consideration for safety and noise factors involved in the type of use. Noise 
immediately outside the structure shall measure no louder than seventy (70) decibels. 

3. The applicant shall provide written documentation that the proposed target backstops 
conform to the standards for indoor ranges per the Environmental Protection Agency (EPA). 

4. At a minimum, there shall be one parking space per firing position which meets the 
dimensional requirements of Section 5-6-3. 

3-6-13 Special Event Facility 
A. Defined 

A facility used by groups of people to congregate temporarily for such purposes as education, 
meditation, spiritual renewal, meetings, conferences, social gatherings, seminars, or weddings 
and which may provide meals, services, and recreation for participants during the period of the 
retreat or program only. Such centers may not be utilized by the general public for meals or 
overnight accommodations. 

B. Special use standards 
1. Minimum lot size for special event facilities shall be five (5) acres 
2. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
3. All surface parking areas must be landscaped in accordance with Section 5-6. 
4. Hours of operation shall be limited to the hours of 8:00 am to 10:00 pm daily 
5. All lighting and illumination of outdoor facilities shall be turned off no later than 10:00 pm. 
6. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

7. A Type A Buffer per Section 5-7 must be established along all lot lines abutting a ground 
floor residential use.  

8. Approval for food service must be reviewed and approved by the Teton County Fire 
Marshal. 
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9. The applicant will need provide verification of a food license or a proved exemption from 
EIPH. 

10. The special event facility shall comply with all requirements of the local fire district, the state 
health department, and other public agencies exercising jurisdiction over the establishment 
or operation.  

11. The Fire District, Public Health District, and Teton County Planning Department shall be 
permitted to perform inspections as in any other business. 

12. A permanent structure on a foundation shall be required for all special event Facilities to 
house restrooms, food preparation, and sanitation facilities at a minimum. 

13. A commercial kitchen facility requires additional review and approval from EIPH. Applicant is 
responsible for any fees associated with reviews.  

14. There shall be no overnight lodging at any special event Facility. 
15. Special events which meet the descriptions of Section 3-10-2 require a Temporary Use 

permit. 

3-6-14 Vehicle and Equipment Sales/Rental 
A. Defined 

A facility that sells, rents, or leases passenger vehicles, light and medium trucks, and other 
consumer vehicles such as motorcycles, boats, and recreational vehicles. Includes commercial 
box trucks, high-lifts, construction, heavy earthmoving equipment, and farm equipment. 

B. General Use Standards 
1. A Type A Buffer per Section 5-7must be established along all lot lines abutting a ground floor 

residential use. 
2. All surface parking areas must be landscaped in accordance with Section 5-6. 
3. Vehicle display areas may not be artificially elevated above the general topography of the 

site. 
4. Parked or stored vehicles must be kept entirely on-site. 

3-7 Principal Industrial uses 
3-7-1 Aviation Field, Heliport 

A. Defined 
An area of land or water that is used or designed for the landing and takeoff of FAA licensed 
aircraft, any appurtenant areas designated or intended for use by aircraft, and including 
buildings and facilities thereon for the shelter, servicing, or repair of aircraft. 

B. Special use standards 
1. All runway or heliport pad design shall comply with the design and construction standards 

and recommendations in the Federal Aviation Administration handbook entitled "Airport 
Design", advisory circular 150/5300-13. 

2. Proposed accessory uses including, but not limited to, fuel storage areas, structures or 
facilities for storing and maintenance of aircraft, and any outdoor storage or tie down areas 
shall be disclosed in the special use application and adhere to outdoor storage screening 
standards per Section 3-7-6. 
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3-7-2  Industrial, Heavy 
A. Defined 

Heavy Industrial uses are defined by volume of traffic and the presence of noxious or offensive 
emission. Examples of heavy industrial uses include bulk fuel sales, bulk storage of flammable 
liquids or chemicals, metal manufacturing, or sawmill. 

B. Special Use Standards 
1. Minimum lot size for heavy industrial uses shall be one (1) acre. 
2. All storage of materials, products, or equipment associated with industrial use shall be 

within a fully enclosed building or in an open yard screened with a Type A Buffer per Section 
5-7. 

3. Upon development, this district shall be adequately screened from adjacent residential 
districts with fencing and/or landscaping. 

4. If the County determines that any road associated with a facility in this use category is 
inadequate for the expected quantities of traffic, especially with respect to heavy truck 
traffic, the applicant shall be required to improve and maintain the road(s) to a standard 
acceptable to the County. An improvement and Maintenance Agreement between the 
applicant and the County shall be required to assure that the road(s) used by the operation 
will be appropriately improved and maintained. 

5. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
6. All wastewater facilities shall meet standards set forth by the nearest city. 

3-7-3 Industrial, Light 
A. Defined 

Light Industrial uses are intended to primarily include production, processing, and assembly 
plants that are operated so that noise, odor, dust, and glare of such operations are completely 
confined within an enclosed building. These industries will, by their nature, generate traffic; 
however, the size and volume of raw materials and finished products should not produce the 
volume of traffic generated by heavy industrial uses. Examples include brewery, distillery, 
winery, clothing manufacturing, recreational equipment manufacturing, welding shop, clay or 
glass product manufacturing or woodworking. The Industrial/Research zone district is also 
intended for the development of office/warehouse uses. 

B. General Use Standards 
1. Minimum lot size for light industrial uses shall be one (1) acre. 
2. All operations shall be conducted within a fully enclosed building. 
3. The use cannot be noxious or offensive by reason of vibration, noise, emission of dust, 

fumes, gas, odor, or smoke, beyond the confines of any building. 
4. All storage of materials, products, or equipment shall be within a fully enclosed building or 

in an open yard screened with a Type A Buffer per Section 5-7. 
5. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
6. All wastewater facilities shall meet standards set forth by the nearest city. 
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3-7-4 Food and Beverage Processing Facility 
A. Defined 

Facility in which food, beverage, and agricultural products are processed, packaged, and 
distributed for eventual human consumption. The establishment may offer sales of facility 
related products, and on-site consumption of free samples with no associated seating area, 
when permitted by the State. This use does not include rendering plants or slaughterhouses 
(See Section 3-4-7 Livestock Processing). 

B. Limited Use Standards 
1. Minimum lot size for food and beverage processing facilities shall be one (1) acre. 
2. All operations shall be conducted within a fully enclosed building. 
3. The use cannot be noxious or offensive by reason of vibration, noise, emission of dust, 

fumes, gas, odor, or smoke, beyond the confines of any building. 
4. All storage of materials, products, or equipment shall be within a fully enclosed building or 

in an open yard screened with a Type A Buffer per Section 5-7. 
5. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 

3-7-5 Mineral Resource Development 
A. Defined 

Mineral resource development is any land use related to the excavation, crushing, washing, 
sizing and screening, processing, asphalt batching, cement and concrete processing, and surface 
stockpiling (excavated on-site) of topsoil, peat, sand, gravel, rock, clay, aggregate, metallic, non-
metallic and industrial minerals, gemstones, or other mineral resource. 

B. Location Standards for New Mineral Resource Developments 
The following standards shall be used to determine the appropriate location for new mineral 
resource developments: 
1. Shall be located no closer than five hundred (500) feet from any state highway. 
2. Shall be located no closer than one thousand (1000) feet from an existing residence. 
3. Shall be located no closer than fifty (50) feet from an irrigation ditch or public right-of-way. 

C. Operational Standards for New Mineral Resource Developments 
All mineral resource developments shall adhere to the following operational standards: 

1. Hours of operation are limited to 7 AM to 7 PM daily.  
2. Written verification of compliance with the Idaho Surface Mining Act, including filing of any 

reclamation plan required by the Idaho Surface Mining Act. 
3. A seventy-five (75) foot Type A Buffer per Section 5-7 shall be maintained between the 

facility and residential uses. 
4. The excavation site, any overburden and stockpiles, and buffer strip surrounding these areas 

shall be maintained so that they are continuously free of all noxious weeds as determined 
by the Teton County Weed Superintendent. 

5. All operations shall meet the riparian setback requirements of Section 5-4-2, Riparian 
buffers. 

6. Within 72 hours of blasting, the operator shall provide written notification of the date and 
time of planned blast, by certified mail, to the Teton County Planning Department and all 
residences within one mile of the blast site. 
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7. Blasting shall be restricted to the hours of 9:30 AM to 4:30 PM, Monday through Friday. No 
blasting shall occur on Saturdays, Sundays, or all Federal holidays. 

8. An owner or operator may request, and the Public Works Director may grant, an exception 
to provide additional hours of operation for a mineral resource development when 
additional hours of operation are needed to alleviate a public emergency. Public 
emergencies include the following: 
a. Damage to public roads or structures that require immediate repair. 
b. Road construction or repair that is scheduled during nighttime hours to reduce traffic 

conflicts. 
9. Signs, upon approval of the signs by the Planning Department, warning of truck entrances 

shall be posted within one-quarter (¼) mile of the site’s entrance onto a public road. 
10. The mineral resource development shall be marked by warning signs posted two hundred 

(200) feet from mine operations.  
11. A plan to retain stormwater runoff within the mineral resource development boundaries in 

compliance with Section 5-2, Grading and Drainage. 

D. Reclamation Standards for New Mineral Resource Developments 
The goal of reclamation is to leave the site in a safe, nonpolluting condition that has future land 
value, therefore, a post mining management plan shall be submitted at time of special use 
application to meet the following standards: 

1. Final grading shall result in slopes no greater than 3:1. 
2. Topsoil shall be reapplied for optimal revegetation. 
3. All surfaces shall be revegetated to stabilize surfaces from erosion. 

3-7-6 Outdoor Storage, Industrial 
A. Defined 

The keeping of materials or other items incidental to the business located on the property 
including but not limited to merchandise, goods, supplies, and equipment related to a business 
or other nonresidential use. This could include storage of contractor equipment, lumber, 
recycled materials, construction materials, trailers, inoperable vehicles, a junkyard, and other 
similar items associated with a permitted industrial use. 

B. General Use Standards 
1. All material stored outdoors shall be located outside of required setbacks and no closer than 

fifteen (15) feet from public right-of-way. 
2. All material stored outdoors must be fully screened from view from the public right-of- way 

and abutting properties using a Type A Buffer per Section 5-7. 
3. No storage of uncovered items is permitted that might reasonably be blown away by the 

wind. 

3-7-7 Solar Energy System, Small Scale 
A. Defined 

Small scale solar energy systems shall be used primarily as an accessory use for on-site, private 
purposes and may be roof or ground mounted. Limited Use Standards for Roof Mounted 
Systems: 
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1. May not extend above the ridgeline of the roof the system is mounted on. 
2. May not extend more than one foot above the roof surface measured perpendicularly from 

the sloped roof surface. 

B. Limited Use Standards for Ground Mounted Systems 
1. Shall adhere to setbacks required by zone district. 
2. Shall not exceed a height of twenty-five (25) feet. 
3. A Type A Buffer per Section 5-7 must be established along all lot lines where an abutting a 

ground floor residential use is within three hundred (300) feet of the system. 

3-7-8 Solar Energy System, Medium Scale 
A. Defined 

Medium scale solar systems are primarily used for residential use shared by up to ten (10) 
property owners. 

B. Limited Use Standards  
1. Shall be located on a vacant parcel or tract in a residential subdivision. 
2. Shall adhere to setbacks required by zone district. 
3. Shall not exceed a height of twenty-five (25) feet. 
4. A Type A Buffer per Section 5-7 must be established along all lot lines where an abutting a 

ground floor residential use is within three hundred (300) feet of the system. 

3-7-9 Solar Energy System, Large Scale 
A. Defined 

Large scale solar systems are primarily used to produce power for use off-site. 

B. Limited Use Standards 
1. All utility connections shall be placed underground. Electrical transformers for utility 

interconnections may be placed above ground and screened per Section 5-7-4. 
2. Lighting shall be limited to that required for safety and operational purposes and shall 

incorporate downward focused, full cutoff fixtures. 
3. Any large-scale ground-mounted solar energy system that has reached the end of its useful 

life or has been abandoned shall be removed. The owner or operator shall physically remove 
the installation no more than one hundred fifty (150) days after the date of discontinued 
operations. The owner or operator shall notify Teton County by certified mail of the 
proposed date of discontinued operations and plans for removal. Decommissioning shall 
consist of: 
a. Physical removal of all solar energy systems, structures, equipment, security barriers 

and transmission lines from the site. 
b. Disposal of all solid and hazardous waste in accordance with local, state, and federal 

waste disposal regulations. 
c. Stabilization or re-vegetation of the site as necessary to minimize erosion. Teton County 

may allow the owner or operator to leave landscaping or designated below-grade 
foundations in order to minimize erosion and disruption to vegetation. 
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3-7-10 Vehicle Service and Repair 
A. Defined 

Repair and service to passenger vehicles, light and medium trucks, and other consumer motor 
vehicles such as motorcycles, boats, and recreational vehicles. Vehicle service major and minor 
repair of personal and commercial vehicles. 

B. General Use Standards 
1. Vehicles shall be set back thirty (30) feet from all property lines or in compliance with the 

district’ s or development agreement’s setback requirements, whichever are more 
restrictive. 

2. All storage areas shall be impervious and screened from neighboring properties per Section 
5-7 Buffers, Screening, and Fencing. 

3. All activities shall be conducted within an enclosed building or in an open yard screened 
with a Type A Buffer per Section 5-7. 

4. Noise shall not exceed seventy (70) decibels at the property boundaries. 
5. Shop buildings shall be adequately vented. 
6. Odors or fumes shall not be detectable beyond the walls of the building where the repair 

services are conducted. 
7. A Type A Buffer per Section 5-7 must be established along all lot lines abutting a ground 

floor residential use. 
8. The dismantling of vehicles for salvage and the storage of impounded vehicles is not 

allowed. 
9. Overhead doors facing an adjacent existing residential use are to remain closed when 

repairs are being made. 
10. Hours of operation shall be limited to 7 am to 7 pm. 

3-7-11 Warehouse, Storage, and Distribution 
A. Defined 

A facility that stores goods in preparation for shipping to other locations. Goods are generally 
delivered to retail stores or the final consumer with no on-site sales activity to customers. 
Warehouse, storage, and distribution includes enclosed storage (bulk storage, cold storage 
plants, frozen food lockers, household moving, and general freight storage), self-service storage, 
and mini-warehouse. 

B. General Use Standards 
1. Retail sales shall be directly related to the business. 
2. The main warehouse and distribution building shall not exceed thirty-five thousand (35,000) 

square feet. 
3. A traffic plan approved by the Planning Administrator shall be required. 

3-7-12 Waste-Related Service 
A. Defined 

A facility that processes and stores waste material such as a landfill, junkyard, automobile 
recycling, and scrap metal processors. Does not include commercial composting of food waste. 
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B. Special use standards 
1. The use shall be conducted entirely within a non-combustible building or surrounded by a 

Type B Buffer per Section 5-7. 
2. Property/facility shall be maintained so as to ensure the health, safety, and welfare of the 

public are preserved. 
3. Buildings shall be set back one hundred (100) feet from all property lines. 
4. Waste resale materials shall not be stored, loaded, unloaded, or otherwise placed either 

temporarily or permanently outside of the enclosed building, fence, wall, screening, or 
within road rights-of-way. 

5. A site plan shall be submitted that details information on access, driveways, parking spaces, 
storage areas, screening, and loading and unloading areas. 

6. Waste resale materials must be contained in a paved or gravel area separate from the 
parking, driveway, loading, or unloading spaces. 

7. Vehicles shall not be parked in any required buffer zone on the property or within a road 
right-of-way. 

8. The site shall be maintained in a safe, sanitary, and orderly condition that does not 
constitute a public nuisance or adversely affect adjoining properties. 

9. The site shall be attended on days of operation. 
10. The use of loudspeakers or other amplification devices shall be prohibited. 
11. The hours of operation shall be 8:00 am to 8:00 pm seven days a week. 
12. Material shall not be carried onto adjoining properties by the wind or rain. 

3-7-13 Waste-Related Service, Commercial Composting 
A. Defined 

A facility for large-scale composting designed to handle high volumes of organic waste. 

B. Special use standards 
1. Property/facility shall be maintained so as to ensure the health, safety, and welfare of the 

public are preserved. 
2. A site plan shall be submitted that details information on access, driveways, parking spaces, 

storage areas, screening, and loading and unloading areas. 
3. The site shall be maintained in a safe, sanitary, and orderly condition that does not 

constitute a public nuisance or adversely affect adjoining properties. 
4. The site shall be attended on days of operation. The hours of operation shall be limited to 

8:00 am to 8:00 pm seven days a week. 
5. Material shall not be carried onto adjoining properties by the wind or rain. 

3-7-14 Wind Energy System, Small-Scale 
A. Defined 

A small-scale wind energy system is used to generate electricity for private use. This includes, 
but is not limited to, storage, electrical collection and supply equipment, transformers, service, 
and access roads, and one or more wind turbines. Large scale commercial wind farms are not 
permitted. 
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B. Limited Use Standards 
1. Prior to installation, all small-scale wind energy systems shall obtain a building permit from 

Teton County. 
2. The construction and operation of all such proposed wind energy facilities shall be 

consistent with all applicable local, state, and federal requirements, including but not 
limited to all applicable safety, construction, environmental, electrical, communications, and 
aviation requirements. 

3. Wind turbines shall not be used for displaying any advertising except for reasonable 
identification of the manufacturer or operator of the wind energy facility. 

4. The wind facility and associated equipment shall not produce a broadband sound level more 
than 10 decibels above ambient. 

5. Any wind energy facility which has reached the end of its useful life or has been abandoned 
shall be removed. When the wind energy facility is scheduled to be decommissioned, the 
applicant shall notify the County by certified mail of the proposed date of discontinued 
operations and plans for removal. The owner/operator shall physically remove the wind 
facility no more than 150 days after the date of discontinued operations. At the time of 
removal, the wind facility site shall be restored to the state it was in before the facility was 
constructed or any other legally authorized use. More specifically, decommissioning shall 
consist of: 
a. Physical removal of all wind turbines, structures, equipment, security barriers and 

transmission lines from the site. 
b. Disposal of all solid and hazardous waste in accordance with local and state waste 

disposal regulations. 
c. Stabilization or re-vegetation of the site as necessary to minimize erosion. Teton County 

may allow the owner to leave landscaping or designated below-grade foundations to 
minimize erosion and disruption to vegetation 

3-7-15 Wireless Communications, Amateur Radio Operator Tower 
A. Defined 

A facility for the provision of radio waves or wireless service used for personal, non-commercial 
radio licensed by the Federal Communications Commission. 

B. Limited Use Standards 
1. An amateur radio operator tower may not exceed forty-five (45) feet in height. 
2. The tower must be located so that no part of the antenna or its elements encroaches within 

the required side or rear setbacks or within ten (10) feet of any easement for overhead 
electric distribution or transmission lines. 

3. Maximum tower height is measured to the tallest point of the supporting tower and does 
not include the antenna mast or antenna elements affixed to the tower. 

4. No more than two (2) towers are allowed on a lot with the second tower being no more 
than thirty-five feet (35’) in height. 

5. A request for a building permit must be accompanied by a copy of a valid Amateur Radio 
Operators license issued by the Federal Communications Commission. 
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3-7-16 Wireless Communications, Building-Mounted 
A. Defined 

Any antenna attached or affixed to a building or roof, or other type of structure not originally 
intended to house such a facility. 

B. Limited Use Standards 
1. Building and antenna combined shall not exceed forty-five (45) feet in height. 
2. Shall not interfere with the safe operation of traffic control or public safety equipment.  
3. Shall not interfere with sight lines or clear zones for transportation or pedestrians. 
4. Shall not interfere with compliance with the Americans with Disabilities Act or similar 

federal or State standards regarding pedestrian access or movement. 
5. Shall maximize the use of building materials, colors and textures designed to blend with the 

structure to which it may be affixed and/or to harmonize with the natural surroundings. This 
shall include the use of stealth or concealment technology as may be required by the 
County. 

3-7-17 Wireless Communication Tower 
A. Defined 

Any mast, pole, monopole, lattice tower, or other structure designed and primarily used to 
support antennas for commercial purposes. 

B. Limited Use Standards 
1. It must be demonstrated that it is necessary to erect the tower at the proposed location and 

due to one or more of the following reasons: 
a. The planned equipment would exceed the structural capacity of existing or approved 

structure, and those structures cannot be reinforced to accommodate planned or 
equivalent equipment at a reasonable cost. 

b. The planned equipment would result in technical or physical interference with or from 
other existing or planned equipment, and the interference cannot be prevented at a 
reasonable cost. 

c. There is no appropriate existing or pending structure to accommodate the planned 
equipment. 

d. Other technical reasons that make it impractical to place equipment planned by the 
applicant on existing or approved structures. 

2. Height shall not exceed forty-five (45) feet.  
3. All new communications towers must be constructed with excess capacity for co-location. 

Any owner of a telecommunications tower must allow other telecommunications providers 
to install or co-locate antennae or facilities on their towers. Co-location is subject to 
mutually agreeable terms and conditions negotiated between the parties. 

4. Landscaping consistent with a Type A Buffer per Section 5-7 must be established along the 
base of the facility to screen the mechanical characteristics. 

5. No signals, lights, or illumination is allowed on a tower unless required by the Federal 
Aviation Administration or other applicable authority. 
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C. Abandoned Tower 
1. The Administrator will require removal of any abandoned or unused tower by the tower 

owner/operator within thirty (30) days after notice from the Administrator. A tower is 
considered abandoned if use has been discontinued for one hundred eighty (180) 
consecutive days. 

2. Where a tower is removed by an owner, the owner must restore the area to the condition 
existing prior to the placement of the tower. 

3-8 Principal Recreational Uses 
3-8-1 Park, Recreation Field 

A. Defined 
An area used for outdoor play or recreation, often containing recreational equipment such as 
slides, swings, climbing frames, ballfields, soccer fields, basketball courts, swimming pools, and 
tennis courts. May include both passive and active recreation. 

B. Use Standards 
1. All vehicular parking shall be provided entirely on-site in compliance with Section 5-6-3. 
2. Hours of operation shall be limited to the hours of 8:00 am to 10:00 pm daily. 
3. All lighting and illumination of outdoor facilities shall be turned off no later than 10:00 pm. 
4. All swimming pools will need safety fencing in accordance with State regulations. 

3-8-2 Shooting Range, Outdoor 
A. Defined 

A commercial facility with an outdoor firing range with targets for rifle, shot gun, handgun, or 
archery practice. 

B. Special use standards 
1. Minimum lot size of forty (40) acres. 
2. Shall be located at least two (2) miles from any incorporated city limit.  
3. The range shall be designed to accommodate required surface danger zones (as defined by 

the Department of the Energy) which do not extend across traveled roads, navigable 
waterways, railroads, or other similar areas. 

4. The surface between the targets and the firing line shall comprise grass or low growing 
groundcover and be free of any hard surface such as paving, rocks, or other ricochet-
producing material. 

5. The range shall be designed and located so no spent projectile ammunition travels off-site 
(does not include casing). 

6. Hours of operation shall be limited to 8:00 am to one hour before sunset or as defined by 
special use permit through the application process. 

7. The applicant shall provide written documentation that the proposed target backstops 
conform to the standards for outdoor ranges per the Environmental Protection Agency 
(EPA). 

8. All firing line locations shall be oriented such that sound levels do no exceed seventy (70) 
decibels at the property line. 
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9. Archery ranges may be established if provisions are made to keep the fired projectiles from 
leaving the property. 

10. At a minimum, there shall be one parking space per firing position which meets the 
dimensional requirements of Section 5-6-3. 

11. No tracer rounds or pyrotechnic devises shall be allowed due to fire risk. 

3-8-3 Recreation, Motorized 
A. Definition 

A tract of land used for motorized vehicles for recreation purposes such as a motocross or snow 
mobile racetrack. 

B. Special use standards 
1. Shall be located at least 4 miles from any incorporated city limit. 
2. All racetracks shall be located such that the noise at the property line does not exceed 

seventy (70) decibels. 
3. Hours of operation shall be limited to between 8:00 am and 10:00 pm. 
4. All parking shall meet the dimensional requirements of Section 5-6-3. 

3-9 Accessory Uses 
3-9-1 Accessory Building 

A. Defined 
A building or structure not used for human habitation the use of which is customarily accessory 
to and incidental to that of the principal use located on the same lot and that is used as a tool or 
storage shed, or similar use. 

B. General Use Standards 
1. All accessory buildings shall adhere to dimensional standards required by the zone district in 

which it is located. 
2. All structures over two hundred (200) square feet in floor area require a building permit. 

3-9-2 Accessory Dwelling Unit, Attached 
A. Defined 

An attached accessory dwelling unit (ADU), or secondary dwelling, shall be a completely 
independent residential living unit for one household, attached to the primary dwelling with a 
separate exterior entrance. An ADU must contain its own permanent kitchen, bathroom facility, 
and sleeping area. 

B. General Use Standards  
1. Only one (1) ADU shall be allowed per parcel or lot. 
2. Two (2) vehicular parking spaces shall be provided entirely on the property for the unit. 
3. The maximum size of an ADU shall not exceed 1500 square feet. 
4. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

C. Limited Use Standards – IR Zone District 
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1.  The IR Zone district may accommodate two (2) attached units as an ADU.  
2.  The maximum size of the ADU shall not exceed 1500 square feet (for either one (1) or two (2) 
units)  
3.  The applicant will need to provide verification of wastewater treatment system based on 
Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees associated 
with reviews.  
4. ADUs may not be short term rented in the IR zone district 

3-9-3 Accessory Dwelling Unit, Detached 
A. Defined 

A detached accessory dwelling unit (ADU), or secondary dwelling, shall be a completely 
independent residential living unit for one household, on the same parcel of land as the primary 
dwelling unit. An ADU must contain its own permanent kitchen, bathroom facility, and sleeping 
area. 

B. General Use Standards  
1. Only one (1) ADU shall be allowed per parcel or lot. 
2. Two (2) vehicular parking spaces shall be provided entirely on the property for the unit. 
3. The maximum size of an ADU shall not exceed 1500 square feet on parcels 7.5 acres or 

larger. 
4. The maximum size of an ADU shall not exceed 1200 square feet on parcels over 2.5 acres up 

to 7.5 acres.  
5. The maximum size of an ADU shall not exceed 900 square feet on parcels 2.5 acres or 

smaller. 
6. Detached ADUs shall be located in accordance with required setbacks per the associated 

zone district. 
7. The applicant will need to provide verification of wastewater treatment system based on 

Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3-9-4 Agritourism – Onsite Accommodations 
A. Defined 

Any activity carried out on a farm or ranch that allows members of the general public, for 
recreational, entertainment, or educational purposes, to view or enjoy rural activities including, 
but not limited to, farming, ranching, historic or cultural activities, on-site educational programs, 
recreational farming programs that may include on-site hospitality services, guided and self-
guided tours, bed and breakfast accommodations, horseback riding, fee fishing, and camping. 
An activity is an agritourism activity whether or not the participant paid to participate in the 
activity. 

B. General use standards  
1. All agritourism activities must be secondary to an “Agricultural Operation” as defined per 3-

4-3 above.  
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2. If land has been leased to a qualified “Agricultural Operation”, only the Operators shall have 
the right to conduct agritourism activities, Land Lessors who are not actively farming or 
ranching themselves do not qualify.  

3. Warning Signs must be posted per Idaho State Statute Title 6, Chapter 30 Idaho Agritourism 
Promotion Act to include the following:  

WARNING 
Under Idaho law, there are risks associated with agritourism, which could lead to injury 
or death. You are assuming these risks. Section 6-3004, Idaho Code. 

4. Regardless of the on-farm activity, all guest parking must be on-site and meet the 
dimensional requirements of Section 5-6-3.  

5. No motorized vehicles shall be rented to guests or driven off private property by guests 
unless moving between unconnected parcels for an agricultural activity or tour. 

6. Where activity requires the use of public lands, the Operator must have permission from the 
appropriate agency.  

7. All hunting and fishing activities shall require applicable permits & licenses from Idaho Fish 
and Game and or the Idaho Outfitters and Guides Association, (IOGA) licensing board.  

C. Campsite Limited Use Standards (Applicable to RA-35 & LA-35) 
1. All overnight accommodations must include at least two (2) hours of agritourism activities 

for every twenty-four (24) hour stay. 
2. Minimum acreage in agricultural production shall be twenty (20) acres. 
3. Maximum campsite & occupancy table: 

Acreage in Ag 
production 

Number 
of Camp 
Sites 

Max Occupancy 

20 1 2 people 

40 1 4 people, in any combination between sites 

80 2 8 people, in any combination between sites 

120 3 10 people, in any combination between sites 

160 4 12 people, in any combination between sites 

200 or more 5 14 people, in any combination between sites  

 
4. No more than five (5) campsites are permitted regardless of total acreage in agricultural 

production.   
5. Clustering campsites on contiguous parcels is not mandatory, although encouraged when 

feasible. 
6. Campsites shall be set back a minimum of fifty (50) feet from any property boundary.  
7. Guests must follow Eastern Idaho Fire Restrictions when applicable.  
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8. Campsites shall be exempt from standards listed in section 3-6-3 through 3-6-5.  
9. No pressurized water source shall be utilized, only non-potable gravity fed systems are 

permitted. Potable water may also be provided utilizing refillable tanks. 
10. Composting toilets, temporary portable toilets (port-a-potty) or EIPH certified pit or vault 

toilets shall be provided and serviced regularly. The toilet facility provided shall be adequate 
for the occupancy at the time. 

11. Campsites shall not have grid tied power. 
12. Overnight accommodations may include, but are not limited, to tent sites with or out 

without an established “platform” and temporary structures such as: a tipi, canvas tent, 
sheep wagon, yurt, RV, tiny home on wheels, primitive cabin on skids and silo converted into 
rustic cabin.  

13. All campsites will limit exterior lighting so that it does not exceed the equivalent of one 
seventy-five (75) watt incandescent bulb.  

14. Quiet hours must be observed between 8:00 pm and 8:00 am. 
15. No dumping of sewage will be permitted on site regardless of infrastructure.  

D. Campsite special use standards (applies only to RR-20, RN-5). In addition, the limited use 
standards listed above for zones RA-35 & LA-35, zones RR-20 & RN-5 must comply with the 
following standards.  
1. Activities shall not impact surrounding residential areas and must not exceed seventy (70) 

decibels of noise at the property line.  
2. No motorized vehicles may be utilized by guests. 

3-9-5 Employee Housing 
A. Defined 

An accessory dwelling occupied by persons principally employed at or engaged in the operation 
of a business or related by blood, marriage, adoption, or otherwise to persons employed at or 
engaged in the operation of business.  

B. Special Use Standards 
1. Minimum lot size shall be five (5) acres in all zone districts excluding the IR district. 
2. There shall be a maximum of five (5) dwelling units per business, not applicable to home 

occupations or home industries. 
3. Dwelling units for employee housing shall be located on the same site as the business 

operation. 
4. Dwelling units shall be designed in a cluster. For the purposes of these regulations, cluster 

means there must be a minimum of two (2) dwelling units on the parcel and the average 
distance between dwelling units is less than fifty (50) feet.  

5. Employee housing units shall be occupied by employees only and not available for rental, 
except to employees. Number of employees per unit shall not exceed number of bedrooms.  

6. Dwelling units shall not be short term rented, they shall be restricted to long term rental for 
employee/workforce housing. 

7. Maximum building size shall be per Section 3-9-2 and 3-9-3. 
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8. The applicant will need to provide verification of wastewater treatment system based on 
Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

3-9-6 Home Business 
A. Defined 

A home business is an accessory nonresidential use that provides a service or product and is 
conducted wholly within a primary or accessory dwelling unit. Home businesses are intended to 
be at a residential scale; once they grow to the point where they no longer meet the use 
standards below, they can no longer be characterized as a home business. 

B. General Use Standards 
1. The use of the dwelling unit for a home business must be clearly incidental and subordinate 

to its use for residential purposes, and under no circumstances change the residential 
character of the building. 

2. All storage of materials, products, or equipment associated with the home business shall be 
within a fully enclosed building. 

3. No equipment or process may be used that creates excessive noise (over 70 decibels at the 
property line), vibration, glare, fumes, odors, or electrical interference. 

4. No display of products may be visible from the public road. 
5. The home business must be conducted by a person residing on the premises and may 

employ no more than two (2) people commuting to the premises. 
6. All home businesses shall provide a minimum of two (2) and maximum of four (4) parking 

spaces on-site. Vehicles shall not park in the public right-of-way. 
7. Storage space and the operation of the business inside the dwelling cannot exceed twenty-

five percent (25%) of the living space within the dwelling. 
8. Not more than fourteen (14) clients a day are permitted to visit the home business. At least 

two (2) parking spots above standard residential parking requirements must be provided on-
site, but the business must not exceed four (4) parking spots total. 

9. The delivery of materials may not exceed more than ten (10) deliveries per day of trucks 
larger than 18,500 GVW. 

10. Retail sales of goods must be entirely accessory to any service provided on the site (such as 
hair care products sold as an accessory to hair cutting). 

11. Signs advertising the home business are limited to one unlit wall sign no larger than 3 
square feet in area. 

3-9-7 Home Daycare 
A. Defined 

A home daycare provides care and supervision for compensation during part of a twenty-four 
(24) hour day, for six (6) or more children not related by blood, marriage, or legal guardianship 
to the person or persons providing the care, in a place other than the child’s or children’s own 
home or homes. A home daycare takes place wholly within a primary or accessory dwelling unit. 

B. Limited Use Standards 
1. A home daycare is not required to be licensed with the Idaho Department of Health and 

Welfare. However, a home daycare may voluntarily elect to be licensed by the Department.  
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2. The use of the dwelling unit for a home daycare must be clearly incidental and subordinate 
to its use for residential purposes, and under no circumstances change the residential 
character of the building. 

3. The applicant will need to provide verification of wastewater treatment system based on 
Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

4. A parking and/or drop-off area shall be designated entirely within the property and shall not 
depend upon the use of public or private roadways for parking or drop-offs.  

5. The dwelling unit in which care is provided must have at least two unobstructed exits with 
not less than thirty-two (32) inches clear exit width and not less than six (6) feet eight (8) 
inches exit height. Sliding patio doors will be accepted as a required second exit.  

6. Sleeping rooms must have at least one (1) emergency egress window that meets local 
building code requirements and is operable from the inside or an unobstructed exit. 

7. Smoke detectors, carbon monoxide detectors, and fire extinguishers shall be installed, 
tested, and maintained per the manufacturer’s instructions and in conformance with the 
occupancy types specified by the International Residential Code.  

3-9-8 Home Industry 
A. Defined 

A home industry is an accessory, light industrial use that is conducted in a non-industrial district. 
It must be clearly incidental and subordinate to the primary residential use of the property. 
Examples include welding shop, bakery, woodworking, or manufacturing of goods. Home 
industries are intended to be at a residential scale; once they grow to the point where they no 
longer meet the use standards below, they can no longer be characterized as a home industry. 

B. Limited Use Standards 
1. The use of the primary dwelling unit, accessory dwelling unit, or accessory building for a 

home industry must be clearly incidental and subordinate to the use of the property for 
residential purposes, and under no circumstances change its residential character. 

2. The home industry must be conducted by a person residing on the premises.  
3. Minimum lot size for home industry uses shall be two (2) acres. 
4. All operations shall be conducted within a fully enclosed building. 
5. The home industry must not adversely affect the residential and agricultural uses in the zone 

where it is located.  
6. No equipment or process may be used that creates excessive noise, vibration, glare, fumes, 

odors, or electrical interference. 
7. No display of products may be visible from the road. 
8. Retail sales of goods must be entirely accessory to the industrial use provided on the site. 
9. At least 1.5 parking stalls per on-site employee for the industry must be provided on-site. 
10. All storage of materials, products, or equipment shall be within a fully enclosed building or 

in an open yard screened with a Type A Buffer per Section 5-7. 
11. All by-products, including waste, must be effectively confined to the premises or legally 

disposed of off the premises so as to avoid air and water pollution caused by the industry. 
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12.  The applicant will need to provide verification of wastewater treatment system based on 
Teton County’s Septic Capacity Evaluation form. Applicant is responsible for any fees 
associated with reviews. 

13. The home industry must be conducted by a person residing on the premises and may 
employ no more than two people commuting to the premises. 

3-9-9 Food Service, Accessory 
A. Defined 

The preparation and serving of food and beverages as a supporting service to primary permitted 
uses such as a club or lodge, hospital, or guest/dude ranch. Food services may include outdoor 
dining. 

B. Limited Use Standards 
Accessory food service sales are subordinate to the primary business function. 

3-10 Temporary Uses 
3-10-1 Exempt Temporary Uses 

A. The following uses shall not require a temporary use permit: 
1. Estate or real estate sales involving the property or items from the property where the sale 

is held. 
2. Garage, yard, or rummage, sales provided the sales event is on a Rural/Residential zoned 

property and it lasts no longer than three (3) consecutive days. No more than six (6) sales 
events are allowed on the same residential property within a single calendar year. 

3. Social gatherings with less than fifty (50) people in attendance where the function or event 
involves the owner of the property and where no monetary consideration or fees for such 
use of the property or attendance is involved. These exempted events may include those 
events taking place upon the grounds of a private residence or upon the common areas of a 
subdivision or multifamily residential development for which no admission or rental fee or 
other charge is assessed. 

3-10-2 Temporary Uses/Events 
A. Defined 

Temporary uses are uses that have a temporary duration which are not so recurring in nature as 
to constitute a permanent use. 

1. Type 1 (Minor) Temporary Uses 
a. Any temporary use that is not considered an exempt temporary use, a Temporary 

Portable Storage Container, or Temporary structures as Living Quarters. Examples 
include wedding receptions, or other special events lasting three (3) days or less where a 
monetary consideration or fees for such use of the property or attendance is involved, 
or the event is held on public property or that of a short-term rental and contractors’ 
construction yards, trailers, or mobile homes that are used as a temporary residence or 
office during construction. 

2. Type 2 (Major) Temporary Uses 
b. A Type 2 Temporary Use is any Type 1 Use that proposes any of the following: 
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i. Road closures or detours 
ii. Food or alcohol vending (including food trucks) 

iii. Medical or security presence will be provided 
iv. One hundred (100) or more expected visitors 
v. The use of public property, such as schools, parks, or County Roads. 

vi. Events that last more than one (1) day but less than seven (7) days in a thirty (30) 
day period and are limited to two (2) events per year on the same property. 

3. Type 1 and Type 2 temporary uses require a temporary use permit, as outlined in Section 4-
6. 

3-10-3 Temporary Portable Storage Containers 
A. Defined 

A container designed and rented or leased for the temporary storage of commercial, industrial, 
or residential household goods that does not contain a foundation or wheels for movement. 
This does not include construction trailers which have a separate permit process. 

B. Limited Use Standards 
1. Containers are permitted for a maximum of ninety (90) consecutive days, once per calendar 

year. 
2. Contractors’ construction yards, trailers, or mobile homes that are used as a temporary 

residence or office during construction are exempt from the maximum timeframe and shall 
receive a Type 1 permit. 

3. No more than two (2) containers are permitted at any one time. 
4. No container may be more than ten (10) feet in height, or more than two hundred (200) 

square feet. 
5. Any person wishing to utilize a container longer than ninety (90) calendar days may apply for 

an extension for up to an additional ninety (90) days or apply for a building permit to make 
the container a permanent, accessory structure.  

6. Containers cannot be located in any required setback and must be located completely on 
the owner’s lot, and no part of any container may be located in the public right-of-way. 

3-10-4 Temporary Structures as Living Quarters 
A. Defined 

Non-winterized structures such as yurts, RVs, tiny homes on wheels, park models, and seasonal 
cabins that do not meet the building code requirements for habitable space are not considered 
to be primary living quarters. 

B. Limited Use Standards 
1. Temporary structures are not allowed as living quarters for more than ninety (90) days in a 

single calendar year. Any structure that is used more than ninety (90) days in a single 
calendar year must have sanitary waste disposal and water service. 

2. Only one (1) temporary structure may be used as a living structure per lot. Two (2) or more 
such Structures would be required to meet the regulations for campgrounds per Sections 3-
6-3 through 3-6-5. 

76



 

 
Chapter 3 – Use Provisions  3-54 

3-10-5 Food Vending, Outdoor 
A. Defined 

The serving or vending of food and beverages as an accessory use. Example includes food trucks. 

B. Limited Use Standards 
1. Outdoor food vendors shall be located on developed lots as an accessory use. 
2. Signage for outdoor vendors shall be limited to signs placed directly on the vehicle or cart 

used in connection with the business. 
3. An outdoor food vendor shall be situated on a lot in such a manner that no aspect of its 

operation shall impede vehicular, pedestrian, or bicycle circulation. A vendor shall not 
located where there is limited capacity for parking at recreational facilities. 

4. Outdoor food vendor shall apply for a Type 2 temporary use permit.  
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June 1, 2022 Public Draft 

CHAPTER 4 APPLICATION PROCEDURES 

4-1  Overview of Application Processes  
The table below summarizes the review, approval, and notice requirements applicable to the 
applications described in this Chapter. The table is intended as an overview only and the 
sections that follow should be relied upon for specifically applicable requirements. 

Table 4. Application Processes 

  Review and Final 
Decision-Making Authority 
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Key:    R = Review, Recommendation      D = Decision      A = Appeal     PH = Public Hearing Required 
            Y = Required     N = Not Required   
Comprehensive Plan and 
LDC Amendments3 Y R R, PH D, PH Y N Y Y 

Site-Specific Zoning Map 
Amendment Y R R, PH D, PH Y Y Y Y 

Temporary Use Permit Y D N A Y Y N Y 

Limited Use Permits Y D A N N N N Y 

Special Use Permit Y R R, PH D, PH Y Y Y Y 

Variance Y R D, PH A Y Y Y Y 

Agricultural Land Division Y D A A N Y N N 

Short Plat Land Division Y R D, PH A N Y N Y 

Subdivision - Concept Plan 
Subdivision Y R D, PH A Y Y Y Y 

Subdivision - Preliminary Plat N R R, PH D, PH Y Y Y Y 

Subdivision - Final Plat N R N D Y Y Y Y 

Boundary Line Adjustment Y D A A N N N N 

Key:    R = Review, Recommendation      D = Decision      A = Appeal     PH = Public Hearing Required 
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  Review and Final 
Decision-Making Authority 

Public Notice 
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            Y = Required     N = Not Required   

Minor Modification to a Plat Y R N D N N N N 

Major Modification to a plat Follow procedures for Preliminary and Final Plat 

Modification of a Special Use 
Approval Y R D A Follow Special Use Permit 

Procedures 

Appeals See Section 4-15 

Key:    R = Review, Recommendation      D = Decision      A = Appeal     PH = Public Hearing Required 
            Y = Required     N = Not Required   
Notes:  1 Notice to potentially impacted jurisdictions and agencies may also be required by Idaho 

Code section 67-6509. 
2 Subdivisions of 10 Lots or more must be approved by the Planning and Zoning 
Commission. 
3 See also notice and procedural requirements under Idaho Code section 67-6509. 

 

4-2  Common Review Provisions  
The purpose of this Chapter is to provide standards for development to protect the health, safety, and 
welfare of the community, as well as support the local economy and preserve the natural resources 
upon which it depends.  

A. Generally 
1. Applicability, eligibility, submittal, notice, and procedural requirements for zoning and land 

division approvals are set forth in section 4-4 through 4-15 as are decision making criteria, 
final decision requirements, and timeframes for expiration of approvals. 

2. Applications for development submitted for a public school facility are subject to Idaho Code 
section 67-6519. 

B. Pre-application Conferences with Staff 
1. Except as otherwise expressly indicated in this Chapter, applicants are required to request a 

pre-application conference with the Administrator to discuss the process, submittal 
requirements, and other aspects of the application, prior to making a formal submittal. 
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2. A request can be submitted by phone or email to the Administrator or their designee. 
3. Upon receipt of a request for a pre-application conference, the Administrator will advise the 

applicant whether the conference may be held remotely or in-person, at which time the 
Administrator and applicant will agree to a time and place to conduct the conference. 

4. Pre-application Conference will be documented by planning staff with completion of a “Pre-
Application Conference Form.” 

5. Pre-application Conference may be waived by the Administrator. 

C. Application Submittal  
This Chapter provides the processes for zoning and land division approvals required by the LDC. 

1. Application Submittals and Revisions   
a. Applications must be made on applications provided by and submitted to the Planning 

Department, and available on the County’s website and at the Department. 
b. Additional materials, including site plans, may be required as provided in this Chapter or 

other specifically applicable sections of the LDC.  
c. After assessing the nature of a proposed development activity, development site, or land 

use, and following a pre-application conference, the Administrator may require 
additional materials relevant to the proposed activity or site and necessary to establish 
compliance with applicable LDC approval criteria. Materials may include those 
illustrating development activities and uses related to grading, drainage, erosion control, 
landscaping, public safety, public utilities and services, outdoor lighting or to other 
matters subject to the requirements of the LDC.  

d. Applications and submittal materials must be submitted to the Administrator and not 
directly to members of the PZC, BoCC, or other reviewing departments or agencies, 
unless directed by the Administrator in writing.  

2. Fee Schedule  
a. The BoCC will establish application fees to defray the cost of administering the LDC and 

processing applications. The fee schedule is available on the Department’s web page 
and at the Department office. 

b. Application fees shall be paid per the adopted fee schedule for an application to be 
deemed complete by the Administrator.  

3. Completeness Determination  
a. The Administrator will deem an application required by the LDC to be complete only if 

it contains the information required by this Chapter, the application form or another 
applicable section of the LDC and, if required, a pre-application conference has been 
held.   

b. Application submittal requirements are set forth for each category of approval in this 
Chapter and in greater detail on the applicable application form. 

c. The Administrator may require supplemental information after an application is 
accepted as complete to determine compliance with the requirements of the LDC.  In 
these instances, the Administrator will advise the applicant during the County and 
agency review period of the need for additional information. 

4. Application Deadline  
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a. Complete applications must be submitted in accordance with the review and noticing 
procedures set forth in this Chapter.   

b. Schedules indicating current submittal deadlines are available on the County’s website 
and at the Planning Department. 

5. External Agency Review 
a. As part of the initial review, the Administrator shall refer the development application 

to the appropriate review agencies and specify the timeframe for comments to be due 
back to the Administrator. 

6. Withdrawal of an Application  
a. An application may be withdrawn at any time by the applicant, by written request to 

the Administrator. 
b. Required application fees will not be refunded on an application withdrawn by the 

applicant. 
c. For applications requiring a public hearing that has been noticed or included on the 

agenda of the PZC or BoCC, withdrawal will be announced at the meeting. 

D. Public Notice and Requirements.  
Public notice and hearings shall comply with the Planning Act, including Idaho Code section 67-
6509 and are required pursuant to the following: 

1. Public hearings are held before both the PZC, for its recommendation or approval, and the 
BoCC, for a final decision. The notice requirements here apply to all public hearings under 
this section. 

2. At least fifteen (15) calendar days prior to the PZC or BoCC public hearings on a request to 
amend the official zoning map, the Administrator will have notice published of the time and 
place and a summary of the proposed amendments in the official newspaper or paper of 
general circulation within Teton County. 

3. At least fifteen (15) calendar days prior to the PZC or BoCC public hearings, the 
Administrator will provide mailed notice to irrigation districts, groundwater districts, Cary 
act operation companies, nonprofit irrigation entities, lateral ditch associations and 
drainage districts that have requested in writing to receive notice, pursuant to Idaho Code 
section 67-6519. Notice may be provided electronically by mutual agreement. 

4. The Administrator will make notice available to other papers, radio, and television stations 
serving the County for use as a public service announcement and will post notice at the 
courthouse, on the County’s website, and, at least seven (7) calendar days prior to the 
public hearings, on the subject premises. Posting on the subject premises shall be per 
County issued, weather resistant sign.  

5. The Administrator also will provide mailed notice to property owners and purchasers of 
record within the premise being considered and those within three hundred (300) feet of 
the external boundaries of the lot or parcel, notwithstanding jurisdictional boundaries, and 
within an area being impacted by the proposed amendment, as determined by the PZC.  

6. If notice would require mailings to two hundred (200) or more property owners or 
purchasers, the County may avail itself of alternative notice procedures provided by Idaho 
Code section 67-6511(b). 

81



 

Chapter 4 – Application Procedures   4-59 

7. The Administrator will provide a notice of intent to amend to agencies providing services 
within the County’s jurisdiction, including school districts and the manager of the local 
airport, also at least fifteen (15) days prior to the PZC’s public hearing.  

E. Review Procedures 
1. Within fourteen (14) calendar days of receipt of a complete application, including requests 

for amendment by the Administrator, PZC or BoCC, the Administrator will distribute the 
application or request for review by internal County and external agencies impacted by or 
which have jurisdiction related to the proposed development. 

2. Within forty-five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due.  

3. Following required public notice, the PZC or BoCC will conduct a public hearing and provide 
a recommendation or final decision on the application. 

4. If following the public hearing, the PZC recommends a material change to the proposed 
amendment considered at the hearing, the changes will be expressly included in the PZC’s 
recommendation to the BoCC. However, since the BoCC will conduct a subsequent public 
hearing, further notice and hearings by the PZC are not required. 

5. The PZC has forty-five (45) calendar days from the date of the public hearing to submit their 
recommendation to the BoCC. 

6. After receiving the recommendation of the PZC and holding a public hearing, the BoCC will 
take action on the application by resolution for a comprehensive plan Amendment and 
Ordinance for an LDC Amendment, in accordance with the Act. 

7. If following the public hearing, the BoCC makes a material change to the proposed 
amendment considered at the hearing, further notice and a hearing will be provided before 
the BoCC makes a final decision on the proposed amendment. 

8. The BoCC has forty-five (45) calendar days from the date of the public hearing to approve, 
approve with conditions, deny, or send the application back to the PZC for additional 
consideration. This time period may be extended if both the applicant and the BoCC agree 
on an extension. 

F. Content and Timing of Final Decisions  
1. Recommendations and final decisions by the Administrator, PZC, or BoCC regarding an 

application required under the LDC, shall be in the form of a written decision, based upon 
standards and criteria set forth herein, and shall be rendered within the timeframes 
specified. 

2. Every final decision rendered concerning an application request shall provide or be 
accompanied by notice to the applicant of their right to request a regulatory taking analysis 
pursuant to section 67-8003, Idaho Code.  

3. If an application for a rezone, subdivision, variance, special use, Limited Use, or temporary 
use relates to a public school facility, the application will receive priority consideration and 
will be reviewed at the earliest reasonable time and in accordance to the criteria in Idaho 
Code section 67-6519(3). 

4. Unless stated expressly otherwise, references to “days” in this Chapter refers to calendar 
days. 
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5. In accordance with Idaho Code section 67-6536, the BoCC and PZC will maintain a recording 
and written meetings minutes of the public proceedings for any category of approval from 
which an appeal may be taken. 

G. Application Approval Timeframe  
A written decision must be issued within 60 days of the date of decision.  

H. Requests for appeal or Reconsideration  
1. In addition to the opportunity for mediation, pursuant to section 4-2-I, a request for appeal 

or reconsideration of an approval or denial by the Administrator, PZC, or BoCC may be filed 
in accordance with section 4-15 and Idaho Code section 67-6535(2)(b). 

2. The request must specifically identify deficiencies in the decision for which reconsideration 
is sought. 

3. Upon appeal or reconsideration, the final decision may be affirmed, reversed, or modified 
after compliance with procedural standards.  

4. If no written decision on a request for reconsideration has been rendered within 60 days of 
the request, the request is deemed denied. 

I. Mediation. At any point during the decision-making process or after a final decision has been 
made, the applicant, an affected person, the PZC, or the governing BoCC may make a written 
request to mediate. All such requests and subsequent mediation proceedings must comply with 
Idaho Code 67-6510. 

4-3  Applications Subject to Final Decision by the Administrator 
A. The following applications, are subject to a final written decision by the Administrator: 

1. Temporary Uses; 
2. Limited Uses; 
3. Agricultural Land Divisions, 
4. Sign Permits;  
5. Scenic Corridor Reviews;  
6. Boundary Line Adjustments, and  
7. Modifications of a Temporary Use. 

B. Upon receipt of an administrative approval and compliance with any associated conditions, 
application for a building or other permit authorizing commencement of construction may be 
made, so long as other applicable standards have been satisfied. 

4-4  Comprehensive Plan and LDC Amendments 
A. Applicability 

This section applies to legislative actions to adopt, revise, or repeal any or all sections of the 
comprehensive plan or LDC, including large-scale revisions to the official zoning map. This 
section does not apply to changes that result in a site-specific final decision, which are quasi-
judicial in nature and will be considered in accordance with section 4-5.  
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B. Eligible Applicants  
1. The BoCC, the PZC, or the Administrator may initiate an application for comprehensive plan 

and LDC amendments. 
2. In addition, any affected person, as outlined in Idaho Code section 67-6509(d), also may 

initiate a request for amendment to the plan or LDC. 

C. Submittals  
The following are required to be submitted with an application, on file with the Department, for 
amendment to the comprehensive plan or LDC. 
1. A written description and explanation of the proposed amendment; 
2. The revisions proposed to the text of the comprehensive plan or LDC, showing changes in 

relation to the current text; 
3. If applicable, proposed map revisions; and  
4. Written explanation of how the proposed amendment is in accordance with policies of the 

comprehensive plan and how it meets the review criteria. 

D. Public Notice  
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

E. Review Procedures  
The timeframes related to completeness review and timing of final approval stated in this 
Chapter are not applicable to proposed amendments to the comprehensive plan or LDC text 
initiated by the Administrator, PZC, or BoCC. Other procedural steps and notice requirements 
apply. 

F. Review Criteria  
1. The recommendations of the PZC and the final decision of the BoCC on an 

application to amend the comprehensive plan, will be based on the following 
criteria: 
a. The comprehensive plan amendment corrects an error or meets the challenge of some 

changing condition, trend, or fact. 
b. The comprehensive plan amendment is in response to changes in state law, as 

established through amendments to the Idaho Statutes or by court decision. 
c. The amendment does not have the effect of creating a regulatory taking under Idaho or 

federal law. 
d. The comprehensive plan amendment constitutes a benefit to the County as a whole and 

is not solely for the good or benefit of a particular landowner or owners at a particular 
point in time. 

e. The proposed change is consistent with policies of the comprehensive plan, the 
requirements of the Planning Act, and state and federally mandated uses . 

f. The comprehensive plan amendment substantially conforms to the stated purpose and 
intent of the LDC. 

g. The comprehensive plan amendment will not have a demonstrable adverse impact on 
the natural environment, including air, water, noise, stormwater management, wildlife, 
scenic corridor views, and vegetation. 
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h. The comprehensive plan amendment will not have a demonstrable adverse impact on 
existing conforming development patterns, standards or zoning regulations. 

i. The comprehensive plan amendment will not have a demonstrable adverse impact on 
delivery by any jurisdiction or agency providing public services in the County, including 
school districts. 

G. Final Decisions 
1. Following receipt of a recommendation of the PZC, and compliance with notice and 

hearing requirements, the BoCC will make a final determination on the proposed 
amendment to the comprehensive plan or LDC text and will issue a written decision 
reflecting that determination within sixty-five (65) calendar days of its final hearing. 

2. Any amendment to the comprehensive plan shall be made by resolution of the BoCC, in 
accordance with Idaho Code section 67-6509(c).  Amendments to the LDC are made by 
ordinance of the BoCC. 

3. A copy of the adopted or amended plan must accompany each adopting resolution and 
be kept on file with the county clerk. 

4. The Administrator, PZC, or BoCC may consider whether the completion of special 
studies, maps, or analyses is appropriate before making a final decision. 

4-5  Site-Specific Zoning Map Amendment    
A. Applicability 

This section provides standards and quasi-judicial processes for requests for site-specific 
changes to the official zoning map.  Its purpose and intent is to mitigate potential known 
negative impacts a change in zoning may have on the public, the neighborhood, or surrounding 
property owners and to ensure due process. 

B. Eligible Applicants  
The property owner, BoCC, or PZC may initiate consideration of a proposed amendment to the 
official zoning map. 

C. Submittals  
The following are required to be submitted with an application for a zoning map amendment. 
1. A written description and explanation of the proposed amendment to the Zoning Map, 

including a description of affected properties and the relationship of roads to the property 
under consideration; 

2. Vicinity map; 
3. The revisions to the current official zoning map, illustrating proposed amendments;  
4. Written explanation of how the proposed amendment is in accordance with policies of the 

comprehensive plan, the LDC, review criteria, and applicable provisions of the Idaho Code; 
and 

5. If the application relates to a public-school facility, pursuant to Idaho Code section 67-
6519(3), documentation and studies sufficient for County consideration of impacts related 
to transportation, use and zoning of surrounding properties, and other impacts the County 
deems relevant and appropriate to the particular application. 
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D. Public Notice and Requirements  
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

E. Review Procedures  
The timeframes stated in this section are not applicable to proposed amendments to the Zoning 
Map initiated by the Administrator, PZC, or BoCC. Other procedural steps and notice 
requirements apply. 

F. Review Criteria  
1. The recommendations of the PZC and the final decision of the BoCC on an application to 

amend the official zoning map, will be based on the following criteria: 
a. The Zoning Map amendment is not in conflict with the comprehensive plan. 
b. The Zoning Map amendment substantially conforms to the stated purpose and intent of 

the LDC. 
c. The Zoning Map amendment will reinforce the existing or planned character of the area. 
d. The Zoning Map amendment will not have a demonstrable adverse impact upon public 

service delivery by any jurisdiction or agency providing services in the County, including 
school districts. 

e. The subject property is appropriate for development allowed in the proposed Zoning 
District, including, if the application relates to a public-school facility, the impacts 
authorized for review under Idaho Code section 67-6519(3). 

f. There are substantial reasons why the property cannot be used according to the existing 
zoning. 

g. The map amendment does not have the effect of creating a regulatory taking under 
federal or state law, including, as applicable Idaho Code section 67-8001, et seq. 

h. The County and other service providers will be able to provide sufficient public facilities 
and services including schools, roads, recreation facilities, wastewater treatment, water 
supply and stormwater facilities, police, fire and emergency medical services, while 
maintaining sufficient levels of service to existing development. 

i. The Zoning Map amendment will not have a demonstrable adverse impact upon the 
natural environment, including air, water, noise, stormwater management, wildlife, 
scenic corridor views, and vegetation. 

j. The Zoning Map amendment will not have a demonstrable adverse impact on property 
in the vicinity of the subject property.  

k. The proposed change is consistent with the requirements of the Planning Act, including 
but not limited to matters related to manufactured housing, group housing, certain 
animal operations, sexually-oriented business, and use of surface and groundwater. 

G. Final Decision  
1. Following receipt of a recommendation of the PZC, and compliance with notice and 

hearing requirements, the BoCC will make a final determination on the proposed 
amendment to the official zoning map and will issue a written decision within 7 days of 
its final hearing. 
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2. Amendments to the text of the LDC are made by ordinance of the BoCC. 
3. Pursuant to Idaho Code section 67-6511(d), if the BoCC adopts an amendment to the 

Zoning Map pursuant to a request of the property owner, the BoCC may not 
subsequently reverse its action or otherwise change the zoning classification without the 
written consent of the current property owner, for a period of 4 years from the date of 
approval. 

4-6  Temporary Uses  
A. Applicability 

This section provides for the regulation and approval of temporary uses. Except as provided in 
section 3-10-1, a proposed temporary use is required to be approved by the Administrator 
consistent with this subsection and section 3-10. 

B. Submittals 
1. All applications for a temporary use must include the following: 

a. Complete application form;  
b. Site plan; and 
c. Vicinity map. 

2. All minor temporary uses that the Administrator deems necessary for additional information 
and all major temporary uses must also provide the following materials with the temporary 
use application: 
a. Public Safety 

i. A plan addressing public safety, including medical services, fire protection, 
traffic safety, animal control, and crowd control, including any costs required by 
an agency to mitigate these impacts. 

ii. Proof of inspection or approval by the Teton County Fire District for events that 
include the use of open flames, fireworks, or the sale of fireworks. 

iii. A parking plan for any event over one hundred (100) attendees or an event 
providing shuttle or valet parking. 

iv. A transportation plan, for any proposed road closures, sidewalk closures, or 
restricted access points, approved by Teton County Public Works or Idaho 
Transportation Department, for state roadways.  

b. Sanitary and Waste Related Facilities 
i. A plan for sanitary facilities including the type, number, and location or 

proposed location of all toilets, washing facilities, and water supply facilities. 
ii. A plan for the use and placement of garbage and recycling containers including 

evidence of agreements with service providers.  
c. Food Vendors 

i. If food is to be served as part of the event, a Temporary Food Establishment 
License from Eastern Idaho Public Health, District 7 must be obtained and 
included in the application materials. 

ii. A plan showing the type, number and location or proposed location of all food 
preparation and food service facilities. 
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iii. If alcohol beverages will be served and/or sold, an Alcohol License must be 
obtained from the State of Idaho and Teton County and included in the 
application materials. An alcohol management plan also must be provided. 

d. Signs 
i. Signage required for any life safety concerns identified during the review by the 

County or other agency. 
ii. Proof of compliance with the requirements of Section 5-9, Signage. 

C. Public Notice 
All major temporary use applications shall follow the noticing procedures set out in Section 4-2-
D above. 

D. Review Procedures  
All temporary use applications shall follow the review procedures set out in Section 4-2-E above. 
Final approval shall be via an approved temporary use permit. 

E. Review Criteria  
1. No permit for a temporary use will be issued, except in compliance with the standards of 

this Chapter, section 3-10, and other applicable provisions of the LDC, including the 
following: 
a. All necessary permits or written approvals from other agencies have been obtained. 
b. The temporary use and site plan do not propose installation of permanent water, sewer, 

or electrical facilities, regardless of their seasonal or intermittent use or character. 
c. The site plan demonstrates the lot or parcel is adequately served by roads or highways 

and has sufficient width and improvements to accommodate the kind and quantity of 
traffic that such temporary use is expected to generate. 

d. The temporary use will not have a demonstrable adverse impact on nearby properties or 
jeopardize the public health, safety, and general welfare. 

e. The site plan demonstrates adequate parking, loading, and on-site circulation will be 
provided, either on-site or on an approved alternate location that will reasonably serve 
the subject lot or parcel. 

f. Adequate sanitation facilities will be available on the site. 
g. The application demonstrates the owner or designated, or operator of a temporary use 

will be responsible for and capable of the storage and removal of all trash, refuse, and 
debris occurring on the site.   

h. All trash storage areas must be screened from the view of adjacent rights-of-way and 
the site must be maintained in a clean and safe manner. 

i. The application certifies the applicant’s understanding that no temporary use may be 
established that is intended to be a permanent use of the property. 

j. The application demonstrates adequate security measures, according to the Teton 
County Sheriff’s Office, to ensure public safety.  
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F. Additional Temporary Use Standards  
In addition to the requirements in this chapter and those of section 3-10, the following 
standards apply to all proposed temporary uses. 

1. Hours of Operation:  Operation is allowed only between the hours of 6:00 AM and12:00 AM 
(midnight). 

2. Sound Level: The use of amplified sound shall be regulated in such a manner that it shall not 
interfere with normal usage of any neighboring school, medical facility, place of assembly, 
residence, or other permanent place of human habitation. A sound level in excess of one 
hundred (100) decibels between 9:00 AM and 8:00 PM, in excess of eighty-five (85) decibels 
between 8:00 PM and 10:00 PM, and in excess of seventy (70) decibels between 6:00 AM 
and 8:00 AM and 10:00 PM and 12:00 AM (midnight) shall constitute interference, as 
measured by the Administrator or Teton County Sheriff from an adjacent property. Sound 
will be measured at the property line. These standards may be altered by the Administrator 
if other documented mitigation measures are proposed and complied with. 

3. Cash Deposit or Bond 
a. The County may, as it deems necessary to comply with these standards and 

applicable permit review criteria, require a bond and damage or clean-up deposit, or 
other financial guarantee to ensure the site is restored to its former condition and 
any damages are repaired following the temporary use. 

b. If an event requires the use of County or emergency personnel or equipment (such 
as police, fire protection, or medical services) in excess of services customarily 
supplied, the applicant shall pay those costs. 

c. The deposit or its balance shall be returned when the Administrator determines that 
no damage has been done, the County did not incur additional expenses due to the 
event, and that the cost of additional services described above has been paid by the 
applicant. 

4. Inspections  
By signing the application for temporary use approval, the applicant expressly grants 
permission to Teton County, Eastern Idaho Public Health, and the Teton County Fire 
Protection District to perform physical inspection of the premises used for the temporary 
use before issuing a written decision, as well as to investigate any formal complaint filed 
with the Department or Teton County Sheriff during or following the event. 

G. Final Decisions 
Upon receipt of a complete application for a temporary use, the Administrator will issue a 
written decision within thirty (30) days of receipt of a complete application, based on the criteria 
set forth in the LDC, including those in this section and in section 3-10.  

H. Expiration and Revocation  
1. A temporary use approval issued pursuant to this section shall be limited to a maximum 

duration of one hundred eighty (180) consecutive calendar days per year, unless otherwise 
specifically authorized in the terms of the temporary use approval or as otherwise provided 
in this division. 

2. Temporary Use Permits may not be used in place of a Special Use Permit for an ongoing use.  
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3. After consultation with the Prosecuting Attorney, the County may revoke temporary use 
approval when a condition of the approval is not being met and/or the public health, safety, 
or welfare is being compromised by the continued operations of the temporary use. 

4. The revocation of a temporary use approval may result in the immediate cancellation of the 
temporary use approval, denial of future temporary use approvals, and/or criminal 
prosecution. 

4-7  Limited Uses 
A. Applicability 

1. Limited Use Permits are allowed for identified uses that, while compatible with designated 
zoning, can cause incompatible off-site impacts, if specific location, design, and operation 
characteristics of the use are not addressed.  These defined standards are applied to Limited 
Uses prior to their approval to ensure the effects of proposed use are mitigated. 

2. This section applies to proposed development or new land uses indicated in the Use Table, 
Section 3-2-2, to be permissible only by limited use approval. 

B. Submittals 
Applications for a limited use approval must include the following: 

1. Complete application form;  
2. Site plan; and 
3. Vicinity map. 

C. Public Notice  
1. Within fourteen (14) calendar days of receiving a complete application, the Administrator 

will provide mailed notice to irrigation districts, groundwater districts, Cary act operation 
companies, nonprofit irrigation entities, lateral ditch associations and drainage districts that 
have requested in writing to receive notice, pursuant to Idaho Code section 67-6519. Notice 
may be provided electronically by mutual agreement. 

2. Additional notice is not required for limited use applications. 

D. Review Procedures  
All limited use applications shall follow the review procedures set out in Section 4-2-E above. 

E. Review Criteria  
The recommendations and final decisions of the County for a proposed Limited Use, will be 
based on the following criteria: 
1. The requirements of this Chapter and other provisions of the LDC, including Chapter 5, 

General Development Standards. 
2. The Limited Use standards set forth by category of use in Chapter 3. 

F. Final Decision  
Upon receipt of a complete application for a Limited Use, the Administrator will issue a written 
decision, based on the criteria set forth in the LDC, including those in this section and in Chapter 
3, within forty-five (45) days of receipt of a complete application. 
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G. Expiration  
1. An approved Limited Use approval expires 1 year after the approval date unless the 

applicant has filed a complete application for a building permit or made substantial progress 
towards development that does not require a building permit. 

2. The approval may also contain an expiration or review deadline where the application must 
be resubmitted. 

3. To be considered for an extension the applicant is required to fill out an application for 
extension stating the reason for the request along with associated fees. The review and 
decision-making authority for an extension is administrative unless substantial change in 
plan has occurred requiring reapplication through full process. 

4-8 Special Uses 
A. Applicability  

1. Special uses are allowed for identified land uses that may cause incompatible off-site 
impacts depending on the location, design, and operation of the use. Special use review 
includes standards and additional review to ensure the effects of proposed special uses are 
appropriately managed and mitigated. 

2. This section applies to proposed development or new land uses indicated in section 3-2-1 to 
be conditionally permissible only by special use approval. 

3. Special use approval does not establish binding precedent to approve special uses.  
4. Special use approvals are not transferable from one property to another. 
5. The PZC is authorized to make minor modifications to an approved special use, as provided 

in section 4-14-D). 

B. Submittals 
Applications for a special use approval must include the following: 
1. A complete application form;  
2. Site plan; 
3. Vicinity map; 
4. A written statement that: 

a. Describes the effects of such elements as noise, glare, odor, fumes, light trespass, 
traffic, and vibration on adjoining property, if any;  

b. Indicates the general compatibility with adjacent and other properties in the Zoning 
District; and 

c. Describes the relationship of the proposed use to relevant comprehensive plan policies 
and the future land use map. 

5. If the application relates to a public-school facility, pursuant to Idaho Code section 67-
6519(3), documentation and studies sufficient for County consideration of impacts related 
to transportation, the use and zoning of surrounding properties, and other impacts relevant 
and appropriate to the application shall be submitted. 

6. Pursuant to Idaho Code section 67-6512(e), any special studies required related to the 
social, economic, fiscal, and environmental effects and any aviation hazard, as defined in 
section 21-501(2), Idaho Code, of the proposed special use, shall be submitted with the 
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application. 

C. Public Notice 
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

D. Review Procedures  
All special use applications shall follow the review procedures set out in Section 4-2-E above. 

E. Review Criteria  
The recommendations and final decisions of the County for a proposed special use, will be based 
on the following criteria: 
1. The requirements of this Chapter and other provisions of the LDC, including Chapter 5, 

General Development Standards. 
2. The special use standards set forth by category of use in Chapter 3; and 
3. If the application relates to a public-school facility, the subject property is appropriate for 

development allowed in the proposed Zoning District, including the impacts authorized for 
review under Idaho Code section 67-6519(3). 

4. The County and other service providers will be able to provide sufficient public facilities and 
services, including schools, roads, recreation facilities, wastewater treatment, water supply 
and stormwater facilities, police, fire and emergency medical services, while maintaining 
sufficient levels of service to existing development. 

5. The use is compatible with adjacent uses in terms of location, scale, site design, hours of 
operation and operating characteristics. 

6. Any adverse impacts resulting from the proposed use in the affected area will be effectively 
mitigated or offset. 

F. Special Use Conditions 
Conditions may be attached to a special use approval, including:  

1. Minimizing adverse impact on other development; 
2. Controlling the sequence and timing of development; 
3. Controlling the duration of development; 
4. Assuring that development is maintained properly; 
5. Designating the exact location and nature of development; 
6. Requiring the provision for on-site or off-site public facilities or services; 
7. Requiring more restrictive standards than those generally required in an ordinance; 
8. Requiring mitigation of effects of the proposed development upon service delivery by any 

political subdivision, including school districts, that provide services within the planning 
jurisdiction. 

G. Final Decision 
1. Following receipt of a recommendation of the PZC, and compliance with notice and 

hearing requirements, the BoCC will make a final determination on the proposed special 
use and will issue a written decision reflecting that determination within 7 calendar days 
of its final hearing and decision. 

2. Minor modifications to a special use approval may be granted by the PZC, in accordance 
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with section 4-14-D). 

H. Expiration  
1. Unless provided otherwise in the written decision, special use approvals expire one (1) year 

after the date of the written decision, unless the applicant files a complete application for a 
building permit or has made substantial progress towards development, if no building 
permit is required. 

2. The written decision also may contain specific expiration, review, or resubmittal deadlines. 

4-9  Variances  
A. Applicability  

1. Variances can only be approved for the modification of the bulk and placement 
requirements of the LDC as to lot size, lot coverage, width, depth, front yard, side yard, rear 
yard, setbacks, parking space, height of buildings, or other LDC provisions affecting the size 
or shape of a structure or the placement of the structure upon lots, or the size of lots, as 
outlined in Idaho State Code 67-6516. Variances are considered through a quasi-judicial 
process. 

2. A variance is not a right or special privilege and may be granted only upon a showing of: 
a. Undue hardship because of characteristics of the site; and 
b. That granting of the variance is not in conflict with the public interest. 

B. Submittals  
Applications for a variance must include the following: 

1. A complete application form;  
2. Site plan; 
3. Vicinity map; 
4. A written statement demonstrating the requested variance meets the review criteria below 

and other requirements of law; and 
5. If the application relates to a public school facility, pursuant to Idaho Code section 67-

6519(3), documentation and studies sufficient for County consideration of impacts related 
to transportation, the use and zoning of surrounding properties, and other impacts relevant 
and appropriate to the application. 

C. Public Notice  
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

D. Review Procedures  
All variance applications shall follow the review procedures set out in Section 4-2-E above. 

E. Review Criteria  
The recommendation of the Administrator and decision of the PZC of whether the applicant has 
made a showing of lawful Undue hardship, will be based on the following criteria: 

1. If the variance application relates to a public-school facility, that the subject property is 
appropriate for development allowed in the proposed Zoning District, including the impacts 
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authorized for review under Idaho Code section 67-6519(3). 
2. A literal interpretation of the provisions of the LDC would effectively deprive the applicant 

of rights commonly enjoyed by other properties of the Zoning District in which the property 
is located; 

3. Granting the requested variance will not confer upon the property of the applicant any 
special privileges that are denied to other properties of the Zoning District in which the 
property is located; 

4. The requested variance will be in harmony with the purpose and intent of the LDC and will 
not be injurious to the neighborhood or to the general welfare; 

5. The special circumstances are not the result of the actions of the applicant; 
6. The variance requested is the minimum variance that will make possible the proposed use 

of the land, building, or structure; 
7. The variance does not permit a use of land, buildings or structures, which are not permitted 

by right in the Zoning District or the LDC, including Chapter 5; 
8. Granting of the variance is not in conflict with the public interest; and 
9. The variance does not reduce the lot size below the minimum lot size allowed in the Zoning 

District, except as provided in section 1-8. 

F. Final Decision  
Following compliance with notice and hearing requirements, the PZC will make a final 
determination on the proposed variance and will issue a written decision reflecting that 
determination within 65 calendar days of its final hearing and decision. 

G. Expiration  
An approved variance expires 1 year after the approval date unless the applicant has filed a 
complete application for a building permit or made substantial progress towards development 
that does not require a building permit. 

4-10  Land Division Review   
A. Applicability 

1. Land division review, as provided in sections 4-10 through 4-15, is intended to ensure all 
subdivision and sale of land comply with applicable requirements of the LDC and Idaho 
Code. To the extent of any conflict, the Idaho Code prevails. 

2. Idaho Code Title 50, Chapter 13 defines “subdivision” as “A tract of land divided into five (5) 
or more lots, parcels, or sites for the purpose of sale or building development…”, but allows 
cities and counties to adopt their own definition of subdivision in lieu of the statutory 
definition. Teton County excludes from the definition of subdivision the following: 
a. Minor Plat Amendment   

An adjustment of lot lines in a recorded plat that does not reduce the area, frontage, 
width, depth, or building setback lines below the minimums required in the Zoning 
District.  

b. Boundary line adjustment  
The exchange of land for the purpose of straightening property boundaries or adding 
land to existing parcels by trade or sale that does not result in a change of the present 
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land use or in any way result in land parcels which do not meet existing zoning and 
other regulations.  

i. An allocation of interests in real estate in the settlement of an estate, or a court 
decree for the distribution of property interests, with the stipulation that the 
land is not physically divided, only that the ownership interests in the land are 
allocated to different owners. 

ii. Agricultural Land Division  
iii. Short Plat Land Division  
iv. The unwilling sale of land as a result of legal condemnation as defined and 

allowed in Idaho Code, and when the dedication of a right of way for public 
purposes is initiated by a public body. 

3. Land Division is required for any:  
a. Division of land into 2 or more parcels.  
b. The dedication of any road or alley through or along any tract of land except where the 

dedication is initiated at the request of a public body. 
c. Townhouse projects as permitted by Idaho law.  
d. Amendments of a previously divided parcel if it is considered a significant amendment 

as defined in Section 4-14. 

B. Eligible Applicants  
Any person, firm, corporation, or agency may initiate an application for Land Division review, 
provided they are the owner or the owner’s representative of the property for which the 
application is being submitted. 

C. Applicable Requirements 
With regard to the following requirements, provisions applicable to each category of land 
division are set forth in sections 4-11 through 4-14: 
1. Submittals; 
2. Notice and Requirements; 
3. Review Procedures; 
4. Review Criteria; 
5. Final Decision; and 
6. Expiration. 

4-11  Agricultural Land Divisions  
A. Applicability 

All existing parcels located in the RA-35, LA-35, and RR-20 Districts that meet minimum parcel 
size standards are eligible to divide for agricultural purposes without building rights. The 
minimum parcel size of all of the newly created parcels shall be no less than as required within 
the applicable Zoning District, according to the following table: 

Table 5. Agricultural Land Division Parcel requirements 
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 Zone Minimum Parent Parcel Size Minimum Size of all Resulting 
Parcels 

RA-35 280 acres 140 acres 

LA-35 280 acres 140 acres 

RR-20 160 acres 80 acres 

 
B. Submittals 

The following materials are required for a complete application for agricultural land divisions:  
1. A completed application form and required submittals;  
2. Two (2) copies of draft deeds (unrecorded) for each of the proposed new parcels that 

would be created providing the land division is approved, and  
3. Plat of survey created by a licensed land surveyor in the State of Idaho, showing the new 

land parcels.  
4. The deeds shall contain a notation clearly identifying the allocation of the residential 

entitlements, if any, among the resulting parcels. The survey shall also clearly identify to 
which parcels the residential entitlements, if any, are assigned. The documentation of 
allocation of residential units among resulting parcels may be accomplished either with 
notations on a plat map, or by deed restriction placed in the document of conveyance.  

5. Title history report. 

C. Public Notice 
At least fourteen (14) calendar days prior to issuing a written decision, the Administrator will 
have notice posted on the subject premises along each road frontage. Posting on the subject 
premises shall be per County issued, weather resistant sign. Posted notice will remain until a 
final decision is rendered. 

D. Review Procedures 
The procedures for review and approval of agricultural land divisions are as follows: 
1. Agricultural land divisions require a pre-application conference with the Administrator 

before submitting an application. 
2. Within fourteen (14) calendar days of receipt of a complete application for agricultural land 

division, the Administrator will distribute the application and other submittal materials for 
review by internal County and external agencies impacted by or which have jurisdiction 
related to the proposed development, including the County Assessor and fire marshal. 

3. Within forty-five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due.  

4. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will render 
a written decision to the applicant.  

E. Review Criteria 
The following criteria must be met for an agricultural land division to be approved by the 
Administrator: 
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1. The survey submitted by the applicant is deemed accurate and to meet the standards set 
forth in Idaho State Code by the Teton County Surveyor or approved agent. 

2. The proposed division will result in lots that all meet the minimum parcel size requirements 
in the zone, 140 acres in the RA-35 and LA-35 zone districts, and 80 acres in the RR-20 zone 
district; 

3. The plat of survey and deeds all document the allocation of residential density entitlement, 
if any;  

4. The division does not require the extension of public utilities (other than individual service 
lines) or other municipal facilities and no substantial alteration of existing utility 
installations is involved;  

5. The division does not require the dedication of public right of Way;  
6. The division does not require new public roads and each proposed parcel has approved 

access from an existing public road, or approved easement that contains the necessary 
right-of- way width; and 

7. Each proposed parcel meets all applicable requirements of the LDC, including those set 
forth in Chapter 6.  

F. Final Decision  
Final decisions are made by and must be reflected in a written decision issued by the 
Administrator. 

G. Expiration  
1. After an agricultural land division is approved by the Administrator, a Mylar copy of the plat 

of survey and all other required materials outlined above shall be submitted to the Planning 
Department prior to recording with the Teton County Clerk/Recorder.  

2. An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

4-12  Short Plat Land Divisions  
A. Generally 

1. The purpose of the short plat land division is to provide for a division of large, rural, 
unplatted parcels in the County, into four (4) or fewer parcels for residential use through a 
simplified process while meeting specific criteria, in order to allow for limited residential 
uses in agricultural areas in conjunction with on-going agricultural operations.  

2. Short plat land divisions can be utilized to create up to four (4) parcels from any existing 
parcel located in the RA-35, LA-35, RR-20, FH-10, FH-20, and RN-5 zone districts that has not 
been previously platted. The number of allowed parcels (existing and new) must comply 
with average density requirements in the Zone District Table, Section 2-1.  

3. Lands divided using short plat land divisions are not eligible for further division by the short 
plat process. This restriction shall be noted on the plat.  

4. The minimum resulting parcel sizes must also be in accordance with the minimum lot size of 
the underlying base Zoning District. These divisions may be utilized all at one time or spread 
out through time. A plat note is required indicating use of density allowance.  

5. If a property is located in an area of Natural Resource Overlay, the full subdivision process 
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shall apply.  

B. Submittals 
The following materials are required for a complete application for agricultural land divisions:  
1. A completed application form and required submittals;  
2. Two (2) copies of draft deeds (unrecorded) for each of the proposed new parcels that 

would be created providing the land division is approved, and  
3. Plat of survey created by a licensed land surveyor in the State of Idaho, showing the new 

land parcels.  
4. The deeds shall contain a notation clearly identifying the allocation of the residential 

entitlements, if any, among the resulting parcels. The survey shall also clearly identify to 
which parcels the residential entitlements, if any, are assigned. The documentation of 
allocation of residential units among resulting parcels must be accomplished with notations 
on a plat map, and by deed restriction placed in the document of conveyance.  

C. Public Notice 
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

D. Review Procedures  
The procedures for review and approval of short plat land divisions are as follows: 
1. Short plat land divisions require a pre-application conference with the Administrator before 

submitting an application. 
a. The PZC will review concept plan short plat applications. Public input will be solicited 
prior to the PZC hearing the proposal. 
b. Short Plat Subdivisions require a pre-application conference with the Administrator 
before submitting an application for concept plan. 
c. Within seven (7) calendar days of receipt of a complete short plat application, the 
Administrator will distribute the application and other submittal materials for review by 
internal County and external agencies impacted by or which have jurisdiction related to the 
proposed development, including the County Assessor and fire marshal. 
d. Within thirty (30) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due.  
e. Within seven (7) calendar days of the close of the agency comment period, or the 
resolution of any matters identified by a commenting agency, the Administrator will 
transmit the application and any County or other agency comments to the PZC for its review 
of the short plat.   

2. Within fourteen (14) calendar days of receipt of a complete application for agricultural land 
division, a short plat,  the Administrator will distribute the application and other submittal 
materials for review by internal County and external agencies impacted by or which have 
jurisdiction related to the proposed development, including the County Assessor and fire 
marshal. 

3. Within forty-five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due.  
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4. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will render 
a written decision to the applicant.  

E. Review Criteria  
The following criteria must be met for a short plat land division to be approved by the 
Administrator: 
1. The survey submitted by the applicant is deemed accurate and to meet the standards set 

forth in Idaho State Code by the Teton County Surveyor or approved agent. 
2. The plat of survey and deeds all document the allocation of residential density entitlement, 

if any;  
3. The proposed division does not create more than four total parcels or lots; 
4. The division does not require the extension of public utilities (other than individual service 

lines) or other municipal facilities and no substantial alteration of existing utility 
installations is involved; 

5. The division does not require the dedication of public right of way;  
6. The division does not require new public roads and each proposed lot fronts on an existing 

public road or easement that contains the necessary Right of Way width; and 
7. Each proposed lot or parcel meets all applicable requirements of this Code, including 

applicable minimum lot size.  
8. Each proposed parcel meets all applicable requirements of the LDC, including those set 

forth in Chapter 6.  

F. Final Decision  
Final decisions are made by and must be reflected in a written decision issued by the 
Administrator. 

G. Expiration  
1. After a short plat land division is approved by the Administrator PZC, and the technical 

survey review is completed,  a Mylar copy of the Map of survey and all other required 
materials outlined above shall be submitted to the Planning Department prior to recording 
with the Teton County Clerk/Recorder.  

2. An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

4-13  Subdivisions  
A. Applicability  

1. This section applies to all subdivisions of land undertaken after the effective date of the 
LDC. 

2. Full plat approval is a three-step process.  
a. Concept Plan 
b. Preliminary Plat 
c. Final Plat 
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B. Applicable Requirements and Procedures 
The following sections set forth the requirements for the following, for each step of the full plat 
approval process: 
1. Required Submittals 
2. Notice  
3. Review Procedure 
4. Review Criteria 
5. Final Decision 
6. Expiration 

C. Concept Plan  
1. Required Submittals 

a. A completed application form with materials requested on the application; 
b. Required fees; and 
c. Concept plan that depicts lots, infrastructure, open space, and public improvements. 

2. Notice  
a. At least fifteen (15) calendar days prior to the PZC’s review of a concept plan, if 

applicable, or of the rendering of the Administrator’s written comments or those of 
other agencies, the Administrator will have: 
i. Published of the nature of the concept plan and subdivision being proposed and the 

location of the application for review by interested parties in the official newspaper 
or paper of general circulation within Teton County; 

ii. Mailed to property owners and purchasers of record within three hundred (300) 
feet of the external boundaries of the subject parcel, in its current form at the time 
of application.  If notice would require mailings to 200 or more property owners or 
purchasers, the County may avail itself of alternative notice procedures provided by 
Idaho Code section 67-6511(b). 

iii. Mailed to irrigation districts, groundwater districts, Cary act operation companies, 
nonprofit irrigation entities, lateral ditch associations and drainage districts that 
have requested in writing to receive notice, pursuant to Idaho Code section 67-
6519.  Notice may be provided electronically by mutual agreement. 

b. At least seven (7) calendar days prior to the PZC’s consideration, the Administrator will 
post notice at the courthouse, on the County’s website, and on the subject premises. 
Posting on the subject premises shall be per County issued, weather resistant sign. 
Posted notice will remain until a final decision is rendered on the subdivision or until the 
expiration of a subdivision approval, which requires the review process to be restarted. 

3. Review Procedure  
a. The PZC will review concept plans. Public input will be solicited prior to the PZC hearing 

the proposal. 
b. Subdivisions require a pre-application conference with the Administrator before 

submitting an application for concept plan. 
c. Within seven (7) calendar days of receipt of a complete concept plan application, the 

Administrator will distribute the application and other submittal materials for review by 
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internal County and external agencies impacted by or which have jurisdiction related to 
the proposed development, including the County Assessor and fire marshal. 

d. Within thirty (30) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due.  

e. Within seven (7) calendar days of the close of the agency comment period, or the 
resolution of any matters identified by a commenting agency, the Administrator will 
transmit the application and any County or other agency comments to the PZC for its 
review of the concept plan.  

f. Within fifteen (15) calendar days of its meeting, the PZC and Administrator will 
assemble any additional comments on the concept plan and forward same to the 
applicant for consideration in developing its preliminary plat application. 

g. Approval of a concept plan does not constitute approval of a final plat. 
4. Review Criteria 

The comments of the Administrator, reviewing departments and agencies, and the PZC will 
be limited to those related to:  
a. The concept plan’s compliance with the policies of the comprehensive plan, the LDC, 

other County codes, including Chapter 6, Subdivision Development Standards; 
b. The requirements of the reviewing agencies or other jurisdictions providing public 

services to the proposed subdivision; and 
c. Other health, safety, or general welfare concerns that may be brought to the County’s 

attention. 
5. Final Decision 

a. Since the review process for concept plans does not result in a final decision or land 
entitlements, no written decision by the Administrator or PZC is provided. However, the 
record will indicate by motion of the PZC a determination that the matters related to 
the proposed subdivision are sufficiently addressed, such that application for 
preliminary plat approval is appropriate.  

b. Following approval of a concept plan, detailed plans, the plat, required studies and 
specifications for the installation of improvements required may be prepared and 
submitted. 

6. Expiration 
The application for preliminary plat must be submitted within nine (9) months of the date of 
the PZC’s meeting and determination. 

D. Preliminary Plat  
1. Required Submittals 

a. A complete application form; 
b. Required fees; and 
c. Plat created by a licensed land surveyor in the State of Idaho (All plats must include the 

minimum requirements set out in Idaho Statutes Section 50-1304, Essentials of Plats). 
d. Construction drawings (improvement plans), with proposed phasing, for public 

improvements in final and complete form, stamped by a licensed engineer in the State 
of Idaho. 
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e. Subdivision master plan (if there will be multiple phases): The subdivision master plan of 
the subdivision shall be recorded and shall be binding on the applicant and subsequent 
owners of the property. 

f. Development agreement. 
g. HOA covenants, conditions, and restrictions document. 
h. Any additional studies identified at concept plan. 

2. Notice 
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

3. Review Procedure 
a. All preliminary plat applications shall follow the noticing procedures set out in Section 4-

2-E above. 
b. No pre-application conference is required for preliminary plat applications. However, 

the Administrator will meet with the applicant upon request. 
4. Review Criteria 

The recommendations of the PZC and the determination by the BoCC on the preliminary 
plat will be related to:  
a. Those matters related to the preliminary plat’s compliance with the policies of the 

comprehensive plan, the LDC, other County codes, including Chapter 6, Subdivision 
Development Standards; 

b. The requirements of the reviewing agencies or other jurisdictions providing public 
services to the proposed subdivision; and 

c. Impacts presented from any studies requested related to natural resource overlays, 
economic impacts, or traffic studies.  

5. Final Decision 
a. Following notice and a hearing as required above, and following compliance with, 

below, the BoCC will issue a written decision.  
b. Following notice of a preliminary plat, and prior to receiving a written decision of 

preliminary plat approval to allow permits to be pulled and construction to start, the 
applicant will work with the County to ensure the following items are resolved: 

i. The Administrator will provide the applicant a copy of the plans stamped 
“Approved”. The approved set of plans must be on site at all times that 
improvements are being installed or constructed. 

ii. The applicant shall provide to the Planning Department copies of approvals or 
permits for any activity of the installation of improvements issued by any 
governmental agency, municipal corporation, or utility that has authority over 
these improvements or will take ownership thereof upon completion. Work 
shall conform to the conditions and requirements of these approvals or permits, 
and shall be completed and accepted prior to the recording of the record plat. 
Should work in accordance with these approvals necessitate changes to the final 
plat, those changes shall be completed, and approved by the BoCC, prior to 
recording the record plat. 
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iii. Record plat approval shall be contingent in part upon completion and 
acceptance by the County of all public improvements. 

iv. Minor revisions to an approved preliminary plat that reflect the same basic road 
and lot configurations as used for the original approval may be approved by the 
Administrator. 

v. Any request for a revision to an approved preliminary plat that increases the 
number of building sites, decreases the amount of common open space or alters 
a road or block pattern must be initiated and processed as a new application, as 
provided below. 

6. Expiration 
The application for final plat must be submitted within thirty six (36) twenty-four months of 
the date of the BoCC’s final decision on the preliminary plat. 

E. Final plat  
1. Required Submittals 

a. A completed application form; 
b. Required fees; 
c. Inspection reports form the applicant’s / developer’s Engineer; and  
d. The final plat(s) in accordance with Title 50 of the Idaho Code and this Chapter; 

2. Notice 
Public notice shall follow the noticing procedures set out in Section 4-2-D above. 

3. Review Procedure 
a. All final plat application shall follow the review procedures set out in Section 4-2-E 

above. 
b. Final plats require a pre-application conference with the Administrator before 

submitting an application. 
4. Approval Criteria 

The determination by the BoCC on the final plat will be limited to:  
a. Those matters related to the plat’s compliance with the LDC, other County codes, 

including Chapter 6, Subdivision Development Standards. 
b. The requirements of the reviewing agencies or other jurisdictions providing public 

services to the proposed subdivision; 
c. The plat’s substantial conformance with the approved preliminary plat; 
d. The Administrator may notify the applicant of any LDC or other County or agency 

requirements that have not been met, so that the application or final plat may be 
revised, consistent with the preliminary plat;  

e. Substantial conformance with the County’s applicable adopted plans and policies; 
f. The BoCC may also accept any proposed dedication of land or public improvements as 

part of approving a final plat. 
5. Final Decision 

a. The final plat must be signed by the Chair of the BoCC. 
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b. Only after final plat approval and recording of the final plat can lots be sold. 
6. Expiration 

A final plat that is approved and not recorded within six (6) months of the date of approval 
shall be considered expired and a new final plat application shall be required. 

4-14 Modifications to Previous Approvals 
A. Approval of Modifications Needed 

1. If an applicant wishes to modify an approval already granted, they must obtain approval for 
the modifications, as provided in this section. 

2. Requests for modification required a pre-application conference with the Administrator 
before submitting an application for modification. 

3. If an applicant seeks to modify an approval that is not identified in this section, they must 
submit a new application and follow the same procedure for the original approval. 

B. Retroactive Approvals to Correct Unauthorized Land Splits  
1. In an effort to correct previous land splits that were done as (a) agricultural splits without 

building permits, (b) deeded property that did not follow a division process, or (c) other 
splits that did not meet the ordinance requirements at the time, the Administrator may 
authorize a Boundary Line Adjustment, or Land Division approval that would correct the 
unauthorized action.  

2. The short plat land division or full subdivision process may need to be used to correct 
previous unauthorized land splits depending on number of unauthorized lots in the land 
split.  

3. The corrected lots must meet the standards of the LDC and would become eligible for 
building permits where they currently are not. 

C. Boundary Adjustment 
1. Purpose 

a. The purpose of the boundary adjustment is to provide a process to adjust or remove 
common property lines or boundaries between adjacent tracts or parcels that are not 
part of a recorded plat, for the purpose of accommodating a transfer of land, combining 
existing parcels, or rectifying a disputed property line location. 

2. Applicability  
a. The resulting adjustment shall not create any additional tracts or parcels and all 

reconfigured tracts or parcels shall contain sufficient area and dimension to meet 
minimum requirements for zoning and building purposes. 

b. This section also applies to requested modifications of the boundaries of the lots 
created from land divisions. 

3. Required Submittals  
The request for a boundary adjustment shall include: 
a. A complete application; 
b. Unrecorded, new legal descriptions for each parcel; 
c. Latest recorded deed to each property; 
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d. Designation of agent authorization form; 
e. Application page, complete and signed by all property owners; and 
f. Map of survey containing all the required items found in Idaho State Code §55-1906. 

4. Review Procedures 
a. Within fourteen (14) calendar days of receipt of a complete application for boundary 

line adjustment, the Administrator will distribute the application and other submittal 
materials for review by internal County and external agencies impacted by or which 
have jurisdiction related to the proposal, including the County Assessor and fire 
marshal. 

b. Within forty-five (45) calendar days of the day the application is transmitted, County 
and external agencies’ comments are due.  

c. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will 
render a final decision as provided below. 

5. Approval Criteria 
a. Conformance with underlying zone district. Each of the resulting parcels shall conform 

with the zoning district in which it is located, or the degree of nonconformity of either 
parcel shall not be increased, except for cases involving parcels that do not conform to 
the minimum lot size standards in Chapter 2. In such cases, one parcel may be made 
more non-compliant in order to make another parcel more compliant, provided the 
Administrator finds the adjustment increases compliance with the LDC and 
comprehensive plan. 

b. Buildability. The overall capability of the lots or parcels to safely accommodate 
development is not diminished, including providing needed land area for water supply 
and wastewater systems as determined by Eastern Idaho Public Health Department. 

c. There is no net increase in density. 
d. Adjustments between public and private land. The conveyance of a parcel from a public 

agency to a private party who owns land, which is contiguous to the conveyed public 
land, shall be treated as a boundary adjustment to the contiguous private land and not 
as the creation of a separate legal building site. 

6. Final Decision 
a. The Administrator will finalize and provide to the applicant a written decision on the 

application for boundary line adjustment. 
b. After a boundary adjustment is approved by the Administrator, and all fees paid, shall 

be recorded with the Teton County Clerk/Recorder. 
7. Expiration 

An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

D. Minor Modification of a plat (short plat or full subdivision) 
1. Purpose 

a. The purpose and intent of this section is to provide an efficient procedure for reviewing 
changes to previously recorded plats of subdivisions, or planned unit developments.  

2. Applicability 
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a. A proposed modification to an approved plat will be considered a minor change and 
therefore subject to this subsection where the proposed changes result in one or more 
of the following:  
i. Boundary line adjustments between lots within a subdivision, 

ii. Lot consolidations of two or more platted lots into fewer lots, 
iii. Changes to a master plan if they result in a reduction in density, 
iv. Adjustment of building envelopes that are not in a sensitive areas as identified by 

the Natural Resource Overlay Map, 
v. Other changes of similar magnitude and minimal direct impact as determined by the 

Administrator. 
b. All revisions must comply with all applicable current regulations.  
c. It may be unnecessary to duplicate studies and analyses that may have been required as 

part of the initial plat application and approval.  
d. Revisions must reduce the intrusion of development into sensitive natural areas of the 

County and reduce governmental costs associated with scattered development by 
expediting changes to recorded plats that reduce the number of vacant platted lots in 
the County. 

3. Required Submittals 
a. A complete application; 
b. Narrative explaining the changes that are being proposed; 
c. Plat labeled correctly as “Amended Final Plat”; 
d. Recorded documents labeled as “Amended”; and the following as applicable: 

i. Approval letter from Eastern Idaho Public Health, District 7; 
ii. Approval letter from Teton County Fire District; 

iii. Acceptance letter from city for sewer hookup from the providing community. 
4. Required Signatures 

a. Modification of open space, density, common area, road/Right of Way realignment, 
change of use, and similar changes, require all property owners in the platted 
subdivision to sign the amended plat and application. 

b. Changes to correct a property boundary, combining of lots, or changes on a single lot 
only require the property owner of the affected lots to sign the plat and application. 

5. Review Procedures  
Minor Modification applications shall be approved by the BoCC.   

a. Within fourteen (14) calendar days of receipt of a complete application for boundary 
line adjustment, the Administrator will distribute the application and other submittal 
materials for review by internal County and external agencies impacted by or which 
have jurisdiction related to the proposal, including the County Assessor and fire 
marshal. 

b. Within forty-five (45) calendar days of the day the application is transmitted, County 
and external agencies’ comments are due.  

c. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will 
render a final decision as provided below. 
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6. Review Criteria 
a. Any proposed changes shall comply with all applicable criteria and standards of the LDC 

or other County regulations, and conditions of approval established in the previous 
approval. 

b. Insignificant changes shall not reduce the area of designated open space or increase the 
number of lots. 

c. Insignificant changes shall not change the uses approved or the location of where 
certain uses are approved. 

d. Insignificant changes shall not increase or create new and potentially substantial direct 
or indirect impacts on the neighborhood, vicinity of the subdivision or overall 
community. 

7. Final Decision 
a. Following consideration of the request at a regularly scheduled meeting, and based on 

the criteria above, the BoCC will issue a written decision on the request for a Minor 
Modification of a Plat. (previously referenced boundary line adjustment. 

b. After a Minor Modification of a Plat is approved by the BoCC Administrator, and all fees 
paid, the plat shall be recorded with the Teton County Clerk/Recorder. 

8. Expiration 
An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

E. Major Modification of a Plat (short plat or full subdivision) 
1. Purpose 

a. The purpose and intent of this section is to provide an efficient procedure for reviewing 
changes to previously recorded plats of subdivisions or planned unit developments, or 
vacations to a previously recorded right-of-way or easement that do not fall under a 
minor amendment. 

2. Applicability  
a. A proposed modification to an approved plat will be considered a major change and 

therefore subject to this subsection where the proposed changes result in one or more 
of the following:  
i. Vacations of portions of a plat, except where platted open space acreage would be 

reduced in acreage, the value of the protected resource may be diminished or 
where land/easements are dedicated to the public. 

ii. Amendments to the recorded Master Plan that do not change use or density, 
iii. The re-arrangement or relocation of five (5) or fewer lots or buildings that does not 

encroach further into natural resource areas dedicated open space; 
iv. A boundary adjustment between a lot in a platted subdivision and an adjacent non- 

platted property; 
v. Minor changes to the layout of roads, utilities, or other facilities; 

vi. A reduction in the number of lots or parcels; 
vii. The re-arrangement or relocation of more than four (4) lots or parcels that does not 

encroach further into natural resource areas, open space, overlay areas, or move 
closer to neighboring property; 
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viii. Complete vacation of the plat; 
ix. An increase in the number of lots; 
x. The re-arrangement or relocation of lots that encroach further into natural resource 

areas, overlay areas, or move closer to neighboring property; 
xi. The relocation of parking facilities, buildings, or other elements of the development 

that encroach further into natural resource areas, overlay areas, or move closer to 
neighboring property; or 

xii. Addition or change in uses as identified in the original approval. 
3. Required Submittals 

a. A complete application; 
b. Narrative explaining the changes that are being proposed; 
c. Revised maps showing a proposed vacation or revision to the layout of lots or buildings 

and any reduction in the number of lots or buildings; 
d. Plat, if applicable, labeled correctly as “Amended Final Plat”; 
e. Recorded documents, if applicable, labeled as “Amended”; and the following as 

applicable: 
i. Approval letter from Eastern Idaho Public Health, District 7 

ii. Approval letter from Teton County Fire District 
iii. Acceptance letter from city for sewer hookup from the providing community, if 

applicable. 
4. Public Notice and Requirements  

Public notice shall follow the noticing procedures set out in Section 4-2-D above. 
5. Review Procedures 

Major Modification applications shall be approved by the BoCC through the review 
procedures set forth in Section 4-2-E.  

6. Review Criteria  
a. Any proposed changes to an easement, public right-of way, or planned unit 

development, shall comply with all applicable criteria and standards of the County 
regulations, and conditions of approval established in the previous approval. 

b. The subdivision master plan and plat for a subdivision or planned unit development, 
including the proposed changes, shall reduce governmental costs for operations and 
capital expenses. 

c. The revised plat or plan shall reduce the impact to neighboring properties. 
d. The revised plat or plan shall reduce the intrusion of development into areas identified 

on the County’s Natural Resource Overlay Map and updated identification of areas 
where indicator habitats and/or habitats for indicator species are found as documented 
by input that is accepted by the County from Idaho Department of Fish and Game or 
other qualified wildlife professionals. 

e. Review criteria applicable to a Major Modification to a preliminary or final plat include 
those applicable to the original approval process for the preliminary or final plat, 
respectively. 
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f. Any proposed changes to a plat, shall comply with all applicable criteria and standards 
of the current County regulations, and conditions of approval established in the 
previous approval. 

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

7. Final Decision 
Following consideration of the request at a regularly scheduled meeting, and based on the 
criteria above, the BoCC will issue a written decision on the request for a Major Modification 
of a Plat. 

8. Expiration 
An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

E. Modification of Special Use Approval 
1. If an applicant seeks to modify up to two (2) conditions of the initial special use approval, 

the PZC may approve the request at a regularly scheduled public meeting, if the following 
findings are made: 
a. The change in conditions will not result in demonstrable impacts on public service 

providers, neighborhoods, or surrounding property owners, beyond those present under 
the original approval; 

b. The change in conditions is within the criteria and conditions identified in Section 4-8 
and;  

c. The change in conditions does not increase the scale or intensity of the use, including as 
to height, bulk, density, or floor area. 

2. If the PZC finds the proposed modification of conditions approved by the BoCC cannot meet 
the criteria listed above, the modifications will be considered a major modification and 
require a new special use application review. 

3. Consideration of a minor modification of a special use approval, must be in conformance 
with the provisions of the LDC in effect at the time of the request for modification. 

4-15 Appeals and Reconsideration  
A. Applicability  

1. In addition to the remedies described in Section 1-7 of the LDC, this section provides the 
remedy of appeal from and requests for reconsideration of final decisions made by the 
Administrator, PZC, BoCC, or other County official. 

2. An applicant or an affected person may avail themselves of these administrative remedies in 
accordance with this section. 

3. An appeal of a decision will be reviewed by the PZC or BoCC, as specified in the table in 
Section 4-1. 

4. Appeals and requests for reconsideration must be filed with the Administrator within 
fourteen (14) calendar days of the date of a written decision. 
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5. Any applicant or affected person seeking judicial review of a written decision must first 
request reconsideration of the final decision as provided here. 

B. Submittals 
1. A notice of appeal or request for reconsideration must be filed on a completed application 

form provided by the Department. 
2. The application must include a narrative description of the basis for the appeal or request 

for reconsideration, including the specific deficiencies of the decision alleged by the 
applicant or affected person. 

C. Notice and Requirements  
1. Notice will be provided as required for the decision being Appealed from or being 

reconsidered.  
2. If no notice was required for the original decision, published notice will be provided in a 

newspaper of general circulation in Teton County, posted at the courthouse, and posted on 
the County’s website at least fifteen (15) days prior to the hearing. 

D. Procedures for Appeals and Requests for Reconsideration 
1. Following notice and a hearing, as required by law, the reviewing official or body may affirm, 

reverse or modify the original decision after verification of compliance with applicable 
procedural and LDC standards.  

2. A written decision shall be provided to the applicant or affected person within sixty (60) days 
of receipt of the completed appeal or request for reconsideration.   

3. Where no written decision on a request for reconsideration is issued to the applicant within 
sixty (60) days of receipt of the completed application, the request for reconsideration is 
deemed denied, without further action by the applicant or the County. 

110



 

Chapter 5 – General Development Standards   5-88 

CHAPTER 5 GENERAL DEVELOPMENT STANDARDS 

5-1 General  
5-1-1  Intent 

The purpose of this Chapter is to provide standards for development to protect the health, 
safety, and welfare of the community, as well as support the local economy and preserve the 
natural resources upon which it depends.  

5-1-2 Applicability 
A. This Chapter applies to all developments in Teton County per 5-1-3 to 5-1-4 herein. 
B. No buildings or structures over two hundred (200) square feet in floor area may be erected, 

constructed, moved, enlarged or structurally altered and no lots, parcels or development sites in 
whole or in part, may be developed until all required permits, plans, and specifications have 
been reviewed and approved by Teton County or other governmental approving agency as 
required. 

5-1-3 New Construction 
A. Applicability for New Construction 

1. Any new development, including but not limited to dwelling units, accessory buildings, and 
site grading that require a permit, must comply with this Chapter. 

2. Accessory structures that are under two hundred (200) square feet in floor area, personal 
residential landscaping, and similar improvements are exempt from permits but shall follow 
the general intent of this Chapter to ensure the health, safety and welfare of the 
community. 

5-1-4 Additions 
A. Applicability for Additions 

1. For cumulative addition(s) of up to fifty percent (50%) of the existing gross floor area or 
improved site area, only the addition is subject to this Chapter.  

2. For cumulative additions of fifty percent (50%) or more of the existing gross floor area or 
improved site area, the entire building or site shall comply with this Chapter.  

5-1-5 Maintenance and Repair 
Applicability for Maintenance and Repairs 
An existing building or site may be repaired, maintained, or modernized without conforming to 
this Chapter, provided there is no increase in gross floor area or improved site area. Building 
permit may still be required per Title 6, building regulations, of the Teton County Code. 
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5-1-6 Approval Mechanisms for Development Standards 
A. Table 6 lists all development standards from Chapters 5 & 6 and indicates the approval 

mechanism for each type of development. A site plan must be submitted with all permit 
applications. 

B. Site plan requirements 
1. Except as provided in 2. below, a site plan submitted with an application for approvals must 

contain: 
a. Property lines; 
b. Lot Area; 
c. Lot Coverage; 
d. Location of existing and proposed structures, including distances from other structures 

and property lines; 
e. Location, size, height, and gross floor area of existing and proposed structures;  
f. Existing and proposed natural and manmade features, such as wetlands, creeks, canals, 

rivers, and riparian areas; 
g. Setbacks required by the LDC or a state or federal authority;  
h. Existing and proposed easements;  
i. Drive approach and access point(s), with dimensions and radii shown; 
j. Delineation and width of internal circulation roadways; 
k. Existing and proposed vegetation and landscape materials and buffers;  
l. Location and type of existing and proposed exterior lighting; 
m. Distances between driveways and adjacent roads; 
n. Location of existing and proposed below- and above-ground utilities;  
o. Location and size of well and septic equipment and lines;  
p. Parking and loading areas, including dimensions and a summary of parking and loading 

spaces required by the LDC; 
q. Existing and proposed fences and walls; 
r. Adjacent roads, alleys, or other access abutting property with road names identified;  
s. Location and size of existing and proposed signage; 
t. Snow storage areas; and 
u. Distances from property lines, proposed structures and land uses of rivers, creeks, 

streams, ditches, and surface water present on the lot.  
v. Identification of sites and structures listed on State and National Resisters of Historic 

Places or on the Idaho Historic Sites Inventory. 
2. After assessing the nature of a proposed development activity or development site, the 

Administrator may require additional materials relevant to the proposed activity or site and 
necessary to establish compliance with applicable LDC approval criteria. Materials may 
include those illustrating development activities related to the following or to other matters 
subject to the requirements of Chapter 5 or 6 of the LDC: 
a. Grading;   
b. Drainage;  
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c. Erosion control; 
d. Fire lanes; 
e. Scenic Corridor Protection;  
f. Proximity to wildlife habitats, Natural Resource Overlays, or Wildland Urban Interface; 

and 
g. Nutrient Pathogen Evaluation. 

 

Table 6. Approval Vehicles for Development Standards  

 

Grading 
and 
Erosion 
Control  
Permit 

Building 
Permit 

Sign 
Permit 

Subdivision 
Plat 

Site Plan 
Review 

Chapter 5 General development Standards  
Grading for all development per 
applicability herein 

X    X 

Erosion and sediment control for 
all land disturbing activities 

X    X 

Stormwater management for 
development per applicability 
herein 

X    X 

Development on hillsides with 
slopes greater than 20% 

X    X 

Vegetation Management   X   X 
Wildlife Habitat Protection  X   X 
Riparian Buffers  X   X 
Scenic Corridor Protection  X   X 
Roads, Driveways, Parking, and 
Access 

X    X 

Buffers, Screening and Fencing  X   X 
Outdoor Lighting  X   X 
Signage   X  X 

Chapter 6 Subdivision Development Standards  
Subdivision Road Layout and 
Access 

X   X  

Utilities X   X  
Conservation Areas    X  
Nutrient Pathogen Evaluation    X  
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5-2 Grading and Drainage 
5-2-1 Grading Standards 

A. Intent 
It is the intent of this Section to ensure development, grading, and earthwork is completed in a 
safe and appropriate manner. 

B. Applicability  
1. Grading for all developments and development activity (roads, driveways, building sites, site 

clearing, landscaping, utilities, etc.) are required to meet the provisions of this Section. 
2. The following activities shall be exempt from the requirement to obtain a Grading Permit:  

a. Tilling and cultivation associated with existing agricultural operations occurring on 
natural slopes that are less than 30%. 

b. Earthmoving that occurs as emergency flood control measures. However, an after-the-
fact grading permit is required to document the grading and stabilization completed 
after the emergency has passed.  

c. Irrigation canal/ditch maintenance except where located within a FEMA designated 
floodplain. 

d. Maintenance of roads that does not impact alignment of the roadway or increase the 
elevation more than six inches (6)” from existing grade. 

e. Less than 1500 square feet of earthwork  
f. Development of an agricultural exempt building, as determined by the Building Official 

3. There shall be no development on slopes over thirty percent (30%). 

C. General Development Standards 
1. A Grading and Erosion Control Permit is required prior to the commencement of all land 

disturbing activities, unless explicitly exempted.  
2. Development shall be designed to minimize requirements for cut-and-fill that alters the 

natural terrain. 
3. Cut and fill slopes shall be graded to a slope no steeper than 2:1 or fifty percent (50%) to 

allow for permanent revegetation or landscaping, unless a retaining wall is used or a steeper 
slope is approved by the County Engineer. 

4. Grading shall be limited to that necessary for construction of the proposed physical 
development, including buildings, driveways, and limited yards, and shall be designed to 
blend with the natural terrain of the site when feasible. 

5. If natural drainage patterns are altered, then a stormwater drainage plan will be required to 
illustrate that the project will not adversely impact adjacent properties. 

6. Grades at the property line must match existing grade unless a grading easement is obtained 
from the adjoining landowner. 

7. Roads and driveways should be designed to: 
a. Conform to existing grades to the extent possible; 
b. Minimize the alteration of the physical and visual character of the property (e.g., large 

notches in ridgelines should be avoided); and 
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c. Retain natural landforms by using gentle horizontal and vertical curves in alignments. 

D. Grading and Erosion Control Permit application Requirements 
1. All Grading and Erosion Control Permit applications must be prepared by an Idaho 

Registered professional engineer or Landscape Architect and shall include the following: 
a. Complete application form. 
b. Application fee and refundable deposit per the Teton County official application and fee 

structure. Deposit will be returned to applicant once improvements have been officially 
inspected and accepted by Teton County. 

c. A written letter describing the purpose or type of grading proposed including but not 
limited to excavation, construction, roadways, driveways, septic systems or utilities. 

d. Site plan per requirements in Section 5-1-6. 
2. Additional information as applicable to the type of activity shall be submitted with the 

permit application per the following: 
a. A Grading Plan including existing and proposed contours, extent of grading limits, 

stockpile location, and revegetation methods for disturbed areas.  
b. An Erosion Control Plan including type and location of all required erosion control 

measures (silt fence, straw bales, detention basins, duff berms, etc). 
c. A Stormwater Drainage Plan that shows stormwater flow directions, inlets, outlets, 

catch basins, waterways, culverts, retention and detention basins, outlets to off-site 
facilities, off-site drainage facilities, and any other proposed drainage facility planned to 
accommodate stormwater runoff from the project site. 

d. A drainage report that describes and includes calculations for the design of the storm 
drainage system. 

e. A geotechnical report in conformance with Section 5-2-5 for slopes over fifteen percent 
(15%). 

5-2-2 Erosion and Sediment Control Standards 
A. Intent 

During and after construction, soil erosion and movement of sediments off-site is a source of 
pollution and can negatively impact nearby waterbodies. The intent of this Section is to provide 
guidelines for erosion and sediment control during construction grading activities.  

B. Applicability 
1. All development that includes land disturbing activities shall meet the standards in this 

Section. 
2. Construction activities that disturb an area of one acre or more or that are part of a larger 

common plan of development must also obtain a Construction General Permit (CGP) 
through the EPA in accordance with the National Pollutant Discharge Elimination System 
(NPDES) requirements.  
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C. General Development Standards 
1. Recommended technical guidance documents for erosion and sediment control design and 

Best Management Practices (BMP) selection can be found in the Catalog of Stormwater Best 
Management Practices for Idaho Cities and Counties by Idaho Department of Environmental 
Quality. 

2. Erosion and sediment control (BMP) measures shall be identified and shown on plans 
submitted with the Grading and Erosion Control Permit per Section 5-2-1.D. 

3. BMPs can be structural or non-structural and should include both source controls that keep 
pollutants out of stormwater runoff and treatment controls that temporarily store or treat 
stormwater runoff to remove pollutants.   

4. For developments that require a CGP, a Stormwater Pollution Prevention Plan (SWPPP) and 
copy of the Notice of Intent (NOI) must be prepared and provided to the County prior to any 
land disturbing activities. 

5. Requirements for SWPPPs can be found in the EPA’s Construction General Permit, latest 
edition.  

5-2-3 Stormwater Management Standards 
A. Intent 

Stormwater runoff from developed sites can contain pollutants such as sediment, nutrients, 
petroleum, oils, viruses, bacteria, heavy metals, and others. Impervious surfaces on developed 
sites also increase the volume and flow rate of stormwater runoff from the site. Stormwater is 
defined as both runoff from storm events and general runoff from snow melt and similar 
activities. The intent of this Section is to restore, protect, and maintain the chemical, physical, 
and biological integrity of County and State waters and to retain their beneficial uses. 

B. Applicability 
All development resulting in any or all of the following is required to meet the provisions of this 
Section: 
1. Impervious area of a lot, parcel or development site that is ten (10) percent or greater. 
2. Impervious area of a lot, parcel or development site that exceeds a half-acre in total. 
3. Site grading within one hundred (100) feet of the Teton River or wetlands delineated by U.S. 

Fish and Wildlife National Wetland Inventory boundary, and within fifty (50) feet of all other 
waterways. 

4. Site grading within twenty (20) feet of the property line. 
5. Any site or lot that alters the natural drainage patterns. 
6. All development in the IR zone. 

C. General Development Standards 
1. A Stormwater Drainage Plan is required to be submitted with the Grading and Erosion 

Control Permit per Section 5-2-1.D. 
2. Additional recommended technical guidance for the selection and design of permanent 

stormwater management facilities can be found in the Catalog of Stormwater Best 
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Management Practices for Idaho Cities and Counties (Catalog) by Idaho Department of 
Environmental Quality. The process to determine which Best Management Practices (BMPs) 
are appropriate to the site include: 

a. Evaluate site conditions 
b. Identify performance goals and regulatory considerations for the site 
c. Develop Conceptual Site Design 
d. Characterize stormwater flows 
e. Evaluate BMPs using Table 4.1 of the Catalog 
f. Develop final plans to incorporate BMPs  

D. Water Quality 
The 95th percentile rainfall event shall be managed on the developed site by using stormwater 
facilities that infiltrate, evapotranspire, and/or harvest and reuse rainwater. Facilities should be 
designed, constructed, and maintained to manage one hundred percent (100%) of the 95th 
percentile rainfall event on site and shall not be allowed to discharge offsite to surface waters. 

1. The 95th percentile rainfall event, also known as the Water Quality Capture Volume 
(WQCV), for Teton County is 0.65-inches falling over a 24-hour period based on the period 
of record from 1927 to 1982 for the Driggs rain gauge (USC00102676). Thus, 95% of daily 
storm events are estimated to have a depth of 0.65-inches or less. 

2. Total runoff volume from a site should be determined using the Direct Determination 
Method, which takes into account rainfall, depression storage, and infiltration. The 
hydrologic soil group from the site should be used to determine estimated infiltration on the 
site. 

3. Examples of stormwater facilities that can be used to manage and infiltrate the WQCV 
include, but are not limited to, bio-retention areas, stormwater planter boxes, vegetated 
swales, infiltration trenches, infiltration wells, permeable pavements, cisterns and rainwater 
harvesting systems, and green roofs. 

E. Conveyance and Detention Systems 
1. Minor drainage conveyances include culverts, pipes, and inlets. Minor conveyance systems 

are to accommodate peak flow from the 10-year storm event.  
2. Major drainage conveyance systems include detention basins, roads, and open channels, and 

are to accommodate peak flow from the 100-year storm event. Adequate spillway provisions 
must be provided to pass stormwater runoff in excess of the 100-year storm event.  

3. The runoff flow rate, velocity, and volume post-development shall be equal to or less than 
the pre-development runoff flow rate and volume for the 10-year and 100-year event. If this 
condition cannot be met, special approval must be obtained by the County Public Works 
Director, and the applicant must show that all downstream facilities are adequate to convey 
the post-development flows. 
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4. The Rational Method or the USDA Natural Resource Conservation Service Curve Number 
approach may be used to determine peak flow rates for the 10-year and 100-year storm 
events. 

F. Irrigation Ditches and Pipelines 
1. The discharge of storm water into irrigation ditches and pipelines shall not be allowed. If an 

irrigation ditch is to be used as a storm water receptor, DEQ will need to review for impacts 
to water quality and a written agreement must be secured between the applicant and the 
ditch company and provided to the County stating that the ditch company will accept 
responsibility for receiving stormwater runoff. 

G. Offsite Flows 
1. No land disturbance activity shall result in the impounding of surface water on property 

other than the applicant’s unless the applicant obtains an easement or a license for that 
purpose. 

2. Public water shall not be discharged onto or through private property without the 
appropriate easement. An easement with the right of access shall be provided whenever 
conveyance systems are constructed in lands of private ownership. A minimum easement 
width of twenty (20) feet centered on the drain or ditch is required. The width may be in 
excess of the minimum when situations require. 

3. In the event that proposed construction shall direct surface or stormwater runoff to 
properties or facilities owned and maintained by agents other than the property owner, 
written proof of permission, or approval from these agents must be provided prior to 
acceptance of drainage plans. 
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5-2-4 Construction in Irrigation Districts 
A. Pursuant to section 42-1209 of the Idaho Code, no construction improvement or use of any kind 

shall be permitted when either the improvement or use, or the access to the improvement or 
use shall be upon, over or along, or impinge upon an irrigation district, a Carey act operating 
company, a nonprofit irrigation entity, a lateral ditch association, or drainage district right of 
way or easement, unless there is first obtained written consent from the affected entity. 

B. The applicant shall investigate the existing and proposed use of any irrigation ditch within the 
project limits to determine if they are to be perpetuated. If the irrigation system is to remain, 
the applicant is responsible for contacting the water right holders or ditch company to obtain 
their requirements for protection of the irrigation system. 

C. Underground utilities that cross irrigation ditches and pipelines must be marked with permanent 
fiberglass marking posts located fifteen feet (15’) each side of the ditch measured from the 
center of the ditch. Posts should be colored blue for water lines and green for sewer lines. 

5-2-5 Steep Slopes Protection Standards 
A. Intent 

The intent of this Section is to provide for safety and property protection through responsible 
development on potentially dangerous hillsides. 

B. Applicability 
This Section applies to all property located in Teton County where grading, excavation, or 
development is proposed on hillsides with slopes greater than twenty percent (20%).  

C. General Development Standards 
In addition to the grading development standards in Section 5-2-1, the following applies to steep 
slopes: 
1. Any retaining wall over four feet (4’) tall (from the bottom of the footing) will require a 

building permit and must be designed by a licensed professional engineer.  
2. No physical development shall be permitted on natural slopes in excess of thirty percent 

(30%), with the exception of essential access for vehicles and/or utilities when no other 
alternative access exists which shall comply with the International Building Code as adopted 
by Teton County in Title 6. 

3. Building envelopes shall be located to avoid existing rock outcroppings to the extent 
feasible. 

4. Slope stabilization measures shall be utilized. 
5. A site plan showing accurate topographic data shall be submitted as part of a Grading and 

Erosion Control Permit per 5-2-1.D 

5-2-6 Geotechnical Analysis 
A. Intent 

The intent of this Section is to identify any geologic hazards or soil conditions which may cause 
injury to persons or injury or damage to improvements which may be constructed, such as 
buildings, water lines, sewer lines, and roads. 
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B. Applicability 
These requirements apply to all developments where the following project conditions exist: 

1. Proposed physical development on natural slopes greater than thirty percent (30%).  
2. Proposed cut or fill slopes steeper than 2:1 or fifty percent (50%). 
3. Soil or rock cuts or fills where the maximum height of cut or fill exceeds fifty (50) feet, or 

the cuts or fills are located in topography and/or geological units with known stability 
problems. 

4. Proposed retaining walls with a maximum height at any point along the length that 
exceeds thirty (30) feet.  

5. Unusual Geotechnical Features such as: 
a. Embankment construction on a weak and compressible foundation material or fills 

constructed using degradable shale; 
b. Geotextile soil reinforcement, permanent ground anchors, wick drains, ground 

improvement technologies; or 
c. Experimental retaining wall systems, or pile foundations where dense soils are 

present. 

C. General Development Standards 
A geotechnical analysis and report with supporting data for the proposed project shall be 
prepared and stamped by a professional engineer and submitted with the Grading and Erosion 
Control Permit. 

5-3 Vegetation Management 
5-3-1  Intent 

It is the intent of this Section to prevent unnecessary spread of noxious weeds, stabilize slopes, 
prevent erosion, and maintain water quality. 

5-3-2  Applicability  
All development and development activity in the County is required to meet the provisions of 
this Section. 

5-3-3 General Standards 
A. All commercial and industrial development listed as a permitted use per Chapter 3 of the LDC 

shall submit a landscape plan with a building permit. 
B. All commercial and industrial development applications subject to final decision by the 

Administrator per Section 4-3 of the LDC shall submit a landscape plan as part of the site plan 
requirements of the Administrative application. 

C. All subdivisions shall submit a Landscape Plan as part of the Construction Drawings 
requirements of the preliminary plat application. 

D. Landowners and developers are required to control invasive and noxious weeds (see the Idaho 
Noxious Weed List) on their site. Where noxious or invasive weeds exist on the site, the 
developer must remove them prior to beginning construction, and re-vegetate the area within 
one (1) year. Where an infestation affects more than one (1) acre of land and immediate control 
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is not feasible, a long-term vegetation management plan must be developed with and approved 
by the Teton County Weeds Superintendent. 

E. All disturbed areas that are not covered with new improvements must be successfully re-
vegetated with a mix of native, or adapted, and drought tolerant grasses, ground covers, trees, 
and/or shrubs to stabilize slopes, prevent soil erosion, and prevent invasion of weeds. 

F. Plant varieties selected for natural areas should be native, or adapted, and drought tolerant and 
appropriate for USDA designated hardiness zones 4 or below. Plant varieties should be selected 
based on the natural conditions at the site and grouped together based on water, sun, and other 
similar needs. Plants should be able to survive on natural rainfall once established with no loss 
of health. 

G. Noxious and invasive plants per the Idaho Noxious Weed List shall not be used. 
H. If turf is used, turf areas should be a drought tolerant and/or adapted sod or seed mix that is 

appropriate to the natural conditions found at the site.  
I. Lawn and ornamental plantings may be non-native, but they must not be invasive in natural 

areas. 
J. Landscaping and vegetation shall comply with the utility company requirements within utility 

easements. 
K. Any pesticide, herbicide, or fertilizer application shall be in accordance with US EPA label 

restrictions and manufacturers recommendations. 
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5-4 Natural Resource Protection 
5-4-1 Wildlife Habitat Protection 

A. Intent 
The intent of this Section is to maintain healthy populations of native wildlife species by 
protecting the habitat utilized by indicator species to ensure the long-term viability of the 
habitat. Teton County is located within the Greater Yellowstone Ecosystem, and, thus, wildlife 
and natural resources are an essential component of the character and economy of the 
community. 

B. Applicability 
1. This section applies to all new development within Teton County that is within areas 

identified as significant wildlife habitat per the County’s Natural Resource Overlay Map. The 
Natural Resource Overlay Map identifies the general areas where the most important and 
sensitive natural resources are located in the County. These areas are most likely to include 
indicator habitats for indicator species as listed in Sections 5-4-1-C and 5-4-1-D below. The 
Natural Resource Overlay Map may be updated to reflect new, credible information that is 
provided to the County. 

2. Idaho Department of Fish and Game may identify additional sensitive wildlife habitats 
outside of the Natural Resource Overlay Map as a result of ongoing wildlife research. Such 
areas may be considered on a case-by-case basis. 

3. Agricultural operations are exempt from meeting the requirements of this section. 

C. Indicator Species 
Indicator species are species whose presence, absence, or relative well-being is a sign of the 
overall health of its ecosystem. They also may have significant biological, ecological, economic, 
educational, and aesthetic values. The following are considered indicator species in Teton 
County, based on A Summary of Key Fish and Wildlife Resources of Low Elevation Lands in Teton 
County, Idaho, dated April 13, 2022: 
1. Columbian Sharp-Tailed grouse 
2. Bald Eagle 
3. Grizzly Bear 
4. Rocky Mountain Elk 
5. Mule Deer 
6. Moose 
7. Trumpeter Swan 
8. Greater Sandhill Crane 
9. Long-billed Curlew 
10. Yellowstone Cutthroat Trout 
11. Any Federally Listed Threatened or Endangered Species 
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D. Indicator Habitats 
The following vegetation communities are considered indicator habitats for the indicator species 
in Teton County, based on A Summary of Key Fish and Wildlife Resources of Low Elevation Lands 
in Teton County, Idaho", dated April 29, 2022. Where present, the following indicator habitats 
shall be identified and shown on the proposed site plan.  
1. Emergent Wetlands 
2. Willow Riparian 
3. Forested Riparian 
4. Aspen 
5. Conifer Forest 
6. Shrubland 
7. Grassland 
8. NRCS Conservation Reserve Program Grassland 
9. Documented wildlife migration corridors 

E. General Development Standards 
All development proposed within wildlife habitat, range, breeding grounds, and migration 
corridors as identified on the Teton County Natural Resource Overlay Map and updated 
identification of areas where indicator habitats and/or habitats for indicator species are found 
as documented by input that is accepted by the County from Idaho Department of Fish and 
Game or other qualified wildlife professionals is subject to site plan review to ensure that the 
location of proposed development or use avoids or mitigates impacts to indicator species and 
indicator habitats to the extent practical, given the size and location of the development 
property.  
1. The location of proposed development shall:  

a. Reduce fragmentation of functional, intact areas of native vegetation and indicator 
habitat. Priority habitats shall include: Lower Teton River canyonlands including lower 
Badger and Bitch Creeks; forested foothills along the public land boundary (Teton Front, 
Horseshoe Canyon, Northeast foothill, etc.); Teton River corridor (valley reach); fluvial 
cottonwood corridors; and large wetland complexes on the east side of Teton River; 

b. Avoid locations that affect landscape elements such as unique rock formations, 
sheltered draws, drainage ways, or riparian corridors; and 

c. Maintain connectivity among fish and wildlife habitats and protect sensitive fish and 
wildlife habitats use for travel, foraging, reproduction, shelter, and security.  

2. If impacts cannot be avoided as specified in Section 5-4-1-E, the lost habitat shall be 
mitigated by replacing it with similar vegetation communities at a one to one (1:1) ratio. The 
replacement ratio shall be higher within a half mile of riparian areas and equal a two-to-one 
(2:1) ratio or replacement of two vegetative components for every one that is removed. 
a. Verification of vegetative establishment will be the responsibility of a County appointed 

Natural Resource Specialist. 
3. Identification of indicator habitats, wildlife migration corridors, wildlife breeding areas, and 

big game wintering habitat may be determined by a qualified professional who has 
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demonstrated appropriate expertise in the fields of resource biology, fish and wildlife 
management, and similar disciplines.  

4. Perimeter fencing shall be well maintained and wildlife friendly per suggested details 
provided by Idaho Fish and Game or the Natural Resource Conservation Service as 
appropriate to the type of wildlife identified and the following shall apply: 
a. This requirement does not apply to privacy fencing used to enclose the living space 

immediately adjacent to a dwelling unit (i.e., dog runs, fenced in gardens and play areas 
within three hundred feet (300’) of the dwelling unit). 

5-4-2 Riparian Buffers 
A. Intent 

Riparian areas are located along the banks and margins of rivers, streams, creeks, ponds, and 
other water bodies. Riparian zones and the plant communities within them provide habitat for 
wildlife, shading for fish, areas to attenuate floods, and water quality enhancement. The intent 
of this Section is to protect and maintain riparian areas in Teton County.  

B. Applicability 
This Section applies to new development and development activity on sites that contain riparian 
features. This includes riparian areas associated with wetlands, the Teton River, tributary 
streams and creeks, and lakes and ponds.   

C. Setback Requirement 
All physical development, development activity and use, except those specified in Section 5-4-2-
D, is required to be set back from specified resources as shown in Table 7. The area within the 
setback is defined as the Riparian buffer.  

Table7. Riparian Buffers   

Resource Setback Distance (A) Measured From (B) 
Teton River 100' Ordinary high water mark  
Stream or Creek 50’ Ordinary high water mark 
Wetland 1 100’ U.S. Fish and Wildlife National Wetland 

Inventory boundary 
Wetland 2 50’ Site specific wetland delineation approved 

by U.S. Army Corps of Engineers 
Lake or Pond 50’ Ordinary high water mark  
 

D. Development Allowed in Riparian buffers 
The following uses are allowed in a Riparian buffer to enhance the flood protection function and 
provide for long-term bank stabilization:  
1. Planting of native riparian vegetation with handheld equipment. 
2. Maintenance of existing plant material. 
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3. Management activities such as removal of hazardous fallen trees or branches. Those that do 
not pose a risk to human health and safety shall remain in place as they are beneficial for 
wildlife and fisheries. 

4. Emergency bank stabilization. 
5. Control of noxious weeds provided chemical control methods are in accordance with US EPA 

label restrictions and only by handheld sprayers. 
6. Agricultural operations with no disturbance within ten feet (10’) of any stream bank. 
7. Electric, natural gas, cable communications and telephone utility related activities within an 

existing easement. 

E. Development Prohibited in Riparian buffers 
The following development and activities are prohibited in a Riparian buffer: 
1. Construction of physical development in a riparian buffer except as allowed in Section 5-4-2-

D above. 
2. Fertilizer, herbicide, and pesticide application, except as needed for approved restoration or 

re-vegetation. 
3. Grading that interrupts diffuse flow within the riparian buffer. 
4. Septic tank drain fields. 
5. Driveways and road crossings are prohibited unless there is no other alternative in which 

case driveways shall be not disturb more than twenty (20) feet in width and road crossings 
shall bridge the primary riparian area. 

6. Accessory structures are prohibited unless for agricultural purposes if no other alternative 
exists. 

F. General Development Standards 
The following standards apply to allowed development and development activity within Riparian 
buffers:  
1. The water body, its associated riparian plant community, and applicable riparian setbacks 

must be identified and shown on the site plan. 
2. The area of the proposed development within the Riparian buffer must be identified and 

shown on the site plan. 
3. Development should incorporate stable, native vegetation as required per Section 5-3. 
4. All development shall be designed to:  

a. Maintain existing vegetation, 
b. Avoid adverse effects on aquatic life and habitat, and vegetation used for terrestrial 

wildlife,  
c. Prevent the movement of sediment, nutrients, and other pollutants,  
d. Minimize soil disturbance, and  
e. Protect against soil erosion.  

5. Diffuse flow of stormwater runoff must be maintained in the Riparian buffer by: 
a. Dispersing concentrated flow prior to its entry into the buffer, and 
b. Reestablishing vegetation. 
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i. Will require a planting plan with maintenance and monitoring plan 
ii. Verification of vegetative establishment will be the responsibility of a County 

appointed Natural Resource Specialist. 
6. Bridges should be used for riparian buffer crossings. If culverts are utilized, they should be 

designed to minimize impacts to fish passage and shall be approved and permitted by ACE, 
Idaho Fish and Game, and Idaho department of Water Resources. 

5-4-3 Wildfire Hazard Areas 
A. Intent 

To protect the health and safety of structures in high-risk wildfire areas. 

B. Applicability 
These standards apply to all development within areas of high wildfire risk as identified on the 
County’s Wildlife Hazard Overlay (WHO) Map. 

C. Development of principal and accessory structures in areas with high risk of wildfire, as 
identified by the WHO, shall be located within two hundred feet (200’) of the primary access 
roadway to provide safe and efficient access for wildfire protection.  

Location of Structures in High Wildfire Risk Areas 

 
D. A plan for management of vegetation and defensible space shall be submitted with site plans for 

all principal building construction.  

E. Fuel breaks shall be implemented along access roads, driveways and subdivision boundaries. 
The fuel break shall be a minimum of ten feet (10’) wide. Plant material shall be no taller than 
four inches (4”) in the fuel break and trees limbed up to a minimum height of ten feet (10’) 
above the ground. 
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F. Defensible space shall be provided around principal structure per the International Wildland 
Urban Interface Code (general image included below).  

 

5-5 Scenic Resource Protection 
5-5-1  Intent 

The intent of this section is to maintain Teton County’s scenic resources along highway corridors 
by ensuring that the location, scale, and appearance of buildings, structures, and development 
preserves the rural character of the area by limiting visual intrusion viewed from the four 
designated roadways as described below, retaining long vistas of the mountains and fields, and 
preserving existing native vegetation. 

5-5-2 Applicability 
These standards apply to all applications and permits for physical development located within 
five hundred (500) feet of Idaho State Highways 31, 32, and 33 and Ski Hill Road within Teton 
County. Permits to develop within the Scenic Corridor may be approved administratively if all 
development standards are met. At the discretion of the Planning Administrator, any 
applications that do not fully meet standards will require a public meeting to review the 
application with the Planning and Zoning Commission who will act as the decision-making body.  
 

5-5-3 Resource Areas 
A. Type 1 Resources 

Type 1 resources exist where lands have been previously disturbed and developed but are still 
important to the character of Teton County. Type 1 resources exist along Idaho State Highway 
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33 between the City of Victor and the City of Driggs and Ski Hill Road from along Idaho State 
Highway 33 to the Wyoming State Line.  

B. Type 2 Resources 
Type 2 scenic resources are located along Idaho State Highways 32 and 33 between the 
Wyoming State Line and the City of Victor and between City of Driggs and northern Teton 
County Line, as well as along Idaho State Highway 31 from the County line to County Road S 
2000W. These are the most iconic views related to the character and economy of Teton County. 
Type 2 resources include long vistas of mountains and fields and uninterrupted natural skylines.  

5-5-4 Type 1 Resource Development Standards 
 

A. Physical development (including new buildings and existing buildings being replaced) shall be 
sited from the right-of-way of the state highway per Table 8 below. 

B. Physical development shall be located to maintain open space in relation to the scenic view 
being regulated. Development should be located at the rear or side edges of an open meadow or 
pasture, or at the foot of a hill or ridge (provided it is not in danger of slope failure), rather than 
in the middle of a meadow, pasture, or hillside. 

C. Existing buildings that encroach upon the dimensions shown in Table 8 shall not perform any 
repairs, additions or replacements of any portion of the building that will encroach any further 
into the standards in Table 8 than the existing condition. 
 

D. Submittals 
a. a. Site plan including:  

i. All proposed and existing structures, 
ii. Setback from right-of-way of state highway or Ski Hill Road shall be clearly 

labeled, 
iii. Building envelopes, 
iv. Existing and proposed off-street parking areas, 
v. Exterior elevations of primary structures visible from state highway or Ski Hill 

Road, 
vi. Description of building materials. 

b. Complete application  
c. Latest recorded deed to the property 
d. Affidavit of Legal Interest (if applicable)  
e. Submit a detailed landscaping plan along with application materials in efforts to limiting 

visual intrusion from the highway. 
i. Height of landscaping must meet at least half of the height of proposed 

structure. 
ii. ii. Label/list all plant species (preferably native plants). 
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Table 8. Type 2 Resource Development Standard Setbacks 

 Option 1 Option 2 Option 3 Option 4 Option 5 
Building 

A. Height (max) Max per zone 
district 

25' 27’ 20' 24’ 14’ 21’ 14’  18’ 

B. Distance from 
highway right-of-way 450' 350' 250' 150' 100’ 

Parking 
Front 
Max pavement depth 

120' 90’' 60' 40’ -- 

Rear Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

 
Type 2 Resource Development Standard Setbacks Illustrated 

 
 

5-5-5 Type 2 Resource Development Standards 
A. In addition to all Type 1 Resource Development Standards, the following shall apply to Type 2 

Resource Areas: 
1. Highly reflective roof materials shall not be used, unless the materials are treated to 

eliminate reflection. 
2. If berms are used to screen structures located within a meadow or pasture, they shall be 

setback at least fifty feet (50’) from the right-of-way with the side of the berm exposed from 
designated scenic roads shall rise at no greater than a five percent (5%) grade to appear as a 
naturally occurring extension of the existing topography. Berms must be planted in native 
vegetation. 

3. Revegetation of Disturbed Areas. Lands disturbed by earth moving or berms shall be 
revegetated per Section 5-3 of the LDC. 
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5-5-6 Ridgeline Protection 
A. Physical development shall not breach ridgelines as viewed from State Highways. 
B. If a breach of the ridgeline is unavoidable, a visual resource analysis shall be submitted for 

review to demonstrate and document the visual impact of the proposed development on 
surrounding designated scenic corridors and viewpoints. The analysis shall show the following: 
1. In accurate perspective format, illustrate what portions of the points along the scenic 

corridor or from critical viewpoints. 
2. Multiple perspectives may be required along scenic corridors to accurately reflect the 

appearance of the development as the viewpoint is moved along the corridor. 
3. The visual resource analysis shall contain a visual analysis narrative, photographic simulation 

or other comparable visual analysis of the proposed development, compare the visual 
impacts of alternative site designs, if any, and include plans identifying how the proposal 
complies with the standards of this Section. 

5-6 Driveways, Parking, and Access 
5-6-1 Intent 

This Section establishes standards for driveways, parking, and access for all development. The 
standards are intended to ensure safe access is provided for vehicles and pedestrians and an 
adequate supply of parking is available within a reasonable distance of development. 

5-6-2 Driveways  
A. Applicability 

All new building or site improvements must comply with this Section by way of a driveway or 
right-of-way access permit from the County Public Works Department. 

B. Encroachments and Access Points 
1. A driveway access from a public road shall be provided to serve two parcels or less. No open 

or continuous access along a public road is allowed. All points of access that do not conform 
to these standards shall be brought into conformance at such time that a building permit, or 
Grading and Erosion Control Permit is applied for with Teton County.  

2. Unless approved or required by the Public Works Director, the driveway for a corner lot 
must connect to the road with the lower roadway classification. 

3. Unless otherwise approved or required by the Public Works Director, a lot or parcel is only 
allowed one driveway access to a public road.  

4. When allowed, driveways on the same property and same road frontage must be spaced in 
accordance with the spacing, speed limit, and sight distance standards identified by the 
Public Works Director. 

5. Driveways may be no closer than 50 feet (50’) from the intersection of two road rights-of-
way, measured from the centerline of the driveway. 

C. Shared Access 

130



 

Chapter 5 – General Development Standards   5-108 

Property owners who establish a shared-access driveway must record an easement allowing 
shared access to and from the properties served by the shared-access driveway and record a 
joint maintenance agreement defining the maintenance responsibilities of each property owner. 

D. Driveway Dimensions 
Driveways must meet the dimensional standards shown in Table 9. Additionally, the following 
shall apply: 
1. Driveways in excess of one hundred fifty feet (150’) in length shall provide a driveway 

turnaround or pullouts per Public Works Standards, and 
2. Driveways in excess of four hundred feet (400’) in length shall provide pullouts every four 

hundred feet (400’) per Public Works standards. 

Table 9. Driveway Dimensions 

Driveway Type   Width (max) Curb Radius (min) 
Residential 12’ 24’ 15’ 
Public/Commercial: one-way 12’ 18’ 15’ 
Public/Commercial: two-way 24’ 32’ 15’ 
Industrial 30’ 40’ 30’ 

    
5-6-3 Parking  

A. Applicability 
All new building or site improvement must comply with this Section to ensure parking is located 
in designated parking areas on-site and not in the public right-of-way. Agricultural operations 
shall be exempt from parking requirements other than those with an agritourism use. 

B. Minimum Parking Requirements 
1. The minimum number of vehicular parking spaces required is shown in Table 10. Where a 

use is not listed or only a broad use category is shown, the Planning Administrator is 
responsible for categorizing the use in accordance with Chapter 3. 

2. Unless otherwise noted, the parking requirement is based on the gross floor area of the 
building or portion of the building devoted to the particular use specified. 

Table 10. Vehicular Parking Requirements 

Use Required Spaces (min) 
Dwelling Unit 2 per unit 
Group Residence 1 per employee (based on 

number of employees on 
site at any one time) plus 
0.5 per resident 

Agricultural Uses No minimum 
Public Uses (other than Schools as detailed 
below) 

1 per 1,000 square feet  
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Secondary Schools 1 per employee plus 1 per 5 
students 

Commercial uses 2 per 1,000 SF 
Overnight Lodging 1 per bedroom 
Recreation Uses (unless otherwise specified in 
Chapter 3) 

1 per every 2 employees 
plus 1 per every 4 users the 
facility can accommodate 

Industrial Uses 1 per every 2 employees  
 

3. For industrial and commercial uses with vehicle parking, accessible parking spaces must 
also be provided in accordance with the requirements of the Americans with Disabilities 
Act (ADA). 

4. For a change in use where the number of existing parking spaces exceeds the maximum 
number of allowed parking spaces for the proposed use, the additional parking spaces may 
remain in place, at the applicant's discretion. Where the number of existing parking spaces 
is less than the minimum number of required parking spaces for the proposed use, the 
additional parking spaces shall be installed. 

C. Parking Access and Layout  
1. All vehicle parking must have direct access to a public right-of-way. 
2. All vehicle parking areas must be designed to allow vehicles to enter and exit in a forward 

motion, except for parking associated with a primary dwelling unit.  
3. All vehicle parking must be designed so that vehicles enter or leave a parking space without 

having to move any other vehicle. 
4. All vehicle parking must be arranged so that no vehicle is forced onto any public road, to 

gain access from one parking aisle to another parking aisle. 
5. Locations for snow storage must be provided and can be in conjunction with required 

landscape areas. 

Parking Lot Layout Exhibit 
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D. Parking Lot Landscaping 
For parking lots with twenty (20) or more parking spaces, the parking lot area must be 
landscaped with the following: 
1. Interior islands provided every twenty (20) spaces. 
2. Islands shall be a minimum of five (5) feet in width and contain: 

a. One (1) shade tree when abutting a single row, or 
b. Two (2) shade trees when abutting a double row.  

3. Perimeter landscaping shall be provided per Section 5-7-3. 
4. Landscape areas may be designed as stormwater facilities and snow storage facilities. 

E. Parking Lot Lighting 
Lighting used to illuminate vehicular parking shall not exceed twenty feet (20’) in height and 
shall comply with all requirements of in Section 5-8 of the LDC. 

F. Parking Space and Aisle Dimensions  
Vehicular parking lots must meet the following dimensions shown in Table 11. The minimum 
size of a gravel parking area shall be 10% larger than required of a paved area. Parking spaces 
and drive aisles using dimensions other than those specified may be approved if prepared and 
stamped by a Registered Engineer in the State of Idaho, with expertise in parking lot design, 
subject to approval of the Planning Administrator. 

 

Table 11. Minimum Parking Lot Dimensions 

Minimum Dimensional Requirements 
Angle Parking Row 

Depth (A) 
Drive Aisle Width Space Width 

(D) 
Space Length 

(E) One-Way (B) Two-Way (C) 
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Parallel 8’ 12’ 20’ 8.5’ 23’ 
45 degrees 17.4’ 13’ 24’ 9’ 20’ 
60 degrees 21’ 18’ 24’ 9’ 18’ 
90 degrees 18’ 24’ 24’ 9’ 18’ 

 
 

5-6-4 Pedestrian Access 
A. Applicability  

All commercial or industrial development in the IR zone district, the Area of City Impact, and 
vehicle parking lots with six (6) or more rows of parking must provide safe, direct, and 
convenient pedestrian access that connects parking areas and existing adjacent sidewalks to the 
primary entrance.  

B. The following uses are exempt from this requirement: 
1. Residential dwelling;  
2. Cemetery; 
3. Conservation area; 
4. Utilities; and 
5. Agricultural uses. 

C. Pedestrian Access Standards 
1. Pedestrian access must consist of an accessible, easily discernible, and ADA- compliant 

walkway a minimum of five (5) feet in width. 
2. The pedestrian access surface must be comprised of a permanent, non-slip, ADA compliant 

material. 
3. Pedestrian access routes between building entrances and parking areas must provide direct 

connections and be physically separated from drive aisles, except where required to cross a 
drive aisle.  
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4. Where a pedestrian walkway crosses a drive aisle, the walkway must have a continuous 
surface treatment across the drive aisle. 

5-6-5 Bicycle Access and Parking 
A. Applicability 

The provisions in this division are applicable only to property located in the Area of City Impact 
with vehicular parking lots of twenty (20) spaces or more. 

B. Minimum Number of Bicycle Spaces 
Bicycle parking must be provided in accordance with bicycle access and parking standards for 
the city in which the Area of City Impact is located (Section 11.1.5 of Driggs and Victor Land 
Development Codes).  

C. Access and Location 
1. Required bicycle parking must be located in a convenient and visible area.  
2. Bicycle parking must not result in a bicycle obstructing a required pedestrian access 

walkway. 
3. Required bicycle parking may be placed within the public right-of-way, provided the 

encroachment is approved by the Planning Administrator. 

5-6-6  Vehicle Loading 
A. Applicability  

1. Vehicle loading and unloading for passengers may be required by the Planning 
Administrator for uses such as: 

a. Day Care; 
b. Group Residence; 
c. Place of worship; and 
d. Special event facility. 

2. Space may be required by the Planning Administrator for non-passenger unloading and 
loading of vehicles for commercial or industrial uses.  

B. Location 
If a loading space is provided or required, it must meet the following. 
1. In the IR zone district, loading areas must be located to the rear of buildings. Loading areas 

may not be placed between a public road and the associated building. 
2. No loading area is permitted within fifty (50) feet of a residential use (measured from the 

residential lot line to the closest point of the loading area). 
3. It must be located outside of clear sight triangles for road intersections as established by the 

Public Works Director. 
4. With the exception of areas specifically designated by the Teton County Planning 

Administrator, vehicle loading and unloading of goods, materials, items, or stock for delivery 
and shipping is not permitted on a public road.  
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5. Loading and unloading activities may not encroach on or interfere with the use of sidewalks, 
drive aisles, queuing areas, and parking areas. 

C. Screening 
Where a loading dock designed for tractor- trailers is placed between a public road or a 
shared lot line and the associated building, the entire length of the loading area must be 
screened with either: 
1. An eight (8) foot high wall; or 
2. Plant material that under typical conditions may be expected to reach a height of eight 

(8) feet and a spread of four (4) feet within three years of installation. 

5-7 Buffers, Screening, Fencing, and Walls 
5-7-1  Intent 

Buffers, screening, fencing, and walls are intended to minimize conflicts between potentially 
incompatible, but otherwise permitted, land uses and development on abutting property.  

5-7-2 Buffers 
A. Applicability  

1. Buffers shall be installed between all uses in the IR zone district and adjacent properties 
zoned residential as the primary use.  

2. Buffers shall be required to mitigate adverse impacts of certain uses as specified in Chapter 
3 of the LDC. 

3. Type A buffers (per below) shall be installed around the perimeter of all subdivisions 
adjacent to property of a lower density use. 

4. All vegetation used to meet buffer requirements shall remain alive with any dead plant 
material replaced by the same species or a species with similar growing habit within one 
growing season. 

B. Buffer Requirements 
There are two types of required buffers that include a variety of landscaping and/or fencing.  
The minimum width, screening, and landscaping requirements for each buffer type is shown in 
Table 12. 

Table 12. Buffer Types 

 Minimum number of plants per 100’ 
 Buffer Type A Buffer Type B 

Option 1 
Buffer Type B 

Option 2* 
Minimum Depth 10' 20' 10’ 
Shade Trees  4 4 4 
Understory Trees - 20% 
shall be evergreen 

-- 4 -- 

Large Shrubs - 20% shall be 
evergreen  

10 20 10 
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6’ High Privacy Fence or 
Wall 

-- -- Yes 

*type 1 plant requirements with a privacy fence or wall 
 

Type ‘A’ Buffer 

 
Type ‘B’ Buffer – Option 1 

 
 

C. Location 
Generally, a required buffer should be located along the entire property line between the two 
incompatible uses. A required buffer may be located within the required setbacks identified in 
Chapter 2. Landscaping must be planted on the developing property’s side of the required 
buffer. 

D. Encroachments 
1. The parking of vehicles and the placement of buildings or structures, except for walls, fences 

and landscaping is not allowed in a required buffer. 
2. No building or structure on the subject site may be located closer than 10 feet (10’) to a 

required buffer. 
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E. Grade Change 
1. In lieu of a required wall or fence, a natural or man-made vertical grade separation of at 

least 6 feet in elevation may be provided. 
2. The developing property must be located at an elevation lower than the property to be 

screened. 
3. The stabilized side slopes of the grade change may be no steeper than 3:1. 

F. Alternative Compliance 
The buffer requirements may be modified by the PZC. The PZC must consider the following 
criteria in determining the appropriateness of alternative compliance: 
1. The existing topography or vegetation achieves the purpose and intent of this Section. 
2. For topographic reasons, a fence or wall or other required screening device could not screen 

activities from an abutting property as required by this Section. 

5-7-3 Parking Lot Screening 
A. Applicability 

Vehicle parking areas abutting a public right-of-way must be screened as specified below. 

B. Screening Options  
The parking area shall be screened with a landscape strip located along the entire perimeter 
between the parking area and the road. Breaks in the landscape strip are allowed for pedestrian 
and bicycle access points. The following options may be used for the landscape strip:   
1. Landscape Strip with Shrubs 

A minimum ten foot (10’) wide landscape strip planted with a minimum three foot (3’) high 
continuous row of shrubs. 

 
2. Landscape Strip with Berm 

A berm a minimum of 3 feet (3’) higher than the finished elevation of the parking area. 

  
3. Landscape Strip with Grade Change 
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A 6 foot (6’) landscaped strip with a minimum grade drop of 3 feet (3’)  from the public road 
to the parking area planted with a 3 foot (3’) high continuous row of shrubs. 

  
 

5-7-4 Service Area Screening 
A. Applicability 

Services areas for uses in the IR zone district and for some limited and special uses in all other 
zone districts may be required to mitigate adverse impacts of the proposed use (see Chapter 3).  

B. General Development Standards 
1. Trash and recycling collection and other similar delivery or service areas must be located to 

the side or rear of buildings. Trash and recycling collection areas must be located as far away 
from residential structures on neighboring properties as practical. 

2. Service areas must be screened on all four (4) sides by a solid fence or wall with a minimum 
height of six feet (6’) (this can include the building wall). A solid gate with a minimum height 
of six feet (6’) feet may be placed on one side and shall be of complimentary material to the 
fence or wall. The gate and fence or wall must be maintained in good working order and 
must remain closed except when trash pick-up or deliveries occur. 

5-7-5 Walls and Fences 
A. Applicability 

This Section provides standards for walls and fences used in required buffers or screening. 

B. Materials 
1. Walls must be constructed of high-quality, opaque materials such as decorative blocks, 

brick, stone, cast-stone, split-faced block, stucco over standard concrete masonry blocks, 
glass block, or other material approved by the Planning Administrator. 

2. Fences must be constructed of high-quality materials such as wood, wrought iron, 
composites, PVC, aluminum, metal, high-quality recycled materials or other material 
approved by the Planning Administrator. 

3. Fences in a required buffer must be opaque. 
4. Wildlife friendly fencing shall meet the requirements set forth in Section 5-4-1. 

C. Location 
1. No wall or fence may be located within any required drainage or utility easement. 
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2. The finished face of all walls and fences must be located toward the abutting property. 
3. For walls and opaque fences located outside of a required buffer, the maximum length of a 

continuous, unbroken, and uninterrupted fence or wall plane is one hundred feet (100’). 
Breaks must be provided through the use of columns, landscaped areas, transparent 
sections or a change in material. 

D. Height 
1. Wall or fence height is measured from the subject property grade to the highest point of the 

fence. 
2. A wall or fence located in a side or rear setback may be no more than eight feet (8’) in 

height. 
3. A subdivision entrance wall or fence may not exceed eight feet (8’) in height. 
4. Walls or fences eight feet (8’) in height or taller require a building permit. 

5-7-6 Plant Material 
A. Applicability 

This Section provides standards for landscaping plant materials to be used in required buffers or 
screening.  

B. General Provisions 
1. The property owner is responsible for maintaining all required landscaping for buffers and 

screening in good health and condition. Any dead, unhealthy, damaged, or missing 
landscaping must be replaced with landscaping that conforms to the LDC within ninety days 
(90) (or within one hundred-eighty days (180) where weather concerns would jeopardize the 
health of plant materials). 

2. No artificial plants, trees, or shrubs may be used for required landscaping and screening. 
3. Landscaping shall meet the standards included in Section 5-3 in addition to the standards of 

this Section. 

C. Shade Trees 
1. All shade trees planted to meet the landscaping requirements must have a diameter at 

breast height of three inches (3’) and be at least ten feet (10’) tall at time of planting.  
2. Shade trees must be a locally-adapted species with an expected mature crown spread of at 

least twenty feet (20’). 

D. Understory Trees 
1. Single-stem understory trees planted to meet the landscaping requirements must have a 

minimum diameter at breast height of one and one half inches (1½”) and be at least six feet 
(6’) tall at time of planting. 

2. Multi-stem understory trees planted to meet the landscaping requirements must be at least 
six feet (6’) tall at time of planting. 

3. Understory trees must be a locally-adapted species with an expected mature crown spread 
of at least fifteen feet (15’). 
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4. A minimum of twenty percent (20%) of understory trees planted to meet buffer 
requirements must be evergreen. 

E. Shrubs 
1. All shrubs must be a minimum of five (5) gallon size at time of planting. 
2. A minimum of twenty percent (20%) of shrubs planted to meet buffer requirements must be 

evergreen and be of a species that, under typical conditions, are expected to reach a height 
and spread of four feet (4’) within five (5) years of planting. 

5-8 Outdoor Lighting 
5-8-1 Intent 

The purpose of this section is to allow for use of outdoor lighting which minimizes adverse 
offsite impacts including light trespass and glare; improves views of the night sky; reduces 
impact to wildlife habitat; only provides light when and where needed that is no brighter than 
necessary; minimizes blue light emissions; is fully shielded; and generally conserves energy.  

Light Shielding Illustrated 

 

5-8-2 Applicability 
The requirements of this section shall apply to all outdoor lighting in Teton County. All existing 
outdoor lighting shall be brought into compliance with the standards herein upon change of use 
or building permit and within five (5) years of the effective date of this Land Development Code.  

5-8-3 Exemptions 
A. This Section does not apply to the following: 

1. Lighting within the public right-of-way that is used principally to illuminate roads. 
2. Lighting of signs, as regulated by Section 5-9 of the LDC. 
3. Temporary lighting of construction sites. 
4. Lighting used primarily for Agricultural purposes. 
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5. Holiday lighting, displayed for less than sixty (60) days, provided that individual lamps are 
less than seventy (70) lumens. 

6. Emergency Lighting. 

5-8-4 General Development Standards 
A. All fixtures must be fully shielded or full cutoff and downward directed so that no light is 

projected above the horizontal plane of the fixture. 

B. The color-temperature rating of fixture lamps shall not exceed three thousand (3000) kelvin. 

C. All lighting fixtures shall limit horizontal light levels such that no direct light falls onto the 
adjacent property. 

Light Trespass Illustrated 

 

D. All light fixtures shall employ automatic lighting controls that extinguish exterior lighting 
when sufficient daylight is available, such as timers, photo sensitive light controls, 
photoelectric lighting controller, a building automation system, or a lighting energy 
management system. 

E. All lighting not required for public safety workplace visibility, or otherwise allowed herein, 
regardless of the date of installation, shall be extinguished after 11:00 PM. 

5-8-5 Lighting Standards for Non-residential Uses 
A. Parking Lot and Area Lights 

1. The maximum height shall not exceed twenty feet (20’) above average grade. 
2. Lighting shall not exceed a maximum initial horizontal illuminance of four foot (4’)-candles. 

B. Outdoor Display Areas 
1. The maximum height shall not exceed twenty feet (20’) above average grade. 
2. Approach and driveway lighting shall not exceed a maximum horizontal illuminance of four 

foot (4’)-candles. 
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3. Building Facades and Service Areas shall not exceed a maximum horizontal illuminance of 
five foot (5’) -candles. 

5-8-6 Lighting Standards for Residential Uses 
A. Exterior lighting on dwelling units shall be downward directed and no brighter than a sixty (60)-

watt incandescent (or equivalent, compact fluorescent or LED rating). 
B. With motion sensors, lighting on dwelling units shall be no brighter than a seventy-five (75)-watt 

incandescent (or equivalent, compact fluorescent or LED rating). 

5-8-7 Prohibited Lighting 
A. The following lighting types are prohibited from being installed in the County:  

1. Lighting that simulates, imitates or conflicts with warning signals, emergency signals or 
traffic signals. 

2. Blinking or flashing lights and exposed strip lights used to illuminate building facades or to 
outline buildings. 

3. Searchlights, laser lights, and aerial lasers or holograms. 
4. Lighting that is not in a full cut-off-fixture. 
5. Lighting in which any single luminaire exceeds twenty thousand (20,000) lumens. 
6. Bare lamps (not housed within a fixture) or lamp strings—except for holiday lighting— with 

outputs exceeding twenty-five (25) lumens per lamp. 

5-9 Signage 
5-9-1 Intent 

This Section is intended to provide regulations for signs within Teton County which eliminate 
confusing, distracting, and unsafe signs while ensuring transfer of information and enhancing 
the visual environment of the County. 

5-9-2 Applicability 
No sign may be erected, altered, refurbished or otherwise modified after the effective date of 
the LDC except in accordance with the requirements of this Section. 

5-9-3 Sign Permit Requirements 
A. Applicability 

All signs described in Section 5-9-13 require a sign permit before they may be erected, altered, 
refurbished or otherwise modified. Signs described in Section 5-9-10 to 5-9-12 do not require a 
sign permit but must follow applicable standards. The following alteration and maintenance 
activities do not require a sign permit: 
1. Painting, cleaning, or other normal and repair of a sign, provided that no change is made to 

any structural or electronic component of the sign. 
2. Changing the message of an existing changeable copy of sign, provided that no change is 

made to any structural or electronic component of the sign. 

B. Sign Permit Application Requirements 
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All sign application(s) shall be submitted to and reviewed by Teton County Planning 
Administrator for compliance with this Division. A sign application must include the appropriate 
fee plus the following items: 
1. A completed application using the form supplied by the County. 
2. For building signs: A building elevation drawn to scale which specifies the location of the 

proposed new sign, as well as the location and size of any other sign of the same type on the 
building. 

3. For freestanding signs, portable signs, and entry feature signs: A site plan drawn to scale 
which specifies the location of the new sign structure with respect to adjacent structures 
and property lines. 

4. A scaled drawing of the sign including dimensions of all sign faces, descriptions and colors of 
materials to be used for sign faces and support structures, including detailed specifications 
for any footings, posts, and hardware, and a detailed sign lighting plan which clearly 
indicates the location, type, and illumination strength (lumens) of all sign lighting fixtures. 

5. Tenants of buildings with multiple occupants must include a copy of the approved overall 
sign plan and indicate how their proposed sign(s) fit(s) into the approved plan. If the new 
sign does not conform to the approved sign plan, then the applicant must include an 
amended sign plan with the building owner’s signature. 

6. Any other information deemed necessary by the Administrator. 

5-9-4 Nonconforming Signs 
A. All nonconforming signs in existence before the effective date of the LDC may remain, provided 

they are maintained in a safe manner and are kept in good repair until one of the following 
occurs: 
1. The sign has damage exceeding fifty percent (50%) of its value immediately prior to the 

event causing the damage or destruction; or 
2. The deterioration of the sign makes it a hazard. 

B. The Administrator will not approve a permit for a nonconforming sign to be: 
1. Relocated in any manner; 
2. Structurally altered; or 
3. For more than fifty percent (50%) of the sign face to be permanently altered. 

C. For the purpose of this Section, structural alteration of a sign modifies the sign dimensions, 
height, lighting, or support structure. 

5-9-5 Location 
A. Off premise, outdoor advertising is prohibited. 

B. No sign, other than signs placed by agencies of government or a sign whose placement is 
authorized by such agencies, may be erected or placed on public property, including roads and 
the public right of way. 
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C. No sign shall be located so as to conflict with the clear and obvious appearance of public devices 
controlling traffic or so as to impede vision clearance of intersecting traffic nor shall a sign 
obstruct the free use, of any public right-of-way, intersection, ingress or egress point, transit 
stop, parking space, drive aisle, driveway, sidewalk, building entrance, fire escape, or 
accessibility ramp. 

D. No sign may be placed so as to obstruct any door. 

E. Signs cannot be painted on or attached to a telephone or utility pole, tree, or traffic sign. 

5-9-6 Construction 
A. Signs must be constructed of permanent materials and be permanently affixed to the ground or 

a structure, except for allowed temporary signs. 

B. Signs that have structural components exceeding 6 feet (6’) in height must obtain a building 
permit when they obtain a sign permit. The structure will be subject to a plan review as well as 
any inspections required by the Building Official and appropriate fees applied. 

5-9-7 Maintenance 
A. Signs must be maintained in good condition at all times and must be kept free of cracked or 

peeling paint, or missing or damaged components. 

B. The Planning Administrator may request removal of any sign after due notice of signage which 
shows gross neglect, or becomes dilapidated. 

C. The Planning Administrator will give the owner ten (10) working days written notice to correct 
the deficiencies or to remove the sign or signs. If the owner refuses to correct the deficiencies or 
remove the sign, the Planning Administrator will have the sign removed at the owner’s expense. 

5-9-8 Prohibited Signs 
A. The following sign types are prohibited from being installed in the unincorporated County: 

1. Rotating, moving, or animated signs involving motion or sound, except for clocks. 
2. Any sign with audio speakers or any form of pyrotechnics. 
3. Flashing, blinking, or varying light intensity signs. 
4. Signs that have a scrolling, flashing, or moving message, except those signs constructed by a 

governmental entity. 
5. Signs that contain or are an imitation of an official traffic sign or signal or other government 

sign. 
6. Any reflective or mirrored sign. 
7. Inflatable signs, including but not limited to balloons, gas inflated signs, or similar inflated 

devices. 
8. Any sign attached to the roof of a building. 
9. Wind-blown streamers, pennants and Balloons, except as temporary signs. 
10. Portable signs, except as temporary signs. 
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5-9-9 Heritage Signs 
A. A sign having historical significance, and which advertises an establishment or product no longer 

in existence or a product no longer being offered, may be designated as a heritage sign. 

B. In order for a sign to be designated a heritage sign, the PZC must make written findings that the 
sign is at least fifty (50) years old, and meets at least one of the following criteria: 
1. The sign has historic character, interest, or value as part of the development, heritage, or 

cultural characteristics of Teton County. 
2. The sign is significant as evidence of the history of the product, business, or service 

advertised. 
3. The sign embodies elements of design, detailing, materials, or craftsmanship that make it 

significant or innovative. 
4. The sign has a unique location or contains singular physical characteristics that make it an 

established or familiar visual feature within the community. 

5-9-10 Temporary Signs 
A. The following temporary signs do not require a sign permit but must follow applicable 

standards. 
1. Temporary signs must be located on private property with the property owner’s consent. 
2. Temporary signs cannot be located within the public right-of-way. 
3. Temporary signs cannot be illuminated. 
4. No premises may display more than four (4) temporary signs per year. 
5. Temporary signs shall have the first date of display affixed to the sign (front or back). 

5-9-11 Signs Allowed Without a Permit 
A. The following signs are allowed without a sign permit but must follow applicable standards. 

1. All signs erected in a public right of way by a public agency. 
2. Official notices issued by any court, public agency, or officer. 
3. Flags. 

a. An individual flag cannot exceed thirty (30) square feet in area. 
b. The maximum height of a flagpole is thirty (30) feet, measured from the highest point 

of the flagpole. 
4. Signs designated by the PZC as being Heritage Signs. 
5. A sign installed inside a window for the purposes of viewing from outside the premises. Such 

signs cannot exceed ten percent (10%) of the total window area. 
6. Any government sign, meaning any sign put up by a government agency either required by 

law or in sponsorship of a government function (a building permit may still be required for 
the construction of these signs). 

7. Any directional sign.  
8. One incidental sign per property that does not exceed six (6) square feet and does not 

exceed six feet (6’) in height. 
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5-9-12 Signs Placed Along State Highways and Ski-Hill Rd 
A. The following regulations apply to signs along State Highways 31, 32, and 33 and Ski Hill Road. 

Federal regulations control outdoor advertising along these scenic byways per Title 23, Section 
131 of the United States Code. 

1. No new outdoor advertising signs shall be constructed within six hundred fifty feet (650’) of 
the right-of-way of these and visible from State Highways 31, 32, and 33 and Ski Hill Road. 

2. Only State Approved Single Business off-premise outdoor advertising signs, State Approved 
Multi- business signs, State Approved Point of Interest signs, and State Approved Tourist 
Oriented Directional signs are permitted. These are signs that meet State of Idaho 
Transportation Department dimensional and design standards, are located in the state 
highway right-of-way, approved by ITD, and must be supplied/installed by ITD (per examples 
below). Teton County should be notified when an application is made to ITD. 

 
5-9-13 Signs Requiring a Sign Permit 

A. Sign Types 
The following signs are allowed following the issuance of a sign permit. 

Table13. Signs Requiring a Sign Permit 

Sign Descriptions 
Specific Sign Types 
Building Signs 
Wall Sign. A building sign applied to or 
attached to the outside wall or surface of a 
building or structure, the display surface of 
which does not project more than 1 foot from 
the outside wall of the building or structure. 

 
Awning Sign. A building sign where graphics 
or symbols are painted, sewn, or otherwise 
adhered to the awning valance material as an 
integrated part of the awning itself. 
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Canopy Sign. A building sign attached to the 
top or front of a canopy so that the display 
surface is parallel to the plane of the front 
building facade 

 
Projecting Sign. A building sign attached to 
the outside wall or surface of a building or 
structure at a 90-degree angle, extending 
more than 1 foot from the outside wall of the 
building or structure. 

 
Hanging Sign. A building sign attached to the underside of a beam or ceiling of a porch, 
gallery or similar covered area. 
Freestanding Signs 
Monument Sign. A freestanding sign which is 
wholly independent of a building for support 
attached to the ground along its entire width 
to a continuous pedestal. 

 
 
5-9-14 Sign Measurements 

A. Sign Area 
1. Sign area includes the area of the smallest enclosing circle, half-circle, parallelogram, or 

triangle that encloses all of the letters, figures or symbols that comprise the sign message. 
Irregular shapes are calculated by up to a maximum of three (3) connected shapes. 

 
 

2. For signs on a background, the entire area of the background is calculated as sign area, 
including any material or color forming the sign and the background used to differentiate 
the sign from the structure on which it is mounted.  

3. The area for a sign with more than one face is computed by adding together the area of all 
sign faces. If the sign face angle is less than forty-five degrees (45⁰), only the area of the 
largest sign face is computed as part of the sign area. 

4. Sign area does not include any structure supporting the sign unless the support structure 
forms a part of the message being displayed. 
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Table14. Total Allowed Sign Area 

Occupant’s Frontage in Linear Feet Total Allowed Sign Area in Square Feet 
60 15-30 
70 30-45 
80 45-60 
90 60-75 
100 75-90 
125 Over 90 

 
B. Sign Height 

1. The total height of a ground sign is measured from the highest point of the sign or 
supporting structure to the finished grade directly below it. 

2. The height may not be artificially increased by the use of mounding.  

5-9-15 Sign Dimensions 
Table15. Sign Dimensions 

Allocation 
of Sign Area 

Sign Types 

 Wall 
Signs 

Awning 
Signs 

Canopy 
Signs 

Projecting 
Signs 

Hanging 
Signs 

Monument 
Signs 

Size 40 sf max 20 sf max 32 sf max 20 sf max 8 sf max 24 sf max 
Height 4’ max 1’ max 7’ max 

(from 
ground 
above 
which they 
are 
suspended) 

7’ max 
(from 
ground 
above 
which they 
are 
suspended) 

2’ max 20’ max 

Width NA NA NA 4’ max 4’ max  
Depth NA NA 1’ max 1’ max NA NA 
Projection 
(Measured 
from 
building 
façade)  

1’ max NA NA 4’ max NA NA 

Clear 
Height 
Above 
Parking 
Area or 
Driveway 

NA 14’ min 14’ min 14’ min 14’ min NA 
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A. Wall Signs 

1. No portion of a wall sign may extend above the roofline or above a parapet wall of a 
building with a flat roof. 

2. No portion of a wall sign may cover windows. 
3. A wall sign may be externally illuminated. Internal illumination is prohibited. 

B. Awning Sign 
1. An awning sign cannot extend outside the awning. 
2. Only awnings over ground story doors or windows may contain signs. 
3. Only one (1) sign is allowed per awning. A sign may be on either the front or side valance 

(but not on both). 
4. Signs are not allowed on the sloping face of an awning. 
5. An awning sign cannot be illuminated.  

C. Canopy Sign 
1. A canopy sign cannot extend outside the overall length or width of the canopy. However, a 

canopy sign may extend above or below the canopy. 
2. A maximum of one (1) sign is allowed per canopy.  
3. A canopy sign may be externally illuminated. Internal illumination is prohibited. 

D. Projecting Sign 
1. A projecting sign must be located below the window sills of the second story on a multi-

story building or below the roof line of a single-story building. 
2. Only one projecting sign is allowed per tenant. 
3. The outside edge of a projecting sign must be no closer than eighteen inches (18”) from the 

property line. 

4. A projecting sign may only be externally illuminated. Internal illumination is prohibited. 

E. Hanging Sign 
1. A hanging sign must be located within five feet (5’) of an accessible building entrance. 
2. A hanging sign cannot be illuminated. 
3. Hanging signs may encroach over public sidewalk but not over a public right-of-way. Sign 

must be a minimum of two feet (2’) inside the curb line or edge of pavement, whichever is 
greater. 

F. Monument Sign 
1. Only one (1) freestanding sign is allowed per road frontage, except that one (1) additional 

freestanding sign is allowed for properties with five hundred feet (500’) or more of road 
frontage. 

2. Monument signs must display the road address of the property. If the area of the address is 
five (5) square feet or less, the area does not count towards the allocation of sign area. 
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3. A monument sign must be set back at least ten feet (10’) from the front lot line and fifteen 
feet (15’) from a side lot line. 

4. A monument sign may be externally illuminated. Internal illumination is prohibited. 
5. Monument signs shall be permitted in the public-right-of-way. 

5-9-16 Sign Illumination 
A. Illumination of signs must be in accordance with the following requirements. 

1. Prohibited Light Sources 
a. Blinking, flashing, and chasing. 
b. Bare bulb illumination. 
c. Colored lights used in any manner so as to be confused with or construed as traffic 

control devices. 
d. Direct reflected light that creates a hazard to operators of motor vehicles. 
e. Internal illumination. 
f. Lights that outline property lines, sales areas, rooflines, doors, windows, or similar area 

are not allowed, except for seasonal lighting. 
g. Neon lighting, except inside building. 

2. Externally Illuminated Signs 
a. An externally illuminated sign is characterized by the use of artificial light reflecting off 

its surface. 
b. Illumination must be by top-mounted fixtures aimed downward, and they cannot 

exceed two hundred (200) lamp lumens per square foot of sign face. 
c. Illumination shall be incorporated into the sign bracket when possible. 

3. Illumination Curfew 
a. The illumination of signs is prohibited after 12:00 AM unless required for public safety. 

5-9-17 Changeable Copy Signs 
A. Manual Changeable Copy Signs 

1. A sign or portion of a sign that has a reader board for the display of text information in 
which each alphanumeric character, graphic or symbol is defined by objects, not consisting 
of an illumination device and is changed or re-arranged manually or mechanically with 
characters, letters, or illustrations that may be changed or rearranged without altering the 
face or the surface of the sign, such as a marquee sign. 

2. Manual changeable copy is allowed in conjunction with an allowed wall or monument sign 
provided the changeable copy portion is no greater than fifty percent (50%) of the sign area. 
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B. Digital Changeable Copy Signs 
1. Digital changeable copy signs are prohibited unless for public safety notification. 
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CHAPTER 6 SUBDIVISION DEVELOPMENT STANDARDS 

6-1  General Provisions 
6-1-1 Intent 

The purpose of this Chapter is to provide standards for subdivision development to ensure that 
essential design elements such as subdivision road layout, access, utilities, and open space meet 
the minimum standards set forth by Teton County.  

6-1-2 Applicability 
A. This Chapter applies to all subdivision development in Teton County per Section 4-13. This 

Chapter does not apply to short plat land divisions. 
B. The approval vehicle for all development standards included in this Chapter is a Subdivision plat 

per Section 4-13. 
C. No buildings or structures over two hundred (200) square feet in floor area, may be erected, 

constructed, moved, enlarged or structurally altered and no lots, parcels or development sites in 
whole or in part, may be developed until all required permits, plans, and specifications have 
been reviewed and approved by Teton County or other governmental approving agency as 
required. 

D. No services or utilities may be extended or furnished to any development until the applicant has 
installed or guaranteed the installation of on-site improvements specified in the LDC. 

6-1-3 Phasing 
A. Roads and public improvements may be constructed in phases provided a phasing plan is 

approved as part of the development agreement. 
B. Each phase must stand alone and meet all the requirements of the LDC without depending on 

improvements in later phases to function as intended. 

6-1-4 Acceptance 
Roads and public improvements will not be officially accepted until a letter from the project 
engineer has been received notifying Teton County that the improvements have been 
completed, the improvements are inspected by Teton County, any necessary corrections are 
made in the field and on the approved construction drawings, a reproducible copy of the record 
drawings is provided to the Public Works Director, and the warranty required in Section 6-1-5 is 
provided to Teton County. Roads and public infrastructure improvements shall be completed 
and accepted by Teton County prior to recording the final subdivision plat. 

6-1-5 Warranty 
A. All roads and public improvements must have a warranty guaranteeing the work against defects 

for a period of two (2) years from the date of final acceptance. 
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B. If the improvements are constructed at different times, then the guarantee must continue until 
two (2) years from the date of final acceptance of the improvement last completed. 

C. The warranty must list Teton County as a beneficiary. 
D. A warranty surety must be provided in an amount of ten percent (10%) of the estimated value 

of the warranted improvements. The surety must expire six (6) months after the expiration of 
the warranty period. 

6-1-6 Easements 
A. Where utilities are not provided within a dedicated road right-of-way, easements of not less 

than twenty feet (20’) shall be provided to accommodate water lines, sanitary sewer lines, 
and/or stormwater drainage, irrigation ditches, and pipelines. The minimum width of easements 
for power lines, telephone lines, and other utilities shall be fifteen feet (15’).  

B. Easements may also be required for shared access between properties, snow storage, and for 
providing adequate slope for road construction. In this case, the Administrator will specify the 
easement type and widths and may require additional easement width above the minimum in 
order to accommodate additional utilities, and future utilities or needs, or construction and 
repair of facilities.  

6-1-7 Subdivision Name 
The proposed name of a subdivision development shall be approved by Teton County to ensure 
it is not a duplicate or phonetically similar to the name of any other subdivision in Teton County. 

6-1-8 Survey Monuments 
Survey monuments must be installed in accordance with Idaho Code Sections 50-1303 and 54-
1227 at all road centerline intersections and points where the centerline change directions, at all 
points, witness corners, and reference points on the exterior boundary where the boundary line 
changes directions, and at all lot and block corners.  

6-1-9 Homeowners Association 
In residential developments, common areas, roads and stormwater management facilities 
associated with the development must be maintained by a homeowner’s association unless the 
facilities are dedicated to and accepted by Teton County. Documentation of homeowner’s 
association creation (including articles of incorporation and by-laws) must be submitted to the 
Planning Administrator at the time of final plat Approval. 

6-1-10 Postal Delivery System 
One or more cluster box units (CBU), approved for use by the USPS, may be provided for 
residents in new residential developments. No mailboxes may be located in a sidewalk or right-
of-way so as to impede pedestrian or vehicular traffic. 

6-2 Road Layout and Access 
6-2-1 Intent 

The intent of this Section is to provide a well-connected road network with access points that 
provide safe and convenient vehicular and pedestrian access between adjacent developments. 
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6-2-2 Subdivision Roadway Layout 
A. Roads must be aligned to join with planned or existing road, including roads that follow the 

Teton County Road network at increments of 1 mile (1000’s) and ½ mile (500’s). 
B. Road jogs with centerline offsets of less than one hundred twenty-five feet (125’) are not 

allowed. 
C. All roads shall intersect at approximate right angles ninety degrees (90⁰) with a minimum 

intersecting angle of seventy degrees (70⁰). 
D. The Public Works Director may modify the road layout requirements where slopes in excess of 

twenty percent (20%), waterways, railroads, preexisting development, conservation areas, open 
space, or easements would make the provision of a complete block using roads spaced at one 
(1) mile and half (½) mile increments infeasible. 

6-2-3 Subdivision Access 
A. No subdivision may be designed to eliminate road access to adjoining parcels that do not have 

existing road access. 
B. All subdivisions over two lots shall create an interior subdivision road for access of all proposed 

lots.  
C. All subdivisions must provide at least one entrance/exit to a public or private road. The 

subdivision must provide all necessary easements for ingress and egress for police, fire, 
emergency vehicles, and all operating utilities. 

D. Every new lot must abut a public or private road or access easement. 
E. Teton County recognizes the Local Highway Technical Assistance Council Manual for Use of 

Public Right of Way Standard Approach Policy for access guidelines. 
F. A pathway may be required within subdivisions as part of the public right-of-way or as a 

separate easement. In addition, if a County adopted pathways plan shows a pathway through or 
adjacent to the proposed development, the applicant is required to show the location of that 
pathway and propose an on-site pathway that connects to the master planned pathway system. 

6-2-4  Stub Roads 
A. Where a subdivision adjoins unsubdivided land, stub roads within the new subdivision may be 

required to provide future access to the abutting property. 
B. The stub road right-of-way, surface, and/ or curbing must extend to the boundary of the 

abutting property to the point where the connection to the anticipated road is expected. 
C. Where a stub road is provided, a barricade using a design approved by the Public Works Director 

must be constructed at the end of the stub road. A sign noting the future road extension must 
be posted. 

D. If a stub road exists on an abutting property, the road system of any new subdivision must 
connect to the stub road to form a through road. 

E. The Public Works Director may eliminate the requirement for a stub road or require pedestrian 
only access when: 
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1. Slopes in excess of twenty percent (20%), waterways, railroads, pre-existing development, 
conservation areas, open space or easements would make the provision of a stub road 
infeasible; or 

2. An industrial use is located adjacent to a proposed residential subdivision. 

6-3  Road Design Standards 
6-3-1 Intent 

A. The intent of this Section is to provide a palette of road types and design elements for road 
development within Teton County. 

B. All new roads in Teton County must meet the guidelines and requirements in the “Highway & 
Road Guidelines for Designs and Construction in Teton County”, latest edition, and the 
requirements of this Section.  

C. Teton County supports the use of context sensitive design solutions and will review projects on 
a case-by-case basis for conformance with these concepts. 

6-3-2 General 
A. Site plan approval and an Access/Encroachment Permit must be obtained from Teton County 

prior to installing any new roads or driveways.   
B. Applicants must dedicate sufficient right-of-way to Teton County for roads, drainage, utilities, 

and sidewalks where applicable.  
C. The Public Works Director may require turn lanes and additional right-of-way to accommodate 

these lanes.  
D. The costs for constructing new or upgrading existing roads required to accommodate traffic 

generated by the proposed development shall be borne by the applicant. This includes any roads 
needed to connect the proposed development with the nearest County road or state highway 
for primary access. 

6-3-3 Private Roads 
A. All private roads must be constructed to equal or exceed the development and dimensional 

standards for public roads and must be approved by the Public Works Director. 
B. A public right-of-way may be required to be dedicated; however, this does not imply the private 

road will be publicly maintained. 
C. A final plat or site plan that contains private roads must clearly state that such roads are private 

roads. 
D. In residential subdivisions where private roads are proposed, the Public Works Director may 

require a public road for inter-parcel connection or cross-access. 

6-3-4 Gated Roads 
A. Gated public roads are not allowed. Gates installed on private roads serving more than one lot 

must comply with the following: 
1. No gate may be installed within public right-of-way; 
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2. Site plan approval and an Access/Encroachment Permit must be obtained prior to installing 
any gates. Gates must not prohibit public access to any areas dedicated to public use; 

3. Each gate must provide adequate space for queuing and provisions for emergency vehicle 
access; 

4. Gates must be removed if private roads are to become public; and 
5. Gates may be denied by the Public Works Director based on traffic conditions and overall 

community-wide connectivity needs. 

6-3-5 Dead End Roads 
Dead-end roads or driveways more than one hundred fifty feet (150’) in length shall have an 
approved fire apparatus turn-around that is in conformance with the most recent adopted 
edition of the International Fire Code and meets other applicable adopted standards of the 
Teton County Fire Protection District. The road length is measured along the centerline of the 
road from the center of the intersection to the center of the turnaround. 

6-3-6 Road Names 
A. New roads must be approved by Teton County to provide continuity with existing roads and to 

prevent conflict with identical or similar roads names.  
B. Roads lying on approximately the same line must have the same name unless the roads are 

offset more than one thousand feet (1,000’). 

6-3-7 Road Types 
A. General 

All new or extended public and private roads must meet the requirements of the “Highway and 
Street Guidelines for Design and Construction in Teton County, Idaho” as approved by the Public 
Works Director. Basic roadway dimensions, in accordance with the Highway and Street Guide, 
are included below for the three primary road types. 

B. Roadway Dimensions 
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Local Roads 
Right-of-way width 60’ max, 50’ min A 
Road width 22’ min B 
Travel Lane  C 
Shoulder 2’ D 
Major Collectors 
Right-of-way width 60’ max, 50’ min A 
Road width 30’ B 
Travel Lane 11’ min C 
Shoulder 4’ D 
Minor Collectors 
Right-of-way width 60’ (50’ min.) A 
Road width 24’ B 
Travel Lane 10’ min C 
Shoulder 2’ D 
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6-4  Utilities 
6-4-1  Intent 

The intent of this Section is to provide standards for adequate public utility systems to meet the 
needs of the proposed development while protecting the health, safety, and welfare of the 
public and avoiding damage to the environment. 

6-4-2 Water and Wastewater 
A. Potable Water Supply. Any Lot not connected to a public or community potable water system 

must meet all state requirements for the use of individual water wells. Individual wells must be 
drilled by a licensed well driller and require a permit from the Idaho Department of Water 
Resources.  

B. Potable Water Supply System. For developments of ten (10) or more lots with proposed 
residential density of two (2) or fewer acres per residence, a potable water system shall be 
provided to meet the following: 
1. Where an approved public or community water supply is within five hundred feet (500’) of a 

proposed development under these conditions, the applicant shall make application to the 
appropriate authority to connect to such water supply. If approval is granted, the applicant 
shall connect to the system and install water lines to make the water supply available to 
each lot of record within the development at its property line. The applicant shall install 
water meters to record and bill for water consumed by the individual property. 

2. Public or Community Water Supply Not Accessible. Where a community water supply is not 
available, the applicant shall, at the discretion of the BoCC, provide one of the options 
below, either: 
a. Preferred option - Install Central Water Supply System. The developer of the subdivision 

shall install a central water supply system with all distribution lines and lateral water 
lines to the lot line of each lot of record from wells or other approved sources in accord 
with Idaho Department of Water Resources, Eastern Idaho Public Health Department, 
Idaho Department of Environmental Quality, and with the approval of the County Public 
Works Director. The Central Community Water System shall have a licensed operator 
who has responsibility for operating and maintaining the system. The Community Water 
Supply system shall be designed to meet all relevant State and Federal Standards and be 
approved by the County Public Works Director and Department of Environmental 
Quality prior to installation. The developer shall install water meters for billing purposes 
and water meter pits to ensure that the connections to the main supply lines are 
protected from tampering, OR 

b. Provide Evidence of Water Supply Available to Each Lot of Record. Submit evidence 
satisfactory to the County Public Works Director that an adequate water supply meeting 
all State and County requirements is otherwise available to each lot of record in the 
proposed development, such as by an individual well provided that a well meets 
requirements of Idaho Department of Water Resources for utilizing such a well. The 
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developer shall demonstrate why a community or central water supply cannot be 
provided for the development. 

C. Wastewater Treatment. Any lot not connected to a public or community wastewater system 
must meet all state requirements for the use of individual on-site wastewater systems. Each lot 
shall have an Eastern Idaho Public Health site evaluation at the time a property owner applies 
for a septic system. All septic systems in the subdivision shall be properly designed and 
constructed in accord with Eastern Idaho Public Health, Idaho Department of Environmental 
Quality and the then current Individual Subsurface Sewage Disposal Rules, IDAPA 58.01.03 and 
the Technical Guidance Manual. Further, subdivision covenants, Conditions and Restrictions 
(CC&Rs) shall require adequate septic tank maintenance in accord with current Eastern Idaho 
Public Health and Idaho Department of Environmental Quality recommendations. 

D. Wastewater Treatment. For developments of ten (10) or more lots with proposed residential 
density of two (2) or fewer acres per residence, a wastewater treatment shall be provided to 
meet the following: 
1. Where a public wastewater treatment or sanitary sewer system is located within five 

hundred feet (500’) of a proposed development under these conditions, the development 
proponents must submit an application to the appropriate public entity to connect to that 
system. If the entity approves the connection, the costs of connection for every Lot in the 
development, including any necessary extension of mains or expansion of system capacity, is 
the responsibility of the applicant.  

2. Where a public wastewater treatment or sanitary sewer system is not located within five 
hundred feet (500’) of the proposed development and is not reasonably available, the 
development applicant shall install sewage disposal facilities which meet approval by 
Eastern Idaho Public Health, Idaho Department of Environmental Quality and the County 
Public Works Director. The applicant shall provide as a part of the application for the 
development, an engineering trade-off study prepared by a civil engineering firm licensed in 
the State of Idaho that examines the cost benefits of each option considered for treating the 
sewage produced at each lot or collectively for the entire development. The study shall 
consider, at a minimum, a private septic system located at each proposed lot and shall 
compare that option with a single or multiple public sewer system located within the 
development. If a study is not included in the application, that may be grounds for rejection 
from consideration of the application. 
a. The applicant is encouraged to provide a centrally located septic system within the 

confines of the development that is properly sized to accommodate the needs of all lots 
within the development. 

b. The septic system shall be designed by a registered professional engineer and approved 
by the Eastern Idaho Public Health Department and Idaho Department of Environmental 
Quality. The applicant shall furnish a report of percolation, groundwater, and soil tests. 
These tests shall be performed in sufficient numbers and completed on the land by a 
licensed engineer or land surveyor indicating that enough soil tests are made in 
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separate test holes, spaced uniformly over proposed absorption field sites, and that the 
results of such tests indicate that percolation rates and high groundwater levels are 
adequate to permit the installation of the proposed type of soil absorption system 
without creating sanitation or pollution problems.  

E. Subdivisions with lot sizes that are less than one (1) acre must provide a community water 
supply and/or wastewater treatment system that meets all requirements of the Eastern Idaho 
Public Health Department and the Idaho Department of Environmental Quality. A taxing district 
or homeowners association with the power to compel the payment of dues, assessments, or 
taxes through liens on individual properties shall also be created to maintain and replace system 
components.  

F. Any lot not connected to a public or community water or wastewater system must meet all 
state requirements for the use of individual water wells and/or individual on-site wastewater 
systems.  

6-4-3 Electric and Telecommunications 
A. Electric and telecommunications service to each lot is required for all new subdivision 

developments. 
B. Within the development, all new electric and telecommunication utility lines must be placed 

underground. 
C. Ground mounted electrical transformers and communication pedestals must be located within 

the public right-of-way or a dedicated utility easement. 

6-4-4 Fire Protection 
A. All roads must be designed to meet the standards set forth by the International Fire Code and 

adopted by the Teton County Fire Protection District. 
B. Adequate fire protection must be provided in accordance with the International Fire Code and 

the “Teton County Fire Protection District Fire Protection Resolution for Subdivisions” as 
adopted by the Teton County Fire Protection District. 

C. The location and specifications of fire protection facilities required to serve the development 
must be approved by the Teton County Fire Protection District. 

6-5  Conservation Areas 
6-5-1 Intent 

The purpose of this Section is to establish standards for required open space conservation areas. 
The intent is to prioritize the use of certain best practices to ensure that required conservation 
areas achieve the community’s goals for preserving resources that are important to the 
ecological value and economic development of the County as identified in the comprehensive 
plan. 

6-5-2 Applicability 
This Section shall apply to any subdivision that includes the conservation values indicated in 
Section 6-5-3 on the proposed site.  

161



 

Chapter 6 –Subdivision Development Standards   5-139 

6-5-3 Conservation Values in Subdivisions  
A. Chapter 5 of this Code establishes development standards to protect natural resources, 

including riparian areas and wildlife habitats. The conservation values listed below that are 
present on a development site shall be included in designated open space, and may be 
designated by a conservation easement or open space lot. When configuring a required 
conservation area, the identified conservation values shall be prioritized in the order listed here.   

B. Riparian Corridors 
Where riparian corridors as defined in Section 5-4-2 of this Code are present, they are 
considered conservation values. 

C. Wildlife Habitat 
Where Indicator Wildlife Habitats identified in Section 5-4-1 of this Code exist, protection of 
wildlife, wildlife habitat, and wildlife movement through the development area shall be 
considered a conservation value.  

D. Agriculture 
Where active agricultural operations exist, protection of agricultural uses on the development 
area are considered to be a conservation value.  

E. Scenic Resources 
Where scenic resources defined in Section 5-5 of this Code are present, they are considered to 
be a conservation value.  

F. Recreation/Access 
If none of the above-listed conservation values exist in the development area, provision of public 
access and recreation shall be considered a conservation value. Granting of public access to a 
conservation area is not required when public access is not a protected conservation value. 

6-5-4 Design  
A. Conservation areas and the associated development areas shall be designed to meet the 

following standards:  
1. The conservation area shall be maximized to avoid decreased conservation value due to 

size, isolation, or fragmentation.  
2. Primary access to development areas shall not divide conservation areas.  
3. A conservation area may cover multiple parcels or lots of record. In such a case, the 

conservation area on each parcel or lot of record shall meet the following standards:  
a. It shall be large enough to contribute to the conservation value(s) of the conservation 

area. 
b. Contiguous parcels making up a conservation area shall not be separated by fencing or 

otherwise visually or functionally separated, except as may naturally occur.  

162



 

Chapter 6 –Subdivision Development Standards   5-140 

B. Connecting Conservation Areas  
Configuration of conservation areas should consider connection to adjacent, existing 
conservation areas, protection of the conservation values, and the potential value that might 
result from future conservation of adjacent property. 

6-5-5  Uses 
A. Stewardship and restoration that enhances the conservation value(s) of the conservation area 

shall be allowed. Any physical development, use, or subdivision allowed in a conservation area 
shall be consistent with the protected conservation value(s) identified for the conservation area.  

B. Physical Development in Conservation Area 
Physical development activities that are allowed in the conservation area shall be scheduled to 
limit impacts to the protected conservation value(s) of the conservation area.  

C. Temporary Impact to Conservation Area 
Impacts from temporary physical development or use shall be avoided. When a temporary 
impact cannot be avoided, conservation features shall be restored consistent with the protected 
conservation value(s) of the conservation area. 

D. Existing Special Use in Conservation Area 
Review of a proposed conservation area on the site of an existing special use (formerly known as 
a conditional use) may include review of the special use Permit to evaluate the cumulative 
impact of all permitted uses and development options on the site’s open space as compared to 
the use of the site at its base residential density.  

E. Wildlife Habitat Protection in Conservation Area 
When wildlife habitat is a protected conservation value, the following shall be considered in 
development project design. 
1. The impact of domestic pets on wildlife. 
2. Limited chemical use in order to minimize unnecessary and negative side effects on wildlife. 

This shall not be read to restrict the use of chemicals in support of agriculture or control of 
noxious weeds.  

3. The effects on wildlife in determining off- road use of motorized vehicles.  

F. Recreation in Conservation Areas 
Recreation shall be managed to be consistent with, and reduce impacts to, the protected 
conservation value(s).  

6-6  Nutrient Pathogen Evaluation 
6-6-1 Intent 

A. The intent of this Section is to ensure that ground and surface water quality is protected from 
contamination from on-site sewage systems.  

B. Nutrient-Pathogen (NP) evaluations are designed to locate an appropriate number of on-site 
wastewater treatment systems (for example, septic systems) for full build-out of any given 
parcel of land and to direct the placement of the on-site wastewater treatment systems in a way 
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that will not degrade the quality of ground water resources and will comply with the Idaho 
Ground Water Quality Rule and the Idaho Water Quality Standards (IDAPA 58.01.02) for surface 
water. 

6-6-2 Applicability 
A. This section applies to: 

1. Subdivision developments in the TN, RN, IR, RA, RR, and FH zone districts with thirty (30) 
acres or less average density with standard on-site septic systems or twenty (20) acres or 
less average density with advanced nutrient reducing on-site septic systems. 

2. Subdivision developments in the LA zone district with seventy-five (75) acres or less average 
density with standard on-site septic system or forty (40) acres or less average density with 
advanced nutrient reducing on-site septic systems.  

3. Subdivisions that lie within Nitrate Priority Areas identified by Idaho Department of 
Environmental Quality (DEQ) and all proposed Large Soil Absorption Systems (LSAS), both of 
which require a Nutrient Pathogen Evaluation submitted to DEQ.  

6-6-3 Qualified Professional 
A. Type I NP Evaluation 

When an NP evaluation is required by Teton County, it must be performed by a qualified 
professional with a background in geology, hydrogeology, soil science, geochemistry, or related 
engineering disciplines who is registered in the State of Idaho as a Professional Geologist or 
professional engineer, and who has experience conducting similar kinds of studies, hereafter 
called Qualified Professional. 

B. Type II NP Evaluation 
Level II NP evaluations conducted to satisfy County requirements shall be completed by a 
Qualified Professional who also has professional experience in groundwater modeling. 

6-6-4 Approval Standards 
A. Process 

The BoCC, upon recommendation by the PZC, shall approve or deny the NP Evaluation based on 
the comments and recommendations from the DEQ (or a third party Qualified Professional in 
the event that DEQ is unable to perform the review), and on information provided by the 
County’s technical representative. In order to be approved, a NP Analysis must demonstrate 
that the approval is consistent with the approval criteria defined in sub-section B below. 

1. If the NP Evaluation is not approved by the County based upon the comments or 
recommendations made by DEQ (or a solicited third-party Qualified Professional) and 
feedback from the County’s technical representative, then the following actions may be 
taken: 
a. The applicant may choose to make modifications based on recommendations made by 

the PZC, the BoCC, the County’s technical representative, and the DEQ; or  
b. The applicant may choose to reduce the density or adjust the site layout so that the 

proposal septic disposal systems (quantity and layout) meet DEQ requirements; or 

164



 

Chapter 6 –Subdivision Development Standards   5-142 

c. The applicant may elect to conduct a Level II NP Evaluation based on the original 
development design. The applicant must then submit the Level II NP Evaluation to the 
County. The review process shall then proceed with DEQ review/comment and a County 
decision of approval that should be based upon that review and associated feedback. 

d. Alternatively, the applicant may choose to connect to an existing municipal sewer line, if 
available. 

2. Following action taken to address comments or recommendations stated in A.1 above, the 
County should then base its approval decision upon comments and recommendations 
provided by DEQ’s review of the revised NP Analysis and associated materials. 

B. Approval Criteria 
In order to be approved, an NP evaluation must demonstrate that the approval is consistent 
with DEQ’s criteria for approval, that the County’s guidelines have been followed, and that the 
following conditions are satisfied: 

1. Appropriate data collection, analysis techniques, and evaluation procedures are utilized 
in light of specific site characteristics, conditions, layout, etc. 

2. Discharge from the proposed on-site wastewater treatment systems will not 
significantly degrade ground water quality beyond existing background levels and will 
otherwise comply with Ground Water Rule (IDAPA 55.01.11); 

3. Discharges from the development will comply with Idaho Water Quality Standards 
(IDAPA 58.01.02); 

4. Discharges from the development will be consistent with the approved Total Maximum 
Daily Load (TMDL); and 

5. The application complies with all applicable criteria specified in Individual/Subsurface 
Sewage Disposal Rules IDAPA 58.01.03) and County guidelines. 

C. Minimum Review Recompense and Total Cost 
When an NP evaluation is required by DEQ, EIPHD, or Teton County, an NP evaluation minimum 
review recompense shall be paid by the applicant to Teton County.  

D. A NP evaluation waiver may be requested during the concept plan phase of application for relief 
from these standards if on-site scenario does not appear to warrant the need for a NP 
evaluation. Waiver will then be reviewed by PZC as part of the application process.
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CHAPTER 7 DEFINITIONS 
A 

- Abutting. Having property lines in common. Separation by a fee simple dedicated right-of-way is 
not considered abutting. Touching at the corners is not considered abutting. 

- Accessory Building. A building or structure not used for human habitation the use of which is 
customarily accessory to and incidental to that of the principal use located on the same lot and 
that is used as a tool or storage shed, or similar use. 

- Accessory Dwelling Unit (ADU). A secondary, independent residential dwelling unit located on 
the same lot as a principal residence or structure. ADUs can either be attached to the principal 
structure or detached. 

- Area Of Impact (AOI) Agreement. Agreements between the BoCC and an incorporated city that 
establish the allocation of authorities related to zoning and subdivision as required by Idaho 
Code section 67-6526.  AOI Agreements include originally adopted agreements, as well as duly 
adopted revisions between the parties. 

- ADA Accessible. A building site, building, facility, or portion thereof that complies with the 
minimum standards of the Americans with Disabilities Act of 1990 (ADA) found in the 2010 ADA 
Standards for Accessible Design document, 
(http://www.ada.gov/regs2010/2010ADAStandards/2010ADAStandards_ prt.pdf), or future 
revisions. 

- Adversely Affect/Adverse Effect. Effects that are a direct or indirect result of the proposed 
action or its interrelated or interdependent actions given that the effect is not discountable, 
insignificant or beneficial. Discountable effects are extremely unlikely to occur. Insignificant 
effects relate to the size of the impact and should never reach the scale where a take occurs. 
Based on best judgment, a person would not: (1) be able to meaningfully measure, detect, or 
evaluate insignificant effects; or (2) expect discountable effects to occur. Beneficial effects are 
contemporaneous positive effects without any adverse effects. In the event that the overall 
effect of the proposed action is beneficial, but is also likely to cause some adverse effects, then 
the proposed action is considered to result in an adverse effect. 

- Affected Person. A party having a bona fide interest in real property that may be adversely 
affected by actions under the LDC, as defined under Idaho Code section 67-6521. 

- Agent. A person who legally represents the developer and the owner and such legal 
authorization shall be on file, in writing, with the Planning Department of the County. 

- Agricultural Building. A structure designed and constructed to house farm implements, hay, 
grain, poultry, livestock or other horticultural products. This structure shall not be a place of 
human habitation or a place of full-time employment where agricultural products are processed, 
treated or packaged, nor shall it be a place used by the public. 
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- Alley. A public or private thoroughfare which affords only a secondary means of access to 
abutting property. 

- Appeal. A request for review of a previously made decision or interpretation of provisions of this 
Code. The procedure is outlined in this Code. 

- Applicant. The applicant refers to the person or persons who file an application with the 
Planning Department seeking relief or authority under this Code. 

- Application. The documents submitted to the County to apply for a permit to fulfill the 
requirements of the County ordinances with regard to land use. An application is deemed 
complete and officially received by the County at the time the applicable application checklist 
items are complete and confirmed in writing and dated by the Administrator. 

- Average Density. The number of dwelling units per acre of the total land to be developed 
including land dedicated to public use. 

B 

- Berm. A shaped and sloped mound or embankment of earth capable of holding vegetation or 
ground cover, usually two to six feet high, used to shield or buffer a property from adjoining 
uses, highways, or noise. 

- Bioretention. The process of using soil, plants, and microbes to treat stormwater before it is 
infiltrated or discharged. 

- Block. The space along one side of a road between the two (2) nearest intersecting roads or 
between an intersecting roads and a right of way, waterway or other similar barrier, whichever 
is lesser. 

- Boundary Adjustment. The adjusting of common property lines or boundaries between 
contiguous tracts, or parcels for the purpose of accommodating a transfer of land or rectifying a 
disputed property line location. The resulting adjustment shall not create any additional tracts 
or parcels and all reconfigured tracts or parcels shall contain sufficient area and dimension to 
meet minimum requirements for zoning and building purposes. See Div. 14.10.2.A 

- Buffer. An area of natural vegetation or man- made construction that is intended to provide a 
dimensional separation between dissimilar land uses or protection of sensitive lands. A buffer 
may secondarily provide a visual screen between land uses. 

- Building. Anything attached to the ground having a roof supported by columns or by walls and 
intended for shelter, housing or enclosure of persons, animals or personal property. For 
purposes of this code. 

- Building Envelope. That area of a lot that encompasses all building improvements and 
appurtenances including but not limited to: Excavation, fill, grading, storage, demolition, 
structures, decks, roof overhangs, porches, patios and parking. Building envelopes are required 
in certain developments throughout the County to protect scenic vistas and to ensure defined 
building sites within special development subdivisions and planned unit developments. 
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- Building, Principal. A building that contains the principal use on the lot on which the building is 
situated. 

- Building Site. An area proposed or provided and improved by grading, filling, excavation or 
other means for erecting pads for buildings. 

C 

Campground. A campground is a parcel of land under single, unified, ownership or control, 
within which spaces are rented or used by the ownership for occupancy by two (2) or more 
tents, recreational vehicles, cabin sites or travel trailers for nightly or short-term rental. 

- City. The city having jurisdiction of the parcel of land under consideration. 

- Cluster. An arrangement of adjoining residential lots in groupings that allow closer spacing than 
would be generally permitted, where the reduced lot sizes are offset by open space, and where 
groupings of lots are limited in size and location in order to reduce the perception of a single 
large development and to preserve rural and open character. 

- Color Temperature. A measure of the color spectrum of light, specified by the lamp 
manufacturer and displayed as “Light Appearance” on Lighting Facts packaging labels. 

- Comprehensive Plan. The most recent plan or any portion thereof, adopted by the BoCC, which 
includes all the land within the jurisdiction of the BoCC. The plan with maps, charts, and reports 
shall be based on components outlined in Title 67-6508 of the Planning Act. 

- Concept Plan. The first formal presentation of the three-phase process for subdivision 
development as required in Section 4-13. 

- Contiguous. Touching at more than just a corner point. 

- Council. The City Council of an incorporated city within the County. 

- County Clerk/Auditor/Recorder. The office of Teton County Clerk/Auditor/Recorder. 

- County Road Standards. The “Highways and Road Guidelines for Design and Construction” 
manual for Teton County, Idaho, as adopted. 

- Covenant. A written promise or pledge or contract recorded on/within a public or official 
document of the County. 

- Culvert. A drain that channels water under a bridge, road, or driveway. 

- Club/Lodge. A day-use facility for nonprofit, educational or recreational social gatherings. 

D 

- Dedication. The setting apart of land or interests in land for use by the public by ordinance, 
resolution, entry in the official minutes or by the recording of a plat. Dedicated land becomes 
public land upon the acceptance by the County. 

- Density. A unit of measurement for the number of dwelling units per acre of land. This is 
sometimes expressed in the reciprocal, as in 5 or 20 acres per unit. 
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- Design Professional. The Architect, Landscape Architect, Surveyor, or Engineer registered or 
licensed to practice in the State of Idaho. When used in this Code, design professional means the 
professional with qualifications to perform the work 

- Developer. A person who undertakes land development or subdivision activities. 

- Development. Any man-made change to improved or unimproved real estate, including, but not 
limited to, the construction of buildings, structures or accessory buildings, or the construction of 
additions or substantial improvements to buildings, structures or accessory buildings, or 
associated infrastructure. a.  

- Development Activity. The construction of buildings, structures, or accessory buildings; 
excavation, grading and vegetation removal; additions or substantial improvements to existing 
structures; bulkheads, retaining walls, piers, and pools; the placement of mobile homes; or the 
deposition or extraction of materials; and the construction or elevation of dikes, berms and 
levees, etc.  

- Development Site. That portion of a property that will be dedicated to a proposed development. 

- Direct Impact. Those effects caused by the proposed action and occurring at the same time and 
place. 

- Direct Light. Light emitted directly from a fixture’s light source, namely from the lamp and its 
diffusing, reflecting, refractive, focusing, or other integrated fixture elements designed to 
project and radiate light. 

- Distribution. The pattern of light produced by a lamp or light fixture. 

- Disturb. Human change that causes a material difference in the physical, chemical or biological 
characteristics of the land. A disturbance may either improve or degrade land use. Cleared land, 
graded land, or land affected by subsurface testing are examples. 

- Dwelling. A building designed, arranged or used for habitation, including permanent or 
temporary living and sleeping quarters. 

- Dwelling Unit. A structure for habitable space which shall not include a mobile living unit, hotel, 
dormitory, or hospital. A single unit providing complete independent living facilities for one or 
more persons, including permanent Kitchen and Sanitation Facilities, and provisions for living, 
sleeping, and eating. 

E 

- Easement. A right of use over the property of another. The use and area affected (if relevant) 
need to be clearly defined, as does to whom the easement was granted (public or private 
entity), or who can use the easement for the specified purpose. 

- Easement Prescriptive. Real property that has met the following five conditions- 

o The use by the public or a private party has been open and notorious; 

o The use by the public or a private party has been continuous and uninterrupted; 
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o The use by the public or a private party is adverse and under claim of right 

o The use by the public or a private party is with the actual or imputed knowledge of the 
owner of the servient tenement (the property burdened by the easement) 

o The use by the public or a private party has continued for five years or more 

- Easement Public. A right of use over real property that has been granted, dedicated, or deeded 
to a governmental jurisdiction, or the public for a limited purpose. It differs from a fee simple 
right-of-way, in that the real property is owned by the jurisdiction in a fee simple right-of-way. 

- Eligible Parcel. An “existing parcel”, as defined, or a “new parcel” or “lot” created and approved 
under the current or previous land division process, short plat process or full plat process of 
Teton County; parcels of land must be “eligible parcels” to be eligible for residential building 
permits or commercial building permits, as allowed by their zoning designation; if a residence 
exists on an eligible parcel, no building permits for additional dwellings (not including accessory 
dwellings) can be issued for this parcel except under the provisions of Div. 14.5 Subdivision 
Review of this Code. SEE ALSO NON-ELIGIBLE PARCEL. 

- Enclosure. An area enclosed by solid walls or an area formed when any space is enclosed on all 
sides by walls or partitions. Insect screening or open wood lattice used to surround space is not 
considered an enclosure. 

- Encroachment. The physical advance or infringement of uses, fill, excavation, buildings, 
structures, or development into a required setback, across a property line or into a designated 
area such as - floodplains, wetlands, streams, etc. 

- Existing Manufactured Home Park or Manufactured Home Subdivision. A manufactured home 
park or manufactured home subdivision where the construction of facilities for servicing the lots 
on which the manufactured homes are to be affixed (including at a minimum the installation of 
utilities, the construction of roads and final site grading or the pouring of concrete pads) is 
completed before 03/31/2000. 

- Expansion To an Existing Manufactured Home Park or Subdivision. Means the preparation of 
additional sites by the construction of facilities for servicing the lots on which the manufactured 
homes are to be affixed, including the installation of utilities, the construction of roads and 
either final site grading or the pouring of concrete pads. 

F 

- Family. One or more persons occupying a dwelling unit and living as a single, nonprofit 
housekeeping unit, provided that a group of 5 or more persons who are not within the second 
degree of kinship shall not be deemed to constitute a family unless such 5 or more persons 
qualify as a group residence as described in Idaho Code section 67-6531. 

- Federal Emergency Management Agency (FEMA). The agency with the overall responsibility for 
administering the National Flood Insurance Program. 

- Fee Simple. Ownership of land without limitation or condition. 
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- Fee Simple Right-Of-Way. A portion of land that is described on a deed, survey or plat, and 
ownership of the parcel is transferred to by a public entity for the use of public access or 
utilities. 

- Fire Authority or Fire District. The Teton County Fire Protection District. 

- Fixture. The complete lighting unit (luminaire), consisting of a lamp, or lamps and ballast(s) 
(when applicable), together with the parts designed to distribute the light (reflector, lens, 
diffuser), to position and protect the lamps, and to connect the lamps to the power supply. 

- Flag. A piece of durable fabric or other flexible material with distinctive colors and patterns 
mounted by attaching one side to a freestanding pole or a pole attached to a building. 

- Floodlight. Fixture that projects light in a broad, directed beam, typically of two lamp types: 
simple lamps whose supporting optic elements are part of the fixture casement having wide 
beam- spread angles up to 110 degrees; or sealed-beam lamps with internal parabolic reflectors 
having narrower beam-spread angles of 25 to 55 degrees. Designation as a floodlight is 
ordinarily displayed on lamp packaging. 

- Floodplain or Flood-Prone Area. Any land area susceptible to being inundated by water from 
any source (see definition of “flooding”). 

- Floodway. The channel of a river or other watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation. 

- Footcandle. The unit of measure expressing the quantity of light received on a surface. One 
footcandle is the illuminance produced by a candle on a surface one foot square from a distance 
of one foot measurable by a light meter. In this Code, footcandle units are referenced to the 
initial-lumen- output rating of the fixture lamp. 

- Frontage. The length of any one property line of a premises, which property line abuts a legally 
accessible road right-of-way. 

- Fully Shielded (Full Cut-Off) Luminaire. A luminaire constructed and installed in such a manner 
that all light emitted by the luminaire, either directly from the lamp or a diffusing element, or 
indirectly by reflection or refraction from any part of the luminaire, is projected below the 
horizontal plane through the luminaire’s lowest light-emitting part. “Full cutoff” and zero uplight 
fixtures in particular meet this definition. 

G 

- Glare. Lighting entering the eye directly from luminaires or indirectly from reflective surfaces 
that causes visual discomfort or reduced visibility 

- Gross Floor Area. The sum in square feet of the gross horizontal area of all floors of a building 
measured from the interior faces of the exterior walls or from the centerline of walls separating 
two buildings when two buildings or units abut. Elevator shafts, stairwells, floor space used for 
mechanical equipment, attics, balconies and mezzanines, and could include enclosed porches 
and areas devoted to roofed accessory uses are included in the calculation of gross floor area. 
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However, the following is not included: any space devoted exclusively to on-site parking; 
outdoor loading, display, storage, utility service areas; and/or uninhabited enclosed space on 
tops of roofs; or attic space having head room of less than 7’-10”. 

H 

- Habitable Space– A space for human habitation that includes a building or structure intended to 
be used for living, sleeping, cooking, and dining. 

- Health Authority. Eastern Idaho Public Health, of the Idaho State Department of Health and 
Welfare 

- Highway. A road or roads designated as a highway by the state or federal government. 

- Hillside. Sloping land with a rise or fall of more than one foot vertically for each 10 feet 
horizontally (10 percent slope). 

- HISTORIC STRUCTURE or SITE. A structure or site that is: 

o Listed individually in the National Register of Historic Places (a listing maintained by the 

o U.S. Department of Interior) or preliminarily determined by the Secretary of the Interior 
as meeting the requirements for individual listing on the National Register. 

o Certified or preliminarily determined by the Secretary of the Interior as contributing to 
the historical significance of a registered historic district or to a district preliminarily 
determined by the Secretary to qualify as a registered historic district. 

o Individually listed on a state inventory of historic places and determined as eligible by 
states with historic preservation programs which have been approved by the Secretary 
of the Interior, or 

o Individually listed on a local inventory of historic places and determined as eligible by 
communities with historic preservation programs that have been certified either: 

▪ By an approved state program as determined by the Secretary of the Interior, or 

▪ Directly by the Secretary of the Interior in states without approved programs. 

- Holiday Lighting. Strings of individual lamps, where the output per lamp is not greater than 
fifteen (15) lumens. 

I 
- Illuminance. The amount of light, measured in foot-candles, falling on any point of a surface. All 

illuminance values in this Code shall be initial values based on new lamps and fixtures. Unless 
otherwise specified, “illuminance” refers herein to horizontal illuminance, measured at ground 
level. 

- Improvement. Any alteration to the land or other physical construction associated with 
subdivisions and building site developments. 
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- Improvement Plan. The engineering drawings intended to be used in the construction of road, 
trail, water, sewer, drainage, drainage facilities, fire protection, landscape facilities, 
appurtenances, and other improvements. 

- Incidental Sign. A permanent or temporary on- premises sign that is intended to provide 
information or direction for the convenience and necessity of the public. Such signs include but 
are not limited to entrance and exit signs, for sale signs, building numbers, names, addresses, 
private parking signs, telephone, no trespassing signs or dangerous animal signs, etc. These 
signs cannot be located in a public right of way or easement. 

J 

- Junkyard. A property on which old or scrap metal, rope, rags, batteries, paper trash, rubber, 
refuse, rubbish, debris, waste, 3 or more dismantled or wrecked vehicles and automobiles or 
parts thereof, iron, steel, and other old or scrap ferrous and nonferrous material or any matter 
having no substantial market value as a whole, which is exposed to the elements and is not 
enclosed in any structure or otherwise concealed from public view. 

K 

- Kitchen Facilities. A permanently installed means for cooking, such as a range or cook-top, OR a 
permanently installed kitchen sink with the capacity to wash dishes. 

L 

- Lake/Pond. A body of standing water larger than one-quarter acre in size, that is either natural 
or man-made, in a depression of land or expanded part of a river, stream or creek. 

- Lamp. Component, tube, or bulb of a fixture that produces light when energized. Multiple lamps 
within a single fixture are lumen-rated additively as if a single lamp. 

- Lamp String. Multiple, interconnected lamps attached to a single electrical source, but not 
additionally housed as is typical within a fixture. Included are “light strings” commonly used as 
holiday lighting, “rope lights” strung within a continuous protective sheath, and similar 
interconnected aggregations of LED lamps integrated within individual light-dispersing 
refractors. 

- Landscape Material. Any combination of living plants and non-living materials, such as rock, 
pebbles, sand, mulch, pavers, berms, walls, and other decorative materials. 

- Landscaping. The planting and arranging of landscape materials to enhance the aesthetic and 
functional qualities of a site. 

- Light. Radiant energy that can be sensed or seen by the human eye. Visible light is measured in 
lumens. 

- Light Trespass. Light that falls beyond the property it is intended to illuminate. 

- Lighting Plan. Documents specific to a land use that describe the location and characteristics of 
all exterior lighting and the light levels on the property and at the property boundaries. 
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- Lot of Record. A lot that is part of a subdivision, the plat of which has been recorded in the office 
of the Recorder of Teton County, Idaho, or any parcel of land, whether or not part of a 
subdivision, that has been officially recorded at a size that met the minimum dimensions for lots 
in the district in which it was located at the time of recording or was recorded prior to the 
effective date of zoning in the area where the lot is located. A lot of record may be established 
by one of the following means: 

a. For parcels created before June 14, 1999,  
i. A recorded deed describing the parcel by a metes-and-bounds description of the 

boundaries, or  
ii. A recorded survey with a metes-and-bounds description of the parcel 

boundaries, or 
iii. An authorized, signed, and recorded subdivision plat or planned unit 

development plat, or 
iv. A recorded “Family Exemption” survey with a Teton County authorization 

signature creating two or more lots. 

b. For parcels created between June 15, 1999 and August 3, 2022; 
i. A one time only land split that created no more than two distinct parcels, or 
ii. A recorded Agricultural Exemption survey, recorded before September 22, 2003 

(may be labeled “Agriculture split” or “Agriculture break-off”) that created one 
or more parcels of property, or 

iii. An authorized, signed, and recorded subdivision plat or planned unit 
development plat. 

c. For parcels created after August 3, 2022; 
i. An agricultural land division, or 
ii. An Administrative Land Division, or 
iii. An authorized, signed, and recorded subdivision plat. 

- Lot. A contiguous quantity of land which is defined by subdivision lot number, government 
aliquot description, or metes and bounds description, recorded as the property of persons or 
entities with a legal description that addresses permissions or constraints upon its development. 

- Lot Area. The area of any lots shall be determined exclusive of road, highway, or other rights of 
way. 

- Lot, Corner. A lot abutting upon two or more roads at their intersection. 

- Lot, Interior. A lot other than a corner lot. 

- Lot Line, Front. The front property line coincident with a road right-of-way line. The side of the 
lot that abuts the primary road or if it does not directly abut the primary road, the side of the lot 
that the front door faces. 

- Lumen. A rating; a manufacturer-supplied measure of light emitted from a lamp. All lumens in 
this Section are initial lumens, that is, the amount emitted by a new lamp after 100 hours of 
seasoning. Lumens are usually listed on lamp packages as “Light Output”. Also, the amount of 
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light a bulb produces or a quantitative unit measuring the amount of light emitted from a light 
source. 

- Luminaire. The complete lighting unit, including the lamp, the fixture, and other parts. 

M 

- Manufactured Home. A structure with a permanent foundation that was built in compliance 
with HUD manufactured home construction and safety standards established under 42 U.S.C. 
Section 5401. Units manufactured prior to June 1976 not stamped approved by HUD shall not be 
considered a “manufactured home” as defined herein. For clarification, this definition excludes 
recreational vehicles, trailers, campers, and other similar units as may be defined in this Code. 
Idaho Code §39-4105 

- Manufactured Home Park or Manufactured Home Subdivision. A parcel (or contiguous parcels) 
of land divided into two or more manufactured home lots for rent or sale. 

- Market Value. The building value, not including the land value and that of any Accessory 
Structures or other improvements on the lot. Market value shall be the adjusted tax assessed 
values as established by the Teton County Assessor. This value may be modified by submittal of 
an independent certified appraisal. 

- Mitigation. A design, action, or facility offered by an applicant for development approval, or 
required by Teton County as a condition of development approval, in order to avoid, minimize, 
or offset negative impacts of development that would or might otherwise occur. Avoidance of 
impacts and minimization of impacts are preferable to offsetting mitigation measures. 
Mitigation shall be conducted on-site unless efforts to mitigate for development related impacts 
on-site have limited value to relevant resources , in which case offsite mitigation proposals will 
be considered. 

- Modular Building. Any building or building component other than a manufactured home that is 
of closed construction and either entirely or substantially prefabricated or assembled at a place 
other than the building site. Idaho Code §39-4301 

- Monument. A survey marker as defined in Idaho Code Section 50-1303. 

- Most Recently Recorded Deed. The deed that was recorded most recently. In most cases, this is 
the deed that transferred ownership of the lot/parcel into the current owner. 

- Motion Detector. A device that activates a luminaire when it senses motion. To meet the 
exemptions in this Section, motion detectors must sense motion only on the property on which 
it is installed.  

- Mudslide or Mudflow. Describes a condition where there is a river, flow, or inundation of liquid 
mud down a hillside usually as a result of a dual condition of loss of brush cover, and the 
subsequent accumulation of water on the ground preceded by a period of unusually heavy or 
sustained rain. A mudslide (i.e., mudflow) may occur as a distinct phenomenon while a landslide 
is in progress, and will be recognized as such by the Administrator only if the mudflow, and not 
the landslide, is the proximate cause of damage that occurs. 
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N 

- Nonconforming Lot. A lot that either (1) is not a lot of record or (2) lawfully existed upon the 
effective date of adoption or revision to the LDC, which does not meet the minimum lot size 
requirements of the present LDC.  

- Nonconforming Structure. A structure built in accordance with County requirements at the time 
of its construction, but which fails to conform to the present requirements of the LDC. 

- Nonconforming Use. A land use or activity, which was lawful prior to the adoption, revision, or 
amendment of the LDC but which fails to conform to the present requirements of the LDC. 

- North American Industry Classification System- NAICS. A standard land use classification system 
issued by the federal Office of Management and Budget which categorizes establishments by 
the type of economic activity in which they are engaged. 

O 

- Occasional Lighting. Illumination that is infrequent, or intermittent; and controlled by a manual 
or timer- operated switch, or by a motion sensor not activated by off-property movements. 

- Off-Premise Outdoor Advertising. Any outdoor sign, display, light, device, figure, painting, 
drawing, message, plaque, poster, billboard, or other thing which is designed, intended or used 
to advertise or inform and which is situated in order to be visible from any highway, road or 
other traveled way and which is located on property which is separate from and not adjoining 
the premises or property on which the advertised activity is carried out. 

- Official Zoning Map.  The adopted map for Teton County which illustrates zoning district, special 
overlay zoning district, and Areas of City Impact boundaries. The official zoning map may be 
referred to also as the Zoning Map. 

- One Time Only Land Split.  A legacy term meaning the division of land approved and recorded 
under the “One Time Only Split of One Parcel of Land” provisions of Chapter 3 of Title 9 of 
County Subdivision Regulations repealed on August 3, 2022. 

- Opaque. Impenetrable to view, or so obscuring the view that features, buildings, other 
structures, and uses become visually indistinguishable. 

- Open Space. Significant tracts of land not under residential, mixed, institutional, commercial or 
industrial use; however, open space may be held in privately owned large lots of 20 acres or 
more. open space may include sensitive environmental areas and productive uses including 
agriculture or low impact recreation amenities. open space shall not include features such as 
roads, parking areas, constructions for habitation, or building envelopes. open space includes 
but is not limited to lands set aside as a Community Benefit. 

- Ordinary High Water Mark - The line on the shore established by the fluctuations of water and 
indicated by physical characteristics such as a clear, natural line impressed on the bank, 
shelving, changes in the character of soil, destruction of terrestrial vegetation, the presence of 
litter and debris, or other appropriate means that consider the characteristics of the 
surrounding areas. 
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- Outdoor Lighting. Lighting equipment installed within the property line and outside the building 
envelopes, whether attached to poles, building structures, the earth, or any other location; and 
any associated lighting control equipment. 

- Owner. The individual, firm, association, syndicate, partnership, or corporation having an 
interest in a parcel of land. 

P 

- Parcel. A contiguous quantity of land which is defined by subdivision lot number, government 
aliquot description, or metes and bounds description, recorded as the property of the same 
owner or entity for taxation purposes. 

- Parcel of Land Divided. A contiguous quantity of land recorded as the property of persons or 
entities, each of which is named in a single instrument conveying ownership thereof, and which 
has been separately conveyed from any adjoining quantity of land, whose boundaries are 
defined in the last recorded instrument of conveyance of such parcel which was recorded prior 
to June 14, 1999. Conveyance of Title, or contracts which provide for conveyance of title, to 
portions of existing parcels which are executed after June 14, 1999, shall be deemed to create 
new parcels, except when transferred as a boundary line adjustment. 

- Parent Parcel. The parcel of property from which a smaller parcel or parcels have been created, 
whether by deed, court decree, land division or subdivision. 

- Parking Space. Usable space within a public or private parking area or building exclusive of 
access drives, aisles or ramps for the storage of one passenger automobile or commercial 
vehicle. 

- Partly Shielded Luminaire. A luminaire with opaque top and translucent or perforated sides, 
designed to emit most light downward 

- Pasture. An area used for grazing domestic animals. 

- Planning Department or Department. The Planning Department of Teton County, Idaho.  

- Plat. The drawing, map or plan of a subdivision, cemetery, townsite or other tract of land, or a 
replatting of such, including certifications, descriptions and approvals. See also, Idaho Code §50-
1301. 

- Primary Road. The road of which a property is addressed from. 

- Principal. Primary; A separate, complete structure that is the larger/largest of the structures. 

- Professional Engineer. An engineer registered to practice engineering in the State of Idaho. 

- Professional Surveyor. A surveyor registered to practice engineering in the State of Idaho. 

- Public Right-of-Way. Any land dedicated and open to the public and under the jurisdiction of a 
public highway agency, where the public highway agency has no obligation to construct or 
maintain said right-of-way for vehicular traffic. 
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- Public Utility. Any person or municipal department duly authorized to furnish to the public 
under public regulation. 

Q 

- No terms beginning with the letter Q are defined at this time. 

R 

- Recreation, Active. Activities, such as organized sports, golf, playground activities, and the use 
of motorized vehicles, which require extensive facilities or development or that have a 
considerable environmental impact on the recreational site. 

- Recreation, Passive. Outdoor recreational activities, that require a minimum of facilities or 
development and that have minimal environmental impact on the recreational site. 

- Recreational Vehicle (RV). A motor home, travel trailer, truck camper camping trailer, park 
model, or similar vehicle designed for recreation or emergency human habitation that is: 

o Built on a single chassis, 

o Designed to be self-propelled or permanently towed, and 

o Designed for use as temporary living quarters for recreational, camping, travel, or 
seasonal use. 

o Per Idaho Code §46-1021 

- Rezone. Process outlined in Chapter 4 for changing the zone district a property is found in. 

- Ridge. The crest, or apparent crest, of a hill or mountain or linear crests of part of a hill or 
mountain when viewed from the State Highways or Ski Hill Road. 

- Ridgeline. An area including the crest of a hill or slope and a vertical, perpendicular distance in 
feet on either side of the crest within which development would break the skyline. 

- Right of Way. A strip of land established by prescriptive use, dedicated, deeded or reserved for 
use as a public way, which normally includes road, sidewalks and other public utilities or services 
areas. 

- Riparian Area. Areas contiguous to and affected by surface and subsurface hydrologic features 
of perennial or intermittent water bodies (rivers, streams, lakes, or drainage ways). Riparian 
areas generally have distinctly different vegetative species than adjacent areas, or similar 
species with more robust growth than adjacent areas. Riparian areas are often located between 
wetland and upland areas. Also, defined as the green, vegetated areas along the edge of water 
bodies like rivers, creeks, canals, lakes, springs, sloughs, potholes and wetlands. They are the 
transition zone between upland and aquatic ecosystems. Underlying saturated soil is a key 
feature in riparian areas. Idaho Code § 22-2402. 

- Riverine. Relating to, formed by, or resembling a river (including tributaries), stream, brook, etc. 

- Road. See Road, Private and Road, Public. 
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- Road, Private. A road within a subdivision plat that is not dedicated to the public and not a part 
of a public highway system. It is not maintained by a public agency. 

- Road, Public. A road, thoroughfare, alley, highway or bridge that is open for public use. It may 
or may not be maintained by a public agency 

S 

- Sanitation Facilities. A toilet, or other permanent conveyance for sewage as approved by the 
District 7 Health Department. A detached privy, incinerating toilet, septic system, or other 
alternative approved system shall be considered part of the dwelling unit served. 

- Screening. Natural vegetation or a decorative structure that creates an opaque visual block or 
obscures an unattractive view from one side to the other throughout the year. Screening may 
consist of any combination of the following: 

o Fencing 

o Masonry or rock wall 

o Plants or natural vegetation 

o Earthen berm 

- Setback. A line demarcating that portion of a parcel of property which must remain open with 
no buildings or structures, and the buildable portion of the parcel. 

- Shade Tree. A tree that composes the top layer or canopy of vegetation and will generally reach 
a mature height of greater than fifty (50) feet. 

- Short Plat Land Division. A division or partition of land that creates up to four (4) parcels from 
any existing parcel that meets minimum parcel size requirements herein and that has not been 
previously platted. The resulting parcels are lots of record. 

- Single Legal Parcel of Land. All contiguous lands described in a single deed. Land that touches 
only at the corner point, is not contiguous. 

- Sign. Any combination of words, letters, numbers, images, or symbols, designed to attract the 
attention of, or communicate information to, the public, in regards to an activity, business, 
commodity, event, sale, or service. 

- Sign Face. That portion of the sign, excluding the supporting structure, where the words, letters, 
numbers, images, or symbols can be placed. 

- Site Plan.  An illustration of a lot or parcel submitted in order to demonstrate the nature and 
extent of a proposed use or structure and compliance with the requirements of the LDC. See 
Section 5-1-6 for site plan requirements.   

- Special Use. A use that, because of special requirements or characteristics, may be allowed in a 
particular zoning district only after review by the County and granting a conditional use approval 
imposing conditions as necessary to make the use compatible with other uses permitted in the 
same zone or vicinity. 
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- Special Event. A temporary, one-time or infrequently occurring event for purposes such as 
education, meditation, spiritual renewal, meetings, conferences, seminars, craft fairs, carnivals, 
rodeos, weddings, races, parades, concerts and similar activities which may provide meals, 
services, and recreation for participants during the period of the retreat or program. Special 
events can be for or not for profit and occur on private or public property. 

- Start of Construction. This includes substantial improvement and means the date activity begins 
on the construction site.  

- Story. That portion of a building compromised between a floor and the floor or roof next above. 
The first floor of a two- or multi-story building shall be deemed the story that has no floor 
immediately below it that is designed for living quarters or for human occupancy. Those stories 
above the first floor shall be numbered consecutively. 

- Stream/Creek. A watercourse having a source and terminus, banks, and channel, through which 
waters flow at least periodically, and it usually empties into other streams, lakes or river, but it 
does not lose its character as a watercourse even though it may break up and disappear. 

- Structure. A combination of materials to form a construction for use, occupancy or 
ornamentation, whether installed on, above or below the surface of land or water. 

- Subdivider. Any legal entity who subdivides a parcel of land, may also be referred to as a 
developer. 

- Subdivision. Except as provided in section 4-10-A, a tract of land existing on the land records of 
the County that is divided into two (2) or more lots, parcels, or sites, through the platting 
process, for the purpose of sale or building development, whether immediate or future.  

- Subdivision Master Plan. A design document that shows all the future phases of a subdivision. A 
Master Plan does not create entitlements, those are created through the plat. It should identify 
future roads, lots, open space, parks, trails, public access points or any other public 
improvements to be made 

- Survey. An official document developed by a licensed surveyor in the State of Idaho that 
identifies the ownership, quantity, location, boundaries and measurements of a parcel with the 
courses and distances clearly identified. A survey does not create rights or uses such as a plat. 

T 

- Temporary Use. See section 3-9-2. 

- Tiny Home. means a dwelling to be used as permanent housing with permanent provisions for 
living, sleeping, eating, cooking, and sanitation built in accordance with International Building 
Code and does not have an interior habitable area greater than 1,000 square feet. 

- Tract. See “Lot/Parcel/Tract” 
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U 

- Undue Hardship. Special conditions depriving the applicant of rights commonly enjoyed by 
other property owners in the same district under the terms of this Code; not merely a matter of 
convenience or profit.  

- Utilities. Installations for conducting water, sewage, gas, electricity, television, storm water, 
telephone and similar facilities providing service to and used by the public. 

V 

- Variance. A modification of the requirements of this Code, as authorized by the Planning Act 
and as provided under Chapter 4. 

- Vehicular Parking. A space available for parking of motor vehicles, which conforms to the 
vehicular parking provisions in Chapter 5. 

- Vicinity Map. A map illustrating the general location and presence of clearly identifiable 
landmarks and features within one-half mile of the development site, including:  existing land 
uses, future land use and zoning districts, locations of buildings on adjacent parcels, easements 
on adjacent parcels , public services, roads and road names, and utilities.  Vicinity maps are not 
engineered or surveyed maps, but indicate the approximate location of the above features 
discovered after inquiry by the applicant of the appropriate County department, property 
owners, and other agencies. 

- Violation. The failure of a structure or other development to be fully compliant with any portion 
of this Code. 

W 

- Watercourse. A lake, river, creek, stream, wash, channel, or other topographic feature on or 
over which waters flow at least periodically.  Watercourse includes specifically designated areas 
in which substantial flood damage may occur. 

- Wetlands. Those areas that are inundated or saturated by surface or ground water at a 
frequency and duration sufficient to support, and that under normal circumstances do support, 
a prevalence of vegetation typically adapted for life in saturated soil conditions. Wetlands 
generally include swamps, marshes, bogs, and similar areas. For the purpose of this Code, 
wetlands generally mean the areas identified as such on the National Wetlands Inventory Map 
(https://fwsprimary.wim.usgs.gov/wetlands/apps/wetlands-mapper/). 

- Wetland Delineation. The process of establishing the existence and physical limits of a wetland 
for the purposes of federal, state, and local regulations. The National Wetlands Inventory Map 
may be used as a resource for initial identification of a potential wetland. Final delineation shall 
be performed by a licensed professional. 

- Wind Turbine. An alternative energy device which converts wind energy to mechanical or 
electrical energy. A wind turbine may also be deemed a windmill. 

- Written decision.  A final determination signed by the Administrator, PZC, or BoCC, or their 
designee, under the terms of the LDC, which must be accompanied by a reasoned statement 
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that explains the criteria and standards of the LDC considered relevant, the relevant contested 
facts relied upon, and the rationale for a final decision based on the applicable provisions of the 
LDC. Written decisions resulting in a denial or finding of violation must describe actions, if any, 
an applicant or owner may take to obtain a final decision of approval or finding of no violation.   

X 

- No terms beginning with the letter X are defined at this time. 

Y 

- Yard. Any open space located on the same lot with a building, unoccupied and unobstructed 
from the ground up, except for accessory buildings, or such uses as provided by this Code. The 
minimum depth or width of a yard shall consist of the horizontal distance between the lot line 
and the drip line of the main building. 

- Yard, Corner. On a corner, a yard lying between the side line of the lot parallel to the side road 
and the nearest line of the building and extending from the front yard to the rear yard. Corner 
yard width shall be measured at right angles to the side lines of the lot. 

- Yard, Front. A yard extending along the full width of a front lot line between side lot lines and 
from the front lot line to the front building line in depth. 

- Yard, Rear. A yard extending the full width of the lot and lying between the rear lot line and the 
nearest line of the building.  Rear yard depth shall be measured at right angles to the rear line of 
the lot. 

- Yard, Side. A yard lying between the side line of the lot and the nearest line of the building and 
extending from the front yard to the rear yard. Side yard width shall be measured at right angles 
to the side lines of the lot. 

 
Z 

- Zone/Zoning District. A portion of the unincorporated area of the County shown on the official 
zoning map and associated with this Code, and given formal district designation. 
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Mitzi Van Arsdell <mvanarsdell@tetoncountyidaho.gov>

Fwd: 2022 Land Development Code Amendments
1 message

Jade Krueger <jkrueger@tetoncountyidaho.gov> Fri, Mar 1, 2024 at 2:37 PM
To: Mitzi Van Arsdell <mvanarsdell@co.teton.id.us>

Can you put this email in the Public Comment folder for the LDC Amendments 2024? You may need to create a new sub
folder. 

---------- Forwarded message ---------
From: Jeff White <trona@mac.com>
Date: Fri, Mar 1, 2024 at 2:34 PM
Subject: 2022 Land Development Code Amendments
To: Jade Krueger <jkrueger@tetoncountyidaho.gov>

Hello Ms Krueger!

Per the notices in the Teton Valley News, I have reviewed the potential changes to certain sections of the 2022 Land
Development Code.  I offer the following on the ‘redline’ elements and appropriate sections of the Code for amendment. 
Would you please convey these comments to the Planning and Zoning Commission for their consideration at the 12
March 2024 hearing.   

Thank you, the Planning and Zoning Commission, and the Board of County Commissioners in continuing implementation
and refinement of the Code.

Section 5 General Development Standards

Section 5-2 Grading and Drainage

After review of some of the Grading and Erosion Control Permit Applications submitted subsequent to the adoption of the
2022 Land Development Code, it seems Code Section 5-2-1 is ripe for and in need of revision.  Specifically, Section 5-2-
1D-1 must be revised to include additional appropriate technical professions that have specific expertise - and certification
of that expertise - in erosion control.  The inclusion of Certified Professional(s) in Erosion and Sediment Control (CPESC)
and Certified Professional(s) in Range Management (CPRM).  These certified professionals can bring expertise not
necessarily held by a professional engineer or landscape architect.  As the current Land Development Code (LDC) reads,
an Idaho-registered professional mechanical engineer, who may not have any expertise in such work, could prepare the
required plan!  In addition, CPESCs have specific expertise in preparation and implementation of Stormwater Pollution
Prevention Plans (SWPPPs) and recognized by the US Environmental Protection Agency for that expertise.

The section should be revised to read  "1.  All Grading and Erosion Control Permit applications (sic) must be prepared by
a Certified Professional in Erosion and Sediment Control, Idaho-registered civil, environmental, geotechnical, or
geological engineer, an Idaho-registered Landscape Architect, or a Certified Professional in Range Management."

Section 5-8 Outdoor Lighting

To ensure achievement of the stated intent of Section 5-8-1 certain revision is necessary.  Section 5-8-1 should be revised
to read “…use of outdoor lighting (sic) which prevents and eliminates adverse offsite impacts including light trespass (sic)
and glare (sic)…”  

The illustration shown in Section 5-8-1 entitled Light Shielded Illustrated might be greatly improved in its intent by showing
that ‘no shield,’ ‘semi cut-off shield,’ and ‘cut-off shield’ are non-conforming with the LDC and thus prohibited.  The
illustration might also be improved by adding an example of a full cut-off/downward directed device that precludes the
generation and emission of ‘light splash’ form emitted light reflecting from building surfaces and thus creating trespass
light and invasive glare.

Similarly, Section 5-8-2 should be revised to read “The requirements of this section shall apply to all outdoor lighting (sic)
in Teton County.  All existing outdoor lighting (sic) shall be brought into compliance with the standards herein within five
(5) years of the effective date of this Land Development Code.  As the LDC was adopted 3 August 2022, the compliance
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date is 3 August 2027.”  Such revision would eliminate potential uncertainty, ambiguity, and erroneous interpretation. 
Further, the revision presented provides for achievement of the stated intent in 5-8-1.

Section 5-8-3 A 5 should be revised to provide for the appropriate time period as “…displayed for less than sixty (60)
days…” is ambiguous.  To wit, as of 1 Mar 2024, there are still trees and fences illuminated with ‘holiday lighting!’  Why not
clean this up and state holiday lighting, presuming Christmas and New Year’s are the subject holiday period, may be
displayed from 15 November to 15 January.  Further, a seventy (70) lumen bulb is pretty darned bright and really not
necessary for holiday lighting.

Section 5-8-4 A should be revised to show the requirement to prevent glare and light trespass buy requiring fixtures
actually prevent glare from ‘light splash’ from building surfaces.  The section should also provide that the ‘downward’
directed aspect prohibits glare and trespass from horizontal emission of light from the fixture.  Section 5-8-4 C should be
revised to preclude horizontal light so that NO light falls onto adjacent and nearby property.  Section 5-8-4 E should be
revised to read “…shall be extinguished by 8:30 PM (2030 hours).”  If one needs light to complete a task, headlamps are
highly effective in providing necessary illumination in a work area or pedestrian path without generating glare and
trespass light.

Sections 5-8-6 A and B need revision to remove the use of ‘light’ measured in watts, a unit of power.  The intent of this
section might be better conveyed by the use of lumens or candela to indicate the upper limit of luminous flux or luminous
intensity.  And the emitted light should be directed downward and appropriately shielded with no emission or reflection of
emitted light in horizontal and upward directions.  

Section 5-8-7 4 and 5 might be rationalized and revised.  First, a full cut-off fixture that emits only downward light and
precludes ‘light splash’ form building surfaces should be the minimum requirement.  Further, a luminaire emitting 20 000
lumens is insanely bright and likely will provide for trespass light and glare either directly or though reflection.  As little
outdoor, nighttime surgery is conducted by Teton Valley Health on the citizens of Teton County, the upper limit of luminous
flux from a single luminaire should be reduced to something less that a aircraft landing light or surgery theater illumination
system!  How about 200 lumens or less?

Prohibited lighting, as discussed in Section 5-8-7 6, needs a bit of revision.  As it currently reads, the section prohibits
bare lamps but essentially allows an unshielded bare bulb if under 25 lumens per lamp.  This is absurd and should be
revised to prohibit bare lamps except for holiday lighting.  

Thank you for your consideration these comments and your appropriate action in revising the LDC.

See ya on the range, 

Jeff White
Teton Basin Idaho
trona@mac.com

--
Jade Krueger, AICP
Pronouns: She/her/hers
Planning Administrator 
Teton County Planning Department
208-776-8241
jkrueger@tetoncountyidaho.gov

150 Courthouse Drive
Driggs, Idaho 83422
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The Planning Department hours are M-Thurs 9-3:00 p.m.; Fridays 9-12:00 p.m.
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DATE: March 12, 2024

TO: Planning & Zoning Commission

FROM: Jade Kreuger, Planning Administrator

ITEM TITLE: 5:45 PM PUBLIC HEARING: Hunnindale Subdivision Preliminary Plat
Hearing.  Nelson Engineering, on behalf of Badger Capital Advisors Retirement Trust,
has submitted an application for a two-lot subdivision on 61.95 acres. The parcel has
several natural resource overlays present on the parcel and Badger Creek runs across the
eastern portion of the property. The property is located at W 10000 N, North of Tetonia,
and is zone FH-10 acre average density.
 
Legal Description:  RP06N45E091500; NE4, LESS TAX #695 & #6053 SEC 9 T6N
R45E 

4.2

AGENDA ACTION ITEM

 

 

 

 
 
 

SUGGESTED MOTION:
APPROVAL 
Having concluded that the Criteria for Approval of a Preliminary Plat found in LDC Section 4-13-D can be
satisfied, I move to RECOMMEND APPROVAL of the Preliminary Plat for the Hunnidale Subdivision as
described in the application materials submitted on January 8, 2024 and additional information attached to the
staff report. (with the following conditions of approval…)
 
DENIAL
Having concluded that the Criteria for Approval of a Preliminary Plat found in LDC Section 4-13-D have not
been satisfied, I move to RECOMMEND DENIAL of the Preliminary Plat for the Hunnidale Subdivision as
described in the application materials submitted on January 8, 2024 and additional information attached to the
staff report, based on the following findings:
 
CONTINUATION
I move to continue the public hearing for the Hunnidale Subdivision Preliminary Plat to a specific date in time
in order to obtain additional information from the applicant or other agencies. 
 
ATTACHMENT(S):

_Hunnidale Subdivision Preliminary Plat_P&Z_Staff Report_03.12.24.pdf
A. Preliminary Plat Application.pdf
B. Preliminary Plat.pdf
C. Updated Narrative.pdf
D. Engineer Review_Hunnidale Farms Preliminary.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2478685/D._Engineer_Review_Hunnidale_Farms_Preliminary.pdf


E. Deeds.pdf
F. Trust Documentation.pdf
G. Fire Marshal Approval_11.14.2023.pdf
H. Soils Report.pdf
I. CCRs.pdf
J. Improvement Plans.pdf
K. Development Agreement.pdf
L. Wildlife Habitat Assessment.pdf
M. EIPH Applicaiton.pdf
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APPLICANT AND LANDOWNER: Badger Capital Advisors Retirement Trust 
ENGINEER: Nelson Engineering 
 
OVERVIEW: Badger Capital Advisors Retirement Trust, has submitted an application for a 2 lot subdivision 
on 57.94 acres of land located at W 1000 N. Lot 1 is proposed to be 24.62 acres and Lot 2 is proposed to be 
33.32 acres. Badger Creek, Wetlands and Regulatory Floodplain are on the property. The parcel also 
includes several Natural Resource Overlays; Big Game Migration Corridor and Seasonal Range, 
Songbird/Raptor Breeding and Wintering Habitat, and Sharp-tailed Grouse Breeding Habitat. The property 
is zoned FH-10 acre average density.  
 
APPLICABLE COUNTY CODE: Subdivision Preliminary Plat Review pursuant to the Land Development Code 
Chapter 4, Section 4-13-D, Teton County Comprehensive Plan (A Vision & Framework 2012-2030). 
 
LEGAL DESCRIPTION: NE4, LESS TAX #695 & #6053 SEC 9 T6N R45E; RP06N45E091500 
LOCATION: W 10000 N, North of Tetonia  
ZONING DISTRICT: FH-10 acre average density  
PROPERTY SIZE: 57.94 acres 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1. Vicinity Map (Subject Parcel highlighted in green) 

PRELIMINARY PLAT REVIEW PUBLIC HEARING 

FOR: Hunnidale Farms Subdivision 

WHERE: N of Tetonia; W 10000N 

PREPARED FOR: 
Planning and Zoning Commission 
Public Hearing of March 12th, 2024 
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Figure 2. Aerial Image 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 3: NROs present on parcel: Sharp Tailed Grouse, Big Game Migration Corridor & Seasonal Range, Songbird/Raptor 

Breeding & Wintering Habitat (Staff Comment: 2023 map has been rescinded until further notice; overlays on this 
property did not change from the old NRO Mapping)).  
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Figure 4. Regulatory Floodplain 
 
 
 
 

 

Figure 5. Wetland
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Figure 6. Preliminary Plat 

 
PROJECT BACKGROUND 
Pre-application:  A Pre-application conference was held with the applicant and Planning staff in May. The 
form was signed and returned on July 12, 2023.  
 
PZC Concept Review: An application for Concept review was received July 12, 2023 and a Concept Plan 
Review Public Hearing was held November 14, 2023 and the application was approved.  
 
 
 

 
 

 
 
 
Condition of approval:  

1. Address all public works comments in the Preliminary Plat application 
a. Label access points for both lots 
b. Provide access construction in improvement documents 
c. Utilities should be confirmed or included in the improvement documents 

2. The wildlife NROs will trigger the need for a Wildlife Habitat Assessment. The Wetlands & Regulatory 
Floodplain will require an aquatics inventory report / wetland delineation. Building Envelopes should 
be established outside of wetlands and floodplain to the best extent possible, and also placed to 
mitigate impacts to NROs. They should also be placed to avoid steep slopes.  

3. Receive preliminary approvals from EIPH for development 
 
Staff comment: 1c and 3 were not addressed.  
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REVIEW COMMENTS: e 
The County has solicited comment from other agencies and entities. 
 

 ROADS & UTILITIES: TETON COUNTY PUBLIC WORKS (LETTER DATED 02/27/24) 

o Only one access per lot will be allowed onto W 10000 N.  
• Currently there are three access points. 

o Show location for each driveway on the final plat 
o Per concept review – provide utilities confirmation or provide in the improvement plans.  

 

 FIRE PROTECTION: TETON COUNTY FIRE MARSHALL (LETTER DATE 3/4/24) 
o Approved by Earle Giles; Approved for fire department access. A water source is not 

required for a two-lot subdivision. 
 

 WASTEWATER TREATMENT: EIPH 
o The applicant submitted the application submitted to EIPH. A preliminary letter of 

approval has not yet been provided. EIPH had the following comments on the application 
on 3/4/24: 
I have received application and fee to do the preliminary evaluation and write the report 
concerning suitability of subsurface waste disposal on this project.  An attempt to have 
test holes dug was made in October of 2023.  The ground had frozen and could not be 
excavated at that time.  I would definitely say a septic system (tank and drainfield) could 
be installed to meet all horizontal separations dictated by the State of Idaho IDAPA 
58.01.03 Rules and Regulations.  I cannot make a determination of depth to possible 
bedrock or groundwater.  I do not have sufficient soil information to determine soil type 
and application rate. 

 
 PLANS AND STUDIES 

o The wildlife NROs will trigger the need for a Natural Resource Analysis and a Wildlife Habitat 
Assessment. The Wetlands & Regulatory Floodplain required an aquatics inventory report 
/ wetland delineation. Staff discussed in concept review that building envelopes should 
be established outside of wetlands and floodplain to the best extent possible, and also 
placed to mitigate impacts to NROs. 

• The Aquatic Resources Inventory & Wetland Delineation Verification 
has been submitted (see Attachment L) 

• The NRA and WHA has been submitted (also attachment L) 
• Three (3) building envelopes have been established in the NRA to 

keep development out of the areas of concern. 
 

SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE 
Idaho Code, Title 67, Section 67-6509, 67-6511, 67-6512, and LDC Chapter 4, Section 4-2-D. The public 
hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News on February 21, 
and February 28, 2024. A notification was sent via mail to surrounding property owners within a 300- foot 
buffer area on February 14, 2024. A notice was also posted on the property providing information about 
the public hearing on February 27, 2024.  

COMMENTS FROM NOTIFIED PROPERTY OWNERS AND PUBLIC AT LARGE 
No public comment received as of 03/12/24. 

 
CRITERIA FOR APPROVAL  

The Planning and Zoning Commissioners shall only approve if it finds that all of the following criteria (LDC 
Chapter 4-13-D-4, LDC Chapter 6, and the Teton County Comprehensive Plan) have been met (or if it finds 
that some of the criteria have not been met, may recommend approval with conditions that would ensure 
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that the proposed development meets the criteria): 

 

Objective: 1. The conformance of the subdivision with the Comprehensive Plan, LDC and other County 
Codes as well as Subdivision Development Standards; 

Applicant Comment: 
Narrative states application will conform to all County codes and standards. 

Staff Comment: The proposed project lies within the Foothills and Waterway Corridor areas of the future 

character areas in the Comprehensive Plan 

 

 
The zoning of the parcel is FH-10 acre average density. Both proposed lots will conform to this requirement of 
a 1-acre minimum lot size and the density allowance.  

Objective: 2. Requirements of other reviewing agencies and / or jurisdictions providing public services. 

Applicant Comment: 
N/A 

Staff Comment: 
 Applicant will need to engage EIPH for individual septic reviews. There is not a requirement for fire 

suppression. EIPH letter should be included. If not, reach out to the applicant. That’s part of 
preliminary plat. Fire Marshal will also have a letter of review even if they don’t need it. Applicant has 
stated that EIPH could not test due to frozen ground. Preliminary approval letter from EIPH must be 
received before a hearing with the BoCC may be scheduled.  

 Public Works granted only one access point from W 100000 N for each Lot. The current Preliminary 
Plat shows three access points.  
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Objective: 3. The conformity of the proposed development with the Capital Improvements Plan (CIP). 

Applicant Comment: 
No comment. 

Staff Comment: 
All applicable impact fees based on the Impact Fee Program (2023 CIP) will be assessed at the time of 
building. 

Objective: 4. The public financial capability of supporting services for the proposed development. 

Applicant Comment: 
No comment. 

Staff Comment: 
Because this proposal is for fewer than 20 lots, a public services/ fiscal impact analysis will not be required 
with Preliminary Plat application materials. 

Objective: 5. Other health, safety, or general welfare concerns that may be brought to the County's 
attention. 

Applicant Comment: 
No health, safety or general welfare concerns with this proposal. 

Staff Comment: 
Building envelopes have been established to ensure development occurs outside of the wetlands, floodplain, 
NROs (Songbird/Raptor Breeding and Wintering Habitat & Sharp-tailed Grouse Breeding Habitat), and 
extreme slopes. Staff recommends combining the two building envelopes proposed for Lot 2 in order to 
cluster development, reduce driveway footprints, and meet the requirements of the LDC Section 5-4-1.  
 
Furthermore, the Preliminary Plat shows two access points for Lot 2, and Public Works has only granted one 
point of access. The only way two access both building developments on Lot 2 would be a long driveway 
disturbing the Sharp-tailed grouse breeding habitat.  
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                                                                         (Ex. NRA Page 22) 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
                                                              (Ex. NRA Page 22) 

 

CONSIDERATIONS 

The two building envelopes on proposed lot two should be reviewed as it relates to LDC 5-4-1 and the 
allowed amount of driveways per parcel from W 10000 N.  

 
CONDITIONS OF APPROVAL 

1. Address all public works comments:  
a. Label one access point for each lot’s driveway  

• The preliminary plat sites three access points. Public works is only granting one 
point of access for each lot. 

b. Utilities should be confirmed for each proposed lot or included in the improvement 
documents 

2. Receive preliminary approval letter from EIPH for development before a hearing with the BoCC may 

Combine the Lot 2 
building envelopes 
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be scheduled. 
3. Provide a cost estimate for improvements. 
4. Financial surety of 125% of the cost estimate is required when the Development Agreement and 

Improvement Plans are recorded (which is after Preliminary Plat approval under the LDC).  
5. An access permit for the two driveways from W 10000 N is required before improvements can begin.  

 
 

PLANNING & ZONING COMMISSION ACTIONS 
A. Recommended approval of the Preliminary Plat, with the possible conditions of approval listed in this 

staff report, having provided the reasons and justifications for the approval. 
B. Recommended approval of the Preliminary Plat, 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. Recommended denial of the Preliminary Plat application and provide the reasons and justifications for 
the denial. 

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

 
 

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

 
APPROVAL  
Having concluded that the Criteria for Approval of a Preliminary Plat found in LDC Section 4-13-D can be 
satisfied, I move to RECOMMEND APPROVAL of the Preliminary Plat for the Hunnidale Subdivision as 
described in the application materials submitted on January 8, 2024 and additional information attached 
to the staff report. (with the following conditions of approval…) 

 
DENIAL 
Having concluded that the Criteria for Approval of a Preliminary Plat found in LDC Section 4-13-D have not 
been satisfied, I move to RECOMMEND DENIAL of the Preliminary Plat for the Hunnidale Subdivision as 
described in the application materials submitted on January 8, 2024 and additional information attached 
to the staff report, based on the following findings: 

 
CONTINUATION 
I move to continue the public hearing for the Hunnidale Subdivision Preliminary Plat to a specific date in 
time in order to obtain additional information from the applicant or other agencies.  

 

Prepared by: 
Torin Bjorklund, Associate Planner 
Jade Krueger, Planning Administrator 
 

 
ATTACHMENTS: 

A. Application (3 pages)                                                             
B. Preliminary Plat (1 page)  
C. Narrative (1 page)     
D. Public Works Review (1 page)                                                              
E. Deeds (4 pages)  
F. Trust Documentation (3 pages)   
G. Fire Marshal Review (1 page) 

H. Soils Report (24 pages) 
I. CCRs (2 pages) 
J. Improvement Plans (2 pages) 
K. Development Agreement (16 pages)    
L. Wildlife Habitat Assessment (46 pages)                                
M.  EIPH Application (2 pages)                                                     

End of Staff Report 
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SUBDIVISION APPLICATION 

Fees are non-refundable. 

Requirement for Submittal: Ensure all requirements are included. Incomplete applications will not be put on hold. Incomplete and partial applications 
will be returned to applicant. 

 SECTION I: PERSONAL AND PROPERTY RELATED DATA 

For Office Use Only 
Fees Paid 

Check # Credit Card Cash 

The Preliminary Plat is the second of three steps in the development process. Upon receipt of the required materials the 
planning staff shall stamp the application received. Once the Planning Administrator or their designee has reviewed the 
application and deemed it complete, a public hearing will be scheduled with the Planning and Zoning Commission. It is 
recommended that the Applicant review chapters 6, 8 and 9 of the Teton County LDC prior to submittal. These chapters 
along with application materials are located on the County website at www.tetoncountyidaho.gov. The Planning staff is also 
available to discuss applications and answer questions prior to receiving an application. 

Date Recieved: 

150 Courthouse Drive | Driggs, Idaho 83422 | T: 208-354-2593 | tetoncountyidaho.gov 

Owner Info 

Project Location 

Project Info 

Owner Name: Address:

Phone: ( ) 

Zip code: 

Zoning District: 

Name of Applicant (if different than owner): 

Project Address (if different than owner address): 

Email: 

Primary Contact (if not applicant): 

Email: 

Phone: ( )  

Owner 

Total Acreage: 

Designated Primary Contact 
P

ag
e 
1 

Proposed units/lots:  

Subdivision Name: 

Agent/Representative 

Contact Person:Engineering Firm:

Address: Email:

Zipcode:

RP#: 

Phone: ( )  
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150 Courthouse Drive | Driggs, Idaho 83422 | T: 208-354-2593 | tetoncountyidaho.gov 

I, the undersigned, have reviewed the attached information and found it to be correct. I also understand that the items listed 
below are required for my application to be considered complete and for it to be scheduled on the agenda for the Planning 
and Zoning Commission public hearing. 

Applicant Signature: Date:  

I, the undersigned, am the owner of the referenced property and do hereby give my permission to 
to be my agent and represent me in the matters of this application. I have read the attached information regarding the 
application and property to find it to be correct. 

Owner Signature: Date:  

All items need digital copies as well as paper 
copies. 

 60% of the total base fee

 Affidavit of Legal Interest OR If the applicant is a corporation or part owner, proof they can sign on behalf of the
corporation

 Concept Plat approved (Date:______)

 A completed Application form, preliminary plat, and narrative

SECTION II: CONSIDERATION FOR APPROVAL 
Please submit a narrative referencing the following: 

 Checklist of any additional studies that were requested.
Natural Resource Analysis _____ NP Evaluation _____ Wildlife Habitat Assessment _____

 A narrative including:
o Date concept plan approved, if any conditions were placed on the concept how they were addressed.
o Compliance with the LDC including chapter 4, 6, zoning district, lot configuration, and subdivision

development standards.
o Ensure that essential design elements such as subdivision road layout, access,

utilities, and open space meet the minimum standards set forth by Teton County
(6-6-1 in LDC).

o Compliance with the Comprehensive Plan policies.

SECTION III: CHECKLIST OF ITEMS REQUIRED ON THE PLAT DOCUMENT 

1. Number of plans:
 Two (2) Plans (one 11" X 17" or 18" X 24") and one digital copy prepared by a

professional land Surveyor/Engineer.

2. Items on Preliminary Plat:
 Plat is labeled "Preliminary Plat"
 All lots, sites, infrastructure, open space, and all public improvements Date prepared and date of

any revisions
 North arrow
 Vicinity Map

Checklist 

Pa
ge

 2
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150 Courthouse Drive | Driggs, Idaho 83422 | T: 208-354-2593 | tetoncountyidaho.gov 

 Contour lines
 Flood hazard area, if any
 Overlay/Natural overlays

3. Design requirements:
 Total acreage
 Number of lots and size
 Street layout including width and designation of county road access with a notation of approaches, if applicable, 

no closer than 300 feet to one another
 Existing streets and names within 200 feet
 Easements for irrigation, water, sewer, power, and telephone
 Existing structures
 Improvements plan
 Master plan, if phasing is proposed

SECTION IV: CHECKLIST OF REQUIRED ITEMS 

Please submit additional documentation or renderings of the following categories: 

1. Documents required:
 Development Agreement
 CC&R’s
 Improvements Plans 
 Plat 
 Master Plan (if phasing) 
 EIPH Approval Letter 

2. Other Land Use Application to accompany this subdivision:
 Scenic Corridor
 Special Use Permit
 Variance
 Scenic Corridor Review
 Variance
 Zone Change

Section V: PLANNING ADMINISTRATOR/DESIGNEE REVIEW/ACTION 

Application is submitted on this the  day of 20 . 

Application is deemed complete and accepted on this the  day of____ 20____. Pa
ge
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7/18/2023 TC/22-369 
 
ATTN:  Teton County, Idaho-Planning & Building  
 
RE: Concept Subdivision Application Narrative for Hunnidale Farms Subdivision 
 
 
Narrative 
The proposed Hunnidale Subdivision is a two lot subdivision located at Parcel ID: RP06N45E091500. The 
parcel in question is zoned FH-10 Foothills and is located in the Sharp Tail Grouse Breeding Habitat, Big Game 
Migration Corridors and Seasonal Range and the Songbird/Raptor Breeding and Wintering Habitat overlays. 
There are also wetlands located on the property and those have been accounted for in the environmental 
analysis, which will will be provided at the Preliminary Plat submittal. 
 
Lot 1 will be approximately 24 acres and Lot 2 will be around 33 acres, meeting the base FH-10 zoning 
standards and other requirements listed in Chapter 6 of the LDC. Both lots proposed have access along W 
10000 N. Utilities will be installed per initial conversations with Fall River and open space requirements shall 
be adhered to as conditioned and as listed in Section 6-6-1 of the Teton County LDC. There are no other health 
or safety concerns for this proposed subdivision. 
 
 
Please let me know if there are any questions. 
 
Sincerely, 
 
 
 
Taylor R. Cook, LEED, MCRP    
Project Manager        
Tcook@nelsonengineering.net 
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Public Works Department 

1 of 1 

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

djohnson@co.teton.id.us 

 
February 27, 2024 

 

 

Ms. Sharon Fox 

Teton County Planning 

150 Courthouse Drive, Suite 107 

Driggs, Idaho 83422 

 

RE: Engineering Review 
 Hunnidale Farms Subdivision Preliminary Plat 
 Section 9, T3N, R45E B.M. 

  

Upon review of the Hunnidale Farms Subdivision Preliminary Plat, I have the following observations:   

 Only one access per lot will be allowed onto W10000N.   

 Show location for each lot on final plat. 

  

Sincerely: 

 
Darryl Johnson, P.E., P.L.S. 

Public Works Director 
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The name, address and telephone number of the Document Sponsor which is also the document provider, is: 

Document Sponsor and Document Provider 
Pensionalysis Inc. 
522 San Anselmo Avenue 
San Anselmo, CA 94960 
(415) 459-0504 

This Plan must be registered with the Document Sponsor within 60 days of adoption of this document, and the 
Document Serial Number assigned by the Document Sponsor shall be affixed to this signature page. The adopting 
Employer must notify the Document Sponsor if the Plan is terminated, merged, or of any changes in the name, 
address. or EIN of the adopting Employer at least annually, and within 30 days of any request of the Document 
Sponsor. If the adopting Employer terminates its relationship with the Document Sponsor, its Plan will no longer be 
considered a pre-approved plan sponsored by the Document Sponsor. 

Unregistered use of this document will result in the Plan no longer participating in this pre-approved plan, and the 
document will be considered an individually designed plan, without reliance on the advisory letter of the Document 
Sponsor, which could result in the disqualification of the Plan. 

If the Employer's Plan fails to attain or retain qualification, such Plan will no longer participate in this pre-approved 
plan and will be considered an individually designed plan. 

The Document Sponsor will inform the Employer of any amendments made to the Plan or of the discontinuance or 
abandonment of the Plan. 

The adopting Employer may rely on an advisory letter issued by the Internal Revenue Service as evidence that the 
Plan is qualified under Code section 401 except to the extent provided in Revenue Procedure 2015-36. 

The Employer may not rely on the advisory letter in certain other circumstances or with respect to certain 
qualification requirements that are specified in the advisory letter issued with respect to the Plan and in Revenue 
Procedure 2015-36. 

In order to have reliance in such circumstances or with respect to such qualification requirements, application for a 
determination letter must be made to Employee Plans Determinations of the Internal Revenue Service. 

This Adoption Agreement may be used only in conjunction with Base Plan Document #14 (the Pensionalysis Inc. 
Volume Submitter Defined Benefit Plan) Revised 3/30/2018. 

The Employer hereby adopts the Plan as evidenced by the foregoing Adoption Agreement on this 15th day of July, 
2020. 

Employer: Trustee: 
Badger Capital Advisors, LLC 

tv fJ.~-KVvv: 
Nichol C. Besobrasow Nicholas(> Besobrasow 
Owner Trustee 

Plan Serial Number: PPA 
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ARTICLE VI 

MISCELLANEOUS 

6.1 No Reversion to Employer. Except as specifically provided in the Plan, no part of the corpus or income of the 
Trust shall revert to the Employer or be used for, or diverted to, purposes other than for the exclusive benefit of 
Participants and their Beneficiaries. 

6.2 Persons Dealing With Trustee Protected. No person dealing with the Trustee shall be required or entitled to 
see to the application of any money paid or property delivered to the Trustee, or determine whether the Trustee is 
acting pursuant to the authorities granted to the Trustee hereunder or to authorizations or directions herein required. 
The certificate of the Trustee that the Trustee is acting in accordance with the Plan shall protect any person relying 
thereon. 

6.3 Notices. Any notice or direction to be given in accordance with this Trust shall be deemed to have been 
effectively given if hand delivered to the recipient or sent by certified mail, return receipt requested, to the recipient 
at the recipient's last known address. At any time that a group of individuals is acting as Trustee or in a Fiduciary 
capacity, notice to the Trustee or such Fiduciary may be given by giving notice to any one or more of such 
individuals. 

6.4 Governing Law. The provisions of this Trust shall be construed, administered, and enforced in accordance 
with the provisions of the Act and, to the extent applicable, the laws of the state specified in the Adoption 
Agreement. All contributions to the Trust shall be deemed to take place in such state . 

6.5 Severability of Provisions. In the event that any provision of this Trust shall be held to be illegal, invalid, or 
unenforceable for any reason, said illegality, invalidity or unenforceability shall not affect the remaining provisions, 
but shall be fully severable and the Trust shall be construed and enforced as if said illegal, invalid or unenforceable 
provisions had never been inserted herein. 

6.6 Gender and Number. Whenever appropriate, words used in the singular shall include the plural, and the 
masculine gender shall include the feminine gender and vice versa. 

6. 7 Qualification Under Internal Revenue Laws. The Employer intends that the Trust qualify under the applicable 
Code provisions. Until advised to the contrary, the Trustee may assume that the Trust is so qualified and is entitled 
to tax exemption under the Code. If the Plan of the Employer fails to attain or retain qualification, the Employer's 
Plan shall no longer participate in the Volume-Submitter Plan and shall be considered an individually designed plan. 

The Employer and the Trustee(s) hereby adopt the foregoing Trust on this 15th day of July, 2020. 

Employer: Trustee: 
Badger Capital Advisors, LLC 

N~ --1bYC_ 
NicholaC. Besobrasow 
Owner Trustee 
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RESOLUTION OF 
THE BOARD OF DIRECTORS 

OF 
BADGER CAPITAL ADVISORS, LLC 

Whereas, the Employer has the power to amend and restate the Plan, on July 15, 2020, the following resolutions to 

amend and restate the Badger Capital Advisors Retirement Trust (the Plan). and the Badger Capital Advisors 

Retirement Trust (the Trust) were duly adopted by the Board of Directors of Badger Capital Advisors, LLC, and that 

such resolution<s> <has/have> not been modified or rescinded as of the date hereof: 

RESOLVED, that the that the proper Officers of the Employer shall act as soon as possible to notify employees of 

the Employer of the restatement of the Plan and Trust by delivering to each employee a copy of the Summary Plan 

Description of the PlaPI in the form of the Summary Plan Description presented to the Board of Directors of BADGER 

CAPITAL ADVISORS, LLC which form is hereby approved. 

The undersigned further certifies that attached hereto as Exhibit A is a true copy of the Badger Capital Advisors 

Retirement Trust (the Plan) and the Badger Capital Advisors Retirement Trust (the Trust) Document and Trust and 

Summary Plan Description approved and adopted in the above resolution. 

t· /~ . 2-oUJ 
Date 
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TETON COUNTY FIRE PROTECTION DISTRICT 

PO Box 474 • 911 North Hwy. 33 

Driggs, Idaho 83422 • (208) 715-5201 

November P&Z Hearing. 

Dorothy Gale Seven Lot Subdivision Preliminary Plat. 
Is approved for fire department access and the proposed fire pond. 

Hunnidale Two Lot Subdivision Concept. 
Is approved for fire department access, A water source is not required for a two-lot subdivision. 

Tod Lea Six Lot Subdivision Preliminary Plat. 
Is approved for fire department access and the proposed fire pond water source for fire suppression. 
Hydrant location and turn around shall be reviewed on site with further details on the fill site. 

Trestles Sixty-Eight Lot Subdivision Preliminary Plat. 
Is approved for fire department access and the three proposed water systems for fire suppression 

Wildflower Rural Reserve 26 Lot Subdivision PUD Preliminary Plat. 
Is approved for fire department access and under review for the water source for fire suppression. 

Thank you, 

Earle Giles III 
Fire Marshal 

egiles(a),tetoncountyfire.com 

(208) 715-520 l
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Preface
Soil surveys contain information that affects land use planning in survey areas. 
They highlight soil limitations that affect various land uses and provide information 
about the properties of the soils in the survey areas. Soil surveys are designed for 
many different users, including farmers, ranchers, foresters, agronomists, urban 
planners, community officials, engineers, developers, builders, and home buyers. 
Also, conservationists, teachers, students, and specialists in recreation, waste 
disposal, and pollution control can use the surveys to help them understand, 
protect, or enhance the environment.

Various land use regulations of Federal, State, and local governments may impose 
special restrictions on land use or land treatment. Soil surveys identify soil 
properties that are used in making various land use or land treatment decisions. 
The information is intended to help the land users identify and reduce the effects of 
soil limitations on various land uses. The landowner or user is responsible for 
identifying and complying with existing laws and regulations.

Although soil survey information can be used for general farm, local, and wider area 
planning, onsite investigation is needed to supplement this information in some 
cases. Examples include soil quality assessments (http://www.nrcs.usda.gov/wps/
portal/nrcs/main/soils/health/) and certain conservation and engineering 
applications. For more detailed information, contact your local USDA Service Center 
(https://offices.sc.egov.usda.gov/locator/app?agency=nrcs) or your NRCS State Soil 
Scientist (http://www.nrcs.usda.gov/wps/portal/nrcs/detail/soils/contactus/?
cid=nrcs142p2_053951).

Great differences in soil properties can occur within short distances. Some soils are 
seasonally wet or subject to flooding. Some are too unstable to be used as a 
foundation for buildings or roads. Clayey or wet soils are poorly suited to use as 
septic tank absorption fields. A high water table makes a soil poorly suited to 
basements or underground installations.

The National Cooperative Soil Survey is a joint effort of the United States 
Department of Agriculture and other Federal agencies, State agencies including the 
Agricultural Experiment Stations, and local agencies. The Natural Resources 
Conservation Service (NRCS) has leadership for the Federal part of the National 
Cooperative Soil Survey.

Information about soils is updated periodically. Updated information is available 
through the NRCS Web Soil Survey, the site for official soil survey information.

The U.S. Department of Agriculture (USDA) prohibits discrimination in all its 
programs and activities on the basis of race, color, national origin, age, disability, 
and where applicable, sex, marital status, familial status, parental status, religion, 
sexual orientation, genetic information, political beliefs, reprisal, or because all or a 
part of an individual's income is derived from any public assistance program. (Not 
all prohibited bases apply to all programs.) Persons with disabilities who require 
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alternative means for communication of program information (Braille, large print, 
audiotape, etc.) should contact USDA's TARGET Center at (202) 720-2600 (voice 
and TDD). To file a complaint of discrimination, write to USDA, Director, Office of 
Civil Rights, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410 or 
call (800) 795-3272 (voice) or (202) 720-6382 (TDD). USDA is an equal opportunity 
provider and employer.
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How Soil Surveys Are Made
Soil surveys are made to provide information about the soils and miscellaneous 
areas in a specific area. They include a description of the soils and miscellaneous 
areas and their location on the landscape and tables that show soil properties and 
limitations affecting various uses. Soil scientists observed the steepness, length, 
and shape of the slopes; the general pattern of drainage; the kinds of crops and 
native plants; and the kinds of bedrock. They observed and described many soil 
profiles. A soil profile is the sequence of natural layers, or horizons, in a soil. The 
profile extends from the surface down into the unconsolidated material in which the 
soil formed or from the surface down to bedrock. The unconsolidated material is 
devoid of roots and other living organisms and has not been changed by other 
biological activity.

Currently, soils are mapped according to the boundaries of major land resource 
areas (MLRAs). MLRAs are geographically associated land resource units that 
share common characteristics related to physiography, geology, climate, water 
resources, soils, biological resources, and land uses (USDA, 2006). Soil survey 
areas typically consist of parts of one or more MLRA.

The soils and miscellaneous areas in a survey area occur in an orderly pattern that 
is related to the geology, landforms, relief, climate, and natural vegetation of the 
area. Each kind of soil and miscellaneous area is associated with a particular kind 
of landform or with a segment of the landform. By observing the soils and 
miscellaneous areas in the survey area and relating their position to specific 
segments of the landform, a soil scientist develops a concept, or model, of how they 
were formed. Thus, during mapping, this model enables the soil scientist to predict 
with a considerable degree of accuracy the kind of soil or miscellaneous area at a 
specific location on the landscape.

Commonly, individual soils on the landscape merge into one another as their 
characteristics gradually change. To construct an accurate soil map, however, soil 
scientists must determine the boundaries between the soils. They can observe only 
a limited number of soil profiles. Nevertheless, these observations, supplemented 
by an understanding of the soil-vegetation-landscape relationship, are sufficient to 
verify predictions of the kinds of soil in an area and to determine the boundaries.

Soil scientists recorded the characteristics of the soil profiles that they studied. They 
noted soil color, texture, size and shape of soil aggregates, kind and amount of rock 
fragments, distribution of plant roots, reaction, and other features that enable them 
to identify soils. After describing the soils in the survey area and determining their 
properties, the soil scientists assigned the soils to taxonomic classes (units). 
Taxonomic classes are concepts. Each taxonomic class has a set of soil 
characteristics with precisely defined limits. The classes are used as a basis for 
comparison to classify soils systematically. Soil taxonomy, the system of taxonomic 
classification used in the United States, is based mainly on the kind and character 
of soil properties and the arrangement of horizons within the profile. After the soil 
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scientists classified and named the soils in the survey area, they compared the 
individual soils with similar soils in the same taxonomic class in other areas so that 
they could confirm data and assemble additional data based on experience and 
research.

The objective of soil mapping is not to delineate pure map unit components; the 
objective is to separate the landscape into landforms or landform segments that 
have similar use and management requirements. Each map unit is defined by a 
unique combination of soil components and/or miscellaneous areas in predictable 
proportions. Some components may be highly contrasting to the other components 
of the map unit. The presence of minor components in a map unit in no way 
diminishes the usefulness or accuracy of the data. The delineation of such 
landforms and landform segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, onsite 
investigation is needed to define and locate the soils and miscellaneous areas.

Soil scientists make many field observations in the process of producing a soil map. 
The frequency of observation is dependent upon several factors, including scale of 
mapping, intensity of mapping, design of map units, complexity of the landscape, 
and experience of the soil scientist. Observations are made to test and refine the 
soil-landscape model and predictions and to verify the classification of the soils at 
specific locations. Once the soil-landscape model is refined, a significantly smaller 
number of measurements of individual soil properties are made and recorded. 
These measurements may include field measurements, such as those for color, 
depth to bedrock, and texture, and laboratory measurements, such as those for 
content of sand, silt, clay, salt, and other components. Properties of each soil 
typically vary from one point to another across the landscape.

Observations for map unit components are aggregated to develop ranges of 
characteristics for the components. The aggregated values are presented. Direct 
measurements do not exist for every property presented for every map unit 
component. Values for some properties are estimated from combinations of other 
properties.

While a soil survey is in progress, samples of some of the soils in the area generally 
are collected for laboratory analyses and for engineering tests. Soil scientists 
interpret the data from these analyses and tests as well as the field-observed 
characteristics and the soil properties to determine the expected behavior of the 
soils under different uses. Interpretations for all of the soils are field tested through 
observation of the soils in different uses and under different levels of management. 
Some interpretations are modified to fit local conditions, and some new 
interpretations are developed to meet local needs. Data are assembled from other 
sources, such as research information, production records, and field experience of 
specialists. For example, data on crop yields under defined levels of management 
are assembled from farm records and from field or plot experiments on the same 
kinds of soil.

Predictions about soil behavior are based not only on soil properties but also on 
such variables as climate and biological activity. Soil conditions are predictable over 
long periods of time, but they are not predictable from year to year. For example, 
soil scientists can predict with a fairly high degree of accuracy that a given soil will 
have a high water table within certain depths in most years, but they cannot predict 
that a high water table will always be at a specific level in the soil on a specific date.

After soil scientists located and identified the significant natural bodies of soil in the 
survey area, they drew the boundaries of these bodies on aerial photographs and 
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identified each as a specific map unit. Aerial photographs show trees, buildings, 
fields, roads, and rivers, all of which help in locating boundaries accurately.
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Soil Map
The soil map section includes the soil map for the defined area of interest, a list of 
soil map units on the map and extent of each map unit, and cartographic symbols 
displayed on the map. Also presented are various metadata about data used to 
produce the map, and a description of each soil map unit.
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MAP LEGEND MAP INFORMATION

Area of Interest (AOI)
Area of Interest (AOI)

Soils
Soil Map Unit Polygons

Soil Map Unit Lines

Soil Map Unit Points

Special Point Features
Blowout

Borrow Pit

Clay Spot

Closed Depression

Gravel Pit

Gravelly Spot

Landfill

Lava Flow

Marsh or swamp

Mine or Quarry

Miscellaneous Water

Perennial Water

Rock Outcrop

Saline Spot

Sandy Spot

Severely Eroded Spot

Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

Very Stony Spot

Wet Spot

Other

Special Line Features

Water Features
Streams and Canals

Transportation
Rails

Interstate Highways

US Routes

Major Roads

Local Roads

Background
Aerial Photography

The soil surveys that comprise your AOI were mapped at 
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Teton Area, Idaho and Wyoming
Survey Area Data: Version 11, Sep 2, 2022

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Jul 20, 2022—Jul 25, 
2022

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

43B702 Beehunt-Conner complex, 20 to 
60 percent slopes

10.3 17.1%

43B707 Dra-Pinochle complex, 8 to 30 
percent slopes

0.0 0.0%

43B746 Ezbin-Rapid complex, 20 to 60 
percent slopes

0.0 0.0%

13417 Badgerton-Arimo complex, 0 to 
2 percent slopes

47.8 79.6%

13522 Ririe-Lostine-Kucera complex, 4 
to 20 percent slopes

2.0 3.3%

Totals for Area of Interest 60.1 100.0%

Map Unit Descriptions
The map units delineated on the detailed soil maps in a soil survey represent the 
soils or miscellaneous areas in the survey area. The map unit descriptions, along 
with the maps, can be used to determine the composition and properties of a unit.

A map unit delineation on a soil map represents an area dominated by one or more 
major kinds of soil or miscellaneous areas. A map unit is identified and named 
according to the taxonomic classification of the dominant soils. Within a taxonomic 
class there are precisely defined limits for the properties of the soils. On the 
landscape, however, the soils are natural phenomena, and they have the 
characteristic variability of all natural phenomena. Thus, the range of some 
observed properties may extend beyond the limits defined for a taxonomic class. 
Areas of soils of a single taxonomic class rarely, if ever, can be mapped without 
including areas of other taxonomic classes. Consequently, every map unit is made 
up of the soils or miscellaneous areas for which it is named and some minor 
components that belong to taxonomic classes other than those of the major soils.

Most minor soils have properties similar to those of the dominant soil or soils in the 
map unit, and thus they do not affect use and management. These are called 
noncontrasting, or similar, components. They may or may not be mentioned in a 
particular map unit description. Other minor components, however, have properties 
and behavioral characteristics divergent enough to affect use or to require different 
management. These are called contrasting, or dissimilar, components. They 
generally are in small areas and could not be mapped separately because of the 
scale used. Some small areas of strongly contrasting soils or miscellaneous areas 
are identified by a special symbol on the maps. If included in the database for a 
given area, the contrasting minor components are identified in the map unit 
descriptions along with some characteristics of each. A few areas of minor 
components may not have been observed, and consequently they are not 
mentioned in the descriptions, especially where the pattern was so complex that it 
was impractical to make enough observations to identify all the soils and 
miscellaneous areas on the landscape.

Custom Soil Resource Report
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The presence of minor components in a map unit in no way diminishes the 
usefulness or accuracy of the data. The objective of mapping is not to delineate 
pure taxonomic classes but rather to separate the landscape into landforms or 
landform segments that have similar use and management requirements. The 
delineation of such segments on the map provides sufficient information for the 
development of resource plans. If intensive use of small areas is planned, however, 
onsite investigation is needed to define and locate the soils and miscellaneous 
areas.

An identifying symbol precedes the map unit name in the map unit descriptions. 
Each description includes general facts about the unit and gives important soil 
properties and qualities.

Soils that have profiles that are almost alike make up a soil series. Except for 
differences in texture of the surface layer, all the soils of a series have major 
horizons that are similar in composition, thickness, and arrangement.

Soils of one series can differ in texture of the surface layer, slope, stoniness, 
salinity, degree of erosion, and other characteristics that affect their use. On the 
basis of such differences, a soil series is divided into soil phases. Most of the areas 
shown on the detailed soil maps are phases of soil series. The name of a soil phase 
commonly indicates a feature that affects use or management. For example, Alpha 
silt loam, 0 to 2 percent slopes, is a phase of the Alpha series.

Some map units are made up of two or more major soils or miscellaneous areas. 
These map units are complexes, associations, or undifferentiated groups.

A complex consists of two or more soils or miscellaneous areas in such an intricate 
pattern or in such small areas that they cannot be shown separately on the maps. 
The pattern and proportion of the soils or miscellaneous areas are somewhat similar 
in all areas. Alpha-Beta complex, 0 to 6 percent slopes, is an example.

An association is made up of two or more geographically associated soils or 
miscellaneous areas that are shown as one unit on the maps. Because of present 
or anticipated uses of the map units in the survey area, it was not considered 
practical or necessary to map the soils or miscellaneous areas separately. The 
pattern and relative proportion of the soils or miscellaneous areas are somewhat 
similar. Alpha-Beta association, 0 to 2 percent slopes, is an example.

An undifferentiated group is made up of two or more soils or miscellaneous areas 
that could be mapped individually but are mapped as one unit because similar 
interpretations can be made for use and management. The pattern and proportion 
of the soils or miscellaneous areas in a mapped area are not uniform. An area can 
be made up of only one of the major soils or miscellaneous areas, or it can be made 
up of all of them. Alpha and Beta soils, 0 to 2 percent slopes, is an example.

Some surveys include miscellaneous areas. Such areas have little or no soil 
material and support little or no vegetation. Rock outcrop is an example.

Custom Soil Resource Report
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Teton Area, Idaho and Wyoming

43B702—Beehunt-Conner complex, 20 to 60 percent slopes

Map Unit Setting
National map unit symbol: 2lnxh
Elevation: 6,030 to 7,590 feet
Mean annual precipitation: 18 to 28 inches
Mean annual air temperature: 43 to 46 degrees F
Frost-free period: 70 to 100 days
Farmland classification: Not prime farmland

Map Unit Composition
Beehunt, very bouldery surface, and similar soils: 45 percent
Conner, extremely stony surface, and similar soils: 25 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Beehunt, Very Bouldery Surface

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope, footslope
Down-slope shape: Concave, linear
Across-slope shape: Linear
Parent material: Colluvium derived from sandstone

Typical profile
A1 - 0 to 8 inches: extremely gravelly loam
A2 - 8 to 21 inches: extremely cobbly loam
BA - 21 to 37 inches: extremely cobbly loam
Bt - 37 to 54 inches: extremely cobbly loam
BC - 54 to 60 inches: extremely cobbly loam

Properties and qualities
Slope: 20 to 60 percent
Surface area covered with cobbles, stones or boulders: 2.5 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Very low (about 2.6 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: B
Ecological site: R013XY003ID - Steep South 16-22 PZ ARTRV/PSSPS, 

F043BP609ID - Upland Cold Woodland Group
Hydric soil rating: No

Custom Soil Resource Report
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Description of Conner, Extremely Stony Surface

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Shoulder, backslope
Down-slope shape: Convex, linear
Across-slope shape: Linear, convex
Parent material: Colluvium derived from sandstone over residuum weathered from 

sandstone

Typical profile
A - 0 to 11 inches: very gravelly loam
Bk - 11 to 22 inches: extremely gravelly loam
R - 22 to 31 inches: bedrock

Properties and qualities
Slope: 20 to 60 percent
Surface area covered with cobbles, stones or boulders: 10.0 percent
Depth to restrictive feature: 20 to 40 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Very low (about 1.2 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: C
Ecological site: R013XY019ID - Stony Loam 16-22 PZ ARTRV/PSSPS, 

F043BP609ID - Upland Cold Woodland Group
Hydric soil rating: No

43B707—Dra-Pinochle complex, 8 to 30 percent slopes

Map Unit Setting
National map unit symbol: 2ls7q
Elevation: 6,030 to 7,170 feet
Mean annual precipitation: 21 to 28 inches
Mean annual air temperature: 38 to 42 degrees F
Frost-free period: 50 to 90 days
Farmland classification: Not prime farmland

Map Unit Composition
Dra and similar soils: 45 percent

Custom Soil Resource Report
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Pinochle, very stony surface, and similar soils: 35 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Dra

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Down-slope shape: Linear
Across-slope shape: Convex, linear
Parent material: Colluvium derived from quartzite and sandstone with loess 

influence

Typical profile
Oe - 0 to 2 inches: moderately decomposed plant material
A1 - 2 to 5 inches: silt loam
A2 - 5 to 11 inches: silt loam
Bt - 11 to 18 inches: very cobbly silty clay loam
Btk - 18 to 29 inches: very cobbly silty clay loam
2Bk1 - 29 to 34 inches: gravelly loam
2Bk2 - 34 to 60 inches: gravelly loam

Properties and qualities
Slope: 8 to 30 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to high 

(0.06 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 55 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Moderate (about 8.5 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: C
Ecological site: R013XY003ID - Steep South 16-22 PZ ARTRV/PSSPS, 

F043BP609ID - Upland Cold Woodland Group
Hydric soil rating: No

Description of Pinochle, Very Stony Surface

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Down-slope shape: Convex
Across-slope shape: Linear, convex
Parent material: Residuum weathered from rhyolite

Typical profile
A - 0 to 5 inches: gravelly loam
AB - 5 to 12 inches: very gravelly silt loam
Bw1 - 12 to 17 inches: extremely flaggy silt loam

Custom Soil Resource Report
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Bw2 - 17 to 22 inches: extremely flaggy loam
R - 22 to 31 inches: bedrock

Properties and qualities
Slope: 8 to 30 percent
Surface area covered with cobbles, stones or boulders: 3.0 percent
Depth to restrictive feature: 20 to 40 inches to lithic bedrock
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Very low (about 2.0 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7s
Hydrologic Soil Group: C
Ecological site: R013XY019ID - Stony Loam 16-22 PZ ARTRV/PSSPS, 

F043BP609ID - Upland Cold Woodland Group
Hydric soil rating: No

43B746—Ezbin-Rapid complex, 20 to 60 percent slopes

Map Unit Setting
National map unit symbol: 2mss7
Elevation: 5,850 to 7,300 feet
Mean annual precipitation: 21 to 32 inches
Mean annual air temperature: 33 to 40 degrees F
Frost-free period: 30 to 55 days
Farmland classification: Not prime farmland

Map Unit Composition
Ezbin, high effective precipitation, and similar soils: 60 percent
Rapid, loamy, and similar soils: 40 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Ezbin, High Effective Precipitation

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Down-slope shape: Convex, linear
Across-slope shape: Linear, concave
Parent material: Colluvium derived from rhyolite

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
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A1 - 1 to 4 inches: silt loam
A2 - 4 to 14 inches: stony clay loam
Bt1 - 14 to 20 inches: very stony clay loam
Bt2 - 20 to 30 inches: very stony clay loam
Bt3 - 30 to 44 inches: very gravelly clay loam
Bt4 - 44 to 60 inches: very gravelly clay loam

Properties and qualities
Slope: 20 to 60 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to 

moderately high (0.06 to 0.20 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Moderate (about 6.0 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: C
Ecological site: F043BP609ID - Upland Cold Woodland Group
Other vegetative classification: subalpine fir/common snowberry (SC607)
Hydric soil rating: No

Description of Rapid, Loamy

Setting
Landform: Mountain slopes
Landform position (two-dimensional): Backslope
Down-slope shape: Convex
Across-slope shape: Convex
Parent material: Colluvium derived from rhyolite with loess influence

Typical profile
Oi - 0 to 1 inches: slightly decomposed plant material
Oe - 1 to 3 inches: moderately decomposed plant material
A1 - 3 to 10 inches: silt loam
A2 - 10 to 18 inches: gravelly silt loam
AB - 18 to 26 inches: very cobbly silt loam
Bt1 - 26 to 35 inches: very stony loam
Bt2 - 35 to 60 inches: extremely stony clay loam

Properties and qualities
Slope: 20 to 60 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately low to 

moderately high (0.06 to 0.57 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
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Available water supply, 0 to 60 inches: Moderate (about 6.6 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 7e
Hydrologic Soil Group: C
Ecological site: F043BP610ID - Upland Cool Woodland Group
Other vegetative classification: Douglas-fir/common snowberry (SC310)
Hydric soil rating: No

13417—Badgerton-Arimo complex, 0 to 2 percent slopes

Map Unit Setting
National map unit symbol: 1vggn
Elevation: 5,890 to 6,570 feet
Mean annual precipitation: 16 to 18 inches
Mean annual air temperature: 38 to 44 degrees F
Frost-free period: 20 to 90 days
Farmland classification: Not prime farmland

Map Unit Composition
Badgerton, rarely flooded, and similar soils: 50 percent
Arimo and similar soils: 40 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Badgerton, Rarely Flooded

Setting
Landform: Flood plains on fan remnants
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Mixed alluvium

Typical profile
A - 0 to 9 inches: loam
AB - 9 to 17 inches: very gravelly loam
BC - 17 to 31 inches: extremely gravelly loamy sand
C1 - 31 to 43 inches: extremely gravelly loamy coarse sand
C2 - 43 to 60 inches: very gravelly sandy loam

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: NoneRare
Frequency of ponding: None
Calcium carbonate, maximum content: 4 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
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Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Low (about 3.9 inches)

Interpretive groups
Land capability classification (irrigated): 6c
Land capability classification (nonirrigated): 6c
Hydrologic Soil Group: B
Ecological site: R013XY050ID - Riparian Wet Meadow SALIX/CAREX
Hydric soil rating: No

Description of Arimo

Setting
Landform: Stream terraces on fan remnants
Down-slope shape: Linear
Across-slope shape: Linear, convex
Parent material: Mixed alluvium with loess influence

Typical profile
Ap1 - 0 to 2 inches: loam
Ap2 - 2 to 13 inches: loam
Bw - 13 to 15 inches: loam
Bk1 - 15 to 25 inches: loam
Bk2 - 25 to 29 inches: very gravelly sandy loam
2Bkq - 29 to 35 inches: extremely gravelly loamy sand
2C - 35 to 60 inches: extremely gravelly sand

Properties and qualities
Slope: 0 to 2 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.57 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 36 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Low (about 4.9 inches)

Interpretive groups
Land capability classification (irrigated): 4c
Land capability classification (nonirrigated): 4c
Hydrologic Soil Group: B
Ecological site: R013XY001ID - Loamy 12-16 PZ
Hydric soil rating: No
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13522—Ririe-Lostine-Kucera complex, 4 to 20 percent slopes

Map Unit Setting
National map unit symbol: 2mfh9
Elevation: 5,910 to 6,480 feet
Mean annual precipitation: 16 to 26 inches
Mean annual air temperature: 38 to 42 degrees F
Frost-free period: 50 to 90 days
Farmland classification: Not prime farmland

Map Unit Composition
Ririe, high precipitation, and similar soils: 30 percent
Lostine, high precipitation, and similar soils: 25 percent
Kucera, high precipitation, and similar soils: 20 percent
Estimates are based on observations, descriptions, and transects of the mapunit.

Description of Ririe, High Precipitation

Setting
Landform: Loess hills
Landform position (two-dimensional): Summit, shoulder, backslope
Down-slope shape: Convex, linear
Across-slope shape: Linear, convex
Parent material: Loess

Typical profile
Ap1 - 0 to 6 inches: silt loam
Ap2 - 6 to 9 inches: silt loam
Bk1 - 9 to 14 inches: silt loam
Bk2 - 14 to 25 inches: silt loam
Bk3 - 25 to 35 inches: silt loam
Bk4 - 35 to 49 inches: silt loam
C - 49 to 60 inches: silt

Properties and qualities
Slope: 4 to 20 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 30 percent
Maximum salinity: Nonsaline to slightly saline (0.0 to 4.0 mmhos/cm)
Sodium adsorption ratio, maximum: 12.0
Available water supply, 0 to 60 inches: Very high (about 12.0 inches)

Interpretive groups
Land capability classification (irrigated): None specified
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Land capability classification (nonirrigated): 4e
Hydrologic Soil Group: C
Ecological site: R013XY005ID - Loamy 16-22 PZ ARTRV/FEID-PSSPS
Hydric soil rating: No

Description of Lostine, High Precipitation

Setting
Landform: Loess hills
Landform position (two-dimensional): Toeslope
Down-slope shape: Concave, linear
Across-slope shape: Concave, linear
Parent material: Loess

Typical profile
Ap1 - 0 to 9 inches: silt loam
Ap2 - 9 to 17 inches: silt loam
AB - 17 to 28 inches: silt loam
Bw1 - 28 to 41 inches: silt loam
Bw2 - 41 to 52 inches: silt loam
Bw3 - 52 to 60 inches: silt loam

Properties and qualities
Slope: 4 to 12 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Very high (about 12.2 inches)

Interpretive groups
Land capability classification (irrigated): 6e
Land capability classification (nonirrigated): 4c
Hydrologic Soil Group: C
Ecological site: R013XY005ID - Loamy 16-22 PZ ARTRV/FEID-PSSPS
Hydric soil rating: No

Description of Kucera, High Precipitation

Setting
Landform: Loess hills
Landform position (two-dimensional): Summit
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loess

Typical profile
Ap1 - 0 to 4 inches: silt loam
Ap2 - 4 to 11 inches: silt loam
AB - 11 to 18 inches: silt loam
Bw - 18 to 32 inches: silt loam
Bk1 - 32 to 52 inches: silt loam
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Bk2 - 52 to 60 inches: silt loam

Properties and qualities
Slope: 4 to 20 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Well drained
Capacity of the most limiting layer to transmit water (Ksat): Moderately high to high 

(0.20 to 1.98 in/hr)
Depth to water table: More than 80 inches
Frequency of flooding: None
Frequency of ponding: None
Calcium carbonate, maximum content: 25 percent
Maximum salinity: Nonsaline to very slightly saline (0.0 to 2.0 mmhos/cm)
Sodium adsorption ratio, maximum: 1.0
Available water supply, 0 to 60 inches: Very high (about 12.1 inches)

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 4c
Hydrologic Soil Group: C
Ecological site: R013XY005ID - Loamy 16-22 PZ ARTRV/FEID-PSSPS
Hydric soil rating: No
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Hunnidale Farms Subdivision CC&R’S 

Instrument #: 

Date of Final Plat Recording: 

 

The Homeowners Association shall meet once a year in August. 

All commercial endeavors must be approved and voted on by the HOA members (majority rule).  

Be a good neighbor and the members are encouraged to talk to one another if a problem or 

disagreement arises. We believe in respecting each other's property rights. 

The county setback and height restrictions shall be followed. IRC building codes shall be followed when 

any building or structures are built. 

Septic permitting shall be approved through the County and EIPH process. Adequate septic tank 

maintenance is required per current DEQ and EIPH recommendations. 

All exterior lighting should be down-lit to limit light pollution and must follow Teton County, Idaho 

lighting standards and the Teton County, Idaho Dark Sky Ordinance. 

Bear Proof trash containers should be required. 

Bear attractants such as pet and bird foods, grills, etc., should be secured. 

Domestic pet control shall be enforced. 

Addition of and maintenance along the lines of shared fences, roadways, irrigation water, storage and 

garbage areas, common roads, common landscaping, equipment areas and storage buildings area shall 

be maintained by the HOA. Individual property owners are responsible for their own landscaping, and 

shall maintain their acreage. 

There shall be an election for Manager, Secretary/Treasurer every two years. 

Meetings are to be held each August. 

These covenants may be amended by written consent by all of the lot or parcel owners.  The 

Homeowners Association shall have such amendments duly executed and placed on record in the Office 

of the County Clerk of Teton County, Idaho. 
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______________________________________ 

Badger Capital Advisors 

PO Box 166 

Tetonia, ID 83452 

 

 

STATE OF                      ) 

COUNTY OF                  ) SS: 

 

   On this ___________ day of _____________, 2024 before me, a Notary Public 

 

   For the State of _____________________, personally appeared 

 

   ______________________ known to me to be the person (s) whose name(s) is 

   

   Executed above, and acknowledged that he executed the same. 

 

 

 (SEAL)   Notary Public 

 

    Residing___________________________ 

 

    Commission Expires__________________ 

     

236



N

237

AutoCAD SHX Text
BADGER CAPITAL ADVISORS BADGER CAPITAL ADVISORS INSTRUMENT #263631 WD

AutoCAD SHX Text
HANEGAN FARMS LLC INSTRUMENT #114482

AutoCAD SHX Text
KING FAMILY ENTERPRISES LLC INSTRUMENT #252344 QCD

AutoCAD SHX Text
FOXCLIFF HOLDINGS LLC INSTRUMENT #213964 QCD

AutoCAD SHX Text
SUDANCO LLC INSTRUMENT #264139 WD

AutoCAD SHX Text
SD MANAGEMENT LP SD MANAGEMENT LP INSTRUMENT #225708 QCD

AutoCAD SHX Text
 NICHOLAS C BESOBRASOW INSTRUMENT #178101 WD

AutoCAD SHX Text
ENTRANCE AND ACCESSES  TO SUBDIVISION HUNNIDALE FARMS a subdivision of RP06N45E091500 INSTRUMENT #263631 Located In In S 1/2 NE1/4 Section 9 Township 3 North, Range 45 East of the B.M.,  Teton County, Idaho

AutoCAD SHX Text
DECKERS POINT RD

AutoCAD SHX Text
Sheet 1 of 2

AutoCAD SHX Text
BADGER CREEK CAPITAL ADVISORS P.O. BOX 166 TETONIA, IDAHO, 83452

AutoCAD SHX Text
OWNER

AutoCAD SHX Text
NELSON ENGINEERING P.O. BOX 1599 JACKSON, WY 83001 (307) 733-2087

AutoCAD SHX Text
ENGINEER & SURVEYOR

AutoCAD SHX Text
SURVEYED BY: NE   DRAWN: AR  PROJECT NO. 22-369  DATED:  12/20/23

AutoCAD SHX Text
LOT 1 26.65 ACRES

AutoCAD SHX Text
LOT 2 31.29 ACRES

AutoCAD SHX Text
DECKERS POINT RD

AutoCAD SHX Text
COUNTY ROAD W 10000 N

AutoCAD SHX Text
60' PRESCRIPTTIVE COUNTY ROAD EASEMENT

AutoCAD SHX Text
0

AutoCAD SHX Text
200

AutoCAD SHX Text
400 FT

AutoCAD SHX Text
E1/4 SEC 9 FOUND REBAR WITH CAP  INSCRIBED "AW ENG 2660" CPFR #100390

AutoCAD SHX Text
C1/4 SEC 9 FOUND REBAR WITH CAP  INSCRIBED "AW ENG 2660" CPFR #100389

AutoCAD SHX Text
LOT 2  PRIMARY BUILDING ENVELOPE 1.5 AC (64,000 SQ FT)

AutoCAD SHX Text
LOT 1  BUILDING ENVELOPE 0.7 AC (33,000 SQ FT)

AutoCAD SHX Text
LOT 2 ARDU  BUILDING ENVELOPE 0.5 AC (22,000 SQ FT)

AutoCAD SHX Text
ACCESS LOT 2 SEE PG 2 FOR DETAILS

AutoCAD SHX Text
ADU ACCESS LOT 2 SEE PG 2 FOR DETAILS

AutoCAD SHX Text
ACCESS LOT 1 SEE PG 2 FOR DETAILS

AutoCAD SHX Text
ENTRANCE ACCESSES & INFRASTRUCTURE PLANS HUNNIDALE FARMS SUBDIVISION

AutoCAD SHX Text
SUBDIVISION NOTES 1.  TOTAL ACRES  = 57.94 ACRES 2.  NUMBER OF LOTS: 2  3.  ROADS - 14' ACCESS APPROACH STANDARDS 4.  NO PUBLIC PATHS. 5.  A PORTION OF THE PROPERTY IS IN A DESIGNATED        WETLAND AREA. 6.  THE PROPERTY IS NOT IN A FLOOD PLAN. 7.  NO SIGNS REQUIRED FOR 2 LOTS. 8.  INDIVIDUAL STANDARD MAIL BOXES ON POST BY OWNER 9.  NO FIRE PROTECTION SYSTEM REQUIRED. 10. NO NEW ROAD CONSTRUCTION.

AutoCAD SHX Text
INFRASTRUCTURE CONSTRUCTION NOTES 1. THE OWNER/DEVELOPER WILL INSTALL NEW COUNTY STANDARD    ROAD APPROACHES TO EACH LOT FROM THE COUNTY ROAD. 2. MAIL BOXES WILL BE THE OWNERS RESPONSIBILITY AT TIME   OF OCCUPANCY OF RESIDENCE IF THEY DESIRE. 3. THE LOT OWNER WILL BE RESPONSIBLE FOR ELECTRICAL TIE   INTO EXISTING OVERHEAD POWER LINE. 4. NO OTHER INFRASTRUCTURE WORK IS REQUIRED BY TETON   COUNTY AT THIS TIME. 



℄

238

AutoCAD SHX Text
SCALE:        

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
22' LOCAL ROAD ROAD SECTION-TETON COUNTY, ID

AutoCAD SHX Text
GRAVEL 4.00% PAVEMENT 2.00%

AutoCAD SHX Text
GRAVEL 4.00% PAVEMENT 2.00%

AutoCAD SHX Text
4:1

AutoCAD SHX Text
2:1 (MIN)

AutoCAD SHX Text
4:1

AutoCAD SHX Text
2:1 (MIN)

AutoCAD SHX Text
EXISTING SUBGRADE (COMPACTED)

AutoCAD SHX Text
PITRUN (DEPTH PER DESIGN)

AutoCAD SHX Text
2" MINUS

AutoCAD SHX Text
4" COMPACTED  " GRAVEL34" GRAVEL

AutoCAD SHX Text
TRAVEL LANE

AutoCAD SHX Text
TRAVEL LANE

AutoCAD SHX Text
SHOULDER

AutoCAD SHX Text
SHOULDER

AutoCAD SHX Text
30' COUNTY ROAD ROW

AutoCAD SHX Text
60' ROAD EASEMENT

AutoCAD SHX Text
60' ROAD EASEMENT

AutoCAD SHX Text
  COUNTY ROAD

AutoCAD SHX Text
22' BASE GRAVEL

AutoCAD SHX Text
30' COUNTY ROAD ROW

AutoCAD SHX Text
Sheet 2 of 2

AutoCAD SHX Text
SCALE:        

AutoCAD SHX Text
N.T.S.

AutoCAD SHX Text
ACCESS APPROACH PLAN

AutoCAD SHX Text
ENTRANCE AND ACCESSES  TO SUBDIVISION HUNNIDALE FARMS a subdivision of RP06N45E091500 INSTRUMENT #263631 Located In In S 1/2 NE1/4 Section 9 Township 3 North, Range 45 East of the B.M.,  Teton County, Idaho

AutoCAD SHX Text
SURVEYED BY: NE   DRAWN: AR  PROJECT NO. 22-369  DATED:  12/20/23



DEVELOPMENT AGREEMENT HUNNIDALE FARMS - PAGE 1 

OF 16 

 

Recording Requested By and 

When Recorded Return To: 

 
 

Planning Administrator 

Teton County Planning 

Department 150 Courthouse 
Drive, Ste. 107 

Driggs, Idaho 83422 

 
 

For Recording Purposes Do 

Not Write Above This Line 

 

DEVELOPMENT AGREEMENT FOR 

HUNNIDALE FARMS SUBDIVISION 

 
THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made and entered into as of this 

 day of  , 2024, by and between Badger Capital Advisors, (the “Developer”) 

and Teton County Idaho, a political subdivision of the State of Idaho (the “County”). 

 

WHEREAS, the Developer is the sole owner, in law or equity, of the Property; and 

 

WHEREAS, the Development was approved under the Teton County Code effective as of the 

Application Date by the Teton County Board of County Commissioners on ___________under TCC 9-

3-2 (D-2-g(] (the “Approval Date”); and 

 

WHEREAS, it is the intent and purpose of the Developer to meet the conditions for recording the 

final plat allowing the creation of the Development, as set forth in Title 9 of the Teton County Code 

effective as of the Application Date; and 

 

WHEREAS, it is the intent and purpose of the Developer and the County to enter into this Agreement 

to guarantee the full and satisfactory completion of the Required Improvements on the Property 

described in this Agreement; and 

 

WHEREAS, the County has the authority to enter into a Development Agreement for the 

construction of the Required Improvements associated with the Development under Idaho Code § 67- 

6511A . 

 

NOW THEREFORE, in consideration of the mutual covenants and conditions contained herein, the 

parties agree as follows: 

 

1. Definitions 
 

1.1. APPLICATION DATE: means 7/12/2023, the date the subdivision/PUD application for 

the Development was deemed complete and officially received by the County as 

confirmed in 
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writing and dated by the Planning Administrator. 
 

1.2. APPROVAL DATE: is defined in the recitals. 
 

1.3. CERTIFICATE OF SUBDIVISION COMPLETION: is defined in Section 10. 
 

1.4. CONSTRUCTION PERMIT: is defined in Section 4. 
 

1.5. COUNTY: is defined in the preamble. 
 

1.6. DEVELOPER: is defined in the preamble. 
 

1.7. DEVELOPMENT: The subdivision/PUD designated and identified as Hunnidale 

Farms Subdivision located on the Property as further described in Exhibit B. 
 

1.8. IMPROVEMENT: Any alteration to the land or other physical construction located on or 

off the Property that is associated with the Development. 
 

1.9. FINAL APPROVAL: means issuance of a Certificate of Subdivision Completion from 

the Planning and Building Department of the County completed with all required signatures. The 

form of Certificate of Subdivision Completion is attached hereto as Exhibit E. 
 

1.10. PROPERTY: means and refers to the certain parcel(s) of Property located in Teton 

County, Idaho, as described in Exhibit A. 
 

1.11. RECORDED IMPROVEMENT PLANS: is defined in Section 2. N/A 
 

1.12. REQUIRED IMPROVEMENTS: is defined in Section 2. N/A 
 

1.13. TETON COUNTY STANDARDS: means the development standards and improvement 

standards in Title 9 of the Teton County Code and any other design and engineering standards 

separately adopted by the County in effect as of the Application Date. 
 

Capitalized terms not otherwise defined herein shall have the meanings given to such terms in Title 9 of 

the Teton County Code effective as of the Application Date. 
 

2. Required Improvements. N/A 

 
3. Maintenance of Required Improvements- N/A
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4. Schedule for Commencement and Completion of the Improvements. N/A: No Improvements 

required 

 

5. Extensions of Time. 

Applications for extensions of time shall be made on the Teton County “Development Agreement 

Extension Application” attached hereto as Exhibit D and shall address the criteria presented on that form. 

The Developer shall pay the fee associated with the request. Developer acknowledges and agrees the 

Board of County Commissioners has the sole discretion to grant or deny a request for extension. Any 

application for an extension of time must be submitted to the Planning Department before the expiration 

of the original deadline. 

 

6. Control of Trash, Weeds, Dust, Erosion, and Sedimentation. 

The Developer shall be fully responsible for all dust abatement, erosion, sedimentation, weed, and trash 

control on the Property. Developer shall use best management practices and industry standards for 

control. Trash shall be contained at all times. Dumpsters and sanitary facilities are required on site during 

construction. The financial guarantee in Section 13 will not be released until all onsite trash is removed, 

construction rubble is leveled, lost soils are replaced, and disturbed areas are reseeded with native 

vegetation or planned landscaping. The responsibilities in this Section shall run with the land and they 
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shall therefore apply before, during, and until completion of the Required Improvements. This means that 

trash, weeds, dust, erosion, and sedimentation control on the Property will be fully the responsibility of 

the current owner of the Property. 

 
7. Permits. 

The Developer is responsible for obtaining all right-of-way, access, excavation, grading and erosion 

control, floodplain development, and other permits and approvals required by local, State, and Federal 

regulations. 

 

8. Inspection. N/A 

 

9. Inspection Fees. N/A 

 

10. Final Inspection and Approval of Improvements. N/A 

 

11. Engineer’s Certificate and As-Constructed Plans. N/A 

 
12. Warranty of the Improvements. N/A 

 

13. Financial Security Guarantee. N/A 

 

14. Remedies. 

In the event the Developer fails to perform any of the terms, conditions or obligations in this Agreement or 

has not resolved a defect or deficiency under this Agreement, the County, at its option, may exercise any 

rights and remedies it may have under law. Furthermore, the County reserves the right, in its absolute 

discretion, to revoke the Developer’s approvals for the Development and after such revocation, Developer 

will have to reapply for approval for any planned unit development or subdivision under the then current 

County ordinances. Teton County may impose penalties on the Developer in the form of monetary fines, 

not to exceed the outstanding balance of work not performed or carried out at the required completion 

date set forth in Section 4 or the cost to correct the defect or deficiency. The County may withhold the 

issuance of any building permit or certificate of occupancy for any structure located in the Development, 

refuse to accept ownership and maintenance of any Improvements and record a notice of such action in the 

Teton County Clerk and Recorder’s Office, or issue a “stop work” or “cease and desist” order for any 

building or Improvement under construction in the Development. All of the above remedies are 

cumulative and to the extent not wholly inconsistent with each other, may be enforced simultaneously or 

separately, at the sole discretion of the County. 

 
15. Voided Agreement. 

The County, at its option, may void this Agreement and any vested rights should the Developer’s failure 

to perform in compliance with this Agreement result in the County drawing upon the financial guarantee 

provided under Section 13 to complete the infrastructure or correct the defect or deficiency. 

 
16. Default. 

If the Developer defaults or fails to fully perform any of its obligations in accordance with this 

Agreement, or fails or refuses to correct any defect or deficiency in the Required Improvements, Teton 

County shall inform the Developer in writing of the specific default or failing. If the default or failing 

continues for thirty (30) days after such written notice and the Developer makes no attempt to remedy the 

default, Teton County shall have, in addition to all of its other rights under the law, the right to complete 

242



DEVELOPMENT AGREEMENT HUNNIDALE FARMS - PAGE 5 

OF 16 

 

the construction of the Required Improvement(s) or to correct any defect or deficiency in the Required 

Improvement, using either its own personnel or contractors hired for that purpose. The County shall have 

the right to draw from the financial security guarantee provided under Section 13 to cover the costs of 

completing or correcting the Required Improvements. In addition to the costs of the work, the County is 

entitled to recover reasonable legal fees and reasonable administrative expenses from the Developer. 

 
17. Transfer of Lots or Units. 

No lots or units may be offered for sale or sold (warranty deeds transferred) and no building permits for 

individual lots will be issued prior to a Certificate of Subdivision Completion being issued by the County. 

Developer hereby agrees to maintain all unsold lots in the Development in safe, sanitary, and orderly 

condition that does not constitute a public nuisance or adversely affect adjoining properties at the 

Developer’s sole expense, and this responsibility shall run to Developer’s successors and assigns. 

 

18. Time of the Essence. 

Time is of the essence in the performance of all terms and provisions of this Agreement. 
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19. Binding Upon Successors and Assigns. 

This Agreement shall be binding upon and inure to the benefit of the parties’ respective heirs, successors, 

assigns and personal representatives, including County’s corporate authorities and their successors in 

office. Nothing herein shall in any way prevent sale or alienation of the Property, except that any sale or 

alienation shall be subject to the provisions hereof and any successor owner or owners shall be both 

benefited and bound by the conditions and restrictions herein expressed. Developer shall promptly notify 

the County of any sale of the Property and update the Developer’s notice address in accordance with Section 

20. Notwithstanding any sale of the Property or change of control of the Developer, the County will retain 

the financial guarantee provided under Section 13 unless acceptable substitute guarantee is provided by the 

Property or Developer’s new owners. No assignment or succession of this Agreement shall be deemed 

valid or permitted, nor shall construction continue under a successor or assignee to this agreement until 

such time as (1) the successor or assignee provides sufficient security under the terms set forth in Section 

13 above and (2) such succession or assignment is approved in writing by Teton County, the approval of 

which shall not be unreasonably withheld. 

 

20. Notices. 

All notices in connection with this Agreement shall be in writing and shall be deemed delivered to the 

addressee when delivered in person on a business day at the address set forth below or on the third day 

after being deposited in the United States mail, for delivery by properly addressed, postage prepaid, 

certified or registered mail, return receipt requested, to the address set forth below. 

Notices to the County shall be addressed to, or delivered at, the following address: 

Teton County Board of County Commissioners 

ATTN: Planning Administrator 
150 Courthouse Drive, Rm. 107 

Driggs, Idaho 83422 

 
Notices to the Developer shall be addressed to, or delivered at, the following address: 

Badger Capital Advisors 

PO box 166 

Tetonia, ID 83452 

By notice complying with the requirements of this Section, each party shall have the right to change their 

address for all future notices, but no notice of a change of address shall be effective until received as 

provided above. 

 
21. Enforcement. 

The parties may, in law or in equity, by suit, action, mandamus, or any other proceeding, without 

limitation enforce or compel the performance of this Agreement. 

 

22. Indemnification. 

 

22.1. No Liability for County Approval. The Developer acknowledges and agrees (1) the County is 
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not, and shall not be, in any way liable for any damages or injuries that may be sustained as the 

result of the County’s issuance of any approvals or acceptances of the Improvements or use 
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of any portion of the Improvements, and (2) the County’s issuance of any approvals or 

acceptances does not, and shall not, in any way be deemed to insure the Developer, or any of its 

heirs, successors, assigns, tenants, or licensees or any third party, against damage or injury of 

any kind at any time. 
 

22.2. Indemnification. Except as provided below, the Developer agrees to, and does hereby, 

indemnify the County, and all of its elected and appointed officials, officers, employees, agents 

and representatives from any and all claims, costs and liability of every kind and nature that may 

be asserted at any time against any such parties for injury or damage received or sustained by 

any person or entity in connection with (1) the County’s review and approval of any plans for 

the Required Improvements, (2) the issuance of any approval or acceptance of Required 

Improvements, (3) the development, construction, maintenance or use of any portion of the 

Required Improvements and (4) the performance by the Developer of its obligations under this 

Agreement and all related agreements. The Developer further agrees to aid and defend the County 

in the event that the County is named as a defendant in an action concerning the Required 

Improvements provided by this Agreement to the extent the Required Improvements are not in 

conformance with the Recorded Improvement Plans, except where such suit is brought by the 

Developer. The Developer is not an agent or employee of the County. 
 

23. Severability. 

The invalidity or unenforceability of any provision of this Agreement shall not affect the other provisions 

hereof and this Agreement shall be construed in all respects as if such invalid or unenforceable provisions 

were omitted. 

 
24. Recording. 

The Developer shall have this Agreement recorded in the office of the Teton County Clerk and Recorder 

within four (4) months of the Approval Date. The Developer shall be responsible for all recording fees 

associated with the Development. 

 

25. No Conflicts. 

The County and the Developer hereby acknowledge and agree that all required notices, meetings and 

hearings have been properly given and held by the County with respect to the approval of this Agreement. 

The County and the Developer also acknowledge and agree that this Agreement is in compliance with 

and required by Title 9 of the Teton County Code. The County and the Developer agree not to challenge 

this Agreement or any of the obligations created by it on the grounds of any procedural infirmity or any 

denial of any procedural right. 
 

26. Authority to Execute. 

The County hereby warrants and represents to the Developer that the persons executing this Agreement 

on its behalf have been properly authorized to do so by the Board of County Commissioners. The 

Developer hereby warrants and represents to the County (1) that it is the record owner of fee simple title 

to the Property, (2) that the persons executing this Agreement on its behalf have the right, power, and 

authority to enter into this Agreement and to agree to the terms, provisions, and conditions set forth herein 

and to bind the Developer as set forth herein, (3) that all legal action needed to authorize the execution, 

delivery, and performance of this Agreement have been taken, and (4) that neither the execution of this 

Agreement nor the performance of the obligations assumed by the Developer hereunder will (i) result in 

a breach or default under any agreement to which the Developer is a party or to which it or the Property 
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is bound or (ii) violate any statute, law restriction, court order, or agreement to which the Developer or 

the subdivision is subject. 

 

27. Codes. 

The Developer agrees to abide by all ordinances, regulations, and codes of Teton County and those of the 

special purpose districts providing services to the Development. 

 
28. Governing Law. 

This Agreement shall be construed and governed according to the laws of the State of Idaho. The venue 

for any action arising out of this Agreement shall be exclusively in the District Court of the Seventh 

Judicial District of the State of Idaho, Teton County, or in the United States District Court for the District 

of Idaho. 

 
29. Attorney’s Fees. 

Should any litigation be commenced between the parties concerning this Agreement, the prevailing party 

shall be entitled, in addition to any other relief as may be granted, to court costs and reasonable attorney’s 

fees as determined by a court of competent jurisdiction. 

 
30. Final Agreement. 

This Agreement sets forth all promises, inducements, agreements, condition and understandings between 

the Developer and the County relative to the subject matter hereof, and there are no promises, agreements, 

conditions or understanding, either oral or written, express or implied, between the Developer and the 

County, other than as are stated herein. All Exhibits referenced herein are incorporated in this Agreement 

as if set forth in full including all text information in the Exhibits. 

 
31. Amendment. 

No alteration, amendment, change or addition to this Agreement shall be binding upon the parties hereto 

unless reduced to writing and signed by them or their successors in interest or their assigns, and pursuant, 

with respect to County, to a duly adopted ordinance or resolution of County. 

 
32. No Waiver of County Rights. 

No waiver of any provision of this Agreement will be deemed to constitute a waiver of any other 

provision nor will it be deemed to constitute a continuing waiver unless expressly provided for; nor will 

the waiver of any default under this Agreement be deemed a waiver of any subsequent default or defaults 

of the same type. The County’s failure to exercise any obligation under this Agreement will not constitute 

the approval of any wrongful act by the Developer or the acceptance of any Improvement. Developer 

acknowledges that Teton County reserves the right to revoke all approvals for the Development if 

Developer fails to comply with any of the conditions of approval of the final plat of the Development, 

violates or fails to comply with any provision of Title 9 of the Teton County Code effective as of the 

Application Date, or makes, or is found to have made any misrepresentations or material omissions to the 

Teton County Planning Commission or Board of County Commissioners. 

 

33. Mitigation Measures / Special Conditions of Approval. [Reserved] 

 
34. Sharing Development Costs. 

Teton County Code, Title 9 § 9-4-2(G) provides the Developer a mechanism to recoup a portion of costs 
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associated with Improvements benefitting adjacent landowners in certain circumstances. This Agreement shall not 

be deemed to waive any shared development rights afforded the Developer under Teton County Code Title 9. 

 

35. Effective Date. 

This Agreement shall become valid and binding only upon its approval by the Teton County Board of 

County Commissioners and its recording in the Teton County Clerk and Recorder’s Office and it shall 

be effective on the date first written above. 

 
**The rest of this page is intentionally left blank** 
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IN WITNESS WHEREOF, the parties have cause this agreement to be executed on the date first written 

above. 

 
COUNTY: 

TETON COUNTY, IDAHO 
 

 

 

By: _  
Chairman, Teton County Board of County Commissioners 

 
 

STATE OF IDAHO ) 

)ss: 

COUNTY OF TETON ) 

 

On this   day of  , 2023, before me, a Notary Public for the State of Idaho, 

personally appeared   , known to me to be the person whose name is 

executed above, and acknowledged that he executed the same. 
 

 

 
 

(SEAL) Notary Public 

Residing  

Commission expires   
 

 

DEVELOPER: Badger 

Capital Advisors 
 

 

 

 

By: Nicholas C. Besobrasow 

 
 

STATE OF   ) 

) ss: 

COUNTY OF   ) 

 

 

On this   day of , 202 4 , before me, a Notary Public for the State of 

 , personally appeared   known to me 

to be the person(s) whose name(s) is executed above, and acknowledged that he executed the same. 
 

 

 
(SEAL) Notary Public 

Residing  

Commission expires   
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EXHIBIT A 

LEGAL DESCRIPTION OF PROPERTY 
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EXHIBIT B 

SUBDIVISION PLAT 
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EXHIBIT E 

FORM OF CERTIFICATE OF 

SUBDIVISION COMPLETION 

254



 

Natural Resources Analysis 

Proposed Hunnidale Subdivision 
Parcel: RP06N45E091500 

Teton County, ID 
 

  
 

November 15, 2023 
 

 

Prepared for: 
Badger Capital Advisors 

c/o Nicholas Besobrasow 
PO Box 166 

Tetonia, ID 83452 
 

Prepared by: 
 

255



Hunnidale Subdivision Natural Resources Analysis  Badger Capital Advisors 
Alder Environmental, LLC   November 15, 2023 

TABLE OF CONTENTS 

Introduction .................................................................................................................................................. 1 
Methods and Research ................................................................................................................................. 1 

Habitat Inventory ...................................................................................................................................... 1 
Wetland Delineation & USACE Verification .............................................................................................. 1 
Analysis and Research ............................................................................................................................... 2 

Property Overview ........................................................................................................................................ 2 
Overlay Areas ................................................................................................................................................ 3 

Natural Resources Overlay ........................................................................................................................ 3 
Floodplain Map ......................................................................................................................................... 3 
Bear Conflict Map ..................................................................................................................................... 3 
Wildfire Hazard Overlay ............................................................................................................................ 3 

Field Inventory .............................................................................................................................................. 3 
Terrestrial Habitat ..................................................................................................................................... 4 
Aquatic Habitat ......................................................................................................................................... 4 

Wildlife Habitat Assessment ......................................................................................................................... 5 
Columbian Sharp-Tailed Grouse ............................................................................................................... 6 
Bald Eagle .................................................................................................................................................. 7 
Grizzly Bear ............................................................................................................................................... 7 
Rocky Mountain Elk................................................................................................................................... 7 
Mule Deer ................................................................................................................................................. 8 
Moose ....................................................................................................................................................... 8 
Trumpeter Swan........................................................................................................................................ 8 
Greater Sandhill Crane .............................................................................................................................. 9 
Long-billed Curlew .................................................................................................................................... 9 
Yellowstone Cutthroat Trout .................................................................................................................... 9 
Federally Listed Threatened or Endangered Species ................................................................................ 9 

Impact Analysis ........................................................................................................................................... 10 
Land Management Plan .............................................................................................................................. 11 
References .................................................................................................................................................. 13 
Appendix A: Figures .................................................................................................................................... 15 
Appendix B: Photos ....................................................................................................................................... 1 
Appendix C: Aquatic Resources Inventory and Wetland Delineation Verification ....................................... 7 
Appendix D: USACE Preliminary Jurisdictional Determination ..................................................................... 8 
 
 

 

 

 

  

 

256



Hunnidale Subdivision Natural Resources Analysis  Page 1 
Alder Environmental, LLC  November 15, 2023 

INTRODUCTION 

The purpose of this document is to provide a Natural Resources Analysis (NRA) for parcel 
RP06N45E091500 on W 1000 N (the Property) to document existing conditions and assess potential 
impacts of a proposed residential subdivision to the area’s protected natural resources and wildlife 
habitat. The subdivision Pre-Application Conference Letter was submitted on May 24, 2023; therefore, 
this report provides an evaluation under chapter 5.4 Natural Resource Protection of the current Teton 
County Land Development Code (LDC) effective August 2022.  

The 57.9-acre Property is located north of Tetonia and is owned by Badger Capital Advisors (Appendix A 
- Figure 1). The entire Property is located within the Natural Resources Overlay (NRO) as defined in LDC 
Chapter 1-4 Overlay Maps and by the Teton County GIS Map Server. NRO overlays mapped in the 
Property include the Sharp-tail Grouse Breeding Habitat Overlay, the Big Game Migration Corridors and 
Seasonal Range Overlay, and the Songbird/Raptor Breeding and Wintering Habitat Overlay (Appendix A - 
Figure 2). Badger Creek flows through the Property and the U.S. Fish and Wildlife’s National Wetlands 
Inventory identifies potential wetlands on the Property; therefore, proposed development is also 
subject to Riparian Buffer requirements outlined in Chapter 5-4-2 (Teton County, 2022). 

Alder Environmental (Alder) conducted site visits on June 27 and July 13, 2023 to complete an existing 
conditions and aquatic resources inventory and wildlife habitat assessment. This Natural Resources 
Analysis employs field data, Idaho Department of Fish and Game (IDFG) data, and other resources to 
assess the Property’s value for Teton County indicator wildlife species and potential impacts of the 
proposed Hunnidale Subdivision.  

METHODS AND RESEARCH 

HABITAT INVENTORY 
Alder conducted two field visits to document and map habitat types, quality, and wildlife signs on the 
Property on June 27 and July 13, 2023. Stephanie Dykema, Ecologist, and Ellen Encelli, Natural Resources 
Specialist, walked the entire Property, documented habitat characteristics with photographs, and 
recorded observations of wildlife including tracks and scat. A Geode GNSS unit and an iPad Tablet were 
used to map the locations of habitat types, the Badger Creek channel, and record observations. 
Habitat/vegetative cover was classified based on Teton County Indicator Habitats listed in LDC Chapter 
5-4-1-D. ArcMap 10.8.1 was used for spatial analysis and to create a detailed map of field-verified 
vegetative cover and existing conditions on the Property (Appendix A - Figure 3).  

WETLAND DELINEATION & USACE VERIFICATION 
Teton County LDC Chapter 5-4-2 Riparian Buffers requires that development be setback 100 feet from 
the U.S. Fish and Wildlife National Wetland Inventory (USFWS NWI) boundary or 50 feet from delineated 
wetland boundaries approved by the U.S. Army Corps of Engineers (USACE). On July 13, 2023, Alder 
conducted a wetland delineation in a 12.9-acre Study Area encompassing the portion of the Property 
north of W 1000 N to verify presence and location of wetlands in Proposed Lot 1 where buildable space 
is more constrained (Figure 4). The remainder of the Property was not included in the delineation 
because the 100-foot setback from the NWI wetlands does not significantly constrain potential 
development areas.  

The delineation was conducted in accordance with the 1987 Corps of Engineers Wetlands Delineation 
Manual and 2010 Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Western 
Mountains, Valleys, and Coast Region (version 2). Soil, vegetation, and hydrology data were collected at 
two sample points to assess presence of hydrophytic vegetation, hydric soils, and wetland hydrology. 
The U.S. Army Corps of Engineers 2016 National Wetland Plant List, version 3.2 website 
(http://wetland_plants.usace.army.mil/) and the National Wetland Plant List: 2016 Update of Wetland 
Ratings (Lichvar, 2016) were used as references for vegetation wetland indicator status. Sample Point 
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data forms and photographs documenting sampling points and aquatic resources are included in 
Appendix C. Stephanie Dykema, Certified Wetland Delineator, conducted the wetland delineation and 
Aquatic Resources Inventory, which was reviewed by Brian Remlinger, Professional Wetland Scientist. 

Alder compiled the results of the wetland delineation into an Aquatic Resources Inventory and 
submitted the report, data forms, and photographs to the U.S. Army Corps of Engineers, Idaho Falls 
Regulatory Office for verification. This report is included in Appendix C. The USACE responded with a 
Preliminary Jurisdictional Determination dated August 16, 2023, verifying the wetland delineation, 
which is included in Appendix D.  

ANALYSIS AND RESEARCH 
Wildlife habitat on the Property was assessed using field data and habitat was quantified using ArcMap 
10.8.1. Additional resources were employed to understand the Property’s value as wildlife habitat in the 
context of the larger ecosystem and to assess impacts of the proposed subdivision. These resources are 
listed in the References section of this report and include: 

1. A Summary of Fish and Wildlife Resources in Teton County, Idaho (IDFG, updated April 2022) 
prepared for the Teton County Board of County Commissioners to provide information for 
planning and land use. 

2. Idaho Department of Fish and Game Wildlife Technical Reports, an online library where 
annual reports are published. Reports include population and status updates for some Teton 
County indicator species, including mule deer, elk, and grizzly bears. 
(https://collaboration.idfg.idaho.gov/WildlifeTechnicalReports/Forms/AllItems.aspx) 

3. Idaho State Wildlife Action Plan, (IDFG, 2015) 

4. Idaho Department of Fish and Game’s online interactive habitat suitability map for elk and 
mule deer. The ArcMap Viewer platform provides an interactive map depicting modeled 
habitat suitability for elk and mule deer winter and summer range. Layers can be toggled on 
and off and zoomed to specific locations to understand a property’s location compared to 
modeled high-quality habitat. 
https://www.arcgis.com/apps/mapviewer/index.html?useExisting=1&layers=403f5c8394ef4
1a382168c97ec51b3ef 

The Hunnidale Subdivision NRA study was initiated shortly after the Pre-Application meeting in May 
2023 and the Subdivision Concept application was submitted July 12, 2023, before the new Teton 
County Wildlife Habitat Analysis Policy was adopted. Therefore, the NRA presented in this report focuses 
on the requirements outlined in LDC Chapter 5 and the Pre-Application Meeting notes received from 
Teton County on May 25, 2023. Guidance from the new WHA Policy adopted November 2023 was 
employed to ensure that the report includes information and analyses that Teton County weighs as 
important for a thorough review.  

PROPERTY OVERVIEW 

The Property is situated approximately 3 miles north of downtown Tetonia, and 1.5 miles east of Felt 
along the Badger Creek riparian corridor. The surrounding area consists of large properties with sparse 
development (Figure 1). Badger Creek originates in the northern Teton Mountains east of the Property 
and flows through the southwest corner of the Property as a robust, perennial stream. Teton County 
identifies lower Badger Creek as a priority habitat and the sinuous mountain creek contains deep, cold 
pools and shallow riffles which provide valuable cutthroat trout habitat. A wide corridor of riparian 
forest shelters the stream channel and provides valuable habitat for big game species, birds, and 
raptors. Badger Creek’s banks are continuously forested starting in the mountains east of the Property 
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all the way to its confluence with the Teton River. The Property’s position within this lengthy corridor of 
connected habitat illustrates its importance to wildlife species in the area.  

Within the Property, a diversity of habitat types exists including forest, shrubland, and grassland. The 
southern end of the Property consists of riparian forest along the Badger Creek corridor; the southern 
bank climbs steeply and the north facing slopes contain dense conifer forest while the northern side of 
the creek is relatively flat and dominated by cottonwood forest. Forested habitat continues north on the 
Property interspersed by large open grassland meadows. W 1000 N runs along the northern Property 
boundary and bisects the Property on the eastern end. The area north of the road contains forested 
habitat and another large open meadow followed by steep, south facing slopes of sagebrush steppe 
along the northern Property boundary. The areas between the road and Badger Creek on the eastern 
and southwestern part of the Property are relatively flat.  

The Property has remained vacant with similar vegetative cover since as early as 2004 according to 
Teton County and NAIP historical aerial imagery. Signs of historic residential and agricultural use were 
detected on the northern end of the Property including a small, abandoned cabin which has existed on 
the Property since before 2004.  

OVERLAY AREAS  

NATURAL RESOURCES OVERLAY  
The Natural Resources Overlay is defined in LDC Chapter 1.4 Overlay Areas and by the Teton County GIS 
Map Server and encompasses areas that have been identified as the most important or sensitive in 
terms of natural resources in Teton County. The overlay was updated in January 2023 and all 
development proposals for lands that lie in the NRO are subject to the standards outlined in LDC 
Chapter 5-4-1 Wildlife Habitat Protection (Teton County, 2022). The NRO is broken down into seven 
habitat overlays. The proposed Hunnidale subdivision is mapped entirely within the Big Game Migration 
Corridors and Seasonal Range overlay and all but the northeast corner is mapped in the Sharp-tailed 
Grouse Breeding Habitat overlay. Several smaller areas within the Badger Creek riparian corridor and 
just north of W 1000 N are also mapped as the Songbird/Raptor Breeding and Wintering Habitat overlay 
(Figure 2).  

FLOODPLAIN MAP 
The eastern and southern portions of the Property contain the existing FEMA 100-year floodplain 
associated with Badger Creek (Figure 4). Therefore, the Property is subject to the requirements of Title 
12 of the Teton County Municipal Code (Teton County, 2022).  

BEAR CONFLICT MAP 
The portion of the Property north of W 1000 N is mapped within the Teton County Bear Conflict Zone 
(Teton County, 2010) (Figure 2). The Property is, therefore, subject to the bear conflict mitigation and 
regulation measures outlined in Title 4, Chapter 7 of the Teton County Municipal Code (Teton County, 
2022).  

WILDFIRE HAZARD OVERLAY  
The entire Property is mapped in the Teton County Wildfire Hazard Overlay (2022) which encompasses 
areas that have been identified as most at risk of wildfire (Figure 2). The Property, therefore, must meet 
the requirements outlined in LDC Chapter 5-4-3 and Teton County may require additional risk 
prevention measures and analyses as conditions of the proposed subdivision or future development 
(Teton County, 2022).  

FIELD INVENTORY 

Existing ecological resource conditions on the Property were assessed during two site visits on June 27 
and July 13, 2023. Methods employed for the field assessment and habitat mapping are detailed in the 
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Methods section above. A wetland delineation was also conducted in the northern portion of the 
Property on July 13, 2023, in accordance with U.S. Army Corps of Engineers (USACE) protocols. Wetland 
delineation methods are detailed above, and the resulting Aquatic Resources Inventory report and data 
forms are included in Appendix C. The wetland delineation was verified by the USACE in the form of a 
Preliminary Jurisdictional Determination (PJD) which is included in Appendix D. Figure 3 depicts 
vegetative cover and habitat types identified mapped on the Property during the field assessment. 

TERRESTRIAL HABITAT  
The Property is sandwiched between steep slopes on the northern and southern sides that lead up to 
expansive plateaus dominated by sagebrush shrubland. 6.68 acres of this elevated sagebrush steppe 
habitat lies within the Property where the southeastern corner of the Property intersects a high plateau 
and on the northern end of the Property where south facing slopes climb towards the opposite plateau 
(Figure 3). During the 2023 field visits, the sagebrush habitat appeared undisturbed and in healthy 
condition, dominated by frequent and robust big sagebrush shrubs (Artemesia tridentata).  
 
The remainder of the Property occupies the lower elevation, relatively flat valley floor that follows the 
Badger Creek corridor from east to west. 26.2 acres of this area contains healthy forest cover with an 
appropriate diversity of tree age and size classes and a dense shrub understory. Forest types include 5.4 
acres of conifer forest which covers the steep southern bank of Badger Creek and a large area near the 
center of the Property just south of W 1000 N (Figure 3). This habitat is dominated by old growth 
Douglas fir with a moderate shrub understory. On the northern bank of Badger Creek and in areas along 
W 1000 N, 5.8 acres of deciduous riparian forest dominated by mature narrowleaf cottonwoods 
(Populus angustifolia), providing a dense and lofty canopy. An understory of dense shrubs including 
willow species (Salix spp.) and serviceberry (Amelanchier alnifolia) increase the protective cover of this 
riparian habitat. The remaining forest cover on the Property consists of 15.0 acres of aspen forest 
covering much of the Property south of W 1000 N and most of the forest cover north of the road. 
Quaking aspen (Populous tremuloides) canopy and a dense shrub understory provide additional 
protective habitat connecting the riparian and conifer forested areas elsewhere on the Property. These 
forested habitats on the Property were undisturbed and mostly devoid of human or livestock activity at 
the time of the field visits. Cottonwood and aspen regeneration was observed in more open areas; 
however, little regeneration was observed in the densely forested areas where age classes were older, 
uniform, and transitioning to later successional stages. The varied stratification and diversity of forests 
on the Property provide valuable wildlife habitat, but forest health may benefit from a disturbance like 
thinning or fire that would promote regeneration, particularly for the aspen forest on the Property 
(Rogers, 2002).  
 
Among the forested areas on the Property are several large, open grassland meadows dominated by 
non-native pasture grass species including smooth brome and timothy grass (Bromus inermis, Phleum 
pratense). These meadows occupy 23.5 acres on the Property (Figure 3). No disturbance or recent 
agricultural or livestock activity were observed in the grassland meadows during the 2023 site visits and 
noxious weeds were not abundant. Even though the grassland meadows do not represent a thriving, 
native habitat type due to non-native vegetative cover and lack of plant diversity, they likely provide 
valuable open habitat for wildlife species due to proximity to forested and aquatic habitat and lack of 
human activity. 

AQUATIC HABITAT 
During the June 27, 2023 field visit, Alder mapped the location of the Badger Creek channel through the 
Property and identified bankfull. The creek occupies approximately 0.5 acres of the Property. Badger 
Creek enters the Property from the east as two sub-channels, which converge on the Property. The 
creek flows southwest, meandering but somewhat constrained by the steep southern bank which 
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includes several small cliff outcroppings, exiting the southern Property boundary near the center. 
Badger Creek in the Property and vicinity is characterized by varied morphology with deep pools in 
between shallow riffles and unconsolidated gravel and cobble bed material. Cliff outcroppings and 
cutbanks provide pool habitat while large point bars of river cobbles occupy the inside bend of 
meanders. Alder observed that the creek contains a healthy amount of woody debris, stable, vegetated 
banks, spawning gravels, and morphological variability to support cutthroat trout and provide habitat 
for other wildlife species.  

Micro-topography on the Property indicates that historically, the area might have supported several 
spring channels or side channels of Badger Creek that have since dried up or become inactive. During 
the 2023 field visits, Alder investigated areas identified as wetlands by the USFWS NWI and areas where 
depressions are visible on the slope map (Figure 5). Several narrow and meandering depressions were 
characteristic of remnant channels in the Property. Most of the area in these channels were dominated 
by upland plant species and were unsaturated. Alder identified three wetland pockets within these 
remnant channels where saturation or standing water was observed and wetland plants were dominant. 
Alder conducted a wetland delineation and collected sample point data to identify a 0.006 acre wetland 
just north of W 1000 N. Based on the characteristics of this wetland, Alder field mapped two additional 
wetland pockets within remnant channels just northwest of Badger Creek in the Property. A total of 0.03 
acres of forested wetlands were mapped in the Property which are dominated by woolly sedge (Carex 
pellita) and narrowleaf cottonwood (Populus angustifolia) (Figure 3). The wetlands appear to occupy 
areas within remnant channels where the ground elevation is low enough for groundwater fluctuations 
to support hydrophytic vegetation and hydric soils. 

 
Table 1.  Habitat types/vegetative cover within the Property 

VEGETATIVE COVER TYPES DOMINANT SPECIES ACRES (AREA) % OF TOTAL AREA 

Grassland 
Bromus inermis, 
Phleum pratense 

23.5 40.5% 

Aspen Forest/Shrubland Understory 
Populus tremuloides, 
Amelanchier alnifolia  

15.0 26% 

Sagebrush Steppe Artemesia tridentata 6.7 11.5% 

Cottonwood Riparian Forest/Shrubland Understory 
Populus angustifolia, 
Amelanchier alnifolia, 

Salix spp. 
5.8 10% 

Conifer Forest/Shrubland Understory 
Pseudotsuga 

menziesii, 
Amelanchier alnifolia 

5.4 9.2% 

Forested Wetland 
Carex pellita, Populus 

angustifolia 
0.03 <1% 

Disturbed (Road) NA 1.1 1.8% 

Surface Water (Badger Creek) NA 0.4 <1% 

Total  57.9 100% 

 

WILDLIFE HABITAT ASSESSMENT 

The Teton County Natural Resources Overlay is mapped on the Property, a designation which is due to 
the presence of priority wildlife habitat and potential wildlife use within and in the vicinity of the 
Property (Figure 3). The Property, which has been vacant and unoccupied for a decade or more, is 
surrounded by large, privately owned lots of similar character where sparse development and intact 
forest, shrubland and grassland habitat provide ample space and shelter for wildlife species. The 
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forested riparian corridor along Badger Creek, which occupies much of the Property, provides a valuable 
corridor of continuous protective habitat from the National Forest Boundary, 5 miles east of the 
Property and 7 miles to the northwest to the Teton River. The Property is likely to support nesting 
songbirds and raptor species, provide shelter and forage for big game species, and support cutthroat 
trout through the reach of Badger Creek. On a landscape scale, the Property is part of a large swath of 
connected forest habitat along a key riparian corridor and contains the Badger Creek floodplain which 
serves important ecosystem and physical functions for the surrounding landscape. Therefore, the 
Property is a vital part of the surrounding ecosystem and development of the Property should be 
carefully planned to ensure that function and connectivity is preserved.  
 
The narrative below evaluates the value of habitat in the Property for Teton County indicator wildlife 
species described in LDC Chapter 5-4-1-C and the importance of the Property for providing connectivity 
and contributing to population viability for protected species. Field assessments as well as a review of 
literature and Idaho Department of Fish and Game data sources were employed for this assessment.  
 
Table 2. Presence of Teton County Indicator Habitats as mapped by the NRO, and identified during field 
assessments and review of available resources. 

INDICATOR HABITAT 

INDICATOR SPECIES THAT 

MAY RELY ON THIS 

HABITAT HABITAT PRESENT 

ON THE PROPERTY 

HABITAT 

CONNECTIVITY 

TO THE LARGER 

LANDSCAPE 

Emergent Wetlands  No No 

Willow Riparian  Moose, Columbian 
sharp-tailed grouse 

Yes, understory 
of Riparian 

Forest 

Yes 

Forested Riparian Bald Eagle Yes Yes 

Aspen  Columbian sharp-
tailed grouse, Elk 

Yes Yes 

Conifer Forest Elk Yes Yes 

Shrubland Elk, Mule Deer, 
Moose 

Yes, forest 
understory & 

sagebrush 
steppe 

Yes 

Grassland Columbian sharp-
tailed grouse 

Yes Yes 

NRCS Conservation Reserve 
Program Grassland 

Columbian sharp-
tailed grouse 

No No 

Documented Wildlife Migration 
Corridors 

Elk, Mule Deer Yes Yes 

 
COLUMBIAN SHARP-TAILED GROUSE 
The Columbian sharp-tailed grouse is a Teton County indicator species and is identified by the state of 
Idaho as a Species of Greatest Conservation Need. The Teton County Sharp-tailed Grouse Breeding 
Habitat overlay is mapped throughout the Property (Figure 2). The Columbian sharp-tailed grouse 
population and range have seen large reductions in recent decades likely due to reduction and 
fragmentation of native grassland and shrubland habitat. Most of the remaining population resides in 
Idaho, with Teton County representing an important remaining part of their range (IDFG 2022). The 
Columbian sharp-tailed grouse rely on native bunchgrass dominated grasslands and shrublands for 
breeding and the species often selects benches or ridgetops for breeding sites. Most of their current 
breeding habitat occurs on private lands in Idaho. Mountain or riparian shrubland and aspen forest 
provide vital wintering habitat for Columbian sharp-tailed grouse where shelter and forage can be 
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accessed (IDFG 2022). The Property does not likely to provide breeding habitat for Columbian sharp-
tailed grouse because native bunchgrasses do not dominate any of the habitat types. According to aerial 
imagery, elevated plateaus and open landscapes near the Property might contain sufficient bunchgrass 
cover to provide breeding habitat and a couple of known leks occur north of Tetonia within 5 miles of 
the Property (IDFG 2022). The Property may serve as valuable wintering habitat for Columbian sharp-
tailed grouse that might move into the area for aspen and shrubland cover and forage during winter 
months. Grouse activity or signs were not observed on the Property during the 2023 field visits. 

BALD EAGLE  
Bald eagles in Teton County are typically found along prominent riparian corridors where large 
cottonwood trees adjacent to foraging opportunities provide nesting and wintering habitat. Bald eagles 
often select the largest tree in a stand for nesting but prefer forest habitat with multiple canopy layers. 
The Teton River, Leigh Creek, and Teton Creek provide the most important habitat for bald eagles in 
Teton County; however, the cottonwood riparian forest along the Badger Creek corridor within and near 
the Property have the potential to be utilized by bald eagles for nesting or roosting (IDFG 2022). No 
visible raptor nests were observed on the Property during the 2023 field visits. 

GRIZZLY BEAR 
The grizzly bear has been listed as threatened under the Endangered Species Act since 1975 and is an 
Idaho Species of Greatest Conservation Need. A large number of grizzly bears in the contiguous United 
States are located in the Greater Yellowstone Ecosystem (GYE) where they utilize a variety of habitats 
including alpine and subalpine coniferous forests and lower elevation riparian areas. Grizzly bears also 
tend to prefer intact landscapes where there is a lack of human disturbance (USFWS 2016). The 
Interagency Grizzly Bear Study Team (IGBST) facilitates monitoring of grizzly bears within a designated 
Demographic Monitoring Area (DMA) encompassing suitable habitat and adjacent mortality risk areas. 
The Property is approximately 2.5 miles west of the western boundary of the DMA (IDFG 2022) and the 
Badger Creek riparian corridor’s connectivity to National Forest and the Teton River and low human 
activity in the vicinity mean that grizzly bears likely use habitat in the Property or vicinity on occasion. 
The biggest threat to grizzly bears in the region is the increasing likelihood of human/bear conflicts that 
result in the removal or relocation of bears. The northern portion of the Property, north of W 1000 N, is 
mapped within the Teton County Grizzly Bear Conflict Zone which identifies areas with higher likelihood 
for grizzly bear/human conflict (Teton County 2010). The Property’s location along a prominent forested 
riparian corridor that connects public lands to the Teton River means that sporadic grizzly bear use is 
likely and potential for human/bear conflicts is high. 

ROCKY MOUNTAIN ELK  
Elk migrate seasonally from higher to lower elevations between summer and winter ranges and the 
Teton County Big Game Migration Corridors and Seasonal Range Overlay is mapped on the Property and 
in the surrounding vicinity (Figure 2). Seasonal migration allows animals maintain fitness and survival by 
moving in response to seasonally-available resources and many private lands in Teton County are 
important for conservation of migratory routes and crucial winter habitat. The Teton River Canyon 
systems, including Badger Creek, are recognized as key corridors for facilitating ungulate migration. 
Badger Creek and the surrounding habitat are also identified as important winter habitat for elk (IDFG 
2022). Elk generally winter at lower elevations to avoid deep snowpack and historic winter ranges in the 
region have been reduced or vacated due to conversion to agriculture, urban sprawl, and increasing 
winter recreation (IDFG 2019). These factors have limited the access to and availability of lower 
elevation forest and shrub habitat, which provide crucial protection and forage for wintering elk. The 
abundance of lower elevation forest and shrubland habitat along the Badger Creek corridor provides a 
large, connected area of habitat and likely plays a vital role for migrating and wintering elk. The Property 
contains 26.2 acres of undisturbed forest habitat with a vibrant shrub understory and adjacent open 
meadows. The undisturbed and open areas may be utilized by elk as winter habitat and are likely 

263



Hunnidale Subdivision Natural Resources Analysis  Page 8 
Alder Environmental, LLC  November 15, 2023 

essential for providing connectivity to additional habitat and facilitating migration. When migrating, elk 
tend to avoid structures up to a distance of 75m (246 ft) but are comfortable within a distance of 100m 
or greater (328 ft) of structures and often select routes with ample woody vegetation cover (Wachob 
and Smith 2003). Elk or signs of elk were not detected during the June and July 2023 field visits, but elk 
tend to migrate to higher elevations to the east of the Property during summer months.  

IDFG habitat suitability modeling for elk seasonal range has mapped areas along lower Badger Creek in 
the vicinity of the Property as moderate to low suitability for elk summer and winter range. Lower Bitch 
Creek contains the closest modeled high suitability winter range for elk in the vicinity of the Property 
(IDFG, 2022).  

MULE DEER 
Mule deer also rely on seasonal migration to access seasonally available resources between higher to 
lower elevations between summer and winter ranges and the Teton County Big Game Migration 
Corridors and Seasonal Range Overlay is mapped on the Property (Figure 2). Idaho Game and Fish 
Department surveys identify the Badger Creek corridor as an important mule deer migration corridor 
connecting higher elevations in the National Forest to lower elevation winter ranges (IDFG 2022). Mule 
deer seek out shelter habitat and shallower snow at lower elevations in the winter months, and south 
facing shrubland slopes and cottonwood riparian corridors are the preferred habitat for wintering mule 
deer in the region (IDFG 2022). Due to the flat and expansive nature of Teton Valley, this habitat is 
limited in the region to canyons and mountain foothills and the area around Badger Creek has been 
identified as important mule deer winter habitat. Given their reliance on connected habitat for 
movement, development on rural private lands or other changes in land use along migration routes can 
have implications for mule deer at the population scale. The hillside that rises south and above Badger 
Creek and the area within the northern part of the Property provides southerly sagebrush steppe 
habitat that is likely used by wintering mule deer. Like elk, the valuable habitat on the Property and 
connectivity to habitat corridors in the vicinity indicate that the Property is important for migrating or 
wintering mule deer. Mule deer scat was observed in forested habitat on the Property during the 2023 
field visit.  

IDFG habitat suitability modeling for mule deer seasonal range shows the area around the Property as 
low suitability for mule deer winter range. High suitability summer range is modeled in the Badger Creek 
corridor around the Property. The closest high suitability winter range is modeled where Badger Creek 
meets the Teton River northwest of the Property (IDFG 2022).  

MOOSE 
Moose in Teton County rely on riparian habitat along the Teton River and other waterways through all 
seasons (IDFG 2022). They often utilize forested and shrubland foothills of the mountain ranges in the 
region as well but spend much of winter along creek and river bottoms with abundant shrubs for forage. 
Moose also rely on open spaces and connected habitat to move between seasonal ranges. The most 
important moose habitat in Teton County consists of National Forest, cottonwood and willow riparian 
corridors, expansive wetlands, and the Teton River corridor. The forested riparian habitat along the 
Badger Creek corridor and within the Property provides valuable moose habitat and may be utilized 
during multiple seasons (IDFG 2022). Moose signs were not observed on the Property during the 2023 
field visits. 

TRUMPETER SWAN  
Trumpeter swans, another Teton County indicator species, are also listed as a Species of Greatest 
Conservation Need by the State and a Region 4 Sensitive Species by the U.S. Forest Service. Trumpeter 
swans are known to winter in Teton County, utilizing open water that remains ice free during winter 
months, typically along the Teton River or lower tributaries (IDFG 2012). Trumpeter Swans prefer 
waterways with extensive aquatic beds and aquatic and emergent vegetation that provide food and 
cover for nesting and feeding (Squires and Anderson 1995, Patla and Lockman 2004). Badger Creek is 
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not characteristic of typical trumpeter swan nesting or wintering habitat and the Property is not likely to 
provide vital habitat for the species.  

GREATER SANDHILL CRANE 
The greater sandhill crane, another state designated Species of Greatest Conservation Need, winter in 
southern climates and migrate to the Rocky Mountains to breed and summer. Flooded wetlands in the 
Teton Basin are recognized as an important nesting area for sandhill cranes (McWethy 2009). Sandhill 
cranes also use grassland pastures and cultivated agricultural fields for feeding and rest and typically 
gather in large numbers in agricultural meadows in the fall to prepare for their migration south (IDFG 
2012). The Property and vicinity do not provide ideal sandhill crane nesting habitat because the species 
prefers larger acreage meadows away from forest cover. 

LONG-BILLED CURLEW 
Another state designated Species of Greatest Conservation Need, the long-billed curlew nests in Teton 
County in grassland habitat where spring grass height is short and where nearby wetlands provide 
forage. Long-billed curlews are typically found in wetlands and moderately grazed meadows in the 
Teton River Basin and the most important habitat lies in the Foster’s Slough wetland complex (IDFG 
2022). The Property and vicinity do not provide meaningful habitat for long-billed curlews.   

YELLOWSTONE CUTTHROAT TROUT 
The Teton River and its mountain tributaries support an ecologically and economically important 
Yellowstone cutthroat trout fishery. Yellowstone cutthroat trout is another state designated Species of 
Greatest Conservation Need. Human alteration of habitat and flows, nonnative fish competition, and 
disease continue to threaten the species (IDFG 2022). Bitch Creek, Teton Creek, Fox Creek, Trail Creek, 
Six Springs Creek, and South Leigh Creek are recognized as the most important spawning and rearing 
habitat for cutthroat trout in the region. Badger Creek is also known to support cutthroat trout 
according to Idaho Fish and Game surveys. However, prevalence of nonnative competitors including 
brook trout and rainbow trout may reduce Badger Creek’s importance for cutthroat trout conservation 
(IDFG 2012). Variable pool and riffle habitat and ample cover from woody debris and streambank 
vegetation were observed on Badger Creek in the Property during the 2023 field visits which provide 
suitable cutthroat trout spawning and rearing habitat. 

FEDERALLY LISTED THREATENED OR ENDANGERED SPECIES 
Alder obtained a list of federally listed and proposed species and designated/proposed critical habitat 
for the Property from the USFWS’ IPaC website on November 13, 2023. The list identified grizzly bear, 
North American Wolverine, and monarch butterfly as the species with Endangered Species Act (ESA) 
protection with potential to occur in the project area. Grizzly bears are assessed above.  

The North American wolverine, a proposed threatened species, and Idaho Species of Greatest 
Conservation Need is known to occur in the Teton and Big Hole Ranches in Teton County (IDFG 2022). 
Suitable habitat is almost completely restricted to prominent mountain ranges, with important needs 
including cold temperatures and cold microsites like persistent snow drifts and chilled talus fields, ample 
den structures such as caves, rock crevices, fallen trees, and deep snow drifts, and abundant carrion, 
usually supplied by large populations of ungulates (WGFD 2017). The foothills surrounding Victor have 
been identified as important lower elevation wolverine habitat in Teton County (IDFG 2022). However, 
the Property and vicinity are not likely to provide crucial wolverine habitat and the species is not known 
to occur in the area. 

Monarch butterflies (ESA Candidate species) visit the Rocky Mountains during the summer months on 
their migration to overwintering sites, like Mexico and California. Monarchs depend on diverse nectar 
sources including species found in mesic shrub and mesic grasslands: Sulphur-flower buckwheat 
(Eriogonum umbellatum), Canada goldenrod (Solidago canadensis), and Rubber rabbitbrush (Ericameria 
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nauseosa) (Waterbury et al. 2019). Monarchs may occasionally visit the Property and utilize nectar 
sources in the shrub and grassland cover types.  

IMPACT ANALYSIS 

The proposed subdivision involves dividing the Property into two lots. Proposed Lot 1 encompasses the 
area north of W 1000 N and extends south to include the eastern-most meadow and a stretch of Badger 
Creek, totaling 24.6 acres. Proposed Lot 2 consists of two open meadows surrounded by forested areas 
and a small stretch of Badger Creek in the southwest corner, and totals 33.3 acres (Appendix A - Figures 
3, 4, 5). The wildlife habitat assessment in the above section identifies several wildlife species that are 
likely to use habitat in the Property or rely on the Property’s natural resource connectivity within the 
larger landscape. These species include grizzly bear, elk, mule deer, Columbian sharp-tailed grouse, and 
cutthroat trout. The potential impacts of the proposed subdivision to these species are assessed in the 
narrative below.  

The Natural Resources Overlay is mapped throughout both proposed lots. The entire Property, aside 
from W 1000 N, consists of Teton County indicator habitat as defined in LDC Chapter 5-4-1-D, including 
Willow Riparian, Forested Riparian, Aspen, Conifer Forest, Shrubland, and Grassland. the Property is 
zoned Foothills-10 which allows for 10-acre average lot density. The proposed subdivision will result in 
only two lots each over 20 acres in size, the impact of which will be significantly less severe than if the 
Property were to be divided into several smaller parcels, as the current zoning allows. 

Dividing the existing 57.9 acre parcel into two smaller parcels, doubles the number of dwelling currently 
allowed within the single parcel. The Property and surrounding area are sparsely developed and provide 
high quality wildlife habitat within a connected habitat corridor. Any development on the Property has 
the potential to alter the function and value of the area for Teton County indicator wildlife species. 
Certain wildlife species will avoid habitat or alter their movement patterns or use of habitat in the 
Property and vicinity if development occurs on the two proposed lots. Wildlife species that are 
particularly averse to human activity are most likely to be affected, include grizzly bears, sharp-tailed 
grouse, and elk. This effect will be unavoidable under the current proposal given the location of the 
Property and current habitat character. However, the proposal to split the parcel in two rather than five 
lots, will ensure that open space and wildlife habitat is preserved into the future.  

Teton County LDC Chapter 5-4-1-E General Development Standards requires that, for properties located 
in the NRO, impacts to indicator habitats or species be avoided or mitigated to the extent practicable. 
Since impacting indicator species habitats is unavoidable on the Property, strategies to minimize impacts 
will be prioritized and are outlined in this report.  

Designation of building envelopes based on conservation of important habitat and ecological functions 
can help minimize impacts of future development for wildlife species. Alder worked with the applicant 
to locate proposed building envelopes outside of riparian buffer requirements and such that forest and 
shrubland habitat will be preserved and the function of the Badger Creek waterway will be protected. 
The proposed building envelopes lie entirely outside of forest and shrubland habitat in open, grassland 
habitat (Figure 3). The grassland meadow habitat on the Property may be utilized by wildlife species 
including ungulates, birds, and raptors, but compared to the forest and shrubland habitat that makes up 
the rest of the Property, it is of lower value to the indicator species likely to occur in the area. These 
meadows, dominated by non-native grasses, do not contribute as much value to ecosystem function on 
the landscape scale compared to the forest and shrubland habitats on the Property. The forest and 
shrubland habitat on the Property provide valuable cover and forage for elk, mule deer, and grizzly 
bears and helps protect water quality and preserve the connected nature of the Badger Creek riparian 
corridor.  
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The proposed building envelopes also comply with riparian buffer requirements outlined in LDC Chapter 
5-4-2. Proposed building envelopes are located outside of the FEMA 100-year floodplain, and well over 
50 feet from Badger Creek to ensure that development does not impair conveyance of flood waters, 
water quality, or the riparian corridor (Figure 4). On proposed Lot 2, building envelopes are located 100 
feet from NWI mapped wetlands while the Lot 1 building envelope is located 50 feet from USACE 
verified, delineated wetlands (Appendix B - Figure 4) to preserve the function of wetland habitats. 
Building envelopes also avoid steep slopes (>30%) (Figure 5).  

Under the proposed 2-lot subdivision, the Property’s value for Teton County indicator species will be 
reduced but building envelopes and other measures are proposed to minimize impacts and preserve 
valuable habitat and ecosystem connectivity. Future development within the proposed subdivision may 
deter movement of migrating ungulates or seasonal use of habitat in the area by elk, mule deer, grouse, 
grizzly bears, and other species for cover, forage, or breeding. The Property’s location along an 
important riparian corridor and current undeveloped condition means that it provides valuable habitat 
and any development within the Property will reduce this value. However, under the proposal, parcel 
sizes will remain large and well over the zoning requirement (10-acre average), and ample space will 
remain for use by protected wildlife species. All the aspen, conifer, and cottonwood riparian forest 
habitat with shrub understory will be preserved and remain viable for use by ungulates, bears, and birds 
for foraging, protection, nesting, and movement. Connection of forest cover to the habitat corridor that 
links the entire Badger Creek waterway from the National Forest to the Teton River will be maintained. 
The south facing sagebrush steppe habitat on the northern end of proposed Lot 1 will also be preserved 
for use by wintering mule deer and other species. Development will be placed well away from Badger 
Creek to protect the pristine and important corridor of habitat. The proposal is not expected to impact 
the water quality of Badger Creek or cutthroat trout habitat. Given that the proposal preserves habitat 
and space for wildlife use and connectivity to lands with low development density currently, the 
proposed subdivision is not expected to threaten the viability of any Teton County indicator species at 
the population level.  

Per Teton County LDC Chapter 5-4-1-E, mitigation to offset impacts to indicator species or habitats may 
be requested as a condition of approval for the proposed subdivision. The sections below detail 
recommended measures that will further minimize impacts to species under the proposal. 

LAND MANAGEMENT PLAN 

The subdivision Covenants, Conditions and Restrictions (CC&Rs) will establish land management 
standards and designate responsibility of implementation and maintenance to individual landowners or 
the Homeowner’s Association (HOA). Adequate funds for land management shall be maintained by 
individual landowners or by the HOA through fee collection. When applicable, qualified professionals 
should be solicited to assist with proper management.  

The following management provisions will be addressed in the proposed subdivision CC&Rs, which 
include standards outlined in LDC Chapter 5 and other recommendations: 

Open Space Management – Common open space is not designated in the proposed subdivision design; 
however, a management plan for valuable habitat areas in Lots 1 and 2 including forest and shrubland 
habitat and the Badger Creek corridor, should be established in the CC&Rs, outlining requirements for 
monitoring and maintaining habitat to conserve and enhance value for wildlife and protect water 
quality. It will be the responsibility of individual lot owners, under the requirements of the CC&Rs, to 
control for state listed noxious weed species according to state laws and keep weed presence at a 
minimum. Weed control provisions should prohibit the use of herbicides in wildlife habitat areas during 
breeding season and recommend control measures that allow native plant species to persist. 
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Lighting – Outdoor lighting will be designed to downcast. Bright lights detrimentally affect wildlife 
movement and hinder avian species navigation abilities. Motion detector lights are encouraged, but 
they shall meet the requirements for floodlights and when not needed (e.g., the residence is 
unoccupied), lights will remain off for the benefit of wildlife.   

Pet Control – Household pets (primarily dogs and cats) living on the Property will be contained in a 
designated, enclosed area to prevent interactions with wildlife. Domestic cats should not be permitted 
to roam freely outdoors to prevent mortality of songbirds and waterbirds, and particular caution should 
be taken to keep pets out of the Badger Creek riparian corridor.  

Livestock – Livestock should be managed to minimize impacts to wildlife species use of the area. Fences 
for livestock containment shall be clustered near buildings and be used to limit livestock use of the 
riparian habitat and creek corridor, keep grazing intensity low enough to preserve wildlife habitat in the 
area, and avoid interactions with wild ungulates. 

Development Clustering – Habitat fragmentation will be avoided by placing building envelopes away 
from the highest quality wildlife habitat and native vegetation. Connectivity of fish and wildlife habitat 
will be preserved by locating future buildings and development out of the Badger Creek riparian corridor 
and valuable forest and shrubland habitat. Future development within established building envelopes 
should be clustered to minimize the effect of buildings and human activity on wildlife species.  

Fencing – All fences on the Property will be designed to minimize impacts on indicator species’ current 
use of the Property and habitat connectivity. All fences on the Property should be wildlife friendly with 
the exception of a pet yard enclosure. Existing barbed wire fences on the Property should be removed, 
and any new fences should be built in a wildlife friendly manner. Additionally, if a property boundary 
fence is installed or replaced it should be converted to a wildlife friendly fence. Fencing shall be 
designed by a qualified person and will consider adjacent land use and potential movement of ungulates 
from summer to winter ranges through the Property. Guidance in A Landowner’s Guide to Fences and 
Wildlife: Practical Tips to Make Your Fences Wildlife Friendly (Paige, 2012) should be followed or 
recommendations from Idaho Fish and Game.  

Riparian Buffers – Per LCD Chapter 5-4-2-E Development Prohibited in Riparian Buffers , no herbicide, 
fertilizer, or pesticide application will be permitted within 50 feet of Badger Creek, or 50 feet of 
delineated wetlands, or 100 feet of NWI wetlands (Figure 4). Leachfields will be placed outside of 
riparian buffers, as will driveways and roads and accessory structures. Storm water runoff will be 
managed to not enter riparian buffers. 

Revegetation and Landscaping – Temporary ground disturbance for construction will be revegetated 
with native plant species, treated for noxious weeds, and monitored to ensure revegetation success. 
Landscaping around development will use native species, avoid use of weedy species, and will also avoid 
planting species that will attract browsing ungulates.  

Bear Conflict - The Property is located in the the Teton County Bear Conflict Zone (Teton County, 2010) 
(Figure 2) and contains a habitat corridor that likely sees seasonal grizzly bear use. Therefore conflict 
mitigation and regulation measures outlined in Title 4, Chapter 7 of the Teton County Municipal Code 
should be carefully followed (Teton County, 2022). Precautions should be taken including bear resistant 
garbage containers, safe bird feeder protocols, pet control and proper storage of bear attractants. 

Wildfire Hazard - The entire Property is mapped in the Teton County Wildfire Hazard Overlay (2022) so 
requirements outlined in LDC Chapter 5-4-3 will be applied. Teton County may require additional risk 
prevention measures and analyses as conditions of the proposed subdivision or future development 
(Teton County, 2022).  
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Utilities—All future service utilities will be located underground and outside of the highest value wildlife 
habitat areas. 
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APPENDIX A: FIGURES 

Figure 1. Location  

Figure 2. Natural Resources Overlays 

Figure 3. Vegetative Cover and Proposed Subdivision 

Figure 4. Aquatic Resources and Proposed Subdivision 

Figure 5. Slopes and Proprosed Subdivision
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APPENDIX B: PHOTOS 

 
Photo 1. A deep pool along a meander of Badger Creek in the southeastern part of the Property, facing 
south (6/27/2023). 

 
Photo 2. Badger Creek showing varied pool and riffle habitat, woody debris, and banks with forest and 
shrub cover, facing west in the southeastern part of the Property (6/27/2023). 
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Photo 3. View of the eastern-most grassland meadow in proposed Lot 2, facing east, with riparian 
cottonwood forest in the background and W 1000 N visible on the left side of the photo (6/27/2023). 

 
Photo 4. View of conifer forest cover near the center of the Property, facing north (6/27/2023).  
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Photo 5. Riparian forest along the Badger Creek corridor dominated by narrowleaf cottonwoods with a 
healthy shrub understory, facing northwest (6/27/2023). 

 
Photo 6. Badger Creek on the eastern Property boundary with cottonwood riparian forest/shrub 
understory on the right bank and steep slopes of conifer forest on the left bank, facing west 
(6/27/2023). 
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Photo 7. Delineated forested wetland swale on the eastern end of proposed Lot 1, facing east 
(6/27/2023). 

 
Photo 8. A remnant channel just north of W 1000 N where upland vegetation has filled in over time, 
facing west (6/27/2023). 
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Photo 9. View of the western-most grassland meadow, facing south with aspen and cottonwood forest 
in the background (6/27/2023). 

 
Photo 10. View of the grassland meadow in proposed Lot 1, looking down from a gentle slope with 
aspen forest in the background, facing south (6/27/2023).  
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Photo 11. View from W 1000 N of the grassland meadow in the center of proposed Lot 2 with aspen and 
conifer forest in the background, facing south (6/27/2023). 

 
Photo 12. View of steep slopes in proposed Lot 1 near the northern boundary, with south facing, 
sagebrush steppe habitat in the background, facing east (6/27/2023). 
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APPENDIX C: AQUATIC RESOURCES INVENTORY AND WETLAND DELINEATION VERIFICATION 
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Alder Environmental LLC    |    1130 Maple Way, 1E    |    PO Box 6519    |    Jackson, WY 83002    |    307.733.5031    |    alderenvironmental.com 

 
 
August 10, 2023 
 
To: U.S. Army Core of Engineers, Idaho Falls Regulatory Office 

CENWW-RD-IF-North@usace.army.mil 

 

From: Stephanie Dykema, Ecologist/ Certified Wetland Delineator 
Brian Remlinger, Principal/ Professional Wetland Scientist  

 
Cc: Badger Capital Advisors, c/o Nicholas Besobrasow, Landowner, PO Box 166 Tetonia, ID 83452 
 
RE:   Aquatic Resources Inventory & Wetland Delineation Verification  

Badger Capital Advisors, PIDN: RP06N45E91500, Teton County, ID (Pt. S½NE¼ Sec. 6, T6N, R45E) 
 

 
Dear Idaho Falls Regulatory Office:  
 
Alder Environmental is requesting verification of wetlands from the U.S. Army Corps of Engineers (USACE) on 
behalf of the landowner, Badger Capital Advisors (c/o Nick Besobrasow), within a 12.9-acre Study Area at the 
Badger Capital Advisors Property (RP06N45E091500) in Teton County, ID (Figure 1). Teton County has requested 
USACE confirmation regarding the status of potential wetlands in the Study Area prior to issuing planning and 
development permits. Alder Environmental conducted a wetland delineation in the Study Area on July 13, 2023, 
by collecting wetland characteristic information including vegetation, soils, and hydrologic conditions (Figure 3). 
Aquatic resources in the Study Area are detailed in the following narrative and enclosed Wetland Determination 
Data Forms, figures, and photographs, prepared by Brian Remlinger, Professional Wetland Scientist, and 
Stephanie Dykema, Certified Wetland Delineator, with Alder Environmental.  

Study Area Location and Existing Information 

The Badger Capital Advisors property is located 2.75 miles north of Tetonia, ID. Badger Creek, a tributary of the 
Teton River, runs through the southern end of the Property (Figure 1). The Study Area encompasses the 12.9-
acre portion of the Property that lies north of W 1000 N (Figure 2), consisting of aspen and cottonwood forest 
on the southern end, agricultural meadow in the center, transitioning into sagebrush-steppe and steeper slopes 
on the northern end. 

The National Hydrography Dataset (NHD) does not map any flowlines within the Study Area; the nearest flowline 
is approximately 300 feet south of the Study Area, representing Badger Creek (Figure 2). 2 acres in the southern 
portion of the Study Area are classified as Palustrine, Scrub-Shrub, Broad-leaved Deciduous, Intermittently 
Flooded Wetlands (PSS1J) by the U.S. Fish and Wildlife Service’s National Wetlands Inventory (NWI) (Figure 2). 
This NWI wetland polygon continues to the south and east of the Study Area, connecting to the Badger Creek 
corridor.  

Teton County aerial imagery from 2016-2021 of the Study Area depicts forest cover on the southern end and 
open meadow and hillslopes on the northern end. The area appears relatively dry, and no saturation is visible. A 
ditch channel parallels the road on the southern end of the Study Area which was inactive at the time of the site 
visit. An abandoned cabin is depicted near the center of the Study Area. 

The U.S. Department of Agriculture – Natural Resources Conservation Services (USDA-NRCS) indicates the soil 
types within the Study Area are Badgerton-Arimo complex. 
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Wetland Delineation 
On July 13, 2023, Alder conducted a wetland delineation in accordance with the 1987 Corps of Engineers 

Wetlands Delineation Manual and 2010 Regional Supplement to the Corps of Engineers Wetland Delineation 

Manual: Western Mountains, Valleys, and Coast Region (version 2). A total of one wetland and one non-wetland 

sample points were used to delineate 0.006 acres of palustrine forested wetlands within the 12.9-acre Study 

Area (Figure 3). Photos and Wetland Determination Data Forms are provided below. Figure 3 depicts locations of 

sample points and delineated wetlands. Table 1 summarizes the vegetation, soils and hydrology observed at the 

two sample points.  

Table 1. Indicators of hydrophytic vegetation, hydric soils, and wetland hydrology observed at each sample point 

 

Aquatic Resources Summary 

One sample point (SP-1) was identified as located in palustrine forested wetlands based on indicators of wetland 

hydrology, hydric soils, and hydrophytic vegetation. Based on this sample point, Alder delineated 0.006 acres of 

forested wetland in the Study Area, consisting of a low-lying area in an apparent remnant channel in the 

southeast corner of the Study Area in cottonwood/aspen forest (Figure 3). The other sample point (SP-2) was 

identified as located in uplands due to lack of indicators of hydrophytic vegetation, wetland hydrology, or hydric 

soils. Based on this sample point’s characteristics, the remainder of the Study Area was identified as consisting 

of uplands, dominated by smooth brome, aspen, and upland shrubs. Therefore, the only wetland within the 

Study Area is the isolated forested wetland pocket (Cowardin Classification PFO1E) where a low area in a 

remnant channel supports wetland vegetation. Hydrology of the isolated wetland is likely supported by 

groundwater fluctuations, seasonal irrigation, and seasonal flooding within the remnant channel. No surface 

waters were identified within the Study Area.  

 

Encl.  Figure 1. Location 

Figure 2. Existing Information 

Figure 3. Aquatic Resources 

Wetland Determination Data Forms 

Site Photographs 

 

 

Sample 

Point 
Dominant Plant Species 

Hydrophytic 

Vegetation Indicators 

Hydric Soil 

Indicators 

Wetland 

Hydrology 

Indicators 

Wetland 

SP-1 

Populus angustifolia (FACW), 

Symphoricarpos albus (FACU), Carex 

pellita (OBL) 

Dominance Test >50%, 

Prevalence Index ≤3.0 

Redox Dark 

Surface (F6) 

Saturation (A3), 

FAC-Neutral Test 

(D5) 

Yes 

SP-2 

Populus angustifolia (FACW), Populus 

Tremuloides (FACU), Rosa woodsia 

(FUCU), Symphoricarpos albus (FACU), 

Amelanchier alnifolia (FACU), Bromus 

inermis (UPL), Phleum pratense (FAC) 

None None None No 
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US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site:                                                                                             City/County:                                                           Sampling Date:                              

Applicant/Owner:                                                                                                                                     State:                     Sampling Point:                               

Investigator(s):                                                                                         Section, Township, Range:                                                                                         

Landform (hillslope, terrace, etc.):                                                            Local relief (concave, convex, none):                                        Slope (%):                  

Subregion (LRR):                                                                       Lat:                                               Long:                                                 Datum:                        

Soil Map Unit Name:                                                                                                                                        NWI classification:                                               

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes               No               (If no, explain in Remarks.)  

Are Vegetation            , Soil             , or Hydrology              significantly disturbed?            Are “Normal Circumstances” present?   Yes               No              

Are Vegetation            , Soil             , or Hydrology              naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes                 No               
Hydric Soil Present?  Yes                 No               
Wetland Hydrology Present? Yes                 No               

Is the Sampled Area 

within a Wetland?                   Yes                   No                

Remarks: 
 

VEGETATION – Use scientific names of plants. 

Dominance Test worksheet: 

Number of Dominant Species   
That Are OBL, FACW, or FAC:                              (A) 

Total Number of Dominant    
Species Across All Strata:                               (B) 

Percent of Dominant Species 
That Are OBL, FACW, or FAC:                              (A/B) 

Prevalence Index worksheet: 

       Total % Cover of:                    Multiply by:        
OBL species                        x 1 =                       
FACW species                        x 2 =                       
FAC species                        x 3 =                       
FACU species                        x 4 =                       
UPL species                        x 5 =                       
Column Totals:                        (A)                          (B) 

         Prevalence Index  = B/A =                              
Hydrophytic Vegetation Indicators:  
       1 - Rapid Test for Hydrophytic Vegetation 
       2 - Dominance Test is >50% 
       3 - Prevalence Index is ≤3.01 
       4 - Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 
       5 - Wetland Non-Vascular Plants1 
       Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size:                           )                           % Cover    Species?    Status    
1.                                                                                                                                               
2.                                                                                                                                               
3.                                                                                                                                               
4.                                                                                                                                               
                                                                                                                = Total Cover 
Sapling/Shrub Stratum   (Plot size:                           ) 
1.                                                                                                                                               
2.                                                                                                                                               
3.                                                                                                                                               
4.                                                                                                                                               
5.                                                                                                                                               
                                                                                                                = Total Cover 
Herb Stratum   (Plot size:                           ) 
1.                                                                                                                                               
2.                                                                                                                                               
3.                                                                                                                                               
4.                                                                                                                                               
5.                                                                                                                                               
6.                                                                                                                                               
7.                                                                                                                                               
8.                                                                                                                                               
9.                                                                                                                                               
10.                                                                                                                                             
11.                                                                                                                                             
                                                                                                               = Total Cover 
Woody Vine Stratum   (Plot size:                           ) 
1.                                                                                                                                               
2.                                                                                                                                               
                                                                                                               = Total Cover 
% Bare Ground in Herb Stratum                          

Hydrophytic  
Vegetation 
Present?                 Yes                 No              

Remarks: 
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US Army Corps of Engineers Western Mountains, Valleys, and Coast – Version 2.0 

SOIL Sampling Point:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

 Depth  Matrix Redox Features      
 (inches)          Color (moist)         %          Color (moist)         %         Type1       Loc2       Texture    Remarks

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 

     Type:             
     Depth (inches): Hydric Soil Present?     Yes            No         

Remarks: 

HYDROLOGY 

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)          Secondary Indicators (2 or more required) 
  Surface Water (A1)   Water-Stained Leaves (B9) (except   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             MLRA 1, 2, 4A, and 4B)             4A, and 4B) 

  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Vis ble on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 

Surface Water Present? Yes             No     Depth (inches):
Water Table Present?  Yes             No     Depth (inches):
Saturation Present?    Yes             No     Depth (inches):
(includes capillary fringe) 

Wetland Hydrology Present?    Yes                 No             

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

Remarks: 

-

-

-

-

-

-

-

-

SP-1

0 4 10YR 2/2 90 Clay Loam

4 13 10YR 3/2 70 10YR 5/8 30 C M Silty Clay Loam

13 16 10YR 3/2 95 Mucky Sand

✔

✔

✔

✔

✔

✔ 18
✔ 4 ✔
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site:                                                                                             City/County:                                                           Sampling Date:                              

Applicant/Owner:                                                                                                                                     State:                     Sampling Point:                               

Investigator(s):                                                                                         Section, Township, Range:                                                                                         

Landform (hillslope, terrace, etc.):                                                            Local relief (concave, convex, none):                                        Slope (%):                  

Subregion (LRR):                                                                       Lat:                                               Long:                                                 Datum:                        

Soil Map Unit Name:                                                                                                                                        NWI classification:                                               

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes               No               (If no, explain in Remarks.)  

Are Vegetation            , Soil             , or Hydrology              significantly disturbed?            Are “Normal Circumstances” present?   Yes               No              

Are Vegetation            , Soil             , or Hydrology              naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes                 No               
Hydric Soil Present?  Yes                 No               
Wetland Hydrology Present? Yes                 No               

Is the Sampled Area 

within a Wetland?                   Yes                   No                

Remarks: 
 

VEGETATION – Use scientific names of plants. 

Dominance Test worksheet: 

Number of Dominant Species   
That Are OBL, FACW, or FAC:                              (A) 

Total Number of Dominant    
Species Across All Strata:                               (B) 

Percent of Dominant Species 
That Are OBL, FACW, or FAC:                              (A/B) 

Prevalence Index worksheet: 

       Total % Cover of:                    Multiply by:        
OBL species                        x 1 =                       
FACW species                        x 2 =                       
FAC species                        x 3 =                       
FACU species                        x 4 =                       
UPL species                        x 5 =                       
Column Totals:                        (A)                          (B) 

         Prevalence Index  = B/A =                              
Hydrophytic Vegetation Indicators:  
       1 - Rapid Test for Hydrophytic Vegetation 
       2 - Dominance Test is >50% 
       3 - Prevalence Index is ≤3.01 
       4 - Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 
       5 - Wetland Non-Vascular Plants1 
       Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size:                           )                           % Cover    Species?    Status    
1.                                                                                                                                               
2.                                                                                                                                               
3.                                                                                                                                               
4.                                                                                                                                               
                                                                                                                = Total Cover 
Sapling/Shrub Stratum   (Plot size:                           ) 
1.                                                                                                                                               
2.                                                                                                                                               
3.                                                                                                                                               
4.                                                                                                                                               
5.                                                                                                                                               
                                                                                                                = Total Cover 
Herb Stratum   (Plot size:                           ) 
1.                                                                                                                                               
2.                                                                                                                                               
3.                                                                                                                                               
4.                                                                                                                                               
5.                                                                                                                                               
6.                                                                                                                                               
7.                                                                                                                                               
8.                                                                                                                                               
9.                                                                                                                                               
10.                                                                                                                                             
11.                                                                                                                                             
                                                                                                               = Total Cover 
Woody Vine Stratum   (Plot size:                           ) 
1.                                                                                                                                               
2.                                                                                                                                               
                                                                                                               = Total Cover 
% Bare Ground in Herb Stratum                          

Hydrophytic  
Vegetation 
Present?                 Yes                 No              

Remarks: 

 

Besobrasow Teton County 2023-07-13
Nick Besobrasow Idaho SP-2

H Bellorado, S Dykema, E Incelli S09 T6N R45E
Valley Linear 2

43.86310158 -111.14157874 WGS 84
13417 - Badgerton-Arimo complex, 0 to 2 percent slopes PSS1J

✔

✔

✔

✔
✔

✔

E 43B

30 ft r
Populus angustifolia 30 ✔ FACW
Populus tremuloides 20 ✔ FACU

50%
15 ft r

Rosa woodsii 25 ✔ FACU
Symphoricarpos albus 25 ✔ FACU
Amelanchier alnifolia 15 ✔ FACU

65%
5 ft r

Bromus inermis 40 ✔ UPL
Phleum pratense 20 ✔ FAC
Geranium viscosissimum 15 FACU
Poa palustris 10 FAC

85%
30 ft r

2

7

28.6

0 0
30 60
30 90
100 400
40 200
200 750

3.75

✔
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SOIL Sampling Point:

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 

 Depth  Matrix Redox Features      
 (inches)          Color (moist)         %          Color (moist)         %         Type1       Loc2       Texture    Remarks

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 

     Type:             
     Depth (inches): Hydric Soil Present?     Yes            No         

Remarks: 

HYDROLOGY 

Wetland Hydrology Indicators: 

Primary Indicators (minimum of one required; check all that apply)          Secondary Indicators (2 or more required) 
  Surface Water (A1)   Water-Stained Leaves (B9) (except   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             MLRA 1, 2, 4A, and 4B)             4A, and 4B) 

  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Vis ble on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 

Surface Water Present? Yes             No     Depth (inches):
Water Table Present?  Yes             No     Depth (inches):
Saturation Present?    Yes             No     Depth (inches):
(includes capillary fringe) 

Wetland Hydrology Present?    Yes                 No             

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available: 

Remarks: 

-

-

-

-

-

-

-

-

SP-2

0 8 10YR 2/2 90 Clay Loam

8 16 10YR 2/2 100 Sandy Loam

✔

✔

✔

✔ ✔

292



Project: Besobrasow
Region: Western Mountains, Valleys, and Coast

  Generated with

Sampling Point:
SP-1

Photo 1

Wetland sample point landscape view.

Direction

Lat Lon from photo
43.86356944,
-111.14045556

Photo date: Thu, Jul 13, 2023 2:46 PM MDT

N

6196 Elevation
in feet

Sampling Point:
SP-1

Photo 2

Wetland sample point soil pro�le.

Direction

Lat Lon from photo
43.86356389,
-111.14045556

Photo date: Thu, Jul 13, 2023 2:46 PM MDT

N

6195 Elevation
in feet
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Project: Besobrasow
Region: Western Mountains, Valleys, and Coast

  Generated with

Sampling Point:
SP-2

Photo 3

Upland sample point landscape view.

Direction

Lat Lon from photo
43.86309722, -111.14157222

Photo date: Thu, Jul 13, 2023 3:14 PM MDT

N

6190 Elevation
in feet

Sampling Point:
SP-2

Photo 4

Upland sample point soil pro�le.

Direction

Lat Lon from photo
43.86309722,
-111.14157500

Photo date: Thu, Jul 13, 2023 3:14 PM MDT

N

6192 Elevation
in feet
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Project: Besobrasow
Region: Western Mountains, Valleys, and Coast

  Generated with

Sampling Point:
SP-1

Photo 5

View of forested wetland in a remnant
channel in the southeast corner of the Study
Area.

Direction

Lat Lon from photo
43.86353889,
-111.14045000

Photo date: Tue, Jun 27, 2023 10:55 AM MDT

N

6198 Elevation
in feet

Sampling Point:
SP-2

Photo 6

View of upland forested area near sample
point 2.

Direction

Lat Lon from photo
43.86346389,
-111.14095000

Photo date: Tue, Jun 27, 2023 11:05 AM MDT

N

6198 Elevation
in feet
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Project: Besobrasow
Region: Western Mountains, Valleys, and Coast

  Generated with

Sampling Point:

Photo 7

View of uplands dominated by smooth brome
with aspen/cottonwood forest in the
background and W 1000 N barely visible
through the trees.

Direction

Lat Lon from photo
43.86342778,
-111.14297222

Photo date: Tue, Jun 27, 2023 11:15 AM MDT

N

6207 Elevation
in feet

Sampling Point:

Photo 8

View of steeper slopes on the northern end of
the Study Area with upland agricultural
meadow and shrub cover.

Direction

Lat Lon from photo
43.86342778,
-111.14296944

Photo date: Tue, Jun 27, 2023 11:15 AM MDT

N

6207 Elevation
in feet
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Hunnidale Subdivision Natural Resources Analysis  Badger Capital Advisors 
Alder Environmental, LLC  November 15, 2023 

APPENDIX D: USACE PRELIMINARY JURISDICTIONAL DETERMINATION 
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DEPARTMENT OF THE ARMY 
U.S. ARMY CORPS OF ENGINEERS 

IDAHO FALLS REGULATORY OFFICE 
900 NORTH SKYLINE DRIVE, SUITE A 

IDAHO FALLS, IDAHO  83402-1718 

 
August 16, 2023 

Regulatory Division 
 
SUBJECT:  NWW-2023-00372, Badger Capital PJD 
 
Badger Capital Investments 
c/o Stephanie Dykema 
Alder Environmental 
PO Box 6519 
Jackson, WY 83002 
Stephanie@alderenvironmental.com 
 
Dear Ms. Dykema:    
 
 Our preliminary jurisdictional determination (PJD) indicates your proposed project 
site may include Waters of the United States, including wetlands.  Your proposed 
project site is located on West 10000 North, within Section 10 of Township 6 North, 
Range 45 East, near latitude 43.863383º N and longitude -111.140601º W, in Teton 
County, near Tetonia, Idaho.  Your request has been assigned file number NWW-2023-
00372, which should be referred to in future correspondence with our office regarding 
this site. 
 
 Enclosed are a copy of the Preliminary Jurisdictional Determination Form and a map 
showing the approximate boundaries that may be Waters of the U.S., including 
wetlands, for the subject property provided to us by you, Stephanie Dykema of Alder 
Environmental, LLC on behalf of Nicholas Besobrasow of Badger Capital Investments.  
Please review the document and any attachments thereto.  If you consent to jurisdiction 
as set forth, please sign both copies, return one copy to the Corps at the address in the 
above letterhead and keep the other copy for your records.  This PJD shall remain in 
effect unless an approved jurisdictional determination is requested or new information 
supporting a revision is provided to this office.   
 
 Although this determination is advisory in nature and may not be appealed under the 
Corps of Engineers Administrative Appeal Procedures, as defined in 33 CFR 331, the 
enclosed Notification of Administrative Appeal Options and Process Fact Sheet and 
Request for Appeal Form (RFA) explains your options if you do not agree with this 
determination.    
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 Section 404 of the Clean Water Act requires that a Department of the Army (DA) 
permit be obtained for the discharge of dredged and/or fill material into Waters of the 
U.S., including jurisdictional wetlands (33 U.S.C. 1344).  A DA authorization may be 
required if you propose to perform work or place dredged and/or fill material into waters 
or wetlands on the property. 
 
 Further, the Corps defines wetlands as those areas that are inundated or saturated 
by surface or ground water at a frequency and duration sufficient to support, and under 
normal circumstances do support, a prevalence of vegetation typically adapted for life in 
saturated soil conditions.  Discharges of dredged or fill material into these areas may 
include those associated with mechanized land-clearing involving vegetation removal 
with mechanized equipment such as front-end loaders, backhoes, or bulldozers with 
sheer blades, rakes, or discs in wetlands and excavation activities which result in the 
discharge of dredged material and destroy or degrade Waters of the United States.   
 
 Please be aware, this PJD treats all wetlands and Waters on your property as 
Waters of the U.S. subject to Corps jurisdiction and may be submitted with a permit 
application for computation of impacts and compensatory mitigation requirements.  The 
Corps concurs with the extent of wetlands and waters on your property as delineated by 
Alder Environmental, LLC in their enclosed report. 
 
 This determination applies only to Department of the Army permitting jurisdiction and 
does not authorize any injury to property or excuse you from compliance with other 
Federal, State, or local statutes, ordinances, regulations, or requirements which may 
affect these areas, or work you would propose to conduct in these areas.  Please obtain 
all required permits before starting work in the Waters or wetland areas identified on this 
property. 
 
CUSTOMER SERVICE 
 We actively use feedback to improve our delivery and provide you with the best 
possible service. Please take our online customer service survey to tell us how we are 
doing. Follow this link to take the survey: http://corpsmapu.usace.army.mil/cm_apex/f 
?p=regulatory_survey.  If you have questions or if you would like a paper copy of the 
survey, call our office at 208-433-4464.  For more information about the Walla Walla 
District Regulatory program, visit us online at http://www.nww.usace.army.mil/Business 
WithUs/RegulatoryDivision.aspx. 
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If you have any questions or need additional information about this permit, you can 
contact me at 208-522-1645, by mail at the address in the letterhead, or email at 
Caleb.j.Williams@usace.army.mil. 
 

 Sincerely, 
 

  
 
 James M. Joyner 

Chief, Upper Snake and Idaho Panhandle 
Branch, Regulatory Division 

 
Enclosures:  
  
 Preliminary Jurisdictional Determination Form 
 Aquatic Resources Inventory 

Notification of Administrative Appeal Options and Request for Appeal Form 
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Application for Subdivision/Land 

Development Review 

 

 

 

 
 

Developer/Applicant Name:  Phone #   

Mailing Address:    
 Street/P.O. Box City State Zip 
 

E-mail address:      
 
Name of Subdivision:      

City:_______________________________ County:     

Location of Subdivision:      

Legal Description: Township __________ Range _________ Section __________ ¼ Section    

 
Parent Parcel Number of Site:  
 

 
 

Property Owner (if different):  Phone #:  

Mailing Address:    
 Street/P.O. Box City State Zip 

E-mail address:      
 

 
 

Engineer:        
 Name  Phone  License # 

Mailing Address:    
 Street/P.O. Box City State Zip 

E-mail address:________________________________________________________ Fax#:   
 

 
 

Surveyor:        
  Name   Phone License # 

 

Land 

Acres _____________ Total # Lots _____________ Buildable _____________ Non-buildable   
 
Minimum Lot Size in Acres ______________________ Average Lot Size in Acres     
   

Water 
Type of Water:   Private Water   Shared Well (Non-Public)           Public Water System 
Water Supply:   Surface Water   Ground Water 
 
If Public Water System, services provided by:       

FEES: 

Central Water Sewer 

Plats: 

 

On-Site Sewage Plats or 

Parcel Splits: 
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Sewer 
 
Type of sewage disposal system:   Individual Septic                      Municipal Sewer 
    Central Septic &/or LSAS Septic (>2 dwellings or 2500gpd) 
 
If municipal sewer, services provided by:  
 
Type of Plat:   Residential   Commercial     Industrial 
Location:   City   County     Impact Zone 
Directions:  
  
  
 

 
 

Stormwater 
 

Type of Disposal:   Shallow Injection Wells (drywells)   Grassy Swale   N/A 
Service for:   Street Only         Street and Lots   Other    N/A 
 

Chemical/Hazardous Materials 
(Commercial or Industrial Subdivisions Only) 

 
Are chemicals or petroleum products likely to be stored/handled/used at these sites?      Yes    No     N/A  
If yes, please explain:  
  
  
 
 
Applicant Signature:________________________________________ Date:   

 

 
 

This Section for Official Use only 
 

If on-site sewage disposal systems used; date predevelopment meeting held with District (if required): 
Date of Meeting: _________________ 

 
 
 
 
 
 
 
 
 
 
 
Sanitary Restrictions:    In-Force    Satisfied   See Attached Letter 
 
 
 
EHS Signature:_____________________________________ EHS #:____________Date:  

 

Application Date   Fee $   Receipt #   

 
 
Final Plat Approval Date   Fee $   Receipt #   
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DATE: March 12, 2024

TO: Planning & Zoning Commission

FROM: Jade Kreuger, Planning Administrator

ITEM TITLE: 6:00 PM PUBLIC HEARING: Ripple Subdivision Preliminary Plat
Hearing.  Brooks Jacobsen has applied for a 2 lot subdivision on 7.73 acres located at
4935 S 1750 E, Victor, Idaho. The property is accessed via S 1750 E, an existing road.
The south boundary of the subdivision runs along E 5000 S. The project consists of one
2.5 acre lot and one 5.23 acre lot. The zoning is A-2.5. The property includes an area
within the Big Game Migration Corridor and Seasonal Range.
 
Legal Description: RP04N46E199125; TAX #3304 SEC 19 T4N R46E

4.3

AGENDA ACTION ITEM

 

 

 

 

SUGGESTED MOTION:
APPROVAL 
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C can be satisfied, 
I move to RECOMMEND APPROVAL of the Preliminary Plat for the Ripple Subdivision as described in the
application materials submitted September 16, 2021 and additional information attached to the staff report.
(with the following conditions of approval…)
 
DENIAL
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C have not been
satisfied, I move to RECOMMEND DENIAL of the Concept Plan for Ripple Subdivision as described in the
application materials submitted September 16, 2021 and additional information attached to the staff report,
based on the following findings:  (the following could be done to obtain approval…)
 
CONTINUATION
I move to continue the public hearing for the Ripple Subdivision Preliminary Plat to a specific date in time in
order to obtain additional information from the applicant or other agencies. 
 
ATTACHMENT(S):

Ripple Subdivision_PZC Preliminary Plat_03.12.24.pdf
A) Preliminary Plat Application.pdf
B) Narrative.pdf
C) CCRs.pdf
D) Quit Claim Deed.pdf
E) Improvement Drawings.pdf
F) EIPH Prelim Report.pdf
G) Engineer Cost Estimate.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483322/Ripple_Subdivision_PZC_Preliminary_Plat_03.12.24.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483323/A__Preliminary_Plat_Application.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483324/B__Narrative.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483325/C__CCRs.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483326/D__Quit_Claim_Deed.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483327/E__Improvement_Drawings.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483328/F__EIPH_Prelim_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483329/G__Engineer_Cost_Estimate.pdf


H) Draft Development Agreement.pdf
I) Preliminary Plat.pdf
J) Water Right Report.pdf
K) Natural Resource Analysis.pdf
L) Fire Turnaround Review Email.pdf
M) IDFG Review.pdf
N) 2024-02-27_Engineer Review_Ripple Subdivision Prelimnary Plat.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483335/H__Draft_Development_Agreement.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483336/I__Preliminary_Plat.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483337/J__Water_Right_Report.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483338/K__Natural_Resource_Analysis.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483339/L__Fire_Turnaround_Review_Email.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483340/M__IDFG_Review.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2483341/N__2024-02-27_Engineer_Review_Ripple_Subdivision_Prelimnary_Plat.pdf


Ripple Subdivision Preliminary Plat Review                                            Planning & Zoning Commission | 03-12-2024 
Page 1 of 13 

 

 
 
APPLICANT & LANDOWNER: Brooks Jacobsen 
ENGINEER: Badger Aerial, Chet Kasper 
 
OVERVIEW: Brooks Jacobsen has applied for a 2 lot subdivision on 7.73 between the cities of Driggs and Victor. 
The parcel is zoned A/RR 2.5 and is located at 4935 S 1750 E. The project proposes 2 lots of 2.5 and 5.23 acres in 
size. The property currently has a constructed residence and shop on the portion of the parcel identified as 
proposed lot one. The parcel is adjacent to Windermere Estates Subdivision to the west and the Hamstead 
subdivision to the east. The Overlook at Fox Creek subdivision is south of the property opposite of County Road 
5000 South, and to the north is an unplattted 7.42 acre parcel with development.  
 

The property lies within the following overlays: Big Game Migration Corridor and Seasonal Range, and WUI/ 
Wildfire Hazard Overlay.  
 
APPLICABLE COUNTY CODE: Subdivision Preliminary Plat Review pursuant to Title 9, Chapter 3-2-C, Teton County 
Subdivision Ordinance, (revised 5/16/2013); Teton County Comprehensive Plan (A Vision & Framework 2012-
2030) 
 

LEGAL DESCRIPTION: TAX #3304 SEC 19 T4N R46E, RP04N46E199125 

LOCATION: 4935 S 1750 E,  
ZONING DISTRICT: A-2.5 Agriculture, Small Increment and Rural Residential 
PROPERTY SIZE: 7.73 acres 
  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
FIG 1. ARIEAL IMAGE; SUBJECT PARCEL HIGHLIGHTED IN YELLOW 

 

PRELIMINARY PLAT REVIEW PUBLIC HEARING 
  

FOR: Ripple Subdivision 
WHERE: 4935 S 1750 E, northeast of the City of Victor 

PREPARED FOR: 
Planning and Zoning Commission  
Public Hearing of March 12, 2024 

City of Victor 
to the south 
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FIG 2. ARIEAL OVERLAY IMAGE; SUBJECT PARCEL LIES WITHIN THE NRO (BIG GAME MIGRATION CORRIDORS AND 

SEASONAL RANGE). (Staff Comment: 2023 map has been rescinded until further notice; Both maps 
are identical for this property and have the parcel within the NROs). 

 
 

 
FIG 3. AN IRRIGATION CANAL RUNS ALONG THE SOUTHEAST PORTION OF THE PROPERTY 
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FIG 4. WILDFIRE HAZARD OVERLAY 

 
 

 
FIG 5. PRELIMINARY PLAT 
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PROJECT BACKGROUND 

 
Pre-application:  The applicants and Planning Administrator held a pre-application conference on April 16, 
2021 as documented in an email.  
 
Concept PZC Hearing:  An application for Concept review was received and deemed complete September 
16, 2021. The Concept Plan was reviewed and approved by PZC on October 26, 2021:  
  

 
 
Staff comment: Applicant submitted required studies.  
 
AGENCY REVIEW:  
The County has solicited comment from other agencies and have received comments from the following 
entities.  

 ROADS & UTILITIES:  
o Access to both Lots 1 and 2 will need to be shared and located within the 60-foot wide 

road easement shown along the west subdivision boundary. Only one access (existing) 
will be allowed from County Road E5000S.  

o S1750E now provides access three lots and will need to be brought up to County Local 
Road Standards beginning at E5000S. (Staff comment: This is shown in the improvement 
plans).  
 

 FIRE PROTECTION:  
o The proposal for two lots does not trigger a requirement for a fire suppression system. 

The applicants will need to provide sufficient access for emergency services to access the 
site safely. Teton County Fire Marshal approved via email (see attachment).  
 

 WASTEWATER TREATMENT:  
o The applicant submitted a preliminary approval letter from EIPH dated 11/30/23. The 

review was for an additional lot. Proposed lot one has an existing septic system.  
 

 PLANS & STUDIES: 
o The property contains Natural Resource Overlay Areas which required a Natural Resource 

Analysis and Wildlife Habitat assessment.  
 IDFG reviewed the submitted materials and provided comments 2/27/24:  

 Considerations 
o Illustrate how the proposal avoids or minimizes human wildlife 

conflicts and interactions. Proposal should discuss how to 
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minimize measures that attract wildlife (e.g., garbage storage, 
pet and livestock food, landscape vegetation). 

  Landscaping plants may be damaged by wildlife, specifically by big game 
(deer, elk, and moose). Damage to vegetation and any efforts to control 
big game depredation is the responsibility of the landowner and must 
comply with IDFG rules and regulations. Many browse-resistant 
ornamental plants are widely available and should be planted in place of 
highly edible landscaping plants. 

o IDFG recommends restricting ornamental yews, which include 
shrubs or small trees used in landscaping. Yews are toxic to elk, 
deer, and other animals, including humans. 

 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE 
Idaho Code, Title 67, Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County 
Code. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News 
on February 21, and February 28, 2024. A notification was sent via mail to surrounding property owners 
within a 300-foot buffer area, on February 14, 2024. A notice was also posted on the property providing 
information about the public hearing on February 28, 2024. 
 
 
COMMENTS FROM NOTIFIED PROPERTY OWNERS AND PUBLIC AT LARGE 
Staff has not received any public comment as of 3/4/2024.   
 
CRITERIA FOR APPROVAL 

The Planning and Zoning Commissioners shall only approve if it finds that all of the following criteria (9-3-2(C-
8)) have been met (or if it finds that some of the criteria have not been met, may recommend approval with 
conditions that would ensure that the proposed development meets the criteria): 

 

Objective 1: The application is consistent with the Comprehensive Plan. 

The 2012-2030 Comprehensive Plan places the Ripple Subdivision in the Rural Neighborhood future 
character area.  
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Objective 2: The application complies with all applicable county regulations. 

The proposed Ripple Subdivision meets the requirements of the current A/RR 2.5 zoning district. The 
development would be in compliance with setbacks, meet the required minimum lot sizes, fit in with 
the rural community character, all height, scale and other applicable standards will be met.  
Objective 3: If the application is for a PUD, it complies with any regulations applicable to PUDs under 
Chapter 5 of Title 9, including without limitation regulations controlling the types and locations of open 
space to be included in the development and the required design and size of development clusters. If the 
application is for a Planned Community PUD, the application adequately mitigates any impacts identified 
in those additional studies required by Section 9-3-2(C). 
The application is not a PUD. 

Objective 4: The application includes trails and pathways as required by Section 9-4-2(B-4) to the 
maximum extent feasible. 

The property does not appear to fall within any designated pathways per the Recreation Master Plan 
nor does the project have any trails proposed.  

Objective 5: The application is consistent with the results of any Nutrient-Pathogen Study required for 
the property and includes any conditions or changes required to avoid any potential degradation of 
surface or groundwater identified in that study. 

A Nutrient-Pathogen Study was not requested for this project. 

Objective 6:  The application is consistent with the recommendations of any report on the adequacy of 

the proposed sewage system for the development and includes any recommended mitigation measures 

identified in that report.  

Applicant has received preliminary approval from EIPH (11/30/23). The additional lot is proposed to 

be served by individual wells and individually permitted septic tanks.  

Objective 7: The application is consistent with any Traffic Impact Study required for the property and will 

not result in a decrease in the level of service (for example, from the level of service B to C) on any State 

Highway or a maintained county road and includes any mitigation measures recommended in the Traffic 

Impact Study. 
A Traffic Impact Study was not required for this application. A Traffic Impact Study is typically required for 
applications with 10 or more lots, or if the PZC, BoCC or Administrator finds the application may have 
additional impacts on road conditions.  

 
Objective 9: If the application is for land that is not adjacent to a state highway or a maintained county 
road, the applicant will bear the costs of constructing roads to connect the proposed development to at least 
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one state highway or a maintained county road, and adequate for anticipated traffic, and will be constructed 
to County Road Standards.  

Both lots will get access from existing driveway from County Road E 5000 S. The roadway is required to be 
improved to County Local Road Standards. Applicant provided the improvements in an improvement plan.  
 
No additional access points will be approved by Teton County Road and Bridge.  

Objective 9: If a Natural Resources Analysis is required, the proposed development will avoid all mapped 
Overlay Areas (except the AV Airport Vicinity Overlay Area), or will minimize any unavoidable impacts to the 
mapped Overlay Areas to the maximum extent feasible and mitigate any unavoidable impacts. In the case of 
land located in the WH Overlay Area, the duty to avoid or mitigate impacts on habitat areas shall only apply 
if the wildlife habitat assessment reveals evidence of an indicator species or the presence of indicator 
habitat, and shall only apply to portions of the parcel where the evidence or habitat is found. 

An NRA/ WHA was required and submitted because of the Big Game Migration Corridors and Seasonal 
Range present on the parcel.  
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Applicant provided the above as potential building envelopes (the dots indicate the big game migration 
corridor and seasonal range). Applicant provided the other land management items in the plan into the 

CCRs for the subdivision.  

Objective 10: The required Public Service/Fiscal Analysis shows that all public services provided to the 
proposed subdivision or PUD have adequate capacity to service it, or if they do not, the applicant has 
committed to mitigation or financing to ensure that those services and facilities will be provided within two 
(2) years after the first unit in the development is occupied and that any shortfall of tax revenues below the 
costs of providing the services or facilities will be covered without cost to the County. 

A Public Service/ Fiscal Analysis for this proposal was not required because the proposal is for less than 20 
lots.  

Objective 11: The application is consistent with any Capital Improvements Plan (CIP) adopted by the 
County. 
All applicable fees based on the Impact Fee Program (2023 CIP) will be assessed at the time of building. The 
2008 adopted CIP (the adopted CIP for subdivision review) indicated that this area was appropriate for 30 
units per 100 acres or .3 du/acre. The proposal of 2 lots on 7.42 acres could meet this proposal.  
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Figure 4. CIP Density 

 

Objective 12: An adequate institutional structure has been created to ensure that long-term maintenance 
costs of roads, water, sewer, and drainage systems will be collected from within the development and used 
to maintain such items. If the chosen structure relies on payments of dues (for example, through a 
homeowners’ association) rather than taxes, the county shall be granted the institutional power to enforce 
payments of those dues in the event the organization fails to do so. 

There are CC&Rs established for this subdivision and they address a number of development and land use 
restrictions. The CCRs should be updated to include the additional wildlife mitigation measures presented in 
the NRA (wildlife friendly fencing).   

Objective 13: If land ownership boundaries or natural terrain features make it impossible for the application 
to meet all of the criteria outlined in Section 9-3-2(C- 3), the application shall meet as many of the criteria as 
possible.  

The Big Game Migration Corridors and Seasonal Range overlay is present on the property. Building envelopes 
will keep development outside of the high quality shrubland wildlife habitat and native vegetation.   
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Objective: 14. In addition to the above, for a Planned Community PUD, the application is consistent with 
the recommendations of any report on the adequacy of the school system to accommodate school-aged 
children anticipated by the development and includes any recommended mitigation measures identified in 
that study. If the applicant is obligated to pay an impact fee for schools, then mitigation measures identified 

in the report will not be required. 
N/A 

 
CONSIDERATIONS:  

 IDFG asked to illustrate how the proposal avoids or minimizes human wildlife conflicts and 
interactions. Proposal should discuss how to minimize measures that attract wildlife (e.g., garbage 
storage, pet and livestock food, landscape vegetation). 

o Garbage storage, pet/livestock food and vegetation could be additions to the CCRs and 
land management plan provided 

 Design Review criteria for areas within the overlays:  
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CONDITIONS OF APPROVAL 
1. Submit a preliminary plat application for Title 9 (the old form). The form submitted is for the new LDC.  
2. Financial surety of 125% of the cost estimate is required at final plat.  
3. The plat requires a signature page – including an owners dedication. The PZC signature should be the 

PZC chairperson.  
4. Access to both Lots 1 and 2 will need to be shared and located within the 60-foot wide road easement 

shown along the west subdivision boundary. Only one access (existing) will be allowed from County 
Road E5000S. 

5. Per the provided improvement plans, S1750E now provides access to three lots and will need to be 
brought up to County Local Road Standards beginning at E5000S. 

 
PLANNING & ZONING COMMISSION ACTIONS 

A. Recommended approval of the Preliminary Plat, with the possible conditions of approval listed in 
this staff report, having provided the reasons and justifications for the approval. 

B. Recommended approval of the Preliminary Plat, 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. Recommended denial of the Preliminary Plat application and provide the reasons and justifications 
for the denial. 

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

 

 
MOTIONS 
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The following motions could provide a reasoned statement if a Commissioner wanted to approve or deny 
the application: 
 
APPROVAL  
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C can be satisfied,  
I move to RECOMMEND APPROVAL of the Preliminary Plat for the Ripple Subdivision as described in the 
application materials submitted September 16, 2021 and additional information attached to the staff 
report. (with the following conditions of approval…) 
 
DENIAL 
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C have not been 
satisfied, I move to RECOMMEND DENIAL of the Concept Plan for Ripple Subdivision as described in the 
application materials submitted September 16, 2021 and additional information attached to the staff 
report, based on the following findings:  (the following could be done to obtain approval…) 
 
Continuation 
I move to continue the public hearing for the Ripple Subdivision Preliminary Plat to a specific date in time 
in order to obtain additional information from the applicant or other agencies.  

 
Prepared By: 
Torin Bjorklund, Associate Planner  
Jade Krueger, Planning Administrator 
 

ATTACHMENTS:  
A. Application (3 pages) 
B. Narrative (4 Pages) 
C. CCRs (6 Pages) 
D. Quit Claim Deed (2 Pages) 
E. Improvement Drawings (4 Pages) 
F. EIPH Prelim Report (12 Pages) 
G. Engineer Cost Estimate (1 Page) 
H. Development Agreement (16 Pages) 

I. Preliminary Plat (1 Page) 
J. Water Right Report (3 Pages) 
K. Natural Resource Analysis (16 Pages)  
L. Fire Turnaround Review Emails (3 Pages) 
M. IDFG Review (2 pages) 
N. Public Works Review (1 page)  
 

 

 
 

End of Staff Report 
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SUBDIVISION APPLICATION 

Fees are non-refundable. 

Requirement for Submittal: Ensure all requirements are included. Incomplete applications will not be put on hold. Incomplete and partial applications 
will be returned to applicant. 

 SECTION I: PERSONAL AND PROPERTY RELATED DATA 

For Office Use Only 
Fees Paid 

Check # Credit Card Cash 

The Preliminary Plat is the second of three steps in the development process. Upon receipt of the required materials the 
planning staff shall stamp the application received. Once the Planning Administrator or their designee has reviewed the 
application and deemed it complete, a public hearing will be scheduled with the Planning and Zoning Commission. It is 
recommended that the Applicant review chapters 6, 8 and 9 of the Teton County LDC prior to submittal. These chapters 
along with application materials are located on the County website at www.tetoncountyidaho.gov. The Planning staff is also 
available to discuss applications and answer questions prior to receiving an application. 

Date Recieved: 

150 Courthouse Drive | Driggs, Idaho 83422 | T: 208-354-2593 | tetoncountyidaho.gov 

Owner Info 

Project Location 

Project Info 

Owner Name: Address:

Phone: ( ) 

Zip code: 

Zoning District: 

Name of Applicant (if different than owner): 

Project Address (if different than owner address): 

Email: 

Primary Contact (if not applicant): 

Email: 

Phone: ( )  

Owner 

Total Acreage: 

Designated Primary Contact 
P

ag
e 
1 

Proposed units/lots:  

Subdivision Name: 

Agent/Representative 

Contact Person:Engineering Firm:

Address: Email:

Zipcode:

RP#: 

Phone: ( )  

318

http://www.tetoncountyidaho.gov/
Admin
Typewritten Text
Brooks Jacobsen

Admin
Typewritten Text
155 Targhee Towne RoadAlta, WY

Admin
Typewritten Text
83414

Admin
Typewritten Text
435    659-4907

Admin
Typewritten Text
brooksjacobsen@gmail.com

Admin
Typewritten Text
A 2.5

Admin
Typewritten Text
Badger Aerial Mappingand Surveying

Admin
Typewritten Text
Chet Kasper

Admin
Typewritten Text
208    715-4380

Admin
Typewritten Text
4141 S 58th WIdaho Falls, ID 83402

Admin
Typewritten Text
chet@badgeraerial.com

Admin
Typewritten Text
x

Admin
Typewritten Text
2

Admin
Typewritten Text
7.73

Admin
Typewritten Text
RP04N46E199125

Admin
Typewritten Text
Ripple Subdivision

Admin
Typewritten Text
Ripple S/D

Admin
Typewritten Text
4935 S 1750 E Victor, ID

Admin
Typewritten Text
Chet Kasper

Admin
Typewritten Text
chet@badgeraerial.com

Admin
Typewritten Text
208     715-4380



150 Courthouse Drive | Driggs, Idaho 83422 | T: 208-354-2593 | tetoncountyidaho.gov 

I, the undersigned, have reviewed the attached information and found it to be correct. I also understand that the items listed 
below are required for my application to be considered complete and for it to be scheduled on the agenda for the Planning 
and Zoning Commission public hearing. 

Applicant Signature: Date:  

I, the undersigned, am the owner of the referenced property and do hereby give my permission to 
to be my agent and represent me in the matters of this application. I have read the attached information regarding the 
application and property to find it to be correct. 

Owner Signature: Date:  

All items need digital copies as well as paper 
copies. 

 60% of the total base fee

 Affidavit of Legal Interest OR If the applicant is a corporation or part owner, proof they can sign on behalf of the
corporation

 Concept Plat approved (Date:______)

 A completed Application form, preliminary plat, and narrative

SECTION II: CONSIDERATION FOR APPROVAL 
Please submit a narrative referencing the following: 

 Checklist of any additional studies that were requested.
Natural Resource Analysis _____ NP Evaluation _____ Wildlife Habitat Assessment _____

 A narrative including:
o Date concept plan approved, if any conditions were placed on the concept how they were addressed.
o Compliance with the LDC including chapter 4, 6, zoning district, lot configuration, and subdivision

development standards.
o Ensure that essential design elements such as subdivision road layout, access,

utilities, and open space meet the minimum standards set forth by Teton County
(6-6-1 in LDC).

o Compliance with the Comprehensive Plan policies.

SECTION III: CHECKLIST OF ITEMS REQUIRED ON THE PLAT DOCUMENT 

1. Number of plans:
 Two (2) Plans (one 11" X 17" or 18" X 24") and one digital copy prepared by a

professional land Surveyor/Engineer.

2. Items on Preliminary Plat:
 Plat is labeled "Preliminary Plat"
 All lots, sites, infrastructure, open space, and all public improvements Date prepared and date of

any revisions
 North arrow
 Vicinity Map

Checklist 

Pa
ge

 2
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 Contour lines
 Flood hazard area, if any
 Overlay/Natural overlays

3. Design requirements:
 Total acreage
 Number of lots and size
 Street layout including width and designation of county road access with a notation of approaches, if applicable, 

no closer than 300 feet to one another
 Existing streets and names within 200 feet
 Easements for irrigation, water, sewer, power, and telephone
 Existing structures
 Improvements plan
 Master plan, if phasing is proposed

SECTION IV: CHECKLIST OF REQUIRED ITEMS 

Please submit additional documentation or renderings of the following categories: 

1. Documents required:
 Development Agreement
 CC&R’s
 Improvements Plans 
 Plat 
 Master Plan (if phasing) 
 EIPH Approval Letter 

2. Other Land Use Application to accompany this subdivision:
 Scenic Corridor
 Special Use Permit
 Variance
 Scenic Corridor Review
 Variance
 Zone Change

Section V: PLANNING ADMINISTRATOR/DESIGNEE REVIEW/ACTION 

Application is submitted on this the  day of 20 . 

Application is deemed complete and accepted on this the  day of____ 20____. Pa
ge

 3
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Ripple Subdivision Narrative 
January 7, 2024 

 
 

Introduction 
 
Ripple Subdivision is a proposed residential subdivision located at 4935 S 1750 E, Victor, Idaho 
approximately 2 miles north and 4.4 miles east of the City of Victor. The south boundary of the 
subdivision runs along E 5000 S. The existing property is 7.73 acres and currently contains one 
existing residential dwelling with appurtenances. The project consists of subdividing one 2.5-
acre lot being the north 2.5 acres of the overall 7.73-acre parcel with the remaining 5.23 acres 
being the second lot to the south. An existing home and shop already exist on the larger proposed 
5.23-acre lot. A Concept Plan was submitted to the Teton County Planning office and deemed 
complete on October 26, 2021.  
 
Access and Roads 
The property is accessed via S 1750 E, an existing road. The existing road services the parent 
parcel as well as one lot to the north, not included in this proposed subdivision. Improvements to 
the existing driveway are proposed to meet Teton County Road standards to service the two lots 
within the proposed Ripple Subdivision and the adjacent lot to the north. The road is not a county 
road per the Public Works department. Maintenance of the road will be the responsibility of the 
lot owners.  
 
The roads within the subdivision will be maintained by the HOA as described in the CCR’s. 
 
Setbacks and Building Envelopes 
 
The property lies within the Big Game Migration Corridor. A Natural Resources Report 
conducted by Alder Environmental is included with this application. Building envelopes have 
been provided per the recommendations of the report. The front and side yard setbacks meet the 
current county standards. 
 
Open Space and Density 
 
There is no requirement for open space in the A/RR 2.5 zoning district. Building envelopes have 
been provided per the recommendations of the Natural Resource report that are more restrictive 
than the allowed setbacks.  
 
The proposed subdivision meets the underlying zoning of 2.5 acres. The subdivision creates a 
density that is less impactful than a maximized density as one lot is at the 2.5 acres zoning 
density and the second lot is 5.23 acres, providing for overall less average density of 3.09 acres.  
 
Domestic Water 
 
An existing domestic well supplies water to Lot 1. Lot 2 shall be supplied by an individual 
domestic well. 
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Wastewater 
 
The proposed south lot (5.23 acres) currently has a permitted septic system while the north lot 
has been evaluated and approved by the Eastern Idaho Public Health Department to install an 
individual septic system. A septic permit shall be applied for upon application for building 
permits for Lot 2. 
 
Stormwater 
 
Lot 2 owners will be responsible for grading and drainage on including stormwater retention 
upon application of a building permit. 
 
Fire Protection 
 
The addition of one lot does not trigger the necessity for community fire suppression. Not 
applicable to the subdivision. 
 
Overlay Zones  
 
The property lies within the Big Game Migration Corridor. A Natural Resources Analysis 
conducted by Alder Environmental is included with this application. Building envelopes have 
been provided per the recommendations of the report.  
 
The 300’ buffer from Fox Creek does intersect the southeast corner of the property. The 
proposed building envelope for Lot 1 adequately reflects the 300’ buffer zone for Fox Creek.  
 
The Bear Conflict Zone runs outside the subdivision along the south edge of the property As a 
precaution, garbage shall be contained by inside storage or secured storage. 
 
Geophysical Hazards 
 
There are no FEMA Special Flood Hazard Areas (SFHA) mapped on the site. 
 
There is an irrigation ditch that bisects the southeast corner of Lot 1. The standard 15’ irrigation 
ditch setback has been noted on the preliminary plat and the building envelope for Lot 1 
adequately reflects the setback.  
 
The site is mapped as “Class 1: Low Liquefaction Susceptibility”, the lowest risk of three 
categories relating to earthquake hazard. 
 
Road Improvements 
 
There is an existing roadway to access the parent parcel and one lot to the north of the proposed 
subdivision. Per the Teton County Engineer, improvements to the existing road were necessary 
as the existing road will now service three (3) lots. Two within the proposed subdivision and the 
adjacent lot to the north, not included in the proposed subdivision. Road improvement plans are 
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included in the application and have been reviewed by the Teton County Fire Marshall for 
adequate turnaround located at the intersection of Lots 1 and 2.  
 
Utilities 
 
Existing power and telecommunications lie within the existing road easement running along the 
extent of the west property line. Existing power and telecommunications service proposed Lot 1. 
Lot 2 connections will be made at the time of improvement of the existing road. The existing 
irrigation easement along the west line shall remain in place and underground irrigation line may 
be relocated within the easement where necessary to protect from any road improvements. 
 
Individual wells are located at existing adjacent residences. It will be the responsibility of the 
owner Lot 2 to insure adequate separation from existing domestic wells from proposed 
wastewater system at the time of application for such permit.  
 
Any new utilities shall be installed underground as to ensure minimal impact to wildlife habitat. 
 
Design and Improvement Standards 
 
There is no curb and gutter proposed. No trails or pathways are proposed. The subdivision does 
not rely on public utilities for water or sewer. Each lot does or shall have an individual 
wastewater disposal system and individual well. Fire suppression is not required. No street 
lighting is proposed. No public land adjoins the property. 
 
S 1750 E is not a public road. No maintenance by the county is proposed. Individual lot owners 
shall be responsible for the maintenance of S 1750 E. There is an existing 60’ wide access and 
utility easement along the west line of the parcel (S 1750 E) which will remain unchanged for 
access and utilities through the subdivision and to service the adjacent lot to the north. 
 
Couty Road E 5000 S is dedicated to the public via a 50’ road and utility easement as shown on 
the preliminary plat. The road is currently maintained by the county. No existing easement exists 
therefore the 50’ easement is dedicated to the county and public by virtue of the plat. 
 
There is an irrigation ditch that bisects the southeast corner of Lot 1. The standard 15’ irrigation 
ditch setback has been noted on the preliminary plat and the building envelope for Lot 1 
adequately reflects the setback.  
 
There are no planting strips or reserve strips proposed. The Natural Resource Report indicates 
existing shrubland vegetation on site and the recommendations from the report have been 
reflected in the draft Covenants, Conditions and Restriction for Ripple Subdivision. 
Landscaping plans shall adhere to the CCR’s.  
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Public Services/Fiscal Impact Analysis 
 
A public services/fiscal impact analysis is not required for a 2-lot subdivision. No additional 
impacts are anticipated due to the additional lot. Public service resources shall be minimally 
impacted as the proposed subdivision adds only one lot.  
 
Traffic Impact Study 
 
The proposed subdivision does not require a traffic impact study. 
 
The proposed subdivision conforms with the capital improvement plan as it places a minimal 
financial burden on the County. No impact on county facilities. Minimal increase to County 
Emergency services by the addition of only one lot. The additional tax revenue shall offset any 
potential burden to the County. 
 
Water Rights  
 
The lots within the proposed subdivision have a surface water right for irrigation per the Idaho 
Department of Water Resources #22-12164. There are no proposed changes to the point of use or 
distribution of water proposed. There is an existing 20’ wide irrigation pipeline easement being 
the west 20’ of the parent parcel. 
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DECLARATION OF COVENANTS, CONDITIONS, AND RESTRICTIONS, 

FOR RIPPLE SUBDIVISION 
 
This Declaration of Covenants, Conditions, and Restrictions is for the purpose of regulating 
and restricting the use and development of certain real property located in Teton County, Idaho, 
which is more particularly described as Lots 1 and 2 of Ripple Subdivision, according to 
that plat recorded in the Office of the Clerk of Teton County on the day of         , 
2024, as Instrument No.            to be effective upon recording hereof, by the 
undersigned, herein referred to as “Declarant.” 

1.  Purpose. These covenants, conditions, and restrictions contained herein (referred to 
as “Covenants”) are made for the purpose of preserving the natural character of the Property 
and providing for the reasonable use of the Property. The Declarant is adopting the 
Covenants to preserve and maintain the residential and agricultural character and to provide for 
the uniform and orderly development and maintenance of the Property for the benefit of all 
Owners of the Property or any part thereof. 

2.  Declaration. Declarant hereby declares that the Property and any part thereof, shall 
be owned, sold, conveyed, encumbered, leased, used, occupied, and developed subject 
to the following Covenants, Conditions, and Restrictions, which are sometimes referred to 
herein as the “Covenants”. The Covenants shall run with the Property and any portion thereof 
and shall be binding upon all parties having or acquiring any legal or equitable interest in the 
Property, or any part thereof, and shall inure to the benefit of every Owner of any part of the 
Property. 

3.  Definitions. The following terms and phrases used in these Covenants shall be 
defined as follows: 

a. “Board” shall mean the Board of Directors of the Association; the entity established 
to administer and enforce the terms and conditions of these Covenants. 

b. “Common Roadway” shall mean the public access road within the Property 
which provides access to both lots within the Ripple Subdivision and the adjacent parcel to the 
north. 

c. “Common Services” shall mean the operation, maintenance, repair, and replacement of: 
(1) the Common Roadway; (2) a domestic water supply, storage, and distribution system, if 
used by more than one lot owner; (3) a sewage collection and common leach field, if used by 
more than one lot owner, and (4) the utility services (electric, telephone, and cable tv.), if used 
by more than one Lot Owner. 

d. “Owner” shall mean the record owner of a Lot, including a contract purchaser, 
but excluding anyone having an interest in a Lot as security for the performance of an obligation 
(e.g., mortgage). 

 
e. “Lot” shall mean one of the lots on the recorded Plat of the Subdivision. 
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f. “Access Easement” shall mean that certain sixty (60) foot wide easement described on 
the Plat providing access to Lots 1 and 2. 

g. “Property” shall mean the lands described on the Plat of the Subdivision. 

h. “Subdivision” shall mean all lots in the Ripple Subdivision, according to the 
recorded plat thereof (the “Plat”). 

 

 4.The Association. The Association shall be established for the purpose of 
administering and enforcing these Covenants. The Association shall be formed when there are 
more than one (1) Lot Owners, excluding joint ownership of individual lots. 

a. Membership. Every Owner shall be a member of the Association. Membership in 
the Association shall be appurtenant to each Lot and shall not be subject to severance from 
the ownership of such Lot. 

b. Voting. The member(s) owning each Lot shall have one vote for each Lot to cast upon 
any matter to be decided by a vote of such members and shall be cast as determined by the owners 
of such Lot. In the event of any dispute among joint owners of a Lot, the Board shall have the right 
to disqualify such members from voting on an issue unless or until the joint owners of such 
Lot have reached an agreement as to such members’ vote. 

c. Authority of Board. The Board shall have full power and authority to manage the 
business and affairs of the Association, as may be more fully set forth in articles of incorporation 
and bylaws of the Association, and to enforce the provisions of these Covenants. 

d. Meetings. The members of the Association and the Board of Directors of the Association 
shall hold annual meetings as set forth in the bylaws of the Association. Additional regular 
or special meetings of the members and/or the Board may be held in accordance with the 
provisions of the bylaws of the Association. 

 5. Reserved Easements. Subject to the provisions below, Declarant hereby reserves 
Declarant, its successors and assigns, the Association, and all Owners of the Lots the following 
easements over, under, and across the Property, which shall pass with the title to every Lot or 
other land within the Property:  

The 60' wide access and utility easement being the west 60' of the Ripple Subdivision 
shown on the Final Plat Ripple Subdivision. 
 
 6. Use Restrictions. All use of the Property shall conform to the following 
requirements: 

 
a. Provisions in Addition to County Land Use Regulations. Conformity with any and all 

applicable land use regulations of Teton County, Idaho shall be required, in addition to the 
requirements of these Covenants. The building envelopes are more restrictive than the current 
county setbacks at the date and time of the recording of the Final Plat for Ripple Subdivision. 
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Height restrictions for buildings shall adhere to the height requirements provided by the County 
at the time a building permit is applied for. 

 
b. No Further Subdivision; Residential Use Only. No Lot within the Property shall be  
further divided or subdivided. 
 
c. Right to Farm. The Property is subject to provisions of Idaho Code 22-4501 et seq., the 

Idaho right to Farm Act.  
 
d. Lighting. Exterior lighting fixtures shall not cause excessive glare to any adjacent Lot. 

Outdoor lighting will be designed to downcast. Bright lights detrimentally affect wildlife 
movement and hinder avian species navigation abilities. Motion detector lights are encouraged, 
but they shall meet the requirements for floodlights and when not needed (e.g. the residence is 
unoccupied), lights will remain off for the benefit of wildlife.  
 
  e. Water Rights. All water rights and assessment obligations appurtenant to the Property,as 
noted on the Plat, shall be transferred by the purchaser of the Lot to which the water rights are 
appurtenant, or to the Association for the benefit of the Lot Owners as may be appropriate, and shall 
comply with all requirements set forth in the Idaho Code 31-3805. 
 

f. Pets. Household pets (primarily dogs and cats) living on the Property will be contained 
in a designated, enclosed area to prevent interactions with wildlife. Domestic cats should not be 
permitted to roam freely outdoors to prevent mortality of songbirds protected by Teton County, 
and particular caution should be taken to keep pets out of the shrubland habitat in Lot 1. 

 
g. Common Roadway. The Common Roadway on the Property shall maintained all times, 

and each Lot owner shall be responsible for and pay a pro-rata portion of the snow removal and 
maintenance costs on the Common Roadway with the other owners of any Lot to which access is 
provided by said driveway, whether actually used or not. All-access driveways shall be properly 
graded to assure proper ingress, egress, and drainage. 

 
h. Protection of Wildlife and Habitat.- Land Management Plan. The Property contains 

important wildlife habitat associated with the Big Game Migration Overlay therefore the 
following restrictions shall be observed by the Owners:  
 

i. Household pets (primarily dogs and cats) living on the Property will be contained in a 
designated, enclosed area or restrained to prevent interactions with wildlife. Domestic 
cats should not be permitted to roam freely outdoors to prevent mortality of songbirds 
protected by Teton County, and particular caution should be taken to keep pets out of the 
shrubland habitat in Lot 1. 
ii. Artificial feeding of wildlife by residents is prohibited. 
iii. Plants imported to the Property for ornamental/horticultural purposes should be of 
native species and non-palatable to indigenous wild ungulates. 
iv. Adequate funds for land management shall be maintained by individual landowners or 
by the HOA through fee collection. When applicable, qualified professionals should be 
solicited to assist with proper management. 
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v. Outdoor lighting will be designed to downcast. Bright lights detrimentally affect 
wildlife movement and hinder avian species navigation abilities. Motion detector lights 
are encouraged, but they shall meet the requirements for floodlights and when not needed 
(e.g. the residence is unoccupied), lights will remain off for the benefit of wildlife. 
vi. Weed control provisions should prohibit the use of herbicides in wildlife habitat areas 
during breeding season and recommend control measures that allow native plant species 
to persist. Existing natural features that enhance the attractiveness and habitat quality on 
the Property will be preserved, including the shrubland habitat in proposed Lot 1. 

 
i. Fencing. All fences on the Property will be designed to minimize impacts to indicator 

species’ current use of the Property and habitat connectivity. Fencing shall be designed by a 
qualified person and will consider adjacent land use and potential movement of ungulates from 
summer to winter ranges through the Property. Guidelines will be followed as outlined in Teton 
County Idaho Zoning Ordinance, Title 9 Division 9-3-2 (C-2-c-WH-vi-b) (Teton County, 2013b). 
Fences for livestock containment shall be clustered near buildings and be used to regulate 
livestock use of the shrubland habitat, keep grazing intensity low enough to preserve wildlife 
habitat in the area, and avoid interactions with wild ungulates.  

 
j. Vegetation Impacts. Impacts to indicator species habitat, which consists of shrublands 

on the southeast end of Lot 1, will be avoided and the building envelopes are designed to ensure 
this. If impacts to shrubland habitats are unavoidable, the landowner will be required to mitigate 
for the altered vegetation by replacing the impacted habitat type with an equal area of 
functioning native vegetation. Mitigation shall be overseen by a qualified professional, and 
monitoring shall be conducted to ensure success. 

 
k. Utilities. All future service utilities will be located underground and outside of the 

Natural Resources Overlay where possible. 
 
l. Building Envelopes. Building placement shall be limited to the area designated on the 

Final Plat Ripple Subdivision. Habitat fragmentation has been mitigated by the placement of 
building envelopes outside of high quality shrubland wildlife habitat and native vegetation. 
Development within the building envelopes shall be designed to cluster development as much as 
possible to preserve open space. Hardscaping should be placed on the western end of each 
building envelope where feasible with landscaping on the eastern end to maintain a buffer 
between development and wildlife habitat.  

 
m.  Noxious weeds - It will be the responsibility of individual lot owners to control for 

state listed noxious weed species according to state laws and keep weed presence at a minimum. 
Weed control provisions should prohibit the use of herbicides in wildlife habitat areas during 
breeding season and recommend control measures that allow native plant species to persist. 
Existing natural features that enhance the attractiveness and habitat quality on the Property will 
be preserved, including the shrubland habitat in Lot 1.  

 
n. Maintenance. Each Lot and all improvements thereon shall be maintained in a clean, 

safe and reasonably uncluttered, and attractive condition. Refuse, garbage and trash shall be kept 
at all times in a covered container, and any such container shall be kept within an enclosed 
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structure or appropriate screened from view. Service areas, storage piles, compost piles, and 
facilities for hanging, drying, or airing clothing or household fabrics shall be appropriately 
screened from view. 
 

 
7. Violations, Enforcement, Liens, and Costs. The limitations, restrictions, and 

requirements for land use and development established in these Covenants shall be enforceable by 
the Declarant, by the Board, or by any Owner of a Lot within the Property. Every Owner of a Lot 
within the Property hereby consents to the entry of an injunction against him or her, or his or her 
tenants or guests, to terminate and restrain any violation of these Covenants. Any Lot Owner who 
uses or allows his or her Lot to be used in violation of these Covenants further agrees to pay all costs 
incurred by the Board or the Declarant or other Lot Owner in enforcing these Covenants, including 
reasonable attorney’s fees.  

 
8. Conditions Precedent to Issuing Building Permits. Prior to the issuance of a building 

permit by Teton County for any of the Lots an Idaho DEQ approval for a small wastewater system 
shall be secured.  

 
9. Amended and Variances. These Covenants may be modified by the Association or 

amended with the written consent of the Owners of the two (2) of the Lots within the Property, 
except that the easement created herein for access may not be withheld from a Lot Owner. A 
variance shall be allowed from the requirements of these Covenants upon approval of the two (2) Lot 
Owners.  

 
10. Duration of Covenants. The Covenants shall continue and remain in full force and 

effect at all times against the Property. If required by law, these Covenants shall be deemed to 
remain in full force and effect for twenty (20) year periods and shall be automatically renewed 
for additional consecutive twenty (20) year periods, unless all the Lot Owners otherwise agree in 
writing. 
 
 
 11. Severability. Any decisions by a court of competent jurisdiction invalidating any part 
or paragraph of these Covenants shall be limited to the part or paragraph affected by the decision 
of the court, and the remainder of these Covenants shall remain in full force and effect.  
 

12. Acceptance of Covenants. The undersigned Declarant and Owners, and every 
subsequent Owner or purchaser of a Lot within the Property shall be bound by and subject to all 
of the provisions of these Covenants, and every Lot Owner or purchaser, through his or her 
purchase or ownership, expressly accepts and consents to the enforcement of all of the provisions 
of these Covenants. 

 
IN WITNESS WHEREOF, Declarant has executed this Declaration of Covenants, Conditions and 
Restrictions effective the date set forth above. 
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__________________________________________ 
Brooks Jacobsen 
 
STATE OF _____________ 
ss  
COUNTY OF____________  
 
 
On this day of __________________ 2024 Brooks Jacobsen personally appeared before me and 
being personally known by me acknowledged that he executed the foregoing instrument. 
 
 
 
Witness my hand and official seal.  
 
 
_________________________  

Notary 
 
My Commission Expires: 
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275 E LITTLE AVE. #102
DRIGGS, ID 83422

307-413-6373          info@arrowleafengineering.com
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RIPPLE SUBDIVISION
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S1750E Road PROFILE
SCALE: (H) 1" = 40' (V) 1" = 4'

START STA: 0+00.00, END STA: 4+75.39
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55 SOUTH 5TH ST.
DRIGGS, ID 83422

307-413-6373          info@arrowleafengineering.com

275 E LITTLE AVE. #102
DRIGGS, ID 83422

LEGEND

THE PORTION OF S 1750 E INDICATED ON
THESE PLANS IS TO BE WIDENED AND
IMPROVED TO COUNTY ROAD STANDARDS AS
DESCRIBED IN THESE PLANS.

ALL PROPOSED IMPROVEMENTS ARE WITHIN
THE SUBDIVISION AND THE RIGHT OF WAY OF
E 5000 S.

THE FIRE TURNAROUND AREA EXTENDS
BEYOND THIS SUBDIVISION ON THE EXISTING
PORTION OF S 1750 E, AND WILL NOT BE
IMPROVED BEYOND THE PROPERTY LINE.

RIPPLE SUBDIVISION
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55 SOUTH 5TH EAST
DRIGGS, ID 83422

307-413-6373          info@arrowleafengineering.com

ROADWAY TYPICAL SECTION
NOT TO SCALE

RIPPLE SUBDIVISION
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55 SOUTH 5TH EAST
DRIGGS, ID 83422

307-413-6373          info@arrowleafengineering.com

IDAHO DIGLINE MUST BE NOTIFIED 2 TO 10
DAYS BEFORE ANY DIGGING OR EXCAVATION;
CALL 811 OR SUBMIT AN ONLINE LOCATE
REQUEST AT WWW.DIGLINE.COM.

RIPPLE SUBDIVISION

EXISTING FEATURES SHOWN ARE BASED ON A TOPO SURVEY, AERIAL IMAGERY, AND TETON COUNTY
GIS.

1. GRADE ALL AREAS AS SHOWN ON THE PLANS WHILE PROVIDING FOR SMOOTH TRANSITIONS TO EXISTING
GRADE.  SCARIFY ALL COMPACTED AREAS TO A DEPTH OF 4” TO PROVIDE AN ADEQUATE SUBSTRATE FOR
PLANT GROWTH.  REMOVE ROCKS AND OTHER MATERIAL GREATER THAN 3” IN DIAMETER.

2. ALL DISTURBED AREAS TO RECEIVE SEED SHALL HAVE A MINIMUM OF 3" OF CLEAN TOPSOIL APPLIED PRIOR
TO SEEDING OR PLANTING.

3. PRIOR TO PLACING TOPSOIL, THE AREA TO RECEIVE SEED SHALL BE RAKED OR TILLED TO ENSURE
ADEQUATE BONDING BETWEEN SUBGRADE AND THE TOPSOIL LAYER.

4. SEED SHALL BE SPREAD AT THE RATE INDICATED BELOW AFTER SEPTEMBER 15TH AND BEFORE NOVEMBER
30TH.  USE APPROVED BROADCASTING OR HYDROSEEDING METHODS TO EVENLY DISTRIBUTE THE SEED MIX
ACROSS THE SURFACE TO BE SEEDED.  DO NOT APPLY SEED DURING HIGH WIND CONDITIONS OR IF SNOW IS
PRESENT ON THE GROUND.  TAKE CARE NOT TO DISTURB EXISTING IMPROVEMENTS DURING SOIL
PREPARATION AND SEEDING.  IF BROADCAST SEEDING, RAKE AND COMPACT THE SURFACE OF THE SOIL
AFTER THE SEED IS APPLIED TO ENSURE GOOD CONTACT BETWEEN SEED AND SOIL PARTICLES.

5. THE SEED USED IN THE RECLAMATION MIX SHALL BE FRESH, PURE LIVE SEED (PLS), OF THE MOST RECENT
CROP AND MIXED IN THE QUANTITIES SHOWN BELOW.

6. THE REMOVAL OF EXISTING VEGETATION SHALL NOT OCCUR MORE THAN THIRTY (30) CALENDAR DAYS PRIOR
TO THE COMMENCEMENT OF GRADING, AND ANY SOD PLACEMENT OR PLANTING OF LIVE PLANTS SHALL BE
COMMENCED AS SOON AS PRACTICAL  AFTER THE COMPLETION OF GRADING. MULCHING SHALL BE USED IN
ORDER TO ASSURE VEGETATION GROWTH.

7. THE FOLLOWING SEED MIX WAS DEVELOPED BY THE NATURAL RESOURCES CONSERVATION SERVICE FOR
THE TETON CONSERVATION DISTRICT, TETON COUNTY, WY.  USE THE SAME OR AN APPROVED EQUIVALENT:

TETON CONSERVATION DISTRICT NAME:  "Upland Seed Mix"

RE-VEGETATION SPECIFICATION

SPECIES
Western Wheatgrass
Thickspike Wheatgrass
Mountain Brome
Big Bluegrass
American Vetch
Yarrow
Blue Flax
Penstemon eatonii
Sunflower

CULTIVAR
Rosana CT
Critana CT
Bromar CT
Sherman CT

Western
Appar
Richfield G2
Native

TOTAL

Seeding Rate

% OF SEED MIX
17.4%
9.4%
29.9%
1.1%
29.0%
0.1%
3.3%
1.6%
8.2%

100%

25 lb/acre
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Teton County Planning and Zoning
89 North Main Suite 6
Driggs, ldaho 83422

Brooks Jacobsen

155 Targhee Towne Rd

Alta, WY 83414

RE: Ripple Subdivision

I have reviewed the application to have RP04N46E199125 subdivided into two (2) lots to be known as

the Ripple Subdivision and determined that the property is suitable for sub-surface waste disposal
systems to serve residences. A test hole has been excavated and soils evaluated on proposed Lot 2.

This was done to evaluate the lot for sub-surface wastewater disposal for two structures. Notesthole
has been evaluated on proposed Lot 1. There is an existing permitted septic system currently serving
Lot 1. Information from the permitting process for that system provides the information required to
determine site suitability for safe sub surface waste disposal. Following is my evaluation of the soils
on the property and other topographic features.

Soil information observed:
0-18 inches sandy silt loam with minor rock content. Topsoil. 81 Soil Type
18-120 inches very gravely silty loamy sand with 7oo/o rock content. Clasts are subrounded to
subangular poorly sorted between 1-10 inch in diameter. Larger clasts up to 2o-inch diameter with
depth. A1 Soil type.
No bedrock was encountered in any test hole. No groundwater was encountered in the test hole.

An irrigation ditch crosses the southeast corner of proposed Lot 1. No natural surface water lies on or
adjacent to the parcel. No area ofthe parcel contains delineated or designated wetland.

Slope is less than 6% across the parcel running in a general east to west direction.

I have included in this report the Subsurface Sewage Disposal Permit #4197023 issued in 1997 to serve
the structure(s) on proposed Lot 1. adjacent properties. Soil analysis from 1997 is the same as soils
shown in the test hole excavated on proposed Lot 2.

Eastern ldaho Public Health gives preliminary approval ofthe application to divide this parcel creating
the Ripple Subdivision based on suitability for residential sub-surface waste disposal. lf subsequent

TETON COUNTY

820 Valley Centre Drive

Driggs, lD 83422

oFFrcE (208)354-2220

FM l2OB) 354-2224

BO n4llf . CLARf . CUSTER . FnEMOi[ . JEFFCRSOII . IEMHI . MAD6OI{ . TEIOI{ www.€ tPtt. tdnho.sov 337



structures requiring wastewater disposal are proposed on either Lot 1 or 2 more test holes may be

required depending on location.

Individual subsurface sewage disposal systems may be allowed in accordance with IDAPA 58.01.03 and
the Technical Guidance Manual for Individual Subsurface Waste Disposal. All current ldaho Rules must
be met at time of installation.

A copy of the final plat is to be provided to the Health District at the time the Health Certificate is
signed. The application fee balance if any will also be collected prior to signing the Health Certificate.
lf this application /plan changes for any reason, please coordinate those changes in advance, with this
office.

(**Q:*
Kathleen Price

REHS/MSG

Eastern ldaho Public Health District
kprice@eiph.idaho,gov
208-354-2220
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EXvtxttrcrt [l|E^t'|l
l:S0 H0 p.t.L D-rv|

ldnho f,l s lD 814{11

o'rrr (208) 521 sls:
ru i2C8l ;7E C897

Time: Travel

NAME OF SUBDIVISION:

LOCATTON (COUNTY):

GENERAL INFORMATION:

A. Current Land Use:

B. Adjoining Property Use:

C. Surface Water (on or near development): \lote -

Vr.{.'e,T-])

o. stope: (Yl vb"- ct<> Ach+ +<> u-r{ !t G(qoe5

E. Drainage Areas Present: ilo
tJo'F. Rock Outcrop Present:

G. Wstland lndications: tJo
lv. EVALUATION:

A. lndividual water and sewer:
Does each lot appearto have sufficienl area to install proposed system
and to meet minimum separation requirements?

lndividual water and central sewer
Does there appear to be sufficient area fo[ central system and
reDlacement area?

Individual sewer and central water syslem:
Does each lot appear to have sufficienl area to install proposed system
and to meet minimum separation requirements?

lndividual sewer and public water system:
Does each lot have sufficient area to install proposed system and to
meet minimum separation requirements?

B.

D.

Yes utt 
^"

Yes

Yes

Yes No

No

No

COMMENTS:

Ct.r..^"--*-
aoia [o-( r,u--t-o o-e,5oc,.-te-t r5qrl,<

BONNEVILLE CUSTER , FREMoNT . IEFFERSON . LEMHI . MAolsoN . TETON wwi.'..f iPd ilinh.r:o,
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TEST HOLE INFORMATION
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Test Hole # |
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Depth: l2O'r
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Eastern Idoho
Public Health 5t*Dll-"'-_

Prevent. P ront o te.

Requester: Badger Aerial Mapping and Surveying

l\4ailing Address: 4141 S 58th W

4lnt z*.
Date Paid: I I' I la'
Rcpt: t4Q97O Amt: t(&=

p1t6ng g. 208-7154380

ldaho Falls ID

Address

chet@badqeraerial.com

zipCity

Email Address:

Localion:
Legal Description: Township: 4N Range: 45E Section:-]9
Subdivision Name (if applicable): Division:

Parcel #: RPq County: Teton

Directions to Property: Turn left (north) off of E 5000 S

% Section:
Lot:

SE

Lot Size: 2 5 Water Supply: EPrivate Well Eshared well

This review in no way guarantees issuance of a septic permit. lt is valid for one ('l ) year only. Fee may be apPlied
toward permit within one (1) year. lf more than two (2) visits needed, an additional $400 fee is required.
I hereby authorize access to this property for the purpose of conducting a speculative on-site evaluation.

Signed by:
o'srally rqned by cher Karp.,

94.. 1111612023

EPublic System

EIPH Use Only

CURRENT LAND USE:

SITE SUITAEILITY:

Soil Types:
Based on SCS Maps
Based on Engineering
Based on Test Hole

Test Hole lnformation:

Unacceptable
Unacceptable
Unacceptable

Predominant soil type observed:
Any ground water encountered: /i. I ,.'

Report
E'\,
BC
BC

Depth of Test Hole:
Bedrock encountered:
Other concerns:

Effective Soil Depth: ls there sufficient soil depth below bottom of proposed system to meet rules? Yes No Unk*

Depth to nearest Groundwater: Depth to nearest impermeable layer:

Sepafation Distances: Does property appear to have sufficient ar€a for system and replacem€nt to meet all separation requirements for:

Well location (owner's property):
Water distribution lines:
Temporary surface waters:
Permanent or intermittent surface water: Yes No Unk'

*Comments:

Date(s) On-Site Conducted:
Travel time iated wilh evaluation:

ciated with evaluation:

Yes No Unk. Nearest neighbor's well: Yes No Unk.
Yes No Unk. Downslope cutorscarp: Yes No Unk-
Yes No Unk. Property lines: Yes No Unk.

.a

fa
ttfl4
ltttt'^

BONNEVILLE . CLARK CUSTER FREMONT JEFFERSON LEMHI MADISON TETON 1 ,!rt . 'l
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INSPECTION CONDUCTED FOR: Namc \'r?w.,, 1' b;r pem,itNo L./ I .7 ). :.j

Lot Block

LOCATION OF INSPECTION:
Legel D$cription:
Subdivision:

SEcct Address , ', a 1 t" >" City t ': rt /
% Section S€ction / 

" 
Towtrship 4 zrt Rmge 4 6 €

r Was Scptic Tank construction in compliocc with Stalc rcgulations sod was ttnk S;tc spprovcd? 6, No

r Werc inlct and outlct ptopcrly scalcd? W No

. Did S€ptic Tar* mcct minimum scpar8tiol rrquircmcnts ss rcquircd by p€rmit? [:g No

. Was citcnsion ofmanholc rcquircd? Ycs No Dcpth from final gladc to manholc. / fcct

o Typc ofDisposal Syy(.m inst'lllcd i.,'ry. ' '' 1..'tt,.''a. Mccts pcrmit rcquinmcnts?

. Disposal erca Sizr -_-lp-]$arc feer In complisncc with Pcrmit Issucd?

. Did Dispossl Systcm mcct thc minimum scparation dislrncc as rcquircd by thc Pcrmil?

o Was Diiposal Systcm constsuctcd in compliancc with th. Statc Tcchnical Guidancc MEnual?

. Maximum dcpth ofDisposal systcm { Feet. ln compliancc with Permit Issucd?

No N/A
No
No
No
No

DRAWING: (shol

SELF.INSPECTION;
installed as shown.
Installcrs Signeture X

wrtcr lincs, $rrflcc wata6, & walls within 300 fclt of to tlow distincas,

lfgiven approval for selfinspection Installer cenifies that information Provided is accunte and system was

Lic€nse fl:

North

iL

West Ertt
/,.1

14t /1
South

Ofricial Use Only
L.w#. 2*q3/

This System apfcinio: ,-A
L Bc n S4g@@PJ!g9.with Pctnit and is spprovcd. (:9,
z. tto""ffilffiio *ichcould causc prematurc fsilure, but still in suhntial comPliancc with Intcnt of Rrles. --

nc"o.-Gd 6rt d"ficictt"io bc correctc4 which could improvc your systcm, but systcm is still applovcd

3 . Have lqolor tkf,clencla whiclt violrtc tbc tntent of Rdcs and mwt bc corecte4 syst€D not apprcvcd

#t' DI{IE:S - 2J 345



:4? 'r

CT SEVEN ITEALTII DEPARTIT,TENT
SEPTICPERITIIT

THIS PERMN IS ONLY I'ALID FORONE TEAR FROAI D,4TE OF ISSUE

7 /96
Iar,tallatign thall corrEte wi h aU rte reouirerncntt ofthe Heokh Disricr and ldaho's Individuol Subsurfoce SewoQe Dispotal R.or.lationt qt ttored
balov. Failure ,o inttall tytrem in collt li^nc. with permit fill cause disaootuval bv DisEict 7 ond potsible leeal action,

CDP No ll19b0 r-ca"t 2bL rr 
",

1D Pcrmit No
Rcccipt No

Pcrmil bsucd To: Nsme Phone

For tocrtion: toaro.. IEAE 5OO< cty
t.-

Vtc-f o{ zip

section / ? ro,'nsnip 4AJ t^s" 4LLLcgal Dcscription: % S€ction

Subdivision

SEPTIC TANK SPECIflCATIONS (ninimuor)

Sizc of Scptic Trnk: I hO O eallons Multiple trnk (lfusing or requir€d): Total gallons

First tank: _ gallons Second tank:

Pump Chrrnbcr ( ifrequired): 

- 

gallons

Typc(s) oI Sltadad Scwege Dbpoeel Systcm Pcrmittcd: trcnch / Grsvcllcss

Basb Alternative Privy- Sieep Slopc Syst€m 

-Capping 

Fill ExtrE Drain-rock Trench

Type<sl oI Cotnpla Ah.mrltvc Dbpo$l Systcm Pcrmitt.d: Sand Filtcr Inrcrmittcnt _ Sand Filtcr Int cnch

Ssnd Mound 

- 

LaSoon 

- 

Extcnded Trcalmenl Slstems 

- 

LarSc SoilAbsorption Systcms 

-

Othcr
.Compla Alternative Disposal Systems are required to be installed by a licerced complu installerr . ,

tl ,n t t /
DrsposAl AREA StZez <fl7 ss.n. MAXIMUM DEPTH OF EXCAVATION: 7 reet

DISTANCE TO NEAREST SURFACE WATER (erpl.nrtion):

gallons

SPECIAL

I hercby agres fhat the system will bc installed as pcr the permit and will not make any changcs from the permit without writtcn

o.rr, /5' ,,/1 /zapproval from District ?. I also hcrcby.

o'n' 
r s
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DISTRICT SEVEN HEALTH DEPARTMTIiT
SEWER APPLICATION

Sh.ded Aiea - OFFICE USE ONLY

NAMq

.3t-tvtrJ l. \^-neoq
PXOIiIE

-14-84b-W I'iIl!;';.U"$1.: n :{s, E^iust\
ifr- HulAi*rir"i $1x4l.t srare(alzn ! p2tlQ

PROPERTY ADDREqS
srREEr \Bt E. 5oo S.ctrY \l:ri"; -1_: ze 73{$,5

ORIGINAL OWNER'S NAME

Lor srzE (acREs) t1 ficgl S
LEGAL DESCRIPTION:
suSt,|vtstot{

TOYI'NSHIP secrror,r 11 rr secipr sr/: 3E.
LOt f BL@K f

""rr,tny:ffiw.
TYPE OF USE

b'+SINGLE FAMILY
3 *geonoous rYP€ oF rirsrALLArpr{

# EMPLOYEES ( YIEU'
{ ) REPLACEMEI{T

WATER SUPPTY
( \tPRtvArE

I ) Pt BLIC
SYSTEM NAME

PROFOGED TIISPOSAL SYSTEM
I4RAINFIELO PIT
I ) ABSORPTbN AED
I ) AASE ALTERNATIVE
I ) COMPI-EX ALTERNATIVE

MULTIPLE FAMILY
COMMERCIAL '
OTHER'

'Addiiiooal inlonnation rnay b€ nccdcd

.IF COMMERCIAUOTHER EXPLAIN

pl I Asl (r)Ml't t lt. lHlt (;l:ot.(x;t(:At_ tNI()RMAIIoN

oEscRtBE sorL (aT PROeQSED DEPTH OF DRArt{FrELDl

HGHEST NORMAL GROT,NI}IVATER DEPTH

( IH|LLS|DE

XFLAT
NEARESI: SURFACE WATER

R@K OUTCROPS
( ) YES
( .ifo

The infomation provided on this application is accurate to the best of my knowledge. I understand that any fabe
statements may result in disapproval of this permit. lf this subsudace sewage disposal installetion is conslructed by
anyone other than the hom€rlandowner or a licensed septic installer, the installation will not be inspected ot
approved. Section 1-3006.01 - 1-3007.01. 

1,,,A) €
f am the: Landowner- Licens€d Septic Ingtalbr la \1 { l" {----Building Contractor

lnstaller License #

services and I certify lhat all the aboive informatioD i5 accu6le.

AppLlcANr sfcN orr*, , ,/Z'* /' , .4 oarc-5't--' ' Q i
I hereby authorize the health authority to have ecccss to thb property for the purpose of pertorming the requested

SEE BACK FOR FURTHER INSTRUCNONS ANO DIAGRAM OF PROPERTY*.APPLICANO VIIILL NOT BE ACCEPTED WO DIAGRAM ON BACK"'
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FURTHER INFORIIIATION TO BE
CONSIDEREO:

1. lndicate lhe distance to adjacent
property owner's well and gewage
disposal system.

2. Show rock out-crop location.

3. Location of all buildings, corrals,
etc. {existing or proposedl.

i 4. Indicate any easements or right ot
ways if known.

5. Dwelling location from property
lines if known.

See separate reouirements for larqe svstem of
2500 gallons or more per day.

DIAGRAM OF PROPERTY

SAMPLE AND TION DISTANCE REOUIREMENTS:

In addition to requirements shown below:

Wells should be 50'+ from surface water and 10' or more from propeo lines and basements.

Septic Tenks should be at least 100'from wells used for public drinking water, 50' from others; 25'from public
water lines,'10'trom otheF: 25'from canals; and 5'from property lines.

Drainfields should be at least 100' from all wells; 25' from pressure water lines; 100' from suction water linesi 10'
ftom building crawl space or slab: 20'from basement: and 25'-75'from downslope cut, depending on soil type and
slrata

3 \a+l^tr0cacs\-E; s\s€rr assiris.-. 1'!o€5
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ENGINEER'S ESTIMATE OF PROBABLE COST

Project: Ripple Subdivision Infrastructure

S 1750 E, Teton County, Idaho

Conceptual Construction

Preliminary Change Order

Design Development @ % Complete

Item No. Qty Units $/Unit Total

1.0 1 LS 2,500$        2,500$            

1.1 0.50 AC 7,000$        3,500$            

2.0 205 CY 50$             10,250$         

2.1 135 CY 55$             7,425$            

2.2 135 CY 60$             8,100$            

2.3 0 LF 80$             -$                

3.0 50 LF 6$                300$               

3.1 1 LS 2,500$        2,500$            

4.0 1200 SY 3$                3,600$            

4.1 1200 SY 2$                2,400$            

5.0 1 LS 1,000$        1,000$            

6.0 1 LS 750$           750$               

42,325$         

@ 20.0% 8,465$            

TOTAL 50,790$    

Contingency

Survey Monumentation

Roadway Sub-Base, 2" Minus Crushed 

Aggregate
Assumes 4" needed 

Seeding & Mulching

Trenching for Cable Utilities

Electric Service

Subdivision Sign

Topsoil

Assumes none required

Roadway Structural Fill, Pit Run

Culverts

Assumes 4"Roadway Base, 3/4" Crushed Aggregate

SUBTOTAL

Location:

Estimate Type:

Description Notes

Mobilization

Assumes 6" needed; should be able to re-

use existing road material

Clearing & Grubbing

Shaping & placement

Arrowleaf Engineering, PC

55 Sth 5th E

Driggs, ID 83422

 307-413-6373

www.arrowleafengineering.com

Page 1 of 1

1/9/2024349



DEVELOPMENT AGREEMENT RIPPLE SUBDIVISION - PAGE 1 OF 16 

Recording Requested By and 
When Recorded Return To: 

 
 

Planning Administrator 
Teton County Planning 
Department 150 Courthouse 
Drive, Ste. 107 
Driggs, Idaho 83422 

 
 

For Recording Purposes Do 
Not Write Above This Line 

 

DEVELOPMENT AGREEMENT 
RIPPLE SUBDIVISION 

 
THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made and entered into as of this    

____day of ________________, 2024, by and between [Brooks Jacobsen], (the “Developer”) and Teton 
County Idaho, a political subdivision of the State of Idaho (the “County”). 

 
WHEREAS, the Developer is the sole owner, in law or equity, of the Property; and 
 
WHEREAS, the Development was approved under the Teton County Code effective as of the 

Application Date by the Teton County Board of County Commissioners on [TBD] (the “Approval 
Date”); and 

 
WHEREAS, it is the intent and purpose of the Developer to meet the conditions for recording the 

final plat allowing the creation of the Development, as set forth in Title 9 of the Teton County Code 
effective as of the Application Date; and 

 
WHEREAS, it is the intent and purpose of the Developer and the County to enter into this Agreement 

to guarantee the full and satisfactory completion of the Required Improvements on the Property 
described in this Agreement; and 

 
WHEREAS, the County has the authority to enter into a Development Agreement for the 

construction of the Required Improvements associated with the Development under Idaho Code § 67-
6511A . 

 
NOW THEREFORE, in consideration of the mutual covenants and conditions contained herein, the 

parties agree as follows: 
 
1. Definitions 
 

1.1. APPLICATION DATE: means [TBD], the date the subdivision/PUD application for the 
Development was deemed complete and officially received by the County as confirmed in 
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DEVELOPMENT AGREEMENT RIPPLE SUBDIVISION - PAGE 2 OF 16 

writing and dated by the Planning Administrator. 

1.2. APPROVAL DATE: is defined in the recitals. 

1.3. CERTIFICATE OF SUBDIVISION COMPLETION:  is defined in Section 10. 

1.4. CONSTRUCTION PERMIT: is defined in Section 4. 

1.5. COUNTY: is defined in the preamble. 

1.6. DEVELOPER: is defined in the preamble. 

1.7. DEVELOPMENT: The subdivision/PUD designated and identified as RIPPLE 
SUBDIVISION located on the Property as further described in Exhibit B.  

1.8. IMPROVEMENT: Any alteration to the land or other physical construction located on or 
off the Property that is associated with the Development. 

1.9. FINAL APPROVAL: means issuance of a Certificate of Subdivision Completion from 
the Planning and Building Department of the County completed with all required signatures. The 
form of Certificate of Subdivision Completion is attached hereto as Exhibit E. 

1.10. PROPERTY: means and refers to the certain parcel(s) of Property located in Teton 
County, Idaho, as described in Exhibit A. 

1.11. RECORDED IMPROVEMENT PLANS: is defined in Section 2. 

1.12. REQUIRED IMPROVEMENTS: is defined in Section 2. 

1.13. TETON COUNTY STANDARDS: means the development standards and improvement 
standards in Title 9 of the Teton County Code and any other design and engineering standards 
separately adopted by the County in effect as of the Application Date.  

Capitalized terms not otherwise defined herein shall have the meanings given to such terms in Title 9 of 
the Teton County Code effective as of the Application Date. 

2. Required Improvements.  
The Developer shall, at its sole cost and expense, complete the road construction, install entrance and 
street signs, install telephone and electrical service, install fire protection, install approved landscaping, 
stabilize and re-seed areas of the Property disturbed by installation of Improvements, and complete all 
other required infrastructure as detailed in the RIPPLE SUBDIVISION Improvement Plans dated 
[DATE] recorded in the Teton County Clerk and Recorders office on _____________________, 2024 as 
Teton County Instrument No. ___________ (the “Recorded Improvement Plans” and the Improvements 
described therein the “Required Improvements”). Developer agrees that the Required Improvements shall 
be installed in compliance with Teton County Standards and any other design or engineering standards 
of other agencies responsible for providing services to the Development. 
 
3. Maintenance of Required Improvements.  
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The Developer shall maintain all Required Improvements and open space for the Development according 
to Teton County Standards and any standards adopted by the agencies responsible for providing services 
to the Development, unless or until such time as the responsibility for maintenance of the Required 
Improvements and open space is turned over to a homeowner’s association for the Development which, 
in Teton County’s sole but reasonable discretion is sufficiently funded to perform such maintenance. This 
transfer of maintenance responsibility shall not occur until at least 50% of the lots or units have been sold. 
The Developer shall include in the recorded CC&Rs for the Development that the homeowner’s association 
shall collect dues, a portion of which will be used for maintenance of the Required Improvements and 
open space. The Developer shall notify the Planning Department in writing when the homeowners 
association is established and when the transfer of maintenance responsibility has occurred. A mailing 
address for future notifications shall also be provided. 
 
4. Schedule for Commencement and Completion of the Improvements. 
The Developer shall commence construction of the Improvements within one (1) year after the 
Approval Date. Following the recordation of this Development Agreement and provision of the financial 
security in Section 13 by the Developer, the County shall issue a “Construction Permit” permitting 
commencement of construction of the Required Improvements. The Developer shall complete 
construction of the Required Improvements within [one (1) year] after commencement of construction of 
such Improvements. The Developer may apply for extensions of time for commencement or completion 
of construction pursuant to Section 5 of this Agreement. However, except for extensions of time approved 
by the County under Section 5, if Developer does not commence or complete construction of the Required 
Improvements within the aforementioned time periods, the Developer will lose its approvals and 
entitlements for the Development and will have to reapply for approval for any planned unit development 
or subdivision under the then current County subdivision ordinance. If the Developer does not complete 
construction and receive a Certificate of Subdivision Completion by [TBD], the Developer will lose its 
approvals and entitlements and will have to reapply for approval for any planned unit development or 
subdivision under the then current County subdivision ordinance. The County may choose to use the 
financial security in Section 13 to complete the Required Improvements if the Developer has not done so 
and the Board of County Commissioners determines there is a public benefit to having the Improvements 
completed. 
 
5. Extensions of Time.  
Applications for extensions of time shall be made on the Teton County “Development Agreement 
Extension Application” attached hereto as Exhibit D and shall address the criteria presented on that form. 
The Developer shall pay the fee associated with the request. Developer acknowledges and agrees the 
Board of County Commissioners has the sole discretion to grant or deny a request for extension. Any 
application for an extension of time must be submitted to the Planning Department before the expiration 
of the original deadline. 
 

6. Control of Trash, Weeds, Dust, Erosion, and Sedimentation.  
The Developer shall be fully responsible for all dust abatement, erosion, sedimentation, weed, and trash 
control on the Property. Developer shall use best management practices and industry standards for 
control. Trash shall be contained at all times. Dumpsters and sanitary facilities are required on site during 
construction. The financial guarantee in Section 13 will not be released until all onsite trash is removed, 
construction rubble is leveled, lost soils are replaced, and disturbed areas are reseeded with native 
vegetation or planned landscaping. The responsibilities in this Section shall run with the land and they 
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DEVELOPMENT AGREEMENT RIPPLE SUBDIVISION - PAGE 4 OF 16 

shall therefore apply before, during, and until completion of the Required Improvements. This means 
that trash, weeds, dust, erosion, and sedimentation control on the Property will be fully the responsibility 
of the current owner of the Property. 
 
7. Permits.  
The Developer is responsible for obtaining all right-of-way, access, excavation, grading and erosion 
control, floodplain development, and other permits and approvals required by local, State, and Federal 
regulations. 
 
8. Inspection.  
Prior to commencing construction of the Required Improvements, Developer shall have a pre-construction 
meeting with Teton County Planning and Engineering representatives, the Fire Marshal for the Teton 
County Fire Protection District, and the Developer’s engineer and contractor. The Developer’s engineer 
shall make regular inspections and maintain control of the Development while it is under construction. 
Representatives of the County shall have the right to enter upon the Property at any reasonable time to 
inspect and to determine whether the Developer is in compliance with this Agreement. The Developer 
shall permit the County and its representatives to enter upon and inspect the Property at reasonable times. 
The Developer may not deviate from the Recorded Improvement Plans without the prior written approval 
of the County Engineer. 
 
9. Inspection Fees.  
The Developer agrees to pay the inspection fees as required by fee schedule established by Teton County 
for its Planning and Building Department. 
 
10. Final Inspection and Approval of Improvements.  
When the Developer believes the Required Improvements have been fully and properly completed, it 
shall procure and file a signed and sealed engineer’s certificate and “As-Constructed” Improvement Plans 
(further described in Section 11 below) with the County Engineer and shall request final inspection of 
the Required Improvements by the County. The County shall provide prompt final inspection of the 
Required Improvements when notified by the Developer of completion. Following the inspection, the 
County shall give timely written acceptance of the Required Improvements or a written checklist of 
material deficiencies, such noted deficiencies shall be specific as to location and shall specify, in detail, 
the necessary corrective action to be taken by the Developer. Upon satisfaction that the Required 
Improvement have passed the final inspection, the County shall issue a “Certificate of Subdivision 
Completion” substantially in the form attached as Exhibit E. Issuance of the Certificate of Subdivision 
Completion with all required signatures shall be deemed final approval and acceptance of the Required 
Improvements by the County. After the Certificate of Subdivision Completion is received, the Developer 
shall record the final plat and will be permitted to sell lots in the Development. 
 
11. Engineer’s Certificate and As-Constructed Plans.  
Prior to requesting County inspection and approval of the Required Improvements in the Development, 
the Developer shall file to the County Engineer signed and sealed “As Constructed” Improvement Plans 
along with a letter of certification from an engineer licensed in the State of Idaho certifying the following: 

a) The “As Constructed” Improvement Plans show the actual constructed location of all 
Required Improvements. 

b) Road has been built in accordance with the Recorded Improvement Plans and meet or exceed 
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Teton County Standards. 
c) The Required Improvements are 100% completed in accordance with the Recorded 

Improvement Plans to Teton County Standards and any other applicable design or engineering 
standards of other agencies responsible for providing services to the Development. 

 
12. Warranty of the Improvements.  
The Developer warrants the prompt and satisfactory correction of all defects and deficiencies, for both 
materials and workmanship, in the Required Improvements that occur or become evident within two (2) 
years for all landscaping Improvements and one (1) year for all other Improvements after acceptance of 
the Required Improvements by the County. If such defect or deficiency occurs or becomes evident during 
such period, then the Developer shall, within thirty (30) days after written demand by the County to do 
so, correct it or cause it to be corrected. If the defect or deficiency cannot be reasonably corrected 
within thirty (30) days after written demand from the County, the Developer shall commence the 
correction of the deficiency within the thirty (30) day period and proceed with reasonable diligence to 
correct the same or cause it to be corrected. If the Developer fails to commence the correction of the 
deficiency within thirty (30) days after written demand from the County, the County may cause the 
deficiency to be corrected at Developer’s cost and may draw on the financial security provided in Section 
13 of this Agreement to cover such cost. The warranty provided by this Section shall be extended for a 
full year from the date of repair or replacement of any Improvements repaired or replaced pursuant to 
such demand. 
 
13. Financial Security Guarantee.  
As security to the County for the performance by the Developer of its obligations to complete the Required 
Improvements in accordance with this Agreement, the Developer shall, prior to the commencement of 
construction of the Required Improvements, obtain financial security in favor of the County meeting the 
requirements of Teton County Code §9-4-2(C-2), in the sum of one hundred and twenty-five (125%) of 
the engineer’s cost estimate for the Required Improvements approved by the Teton County Board of 
County Commissioners and attached hereto as Exhibit C, which engineer’s cost estimate shall be revised 
and updated within ninety (90) days of securing the financial guarantee, by one of the following three 
methods:  
 

a) Obtain from a County-approved financial institution authorized to do business in the State of 
Idaho an irrevocable 12-month letter of credit with guaranteed extensions as needed until the 
Required Improvements are completed and accepted by the County;  

 
b) Make a cash deposit into a Teton County escrow account funds in the form of a certified check 

or cash. The County shall maintain any interest accrued; or 
 

c) Obtain a negotiable construction or development bond from a County-approved bonding 
company for a term of not less than 12 months with guaranteed extensions as needed until the 
Required Improvements are completed and accepted by the County.  

 
The County will not issue the Construction Permit permitting commencement of construction of the 
Required Improvements until it has received a satisfactory financial guarantee. Following issuance of the 
Certificate of Subdivision Completion, the County shall release the Developer’s financial guarantee; 
provided, however, ten percent (10%) of the original approved engineer’s cost estimate for the Required 
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Improvements shall be provided in one of the three methods presented above in this Section for the entire 
warranty period described in Section 12 to guarantee the correction of any defects or deficiencies in the 
Required Improvements. 
 
14. Remedies.  
In the event the Developer fails to perform any of the terms, conditions or obligations in this Agreement or 
has not resolved a defect or deficiency under this Agreement, the County, at its option, may exercise any 
rights and remedies it may have under law. Furthermore, the County reserves the right, in its absolute 
discretion, to revoke the Developer’s approvals for the Development and after such revocation, Developer 
will have to reapply for approval for any planned unit development or subdivision under the then current 
County ordinances. Teton County may impose penalties on the Developer in the form of monetary fines, 
not to exceed the outstanding balance of work not performed or carried out at the required completion 
date set forth in Section 4 or the cost to correct the defect or deficiency. The County may withhold the 
issuance of any building permit or certificate of occupancy for any structure located in the Development, 
refuse to accept ownership and maintenance of any Improvements and record a notice of such action in the 
Teton County Clerk and Recorder’s Office, or issue a “stop work” or “cease and desist” order for any 
building or Improvement under construction in the Development. All of the above remedies are 
cumulative and to the extent not wholly inconsistent with each other, may be enforced simultaneously or 
separately, at the sole discretion of the County. 
 
15. Voided Agreement.  
The County, at its option, may void this Agreement and any vested rights should the Developer’s failure 
to perform in compliance with this Agreement result in the County drawing upon the financial guarantee 
provided under Section 13 to complete the infrastructure or correct the defect or deficiency. 
 

16. Default.  
If the Developer defaults or fails to fully perform any of its obligations in accordance with this 
Agreement, or fails or refuses to correct any defect or deficiency in the Required Improvements, Teton 
County shall inform the Developer in writing of the specific default or failing. If the default or failing 
continues for thirty (30) days after such written notice and the Developer makes no attempt to remedy the 
default, Teton County shall have, in addition to all of its other rights under the law, the right to complete 
the construction of the Required Improvement(s) or to correct any defect or deficiency in the Required 
Improvement, using either its own personnel or contractors hired for that purpose. The County shall have 
the right to draw from the financial security guarantee provided under Section 13 to cover the costs of 
completing or correcting the Required Improvements. In addition to the costs of the work, the County is 
entitled to recover reasonable legal fees and reasonable administrative expenses from the Developer. 
 
17. Transfer of Lots or Units.  
No lots or units may be offered for sale or sold (warranty deeds transferred) and no building permits for 
individual lots will be issued prior to a Certificate of Subdivision Completion being issued by the County. 
Developer hereby agrees to maintain all unsold lots in the Development in safe, sanitary, and orderly 
condition that does not constitute a public nuisance or adversely affect adjoining properties at the 
Developer’s sole expense, and this responsibility shall run to Developer’s successors and assigns. 
 
18. Time of the Essence.  
Time is of the essence in the performance of all terms and provisions of this Agreement. 
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19. Binding Upon Successors and Assigns.  
This Agreement shall be binding upon and inure to the benefit of the parties’ respective heirs, successors, 
assigns and personal representatives, including County’s corporate authorities and their successors in 
office. Nothing herein shall in any way prevent sale or alienation of the Property, except that any sale or 
alienation shall be subject to the provisions hereof and any successor owner or owners shall be both 
benefited and bound by the conditions and restrictions herein expressed. Developer shall promptly notify 
the County of any sale of the Property and update the Developer’s notice address in accordance with Section 
20. Notwithstanding any sale of the Property or change of control of the Developer, the County will retain 
the financial guarantee provided under Section 13 unless acceptable substitute guarantee is provided by the 
Property or Developer’s new owners.  No assignment or succession of this Agreement shall be deemed 
valid or permitted, nor shall construction continue under a successor or assignee to this agreement until 
such time as (1) the successor or assignee provides sufficient security under the terms set forth in Section 
13 above and (2) such succession or assignment is approved in writing by Teton County, the approval of 
which shall not be unreasonably withheld. 
 
20. Notices.  
All notices in connection with this Agreement shall be in writing and shall be deemed delivered to the 
addressee when delivered in person on a business day at the address set forth below or on the third day 
after being deposited in the United States mail, for delivery by properly addressed, postage prepaid, 
certified or registered mail, return receipt requested, to the address set forth below. 

Notices to the County shall be addressed to, or delivered at, the following address:  

Teton County Board of County Commissioners 
ATTN: Planning Administrator 
150 Courthouse Drive, Rm. 107 
Driggs, Idaho 83422 

 
Notices to the Developer shall be addressed to, or delivered at, the following address: 
 

Brooks Jacobsen 
155 Targhee Towne Road 
Alta, WY 83414 

 
By notice complying with the requirements of this Section, each party shall have the right to change their 
address for all future notices, but no notice of a change of address shall be effective until received as 
provided above. 
 
21. Enforcement.  
The parties may, in law or in equity, by suit, action, mandamus, or any other proceeding, without 
limitation enforce or compel the performance of this Agreement. 
 
22. Indemnification. 
 

22.1. No Liability for County Approval. The Developer acknowledges and agrees (1) the County 
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is not, and shall not be, in any way liable for any damages or injuries that may be sustained as 
the result of the County’s issuance of any approvals or acceptances of the Improvements or use 
of any portion of the Improvements, and (2) the County’s issuance of any approvals or 
acceptances does not, and shall not, in any way be deemed to insure the Developer, or any of its 
heirs, successors, assigns, tenants, or licensees or any third party, against damage or injury of 
any kind at any time. 

22.2. Indemnification. Except as provided below, the Developer agrees to, and does hereby, 
indemnify the County, and all of its elected and appointed officials, officers, employees, agents 
and representatives from any and all claims, costs and liability of every kind and nature that may 
be asserted at any time against any such parties for injury or damage received or sustained by 
any person or entity in connection with (1) the County’s review and approval of any plans for 
the Required Improvements, (2) the issuance of any approval or acceptance of Required 
Improvements, (3) the development, construction, maintenance or use of any portion of the 
Required Improvements and (4) the performance by the Developer of its obligations under this 
Agreement and all related agreements. The Developer further agrees to aid and defend the County 
in the event that the County is named as a defendant in an action concerning the Required 
Improvements provided by this Agreement to the extent the Required Improvements are not in 
conformance with the Recorded Improvement Plans, except where such suit is brought by the 
Developer. The Developer is not an agent or employee of the County. 

23. Severability.  
The invalidity or unenforceability of any provision of this Agreement shall not affect the other provisions 
hereof and this Agreement shall be construed in all respects as if such invalid or unenforceable provisions 
were omitted. 
 
24. Recording.  
The Developer shall have this Agreement recorded in the office of the Teton County Clerk and Recorder 
within four (4) months of the Approval Date. The Developer shall be responsible for all recording fees 
associated with the Development. 
 
25. No Conflicts.  
The County and the Developer hereby acknowledge and agree that all required notices, meetings and 
hearings have been properly given and held by the County with respect to the approval of this Agreement. 
The County and the Developer also acknowledge and agree that this Agreement is in compliance with 
and required by Title 9 of the Teton County Code. The County and the Developer agree not to challenge 
this Agreement or any of the obligations created by it on the grounds of any procedural infirmity or any 
denial of any procedural right. 
 
26. Authority to Execute.  
The County hereby warrants and represents to the Developer that the persons executing this Agreement 
on its behalf have been properly authorized to do so by the Board of County Commissioners. The 
Developer hereby warrants and represents to the County (1) that it is the record owner of fee simple title 
to the Property, (2) that the persons executing this Agreement on its behalf have the right, power, and 
authority to enter into this Agreement and to agree to the terms, provisions, and conditions set forth herein 
and to bind the Developer as set forth herein, (3) that all legal action needed to authorize the execution, 
delivery, and performance of this Agreement have been taken, and (4) that neither the execution of this 
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Agreement nor the performance of the obligations assumed by the Developer hereunder will (i) result in 
a breach or default under any agreement to which the Developer is a party or to which it or the Property 
is bound or (ii) violate any statute, law restriction, court order, or agreement to which the Developer or 
the subdivision is subject. 
 
27. Codes.  
The Developer agrees to abide by all ordinances, regulations, and codes of Teton County and those of the 
special purpose districts providing services to the Development. 
 
28. Governing Law.  
This Agreement shall be construed and governed according to the laws of the State of Idaho. The venue 
for any action arising out of this Agreement shall be exclusively in the District Court of the Seventh 
Judicial District of the State of Idaho, Teton County, or in the United States District Court for the District 
of Idaho. 
 
29. Attorney’s Fees.  
Should any litigation be commenced between the parties concerning this Agreement, the prevailing party 
shall be entitled, in addition to any other relief as may be granted, to court costs and reasonable attorney’s 
fees as determined by a court of competent jurisdiction. 
 
30. Final Agreement.  
This Agreement sets forth all promises, inducements, agreements, condition and understandings between 
the Developer and the County relative to the subject matter hereof, and there are no promises, agreements, 
conditions or understanding, either oral or written, express or implied, between the Developer and the 
County, other than as are stated herein. All Exhibits referenced herein are incorporated in this Agreement 
as if set forth in full including all text information in the Exhibits.  
 
31. Amendment. 
No alteration, amendment, change or addition to this Agreement shall be binding upon the parties hereto 
unless reduced to writing and signed by them or their successors in interest or their assigns, and pursuant, 
with respect to County, to a duly adopted ordinance or resolution of County. 
 
32. No Waiver of County Rights.  
No waiver of any provision of this Agreement will be deemed to constitute a waiver of any other 
provision nor will it be deemed to constitute a continuing waiver unless expressly provided for; nor will 
the waiver of any default under this Agreement be deemed a waiver of any subsequent default or defaults 
of the same type. The County’s failure to exercise any obligation under this Agreement will not constitute 
the approval of any wrongful act by the Developer or the acceptance of any Improvement. Developer 
acknowledges that Teton County reserves the right to revoke all approvals for the Development if 
Developer fails to comply with any of the conditions of approval of the final plat of the Development, 
violates or fails to comply with any provision of Title 9 of the Teton County Code effective as of the 
Application Date, or makes, or is found to have made any misrepresentations or material omissions to the 
Teton County Planning Commission or Board of County Commissioners. 
 
33. Mitigation Measures / Special Conditions of Approval. [Reserved] 
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34. Sharing Development Costs. 
Teton County Code, Title 9 § 9-4-2(G) provides the Developer a mechanism to recoup a portion of costs 
associated with Improvements benefitting adjacent landowners in certain circumstances. This Agreement shall not 
be deemed to waive any shared development rights afforded the Developer under Teton County Code Title 9. 
 
35. Effective Date.  
This Agreement shall become valid and binding only upon its approval by the Teton County Board of 
County Commissioners and its recording in the Teton County Clerk and Recorder’s Office and it shall 
be effective on the date first written above. 
 

**The rest of this page is intentionally left blank** 
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IN WITNESS WHEREOF, the parties have cause this agreement to be executed on the date first written 
above.  
 
COUNTY:  
TETON COUNTY, IDAHO 
 
 
 
By: ______________________________ 
Chairman, Teton County Board of County Commissioners 
 
 
STATE OF IDAHO )  
 )ss: 
COUNTY OF TETON ) 
 
On this          day of _____________________, 20__, before me, a Notary Public for the State of Idaho, 
personally appeared                                                           , known to me to be the person whose name is 
executed above, and acknowledged that he executed the same. 
 
 
 
(SEAL) Notary Public 
Residing  
Commission expires   
 
 
 
DEVELOPER: 
Brooks Jacobsen 
 
 
 
 
 
 
 

STATE OF   

COUNTY OF   

) 
) ss: 
) 

 

On this         day of                                   , 20__, before me, a Notary Public for the State of 
____________________, personally appeared                                                           known to me 
to be the person(s) whose name(s) is executed above, and acknowledged that he executed the same. 
 
 
 
(SEAL) Notary Public 
Residing  
Commission expires   
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EXHIBIT A 
LEGAL DESCRIPTION OF PROPERTY 
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EXHIBIT B 
SUBDIVISION PLAT 

362



DEVELOPMENT AGREEMENT RIPPLE SUBDIVISION - PAGE 14 OF 16 

EXHIBIT C 
ENGINEER’S COST ESTIMATE  
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EXHIBIT D 
DEVELOPMENT AGREEMENT 

EXTENSION APPLICATION 
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EXHIBIT E 
FORM OF CERTIFICATE OF 
SUBDIVISION COMPLETION 
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GRAPHIC SCALE

SURVEYOR'S CERTIFICATE

I, JUSTIN M. STEFFLER, A LICENSED PROFESSIONAL LAND SURVEYOR IN THE
STATE OF IDAHO, REGISTRATION NUMBER 14222, DO HEREBY CERTIFY THAT
THIS PLAT AS SHOWN HEREON WAS PERFORMED UNDER MY RESPONSIBLE
CHARGE IN ACCORDANCE WITH IDAHO STATE CODE, TITLE 55, CHAPTER 19
AND THAT ALL CORNERS SHALL BE MONUMENTED AS SHOWN HEREON.

JUSTIN M. STEFFLER DATE

PRELIM
INARY

BOUNDARY LINE

LOT BOUNDARY LINE

ADJOINING BOUNDARY LINE

RECORD EASEMENT - AS NOTED

ROAD EASEMENT- AS NOTED

FENCE LINE

BUILDING ENVELOPE

X X X

PRELIMINARY PLAT NOTES:

1. CONTOUR LINES SHOWN ARE IN NAVD88 1-FOOT INTERVAL.

2. THERE ARE NO FLOOD HAZARDS AREAS ASSOCIATED WITH THIS
PROPOSED SUBDIVISION.

3. A PORTION OF THIS SUBDIVISION FALLS WITHIN THE BIG GAME
MIGRATION CORRIDOR AND SEASONAL RANGE AS SHOWN.
BUILDING ENVELOPES PROVIDED BY NATURAL RESOURCE 
ANALYSIS BY ALDER ENVIRONMENTAL.

4. NO PUBLIC MAINTENANCE OF S 1750 E IS PROPOSED. MAINTENANCE
SHALL BE RESPONSIBILITY OF OWNERS WITHIN RIPPLE SUBDIVISION.

5. ACCESS SHALL BE TAKEN FROM COUNTY ROAD E 5000 S VIA A 60' WIDE
EXISTING ACCESS AND UTILITY EASEMENT SHOWN HEREON. (S 1750 E)
THE EASEMENT IS IN THE SAME LOCATION AS AN EXISTING ROAD
EASEMENT SHOWN ON THAT RECORD OF SURVEY FOR PARCEL
DIVISION, INSTRUMENT NO. 115367.

6. LOTS WILL BE SERVED BY INDIVIDUAL SEPTIC SYSTEMS. LOT 1 HAS AN
EXISTING SEPTIC SYSTEM.

7. LOTS WILL BE SERVED BY INDIVIDUAL WELLS. LOT 1 HAS AN EXISTING
WELL.

8. THE LOTS FALL WITHIN THE FOX CREEK CANAL COMPANY. (22-12164)
NO CHANGES TO THE DISTRIBUTION OF IRRIGATION IS 
PROPOSED OR POINT OF USE IS PROPOSED.  AN IRRIGATION DITCH 
RUNS THROUGH THE SOUTHEAST CORNER OF THE PROPERTY. A 15'
DITCH EASEMENT ON EACH SIDE OF THE DITCH MEASURED FROM THE
TOP OF BANK IS GRANTED TO THE FOX CREEK CANAL 
COMPANY BY VIRTUE OF THIS PLAT. THERE IS AN  EXISTING 20' WIDE
IRRIGATION PIPELINE EASEMENT ALONG THE WEST PROPERTY LINE.

9. THERE ARE NO WETLANDS ON THE PROPERTY ACCORDING TO THE
NATIONAL WETLANDS INVENTORY DATABASE OR THE NATURAL
RESOURCE ANALYSIS.

10. COUNTY ZONING A/RR-2.5 AGRICULTURE / RURAL RESIDENTIAL, 
2.5-ACRE MIN. LOT SIZE

SURVEY TIE LINE

SECTION LINE
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2006-2022
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2024-01-05 CJKJMS
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LOCATED IN SECTION 19, T. 4 N., R. 46 E., B.M.
 TETON  COUNTY, IDAHO

1029.55'1189.35'
S1/4 SEC. 19
CPF#239187 SE COR. SEC. 19

CPF#279242

SUBDIVISION NOTES:

TOTAL AREA: 7.73 AC RES±

NUMBER OF LOTS: 2

AVERAGE ACRES PER LOT: 3.86

ACRES IN COUNTY ROAD RIGHT-OF-WAY: 0.49 ACRES±

OPEN SPACE: 0 ACRES

ZONING: A/RR-2.5

SETBACKS: SEE BUILDING ENVELOPES

FIRE PROTECTION: N/A

WATER/SEWER: INDIVIDUAL WELLS AND SEPTIC SYSTEMS

EXISTING POWER AND TELECOMMUNICATION LOCATED WITHIN 60' ROAD
AND UTILITY EASEMENT

NO PUBLIC MAINTENANCE OF S 1750 E

0 100 200 300

LEGAL DESCRIPTION

A PORTION OF THE S1/2SE1/4 SECTION 19, TOWNSHIP 4 NORTH, RANGE 46
EAST, B.M. TETON COUNTY IDAHO, BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

FROM THE S1/4 OF SECTION 19, S 89° 48'27", 1189.35 FEET ALONG THE SOUTH
LINE OF SAID SECTION 19 TO THE POINT OF BEGINNING;

THENCE N 00°21'39"W, 470.00 FEET;
THENCE N 35°13'34" E, 406.00 FEET;
THENCE S 89°31'44"E, 276.00 FEET;
THENCE S 05°51'07"W, 805.00 FEET TO A POINT INTERSECTING THE SOUTH
LINE OF SECTION 19;
THENCE N 89°48'27"W, 425.14 FEET ALONG SAID SOUTH LINE TO THE POINT
OF BEGINNING.

SAID PARCEL CONTAINS 7.73 ACRES±

SUBJECT TO A 60' WIDE ACCESS AND UTILITY EASEMENT BEING THE WEST
60 FEET OF THE DESCRIBED PARCEL

SUBJECT TO A 20' WIDE IRRIGATION PIPELINE EASEMENT WITH THE
CENTERLINE OF SAID EASEMENT BEING OFFSET 10' FROM THE WEST LINE
OF THE DESCRIBED PARCEL.

SUBJECT TO A 50' WIDE COUNTY ROAD EASEMENT, DEDICATED TO PUBLIC
USE FOR ROAD AND UTILITIES BY VIRTUE OF THIS PLAT.
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WATER RIGHT REPORT 
1/7/2024 
IDAHO DEPARTMENT OF WATER RESOURCES 
Water Right Report 
WATER RIGHT NO. 22-12164 
 
Owner Type Name and Address 
Current Owner FOX CREEK CANAL CO  

C/O RANDALL FOSTER PRES  
402 S 200 E  
DRIGGS, ID 83422  
2083548463   

Current Owner FOX CREEK CANAL CO  
C/O DAWN STONE SEC  
494 S 50 W  
VICTOR, ID 83455  
2087872759   

Original Owner G W BUSH 
Original Owner F PENFOLD 
Original Owner JR VAIL 
Original Owner A L KIMBALL 
Original Owner R C KIMBALL 
Original Owner HENRY J STONE 
Priority Date: 06/01/1896 
Basis: Decreed 
Status: Active 
 
Source Tributary 
FOX CREEK TETON RIVER 
 
Beneficial Use From To Diversion Rate Volume 
IRRIGATION 04/15 10/31 7.94 CFS 

 

Total Diversion 
  

7.94 CFS 
 

Location of Point(s) of Diversion: 
 
 
FOX CREEK SESWNE Sec. 25 Township 04N Range 45E TETON County 
FOX CREEK SWSWNE Lt 4 Sec. 29 Township 04N Range 46E TETON County 
FOX CREEK NENWNE Lt 6 Sec. 30 Township 04N Range 46E TETON County 
FOX CREEK NWSENW Sec. 30 Township 04N Range 46E TETON County 
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IRRIGATION Use: 
Acre Limit: 597 
Place(s) of use: Large POU Info 
Conditions of Approval: 
 
1. 135 The boundary encompassing the place of use for this water right is described 

with a digital boundary as defined by I.C. Section 42-202B(2) and authorized 
pursuant to I.C. Section 42-1411(2)(h). The data comprising the digital 
boundary are incorporated herein by reference and are stored on a CD-ROM 
disk issued in duplicate originals on file with the SRBA District Court and the 
Idaho Department of Water Resources. A map depicting the place of use is 
attached hereto to illustrate the place of use described by the digital 
boundary. 

2. C18 This partial decree is subject to such general provisions necessary for the 
definition of the rights or for the efficient administration of the water rights as 
may be ultimately determined by the Court at a point in time no later than the 
entry of a final unified decree. Section 42-1412(6), Idaho Code. 

3. 129 Place of use is within the area served by Fox Creek Canal Company. 
4. F01 Water is delivered through Fox Creek Canal. 
5. E56 The rights listed below are limited to the irrigation of a combined total of 

3377.7 acres in a single irrigation season. Combined Right Nos.:22-107, 22-188, 
22-202, 22-432, 22-2027, 22-2037, 22-12156, 22-12159, 22-12161, 22-12164, 
22-13872, 22-13874. 

6. K06 This right is limited to the irrigation of 597 acres within the place of use 
described above in a single irrigation season. 

7. P29 This right is a combination of portions of old Right Nos.: 22-185, 22-187, 22-
361, 22-445, 22-540, 22-562. See chart titled "Fox Creek C.C. Analysis" in file. 

 
Dates: 
Licensed Date: 
Decreed Date: 03/24/2009 
Enlargement Use Priority Date: 
Enlargement Statute Priority Date: 
Water Supply Bank Enrollment Date Accepted: 
Water Supply Bank Enrollment Date Removed: 
Application Received Date: 
Protest Deadline Date: 
Number of Protests: 0 
 
Other Information: 
State or Federal: S 
Owner Name Connector: OR 
Water District Number: TBD 
Generic Max Rate per Acre: 
Generic Max Volume per Acre: 
Combined Acres Limit: 3455.4 
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Combined Volume Limit: 
Combined Rate Limit: 
Civil Case Number: 
Old Case Number: 
Decree Plantiff: 
Decree Defendant: 
Swan Falls Trust or Nontrust: 
Swan Falls Dismissed: 
DLE Act Number: 
Cary Act Number: 
Mitigation Plan: False 
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INTRODUCTION 

The purpose of this document is to provide a Natural Resources Analysis (NRA) for parcel 
RP04N46E199125 on S 1750 E (the Property) to document existing conditions and assess potential 
impacts of a proposed residential subdivision to the area’s protected natural resources. The subdivision 
application was submitted to the Teton County Planning Administrator prior to August 3rd 2022; 
therefore, this report follows the NRA requirements outlined in the previous Teton County, Idaho Zoning 
Ordinances Title 9 Division 9-3-2 (C-2-B), Natural Resources Analysis (Teton County, 2013b). The 7.7-acre 
Property is located between the towns of Victor and Driggs and east of Highway 33 and is owned by 
Brooks Jacobsen (Figure 1). All but the northwestern end of the Property is located within the Wildlife 
Habitat Overlay – Big Game Migration Corridors and Seasonal Range as defined in Titles 8 and 9. This 
designation is likely due to the Property’s proximity to Fox Creek 250 feet to the south, and the National 
Forest boundary 1.5 miles to the east. The Property was zoned Agriculture/Rural Residential with a 2.5-
acre minimum lot size (A/RR-2.5) prior to August 3rd and is zoned Rural Neighborhood with a 5-acre 
average density under the current County Zoning effective August 3rd, 2022.  

Alder Environmental (Alder) conducted a site visit on September 25, 2023, to complete an existing 
conditions inventory and wildlife habitat assessment. This Natural Resources Analysis identifies the 
proposed Subdivision and demonstrates compliance with Teton County Idaho Regulations outlined in 
division 8-5-2, Overlay Regulations (Teton County, 2013a) and Division 9-3-2 (C-2-B), Natural Resource 
Analysis Standards (Teton County, 2013b).   

GENERAL LOCATION 

The Property is situated approximately 5 miles southeast of downtown Driggs, 5 miles northeast of 
downtown Victor, and is accessed by traveling 2.2 miles east down E 5000 S from Highway 33 to S 1750 
E. Just east of the Property, the foothills of the Teton Range begin to climb in elevation and the Fox 
Creek Canyon and Caribou Targhee National Forest is accessed by continuing up E 5000 S. Figure 1 
depicts the Property on USGS quadrangle 7.5-minute topographic map. Fox Creek, a tributary of the 
Teton River, originates in the mountains east of the Property and flows southwest just to the south of 
the Property. An irrigation ditch enters the southeast corner of the Property and appears to be diverted 
from Fox Creek east of the Property according to the Teton County GIS map server (Teton County, 
2023).  

Land use on the 7.7-acre Property has remained the same since as early as 2004 according to historic 
aerial imagery (Teton County, 2023). The residential house and detached garage were built prior to 2004 
and the rest of the Property consists of meadow grasses with a couple of shrub patches. The 
surrounding properties are of similar acreage and consist primarily of vacant lots or lots with single 
family residential units. The Windermere Estates Subdivision neighbors the Property to the west and the 
Hamstead Subdivision is just to the east. The Overlook at Fox Creek Subdivision is due south of the 
Property and contains slightly smaller lots positioned along Fox Creek.   

OVERLAY AREAS  

WETLANDS & WATERWAYS OVERLAY 
According to Title 8, the Wetlands and Waterways Overlay applies to all delineated wetlands as well as 
areas lying within 300 feet of designated waterways (Teton County, 2013a). Fox Creek is one such 
designated waterway. The southeast corner of the Property is within 300 feet of Fox Creek; therefore, 
this area of the Property is within the Wetland and Waterways Overlay (Teton County, 2013a) (Figure 2). 
No wetlands were identified on the Property during Alder’s September 2023 site visit. Teton County 
requires that no development occurs within 50 feet of designated waterways or within wetlands.  

WILDLIFE HABITAT OVERLAY  
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All but the northwestern corner of the Property falls within the Wildlife Habitat Overlay and is mapped 
as Big Game Migration Corridors and Seasonal Range according to the 2006-2022 and 2023 Teton 
County Natural Resources Overlay (Figure 3). Teton County requires that development on properties 
that lie within the Wildlife Habitat Overlay avoids or minimizes disturbance to wildlife habitat (Teton 
County, 2013a).  

FLOODPLAIN OVERLAY 
The Property does not contain the existing FEMA 100-year floodplain and therefore does not lie within 
the Floodplain Overlay according to Title 8.  

EXISTING CONDITIONS INVENTORY 

Existing natural resource conditions on the Property were identified through aerial imagery review 
(2023 Teton County), during the September 2023 site visit, and through review of other available 
resources including Idaho Fish and Game habitat data. Alder categorized plant communities and 
wetlands based on Teton County’s preferred vegetation classification system (Merigliano, 2009); 
however, this classification system did not include some of the identified vegetation types, so Alder 
added excluded types based on professional knowledge (i.e. mesic grassland, mesic shrub).  
 
Vegetative cover types found on the Property include mesic grassland, mesic shrubland, tall shrubland, 
sagebrush steppe and disturbed areas including existing development. The cover types identified on the 
Property are summarized below in the narrative, Table 1, and Figure 2. 
 
Table 1.  Vegetative Cover Types 

VEGETATIVE COVER TYPES DOMINANT SPECIES ACRES (AREA) % OF TOTAL AREA 

Tall Shrubland 
Betula occidentalis, Prunus 

virginiana 
0.08 1.1% 

Mesic Shrubland Symphoricarpos albus 0.14 1.9% 

Sagebrush Steppe Artemesia tridentata 0.33 4.2% 

Mesic Grassland Bromus inermis  6.01 78.1% 

Lawns and Landscaping NA 0.33 4.3% 

Disturbed (Buildings, Driveway, Parking Area) NA 0.78 10.2% 

Ditch NA 0.01 <1% 

Total  7.7 100% 

 
The majority (6.01 ac) of the 7.7-acre Property consists of mesic grassland dominated by non-native 
pasture grasses (Bromus inermis). These meadows encompass most of the Property and surround the 
existing development. Other vegetative cover types on the Property consist of small areas of shrubs 
including 0.08 acres of tall shrubland dominated by red birch (Betula occidentalis) and chokecherry 
(Prunus virginiana) located in the southeast corner of the Property adjacent to the ditch channel. 0.14 
acres of mesic shrubland dominated by low-lying snowberry (Symphoricarpos spp.) shrubs lie just north 
of the tall shrubland, and just north of this is 0.33 acres of sagebrush steppe dominated by big 
sagebrush (Artemisia tridentata). In the center and southwestern part of the Property lies 0.78 acres of 
existing development consisting of a residential house, detached garage, roads, driveways, and parking 
areas. Approximately 0.33 acres of lawn and landscaping surrounds the residential house (Figure 2).  
 
The ditch channel in the southeast corner of the Property encompasses approximately 0.01 acres. At the 
time of the September 2023 site visit the ditch was dry. The incised channel and cobble bed indicate that 
the ditch contains fast and significant flows at certain times of year but only flows seasonally or 
intermittently. The ditch originates upstream and east of the Property from a diversion from Fox Creek. 
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According to the Teton County GIS map server and historical aerial imagery, the ditch appears to 
terminate in uplands, downstream and west of the Property. No wetland fringe was observed along the 
ditch within the Property, and it does not appear to significantly impact long term hydrology or soil 
conditions of the Property.  Although Fox Creek lies within 300 feet south of the Property, the Property 
is on higher elevation terrain than the creek corridor and E 5000 S lies between the two. Riparian habitat 
associated with the creek corridor is not contained within the Property. 
 
Other existing conditions as required by Title 9, Division 9-3-2 (C-2-b-i)) Existing Conditions Inventory: 

• The Property is outside of areas of High Flood Risk (1% Annual Chance) based on Teton County’s 
draft revised 100-year floodplain according to the Teton County Interactive Floodplain Revision 
Map (Teton County 2022). 

• The Property is located within Class 1 – Low Liquefaction Susceptibility based on potential for 
saturation and presence of cohesionless sediments (Phillips, 2011). 

• Based on the 2015 Wildland-Urban Interface (WUI) Map for Teton County, Idaho from the 2016 
Teton County Idaho Wildfire Protection Plan, the entire Property is located within the WUI.  

• Based on the site visit and inventory, there are no ridges or rock outcroppings present on the 
Property. 

WILDLIFE HABITAT ASSESSMENT 

The Teton County Wildlife Habitat Overlay, Big Game Migration Corridors and Seasonal Range is 
mapped on the Property (Figure 3). This boundary and designation are due to the Property’s proximity 
to the Caribou Targhee National Forest, Bureau of Land Management land, and foothills of the Teton 
Range less than one mile east of the Property. Additionally, the Property and adjacent lands consisted 
historically of large, agricultural properties where vast open space allowed for wildlife use and 
movement. Land division and encroachment of development has changed this landscape over the last 
several decades, but wildlife still rely on open space and agricultural meadows for certain habitat 
functions and as movement corridors. Table 2 and Figure 3 identify the wildlife indicator species and 
indicator habitats protected by the Wildlife Habitat Overlay within the Property and within a mile of the 
Property.  
 
The narrative below evaluates habitat for indicator species shown on the Wildlife Habitat Overlay map 
for the Property per Title 9 requirements. Existing vegetative cover types mapped during the September 
2023 site visit were used for this analysis as well as available data and reports from the Idaho Fish and 
Game Department (IDFG) and other public data sources.  
 
Table 2. Presence of Teton County mapped Wildlife Habitat Overlays by Indicator Species within 1 mile of the 
Property and on the ground observations of indicator habitat on the Property 

INDICATOR SPECIES 

INDICATOR HABITAT OVERLAY 

MAPPED ON 

THE PROPERTY 

OVERLAY 

MAPPED 

WITHIN 1 MI OF 

PROPERTY 

HABITAT 

PRESENT ON 

THE PROPERTY  

Big Game: Elk & Mule Deer Mountain shrubland Yes Yes Yes 

Columbian Sharp-Tailed Grouse  Sagebrush steppe & 
mountain shrubland 

No No Yes 

Songbirds & Raptors Mountain shrubland 
& riparian forest 

No No Yes 

Water birds: Trumpeter Swan, 
Sandhill Crane  

Palustrine emergent 
wetlands 

No No No 
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Trout: Cutthroat Trout & 
Rainbow Trout 

Perennial & seasonal 
surface waters 

(excludes irrigation 
systems) 

No Yes No 

 
ELK  
Elk migrate seasonally from higher to lower elevations between summer and winter ranges and the 
Teton County Big Game Migration Corridors and Seasonal Range Overlay is mapped on the Property and 
extends to the north, east, and south of the Property (Figure 3). Teton County defines mountain 
shrubland as indicator habitat for elk. A small area of shrubland (0.22 acres) dominated by tall red birch 
and chokecherry in one area and low-lying snowberry shrubs adjacent, may provide elk with cover 
during winter months or seasonal movement. Even though this shrubland habitat is a small area in the 
Property, this habitat continues eastward beyond the Property as a narrow corridor along the ditch 
channel. The shrubland corridor is fragmented several times by driveways or roads but eventually 
connects to more abundant shrub and forest cover a half mile from the Property along Fox Creek. This 
somewhat connected shrub habitat is not likely to be used long term by elk due to proximity to 
development, but it might provide value for elk during seasonal movements by offering a corridor of 
cover among otherwise open or developed areas. Idaho Fish and Game identifies two elk herds in the 
Teton Basin; one winters east and south of Victor, and the other herd winters along the Teton River in 
Teton Basin. Therefore, the Property is not likely in an area with high elk usage, though the southeastern 
heard might occasionally visit the area.    

IDFG habitat suitability modeling for elk seasonal range maps the Property and vicinity as low suitability 
for winter range and moderate to low suitability for summer range. The highest suitability habitat is 
modeled in the Teton River Basin, the Big Hole Mountains, and northern foothills of the Tetons (IDFG, 
2023).  

MULE DEER 
Mule deer migrate seasonally from higher to lower elevations between summer and winter ranges and 
the Teton County Big Game Migration Corridors and Seasonal Range Overlay is mapped on the Property 
and to the west of the Property (Figure 3). Teton County defines mountain shrubland as indicator 
habitat for mule deer and the shrubland habitat within the Property and extending beyond the Property, 
as described in the previous section, may provide cover and forage for mule deer. Additionally, south 
facing slopes dominated by shrub cover provide vital habitat for wintering mule deer (TRLT, 2006) and 
the slopes east of the Property and above the Fox Creek canyon may be used by mule deer in winter 
months. Summering mule deer likely move between the Teton foothills and grassland and shrublands in 
the valley just west of the hills for forage and cover.  

IDFG habitat suitability modeling for mule deer seasonal range maps the Property and vicinity as low 
suitability for winter range and high to moderate suitability for summer range. The only high value 
winter range for mule deer in Teton Valley is modeled north of the Property along the Teton River (IDFG 
2022).  

TROUT 
Teton County defines indicator trout habitat as any naturally occurring perennial or seasonal surface 
waters (Teton County, 2013a). Fox Creek is a natural, perennial creek that originates in the mountains 
west of the Property. Cutthroat and rainbow trout generally require clear, cold streams with silt-free 
gravel bottoms in riffle areas and varied pool and riffle morphology for spawning habitat (Hickman, 
1982). Fox Creek originates in the Teton Mountains east of the Property and runs southwest to the 
Teton River, passing within 300 feet of the Property. However, the Property is at higher elevation and E 
5000 S lies between the Property and Fox Creek; therefore, riparian habitat associated with the creek 
corridor does not reach within the Property. The ditch that runs briefly through the Property originates 
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from Fox Creek east of the Property; however, the ditch does not contain trout spawning gravels and 
does not likely flow consistently enough to support trout. The ditch appears to terminate in uplands 
west of the Property so does not influence Fox Creek downstream.   

IMPACT ANALYSIS & MITIGATION PLAN 

The proposed subdivision involves dividing the Property into 2 lots, a 2.5 -acre northern lot (Lot 2) and a 
5.2 -acre southern lot (Lot 1) (Figure 2).  

Proposed Lot 2 consists entirely of mesic grassland. Proposed Lot 1 contains the existing residential 
development, lawns and landscaping, and irrigation ditch, and is primarily mesic grassland with a patch 
of shrubland (tall shrub, mesic shrub, and sagebrush steppe) in the southeast corner.  

The Wildlife Habitat Overlay is mapped through most of Lot 1 and about half of Lot 2 with designation of 
Big Game Migration Corridors and Seasonal Range (Figure 3). The presence of Fox Creek within 300 feet 
of Lot 1 also designates the southern end of Lot 1 in the Wetlands and Waterways Overlay according to 
Title 8 (Teton County, 2013). Teton County Zoning Ordinance Title 8 requires that building envelopes be 
located at least 50 feet from designated waterways including Fox Creek; the proposed lots and building 
envelopes are both well outside of this required setback from Fox Creek. Further, the riparian corridor 
associated with Fox Creek is downslope from the proposed lots and separated by roads and additional 
development. Therefore, the proposed subdivision is not expected to directly impact Fox Creek riparian 
habitat, trout habitat, or water quality.  

The proposed 2-lot subdivision has the potential to impact big game migration corridors by increasing 
housing density in an area that may be used as a movement corridor or seasonal habitat, particularly by 
mule deer as summer range or during movement. Teton County regulations also require minimization 
and mitigation of disturbance to wildlife habitat protected by the Wildlife Habitat Overlay (Teton 
County, 2013; Teton County 2022). The building envelopes proposed for the Ripple Subdivision were 
designed to preserve open space on the eastern end of each lot and to conserve the shrubland habitats 
in Lot 1 with the aim of minimizing impacts to big game species. To preserve big game movement 
corridors, development should be clustered within and among the proposed building envelopes to 
ensure ample space to remain for use by ungulates. Non-wildlife friendly fencing will be prohibited, and 
care will be taken to avoid impacts of livestock and domestic pets for wildlife species. Teton County 
Planning and Zoning may require additional measures to mitigate impacts to wildlife species. 

LAND MANAGEMENT PLAN 

High value shrub habitat will be preserved under the proposed subdivision and no direct negative 
impacts to Teton County protected wildlife species are anticipated under the proposed subdivision; 
however, the area’s value for wildlife movement or habitat might be impaired due to increased 
development density. The subdivision Covenants, Conditions and Restrictions (CC&Rs) will establish land 
management standards and designate responsibility of implementation and maintenance to individual 
landowners or the Homeowner’s Association (HOA). Adequate funds for land management shall be 
maintained by individual landowners or by the HOA through fee collection. When applicable, qualified 
professionals should be solicited to assist with proper management.  

The following management provisions will be addressed in the proposed subdivision CC&Rs: 

Open Space Management – Common open space is not designated in the proposed subdivision design; 
however, a management plan for areas within the Natural Resources Overlay in Lots 1 & 2 should be 
established in the CC&Rs, outlining requirements for monitoring and maintaining habitat to conserve 
and enhance value for wildlife and protect water quality. It will be the responsibility of individual lot 
owners, under the requirements of the CC&Rs, to control for state listed noxious weed species 
according to state laws and keep weed presence at a minimum. Weed control provisions should prohibit 
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the use of herbicides in wildlife habitat areas during breeding season and recommend control measures 
that allow native plant species to persist. Existing natural features that enhance the attractiveness and 
habitat quality on the Property will be preserved, including the shrubland habitat in proposed Lot 1.  

Lighting – Outdoor lighting will be designed to downcast. Bright lights detrimentally affect wildlife 
movement and hinder avian species navigation abilities. Motion detector lights are encouraged, but 
they shall meet the requirements for floodlights and when not needed (e.g. the residence is 
unoccupied), lights will remain off for the benefit of wildlife.   

Pet Control – Household pets (primarily dogs and cats) living on the Property will be contained in a 
designated, enclosed area to prevent interactions with wildlife. Domestic cats should not be permitted 
to roam freely outdoors to prevent mortality of songbirds protected by Teton County, and particular 
caution should be taken to keep pets out of the shrubland habitat in Lot 1.  

DESIGN REVIEW  

The proposed Subdivision of Parcel RP04N46E199125, located between the City of Victor and Driggs and 
just west of the Teton Range foothills, contains lands included in the Wildlife Habitat Overlay as defined 
in Titles 8 and 9. The proposed subdivision would transform the 7.7-acre property into two 5.2 and 2.5 
acre lots (Figure 2). The locations of the lots are designed according to zoning lot requirements and 
building envelopes were selected to minimize impacts within the Wildlife Habitat Overlay and preserve 
valuable shrub habitat (Figure 2). The following design criteria will be followed and outlined in the 
subdivision Declaration of Covenants, Conditions, and Restrictions to ensure that the proposed 
development complies with Teton County Title 8 and 9 regulations.  

Building Envelopes – Habitat fragmentation will be avoided by placing building envelopes outside of high 
quality shrubland wildlife habitat and native vegetation. Future development within the building 
envelopes will be designed to cluster development to preserve open space. For example, buildings will 
not be constructed on opposite sides of one building envelope, and hardscaping should be placed on the 
western end of each building envelope with landscaping on the eastern end to maintain a buffer 
between development and wildlife habitat.  

Fencing – All fences on the Property will be designed to minimize impacts to indicator species’ current 
use of the Property and habitat connectivity. Fencing shall be designed by a qualified person and will 
consider adjacent land use and potential movement of ungulates from summer to winter ranges 
through the Property. Guidelines will be followed as outlined in Teton County Idaho Zoning Ordinance, 
Title 9 Division 9-3-2 (C-2-c-WH-vi-b) (Teton County, 2013b). Fences for livestock containment shall be 
clustered near buildings and be used to regulate livestock use of the shrubland habitat, keep grazing 
intensity low enough to preserve wildlife habitat in the area, and avoid interactions with wild ungulates.  

Vegetation Impacts—Impacts to indicator species habitat, which consists of shrublands on the southeast 
end of Lot 1, will be avoided and the building envelopes are designed to ensure this. If impacts to 
shrubland habitats are unavoidable, the landowner will be required to mitigate for the altered 
vegetation by replacing the impacted habitat type with an equal area of functioning native vegetation. 
Mitigation shall be overseen by a qualified professional, and monitoring shall be conducted to ensure 
success.  

Utilities—All future service utilities will be located underground and outside of the Natural Resources 
Overlay where possible. 
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APPENDIX A: FIGURES 

Figure 1. Location  

Figure 2. Existing Conditions and Proposed Subdivision 

Figure 3. Wildlife Habitat Overlay
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FIGURE 2
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FIGURE 3
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APPENDIX B: PHOTOS 

 
Photo 1. Tall shrubland habitat along the ditch in the southeast corner of the Property (9/25/2023). 

 
Photo 2. Culvert and ditch on the southern Property boundary (9/25/2023). 
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Photo 3. Mesic shrubland habitat in the southeast corner of the Property (9/25/2023). 

 
Photo 4. Sagebrush steppe habitat along the eastern boundary of proposed Lot 1 (9/25/2023).  
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Photo 5. Mesic grassland in the foreground with existing development in the background (9/25/2023). 

385



1

Sarah Johnston

From: Earle Giles <egiles@tetoncountyfire.com>
Sent: Thursday, December 14, 2023 3:39 PM
To: Sarah Johnston
Subject: Re: Ripple Subdivision Road

Follow Up Flag: Follow up
Flag Status: Completed

Sarah, 
I timed out and maxed my PTO sorry I wasn't in today. 
Yes , 
This is expectable on flat terrain. 
Have a nice vacation. 
Best. 
 
 
Sent from my Samsung Galaxy XCover FieldPro, an AT&T 4G LTE smartphone 
Get Outlook for Android 

From: Sarah Johnston <sarah@arrowleafengineering.com> 
Sent: Thursday, December 14, 2023 2:06:41 PM 
To: Earle Giles <egiles@tetoncountyfire.com> 
Subject: Ripple Subdivision Road  
  
Hi Earle, 
  
I’ve had this on my desk for a while now, to try to connect with you and review the road turnaround configuration.  I’m 
sorry I missed you today! 
  
The Ripple Subdivision is a proposed two-lot subdivision just East of Windermere.  Here is an image of “S 1750 E” which 
currently serves one house on the subdivision parent parcel, and the neighbor to the north.   
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It seems like a turnaround is required where the new Subdivision Road ends and the driveways continue 
on.  Unfortunately, the property to the north is not part of the subdivision, so we have to keep our proposed 
improvements on the subdivision side of the boundary.   
  
Is the attached “Y” turnaround acceptable?  The part highlighted in pink will be improved and widened to this line, but 
the grey existing part beyond the subdivision boundary would not be improved/widened.   
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I have included this PDF as well as the subdivision concept plan for reference.  Please let me know if this configuration 
will be acceptable for fire, or if we need to do something different with the turnaround.   
  
Thanks! 
Sarah Johnston, PE 
Arrowleaf Engineering, PC 
55 South 5th East 
Driggs, ID 83422 
sarah@arrowleafengineering.com 
Cell: 307-413-6373 
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IDAHO DEPARTMENT OF FISH AND GAME 

UPPER SNAKE REGION Brad Little / Governor 

4279 Commerce Circle Jim Fredericks / Director 

Idaho Falls, Idaho  83401 

 

 

February 27, 2024 

 

Jade Krueger 

Teton County Planning & Zoning 

Teton County Courthouse 

150 N. Courthouse Drive – Room 107 

Driggs, ID 83422 

 

RE: Notice Requesting Public Comments: Proposed Ripple Subdivision 

 

The Idaho Fish and Game Commission is expressly charged with statutory responsibility to 

preserve, protect, perpetuate, and manage all fish and wildlife in Idaho (Idaho Code 36-103 (a)). 

The purpose of these comments is to assist Teton County by providing a technical review of 

affected wildlife resources, and to offer strategies that avoid, minimize, and mitigate challenges to 

wildlife resources essential to Teton County’s culture, recreation, and economy. 

 

Ripple Subdivision is a proposed residential subdivision located at 4935 S 1750 E, Victor, Idaho 

approximately 2 miles north and 4.4 miles east of the City of Victor. The existing property is 7.73 

acres and currently contains one existing residential dwelling with appurtenances. The project 

consists of subdividing one 2.5- acre lot being the north 2.5 acres of the overall 7.73-acre parcel 

with the remaining 5.23 acres being the second lot to the south. An existing home and shop already 

exist on the larger proposed 5.23-acre lot.  

 

The location of the proposed subdivision is within the delineated Grizzly Bear Demographic 

Monitoring Area for the greater Yellowstone population. The Idaho Department of Fish & Game 

(IDFG) would expect a high probability of wildlife use. 

 

Considerations 

• Illustrate how the proposal avoids or minimizes human wildlife conflicts and interactions. 

Proposal should discuss how to minimize measures that attract wildlife (e.g., garbage 

storage, pet and livestock food, landscape vegetation).  

• Landscaping plants may be damaged by wildlife, specifically by big game (deer, elk, and 

moose). Damage to vegetation and any efforts to control big game depredation is the 

responsibility of the landowner and must comply with IDFG rules and regulations. Many 

browse-resistant ornamental plants are widely available and should be planted in place of 

highly edible landscaping plants. 
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o IDFG recommends restricting ornamental yews, which include shrubs or small 

trees used in landscaping. Yews are toxic to elk, deer, and other animals, 

including humans.  

It is not the purpose of IDFG to support or oppose this proposal. The State of Idaho is committed 

to assisting the County in reviewing proposals regarding this development. If you have any 

questions or need additional information, please contact Eric D. Anderson (Technical Assistance 

Manager; 208-525-7290). 

Sincerely, 

 

      

 

 

 

Matt Pieron 

     Regional Supervisor 
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Public Works Department 

1 of 1 

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

djohnson@co.teton.id.us 

 
February 27, 2024 

 

 

Ms. Sharon Fox 

Teton County Planning 

150 Courthouse Drive, Suite 107 

Driggs, Idaho 83422 

 

RE: Engineering Review 
 Ripple Subdivision Preliminary Plat 
 Section 19, T4N, R46E B.M. 

  

Upon review of the Ripple Subdivision Concept Master Plan, I have the following observations: 

 

 Access to both Lots 1 and 2 will need to be shared and located within the 60-foot wide road 

easement shown along the west subdivision boundary. Only one access (existing) will be allowed 

from County Road E5000S. 

 S1750E now provides access three lots and will need to be brought up to County Local Road 

Standards beginning at E5000S.   

 

Sincerely: 

 
Darryl Johnson, P.E., P.L.S. 

Public Works Director 
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DATE: March 12, 2024

TO: Planning & Zoning Commission

FROM: Jade Kreuger, Planning Administrator

ITEM TITLE: 6:15 PM PUBLIC HEARING: Two Thousand Views Subdivision Preliminary Plat
Hearing.  B & R Rental LLC, represented by Nelson Engineering has submitted an
application for a 10 lot subdivision with a total of 27.97 acres located on E 2000 S, near
MD Nursery and S 1000 E (Darby Townsite). The property is zoned A/RR-2.5. The
proposal includes 10 lots that range from 2.5 to 3.95 acres each. The property is
currently vacant and used for agriculture
 
Legal Description: RP04N46E066705; TAX #5647 SEC 6 T4N R46E

4.4

AGENDA ACTION ITEM

 

 

 

 
 
 

SUGGESTED MOTION:
APPROVAL 
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C can be satisfied, I
move to RECOMMEND APPROVAL of the Preliminary Plat for the Two Thousand Views Subdivision as
described in the application materials submitted on January 28, 2024 and additional information attached to
the staff report. (with the following conditions of approval…)
 
DENIAL
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-B have not been
satisfied, I move to RECOMMEND DENIAL of the Preliminary Plat for the Two Thousand Views
Subdivision as described in the application materials submitted on January 28, 2024, and additional
information attached to the staff report, based on the following findings:

CONTINUATION
I move to continue the public hearing for the Two Thousand Views Subdivision Preliminary Plat to a specific
date in time in order to obtain additional information from the applicant or other agencies. 
 
ATTACHMENT(S):

Two Thousand Views Preliminary Plat_Staff Report 031224.pdf
A. Preliminary_Plat_Application_4.20.2023.pdf
B. _PRELIMINARY PLAT_4.20.2023.pdf
C. Improvement Plans.pdf
D. COST EST_230417_NE_4.20.2023.pdf
E. Development Agreement_4.21.2023.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477506/Two_Thousand_Views_Preliminary_Plat_Staff_Report_031224.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477519/A._Preliminary_Plat_Application_4.20.2023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477520/B.__PRELIMINARY_PLAT_4.20.2023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477521/C._Improvement_Plans.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477522/D._COST_EST_230417_NE_4.20.2023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477523/E._Development_Agreement_4.21.2023.pdf


F. CCRs_4.20.2023.pdf
G. EIPH Letter_4.20.2023.pdf
H. TIS 020224.pdf
I. MawWD_4.20.2023.pdf
J. Fire Marshal Comments.pdf
K. Engineer Review_Twho Thousand Views Preliminary Plat.pdf
L. Public Comment.pdf
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https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477527/H._TIS_020224.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477528/I._MawWD_4.20.2023.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477529/J._Fire_Marshal_Comments.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477530/K._Engineer_Review_Twho_Thousand_Views_Preliminary_Plat.pdf
https://legistarweb-production.s3.amazonaws.com/uploads/attachment/pdf/2477531/L._Public_Comment.pdf
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APPLICANT & OWNER: Brian Maw, B&R Rental LLC, now Two Thousand Views LLC 
ENGINEER: Nelson Engineering 
 
OVERVIEW: Brian Maw, with Nelson Engineering, has submitted a preliminary plat application for a 10 lot 
subdivision proposal on S 2000. The property does not contain any natural resource overlays, regulatory 
floodplain nor wetlands.   
 
APPLICABLE COUNTY CODE: Subdivision Preliminary Plat Review pursuant to Title 9, Chapter 3 Teton County 
Subdivision Ordinance, (revised 5/16/2013) including 9-3-2-C for preliminary plat review, Teton County 
Comprehensive Plan (A Vision & Framework 2012-2030). 
 
LEGAL DESCRIPTION: RP04N46E066705; TAX #5647 SEC 6 T4N R46E 

LOCATION: S 2000 E 
ZONING DISTRICT A-2.5 Agriculture, Small Increment and Rural Residential 
PROPERTY SIZE: 27.96 acres 

 

 
Figure 1. Vicinity map 

 
 
 
 

PRELIMINARY PLAT REVIEW PUBLIC HEARING 
FOR: Two Thousand Views 

WHERE: S 2000 E  

PREPARED FOR: 
Planning and Zoning Commission  
Public Hearing on March 12, 2024 
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Figure 2. Aerial Image; vacant property except storage containers on the bottom eastern portion of the 

parcel 
 
PROJECT DESCRIPTION 

The proposed Two Thousand Views Subdivision is a 10 lot subdivision on ~27 acres of land located at 
S2000E. Each proposed lot is just over 2.5 acres in size. An interior subdivision road from S 2000 E is 
proposed to access all lots. A fire pond is proposed on northern portion of the subdivision. All lots are 
proposed to have individual well and septic. A traffic impact study was required because of the 10 
lots proposed.  
 
PROJECT BACKGROUND & REVIEW HISTORY 
Pre-application: A pre-application was completed on March 28, 2022 (after the Concept Plan was 
submitted).   
 
Concept Review: A concept application was submitted February 11, 2022, and deemed complete March 
28, 2022 after the pre-application conference requirement was completed. The Planning and Zoning 
Commission approved the application on August 9, 2022 with the following motion:  
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Conditions from the staff report:  
 

 
Staff comment: A letter from Garden Water Company has not been received.  
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Figure 3. Preliminary Plat 
 
OVERVIEW OF PRELIMINARY PLAT APPROVAL (9-3-2-C):  
The preliminary plat phase is a two-step process with review by both the Planning and Zoning commission 
and Board of County Commissioners, where the fact-finding details and specific requirements of the 
ordinance and law are determined. All of the issues surrounding required infrastructure will be resolved, 
or have a clear solution acceptable to the County, before scheduling the final plat review. 
 
REVIEW & INTER-AGENCY COMMENTS:  
The County has solicited comments from other agencies and has received comments from the following 
entities.  
 

  ROADS & UTILITIES:  Teton County Public Works Director made the following comments on October 
3, 2023: 

o All lots will need to be accessed from interior subdivision road.  
o Improvement plans have a WY seal.  
o A traffic impact study was required for this project. Public Works is still reviewing the TIS. 

Planning Staff would recommend a meeting with the applicant’s engineer and Public 
Works to review methodology.  

 
 FIRE PROTECTION: Teton County Fire Marshal made the following comments on the application:  
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o Is approved for fire department access. The proposed fire pond water fill shall be a dry 
barrel fire hydrant as used in the Cities of Victor or Driggs and inspected/certified annually 
per the International Fire Code.  

 
 WASTEWATER TREATMENT: Applicant has received preliminary approval from EIPH on 8/17/22.   

 
 PLANS & STUDIES: Applicant has submitted a Traffic Impact Study because there are 10 lots 

proposed.  
 

 CITY OF DRIGGS: Supplied a letter (10/2023) voicing concerns over the following:  
 

o 1- Transportation Impacts: The City of Driggs is concerned with the level of traffic that 
would be generated by the proposed development and the resulting impact on 
intersections and traffic growth on highway 33 and Driggs arterials and collector roads. 
Has a traffic study been completed in considering all the developments in this area? The 
City requests that: 

 a. Idaho Transportation Department be consulted and provided a copy of the 
application in order to ensure that intersection impacts are properly mitigated; 

 b. Bicycle access into Driggs should be required, or if other nearby developments 
are considering bicycle improvements, that this devilment be required to 
participate. 

 c. A Traffic Study needs to be submitted for the collective development of this 
area. 

o 2- Parks Impacts: The City of Driggs is concerned that continued development in the 
county increases demand for city park and recreation facilities and that this is not being 
met by the county impact fees, which are designated only for fairground improvements. 
Our Parks are being used by County residents yet only Driggs’ residents are paying for 
them. County developers need to contribute to recreational impacts fees.  

o The City of Driggs requires .028 acres of park land for each unit of development when 10 
or more units is proposed. The City requests that: 

 a. Park land and improvements (ie: playground and field) be required of the 
developer. Such fees could be remitted to the cities, which are currently providing 
park space accessible to all county residents, or held in a fund to be used toward 
future countywide (including in-city) recreation and park improvements. 

o 3- Housing: We know that new developments require more staffing and needs from our 
essential workers including: Sheriff, teachers, EMS, Fire, Parks staff, road maintenance, 
etc. Yet these are the very people that are having a hard time with housing attainability. 
Most essential workers must live in our community and don’t commute. The City 
recommends: 

 a. A Fiscal Analysis needs to be submitted. 
 b. Workforce housing needs to be provided. 
 c. Clustered development and open spaces should be considered. 

 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE 
Idaho Code, Title 67, Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County 
Code. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News 
on February 21 and February 28, 2024. A notification was sent via mail to surrounding property owners 
within a 300-foot buffer area on February 14, 2024. A notice was also posted on the property providing 
information about the public hearing on February 27, 2024.  
 
PUBLIC COMMENT: 
Public comments received are attached to the staff report.  
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CRITERIA FOR APPROVAL 
The Planning and Zoning Commissioners shall only approve if it finds that all of the following criteria 
(9-3-2(C-8)) have been met (or if it finds that some of the criteria have not been met, may recommend 
approval with conditions that would ensure that the proposed development meets the criteria): 
 

Objective:  1. The application is consistent with the Comprehensive Plan.  
Under the 2012-2030 Comprehensive Plan Framework, this area falls within the Mixed Ag and Rural 
Neighborhood character area.  

 
Figure 4. Mixed ag/ Rural Neighborhood 

 

 
Figure 5. Future Character Uses (Comprehensive Plan 2012-2030) 

 
As stated in the Concept review by staff, a PUD/clustered development or conservation protections would have 
better suited the Comprehensive Plan’s vision for this area.  

 

Objective:  2. The application complies with all applicable county regulations.  
Staff Comment: The proposed Two Thousand Views Subdivision can meet the requirements of the current A/RR 
2.5 zoning district. The development would meet the required density. The fire suppression requirement has also 
been addressed in the proposal.  
 
The temporary containers on the bottom eastern portion of the property require a temporary use permit for 
temporary use. Otherwise, they must either be removed or made permanent structures, and they must meet 
setback requirements, which they currently do not.  
 

Objective: 3. If the application is for a PUD, it complies with any regulations applicable to PUDs under Chapter 5 of 
Title 9, including without limitation regulations controlling the types and locations of open space to be included in the 
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development and the required design and size of development clusters. If the application is for a Planned Community 
PUD, the application adequately mitigates any impacts identified in those additional studies required by Section 9-3-
2(C). 

The application is not a PUD.  

Objective: 4. The application includes trails and pathways as required by Section 9-4-2(B-4) to the maximum extent 
feasible. 

The property does not appear to fall within any designated pathways per the Recreation Master Plan nor does 
the project have any trails proposed. Other developments along S 2000 are proposing pathways as part of their 
project. However, there appear to be multiple gaps from those projects to this project.  
 

Objective: 5. The application is consistent with the results of any Nutrient-Pathogen Study required for the property 
and includes any conditions or changes required to avoid any potential degradation of surface or groundwater 
identified in that study. 

A Nutrient-Pathogen Study was not requested for this proposal. The property is not within the Wetlands and 
Waterways Overlay. No bedrock nor groundwater was encountered in EIPH’s review of the property, which are 
two additional triggers for an NP Study.  
 

Objective: 6. The application is consistent with the recommendations of any report on the adequacy of the proposed 
sewage system for the development and includes any recommended mitigation measures identified in that report.  

Applicant has received preliminary approval from EIPH 08/17/22.   
 

Objective: 7. The application is consistent with any Traffic Impact Study required for the property and will not result 
in a decrease in the level of service (for example, from the level of service B to C) on any State Highway or a maintained 
county road and includes any mitigation measures recommended in the Traffic Impact Study. 

A Traffic Impact Study was required for this application as it proposed 10 lots. ADUs were taken into consideration 
in the report.  
 
Planning Staff & Public Works have questions about the methodology used as every other traffic impact study 
for W 2000 S has indicated the need for turn lanes and a worse base level of service.  
 

 
 
  
 
 

Objective: 8. If the application is for land that is not adjacent to a state highway or a maintained county road, the 
applicant will bear the costs of constructing roads to connect the proposed development to at least one state highway 
or a maintained county road, and adequate for anticipated traffic, and will be constructed to County Road Standards.  
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A Road and Bridge access permit will be required to access S 2000, a County Local Road. This should be provided 
with the final plat application.  
 

Objective: 9. If a Natural Resources Analysis is required, the proposed development will avoid all mapped Overlay 
Areas (except the AV Airport Vicinity Overlay Area), or will minimize any unavoidable impacts to the mapped Overlay 
Areas to the maximum extent feasible and mitigate any unavoidable impacts. In the case of land located in the WH 
Overlay Area, the duty to avoid or mitigate impacts on habitat areas shall only apply if the wildlife habitat assessment 
reveals evidence of an indicator species or the presence of indicator habitat, and shall only apply to portions of the 
parcel where the evidence or habitat is found. 

An NRA and Wildlife Habitat Assessment were not submitted for this application.  
 

Objective: 10. The required Public Service/Fiscal Analysis shows that all public services provided to the proposed 
subdivision or PUD have adequate capacity to service it, or if they do not, the applicant has committed to mitigation 
or financing to ensure that those services and facilities will be provided within two (2) years after the first unit in the 
development is occupied and that any shortfall of tax revenues below the costs of providing the services or facilities 
will be covered without cost to the County. 

A Public Service/ Fiscal Analysis for this proposal was not required because the proposal is for less than 20 lots.  

Objective: 11. The application is consistent with any Capital Improvements Plan (CIP) adopted by the 
County. 
All applicable fees based on the Impact Fee Program (2023 CIP) will be assessed at the time of building. The 2008 
adopted CIP (at the time of subdivision application) indicated that this area was appropriate for 50-80 units per 
100 acres or .65 du/acre. The proposal of 10 lots per 27 acres could meet this proposal.   
 

 
Figure 4. CIP Density 

 

Objective: 12. An adequate institutional structure has been created to ensure that long-term maintenance costs of 
roads, water, sewer, and drainage systems will be collected from within the development and used to maintain such 
items. If the chosen structure relies on payments of dues (for example, through a homeowners’ association) rather 
than taxes, the county shall be granted the institutional power to enforce payments of those dues in the event the 
organization fails to do so. 
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There are CC&Rs established for this subdivision and they address a number of development and land use 
restrictions, such as Dark Sky lighting, setbacks and noxious weed control.  
 
CCRs mention water rights. Applicant has submitted documentation related to water rights for the property and 
should clarify.  
 

Objective: 13. If land ownership boundaries or natural terrain features make it impossible for the application to meet 
all of the criteria outlined in Section 9-3-2(C- 3), the application shall meet as many of the criteria as possible.  

There is no floodplain overlay present nor any wetlands. The property is not within the bear conflict overlay or 
the wildland urban interface (WHO).  

Objective: 14. In addition to the above, for a Planned Community PUD, the application is consistent with the 
recommendations of any report on the adequacy of the school system to accommodate school-aged children 
anticipated by the development and includes any recommended mitigation measures identified in that study. If the 
applicant is obligated to pay an impact fee for schools, then mitigation measures identified in the report will not be 

required. 
N/A 

 
CONSIDERATIONS:   
Planning Staff & Public Works have questions about the methodology used in the Traffic Impact Study (TIS) 
as every other TIS for S 2000 has indicated the need for turn lanes and included worse base level of service. 
Staff recommends a meeting between the applicant’s engineer and public works before the application’s 
next review.  
 
CONDITIONS OF APPROVAL: 

1. The preliminary plat should be updated in the following ways:  
a. The plat requires a signature page, which is missing from the application package. 
b. A note should be added indicating all subdivision lots will be accessed from the interior 

subdivision road.  
2. CCRs should be updated:  

a. To include the Right to Farm Act.  
b. CCRs mention water rights. Applicant has submitted documentation related to water 

rights for the property and should clarify.  
3. An approved access permit should be provided with the final plat application.  
4. Applicant will submit LLC documentation for B&R Rental LLC / Two Thousand Views LLC 
5. Improvement Plans should include a subdivision sign and entrance landscaping. These should 

also be incorporated into the cost estimate.  
6. A draft of the financial surety of 125% the total cost estimate is required with the final plat 

application.  
7. A letter from Garden Water Company should be submitted.  

 
PLANNING & ZONING COMMISSION ACTIONS 
A. Recommend approval of the Preliminary Plat, with the possible conditions of approval listed in this staff 
report, having provided the reasons and justifications for the approval. 
B. Recommend approval of the Preliminary Plat, with modifications to the application, or adding 
conditions of approval, having provided the reasons and justifications for the approval and any 
modifications or conditions. 
C. Recommend Denial of the Preliminary Plat application and provide the reasons and justifications for 
the denial. 
D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for additional 
information. 
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MOTIONS 
The following motions could provide a reasoned statement if a Commissioner wanted to move 
recommending to approve or deny the application: 
 
APPROVAL  
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-C can be satisfied, 
I move to RECOMMEND APPROVAL of the Preliminary Plat for the Two Thousand Views Subdivision as 
described in the application materials submitted on January 28, 2024 and additional information attached 
to the staff report. (with the following conditions of approval…) 
 
DENIAL 
Having concluded that the Criteria for Approval of a Preliminary Plat found in Title 9-3-2-B have not been 
satisfied, I move to RECOMMEND DENIAL of the Preliminary Plat for the Two Thousand Views Subdivision 
as described in the application materials submitted on January 28, 2024, and additional information 
attached to the staff report, based on the following findings: 

 
 

CONTINUATION 
I move to continue the public hearing for the Two Thousand Views Subdivision Preliminary Plat to a 
specific date in time in order to obtain additional information from the applicant or other agencies.  
 
 
 

ATTACHMENTS:  
A. Application (6 pages) 
B. Preliminary Plat (2 pages) 
C. Improvement Plans (6 pages)  
D. Cost Estimate (1 page)  
E. Development Agreement (15 pages) 
F. CCRs (2 pages) 
G. EIPH Preliminary Letter (5 pages)  

H. Traffic Impact Study (22 pages) 
I. Warranty Deed (2 pages)  
J. Fire Marshal Review (1 page)  
K. Public Works Review (1 page)  
L. Public Comment (3 pages)  

 

End of Staff Report 
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: 

 
 

_____________________________ 
NAME OF SUBDIVSION/PLANNED UNIT DEVELOPMENT 

PRELIMINARY PLAT 
SUBDIVISION/PLANNED UNIT DEVELOPMENT APPLICATION 

The Preliminary Plat is the second of three steps in the development process.  Upon receipt of the required materials 
the planning staff shall stamp the application received and prepare a staff report.  Once the Planning Administrator 
or his designee has reviewed the staff report and deemed the application complete a public hearing will be scheduled 
with the Planning and Zoning Commission.   It is recommended that the Applicant review Titles 6, 8 and 9 of the 
Teton County Code prior to submittal.  These Titles along with application materials are located on the County 
website at www.tetoncountyidaho.gov.  The Planning staff is also available to discuss applications and answer 
questions prior to receiving an application. 

 
To expedite the review of your application, please be sure to address each of the following items.  

 
SECTION I: PERSONAL AND PROPERTY RELATED DATA  
   
 
Owner: ___________________________________________________________________________________ 
 
Applicant:________________________________________ E-mail :__________________________________ 
 
Phone: (        ) ___________________ Mailing Address: ____________________________________________ 
 
City: _________________________________________State:__________________Zip Code:_____________ 
 
Engineering Firm: _____________________Contact Person: ______________Phone: (         )______________ 
 
Address:__________________________________________ E-mail: _________________________________  
 
 
 
Location and Zoning District: 
 
Address: _____________________________________________ Parcel Number: ______________________ 
 
Section: ___________Township: ___________Range: _________ Total Acreage: ______________________ 
 
Proposed Units/ Lots: ____________________Proposed Open Space Acres: __________________________  
   
  Proposing a Subdivision     Proposing a Planned Unit Development  
  Zoning:  A 2.5     A 20        Planned Community     Rural Reserve   
 
 

� Latest recorded deed to the property   Affidavit of Legal Interest  
� 60% of total base fee (see current fee schedule)   Concept Plan approved on _____________ 
� $1500.00 minimum retainer for Nutrient Pathogen Evaluation Review, as applicable 

 
Fees are non-refundable. 

 
 
 

B&R Rental LLC

Taylor R. Cook Tcook@nelsonengineering.net

307 249 7507 PO Box 1599

Jackson WY 83001

Nelson Engineering Taylor Cook 

See Parcel ID RP04N46E066705

6 4N 46E 27.97

10 NA

X
X

3/28/2022

DocuSign Envelope ID: 825F6ED7-E943-46B5-86E8-BB459CDCB689
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: 

I, the undersigned, have reviewed the attached information and found it to be correct.  I also understand that the 
items listed below are required for my application to be considered complete and for it to be scheduled on the 
agenda for the Planning and Zoning Commission public hearing.   

 
• Applicant Signature: ________________________________________ Date: _____________________ 

 
I, the undersigned, am the owner of the referenced property and do hereby give my permission to 
_____________________ to be my agent and represent me in the matters of this application.  I have read the 
attached information regarding the application and property and find it to be correct. 
 
• Owner Signature:___________________________________________ Date: _____________________ 

     
 
SECTION II:  CHECKLIST OF ITEMS REQUIRED ON THE PLAN/PLAT DOCUMENT 

 
1. Number of Plan/Plats: 

• Two (2) Preliminary Plats (18” X 27” or 11” X 17”) prepared by a professional land surveyor/engineer 
• Two (2) Master Plans (18” X 27” or 11” X 17”) prepared by a professional land surveyor/engineer 

2. Items on Plan/Plat: 
• Plans and plats are labeled in lower right hand corner 
• Section(s), Township, Range 
• Accurate angular and lineal dimensions for all lines, angles and curves used to describe boundaries, streets, 

alleys, and easements areas to be dedicated for public use, and other important features are shown.  
• Identification for all lots and blocks and road names are clearly shown.  Lot lines show dimensions in feet 

and hundreds. 
• Perimeter subdivision lines are accurately related by distance and bearings to established roads or street 

lines, or 1/16 section corners, and closures are a minimum if one (1) foot in 5000 feet. 
• True angles and distances to the nearest established street lines or official monuments are accurately 

described in the plat and shown by appropriate symbol. 
• Radii, internal angles, points and curvatures, tangents, tangent bearings, chord, chord bearings and the 

lengths of all arcs are shown. 
• Accurate location of all monuments and fire protection to be installed, shown by appropriate symbol, and 

all of the U.S., State, County, or other official bench marks, monuments, or triangulation stations in or 
adjacent to the property. 

• Each lot corner is monumented or witnessed with permanent marker, in accordance with the rules and 
regulations of the State Board of Registration for professional engineers and land surveyors, and the 
markers are shown either by legend or separate description on the plat. 

• Accurate boundaries and legal descriptions are given of any easement or area to be dedicated for public 
use, with the purpose indicated thereon, and of any area to be reserved by deed or covenant for the common 
use of all property owners or the general public. 

• Vicinity map with any existing subdivisions within 1 mile and all existing road names 
• Names of adjoining developments and ownership of surrounding land 
• North arrow 
• Contours 
• Section and incorporation lines in and within 200 feet 
• Boundaries and identification of zoning districts 
• Building envelopes 
• Setback requirements 
• Road names 
• Accurate scale 

 
3. Utilities: 

• Statement in bold letters of proposed water, wastewater and maintenance services 
• Location, width and information of utility right(s)-of-way and easement(s) (telephone, power, water, sewer 

irrigation) 
• Location and approximate depth of active and abandoned wells and all reservoirs in and within 100 feet  
• Location and sizes of sewers, water mains, culverts, underground facilities in and within 100 feet 

 
 

DocuSign Envelope ID: 825F6ED7-E943-46B5-86E8-BB459CDCB689

Brian Maw

4/17/2023

4/17/2023
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: 

4. Improvement standards: 
• Curbs and gutter, if any 
• Trails and pathways - Title 9 Section C-2 
• Public utilities 
• Water supply and sewage disposal 
• Maintenance and operation of public water and sewer, if any 
• Fire protection (pond, well, hydrants. etc) 
• Street lighting, if any 
• Public land access 

 
SECTION III:   CHECKLIST OF ITEMS REQUIRED IN DEVELOPMENT AGREEMENT AND   
  PROTECTIVE COVENANTS  

 
1. One copy of the Development Agreement using the County approved template to include:    

• Estimated date the subdivision will be completed 
• The date actual construction will begin 
• The date public improvements will be completed and can be inspected 
• Inspection of public improvements under construction 
• Control during development 
• The developer shall control dust while installing infrastructure 
• A registered professional engineer’s stamped estimate of costs for all improvements 

       • Any other conditions agreed to 
• Irrevocable bank Letter of Credit (Letter of Intent from financial institution) 
• Reduction and release of guarantee 
• Guarantee of completion of improvements 
• Penalty in case of failure to complete construction of a public improvement 
• Lots shall not be sold and recorded until final plat recording 
• No building permits may be issued until the fire protection, including roads, are operational 
• No Certificates of Occupancy will be issued until public improvements are complete 
• The developer shall provide a stamped letter from the engineer stating the roads have been built in 

accordance with the submitted road plans and are up to county standards 
• Subdivision entrance sign and street signs 
 

2. One copy of draft Final Protective Covenants (CC & R’s) shall include at least the following: 
• Homeowners Association 
• Right to Farm provision 
• County setbacks and height restrictions 
• Architectural style and building design 
• Maintenance of landscaping 
• Screening 
• Garbage areas 
• Private road 
• Storage areas 
• Maintenance building 
• No further divisions of lots 
• Low wattage lighting downward directed 
• Weed control 
• Sanitary rules/regulations 
• Mention that the following items cannot be changed by the HOA: 

o Weed maintenance and control 
o Teton County dark skies requirements 
o No further lot split statement 
o County setback and heights 
o Right to Farm Act 
o The EIPHD has authority over the HOA 

 
3.   In the case of a PUD: 

• Open Space use type 

DocuSign Envelope ID: 825F6ED7-E943-46B5-86E8-BB459CDCB689
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: 

• Deeding or dedication of Open Space 
• Open Space Management Plan 

o Management of agricultural land 
o Management of recreation facilities 
o Management of existing and created natural lands 

 
SECTION IV: DESIGN AND IMPROVEMENT STANDARDS 
  
1.    Design standards:  

• Dedication of street public- private 
• Street and road locations 
• Intersections 
• Easements and rights-of-way and dedicated entity 
• Irrigation easements - Title 8 Section 8-4-4 
• Blocks are clearly defined on the master plat 
• Lots 
• Planting strips and reserve strips 
• Landscaping Plan - Title 9 Section C-3-A 
• Access to public roads/buildings 

 
2.   Maps/Studies/Plans:  

• Map access routes to public lands/waterways - Title 9 Section C-2-a 
• Overlay Areas mapped - Title 9 Section C-2-b 
• Wetlands determination, as required - Title 8 Section 8-5-2 
• Scenic Corridor, as required - Title 8 Section 8-5-2 
• Nutrient-Pathogen Study, as required - Title 9 Section C-3-B 
• Flood Hazard areas, as required - Title 8 Section 8-5-2 
• Geographical Hazards, if any 
• Sight Line Analysis - Title 9 Section 4-B 
• Natural Resource Analysis - Title 9 Section C-2-b 
• Wildlife Habitat Assessment, as required - Title 9 Section C-2-c  
• Hillside Assessment, as required - Title 9 Section C-2-c  
• Public Services/Fiscal Analysis (twenty lots or more) - Title 9 Section C-4-A 
• Traffic Impact Study (ten lots or more) - Title 9 Section C-3-D  
• Natural Resources Impact Mitigation Plan, as required - Title 9 Section C-2-c 
• Open Space Management Plan, as required - Title 9 Section C-2-c 
• Facilities Map include existing structures 
• Written determination signed by a qualified professional that the above condition(s), as applicable, do not 

exist on the property 
 

3.   Other Land Use Applications, as needed:   
• Scenic Corridor - Title 8 Section 8-5-2 
• Zone Change - Title 8 Section 8-3-6 
• Conditional Use Permit - Title 8 Section 8-6-1 
• Variance - Title 8 Section 8-8-1 
• Other:_____________________ 

 
 
SECTION V:  CHECKLIST OF REQUIRED ITEMS/INTERAGENCY COORDINATION 
 
1. Correspondence Required: 

• Financial “Letter of Intent” 
• Letters of Preliminary Approval: 

o Fire Marshall 
o DEQ, if applicable 
o Irrigation District/Canal Company 
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: 

o Idaho Public Health Department:  
 Property not requiring DEQ approval 

• Letter of approval for preliminary plat from Idaho Public Health 
 Property with DEQ involvement or unique concerns identified by Public Health 

Department 
• Letter of recommendation from DEQ prior to hearing 

 Final Plat Hearing will not be scheduled with the Board until the final approval letters are 
submitted. 

o “Will Serve Letter” from the City, if applicable 
 

2. Infrastructure Improvement Plans:  
 Two (2) copies of preliminary infrastructure improvement plans: 

• Fire Suppression 
• Water System, if any  
• Sewer System, if any 
• Storm and Erosion Plan 
• Landscaping Plan 
 

3. Roads: 
• Road Access Permit (Road and Bridge Department) 
• Intent for County road improvements (Board of County Commissioners) 
• Description to assure adequate funds for maintenance of roads within the development 
• Two (2) copies of preliminary road plans prepared by a registered Idaho Civil Engineer including at a 

minimum the following: 
o Pavement/gravel design including necessary cross sections 
o Road will be constructed at a minimum of eight (8) ft. from the edge of the roadway easement to the 

nearest edge of traveled way 
o Cross-section of pavement and turn around 
o Cut and fill cross section sheets indicating sections spaced in consideration of gradient of the road 
o Plan and Profile and typical cross sections of roads and turn-arounds, Plan and Profile should be based 

at a minimum in consideration of gradient of the road   
o Road system for un-platted portions of the property 
o Easements dedicated to the public/Arterial and Collector roads are platted to appropriate separate 

entities 
o Mailboxes and pullouts 
o Fire pullouts 
o Bridges preliminary design 

 (See Teton County Highway and Street Guidelines road specifications for further information.) 
 *   The Teton County Road and Bridge Department, the Teton County Fire District and the Teton County 
 Building Official shall comment to the Planning Administrator on the proposed development.  The 
 applicant is responsible for insuring the standards set forth by these agencies are satisfied. 

 
4. Water Rights: 

• Evidence that development will not interfere with existing agriculture water rights and access for 
maintenance.  
 

SECTION VI:  STAFF SUMMARY 
• Required Notification in Accordance with Title 67, Chapter 65; Section 6509 of the Idaho Code: 

This hearing shall be duly noticed in the Teton Valley News and notification shall be notified via mail to 
surrounding property owners in accordance with Idaho Code 67-6509 and 67-6511. 
 

• Ordinance And Standards Used In Evaluation of This Application: 
This subdivision application is being reviewed under the provision of Titles 6, 8 and 9 of Teton County, Idaho, code 
as applicable.  The above checklist is self explanatory as to the requirements that are necessary to grant approval of 
this application. 
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: 

SECTION VII:  PLANNING AND ZONING COMMISSION ACTION: 
 
Reasons For Approval - Denial  - Continuance: 
This application is scheduled for a public hearing on ____________________, 20___ with the Planning and Zoning 
Commission.  This hearing shall be duly noticed in the Teton Valley News and notification shall be notified via mail 
to surrounding property owners in accordance with Idaho Code 67-6509 and 67-6511.  At this hearing the 
Commission shall consider public comment.  After thorough consideration the Commission shall recommend 
approval or denial to the Board as the application meets/does not meet the criteria for approval as outlined in the 
findings and reasoning of this report. 
 
Approved or Denied on this the    day of __________________20__. 
 
________________________________________ 
Chairman Signature:            
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Recording Requested By and 

When Recorded Return To: 

 
 

Planning Administrator 

Teton County Planning 

Department 150 Courthouse 

Drive, Ste. 107 

Driggs, Idaho 83422 
 
 

For Recording Purposes Do 

Not Write Above This Line 

 

DEVELOPMENT AGREEMENT 

TWO THOUSAND VIEWS SUBDIVISION 

 

THIS DEVELOPMENT AGREEMENT (this “Agreement”) is made and entered into as of this    

____day of ________________, 2024, by and between B&R Rental LLC, a LLC (the “Developer”) and 

Teton County Idaho, a political subdivision of the State of Idaho (the “County”). 

 

WHEREAS, the Developer is the sole owner, in law or equity, of the Property; and 

 

WHEREAS, the Development was approved under the Teton County Code effective as of the 

Application Date by the Teton County Board of County Commissioners on [date of final plat approval 

under TCC 9-3-2(D-2-g)] (the “Approval Date”); and 

 

WHEREAS, it is the intent and purpose of the Developer to meet the conditions for recording the 

final plat allowing the creation of the Development, as set forth in Title 9 of the Teton County Code 

effective as of the Application Date; and 

 

WHEREAS, it is the intent and purpose of the Developer and the County to enter into this Agreement 

to guarantee the full and satisfactory completion of the Required Improvements on the Property 

described in this Agreement; and 

 

WHEREAS, the County has the authority to enter into a Development Agreement for the 

construction of the Required Improvements associated with the Development under Idaho Code § 67-

6511A . 

 

NOW THEREFORE, in consideration of the mutual covenants and conditions contained herein, the 

parties agree as follows: 

 

1. Definitions 

 

1.1. APPLICATION DATE: means 3/28/2022, the date the subdivision/PUD application for 

the Development was deemed complete and officially received by the County as confirmed in 
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writing and dated by the Planning Administrator. 

1.2. APPROVAL DATE: is defined in the recitals. 

1.3. CERTIFICATE OF SUBDIVISION COMPLETION:  is defined in Section 10. 

1.4. CONSTRUCTION PERMIT: is defined in Section 4. 

1.5. COUNTY: is defined in the preamble. 

1.6. DEVELOPER: is defined in the preamble. 

1.7. DEVELOPMENT: The subdivision/PUD designated and identified as Two Thousand 

Views Subdivision located on the Property as further described in Exhibit B.  

1.8. IMPROVEMENT: Any alteration to the land or other physical construction located on or 

off the Property that is associated with the Development. 

1.9. FINAL APPROVAL: means issuance of a Certificate of Subdivision Completion from 

the Planning and Building Department of the County completed with all required signatures. The 

form of Certificate of Subdivision Completion is attached hereto as Exhibit E. 

1.10. PROPERTY: means and refers to the certain parcel(s) of Property located in Teton 

County, Idaho, as described in Exhibit A. 

1.11. RECORDED IMPROVEMENT PLANS: is defined in Section 2. 

1.12. REQUIRED IMPROVEMENTS: is defined in Section 2. 

1.13. TETON COUNTY STANDARDS: means the development standards and improvement 

standards in Title 9 of the Teton County Code and any other design and engineering standards 

separately adopted by the County in effect as of the Application Date.  

Capitalized terms not otherwise defined herein shall have the meanings given to such terms in Title 9 of 

the Teton County Code effective as of the Application Date. 

2. Required Improvements.  

The Developer shall, at its sole cost and expense, complete the road construction, install entrance and 

street signs, install telephone and electrical service, install fire protection, install approved landscaping, 

stabilize and re-seed areas of the Property disturbed by installation of Improvements, and complete all 

other required infrastructure as detailed in the Two Thousand Views Improvement Plans dated [DATE] 

recorded in the Teton County Clerk and Recorders office on _____________________, 2022 as Teton 

County Instrument No. ___________ (the “Recorded Improvement Plans” and the Improvements 

described therein the “Required Improvements”). Developer agrees that the Required Improvements shall 

be installed in compliance with Teton County Standards and any other design or engineering standards 

of other agencies responsible for providing services to the Development. 

 
3. Maintenance of Required Improvements.  
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The Developer shall maintain all Required Improvements and open space for the Development according 

to Teton County Standards and any standards adopted by the agencies responsible for providing services 

to the Development, unless or until such time as the responsibility for maintenance of the Required 

Improvements and open space is turned over to a homeowner’s association for the Development which, 

in Teton County’s sole but reasonable discretion is sufficiently funded to perform such maintenance. This 

transfer of maintenance responsibility shall not occur until at least 50% of the lots or units have been sold. 

The Developer shall include in the recorded CC&Rs for the Development that the homeowner’s association 

shall collect dues, a portion of which will be used for maintenance of the Required Improvements and 

open space. The Developer shall notify the Planning Department in writing when the homeowners 

association is established and when the transfer of maintenance responsibility has occurred. A mailing 

address for future notifications shall also be provided. 

 

4. Schedule for Commencement and Completion of the Improvements. 

The Developer shall commence construction of the Improvements within [one (1) year] after the 

Approval Date. Following the recordation of this Development Agreement and provision of the financial 

security in Section 13 by the Developer, the County shall issue a “Construction Permit” permitting 

commencement of construction of the Required Improvements. The Developer shall complete 

construction of the Required Improvements within [one (1) year] after commencement of construction of 

such Improvements. The Developer may apply for extensions of time for commencement or completion 

of construction pursuant to Section 5 of this Agreement. However, except for extensions of time approved 

by the County under Section 5, if Developer does not commence or complete construction of the Required 

Improvements within the aforementioned time periods, the Developer will lose its approvals and 

entitlements for the Development and will have to reapply for approval for any planned unit development 

or subdivision under the then current County subdivision ordinance. If the Developer does not complete 

construction and receive a Certificate of Subdivision Completion by 12/31/2026, the Developer will lose its 

approvals and entitlements and will have to reapply for approval for any planned unit development or 

subdivision under the then current County subdivision ordinance. The County may choose to use the 

financial security in Section 13 to complete the Required Improvements if the Developer has not done so 

and the Board of County Commissioners determines there is a public benefit to having the Improvements 

completed. 

 

5. Extensions of Time.  

Applications for extensions of time shall be made on the Teton County “Development Agreement 

Extension Application” attached hereto as Exhibit D and shall address the criteria presented on that form. 

The Developer shall pay the fee associated with the request. Developer acknowledges and agrees the 

Board of County Commissioners has the sole discretion to grant or deny a request for extension. Any 

application for an extension of time must be submitted to the Planning Department before the expiration 

of the original deadline. 

 

6. Control of Trash, Weeds, Dust, Erosion, and Sedimentation.  

The Developer shall be fully responsible for all dust abatement, erosion, sedimentation, weed, and trash 

control on the Property. Developer shall use best management practices and industry standards for 

control. Trash shall be contained at all times. Dumpsters and sanitary facilities are required on site during 

construction. The financial guarantee in Section 13 will not be released until all onsite trash is removed, 

construction rubble is leveled, lost soils are replaced, and disturbed areas are reseeded with native 

vegetation or planned landscaping. The responsibilities in this Section shall run with the land and they 
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shall therefore apply before, during, and until completion of the Required Improvements. This means 

that trash, weeds, dust, erosion, and sedimentation control on the Property will be fully the responsibility 

of the current owner of the Property. 

 

7. Permits.  

The Developer is responsible for obtaining all right-of-way, access, excavation, grading and erosion 

control, floodplain development, and other permits and approvals required by local, State, and Federal 

regulations. 

 

8. Inspection.  

Prior to commencing construction of the Required Improvements, Developer shall have a pre-construction 

meeting with Teton County Planning and Engineering representatives, the Fire Marshal for the Teton 

County Fire Protection District, and the Developer’s engineer and contractor. The Developer’s engineer 

shall make regular inspections and maintain control of the Development while it is under construction. 

Representatives of the County shall have the right to enter upon the Property at any reasonable time to 

inspect and to determine whether the Developer is in compliance with this Agreement. The Developer 

shall permit the County and its representatives to enter upon and inspect the Property at reasonable times. 

The Developer may not deviate from the Recorded Improvement Plans without the prior written approval 

of the County Engineer. 

 

9. Inspection Fees.  

The Developer agrees to pay the inspection fees as required by fee schedule established by Teton County 

for its Planning and Building Department. 

 

10. Final Inspection and Approval of Improvements.  

When the Developer believes the Required Improvements have been fully and properly completed, it 

shall procure and file a signed and sealed engineer’s certificate and “As-Constructed” Improvement Plans 

(further described in Section 11 below) with the County Engineer and shall request final inspection of 

the Required Improvements by the County. The County shall provide prompt final inspection of the 

Required Improvements when notified by the Developer of completion. Following the inspection, the 

County shall give timely written acceptance of the Required Improvements or a written checklist of 

material deficiencies, such noted deficiencies shall be specific as to location and shall specify, in detail, 

the necessary corrective action to be taken by the Developer. Upon satisfaction that the Required 

Improvement have passed the final inspection, the County shall issue a “Certificate of Subdivision 

Completion” substantially in the form attached as Exhibit E. Issuance of the Certificate of Subdivision 

Completion with all required signatures shall be deemed final approval and acceptance of the Required 

Improvements by the County. After the Certificate of Subdivision Completion is received, the Developer 

shall record the final plat and will be permitted to sell lots in the Development. 

 

11. Engineer’s Certificate and As-Constructed Plans.  

Prior to requesting County inspection and approval of the Required Improvements in the Development, 

the Developer shall file to the County Engineer signed and sealed “As Constructed” Improvement Plans 

along with a letter of certification from an engineer licensed in the State of Idaho certifying the following: 

a) The “As Constructed” Improvement Plans show the actual constructed location of all 

Required Improvements. 

b) Road has been built in accordance with the Recorded Improvement Plans and meet or exceed 
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Teton County Standards. 

c) The Required Improvements are 100% completed in accordance with the Recorded 

Improvement Plans to Teton County Standards and any other applicable design or engineering 

standards of other agencies responsible for providing services to the Development. 

 

12. Warranty of the Improvements.  

The Developer warrants the prompt and satisfactory correction of all defects and deficiencies, for both 

materials and workmanship, in the Required Improvements that occur or become evident within two (2) 

years for all landscaping Improvements and one (1) year for all other Improvements after acceptance of 

the Required Improvements by the County. If such defect or deficiency occurs or becomes evident during 

such period, then the Developer shall, within thirty (30) days after written demand by the County to do 

so, correct it or cause it to be corrected. If the defect or deficiency cannot be reasonably corrected 

within thirty (30) days after written demand from the County, the Developer shall commence the 

correction of the deficiency within the thirty (30) day period and proceed with reasonable diligence to 

correct the same or cause it to be corrected. If the Developer fails to commence the correction of the 

deficiency within thirty (30) days after written demand from the County, the County may cause the 

deficiency to be corrected at Developer’s cost and may draw on the financial security provided in Section 

13 of this Agreement to cover such cost. The warranty provided by this Section shall be extended for a 

full year from the date of repair or replacement of any Improvements repaired or replaced pursuant to 

such demand. 

 

13. Financial Security Guarantee.  

As security to the County for the performance by the Developer of its obligations to complete the Required 

Improvements in accordance with this Agreement, the Developer shall, prior to the commencement of 

construction of the Required Improvements, obtain financial security in favor of the County meeting the 

requirements of Teton County Code §9-4-2(C-2), in the sum of one hundred and twenty-five (125%) of 

the engineer’s cost estimate for the Required Improvements approved by the Teton County Board of 

County Commissioners and attached hereto as Exhibit C, which engineer’s cost estimate shall be revised 

and updated within ninety (90) days of securing the financial guarantee, by one of the following three 

methods:  

 

a) Obtain from a County-approved financial institution authorized to do business in the State of 

Idaho an irrevocable 12-month letter of credit with guaranteed extensions as needed until the 

Required Improvements are completed and accepted by the County;  

 

b) Make a cash deposit into a Teton County escrow account funds in the form of a certified check 

or cash. The County shall maintain any interest accrued; or 

 

c) Obtain a negotiable construction or development bond from a County-approved bonding 

company for a term of not less than 12 months with guaranteed extensions as needed until the 

Required Improvements are completed and accepted by the County.  

 

The County will not issue the Construction Permit permitting commencement of construction of the 

Required Improvements until it has received a satisfactory financial guarantee. Following issuance of the 

Certificate of Subdivision Completion, the County shall release the Developer’s financial guarantee; 

provided, however, ten percent (10%) of the original approved engineer’s cost estimate for the Required 
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Improvements shall be provided in one of the three methods presented above in this Section for the entire 

warranty period described in Section 12 to guarantee the correction of any defects or deficiencies in the 

Required Improvements. 

 

14. Remedies.  

In the event the Developer fails to perform any of the terms, conditions or obligations in this Agreement or 

has not resolved a defect or deficiency under this Agreement, the County, at its option, may exercise any 

rights and remedies it may have under law. Furthermore, the County reserves the right, in its absolute 

discretion, to revoke the Developer’s approvals for the Development and after such revocation, Developer 

will have to reapply for approval for any planned unit development or subdivision under the then current 

County ordinances. Teton County may impose penalties on the Developer in the form of monetary fines, 

not to exceed the outstanding balance of work not performed or carried out at the required completion 

date set forth in Section 4 or the cost to correct the defect or deficiency. The County may withhold the 

issuance of any building permit or certificate of occupancy for any structure located in the Development, 

refuse to accept ownership and maintenance of any Improvements and record a notice of such action in the 

Teton County Clerk and Recorder’s Office, or issue a “stop work” or “cease and desist” order for any 

building or Improvement under construction in the Development. All of the above remedies are 

cumulative and to the extent not wholly inconsistent with each other, may be enforced simultaneously or 

separately, at the sole discretion of the County. 

 

15. Voided Agreement.  

The County, at its option, may void this Agreement and any vested rights should the Developer’s failure 

to perform in compliance with this Agreement result in the County drawing upon the financial guarantee 

provided under Section 13 to complete the infrastructure or correct the defect or deficiency. 

 

16. Default.  

If the Developer defaults or fails to fully perform any of its obligations in accordance with this 

Agreement, or fails or refuses to correct any defect or deficiency in the Required Improvements, Teton 

County shall inform the Developer in writing of the specific default or failing. If the default or failing 

continues for thirty (30) days after such written notice and the Developer makes no attempt to remedy the 

default, Teton County shall have, in addition to all of its other rights under the law, the right to complete 

the construction of the Required Improvement(s) or to correct any defect or deficiency in the Required 

Improvement, using either its own personnel or contractors hired for that purpose. The County shall have 

the right to draw from the financial security guarantee provided under Section 13 to cover the costs of 

completing or correcting the Required Improvements. In addition to the costs of the work, the County is 

entitled to recover reasonable legal fees and reasonable administrative expenses from the Developer. 

 

17. Transfer of Lots or Units.  

No lots or units may be offered for sale or sold (warranty deeds transferred) and no building permits for 

individual lots will be issued prior to a Certificate of Subdivision Completion being issued by the County. 

Developer hereby agrees to maintain all unsold lots in the Development in safe, sanitary, and orderly 

condition that does not constitute a public nuisance or adversely affect adjoining properties at the 

Developer’s sole expense, and this responsibility shall run to Developer’s successors and assigns. 

 

18. Time of the Essence.  

Time is of the essence in the performance of all terms and provisions of this Agreement. 
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19. Binding Upon Successors and Assigns.  

This Agreement shall be binding upon and inure to the benefit of the parties’ respective heirs, successors, 

assigns and personal representatives, including County’s corporate authorities and their successors in 

office. Nothing herein shall in any way prevent sale or alienation of the Property, except that any sale or 

alienation shall be subject to the provisions hereof and any successor owner or owners shall be both 

benefited and bound by the conditions and restrictions herein expressed. Developer shall promptly notify 

the County of any sale of the Property and update the Developer’s notice address in accordance with Section 

20. Notwithstanding any sale of the Property or change of control of the Developer, the County will retain 

the financial guarantee provided under Section 13 unless acceptable substitute guarantee is provided by the 

Property or Developer’s new owners.  No assignment or succession of this Agreement shall be deemed 

valid or permitted, nor shall construction continue under a successor or assignee to this agreement until 

such time as (1) the successor or assignee provides sufficient security under the terms set forth in Section 

13 above and (2) such succession or assignment is approved in writing by Teton County, the approval of 

which shall not be unreasonably withheld. 

 

20. Notices.  

All notices in connection with this Agreement shall be in writing and shall be deemed delivered to the 

addressee when delivered in person on a business day at the address set forth below or on the third day 

after being deposited in the United States mail, for delivery by properly addressed, postage prepaid, 

certified or registered mail, return receipt requested, to the address set forth below. 

Notices to the County shall be addressed to, or delivered at, the following address:  

Teton County Board of County Commissioners 

ATTN: Planning Administrator 
150 Courthouse Drive, Rm. 107 

Driggs, Idaho 83422 

 

Notices to the Developer shall be addressed to, or delivered at, the following address: 
 

B&R Rental LLC (Brian Maw) 

Po Box 156 

Victor, ID 83455 
 

By notice complying with the requirements of this Section, each party shall have the right to change their 

address for all future notices, but no notice of a change of address shall be effective until received as 

provided above. 

 

21. Enforcement.  

The parties may, in law or in equity, by suit, action, mandamus, or any other proceeding, without 

limitation enforce or compel the performance of this Agreement. 

 

22. Indemnification. 

 

22.1. No Liability for County Approval. The Developer acknowledges and agrees (1) the County 
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is not, and shall not be, in any way liable for any damages or injuries that may be sustained as 

the result of the County’s issuance of any approvals or acceptances of the Improvements or use 

of any portion of the Improvements, and (2) the County’s issuance of any approvals or 

acceptances does not, and shall not, in any way be deemed to insure the Developer, or any of its 

heirs, successors, assigns, tenants, or licensees or any third party, against damage or injury of 

any kind at any time. 

22.2. Indemnification. Except as provided below, the Developer agrees to, and does hereby, 

indemnify the County, and all of its elected and appointed officials, officers, employees, agents 

and representatives from any and all claims, costs and liability of every kind and nature that may 

be asserted at any time against any such parties for injury or damage received or sustained by 

any person or entity in connection with (1) the County’s review and approval of any plans for 

the Required Improvements, (2) the issuance of any approval or acceptance of Required 

Improvements, (3) the development, construction, maintenance or use of any portion of the 

Required Improvements and (4) the performance by the Developer of its obligations under this 

Agreement and all related agreements. The Developer further agrees to aid and defend the County 

in the event that the County is named as a defendant in an action concerning the Required 

Improvements provided by this Agreement to the extent the Required Improvements are not in 

conformance with the Recorded Improvement Plans, except where such suit is brought by the 

Developer. The Developer is not an agent or employee of the County. 

23. Severability.  

The invalidity or unenforceability of any provision of this Agreement shall not affect the other provisions 

hereof and this Agreement shall be construed in all respects as if such invalid or unenforceable provisions 

were omitted. 

 

24. Recording.  

The Developer shall have this Agreement recorded in the office of the Teton County Clerk and Recorder 

within four (4) months of the Approval Date. The Developer shall be responsible for all recording fees 

associated with the Development. 

 

25. No Conflicts.  

The County and the Developer hereby acknowledge and agree that all required notices, meetings and 

hearings have been properly given and held by the County with respect to the approval of this Agreement. 

The County and the Developer also acknowledge and agree that this Agreement is in compliance with 

and required by Title 9 of the Teton County Code. The County and the Developer agree not to challenge 

this Agreement or any of the obligations created by it on the grounds of any procedural infirmity or any 

denial of any procedural right. 
 

26. Authority to Execute.  

The County hereby warrants and represents to the Developer that the persons executing this Agreement 

on its behalf have been properly authorized to do so by the Board of County Commissioners. The 

Developer hereby warrants and represents to the County (1) that it is the record owner of fee simple title 

to the Property, (2) that the persons executing this Agreement on its behalf have the right, power, and 

authority to enter into this Agreement and to agree to the terms, provisions, and conditions set forth herein 

and to bind the Developer as set forth herein, (3) that all legal action needed to authorize the execution, 

delivery, and performance of this Agreement have been taken, and (4) that neither the execution of this 
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Agreement nor the performance of the obligations assumed by the Developer hereunder will (i) result in 

a breach or default under any agreement to which the Developer is a party or to which it or the Property 

is bound or (ii) violate any statute, law restriction, court order, or agreement to which the Developer or 

the subdivision is subject. 

 

27. Codes.  

The Developer agrees to abide by all ordinances, regulations, and codes of Teton County and those of the 

special purpose districts providing services to the Development. 

 
28. Governing Law.  

This Agreement shall be construed and governed according to the laws of the State of Idaho. The venue 

for any action arising out of this Agreement shall be exclusively in the District Court of the Seventh 

Judicial District of the State of Idaho, Teton County, or in the United States District Court for the District 

of Idaho. 

 

29. Attorney’s Fees.  

Should any litigation be commenced between the parties concerning this Agreement, the prevailing party 

shall be entitled, in addition to any other relief as may be granted, to court costs and reasonable attorney’s 

fees as determined by a court of competent jurisdiction. 

 

30. Final Agreement.  

This Agreement sets forth all promises, inducements, agreements, condition and understandings between 

the Developer and the County relative to the subject matter hereof, and there are no promises, agreements, 

conditions or understanding, either oral or written, express or implied, between the Developer and the 

County, other than as are stated herein. All Exhibits referenced herein are incorporated in this Agreement 

as if set forth in full including all text information in the Exhibits.  

 

31. Amendment. 

No alteration, amendment, change or addition to this Agreement shall be binding upon the parties hereto 

unless reduced to writing and signed by them or their successors in interest or their assigns, and pursuant, 

with respect to County, to a duly adopted ordinance or resolution of County. 

 

32. No Waiver of County Rights.  

No waiver of any provision of this Agreement will be deemed to constitute a waiver of any other 

provision nor will it be deemed to constitute a continuing waiver unless expressly provided for; nor will 

the waiver of any default under this Agreement be deemed a waiver of any subsequent default or defaults 

of the same type. The County’s failure to exercise any obligation under this Agreement will not constitute 

the approval of any wrongful act by the Developer or the acceptance of any Improvement. Developer 

acknowledges that Teton County reserves the right to revoke all approvals for the Development if 

Developer fails to comply with any of the conditions of approval of the final plat of the Development, 

violates or fails to comply with any provision of Title 9 of the Teton County Code effective as of the 

Application Date, or makes, or is found to have made any misrepresentations or material omissions to the 

Teton County Planning Commission or Board of County Commissioners. 

 

33. Mitigation Measures / Special Conditions of Approval. [Reserved] 
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34. Sharing Development Costs. 

Teton County Code, Title 9 § 9-4-2(G) provides the Developer a mechanism to recoup a portion of costs 

associated with Improvements benefitting adjacent landowners in certain circumstances. This Agreement shall not 

be deemed to waive any shared development rights afforded the Developer under Teton County Code Title 9. 

 

35. Effective Date.  

This Agreement shall become valid and binding only upon its approval by the Teton County Board of 

County Commissioners and its recording in the Teton County Clerk and Recorder’s Office and it shall 

be effective on the date first written above. 

 
**The rest of this page is intentionally left blank** 
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IN WITNESS WHEREOF, the parties have cause this agreement to be executed on the date first written 

above.  

 

COUNTY:  

TETON COUNTY, IDAHO 
 

 

 

By: ______________________________ 
Chairman, Teton County Board of County Commissioners 

 
 

STATE OF IDAHO )  

 )ss: 

COUNTY OF TETON ) 

 

On this          day of _____________________, 20__, before me, a Notary Public for the State of Idaho, 

personally appeared                                                           , known to me to be the person whose name is 

executed above, and acknowledged that he executed the same. 
 

 

 
(SEAL) Notary Public 

Residing  

Commission expires   
 

 

 

DEVELOPER: 

B&R Rental, LLC 
 

 

 

 

By: Brian Maw, Owner 
 

 

STATE OF   

COUNTY OF   

) 

) ss: 

) 

 

On this         day of                                   , 20__, before me, a Notary Public for the State of 

____________________, personally appeared                                                           known to me 

to be the person(s) whose name(s) is executed above, and acknowledged that he executed the same. 
 

 

 
(SEAL) Notary Public 
Residing  

Commission expires   
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DEVELOPMENT AGREEMENT (Two Thousand Views) - PAGE 12 OF 16 

EXHIBIT A 

LEGAL DESCRIPTION OF PROPERTY 
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DEVELOPMENT AGREEMENT (Two Thousand Views) - PAGE 13 OF 16 

 

 

 
 

EXHIBIT B 

SUBDIVISION PLAT 
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DEVELOPMENT AGREEMENT (Two Thousand Views) - PAGE 14 OF 16 

EXHIBIT C 

ENGINEER’S COST ESTIMATE  
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Two Thousand Views CC&R’S 

Instrument#:  

Date of Final Plat recording:  

 

 

The Homeowners Association shall meet once a year in August. 

All commercial endeavors must follow current Teton County, Idaho land development code standards 

and be approved and voted on by the HOA members (majority rule).  

The county setback and height restrictions shall be followed. IRC building codes shall be followed when 

any building or structures are built. 

Adequate septic tank maintenance per current DEQ and EIPH recommendations. 

All exterior lighting should be down-lit to limit light pollution and adhere to the Teton County Dark Sky 

Ordinance. 

Addition of and maintenance along the lines of shared fences, roadways, irrigation water, storage and 

garbage areas, common roads, common landscaping, equipment areas and storage buildings area shall 

be maintained by the HOA. Individual property owners are responsible for their own landscaping, and 

shall maintain their acreage. 

Acquired water rights are to be distributed equally among each lot (if applicable). 

There shall be an election for Manager, Secretary/Treasurer every two years. 

These covenants may be amended by written consent of 80% (8/10) of the lot or parcel owners.  The 

Homeowners Association shall have such amendments duly executed and placed on record in the Office 

of the County Clerk of Teton County, Idaho. 
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____________________________________________ 

B&R Rental, LLC (Brian Maw) 

PO Box 156 

Victor, ID 83455 

 

STATE OF                                  ) 

COUNTY OF                              ) SS: 

On this _______day of______________, 2024 before me, a Notary Public 

for the State of ________________, personally appeared 

_____________known to me to be the person(s) whose name(s) is 

executed above, and acknowledged that he executed the same. 

 

  (SEAL)   Notary Public 

     Residing_______________________________ 

     Commission Expires______________________ 
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.t ffifiiifiilo,.n
Prevent. Promote. Protect.

TETON COUNTY

820 Valley Centre Drive

Driggs, lD 83422

ofFcr (208)354-2220

t^r l2OB) 354-2224

08/17/2022

Teton County Planning and Zoning

89 North Main Suite 6
Driggs, ldaho 83422

B&RRental LLC

P.O. Box 156

Victor, ldaho 83455

RE: Two Thousand Views Subdivision

I have reviewed the application to have RP04N46E066705 subdivided into ten (10) lots to be known as

the Two Thousand Views Subdivision and determined that the property is suitable for sub-surface

waste disposal systems to serve residences. Three (3) test holes were excavated on O8/I7 /2022, to
allow observation of thesoil horizon toten feet below natural grade. Following is my evaluation of the
soils on the property. All test pits presented basically the sa me soil layeringwith minor differences in

thickness ofthe layers. (See included Test Hole Information page for greater detail.)

Soil information observed:
12-30 inches oftopsoil showed in all test silty sandy loam 81 soil type. Minor rock content.

12-120 inches medium to coarse sand with 60% rock content consisting of clasts 1-10 inches in

diameter. Minor fines. A2b soil type.

No bedrock was encountered in any test hole. No grou ndwater was encountered in any test hole. No

surface water was observed on or adjacent to the parcel.

A small swell that may accumulate precipitation/snow melt runs diagonally northwest to southeast

through the center ofthe parcel. No drainfield should be placed in this area. The entire parcel slopes

down slooe from southeast to northwest.

Eastern ldaho Public Health gives preliminary approval ofthe application to divide this parcel creating

the Two Thousand Views Subdivision based on suitability for residential sub-surface waste disposal.

Individual subsurface sewage disposal systems may be allowed in accordance with IDAPA 58.01.03 and

the Technical Guidance Manual for Individual Subsurface Waste Disposal. All current ldaho Rules must
be met at time of installation.

8Of{t{EVlllE . C|.ARK . CUSIER' FREMOI{I . JEFFERSOI{' IEMH| ' M D6Ot{'TEtOil www.ElPH ldaho.gov 435



A copy of the final plat is to be provided to the Health District at the time the Health Certificate is

signed. The application fee balance if any will also becollected prior to signing the Health Certificate.

lf this application /plan changes for any reason, please coordinate those changes in advance, with this

office.

Kathleen Price

REHS/MSG

Eastern ldaho Public Health District
kprice@eiph.idaho.gov
208-354-2220

8O]{NEl/lUf . CURI . CUSIER. FREMOiIT'JEFFERSOT{'IEMHI'MADISOiI'TEfOI{ www.tlPr{ ldiho sov
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Eostern Idqho
Public Heqlth

Protect.

EI{VIRON'iIENIAL HEALTH
1_ - i', | -.:

Prevent.

Conducted on: n - Time: Travel On-site

.

t.

NAMEoF,rro,u,r,o*'fu04[*'wo*J (*r^r.
1'T 

^LOCATION (COUNry): lp rtn^r

GENERAL INFORMATION:

A. Current Land Use:

B. Adjoining Property Use:

C. Surface Water (on or near development):

D. Slope:

E. Drainage Areas
w=9

F. Rock OutcroD Present: rJ"r-

c. Wetland lndications: N4-
EVALUATION:

A. lndividual water and sewer:
Does each lot appear to have sufficient area to install proposed system
and to meet minimum separation requirements?

Individual water and central sewer:
Does there appear to be sufficient area for central system and
replacement area?

Individual sewer and central water system:
Does each lot appear to have sufficient area to install proposed system
and to meet minimum separation requirements?

Individual sewer and public water system:
Does each lot have sufficient area lo install proposed system and to
meet minimum seDaration requirements?

B.

No

No

c.

Yes

Yes No

NoYes

D.

COMMENTS:

Nw -z >E ,,irdt

BONNEVILLE CLARK CUSTER FREMONT JEFFERSON LEMHI MADIsON TETON
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TEST HOLE INFORMATION
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TRAFFIC IMPACT ANALYSIS 

 
E/W 2000 S  

2000 VIEWS SUBDIVISION 

TETON COUNTY, ID 
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JANUARY, 2024 

22-034-02  
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E 2000 S 

Traffic Impact Analysis 

 

Proposed Project 

The proposed project will create a new 10-Lot subdivision from a single 28-acre parcel 

currently utilized for agriculture. This report is intended to meet the requirements of a 

“Minor” Traffic Impact Study (outlined by the Teton County Requirements for 

Transportation Impact Studies document) since 10 lots and less than 25 units are proposed. 

Each lot will be allowed to build up to two detached residential structures per the proposed 

covenants, conditions and restrictions (CCRs), and effective, Teton County, ID development 

regulations.  Therefore, for the purpose of assigning proposed trip generation to the 

subdivision, 20 detached homes will be utilized as a highly conservative scenario. The project 

is located on E 2000 S between S 1000 E and S 1500 E, and approximately 1.8 miles east of 

State Highway 33.  Access to the proposed subdivision will occur on the southern property 

boundary from E 2000 S near the midpoint of the parent parcel.  

Impact Assessment Methodology 

In order to perform any traffic impact assessment, the general methodology is to compare 

the traffic levels in an existing state (pre-development) with those of a projected situation 

(post-development).  The incremental difference between the pre-development and post-

development traffic levels can be considered to be the impact caused by the development. 

Annual traffic counts performed by the Idaho Transportation Department (ITD) were 

utilized to account for increased traffic volume and used to determine a peak hour factor for 

conversion of field data collected in May 2023 to better assess the impact of the 

development. For simplicity, and for creating a layered, conservative approach to 

understanding the potential impact of the development, it is assumed that all of the incoming 

and outgoing trips generated by the proposed subdivision will be applied to the highway 

intersection (SH-33 and 2000 S). 

The project horizon timeline considered for this study is consistent with the construction of 

primary residences and accessory residential structures on each lot. This timeline is 

impossible to accurately predict, but it is anticipated that full buildout might be achieved 

within a 20–30-year period. Local background traffic data for SH-33 indicates a peak in 

traffic volume in 2020, with significantly lower volumes in 2022. Current volumes for 

background traffic (without additional factors for projected growth) were considered for the 

intersection analysis, since recent data does not follow a linear, or other growth trend. 

Additionally, trips generated by development of the subdivision will have a more 
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pronounced effect on the intersection function when lower background volumes are applied 

to the adjacent highway.  

Standard of Measurement 

The performance of an intersection is measured by its “Level of Service,” or LOS. 

The LOS of an intersection is determined by referring to the average total delay (seconds per 

vehicle, or sec/veh) for the intersection, as set forth in the table below: 

Level-of-Service 
(LOS) 

Average Total Delay, 
 sec/veh 

A ≤ 5 

B > 5 and ≤ 10 

C > 10 and ≤ 20 

D > 20 and ≤ 30 

E > 30 and ≤ 45 

F > 45 
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Existing Trip Generation 

The site for the proposed development is currently utilized for agricultural activities, and 

was not considered to contribute to trip generation at the adjacent intersection. Therefore, 

the net change in trip generation based on land use will simply be the potential future 

buildout of the subdivision.  Neglecting any current trip generation attributable to the 

existing agricultural use results in a measure of conservatism in the analysis, associated with 

a higher, projected net increase in traffic volume. 

Existing Intersection LOS 

The location of the project and proposed development introduces the potential to increase 

traffic levels at an intervening intersection between State Highway 33 and the subdivision 

access originating from E 2000 S.  It should be noted that E 2000 S reverts to W 2000 S 

approximately one-half mile east of its intersection with State Highway 33.  The intersection 

of State Highway 33 and W 2000 S is the area of interest for this traffic study, as was 

confirmed with the Teton County Engineer. The intersection of E 2000 S and N 1000 E lies 

between the proposed development and the Highway intersection.  However, in discussions 

with the Teton County Engineer, the existing volumes at intermediate intersections are at a 

level that does not warrant a separate intersection analysis. The existing intersection Levels 

of Service were developed by analyzing the results of traffic counts. A.M. traffic was counted 

between 7:00 and 9:00 A.M., and P.M. traffic was counted for the period between 4:00 and 

6:00 P.M.   (See Appendix for LOS worksheets and calculations) 

• HWY 33 – W 2000 S 

The A.M. Peak Hour Level of Service for the HWY 33 – W 2000 S intersection was found to be 

Level of Service A, with an average total delay of 0.67 seconds per vehicle. The A.M. Peak 

Hour Level of Service was not adjusted based on the Annual Average Daily Trip (AADT) data 

obtained from ITD, since the observed traffic movements at the time of the turning 

movements analysis was volumetrically consistent with the AADT data. Additionally, no 

scaling of the observed turning movement data was performed since the measured traffic 

volumes were in excess of available Average Daily Traffic (ADT) data for W 2000 S.  

The P.M. Peak Hour Level of Service for the HWY 33 – W 2000 S intersection was found to be 

Level of Service A, as well, with an average total delay of 0.46 seconds per vehicle (somewhat 

less than the AM Peak). The P.M. Peak Hour Level of Service was also not adjusted to AADT 

and ADT data, since the measured volumes were in excess of the current, effective data 

obtained from ITD. 
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Proposed Trip Generation 

Vehicle traffic attributed to the proposed development can be forecasted by utilizing the 

Institute of Transportation Engineers (ITE) Trip Generation Manual. ITE provides trip 

generation rates based on land use which have been studied for various time period criteria. 

Distribution of entering and exiting trips is also provided in the manual. Teton County, ID 

Traffic Impact Study criteria requires the study of infrastructure to consider the AM and PM 

peak hours of traffic volumes. The prospective generated trips for the proposed 

development are summarized below. 

 

        

LAND 
USE ITE LAND USE UNITS 

A.M. PEAK 
HOUR DIRECTIONAL TRIP 

  DESIGNATION   
TRIP 

GENERATION DISTRIBUTION (%) GENERATION 

  CODE   RATE ENTERING EXITING 
ENTER

ING EXITING 

                

DETACH
ED SFD 210 20 0.75 26% 74% 3.90 11.10 

                

TOTAL           4 12 

        

        

        

        

LAND 
USE ITE LAND USE UNITS 

P.M. PEAK 
HOUR DIRECTIONAL TRIP 

  DESIGNATION   
TRIP 

GENERATION DISTRIBUTION (%) GENERATION 

  CODE   RATE ENTERING EXITING 
ENTER

ING EXITING 

                

DETACH
ED SFD 210 20 0.99 64% 36% 12.67 7.13 

                

TOTAL           13 8 

        

SOURCE:  
TRIP GENERATION RATES TAKEN FROM INSTITUTE OF TRANSPORTATION 
ENGINEERS (ITE) TRIP GENERATION, 7TH EDITION 

   

 

Proposed Intersection LOS 

The proposed intersection traffic levels in this analysis were derived by creating a 

distribution of the trip generation associated with the proposed development to the 
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intersection of SH-33 and W 2000 S. As discussed previously in this report, trips generated 

by the 10 lots in the subdivision are considered to all be applied to the intersection of 

Highway 33 and W 2000 S despite the intermediate intersections between this intersection 

and the proposed development.  

The “entering” trips were applied to the intersection based on the ratio of turning 

movements from Highway 33 and W 2000 S observed from actual traffic counts performed 

in April of 2023. In the same way, trips exiting the subdivision were applied to the westbound 

leg of the intersection based on the measured ratio of turning movements on the westbound 

leg. After applying the additional trips to the intersection, the Level of Service analysis was 

repeated. Flow diagrams of the measured and projected intersection movements are 

provided on the Level of Service worksheets found in the Appendix. 

• HWY 33 – W 2000 S 

The A.M. Peak Hour Level of Service for the HWY 33 – W 2000 S intersection under proposed 

development conditions was found to remain at Level of Service A, with an average total 

delay of 0.78 seconds per vehicle.  This translates to an incremental increase of 0.11 seconds 

per vehicle. 

The P.M. Peak Hour Level of Service for the HWY 33 – W 2000 S intersection under proposed 

development conditions was found to remain at Level of Service A, with an average total 

delay of 0.57 seconds per vehicle, or an identical incremental increase of 0.11 seconds per 

vehicle.  

The worksheets used for intersection analysis are found in the Appendix. Turning 

movements on the intersection worksheets that have increased as a result of proposed trip 

generation are highlighted in red on the worksheet. 

Impacts to Adjacent Facilities 

Turning movements from SH-33 to W 2000 S were observed to be a small percentage (less 

than 10%) of the through traffic at the intersection. Warrants for dedicated turn lanes may 

be evaluated based on provisions within ITD’s “Traffic Manual: Idaho Supplementary 

Guidance to the MUTCD” (for right turn warrants) and National Cooperative Highway 

Research Program (NCHRP) Report 745 (for left turn warrants).  

Left-Turn Lane Peak Hour Volume for southbound HWY 33 at the 2000 S intersection occurs 

under PM Peak Hour projections. Existing southbound through traffic volume at the HWY 33 

intersection during the peak hour was measured as 384 vehicles/hr/ln. Table 1 from NCHRP 

Report 745 (shown below) suggests that for left turn movements exceeding 5 vehicles per 

hour, a dedicated turn lane is warranted for lane volumes greater than 50 vehicles per hour. 
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This condition is exceeded presently, under existing background traffic, and under future 

projected, full subdivision buildout conditions.  

 

Dedicated Right-Turn Lane Warrants are contemplated by Figure 3B-1 from ITD’s Traffic 

Manual. According to this figure, dedicated right turn lanes are warranted for turning 

volumes greater than 20 vehicles per hour combined with a through volume of greater than 

500 vehicles per hour. Similar to Left-Turn warrant analysis, the warrants are exceeded by 

existing traffic counts, and incrementally increased by the proposed trip generation. 
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Modifications to the existing intersection configuration are not supported by the incremental 

potential increase in volume proposed by the subdivision. Although left and right turn lane 

warrants are met in both existing and potential scenarios for traffic on SH-33, improvements 

to the existing highway lanes should be considered regardless of the potential incremental 

changes contemplated by the proposed trip generation of the subdivision. 

Level of Service analysis for SH-33 capacity was not analyzed as part of this report, however, 

percent time delay for this road segment has been observed to be low, and anticipated to be 

far less than 30%, suggesting the roadway operates at Level of Service A. The incremental 

potential increase of vehicle trips proposed by the development is not considered to 

substantially impact the existing LOS of SH-33. 

Crash data was not obtained or analyzed as part of the scope for the Traffic Impact Analysis 

for this intersection. 

Projections for additional future development in the region are typically contemplated as 

part of a “Major” Traffic Impact Analysis (greater than 25 proposed units), wheras this study 

classifies as a “Minor” study (10 proposed units, with a potential total of 20 additional units). 

Future development within the current agricultural areas south and east of the subject parcel 

is possible, but Nelson Engineering is not aware of significant development proposals in this 

area at present. Additionally, E/W 2000 S has minimal connectivity to other subdivisions and 

public roads east of SH 33, so potential impacts from future developments in the area is 

anticipated to be limited. 
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Vehicular Access to Public Right-of-Way 

The proposed development will access E 2000 S directly via a single access point to the 

subdivision.  As indicated previously within this report, all traffic generated by the proposed 

development was assumed to utilize the Highway 33 intersection as a measure of simplicity 

and conservatism. 

Alternative Modes Analysis 

The proposed subdivision is located nearly two miles east of SH-33, and access to the 

community pathway systems requires crossing the highway. Additionally, travelling to 

downtown Driggs via S 1000 E and Ski Hill Road is over 3 miles. Alternative transportation 

modes are not considered as an opportunity to adjust the proposed vehicular trip generation 

of the subdivision. It is anticipated that some alternative modes of transportation will be 

generated from the subdivision, but not in a meaningful way that would impact the projected 

trip generation and associated analysis. The methods employed maintain a very 

conservative scenario for traffic impacts to the adjacent infrastructure. 

Conclusions 

The impact of the proposed subdivision to the intersection of Hwy 33 and W 2000 S is 

anticipated to be incremental. Level of service for two-way-stop-controlled intersections is 

largely controlled by the traffic volumes of the major (uncontrolled) roadway, and the LOS 

analysis for the intersection confirms this. Since volumes on the minor roadway are a 

fraction of Highway 33, and installation of left and right turning lanes along Highway 33 are 

already warranted under existing, background traffic conditions, no improvements to the 

intersection are proposed. The intersection currently operates at Level of Service A and will 

continue operating at the same LOS upon complete buildout of the subdivision.  Changes or 

additions to traffic control are not warranted. No warrants for changes to the functionality 

of the intersection resulting from the proposed trip generation were identified as part of this 

assessment. 
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APPENDIX 
 

(LEVEL OF SERVICE CALCULATION WORKSHEETS) 
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Location: Name:

minor road

Movement Number

Hourly Flow Rate, V (vph)

Volume, v (pcph)     see Table 10-1

Adjustment Factor 1.10 1.10 1.10 1.10

7000 S

1049

1162

1.10 1.10 1.10 1.10 1.10 1.10 1.10

32

Number of Through Lanes =

Number of Through Lanes =

Number of Through Lanes = 1

44

HOURLY VOLUMES
Grade 0 %

NA

HWY 33

major road

3
6 4 2
5

10

NA

NA

17

5 5 2

NA

VOLUMES IN PCPH

1

Date of Counts:

Time Period:

Average running speed:

PHF:

Exclusive LT Lane?

3
2 3 2
2

1

0 %Grade

421

1

15

Number of Through Lanes =

9 521 16

Exclusive LT Lane? (Y/N) N

8765

3 2215 421

0

9

%

1

464 2 36 410 574 18 17

9

25

1

1

7000 S

minor road

4321

2 5 5

1.10

Grade 0 %

Grade

16

521

7:00 - 9:00 AM

May 4, 2023

HWY 33

1 4 4

121110 Total

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 1 of 3    

Aidan Anderson, Ansel LeeHWY 33 and 7000S

major road

VOLUME ADJUSTMENTS

N(Y/N)

1.6

55 MPH

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V

EXISTING AM 33x2000S LOS-Four-leg TWSC Intersection Worksheet.xls 450



Location: Name:

STEP 1: RT from Minor Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = =

STEP 2: LT from Major Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Major Left Shared Lane = = = =

Probability of Queue-free State:

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ + = vph + + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Major Left, Minor Through

Impedance Factor: = = = =

Major Left, Minor Through

Adjusted Impedance Factor: = (Fig. 10-6) = (Fig. 10-6)

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph

9889

290 272

0.99

0.99 0.99

0.99

1.00 0.97

280

421 15 5214 13979

STEP 4: LT from Minor Street

8 521 9

290

0.99 0.99

1.00

9839

STEP 3: TH from Minor Street

421 15 521

1

975

8

340 330

340 330

1 1 421 15

1.00

1.00 1.00

8 521 9 1 421 15 16

950 1040

950 1040

0.99 1.00

521 16 537 421 1 422

750

750

0.97

1 421 422

850

850

1.00

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 2 of 3    

HWY 33 and 7000S Aidan Anderson, Ansel Lee

8 521 529
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Location: Name:

where 2 movements share a lane

where 3 movements share a lane

Average total delay for the intersection (Eq. 10-14): Level of Service for intersection:

csh(pcph)

423

4

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

Avg. Single Movement Delay         

(Fig. 10-7)

11

10 B

A

csh(pcph)
Avg. Single Movement Delay         

(Fig. 10-7)

8

12

v(pcph)

2

5

5

10

5750

385

Avg. Single Movement Delay         

(Fig. 10-7)

cm(pcph)

272

330

850

MAJOR STREET APPROACH MOVEMENTS 1,4

11

10

v(pcph)

36

4

25

cm(pcph)

3
982

csh(pcph)

290

340

LOS

LOS

LOS

B

MINOR STREET APPROACH MOVEMENTS 10,11,12

LOSMovement

C

A

B

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V3.`10

Where the right-turn is STOP- or YIELD-controlled, eliminate V6, V3.

V3, V9 should be eliminated on multilane streets.

Where the right-turn is STOP- or YIELD-controlled, eliminate V3, V6.

V6, V12 should be eliminated on multilane streets.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V6.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, eliminate V6.`6

`7

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, eliminate V3.

`8

`9

12

B

C

v(pcph)

A

V5 includes only the volume in the righthand lane.

10

`2

`1

`4

`3

SHARED LANE CAPACITY

MINOR STREET APPROACH MOVEMENTS 7,8,9

Movement

7

0.67

V2 includes only the volume in the right hand lane.

8

9

10

1 A

4 17

cm(pcph)

1040

950

A

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

1

4 1 A

`5
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Movement
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Approach, DA (Eq. 10-13)
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Location: Name:

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 1 of 3    

Aidan Anderson, Ansel LeeHWY 33 and 7000S

major road

VOLUME ADJUSTMENTS

N(Y/N)

1.8

55 MPH

4:00 - 6:00 PM

May 4, 2023

HWY 33

4 1 1

121110 Total

5 2 2

1.10

Grade 0 %

Grade

22

531

1

29

1

1

7000 S

minor road

4321

423 0 20 02 585 25 26

0 2623 384

0

9

%

0

Number of Through Lanes =

1 531 22

Exclusive LT Lane? (Y/N) N

8765

4

0 %Grade

384

0

23

VOLUMES IN PCPH

1

Date of Counts:

Time Period:

Average running speed:

PHF:

Exclusive LT Lane?

1
8 0 2
6

NA

26

2 2 5

NA

NA

HWY 33

major road

2
0 0 2
9

2

NA

Number of Through Lanes =

Number of Through Lanes =

Number of Through Lanes = 1

11

HOURLY VOLUMES
Grade 0 %

1011

1119

1.10 1.10 1.10 1.10 1.10 1.10 1.10

18

minor road

Movement Number

Hourly Flow Rate, V (vph)

Volume, v (pcph)     see Table 10-1

Adjustment Factor 1.10 1.10 1.10 1.10

7000 S

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V
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Location: Name:

STEP 1: RT from Minor Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = =

STEP 2: LT from Major Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Major Left Shared Lane = = = =

Probability of Queue-free State:

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ + = vph + + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Major Left, Minor Through

Impedance Factor: = = = =

Major Left, Minor Through

Adjusted Impedance Factor: = (Fig. 10-6) = (Fig. 10-6)

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 2 of 3    

HWY 33 and 7000S Aidan Anderson, Ansel Lee

11 531 542

760

760

0.97

0 384 384

920

920

1.00

531 22 553 384 0 384

950 1130

950 1130

0.98 1.00

1.00 1.00

11 531 1 0 384 23 22

11

325 330

325 330

0 0 384 23

1.00

1.00

1.00

9611

STEP 3: TH from Minor Street

384 23 531

0

950

STEP 4: LT from Minor Street

11 531 1

295

1.00

290

384 23 5311 13951 9631

295 282

1.00

1.00 1.00

1.00

1.00 0.97
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Location: Name:

where 2 movements share a lane

where 3 movements share a lane

Average total delay for the intersection (Eq. 10-14): Level of Service for intersection:

`5

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 3 of 3    

HWY 33 and 7000S Aidan Anderson, Ansel Lee

Movement

LOS
Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

A

LOS

A

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

1

4 1 A

8

9

10

1 A

4 26

cm(pcph)

1130

950

`2

`1

`4

`3

SHARED LANE CAPACITY

MINOR STREET APPROACH MOVEMENTS 7,8,9

Movement

7

0.46

V2 includes only the volume in the right hand lane.

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, eliminate V3.

`8

`9

12

B

C

v(pcph)

A

V5 includes only the volume in the righthand lane.

2

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V3.`10

Where the right-turn is STOP- or YIELD-controlled, eliminate V6, V3.

V3, V9 should be eliminated on multilane streets.

Where the right-turn is STOP- or YIELD-controlled, eliminate V3, V6.

V6, V12 should be eliminated on multilane streets.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V6.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, eliminate V6.`6

`7

LOS

LOS

LOS

B

MINOR STREET APPROACH MOVEMENTS 10,11,12

LOSMovement

C

A

C

v(pcph)

20

0

29

cm(pcph)

3
961

csh(pcph)

295

325

760

463

Avg. Single Movement Delay         

(Fig. 10-7)

cm(pcph)

282

330

920

MAJOR STREET APPROACH MOVEMENTS 1,4

11

8

csh(pcph)
Avg. Single Movement Delay         

(Fig. 10-7)

10

12

v(pcph)

5

2

2

11

5

csh(pcph)

347

4

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

Avg. Single Movement Delay         

(Fig. 10-7)

12

11 C

A

( ) ( )
mjjmii

ji

sh
cvcv

vv
c

+

+
=

( ) ( ) ( )mkkmjjmii

kji

sh
cvcvcv

vvv
c

++

++
=

1211321

4,4,3,3,2,2,1,1,

... vvvvv

vDvDvDvD
D

AAAAAAAA

I
+++++

+++
=

EXISTING PM 33x2000S LOS-Four-leg TWSC Intersection Worksheet.xls

455



Location: Name:

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 1 of 3    

Aidan Anderson, Ansel LeeHWY 33 and 7000S

major road

VOLUME ADJUSTMENTS

N(Y/N)

1.6

55 MPH

7:00 - 9:00 AM

May 4, 2023

HWY 33

1 6 4

121110 Total

2 7 5

1.10

Grade 0 %

Grade

18

521

9

29

1

1

7000 S

minor road

4321

464 2 42 610 574 20 19

5 2617 421

0

9

%

1

Number of Through Lanes =

9 521 18

Exclusive LT Lane? (Y/N) N

8765

1

0 %Grade

421

1

17

VOLUMES IN PCPH

1

Date of Counts:

Time Period:

Average running speed:

PHF:

Exclusive LT Lane?

3
8 5 2
6

4
2 6 2
9

10

NA

NA

19

Grade 0 %

NA

HWY 33

major road

5 7 2

NA

1.10 1.10

38

Number of Through Lanes =

Number of Through Lanes =

Number of Through Lanes = 1

64

HOURLY VOLUMES

1.10 1.10

7000 S

1067

1180

1.10 1.10 1.10 1.10 1.10

Movement Number

Hourly Flow Rate, V (vph)

Volume, v (pcph)     see Table 10-1

Adjustment Factor 1.10 1.10

minor road

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V
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Location: Name:

STEP 1: RT from Minor Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = =

STEP 2: LT from Major Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Major Left Shared Lane = = = =

Probability of Queue-free State:

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ + = vph + + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Major Left, Minor Through

Impedance Factor: = = = =

Major Left, Minor Through

Adjusted Impedance Factor: = (Fig. 10-6) = (Fig. 10-6)

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph
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HWY 33 and 7000S Aidan Anderson, Ansel Lee
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1 421 422

850

850

1.00

521 18 539 421 1 422

945 1040

945 1040
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STEP 3: TH from Minor Street
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Location: Name:

where 2 movements share a lane

where 3 movements share a lane

Average total delay for the intersection (Eq. 10-14): Level of Service for intersection:

`5

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 3 of 3    

HWY 33 and 7000S Aidan Anderson, Ansel Lee

Movement

LOS
Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

A

LOS

A

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

1

4 1 A

8

9

10

1 A

4 19

cm(pcph)

1040

945

`2

`1

`4

`3

SHARED LANE CAPACITY

MINOR STREET APPROACH MOVEMENTS 7,8,9

Movement

7

0.78

V2 includes only the volume in the right hand lane.

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, eliminate V3.

`8

`9

12

B

C

v(pcph)

A

V5 includes only the volume in the righthand lane.

10

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V3.`10

Where the right-turn is STOP- or YIELD-controlled, eliminate V6, V3.

V3, V9 should be eliminated on multilane streets.

Where the right-turn is STOP- or YIELD-controlled, eliminate V3, V6.

V6, V12 should be eliminated on multilane streets.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V6.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, eliminate V6.`6

`7

LOS

LOS

LOS

B

MINOR STREET APPROACH MOVEMENTS 10,11,12

LOSMovement

C

A

B

v(pcph)

42

6

29

cm(pcph)

3
976

csh(pcph)

283

335

750

376

Avg. Single Movement Delay         

(Fig. 10-7)

cm(pcph)

262

325

850

MAJOR STREET APPROACH MOVEMENTS 1,4

11

10

csh(pcph)
Avg. Single Movement Delay         

(Fig. 10-7)

8

12

v(pcph)

2

7

5

10

5

csh(pcph)

400

4

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

Avg. Single Movement Delay         

(Fig. 10-7)
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Location: Name:

WORKSHEET FOR ANALYSIS OF TWSC INTERSECTIONS Page 1 of 3    

Aidan Anderson, Ansel LeeHWY 33 and 7000S

major road

VOLUME ADJUSTMENTS

N(Y/N)

1.8

55 MPH

4:00 - 6:00 PM

May 4, 2023

HWY 33

4 1 1

121110 Total

5 2 2

1.10

Grade 0 %

Grade

28

531

1

33

1

1

7000 S

minor road

4321

423 0 25 02 585 31 35

0 3031 384

0

9

%

0

Number of Through Lanes =

1 531 28

Exclusive LT Lane? (Y/N) N

8765

4

0 %Grade

384

0

31

VOLUMES IN PCPH

1

Date of Counts:

Time Period:

Average running speed:

PHF:

Exclusive LT Lane?

2
2 0 3
0

2
5 0 3
3

2

NA

NA

35

Grade 0 %

NA

HWY 33

major road

2 2 5

NA

1.10 1.10

22

Number of Through Lanes =

Number of Through Lanes =

Number of Through Lanes = 1

11

HOURLY VOLUMES

1.10 1.10

7000 S

1033

1143

1.10 1.10 1.10 1.10 1.10

Movement Number

Hourly Flow Rate, V (vph)

Volume, v (pcph)     see Table 10-1

Adjustment Factor 1.10 1.10

minor road

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V

5
V

6V

4V

1V

2V

3
V

11V

8
V

10
V

12V

7
V

9
V
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Location: Name:

STEP 1: RT from Minor Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = =

STEP 2: LT from Major Street

Conflicting Flows: (Fig. 10-3)

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Major Left Shared Lane = = = =

Probability of Queue-free State:

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ = vph + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph

Probability of Queue-free State: = = = =

Conflicting Flows: (Fig. 10-3)

+ + + + + + + +

+ + = vph + + = vph

Potential Capacity: (Fig. 10-4,5) = pcph = pcph

Major Left, Minor Through

Impedance Factor: = = = =

Major Left, Minor Through

Adjusted Impedance Factor: = (Fig. 10-6) = (Fig. 10-6)

Capacity Adjustment Factor

due to Impeding Movements: = = = =

Movement Capacity: = = pcph = = pcph
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Location: Name:

where 2 movements share a lane

where 3 movements share a lane

Average total delay for the intersection (Eq. 10-14): Level of Service for intersection:

`5
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HWY 33 and 7000S Aidan Anderson, Ansel Lee

Movement

LOS
Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

A

LOS

A

Avg. Total Delay for the 

Approach, DA (Eq. 10-13)

1

4 1 A

8
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4 35
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940
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`4

`3

SHARED LANE CAPACITY

MINOR STREET APPROACH MOVEMENTS 7,8,9

Movement

7

0.57

V2 includes only the volume in the right hand lane.

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, eliminate V3.

`8

`9

12

B

C

v(pcph)

A

V5 includes only the volume in the righthand lane.

2

Where a right-turn lane is provided on major street, and/or where V3 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V3.`10

Where the right-turn is STOP- or YIELD-controlled, eliminate V6, V3.

V3, V9 should be eliminated on multilane streets.

Where the right-turn is STOP- or YIELD-controlled, eliminate V3, V6.

V6, V12 should be eliminated on multilane streets.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, and/or on multi-lane major streets, eliminate V6.

Where a right-turn lane is provided on major street, and/or where V6 is STOP-/YIELD-controlled, eliminate V6.`6
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TETON COUNTY FIRE PROTECTION DISTRICT 
PO Box 474  •  911 North Hwy. 33 
Driggs, Idaho 83422 • (208) 715-5201 

October P&Z Hearing. 

22-369 Plat Concept. No fire related issues or concerns were noted on the plat review.

Trucco-Irish Acres 10 lot Subdivision Preliminary Plat. 

Approved for fire department access and engineered fire pond details. The pond shall be 

inspected and certified annually per the International Fire Code. 

Clearwater Reserve 2 lot Subdivision Preliminary Plat. 

Is approved for access, fire suppression is not required in two lot subdivisions. 

Hunnidale Farms 2 lot Subdivision concept Application. 

Is approved for fire department access, a water source for fire protection in not required on 

two lot subdivisions. 

Two Thousand Views 10 lot Subdivision Improvement Plans. 

Is approved for fire department access, the proposed fire pond water fill shall be a dry 

barrel fire hydrant as used in the cities of Victor or Driggs and inspected/certified annually 

per the International Fire Code. 

No narrative was attached for review. 

Thank you, 

Earle Giles III 
Fire Marshal 

egiles@tetoncountyfire.com 

(208) 715-5201
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Public Works Department 

1 of 1 

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

djohnson@co.teton.id.us 

 
October 3, 2023 

 

 

Ms. Sharon Fox 

Teton County Planning 

150 Courthouse Drive, Suite 107 

Driggs, Idaho 83422 

 

RE: Engineering Review 
 Two Thousand Views Subdivision Preliminary Plat 
 Section 6, T4N, R46E B.M. 

  

Upon review of the Two Thousand Views Subdivision Preliminary Plat, I have the following 

observations: 

 

 This subdivision meets the threshold for requiring a Traffic Impact Study.  A TIS may be 

required by the Planning Department. 

 Improvement Plans are stamped with Wyoming seal 

 

Sincerely: 

 
Darryl Johnson, P.E., P.L.S. 

Public Works Director 
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September 29, 2023 
 
Teton County Planning Commission 
150 Courthouse Drive, Room 107 
Driggs, Idaho 83422 
 
RE: Two Thousand Views Subdivision 
 
Dear Commissioners: 
 
Please accept the following comments regarding the proposed Two Thousand Views 
Subdivision.  
 
We are aware that there are other subdivision applications in this area. We would like to ask the 
Commission to please consider all development to the east of highway 33 and north of 2000 S 
collectively. The impacts on traffic, septic, fire district recommendations, water and more all 
have a greater effect on our community when considered together.  
 
 1- Transportation Impacts: The City of Driggs is concerned with the level of traffic that would 
be generated by the proposed development and the resulting impact on intersections and traffic 
growth on highway 33 and Driggs arterials and collector roads. Has a traffic study been 
completed in considering all the developments in this area? The City requests that: 

a. Idaho Transportation Department be consulted and provided a copy of the application in 
order to ensure that intersection impacts are properly mitigated; 

b. Bicycle access into Driggs should be required, or if other nearby developments are 
considering bicycle improvements, that this devilment be required to participate.  

c. A Traffic Study needs to be submitted for the collective development of this area.  
 
2- Parks Impacts: The City of Driggs is concerned that continued development in the county 
increases demand for city park and recreation facilities and that this is not being met by the 
county impact fees, which are designated only for fairground improvements. Our Parks are 
being used by County residents yet only Driggs’ residents are paying for them. County 
developers need to contribute to recreational impacts fees. The City of  
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Driggs requires .028 acres of park land for each unit of development when 10 or more units is 
proposed. The City requests that: 

a. Park land and improvements (ie: playground and field) be required of the developer. 
Such fees could be remitted to the cities, which are currently providing park space 
accessible to all county residents, or held in a fund to be used toward future countywide 
(including in-city) recreation and park improvements.  

 
3- Housing: We know that new developments require more staffing and needs from our 
essential workers including: Sheriff, teachers, EMS, Fire, Parks staff, road maintenance, etc. Yet 
these are the very people that are having a hard time with housing attainability. Most essential 
workers must live in our community and don’t commute. The City recommends:  

a. A Fiscal Analysis needs to be submitted.  
b. Workforce housing needs to be provided.  
c. Clustered development and open spaces should be considered.  

 
I recommend not approving this application until all impacts of the collective development are 
identified, and regulated for the benefit of our entire community.  
 
Thank you for considering our concerns.  
 
Respectfully submitted,  
 
August Christensen 
Mayor  
 
 
 
 
 
 
 
 
 

467



8/10/22, 10:14 AM Teton County Mail - Public comment NO!

https://mail.google.com/mail/u/0/?ik=614b12520c&view=pt&search=all&permmsgid=msg-f%3A1740720854486360592&simpl=msg-f%3A1740720854… 1/1

Sharon Fox <sfox@co.teton.id.us>

Public comment NO! 

greg@tetonarts.org <greg@tetonarts.org> Tue, Aug 9, 2022 at 3:32 PM
To: pz@co.teton.id.us

Dear County Planning and zoning and county commissioners,
 
  I commend the work you have put in bringing the new land use code to final approval!  As a property owner adjacent to the
proposed two thousand views subdivision, I must make comment that I am opposed to this application being moved along
any further.  The division of this farm field into luxury lots for high end homes is sickening and fails to preserve open spaces
or create affordable housing for our community.
 
This developer is buying over priced land and hoping to profit from development.  Allowing the newly passed code to make
exceptions of this kind will undo all the hard work that has already been put in to protect the character of our valley.
 
Another point to be considered, is that there are several sub-divisions in close proximity that haven't been completed.  More
than 10 lots identical to this proposal sit just to the north east.  More than 10 empty lots, line a naked cul de sac, weeds run
rampant, and a farm field is no longer fruitful.  If there was a need for more of this type of development in our community,
these lots wouldn't sit empty!
 
In no way does this proposal creatively protect open space, agriculture land, or create lots that the working folks in our
community can afford. 
 
I adamantly oppose this development proposal and hope you will vote accordingly to uphold the new land use code and set
a precedent that Teton Valley is no longer a place where investors can make their money by cutting up farm land to create
luxury neighborhoods our working class cannot afford.
 
Thank you for your time and consideration.
 
Gratefully,
Greg Meyers
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DATE: March 12, 2024

TO: Planning & Zoning Commission

FROM: Jade Kreuger, Planning Administrator

ITEM TITLE: 6:30 PM City of Victor Area of Impact (AOI) Work Session.   Teton County will
discuss the Victor AOI with the Planning Administrator from the City of Victor. Topics
of discussion include the AOI boundary, potential AOI zoning districts, the new AOI
code, and plans to be adopted in the AOI. Discussion will also include a request for an
interim ordinance. This is a discussion item. No action will be taken until public
hearings are scheduled.

4.5

AGENDA ACTION ITEM

 

 

 

 

SUGGESTED MOTION:
ATTACHMENT(S):

Victor AOI Staff Packet 3-2024.pdf
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CITY OF VICTOR 
Planning & Building Department 

 
 

138 N. Main Street, Suite 201  Tel: (208) 787-2940 
Victor, ID 83455 1 www.victoridaho.gov 

Date: February 29, 2024 
From: Kimberly Kolner, AICP, Planning and Zoning Director  
To: Planning and Zoning Commission 
Subject: Victor Area of Impact Interim Ordinance and Negotiation of new Land Development Code for the 

Victor Area of Impact.  
  
PURPOSE 
The purpose of this work session is to review and discuss the proposed Interim Ordinance. Outline next steps for the 
adoption of the Interim Ordinance. Staff has also prepared the draft zoning districts and AOI boundary for review and 
discussion is needed regarding the application review and recommendation process. 
 
BACKGROUND 
The Area of City Impact (AOCI or AOI), is an identified area of unincorporated County land, outside of city limits. This 
area is defined and agreed upon by both the City and the County. This area is under the County’s jurisdiction, 
however, specific plans and ordinance are agreed upon by both the City and the County that dictate annexations, 
and other planning and zoning procedures. The AOI is formally adopted by both the City and County by ordinance. 
The County enforces the applicable codes in the AOI, although for some applications a joint city-county process is 
followed. Idaho Code §67-6526 dictates the negotiation and adoption procedures for creating and update an AOI. 
 
INTERIM ORDINANCE 
Staff have spent considerable time working on research and drafts for this process. All Victor P&Z discussions have 
been held as public hearings for transparency. The only required public hearings are before BoCC and Council for the 
adoption. Drafts are now available for all chapters other than Chapter 2 Zoning Districts and Chapter 3 Use 
Standards. These chapters are being withheld from review at this time in hopes that an interim ordinance can be put 
in place by the County to avoid a possible flood of unplanned development within the AOI.  
 
The interim ordinance is being proposed as a planning tool to limit new development to larger lot size minimums. 
This is to enforce the comprehensive plan goals of orderly development and growth of municipalities. By limiting 
smaller lot sized development immediately adjacent to the City limits, parcels will have the ability to annex a full 
development of 20 acres or larger at a time. If the interim ordinance is not approved, it opens the County up for the 
ability of new development applications of subdivisions for 2.5-acre lot minimums. These types of developments are 
detrimental to the orderly development of the City as our utilities and services need to leap frog over these types of 
subdivisions for more dense development on the other side. The most prominent example of this is Wapiti Estates. 
The interim ordinance is not to stop or prevent development, its actually the contrary. The City wants to see 
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CITY OF VICTOR  Planning and Building Department  

138 N. Main Street, Suite 201  Tel: (208) 274-7082 
Victor, ID 83455 2 www.victoridaho.gov 

development in and around the AOI to take place after annexation at higher City density related to more 
development.  
 
While the County was working on their own Land Development Code update, staff were bombarded by speculative 
developments that took up considerable staff time, to create hundreds, if not thousands of new vacant subdivisions. 
Many of the subdivisions that took place during that time were rushed in their design as property owners feared 
losing development rights. That is not the case in the AOI. The long-term goals are annexation and development. 
However, property owners may not understand that and try to squeeze in applications prematurely while 
negotiations are still pending and the new Victor AOI Land Development Code is still being drafted and reviewed.   
 
PROCESS:  

1. ✔ Sent letter to the Board of County Commissioners April 2021 requesting to amend the AOI. 
2. ✔ Met with County Staff to begin this process, Council subcommittee reviewed the current agreement and 

boundary, and provided staff with direction.  
3. ✔  Updated documents and maps should be drafted and reviewed. 
4.  IN PROCESS - The Planning & Zoning Commission will review the current agreement, boundary, plan, and 

ordinances and provide a recommendation to the Council. Simultaneously, the County’s Planning & Zoning 
Commission should be reviewing the agreement and considering a recommendation to the BoCC.   

5.     Council to consider the recommendation for the Victor Planning & Zoning Commission and ultimately submit 
a proposal to the Board of County Commissioners. 

6.     When agreement between the City and County is reached, each governing board, will hold noticed public 
hearings to consider the updated Agreement. This includes rezoning all properties impacted by the change of 
the AOI boundaries and new zoning districts.  

7.     The Area of City Impact Agreement is adopted by Ordinance and becomes effective upon publication in the 
newspaper. 

 
DISCUSSION 
Last year there was a proposal to update the State requirements regarding Areas of City Impact. SB1073 stalled in the 
2023 legislative session will not be moving any further. While a new bill has not yet been proposed this session, staff 

has taken some of the key objectives into consideration while updating the AOI boundaries and draft AOI Land 
Development Code. https://legislature.idaho.gov/sessioninfo/2023/legislation/S1073/  

• Everything needs final approval by BoCC.  
• Recommendations to BoCC are not required.  
• Review of the local AOI is required every 5 years.  
• Approval standards are new and include anticipated growth areas, geological factors, infrastructure 

connectivity, water sewer expansion in 5 years, and other public service boundaries.  
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CITY OF VICTOR  Planning and Building Department  

138 N. Main Street, Suite 201  Tel: (208) 274-7082 
Victor, ID 83455 3 www.victoridaho.gov 

• Boundaries shall be no more than one mile outside the City limits. 
• Boundaries cannot split any parcels. 
• Default is to use County Comp Plan, Zoning and Subdivision Code unless one is adopted specifically for the 

AOI.    
 
ADOPTION OF THE COUNTY’S COMPREHENSIVE PLAN IN THE AOI 
The County’s Comprehensive Plan has a broader scope regarding the Victor AOI. Adopting the County’s Comp Plan 
in the AOI will encourage lower density development OR will encourage properties to annex in order to receive city 
services and be able to develop according to the City’s Comprehensive Plan. The key here is that annexation occurs 
before the City’s Comp Plan is in place which can then be used to justify and guide more intense development. 
 
AOI ZONING DISTRICT AND BOUNDARY MAP 
Idaho Code §67-6526(b) states that in defining an area of impact, the following factors shall be considered: (1) trade 
area; (2) geographic factors; and (3) areas that can reasonably be expected to be annexed to the city in the future. 
Consider areas that create a significant impact on the City or have the potential to if developed, while balancing the 
fact that if annexed, the City would be responsible for services including road maintenance and repair and eventually 
providing water and sewer. Areas that are not within the AOI but would like to annex may request to annex (not 
being in the AOI does not exclude these properties from requesting and Category-A annexation) Overall, decreasing 
the AOI and utilizing county zoning should encourage development at low densities/intensities OR encourage 
annexation prior to development. 
 
The County’s Land Development Code currently includes two zones which are intended to be applied in the AOIs – 
AOI-2.5, Area of Impact Zone 1 and AOI-20, Area of Impact Zone 2. Staff recommend creating new names for the 
Zones within the Victor AOI in order to avoid further confusion between codes and jurisdictions. Utilizing these 
unique AOI-specific zones will clear up confusion regarding which code applies and how.  

• AOI-VR: Area of Impact – Victor Rural Residential 
• AOI-VA: Area of Impact – Victor Agricultural 
• AOI-VN: Area of Impact – Victor Natural Resources Residential Cluster  

 
The draft AOI map includes these new proposed zones districts. The boundary lines on the map show the existing 
AOI (black), draft for the newly proposed AOI boundary (blue), growth boundaries as recommended in the Comp 
Plan’s Future Land Use Map (red) and current City of Victor municipal limits (purple). Also included on the map are 
the City’s recommended County zoning for areas planned to be removed from the AOI.   
 
DRAFT VICTOR AREA OF IMPACT LAND DEVELOPMENT CODE 
The new County Land Development Code has been used as the base documents for the Victor AOI Land 
Development Code. This is for a number of reasons but most importantly, as these lands are under County 
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CITY OF VICTOR  Planning and Building Department  

138 N. Main Street, Suite 201  Tel: (208) 274-7082 
Victor, ID 83455 4 www.victoridaho.gov 

jurisdiction it should resemble the County LDC and be formatted so that County staff can better administer the code. 
Through the review and drafting process chapters are being modified in the following ways to best suit the Victor 
AOI, and the goals of both the County and Victor Comp Plans.  
Chapter 1 Administration 

• Adopt County Code Chapter 1 with modifications appropriate for the Victor AOI. 
Chapter 2 Zone Districts 

• Adopt Zoning Districts Unique to the Victor AOI that will avoid confusion over jurisdictions for residence and 
staff. (Lot size standards being withheld until interim ordinance is in place) 

Chapter 3 Use Provisions 
• Amend the County Code to only include uses appropriate for the area and encourage development within 

municipalities or after annexation. (Use table and use standards being withheld until interim ordinance in is 
place)  

Chapter 4 Application Procedures 
• Adopt County Code with modifications that address city review process. Victor would like to be a 

recommending body and hold public meetings about applications.  When public hearings are required, it 
would be most fitting to have the public hearing before the BoCC as they are the decisionmakers. This also 
helps reduce the time required between meetings to help reduce the overall timeline for applications.   

Chapter 5 Development Standards 
• Adopt County Code with minor modifications to address Victor AOI needs.  

Chapter 6 Subdivision Design Standards 
• Adopt County Code with minor modifications to address Victor AOI needs.  

Chapter 7 Definitions 
• Adopt County Code. 

 
ATTACHMENTS 
Draft Interim Ordinance  
Draft Victor Area of Impact Zoning and Boundary Map 
Draft Victor Area of Impact Land Development Code 
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TETON COUNTY, IDAHO 
ORDINANCE _____________ 

 
AN INTERIM ORDINANCE OF TETON COUNTY, IDAHO AMENDING AND RESTATING 
CHAPTER 2 OF TITLE ________, OF THE TETON COUNTY CODE, REGARDING LAND 
DEVELOPMENT, AND ESTABLISHING AN EFFECTIVE DATE. 
 
WHEREAS, Idaho Code § 67-6524 allows for the passage of interim land use ordinances when 
amendments are being contemplated by the jurisdiction. 
 
WHEREAS, Teton County and the City of Victor are considering certain amendments to the 
County land development code relative to the City of Victor Area of Impact, and this ordinance is 
in contemplation of such amendments and the new plan. 
 
WHEREAS, the purpose of this ordinance shall be to promote the health, safety, and general 
welfare of the people of the City of Victor, the County of Teton, and the City of Victor Area of 
Impact by fulfilling the purposes and requirements of the Local Land Use Planning Act of 1975 
and implementing the Comprehensive Plan for Teton County, the City of Victor, and its Area 
ofImpact. Specific statements of purpose accompany selected provisions of this ordinance, but the 
Comprehensive Plan provides the full statement of the City's purpose and intent in planning and 
zoning activities. 
 
WHEREAS, This title is adopted pursuant to the authority granted by the Local Land Use 
Planning Act of 1975 and the County’s constitutional police powers. It fulfills the requirements of 
the Local Land Use Planning Act. 
 
THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY COMMISIONERS OF 
THE TETON COUNTY, STATE OF IDAHO: 
 
SECTION 1. That the amended Sections of Chapter 2 of Title ____ of the Teton County Land 
Development Code be amended and restated as set forth below and enforced as such. 
 
2-1 Zoning District Table  
Table 1. Zoning District Table  

Zoning 
District 

Average 
Density 

Min Lot 
Size 

Min Lot 
Width 

Min Front and 
Side Setback 

Min Near 
Setback 

Maximum 
Building Height 

AOI 2.5, Area 
of Impact 

Zone 1 
-- 20 acres -- 30’ 40’ 30’ 

 
2-2 AOI-2.5, Area of Impact Zone 1   
A. Description AOI-2.5 is located within the City of Victor Area of Impact, immediately adjacent 
to the City of Victor. Due to the potential availability of utility services and established land use 
patterns, these areas are appropriate for varying degrees of residential, commercial, and light 
industrial development that define the edge between town and country.   
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B. Dimensional Standards  
1. Minimum Lot Size – 20 acres  
2. Minimum Lot Width – NA  
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear  
4. Maximum Building Height – 30 feet, 60 feet for agricultural buildings 
 
SECTION 2. That all ordinances, resolutions or parts thereof in conflict herewith are hereby 
repealed, rescinded and annulled. 
 
SECTION 3. That this ordinance shall be in full force and effect from and after its passage, 
approval and publication, according to law, to be in effect for no more than one year from the date 
of adoption. 
 
PASSED BY THE BOARD OF COUNTY COMMISIONERS OF TETON COUNTY, this 
_____ day of ____________, 2024. 
 
 

NOTICE AND PUBLISHED SUMMARY OF ORDINANCE NO. __________ 

OF TETON COUNTY, IDAHO 
 
AN INTERIM ORDINANCE OF TETON COUNTY, IDAHO AMENDING AND RESTATING 
CHAPTER 2 OF TITLE ________, OF THE TETON COUNTY CODE, REGARDING LAND 
DEVELOPMENT, AND ESTABLISHING AN EFFECTIVE DATE. 
 
The principal provisions of this ordinance are amendments to Chapter 2 of Title ______ of the 
Land Development Code relating to the Victor Area of Impact as follows: for the City of Victor’s 
Area of Impact to require that the minimum lots size for the AOI 2.5 Area of Impact Zone 1 be 20 
acres for those properties located with the City of Victor’s Area of Impact as defined by AOI-2.5, 
Area of Impact Zone 1 of Teton County Idaho’s Zoning Map.  
 
A copy of the full text of the Ordinance is available at ___________________________, Idaho. 
Examination or copies may be requested in writing or in person during regular business hours of 
the County Clerk. The effective date of the Ordinance is the date of its passage, approval and 
publication.  
 
First Reading on _______________, 2024 
 
This Ordinance was adopted after first reading pursuant to Idaho Code § 50-902. 
 
 
 

STATEMENT OF COUNTY PROSECUTOR  
AS TO ADEQUACY OF SUMMARY 

OF ORDINANCE ____________ 
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The Undersigned, Bailey Smith, hereby certifies that she is the legal advisor of the County and has 
reviewed a copy of the attached Summary of Ordinance __________, and has found the same to 
be true and complete and provides adequate notice to the public. 
 
Dated this ___day of ____________, 2024 
 
 
_________________________________________  
Bailey Smith 
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Chapter 2 – Zone Districts 2-3  

CHAPTER 1 ADMINISTRATION 

1-1 Legal Provisions 
A. Title 

This document is the “Land Development Code for the City of Victor, Idaho’s Area of Impact” and 
is referred to in this document as “this Code” or “Victor AOI code” or “Land Development 
Code” or “LDC”. 

B. Purpose and Intent 
The Land Development Code for the City of Victor, Idaho’s Area of Impact is adopted for the 
purpose of guiding development in unincorporated Teton County within the Area of Impact of 
the City of Victor, in accordance with the Teton County’s adopted comprehensive plan and its 
existing and future needs, in order to protect, promote, and improve public health, safety, and 
general welfare. The Land Development Code is enacted to exercise the full range of authority 
available under Idaho law, including the purposes stated in the Local Land Use Planning Act 
(Title 67, Chapter 65) of the Idaho Code. 
 
The Areas of Impact around Victor constitute unique zoning districts. Although located within 
the jurisdiction of Teton County, the unique zoning, subdivision, and land use regulations for 
these districts must be negotiated with the cities in accordance with Idaho Code Section 67-
6526. These are areas of potential annexation into the cities or areas where the cities have 
specific concerns about the impacts of nearby development on the city. 

Establishment of the Boundaries and Areas of City Impact in Unincorporated Teton County 
requires negotiation of an Area of Impact Agreement with each city and adoption of separate 
ordinances determining both the boundaries of the Area of Impact as well as the specific zoning, 
subdivision, and land use regulations as outlined in Idaho Code Section 67-6526.The Areas of 
City Impact for each city are hereby incorporated as shown on the official zoning map. 
Establishment of the zoning, subdivision, and land use regulations applicable within Areas of City 
Impact Lands are governed by the terms of the County-City agreements. These agreements are 
codified by County ordinance in Title 7. 

C. Applicability 
1. Territorial Applicability 

This Land Development Code applies to all land, uses, buildings, and structures within 
unincorporated Teton County, Idaho, only within the Area of City Impact of the City of 
Victor. When land is added within the jurisdiction of the County, through de-annexation or 
sale of public lands, the County will follow LDC procedures to apply a zoning designation to 
those lands. 

2. General Applicability 
LDC requirements are the minimum necessary to meet the purpose and intent of the Land 
Development Code and Local Land Use Planning Act (Title 67, Chapter 65) per Idaho Code 
Section 67-65. 

3. Required Conformance 
a. All buildings, structures, or land, in whole or in part, must be used, occupied, or 

constructed in conformance with the LDC. No building or structure shall be built, 
altered, or used unless it is located on a lot of record or otherwise complies with 
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nonconformity provisions in Section 1-8 of this chapter. 
b. Unless otherwise provided by law, the state of Idaho, and its agencies, boards, 

departments, institutions, and local special purpose districts, must comply with the LDC. 
c. The LDC does not apply to transportation systems of statewide importance, as 

determined by the state transportation board, though the transportation board must 
consult with the County on site plans and design or transportation systems within the 
unincorporated areas. 

d. Development by public utilities shall be subject to Idaho Code Section 67-6528. 
e. This Land Development Code does not nullify any private agreement or covenant. 

However, where this Land Development Code is more restrictive than a private 
agreement or covenant, the Land Development Code controls. Neither Teton County 
nor the City of Victor will enforce any private agreement or covenant. 

4. Control Over Less Restrictive Laws and Regulations 
If any condition or requirement imposed by the LDC is more restrictive than a condition or 
requirement imposed by any other law, rule, or regulation, the more restrictive condition or 
requirement governs, unless preempted or otherwise prohibited by law. 

5. Conflict 
If any condition or requirement imposed by the LDC contains an actual, implied, or apparent 
conflict, the more restrictive condition or requirement controls. 

6. References to Other Laws 
Whenever a provision of the LDC refers to any other part of the Teton County Code or City 
of Victor Code or to any other law, the reference applies to any subsequent amendment of 
that law, if applicable. 

7. Text and Graphics 
Illustrations, photographs, and graphics are included in the LDC to illustrate the intent and 
requirement of the text. In the case of a conflict between the text and any illustration or 
graphic, the text controls. 

8. Maps and Overlays 
Maps referenced throughout the LDC and described in Section 1-4 shall be used as 
reference to define areas that may require additional standards or studies to ensure impacts 
to the area are mitigated proportionately. 

D. Severability 
If any section, paragraph, clause, sentence, or provision of the LDC is adjudged by any court of 
competent jurisdiction to be invalid, that judgment does not affect, impair, invalidate, or nullify 
the remainder of the LDC. The effect of the judgment is confined to the section, paragraph, 
clause, sentence, or provision immediately involved in the controversy in which a judgment was 
rendered. 

E. Effective Date 
This Land Development Code became effective on ______________ by Teton County Ordinance 
#___________ and City of Victor Ordinance #______________.  

 

1-2 Zoning Districts Established 
A. Generally 

In order to implement this Land Development Code, unincorporated Teton County within City of Victor’s 
Area of Impact is divided into the following zoning districts as established in Chapter 3 and as shown on 
the official zoning map. 
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B. Zone Districts 
1. AOI-VR: Area of Impact – Victor Rural Residential 
2. AOI-VA: Area of Impact – Victor Agricultural 
3. AOI-VN: Area of Impact – Victor Natural Resources Residential Cluster  

 

1-3 Official Zoning Map 
A. Zoning Maps Established 

1. The Teton County Official Zoning Map includes the boundaries of all Zoning Districts within 
Areas of City Impact of the City of Victor, as required by Idaho Code Section 67-6525. 

2. The Official Zoning Map originals are kept on file with the Teton County Planning 
Department, which indicate the effective date of the most recent amendments to 
district boundaries. 

3. Zoning Districts of the Areas of City Impact Area of the City of Victor are also kept 
electronically in the County’s geographic information system (GIS). Copies published on 
the web or otherwise portrayed electronically do not constitute originals. 

4. Teton County and the City of Victor may make paper copies available to the public for a reasonable fee. 
5. Zoning Map amendments are made pursuant to the procedures in Chapter 4. 

B. Interpretation of Map Boundaries 
1. Where uncertainty exists with respect to the boundaries of any district on the official zoning 

map, the Planning Administrator is authorized to interpret the boundaries using the 
following methods. 

a. Where a district boundary line is shown as approximately following the centerline of a 
road, highway, railroad right-of-way, or waterway, the district boundary is the 
centerline of that road, highway, railroad right-of-way, or waterway. 

b. Where a district boundary line is shown as running approximately parallel at a 
distance from the centerline of a road, highway, railroad right-of-way, or waterway, 
the distance from the centerline is determined by the map scale. 

c. Where a district boundary line is shown as approximately following a lot line or 
municipal boundary line, the district boundary is the lot line or municipal boundary 
line. 

d. Where a boundary line is shown and its location is not fixed by any of the rules of this 
sub-section, its precise location is determined by the map scale. 

C. Properties Subject to more than One Zoning District 
1. Interpretations not associated with a subdivision application: 

When a single property has more than one Zoning District designation, control and use of 
each portion of the property shall follow the district requirements applicable within each 
Zoning District to each portion. 

2. Interpretations associated with a subdivision application: 
When a subdivision is proposed on a single property, which has more than one Zoning 
District designation, the number of lots per acre for the entire property shall be calculated 
according to the density permitted within each district and the percent of the property 
within each district, rounded down to the nearest whole number. 

D. Consistency with comprehensive plan 
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The classification of land within Zoning Districts shall be done in accordance with the City of 
Victor’s comprehensive plan. The City of Victor’s comprehensive plan should be adhered to in 
the implementation of the LDC, in accordance with Idaho Code Section 67-6500 et seq., and 
other applicable law. 

 

1-4 : Overlay Maps 
A. The following overlay maps shall be used in conjunction with the regulations herein as follows: 

1. Natural Resource Overlay (NRO) Map 
a. This map is referenced throughout the Land Development Code as a baseline to identify 

priority areas for natural resource protection. 
b. If any portion of a parcel or lot for a proposed development or special use falls wholly or 

partially within or immediately adjacent to the NRO, the Administrator, Victor PZC, or 
BoCC may request additional reports or studies to ensure impacts to the natural 
resources are avoided or mitigated per the standards herein. 

c. Development in areas with key riparian, wetland, or fish/wildlife resources, as identified 
by the NRO, shall be clustered to provide meaningful open space and limit impacts on 
these natural resources 

d. Idaho Department of Fish and Game (IDFG), the U.S. Fish and Wildlife Service (USFWS), 
or a professional ecologist/wildlife biologist may be consulted by the County to help 
determine if the site plan and mitigation measures effectively avoid or limit impacts on 
key natural resources. 

2. Bear Conflict Map 
a. The Bear Conflict Map illustrates potential human/bear conflict areas in the County and 

is tied to outdoor food and trash storage regulations. 
b. Human/bear conflict mitigation and prevention regulations can be found in Title 4, 

Chapter 7, of the Teton County Municipal Code. 
3. Floodplain Map  

a. The floodplain map illustrates FEMA designated areas of potential flood hazard which 
shall meet all requirements of Title 12 of the Teton County Municipal Code: Flood 
Damage Prevention. 

b. If any portion of a parcel or lot for a proposed development or special use falls wholly or 
partially within or immediately adjacent to the FEMA floodplain, shall have 50-feet 
building setback from the edge of the floodplain designation. management plans to 
prevent property damage or loss due to flooding. 

c. Development in areas with floodplains, shall meet the requirements for Section 5-4-3. 
 

1-5 : RESERVED 
1-6 : General Authority Provisions 

A. State Statutes 
The LDC is intended to comply with the provisions of: 
1. Idaho Constitution Article 12, Section 2; 
2. Idaho Statutes Title 67, Chapter 65, Local Land Use Planning Act (Planning Act); 
3. Idaho Statutes Title 50, Municipal Corporations, Chapter 13 Plats and Vacations; and 
4. Other requirements of applicable law. 

B. Planning, Review and Approval Authority 
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1. Board of County Commissioners (BoCC) 
a. The BoCC has the powers and duties conferred by the Planning Act, as expressly 

provided for in the LDC, including certain powers delegated to the Planning Commission 
and Planning Administrator. 

b. The BoCC will adopt and maintain the LDC pursuant to the notice and procedural 
requirements set forth in the Planning Act regarding adoption of a zoning ordinance and 
districts. 

2. City of Victor Planning and Zoning Commission (Victor P&Z or PZC) 
a. The Victor P&Z has the powers and duties identified in the Planning Act, including the 

development of a comprehensive plan, review and recommendation of applications 
as expressly set forth in this AOI Code.  

b. All records and meetings are open to the public and shall be maintained and conducted 
as provided by the Planning Act. 

3. Planning Administrator (Administrator) 
a. The Administrator or their designee has the powers and duties identified in the Planning 

Act, including, but not limited to review, recommendation, and final actions as expressly 
set forth in this chapter.   

 

1-7 Violation and Penalty 
A. Violating any provisions of the LDC shall constitute an infraction punishable by a penalty of one 

hundred dollars ($100.00) for the first violation, two hundred dollars ($200.00) for the second 
violation, and three hundred dollars ($300.00) for the third violation. Each subsequent violation 
shall be punishable by either (1) continued infractions punishable by a penalty of three hundred 
dollars ($300.00) or (2) a misdemeanor punishable by up to six (6) months in jail and a three 
hundred dollar ($300.00) fine. These punishments shall not enjoin Teton County from seeking 
further civil remedies for each violation. Every day or portion thereof during which a violation is 
committed, continued, or permitted is a separate offense and is punishable as such. 

 

1-8 : Nonconformities 
A. Generally 

Nonconforming structures and uses may continue until abandoned or re-developed to a 
conforming use, only in accordance with this Section. The burden of proving nonconforming 
status rests solely on a property owner claiming nonconforming status.  

B. Nonconforming Uses and Structures not to be expanded 
Nonconforming uses or structures shall not be modified, changed, expanded, or replaced except 
in conformance with the present requirements of the LDC. 

C. Repairs; Maintenance 
Nonconforming structures may be maintained and repaired, in accordance with applicable 
County building code requirements. However, repairs and maintenance may not increase the 
capacity or degree of nonconformity, other than to meet the provisions of law to accommodate 
handicap access as required by American Disabilities Act and other federal and state law. 

D. Changes in use 
Nonconforming uses may not convert to a new use category that does not comply with the 
Zoning District requirements of the LDC. Transfer of ownership and changes in occupancy do not 
change nonconforming status. 
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E. Expansion of nonconforming uses and structures 
1. Nonconforming uses may not be expanded, enlarged, extended, or increased, except in 

accordance with present LDC requirements. 
2. Nonconforming structures may be relocated to another location on the premises only if the 

Administrator agrees in writing that such relocation eliminates or reduces the extent of 
nonconformity. Otherwise, nonconforming structures may not be relocated to another 
location on the premises except pursuant to a valid building permit issued by the County in 
compliance with this section. 

F. Replacement 
Nonconforming use or structures, verified under subsection B, which have not been abandoned, 
may be replaced, but only where the effect of the replacement lessens or maintains the same 
land use impacts, including those related to traffic, occupancy, intensity, noise generation, and 
parking requirements, that existed prior to replacement. 

G. Abandonment 
1. Abandonment of a nonconforming use shall be governed by Idaho Code Section 67-6538. 

H. Lots of Record, Nonconforming Lots 
1. Development on lots of record is allowed pursuant to the provisions of the LDC. A parcel of 

land that is not a lot of record is a nonconforming lot and is subject to the provisions of this 
section. 

2. Where other requirements of the LDC make construction of one dwelling unit infeasible on a 
nonconforming lot, the BoCC may deem lot size an undue hardship and a basis for the 
minimum variances needed to permit construction of one dwelling unit, unless the BoCC 
makes an express finding that variances sufficient to permit construction of a single dwelling 
unit on a nonconforming lot conflicts with the public interest, under Idaho Code Section 67-
6516 and Section 4-1-9 of the LDC, Variances. 

3. For parcels of property that are not lots of record, a building or other development permit 
may be issued in accordance with this paragraph. 

a. An application for development of a parcel that is not a lot of record must include: 
i. A copy of the recorded deed or recorded survey creating the parcel. The 

parcel must meet minimum lot size requirements in the applicable zone 
district. 

ii. A map or survey showing the parent parcel from which the subject parcel was 
created. 

iii. A site plan. 
b. The Administrator may approve the issuance of a building or other development 

permit if the parcel has lawful access and can meet all other relevant provisions of 
the LDC. 

 

1-9 Planned Unit Developments 
A. New planned unit developments are not permitted. 

B. Planned unit developments with final approval on the effective date of the LDC may continue 
under the provisions of the final plat. 

C. Requests for modifications to an approved planned unit developments will be processed 
pursuant to Chapter 4 provisions related to modifications to a plat. 
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D. Plat Amendment that expands the scope of allowed uses or adds additional units, lots, or lands 
to the pre-existing planned unit development are not allowed. 

 

1-10 Measurements and Exceptions 
A. Defined Terms 

Terms included in Chapter 7, Definitions, are shown in “italics” throughout the LDC. 

B. Lot Dimensions 
1. Lot Area 

Lot area is the area included within the rear, side, and front lot lines. Lot area does not 
include existing or proposed right-of-way, whether dedicated or not dedicated to public use. 

2. Lot Width 
Lot width is the distance between the two side lot lines measured at the primary road 
property line along a straight line or along the chord of the property line on a curvilinear lot. 

3. Lot Depth 
Lot depth is the distance between the front and rear property lines measured from the 
primary property line. 

4. Lot Frontage 
Every new lot must abut a public or private road. An access easement may be granted in 
situations where abutting a public or private road is not feasible, such as lack of frontage 
on a public or private road or to preserve agricultural or sensitive lands. 

5. Lot, Flag 
A lot with less length of property on a public road than is normally required, with no less 
than thirty (30) feet abutting a public or private road generally intended to make deeper 
property accessible. 

Flag Lot Illustrated 
 

C. Type of Setbacks 
Building setbacks apply to both principal and accessory buildings or structures, except where it 
explicitly states otherwise. There are four (4) types of standard lot setbacks and five (5) types of 
sensitive land setbacks: 

1. Standard Setbacks 
a. Primary Road 
b. Side Road 
c. Side Interior 
d. Rear 

2. Sensitive Land Setbacks 
a. Trail Creek 
b. Stream/Creek/Canal 
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c. Wetlands 
d. Lake, Pond 
e. Floodplain 

D. Measurement of Standard Setbacks 
1. The primary road setback is measured at a right angle from the primary road right-of-way 

line. 
2. On corner lots, the side road setback is measured at a right angle from the side road right- 

of-way line. 
3. The rear setback is measured at a right angle from the rear property line. The rear property 

line is the property line opposite to the primary road property line. Where there is more 
than one primary road, the Administrator will determine the rear property line. 

4. All lot lines that are not primary roads, side roads, or rear lot lines are considered side 
interior lot lines for the purpose of measuring setbacks. Side interior setbacks are measured 
at a right angle from the side property line. 
 

E. Measurement of Setbacks from Sensitive Lands 
1. Trail Creek setbacks are measured from the ordinary high-water mark. 
2. Stream/creek/canal setbacks are measured from the ordinary high-water mark. 
3. Wetlands setbacks are measured from the edge of the boundary line established by the 

National Wetland Inventory Map, or the line established by a detailed site-specific 
delineation approved by the U.S. Army Corps of Engineers. 

4. Lake/pond setbacks are measured from the ordinary high-water mark. 
5. Floodplain setbacks are measured from the outer edge of the designated floodplain according to the 

FEMA Flood Insurance Risk Maps (FIRM). 

F. Irregular Shaped Lots 
The Administrator will determine setbacks for irregularly shaped lots. 

G. Primary/Side Road Designation 
1. Where only one road abuts a lot, that road is considered a primary road. 
2. A multiple road frontage lot must designate at least one primary road. A lot may have more 

than one primary road. The Administrator will determine which roads are primary roads 
based on the following: 

a. The road or roads with the highest classification (Chapter 6); and 
b. The road that the lot takes its address from. 

H. Setback Encroachments 
1. In General 

All buildings and structures must be located at or behind the required setbacks, except as 
listed below. Unless specifically stated, no building or structure may extend into a required 
easement or public right-of-way. 

2. Building Features Allowed to Encroach into Setbacks 
a. Uncovered porches or decks, stoops, balconies, galleries, and awnings/ canopies may 

extend into a required front or side setback up to two (2) feet. 
b. Building eaves, roof overhangs, gutters, downspouts, light shelves, bay windows and 

oriels less than ten (10) feet wide, cornices, belt courses, sills, buttresses, or other 
similar architectural features may encroach up to three (3) feet into a required setback. 
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c. Chimneys or flues may encroach up to four (4) feet. 
d. Unenclosed patios, decks, balconies, stoops, porches, terraces, or fire escapes may 

encroach into a side or rear setback up to ten (10) feet. 
e. Handicap ramps may encroach to the extent necessary to perform their proper function. 
f. Structures below and covered by the ground may encroach into a required setback. 
g. Exterior stairs of an open design are allowed, provided that no such stairs shall project 

into a required front or side yard setback more than three (3) feet and into any rear yard 
setback more than six (6) feet. 

3. Site Features 
a. Fences and landscaping walls up to six (6) feet in height may encroach into a required 

setback. 
b. On a corner lot, nothing shall be erected, placed, planted, or allowed to grow in any such 

manner as to materially impede vision between a height of two (2) feet and eight (8) 
feet above the centerline grades of intersecting roads bounded by the property lines of 
the corner lots on a line joining points along said property lines for thirty (30) feet. 

c. Sidewalks and driveways may encroach into a required setback. 
d. Required buffers may encroach into a required setback. 
e. Stormwater detention areas may encroach into a required setback. 
f. Signs may encroach into a required setback as stated in Chapter 5, Section 9. 

4. Mechanical Equipment and Utility Lines 
a. Mechanical equipment associated with residential uses, such as HVAC units, generators, 

and security lighting, may encroach into a side or rear setback up to ten (10) feet, 
provided that such extension is at least three (3) feet from the vertical plane of any lot 
line. 

b. Minor structures accessory to utilities (such as hydrants, manholes, transformers and 
other cabinet structures, and related fences) may encroach into a required rear or side 
setback. 

c. Minor utilities below and covered by the ground may encroach into a required setback. 

I. Building Height 
1. Building height shall be measured from the vertical distance of the average between the 

highest and lowest natural/existing or proposed lot grades around the perimeter of the 
structure to the highest point of the roof. 

J. Rounding 
Unless a particular provision specifies otherwise, the following rules shall apply with respect to 
the precision of numbers used in the LDC for measurement and calculation: 
1. General 

Calculations shall not be rounded. Fractional results of calculations shall be interpreted as 
set forth in this Section. 

2. Maximums 
Unless stated otherwise for a specific provision of this LDC, maximum limits shall only allow 
the whole number result of a calculation. For example, a calculation of maximum density 
yielding 3.8 lots shall permit a maximum of 3 lots. 

3. Minimums 
Unless stated otherwise for a specific provision of this LDC, minimum requirements shall 
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require the next whole number. For example, a parking requirement of 7.4 spaces shall 
require 8 spaces. 

K. Time Measurement 
1. Terms used to measure time shall be applied as calendar-based time units. The term “day” 

shall refer to a calendar day, the term “week” shall refer to 7 days, the term “month” shall 
refer to a calendar month, and the term “year” shall refer to a calendar year. 

 
2. When referencing a filing deadline, the time within which an act is to be done shall be 

computed by excluding the first and including the last day and shall end at 5:00 p.m. local 
time or the close of business hours for the Department, whichever is earlier, on the final day 
of the term. Should a filing deadline end on a day when the Department is closed for 
business, the next business day that follows that day will be considered the final day to 
meet the filing deadline. 
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CHAPTER 2 ZONE DISTRICTS 
The Teton County Comprehensive Plan established a framework for future growth and development 
and a Future Land Use Map that shows the geographic distribution of desired future land uses. The 
comprehensive plan anticipates new commercial development and residential subdivisions will take 
place subsequent to annexation into the City of Victor. The following zoning districts support the 
implementation of residential and rural zone districts that are based on the Transitional Land Use areas 
described in the comprehensive plan.  

 

2-1 Zone District Table 
Table 1. Zone District Table 

 

 
Zone District Average 

Density 
Min Lot 

Size 
Min Lot 
Width 

Min Front 
and Side 
Setbacks 

Min rear 
Setback 

Maximum Building 
Height 

AOI-VR, Area of Impact 
Victor Rural Residential  

-- -- acres -- 30’ 40’ 35’ 

AOI-VA, Area of Impact 
Victor Agricultural 

 
-- 

 
-- acres 

 
-- 

 
30’ 

 
40’ 

35’ 
60’ for agricultural 

buildings 
AOI-VN, Area of Impact 
Victor Natural 
Resources Residential 
Cluster 

 
-- DU/AC 

 
-- acre 

 
100’ 

 
30’ 

 
40’ 

35’ 
60’ for agricultural 

buildings 

*Exemption from all bulk standards for parcels for the purpose of public improvements. If a parcel is being 
created by or for the City of Victor or Teton County, minimum lot size standards and setbacks do not apply. 
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2-2 AOI-VR, Area of Impact – Victor Rural Residential District 
A. Intent 

The intent of the AOI-VR Victor Rural Residential District is to accommodate single-family 
residences on a minimum of ----------- acres that, due to topography and location, are well 
suited for single-family use. The AOI-VR District is intended to be located where existing 
platted subdivisions are located and in close proximity to Agriculture zoned areas. Owners, 
residents, and other users of property adjoining Agriculture zoned land should expect 
inconvenience, discomfort, and the possibility of injury to property and health arising from 
normal and accepted agricultural practices and operations. Small scale agriculture is allowed in 
the AOI-VR District such as keeping of livestock and crop production. 
 

B. Dimensional Standards 
1. Minimum Lot Size – ----acres 
2. Minimum Lot Width – NA 
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 35 feet, 60 feet for agricultural buildings 
5. *Exemption from all bulk standards for parcels for the purpose of public improvements. If a parcel is being 

created by or for the City of Victor or Teton County, minimum lot size standards and setbacks do not apply. 

C. Uses 
As specified in Chapter 3, Use Provisions. 

2-3 AOI-VA, Area of Impact – Victor Agricultural District 
A. Intent 

The intent of the AOI-VA Victor Agricultural District is to permit agricultural purposes and 
activities. Residences are allowed on large agricultural parcels within the County. The 
standards of the AOI-VA District promote the continuation of farming and protect agricultural 
land uses from the encroachment of incompatible uses. Properties in agricultural zoning 
district are located in areas where land is used for commercial agricultural production. Owners, 
residents, and other users of property in or adjoining these districts may be subjected to 
inconvenience, discomfort, and the possibility of injury to property and health arising from 
normal and accepted agricultural practices and operations, including but not limited to noise, 
odors, dust, the operation of machinery of any kind, including aircraft, the storage and disposal 
of manure, the application of fertilizers, soil amendments, herbicides, and pesticides. 
Therefore, owners, occupants, and users of property within and adjacent to these areas should 
be prepared to accept such inconveniences, discomfort, and possibility of injury from normal 
agricultural operations, and are hereby put on official notice that the Idaho “Right to Farm 
Law” (Idaho Statute Section 22-4502) may bar them from obtaining a legal judgement against 
such normal agricultural operations. 

B. Dimensional Standards 
1. Minimum Lot Size – ------- acres 
2. Minimum Lot Width – NA 
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 35 feet, 60 feet for agricultural buildings 
5. *Exemption from all bulk standards for parcels for the purpose of public improvements. If a parcel is being 

created by or for the City of Victor or Teton County, minimum lot size standards and setbacks do not apply. 
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C. Uses 
As specified in Chapter 3, Use Provisions.  

2-4 AOI-VN, Area of Impact – Victor Natural Resources Residential Cluster 
District  

A. Intent 
The Victor Natural Resources Residential Cluster District is intended to ensure 
development is in harmony with mountain settings. AOI-VN District serves to provide 
limited residential development paired with requested open space designations. The 
intent for development in the AOI-VN District is to maintain public access to state and 
federal lands; discourage scattered hillside development that requires remote roads and 
infrastructure; follow best practices to help prevent wildfires and minimize the loss of 
structures when wildfires do occur in the fire prone wildlife interface; protect steep 
slopes; and preserve critical wildlife habitats such as wildlife migration linkage areas at 
the forest edge, and to protect native vegetation, and scenic view of the foothills from the 
valley floor. 

B. Dimensional Standards –  
1. Minimum Lot Size – ---- acre 
2. Minimum Lot Width – 100 feet 
3. Minimum Setbacks – 30 feet front and sides, 40 feet rear 
4. Maximum Building Height – 35 feet for primary and accessory structures, 60 feet for 

agricultural buildings. 
*Exemption from all bulk standards for parcels for the purpose of public improvements. If a parcel is being 
created by or for the City of Victor or Teton County, minimum lot size standards and setbacks do not apply. 

C. Uses 
See Chapter 3, Use Provisions 
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CHAPTER 3 USE PROVISIONS 

3-1 Classification of Uses 
3-1-1 Definition of Use 

Use means the purpose for which a site or structure is occupied or maintained. In order to 
regulate a variety of similar uses, use categories have been established. Use categories provide a 
systematic basis for assigning uses to appropriate categories with other similar uses. Use 
categories classify uses and activities based on common functional, product, or physical 
characteristics. There are three categories of uses: principal, accessory, and temporary. 
 
Commercial uses and high-density developments are encouraged to take place after annexation 
into the City of Victor. Many uses are not included in the use table for this reason. This is an 
intentional action to ensure that the comprehensive plan is being followed.  

A. Principal Uses  
A principal use is considered the primary use and may exist as the sole use of the property. 
More than one principal use may exist on a property. Principal uses may be permitted, limited, 
or special per the descriptions in Sections 3-2-1 and 3-2-2. A principal use not specifically listed 
is prohibited. If a proposed use is not listed in a use category, but is similar to a listed use, it may 
be considered as part of that use category. The following criteria must be used to determine 
whether a proposed use is similar to a listed use: 

1. The actual or projected characteristics of the proposed use; 
2. The relative amount of site area or floor area and equipment devoted to the proposed use; 
3. The sales type; 
4. The customer type; 
5. The relative number of employees; 
6. Hours of operation; 
7. Building and site arrangement; 
8. Types of vehicles used and their parking requirements; 
9. The number of vehicle trips generated; 
10. How the proposed use is advertised; 
11. The likely impact on surrounding properties; 
12. Whether the activity is likely to be found independent of the other activities on the site; and 
13. Where a use not listed is found not to be similar to any other permitted use, the use is only 

permitted following an LDC Amendment per Section 4-1-4. 

B. Accessory Uses 
An accessory use is any use that is subordinate in both purpose and size, incidental to and 
customarily associated with an allowed principal use located on the same lot. The Use Table 
establishes allowed accessory uses by district. An accessory use not specifically listed is 
prohibited unless it is determined that the accessory use: 

1. Is clearly incidental to and customarily found in connection with an allowed principal use; 

493



 

2. Is subordinate to and serving an allowed principal use; 
3. Is subordinate in area, extent, and purpose to the principal use served; 
4. Contributes to the comfort, convenience, or needs of occupants, business, or industry in the 

principal use served; 
5. Is located on the same lot as the principal use served; and 
6. Where a use not listed is found not to be similar to any other permitted use, the use is only 

permitted following an LDC Amendment per Section 4-1-4. 

C. Temporary Uses  
A temporary use is a use that is in place for a limited period of time only. 

 

3-2 Use Table 
The use table establishes allowed uses by zone district. No building or lot may be used except for 
a purpose allowed in the district in which it is located. 

3-2-1 Use Table Key 
A. Permitted Use (P) 

Indicates a use that is allowed or permitted by right in the respective district. The use is also 
subject to all other applicable requirements of the LDC. 

B. Limited Use (L) 
Indicates a use that is allowed in the respective district, by Planning Administrator approval per 
Section 4-1-3 herein, subject to specific use and dimensional standards. The locations of the 
relevant use standards are found in the definitions in Sections 3-3 to 3-8-10. The use is also 
subject to all other applicable requirements of the LDC. 

C. Special Use (S) 
Indicates a use that may be allowed in the respective district only after recommendation by the 
Victor PZC and approval by the BoCC as set forth in Chapter 4. Special uses are subject to all 
other applicable requirements of the LDC, including any applicable use standards, except 
where the use standards are expressly modified as part of the approval process. 

D. Uses Not Permitted (--) 
Indicates that a use that is not allowed in the respective district. 

3-2-2 Use Table (Table 2) 
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CHAPTER 4 APPLICATION PROCEDURES 

1-1 Overview of Application Processes 
The table below summarizes the review, approval, and notice requirements applicable to the 
applications described in this Chapter. The table is intended as an overview only and the 
sections that follow should be relied upon for specifically applicable requirements. 

 
Table 4. Application Processes 
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Key:  R = Review, Recommendation D = Decision A = Appeal PH = Public Hearing Required  
PM= Public Meeting Required      Y = Required N = Not Required 

Comprehensive Plan and 
LDC Amendments 

Y R R, PM D, PH Y N Y Y 

Site-Specific Zoning Map 
Amendment Y R R, PM D, PH Y Y Y Y 

Temporary Use Permit Y D N A Y Y N Y 

Limited Use Permits Y D N A N N N Y 

Special Use Permit Y R R, PM D, PH Y Y Y Y 

Variance Y R R, PM D, PH Y Y Y Y 

Agricultural Land Division Y D N A N Y N N 

Short Plat Land Division Y R R, PM D, PH N Y N Y 

Subdivision - Concept Plan 
Subdivision Y R R, PM D, PH Y Y Y Y 

Subdivision - Preliminary Plat N R R, PM D, PH Y Y Y Y 

Subdivision - Final Plat N R N D Y Y Y Y 

Boundary Line Adjustment Y D N A N N N N 
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Minor Modification to a Plat Y R N D N N N N 

Major Modification to a plat Follow procedures for Preliminary and Final Plat 

Modification of a Special Use 
Approval Y R R, PM D, PH Follow Special Use Permit 

Procedures 

Appeals See Section 4-1-15 

Key:  R = Review, Recommendation D = Decision A = Appeal PH = Public Hearing Required 
PM= Public Meeting Required      Y = Required N = Not Required 

Notes: 1 Notice to potentially impacted jurisdictions and agencies may also be required by Idaho 
Code section 67-6509. 
2 See also notice and procedural requirements under Idaho Code section 67-6509. 
3 See Section 1-6-B-3 regarding administrative decisions.  

 
1-2 Common Review Provisions 
The purpose of this Chapter is to provide standards for development to protect the health, safety, and 
welfare of the community, as well as support the local economy and preserve the natural resources 
upon which it depends. 

A. Generally 
1. Applicability, eligibility, submittal, notice, and procedural requirements for zoning and land 

division approvals are set forth in section 4-1-4 through 4-1-15 as are decision making 
criteria, final decision requirements, and timeframes for expiration of approvals. 

2. Applications for development submitted for a public school facility are subject to Idaho Code 
section 67-6519. 

B. Pre-application Conferences with Staff 
1. Except as otherwise expressly indicated in this Chapter, applicants are required to request a 

pre-application conference with the Administrator to discuss the process, submittal 
requirements, and other aspects of the application, prior to making a formal submittal. 

2. A request can be submitted by phone or email to the Administrator or their designee. 
3. Upon receipt of a request for a pre-application conference, the Administrator will advise the 

applicant whether the conference may be held remotely or in-person, at which time the 
Administrator and applicant will agree to a time and place to conduct the conference. 
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4. The Pre-application Conference will be documented by planning staff with completion of a 
“Pre- Application Conference Form.” 

5. All Pre-application Conferences shall include both the County Administrator and the City of 
Victor Administrator or their designee. If this is not possible within a single meeting the 
applicant will need to meet with both County and City staff individually.  

C. Application Submittal 
This Chapter provides the processes for zoning and land division approvals required by the LDC. 

1. Application Submittals and Revisions 
a. Applications must be made on applications provided by and submitted to the Planning 

Department, and available on the County’s website and at the Department. 
b. Additional materials, including site plans, may be required as provided in this Chapter or 

other specifically applicable sections of the LDC. 
c. After assessing the nature of a proposed development activity, development site, or land 

use, and following a pre-application conference, the Administrator may require 
additional materials relevant to the proposed activity or site and necessary to establish 
compliance with applicable LDC approval criteria. Materials may include those 
illustrating development activities and uses related to grading, drainage, erosion control, 
landscaping, public safety, public utilities and services, outdoor lighting or to other 
matters subject to the requirements of the LDC. 

d. Applications and submittal materials must be submitted to the Teton County 
Planning Office Administrator and not directly to members of the PZC, BoCC, or other 
reviewing departments or agencies, unless directed by the Administrator in writing. 

2. Fee Schedule 
a. The BoCC will establish application fees to defray the cost of administering the LDC and 

processing applications. The fee schedule is available on the Department’s web page 
and at the Department office. 

b. Application fees shall be paid per the adopted fee schedule for an application to be 
deemed complete by the Administrator. 

3. Completeness Determination 
a. The Administrator will deem an application required by the LDC to be complete only if 

it contains the information required by this Chapter or another applicable section of 
the LDC and, if required, a pre-application conference has been held. 

b. Application submittal requirements are set forth for each category of approval in this 
Chapter and in greater detail on the applicable application form. 

c. The Administrator may require supplemental information after an application is 
accepted as complete to determine compliance with the requirements of the LDC. In 
these instances, the Administrator will advise the applicant during the County and 
agency review period of the need for additional information. 

4. Application Deadline 
a. Complete applications must be submitted in accordance with the review and noticing 

procedures set forth in this Chapter. 
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b. Schedules indicating current submittal deadlines are available on the County’s website 
and at the Planning Department.  

5. External Agency Review 
a. As part of the initial review, the Administrator shall refer the development application 

to the appropriate review agencies and specify the timeframe for comments to be due 
back to the Administrator. 

6. Withdrawal of an Application 
a. An application may be withdrawn at any time by the applicant, by written request to 

the Administrator. 
b. Required application fees will not be refunded on an application withdrawn by the 

applicant. 
c. For applications requiring a public hearing that has been noticed or included on the 

agenda of the PZC or BoCC, withdrawal will be announced at the meeting. 

D. Public Notice and Requirements. 
Public notice and hearings shall comply with the Planning Act, including Idaho Code section 67- 
6509 and are required pursuant to the following: 

1. Public hearings are held before both the PZC, for its recommendation or approval, and the 
BoCC, for a final decision. The notice requirements here apply to all public hearings under 
this section. 

2. At least fifteen (15) calendar days prior to the PZC or BoCC public hearings on a request to 
amend the official zoning map, the Administrator will have notice published of the time and 
place and a summary of the proposed amendments in the official newspaper or paper of 
general circulation within Teton County. 

3. At least fifteen (15) calendar days prior to the PZC or BoCC public hearings, the 
Administrator will provide mailed notice to irrigation districts, groundwater districts, Cary 
act operation companies, nonprofit irrigation entities, lateral ditch associations and 
drainage districts that have requested in writing to receive notice, pursuant to Idaho Code 
section 67-6519. Notice may be provided electronically by mutual agreement. 

4. The Administrator will make notice available to other papers, radio, and television stations 
serving the County for use as a public service announcement and will post notice at the 
courthouse, on the County’s website, and, at least seven (7) calendar days prior to the 
public hearings, on the subject premises. Posting on the subject premises shall be per 
County issued, weather resistant sign. 

5. The Administrator also will provide mailed notice to property owners and purchasers of 
record within the premise being considered and those within three hundred (300) feet of 
the external boundaries of the lot or parcel, notwithstanding jurisdictional boundaries, and 
within an area being impacted by the proposed amendment, as determined by the PZC. 

6. If notice would require mailings to two hundred (200) or more property owners or 
purchasers, the County may avail itself of alternative notice procedures provided by Idaho 
Code section 67-6511(b). 

7. The Administrator will provide a notice of intent to amend to agencies providing services 
within the County’s jurisdiction, including school districts and the manager of the local 
airport, also at least fifteen (15) days prior to the PZC’s public hearing. 
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E. Review Procedures 
1. Within fourteen (14) calendar days of receipt of a complete application, including requests 

for amendment by the Administrator, PZC or BoCC, the Administrator will distribute the 
application or request for review by internal County and external agencies impacted by or 
which have jurisdiction related to the proposed development. 

2. Within forty-five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due. 

3. Following required public notice, the PZC or BoCC will conduct a public hearing and provide 
a recommendation or final decision on the application. 

4. If following the public hearing, the PZC recommends a material change to the proposed 
amendment considered at the hearing, the changes will be expressly included in the PZC’s 
recommendation to the BoCC. However, since the BoCC will conduct a subsequent public 
hearing, further notice and hearings by the PZC are not required. 

5. The PZC has forty-five (45) calendar days from the date of the public hearing to submit their 
recommendation to the BoCC. 

6. After receiving the recommendation of the PZC and holding a public hearing, the BoCC will 
take action on the application by resolution for a comprehensive plan Amendment and 
Ordinance for an LDC Amendment, in accordance with the Act. 

7. If following the public hearing, the BoCC makes a material change to the proposed 
amendment considered at the hearing, further notice and a hearing will be provided before 
the BoCC makes a final decision on the proposed amendment. 

8. The BoCC has forty-five (45) calendar days from the date of the public hearing to approve, 
approve with conditions, deny, or send the application back to the PZC for additional 
consideration. This time period may be extended if both the applicant and the BoCC agree 
on an extension. 

F. Content and Timing of Final Decisions 
1. Recommendations and final decisions by the Administrator, PZC, or BoCC regarding an 

application required under the LDC, shall be in the form of a written decision, based upon 
standards and criteria set forth herein, and shall be rendered within the timeframes 
specified. 

2. Every final decision rendered concerning an application request shall provide or be 
accompanied by notice to the applicant of their right to request a regulatory taking analysis 
pursuant to section 67-8003, Idaho Code. 

3. If an application for a rezone, subdivision, variance, special use, Limited Use, or temporary 
use relates to a public school facility, the application will receive priority consideration and 
will be reviewed at the earliest reasonable time and in accordance to the criteria in Idaho 
Code section 67-6519(3). 

4. Unless stated expressly otherwise, references to “days” in this Chapter refers to calendar 
days. 

5. In accordance with Idaho Code section 67-6536, the BoCC and PZC will maintain a recording 
and written meetings minutes of the public proceedings for any category of approval from 
which an appeal may be taken. 
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G. Application Approval Timeframe 
A written decision must be issued within 60 days of the date of decision. 

H. Requests for appeal or Reconsideration 
1. In addition to the opportunity for mediation, pursuant to section 4-1-3(I), a request for 

appeal or reconsideration of an approval or denial by the Administrator, PZC, or BoCC may 
be filed in accordance with section 4-1-15 and Idaho Code section 67-6535(2)(b). 

2. The request must specifically identify deficiencies in the decision for which reconsideration 
is sought. 

3. Upon appeal or reconsideration, the final decision may be affirmed, reversed, or modified 
after compliance with procedural standards. 

4. If no written decision on a request for reconsideration has been rendered within 60 days of 
the request, the request is deemed denied. 

 

1-3 Applications Subject to Final Decision by the Administrator 
A. The following applications, are subject to a final written decision by the Administrator: 

1. Temporary Uses; 
2. Limited Uses; 
3. Agricultural Land Divisions, 
4. Sign Permits 
5. Boundary Line Adjustments, and 
6. Modifications of a Temporary Use. 

B. Upon receipt of an administrative approval and compliance with any associated conditions, 
application for a building or other permit authorizing commencement of construction may be 
made, so long as other applicable standards have been satisfied. 

 

1-4 AOI -LDC Amendments 
A. Applicability 

This section applies to legislative actions to adopt, revise, or repeal any or all sections of the 
AOI - LDC, including large-scale revisions to the official zoning map. This section does not apply 
to changes that result in a site-specific final decision, which are quasi- judicial in nature and will 
be considered in accordance with section 4-1-5. 

B. Eligible Applicants 
1. The BoCC, the PZC, or the Administrator may initiate an application for AOI-LDC amendments. 

2. In addition, any affected person, as outlined in Idaho Code section 67-6509(d), also may 
initiate a request for amendment to the AOI-LDC. 
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C. Submittals 
The following are required to be submitted with an application, on file with the Department, for 
amendment to the AOI-LDC. 
1. A written description and explanation of the proposed amendment; 
2. The revisions proposed to the text of the AOI-LDC, showing changes in relation to the 

current text; 
3. If applicable, proposed map revisions; and 
4. Written explanation of how the proposed amendment is in accordance with policies of the 

comprehensive plan and how it meets the review criteria. 

D. Public Notice 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 

E. Review Procedures 
The timeframes related to completeness review and timing of final approval stated in this 
Chapter are not applicable to proposed amendments to the AOI-LDC text initiated by the 
Administrator, PZC, or BoCC. Other procedural steps and notice requirements apply. 
***Victor P&Z and Council Public Hearings required 
 County P&Z and BoCC Public Hearings required  
  Per state statute on AOI renegotiations.  

F. Review Criteria 
1. The recommendations of the PZC and the final decision of the BoCC on an 

application to amend the comprehensive plan, will be based on the following 
criteria: 
a. The comprehensive plan amendment corrects an error or meets the challenge of some 

changing condition, trend, or fact. 
b. The comprehensive plan amendment is in response to changes in state law, as 

established through amendments to the Idaho Statutes or by court decision. 
c. The amendment does not have the effect of creating a regulatory taking under Idaho or 

federal law. 
d. The comprehensive plan amendment constitutes a benefit to the County as a whole and 

is not solely for the good or benefit of a particular landowner or owners at a particular 
point in time. 

e. The proposed change is consistent with policies of the comprehensive plan, the 
requirements of the Planning Act, and state and federally mandated uses . 

f. The comprehensive plan amendment substantially conforms to the stated purpose and 
intent of the LDC. 

g. The comprehensive plan amendment will not have a demonstrable adverse impact on 
the natural environment, including air, water, noise, stormwater management, wildlife, 
scenic corridor views, and vegetation. 

h. The comprehensive plan amendment will not have a demonstrable adverse impact on 
existing conforming development patterns, standards or zoning regulations. 

i. The comprehensive plan amendment will not have a demonstrable adverse impact on 
delivery by any jurisdiction or agency providing public services in the County, including 
school districts. 
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G. Final Decisions 
1. Following receipt of a recommendation of the PZC, and compliance with notice and 

hearing requirements, the BoCC will make a final determination on the proposed 
amendment to the comprehensive plan or LDC text and will issue a written decision 
reflecting that determination within sixty-five (65) calendar days of its final hearing. 

2. Any amendment to the comprehensive plan shall be made by resolution of the BoCC, in 
accordance with Idaho Code section 67-6509(c). Amendments to the LDC are made by 
ordinance of the BoCC. 

3. A copy of the adopted or amended plan must accompany each adopting resolution and 
be kept on file with the county clerk. 

4. The Administrator, PZC, or BoCC may consider whether the completion of special 
studies, maps, or analyses is appropriate before making a final decision. 

 

1-5 Site-Specific Zoning Map Amendment 
A. Applicability 

This section provides standards and quasi-judicial processes for requests for site-specific 
changes to the official zoning map. Its purpose and intent is to mitigate potential known 
negative impacts a change in zoning may have on the public, the neighborhood, or surrounding 
property owners and to ensure due process. 

B. Eligible Applicants 
The property owner, BoCC, or PZC may initiate consideration of a proposed amendment to the 
official zoning map. 

C. Submittals 
The following are required to be submitted with an application for a zoning map amendment. 
1. A written description and explanation of the proposed amendment to the Zoning Map, 

including a description of affected properties and the relationship of roads to the property 
under consideration; 

2. Vicinity map; 
3. The revisions to the current official zoning map, illustrating proposed amendments; 
4. Written explanation of how the proposed amendment is in accordance with policies of the 

comprehensive plan, the LDC, review criteria, and applicable provisions of the Idaho Code; 
and 

5. If the application relates to a public-school facility, pursuant to Idaho Code section 67- 
6519(3), documentation and studies sufficient for County consideration of impacts related 
to transportation, use and zoning of surrounding properties, and other impacts the County 
deems relevant and appropriate to the particular application. 

D. Public Notice and Requirements 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 
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E. Review Procedures 
The timeframes stated in this section are not applicable to proposed amendments to the Zoning 
Map initiated by the Administrator, PZC, or BoCC. Other procedural steps and notice 
requirements apply. 

F. Review Criteria 
The recommendations of the PZC and the final decision of the BoCC on an application to amend 
the official zoning map, will be based on the following criteria: 

1. The Zoning Map amendment is not in conflict with the comprehensive plan. 
2. The Zoning Map amendment substantially conforms to the stated purpose and intent of the 

LDC. 
3. The Zoning Map amendment will reinforce the existing or planned character of the area. 
4. The Zoning Map amendment will not have a demonstrable adverse impact upon public 

service delivery by any jurisdiction or agency providing services in the County, including 
school districts. 

5. The subject property is appropriate for development allowed in the proposed Zoning 
District, including, if the application relates to a public-school facility, the impacts authorized 
for review under Idaho Code section 67-6519(3). 

6. There are substantial reasons why the property cannot be used according to the existing 
zoning. 

7. The map amendment does not have the effect of creating a regulatory taking under federal 
or state law, including, as applicable Idaho Code section 67-8001, et seq. 

8. The County and other service providers will be able to provide sufficient public facilities and 
services including schools, roads, recreation facilities, wastewater treatment, water supply 
and stormwater facilities, police, fire and emergency medical services, while maintaining 
sufficient levels of service to existing development. 

9. The Zoning Map amendment will not have a demonstrable adverse impact upon the natural 
environment, including air, water, noise, stormwater management, wildlife, scenic corridor 
views, and vegetation. 

10. The Zoning Map amendment will not have a demonstrable adverse impact on property in 
the vicinity of the subject property. 

11. The proposed change is consistent with the requirements of the Planning Act, including but 
not limited to matters related to manufactured housing, group housing, certain animal 
operations, sexually-oriented business, and use of surface and groundwater. 

G. Final Decision 
1. Following receipt of a recommendation of the PZC, and compliance with notice and 

hearing requirements, the BoCC will make a final determination on the proposed 
amendment to the official zoning map and will issue a written decision within 7 days of 
its final hearing. 

2. Amendments to the text of the LDC are made by ordinance of the BoCC. 
3. Pursuant to Idaho Code section 67-6511(d), if the BoCC adopts an amendment to the 

Zoning Map pursuant to a request of the property owner, the BoCC may not 
subsequently reverse its action or otherwise change the zoning classification without the 
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written consent of the current property owner, for a period of 4 years from the date of 
approval. 

H. Development Agreements 
1. Per Section ____ of Idaho Code a development agreement may be required to document the 

conditions of the Official Zoning Map Amendment. …………….. 
2. Development agreements require approval by the BoCC at a public hearing.  
3. The approved Development Agreement shall be recorded with the County Clerk.  
 

 

1-6 Temporary Uses  
A. Applicability 

This section provides for the regulation and approval of temporary uses. Except as provided in 
section 3-9-1, a proposed temporary use is required to be approved by the Administrator 
consistent with this subsection and section 3-9. 

B. Submittals 
1. All applications for a temporary use must include the following: 

a. Complete application form; 
b. Site plan; and 
c. Vicinity map. 

2. All minor temporary uses that the Administrator deems necessary for additional information 
and all major temporary uses must also provide the following materials with the temporary 
use application: 
a. Public Safety 

i. A plan addressing public safety, including medical services, fire protection, 
traffic safety, animal control, and crowd control, including any costs required by 
an agency to mitigate these impacts. 

ii. Proof of inspection or approval by the Teton County Fire District for events that 
include the use of open flames, fireworks, or the sale of fireworks. 

iii. A parking plan for any event over one hundred (100) attendees or an event 
providing shuttle or valet parking. 

iv. A transportation plan, for any proposed road closures, sidewalk closures, or 
restricted access points, approved by Teton County Public Works or Idaho 
Transportation Department, for state roadways. 

b. Sanitary and Waste Related Facilities 
i. A plan for sanitary facilities including the type, number, and location or 

proposed location of all toilets, washing facilities, and water supply facilities. 
ii. A plan for the use and placement of garbage and recycling containers including 

evidence of agreements with service providers. 
c. Food Vendors 

i. If food is to be served as part of the event, a Temporary Food Establishment 
License from Eastern Idaho Public Health, District 7 must be obtained and 
included in the application materials. 

ii. A plan showing the type, number and location or proposed location of all food 
preparation and food service facilities. 

iii. If alcohol beverages will be served and/or sold, an Alcohol License must be 
obtained from the State of Idaho and Teton County and included in the 
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application materials. An alcohol management plan also must be provided. 
d. Signs 

i. Signage required for any life safety concerns identified during the review by the 
County or other agency. 

ii. Proof of compliance with the requirements of section 5-9, Signage. 

C. Public Notice 
All major temporary use applications shall follow the noticing procedures set out in Section 4-1- 
2 above. 

D. Review Procedures 
All temporary use applications shall follow the review procedures set out in Section 4-1-2(F) 
above. Final approval shall be via an approved temporary use permit. 

E. Review Criteria 
No permit for a temporary use will be issued, except in compliance with the standards of this 
Chapter, section 3-9, and other applicable provisions of the LDC, including the following: 

1. All necessary permits or written approvals from other agencies have been obtained. 
2. The temporary use and site plan do not propose installation of permanent water, sewer, or 

electrical facilities, regardless of their seasonal or intermittent use or character. 
3. The site plan demonstrates the lot or parcel is adequately served by roads or highways and 

has sufficient width and improvements to accommodate the kind and quantity of traffic that 
such temporary use is expected to generate. 

4. The temporary use will not have a demonstrable adverse impact on nearby properties or 
jeopardize the public health, safety, and general welfare. 

5. The site plan demonstrates adequate parking, loading, and on-site circulation will be 
provided, either on-site or on an approved alternate location that will reasonably serve the 
subject lot or parcel. 

6. Adequate sanitation facilities will be available on the site. 
7. The application demonstrates the owner or designated, or operator of a temporary use will 

be responsible for and capable of the storage and removal of all trash, refuse, and debris 
occurring on the site. 

8. All trash storage areas must be screened from the view of adjacent rights-of-way and the 
site must be maintained in a clean and safe manner. 

9. The application certifies the applicant’s understanding that no temporary use may be 
established that is intended to be a permanent use of the property. 

10. The application demonstrates adequate security measures, according to the Teton County 
Sheriff’s Office, to ensure public safety. 

F. Additional Temporary Use Standards 
In addition to the requirements above and those of section 3-9, the following standards apply to 
all proposed temporary uses. 

1. Hours of Operation: Operation is allowed only between the hours of 6:00 AM and12:00 AM 
(midnight). 

2. Sound Level: The use of amplified sound shall be regulated in such a manner that it shall not 
interfere with normal usage of any neighboring school, medical facility, place of assembly, 
residence, or other permanent place of human habitation. A sound level in excess of one 
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hundred (100) decibels between 9:00 AM and 8:00 PM, in excess of eighty-five (85) decibels 
between 8:00 PM and 10:00 PM, and in excess of seventy (70) decibels between 6:00 AM 
and 8:00 AM and 10:00 PM and 12:00 AM (midnight) shall constitute interference, as 
measured by the Administrator or Teton County Sheriff from an adjacent property. Sound 
will be measured at the property line. These standards may be altered by the Administrator 
if other documented mitigation measures are proposed and complied with. 

3. Cash Deposit or Bond 
a. The County may, as it deems necessary to comply with these standards and 

applicable permit review criteria, require a bond and damage or clean-up deposit, or 
other financial guarantee to ensure the site is restored to its former condition and 
any damages are repaired following the temporary use. 

b. If an event requires the use of County or emergency personnel or equipment (such 
as police, fire protection, or medical services) in excess of services customarily 
supplied, the applicant shall pay those costs. 

c. The deposit or its balance shall be returned when the Administrator determines that 
no damage has been done, the County did not incur additional expenses due to the 
event, and that the cost of additional services described above has been paid by the 
applicant. 

4. Inspections 
By signing the application for temporary use approval, the applicant expressly grants 
permission to Teton County, Eastern Idaho Public Health, and the Teton County Fire 
Protection District to perform physical inspection of the premises used for the temporary 
use before issuing a written decision, as well as to investigate any formal complaint filed 
with the Department or Teton County Sheriff during or following the event. 

G. Final Decisions 
Upon receipt of a complete application for a temporary use, the Administrator will issue a 
written decision within thirty (30) days of receipt of a complete application, based on the criteria 
set forth in the LDC, including those in this section and in section 3-9. 

H. Expiration and Revocation 
1. A temporary use approval issued pursuant to this section shall be limited to a maximum 

duration of one hundred eighty (180) consecutive calendar days per year, unless otherwise 
specifically authorized in the terms of the temporary use approval or as otherwise provided 
in this division. 

2. After consultation with the Prosecuting Attorney, the County may revoke temporary use 
approval when a condition of the approval is not being met and/or the public health, safety, 
or welfare is being compromised by the continued operations of the temporary use. 

3. The revocation of a temporary use approval may result in the immediate cancellation of the 
temporary use approval, denial of future temporary use approvals, and/or criminal 
prosecution. 

 

1-7 Limited Uses 
A. Applicability 

1. Limited Use Permits are allowed for identified uses that, while compatible with designated 
zoning, can cause incompatible off-site impacts, if specific location, design, and operation 
characteristics of the use are not addressed. These defined standards are applied to Limited 
Uses prior to their approval to ensure the effects of proposed use are mitigated. 

506



Chapter 4 – Application Procedures 4-68  

2. This section applies to proposed development or new land uses indicated in section 3-2-1 to 
be permissible only by limited use approval. 

B. Submittals 
Applications for a limited use approval must include the following: 

1. Complete application form; 
2. Site plan; and 
3. Vicinity map. 

C. Public Notice 
1. Within fourteen (14) calendar days of receiving a complete application, the Administrator 

will provide mailed notice to irrigation districts, groundwater districts, Cary act operation 
companies, nonprofit irrigation entities, lateral ditch associations and drainage districts that 
have requested in writing to receive notice, pursuant to Idaho Code section 67-6519. Notice 
may be provided electronically by mutual agreement. 

2. Additional notice is not required for limited use applications. 

D. Review Procedures 
All limited use applications shall follow the noticing procedures set out in Section 4-1-2 above. 

E. Review Criteria 
The recommendations and final decisions of the County for a proposed Limited Use, will be 
based on the following criteria: 
1. The requirements of this Chapter and other provisions of the LDC, including Chapter 5, 

General Development Standards. 
2. The Limited Use standards set forth by category of use in Chapter 3. 

F. Final Decision 
Upon receipt of a complete application for a Limited Use, the Administrator will issue a written 
decision, based on the criteria set forth in the LDC, including those in this section and in Chapter 
3, within forty-five (45) days of receipt of a complete application. 

G. Expiration 
1. An approved Limited Use approval expires 1 year after the approval date unless the 

applicant has filed a complete application for a building permit or made substantial progress 
towards development that does not require a building permit. 

2. The approval may also contain an expiration or review deadline where the application must 
be resubmitted. 

3. To be considered for an extension the applicant is required to fill out an application for 
extension stating the reason for the request along with associated fees. The review and 
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decision-making authority for an extension is administrative unless substantial change in 
plan has occurred requiring reapplication through full process. 

 

1-8 Special Uses 
A. Applicability 

1. Special uses are allowed for identified land uses that may cause incompatible off-site 
impacts depending on the location, design, and operation of the use. Special use review 
includes standards and additional review to ensure the effects of proposed special uses are 
appropriately managed and mitigated. 

2. This section applies to proposed development or new land uses indicated in section 3-2-1 to 
be conditionally permissible only by special use approval. 

3. Special use approval does not establish binding precedent to approve special uses. 
4. Special use approvals are not transferable from one property to another. 
5. The PZC is authorized to make minor modifications to an approved special use, as provided 

in section 4-1-14E). 

B. Submittals 
Applications for a special use approval must include the following: 
1. A complete application form; 
2. Site plan; 
3. Vicinity map; 
4. A written statement that: 

a. Describes the effects of such elements as noise, glare, odor, fumes, light trespass, 
traffic, and vibration on adjoining property, if any; 

b. Indicates the general compatibility with adjacent and other properties in the Zoning 
District; and 

c. Describes the relationship of the proposed use to relevant comprehensive plan policies 
and the future land use map. 

5. If the application relates to a public-school facility, pursuant to Idaho Code section 67- 
6519(3), documentation and studies sufficient for County consideration of impacts related 
to transportation, the use and zoning of surrounding properties, and other impacts relevant 
and appropriate to the application shall be submitted. 

6. Pursuant to Idaho Code section 67-6512(e), any special studies required related to the 
social, economic, fiscal, and environmental effects and any aviation hazard, as defined in 
section 21-501(2), Idaho Code, of the proposed special use, shall be submitted with the 
application. 

C. Public Notice 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 

D. Review Procedures 
All special use applications shall follow the noticing procedures set out in Section 4-1-2 above. 
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E. Review Criteria 
The recommendations and final decisions of the County for a proposed special use, will be based 
on the following criteria: 
1. The requirements of this Chapter and other provisions of the LDC, including Chapter 5, 

General Development Standards. 
2. The special use standards set forth by category of use in Chapter 3; and 
3. If the application relates to a public-school facility, the subject property is appropriate for 

development allowed in the proposed Zoning District, including the impacts authorized for 
review under Idaho Code section 67-6519(3). 

4. The County and other service providers will be able to provide sufficient public facilities and 
services, including schools, roads, recreation facilities, wastewater treatment, water supply 
and stormwater facilities, police, fire and emergency medical services, while maintaining 
sufficient levels of service to existing development. 

5. The use is compatible with adjacent uses in terms of location, scale, site design, hours of 
operation and operating characteristics. 

6. Any adverse impacts resulting from the proposed use in the affected area will be effectively 
mitigated or offset. 

F. Special Use Conditions 
Conditions may be attached to a special use approval, including: 

1. Minimizing adverse impact on other development; 
2. Controlling the sequence and timing of development; 
3. Controlling the duration of development; 
4. Assuring that development is maintained properly; 
5. Designating the exact location and nature of development; 
6. Requiring the provision for on-site or off-site public facilities or services; 
7. Requiring more restrictive standards than those generally required in an ordinance; 
8. Requiring mitigation of effects of the proposed development upon service delivery by any 

political subdivision, including school districts, that provide services within the planning 
jurisdiction. 

G. Final Decision 
1. Following receipt of a recommendation of the PZC, and compliance with notice and 

hearing requirements, the BoCC will make a final determination on the proposed special 
use and will issue a written decision reflecting that determination within 7 calendar days 
of its final hearing and decision. 

2. Minor modifications to a special use approval may be granted by the PZC, in accordance 
with section 4-1-14E). 

H. Expiration 
1. Unless provided otherwise in the written decision, special use approvals expire 1 year after 

the date of the written decision, unless the applicant files a complete application for a 
building permit or has made substantial progress towards development, if no building 
permit is required. 

2. Special use shall expire and require resubmittal every 5 year unless otherwise stated in their conditions 
of approval.  

3. The written decision also may contain specific expiration, review, or resubmittal deadlines. 
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1-9 Variances 
A. Applicability 

1. Variances can only be approved for the modification of the bulk and placement 
requirements of the LDC as to lot size, lot coverage, width, depth, front yard, side yard, rear 
yard, setbacks, parking space, height of buildings, or other LDC provisions affecting the size 
or shape of a structure or the placement of the structure upon lots, or the size of lots, as 
outlined in Idaho State Code 67-6516. Variances are considered through a quasi-judicial 
process. 

2. A variance is not a right or special privilege and may be granted only upon a showing of: 
a. Undue hardship because of characteristics of the site; and 
b. That granting of the variance is not in conflict with the public interest. 

B. Submittals 
Applications for a variance must include the following: 

1. A complete application form; 
2. Site plan; 
3. Vicinity map; 
4. A written statement demonstrating the requested variance meets the review criteria below 

and other requirements of law; and 
5. If the application relates to a public school facility, pursuant to Idaho Code section 67- 

6519(3), documentation and studies sufficient for County consideration of impacts related 
to transportation, the use and zoning of surrounding properties, and other impacts relevant 
and appropriate to the application. 

C. Public Notice 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 

D. Review Procedures 
All variance applications shall follow the noticing procedures set out in Section 4-1-2 above. 

E. Review Criteria 
The recommendation of the Administrator and decision of the PZC of whether the applicant has 
made a showing of lawful Undue hardship, will be based on the following criteria: 

1. If the variance application relates to a public-school facility, that the subject property is 
appropriate for development allowed in the proposed Zoning District, including the impacts 
authorized for review under Idaho Code section 67-6519(3). 

2. A literal interpretation of the provisions of the LDC would effectively deprive the applicant 
of rights commonly enjoyed by other properties of the Zoning District in which the property 
is located; 

3. Granting the requested variance will not confer upon the property of the applicant any 
special privileges that are denied to other properties of the Zoning District in which the 
property is located; 
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4. The requested variance will be in harmony with the purpose and intent of the LDC and will 
not be injurious to the neighborhood or to the general welfare; 

5. The special circumstances are not the result of the actions of the applicant; 
6. The variance requested is the minimum variance that will make possible the proposed use 

of the land, building, or structure; 
7. The variance does not permit a use of land, buildings or structures, which are not permitted 

by right in the Zoning District or the LDC, including Chapter 5; 
8. Granting of the variance is not in conflict with the public interest; and 
9. The variance does not reduce the lot size below the minimum lot size allowed in the Zoning 

District, except as provided in section 1-8. 

F. Final Decision 
Following compliance with notice and hearing requirements, the BoCC will make a final 
determination on the proposed variance and will issue a written decision reflecting that 
determination within 65 calendar days of its final hearing and decision. 

G. Expiration 
An approved variance expires 1 year after the approval date unless the applicant has filed a 
complete application for a building permit or made substantial progress towards development 
that does not require a building permit. 

 

1-10 Land Division Review 
A. Applicability 

1. Land division review, as provided in sections 4-1-10 through 4-1-15, is intended to ensure all 
subdivision and sale of land comply with applicable requirements of the LDC and Idaho 
Code. To the extent of any conflict, the Idaho Code prevails. 

2. Idaho Code Title 50, Chapter 13 defines “subdivision” as “A tract of land divided into five (5) 
or more lots, parcels, or sites for the purpose of sale or building development…”, but allows 
cities and counties to adopt their own definition of subdivision in lieu of the statutory 
definition. Teton County excludes from the definition of subdivision the following: 
a. Insignificant Plat Amendment 

An adjustment of lot lines in a recorded plat that does not reduce the area, frontage, 
width, depth, or building setback lines below the minimums required in the Zoning 
District. 

b. Boundary line adjustment 
The exchange of land for the purpose of straightening property boundaries or adding 
land to existing parcels by trade or sale that does not result in a change of the present 
land use or in any way result in land parcels which do not meet existing zoning and 
other regulations. 

i. An allocation of interests in real estate in the settlement of an estate, or a court 
decree for the distribution of property interests, with the stipulation that the 
land is not physically divided, only that the ownership interests in the land are 
allocated to different owners. 

ii.  Agricultural Land Division 
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iii.  Short Plat Land Division 
iv. The unwilling sale of land as a result of legal condemnation as defined and 

allowed in Idaho Code, and when the dedication of a right of way for public 
purposes is initiated by a public body. 

3. Land Division is required for any: 
a. Division of land into 2 or more parcels. 
b. The dedication of any road or alley through or along any tract of land except where the 

dedication is initiated at the request of a public body. 
c. Townhouse projects as permitted by Idaho law. 
d. Amendments of a previously divided parcel if it is considered a significant amendment 

as defined in Section 4-1-14. 

B. Eligible Applicants 
Any person, firm, corporation, or agency may initiate an application for Land Division review, 
provided they are the owner or the owner’s representative of the property for which the 
application is being submitted. 

C. Applicable Requirements 
With regard to the following requirements, provisions applicable to each category of land 
division are set forth in sections 4-1-11 through 4-1-14: 
1. Submittals; 
2. Notice and Requirements; 
3. Review Procedures; 
4. Review Criteria; 
5. Final Decision; and 
6. Expiration. 

 

1-11 Agricultural Land Divisions  
A. Applicability 

All existing parcels located in the RA-35, LA-35, and RR-20 Districts that meet minimum parcel 
size standards are eligible to divide for agricultural purposes without building rights. The 
minimum parcel size of all of the newly created parcels shall be no less than as required within 
the applicable Zoning District, according to the following table: 

 
Table 5. Agricultural Land Division Parcel requirements 

 

Zone Minimum Parent Parcel Size Minimum Size of all Resulting 
Parcels 

AOI-VN 280 acres 140 acres 

AOI-VA 160 acres 80 acres 
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B. Submittals 
The following materials are required for a complete application for agricultural land divisions: 
1. A completed application form and required submittals; 
2. Two (2) copies of draft deeds (unrecorded) for each of the proposed new parcels that 

would be created providing the land division is approved, and 
3. Plat of survey created by a licensed land surveyor in the State of Idaho, showing the new 

land parcels. 
4. The deeds shall contain a notation clearly identifying the allocation of the residential 

entitlements, if any, among the resulting parcels. The survey shall also clearly identify to 
which parcels the residential entitlements, if any, are assigned. The documentation of 
allocation of residential units among resulting parcels may be accomplished either with 
notations on a plat map, or by deed restriction placed in the document of conveyance. 

5. Title history report. 

C. Public Notice 
At least fourteen (14) calendar days prior to issuing a written decision, the Administrator will 
have notice posted on the subject premises along each road frontage. Posting on the subject 
premises shall be per County issued, weather resistant sign. Posted notice will remain until a 
final decision is rendered. 

D. Review Procedures 
The procedures for review and approval of agricultural land divisions are as follows: 
1. Agricultural land divisions require a pre-application conference with the Administrator 

before submitting an application. 
2. Within fourteen (14) calendar days of receipt of a complete application for agricultural land 

division, the Administrator will distribute the application and other submittal materials for 
review by internal County and external agencies impacted by or which have jurisdiction 
related to the proposed development, including the County Assessor and fire marshal. 

3. Within forty-five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due. 

4. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will render 
a written decision to the applicant. 

E. Review Criteria 
The following criteria must be met for an agricultural land division to be approved by the 
Administrator: 
1. The survey submitted by the applicant is deemed accurate and to meet the standards set 

forth in Idaho State Code by the Teton County Surveyor or approved agent. 
2. The proposed division will result in lots that all meet the minimum parcel size requirements 

in the zone, 140 acres in the RA-35 and LA-35 zone districts, and 80 acres in the RR-20 zone 
district; 

3. The plat of survey and deeds all document the allocation of residential density entitlement, 
if any; 
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4. The division does not require the extension of public utilities (other than individual service 
lines) or other municipal facilities and no substantial alteration of existing utility 
installations is involved; 

5. The division does not require the dedication of public right of Way; 
6. The division does not require new public roads and each proposed parcel has approved 

access from an existing public road, or approved easement that contains the necessary 
right-of- way width; and 

7. Each proposed parcel meets all applicable requirements of the LDC, including those set 
forth in Chapter 6. 

F. Final Decision 
Final decisions are made by and must be reflected in a written decision issued by the 
Administrator. 

G. Expiration 
1. After an agricultural land division is approved by the Administrator, a Mylar copy of the plat 

of survey and all other required materials outlined above shall be submitted to the Planning 
Department prior to recording with the Teton County Clerk/Recorder. 

2. An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

 

1-12 Short Plat Land Divisions 
A. Generally 

1. The purpose of the short plat land division is to provide for a division of large, rural, 
unplatted parcels in the County, into four (4) or fewer parcels for residential use through a 
simplified process while meeting specific criteria, in order to allow for limited residential 
uses in agricultural areas in conjunction with on-going agricultural operations. 

2. Short plat land divisions can be utilized to create up to four (4) parcels from any existing 
parcel that has not been previously platted. The number of allowed parcels (existing and 
new) must comply with average density requirements of Chapter 2 per zone district. 

3. Lands divided using short plat land divisions are not eligible for further division by the short 
plat process. This restriction shall be noted on the plat. 

4. The minimum resulting parcel sizes must also be in accordance with the minimum lot size of 
the underlying base Zoning District. These divisions may be utilized all at one time or spread 
out through time. 

5. If a property is located in an area of Natural Resource Overlay, the full subdivision process 
shall apply. 

B. Submittals 
The following materials are required for a complete application for short plat land division: 
1. A completed application form and required submittals; 
2. Two (2) copies of draft deeds (unrecorded) for each of the proposed new parcels that 

would be created providing the land division is approved, and 
3. Plat of survey created by a licensed land surveyor in the State of Idaho, showing the new 
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land parcels. 
4. The deeds shall contain a notation clearly identifying the allocation of the residential 

entitlements, if any, among the resulting parcels. The survey shall also clearly identify to 
which parcels the residential entitlements, if any, are assigned. The documentation of 
allocation of residential units among resulting parcels must be accomplished with notations 
on a plat map, and by deed restriction placed in the document of conveyance. 

C. Public Notice 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 

D. Review Procedures 
The procedures for review and approval of short plat land divisions are as follows: 
1. Short plat land divisions require a pre-application conference with the Administrator before 

submitting an application. 
2. Within fourteen (14) calendar days of receipt of a complete application for short plat land 

division, the Administrator will distribute the application and other submittal materials for 
review by internal County and external agencies impacted by or which have jurisdiction 
related to the proposed development, including the County Assessor and fire marshal. 

3. Within forty-five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due. 

4. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will render 
a written decision to the applicant. 

E. Review Criteria 
The following criteria must be met for a short plat land division to be approved by the 
Administrator: 
1. The survey submitted by the applicant is deemed accurate and to meet the standards set 

forth in Idaho State Code by the Teton County Surveyor or approved agent. 
2. The plat of survey and deeds all document the allocation of residential density entitlement, 

if any; 
3. The proposed division does not create more than four total parcels or lots; 
4. The division does not require the extension of public utilities (other than individual service 

lines) or other municipal facilities and no substantial alteration of existing utility 
installations is involved; 

5. The division does not require the dedication of public right of way; 
6. The division does not require new public roads and each proposed lot fronts on an existing 

public road or easement that contains the necessary Right of Way width; and 
7. Each proposed lot or parcel meets all applicable requirements of this Code, including 

applicable minimum lot size. 
8. Each proposed parcel meets all applicable requirements of the LDC, including those set 

forth in Chapter 6. 
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F. Final Decision 
Final decisions are made by and must be reflected in a written decision issued by the 
Administrator. 

G. Expiration 
1. After a short plat land division is approved by the Administrator, a Mylar copy of the Map of 

survey and all other required materials outlined above shall be submitted to the Planning 
Department prior to recording with the Teton County Clerk/Recorder. 

2. An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

 

1-13 Subdivisions 
A. Applicability 

1. This section applies to all subdivisions of land undertaken after the effective date of the 
LDC. 

2. Full plat approval is a three-step process. 
a. Concept Plan 
b. Preliminary Plat 
c. Final Plat 

B. Applicable Requirements and Procedures 
The following sections set forth the requirements for the following, for each step of the full plat 
approval process: 
1. Required Submittals 
2. Notice 
3. Review Procedure 
4. Review Criteria 
5. Final Decision 
6. Expiration 

C. Concept Plan 
1. Required Submittals 

a. A completed application form; 
b. Required fees; and 
c. Concept plan that depicts lots, infrastructure, open space, and public improvements. 

2. Notice 
a. At least fifteen (15) calendar days prior to the PZC’s review of a concept plan, if 

applicable, or of the rendering of the Administrator’s written comments or those of 
other agencies, the Administrator will have: 
i. Published of the nature of the concept plan and subdivision being proposed and the 

location of the application for review by interested parties in the official newspaper 
or paper of general circulation within Teton County; 
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ii. Mailed to property owners and purchasers of record within three hundred (300) 
feet of the external boundaries of the subject parcel, in its current form at the time 
of application. If notice would require mailings to 200 or more property owners or 
purchasers, the County may avail itself of alternative notice procedures provided by 
Idaho Code section 67-6511(b). 

iii. Mailed to irrigation districts, groundwater districts, Cary act operation companies, 
nonprofit irrigation entities, lateral ditch associations and drainage districts that 
have requested in writing to receive notice, pursuant to Idaho Code section 67- 
6519. Notice may be provided electronically by mutual agreement. 

b. At least seven (7) calendar days prior to the PZC’s consideration, the Administrator will 
post notice at the courthouse, on the County’s website, and on the subject premises. 
Posting on the subject premises shall be per County issued, weather resistant sign. 
Posted notice will remain until a final decision is rendered on the subdivision or until the 
expiration of a subdivision approval, which requires the review process to be restarted. 

3. Review Procedure 
a. The PZC will review concept plans. Public input will be solicited prior to the PZC hearing 

the proposal. 
b. Subdivisions require a pre-application conference with the Administrator before 

submitting an application for concept plan. 
c. Within seven (7) calendar days of receipt of a complete concept plan application, the 

Administrator will distribute the application and other submittal materials for review by 
internal County and external agencies impacted by or which have jurisdiction related to 
the proposed development, including the County Assessor and fire marshal. 

d. Within thirty (30) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due. 

e. Within seven (7) calendar days of the close of the agency comment period, or the 
resolution of any matters identified by a commenting agency, the Administrator will 
transmit the application and any County or other agency comments to the PZC for its 
review of the concept plan. 

f. Within fifteen (15) calendar days of its meeting, the PZC and Administrator will 
assemble any additional comments on the concept plan and forward same to the 
applicant for consideration in developing its preliminary plat application. 

g. Approval of a concept plan does not constitute approval of a final plat. 
4. Review Criteria 

The comments of the Administrator, reviewing departments and agencies, and the PZC will 
be limited to those related to: (Add additional review criteria pertaining to development 
patterns and sequencing, avoiding leap-frog development, if annexation and higher 
densities would be preferred. Outline either here or for preliminary plat any studies that 
might be required, review all other standards and recommendations for development and 
if they would be possible to accommodate in the design. This step should be harder and 
taken more seriously.)  
a. The concept plan’s compliance with the policies of the comprehensive plan, the LDC, 

other County codes, including Chapter 6, Subdivision Development Standards; 
b. The requirements of the reviewing agencies or other jurisdictions providing public 

services to the proposed subdivision; and 
c. Other health, safety, or general welfare concerns that may be brought to the County’s 

attention. 
5. Final Decision 
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a. Since the review process for concept plans does not result in a final decision or land 
entitlements, no written decision by the Administrator or PZC is provided. However, the 
record will indicate by motion of the PZC a determination that the matters related to 
the proposed subdivision are sufficiently addressed, such that application for 
preliminary plat approval is appropriate.  

b. Following approval of a concept plan, detailed plans, the plat, required studies and 
specifications for the installation of improvements required may be prepared and 
submitted. 

6. Expiration 
The application for preliminary plat must be submitted within nine (9) months of the date of 
the PZC’s meeting and determination. 

D. Preliminary Plat 
1. Required Submittals 

a. A complete application form; 
b. Required fees; and 
c. Plat created by a licensed land surveyor in the State of Idaho (All plats must include the 

minimum requirements set out in Idaho Statutes Section 50-1304, Essentials of Plats). 
d. Construction drawings (improvement plans), with proposed phasing, for public 

improvements in final and complete form, stamped by a licensed engineer in the State 
of Idaho. 

e. Subdivision master plan (if there will be multiple phases): The subdivision master plan of 
the subdivision shall be recorded and shall be binding on the applicant and subsequent 
owners of the property. 

f. Development agreement. 
g. HOA covenants, conditions, and restrictions document. This is only required if there are any 

shared or HOA parcels or outlots or to address how any private roads, easements, fire pond, 
stormwater detention areas etc. will be maintained.  

h. Any additional studies identified at concept plan. 
2. Notice 

Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 
3. Review Procedure 

a. All preliminary plat applications shall follow the noticing procedures set out in Section 4- 
1-2 above. 

b. Preliminary plat applications require a pre-application conference with the 
Administrator before submitting an application. 

4. Review Criteria 
The recommendations of the PZC and the determination by the BoCC on the preliminary 
plat will be related to: 
a. Those matters related to the preliminary plat’s compliance with the policies of the 

comprehensive plan, the LDC, other County codes, including Chapter 6, Subdivision 
Development Standards; 

b. The requirements of the reviewing agencies or other jurisdictions providing public 
services to the proposed subdivision; and 

5. Final Decision  
a. Following notice and a hearing as required above, and following compliance with b, 
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below, the BoCC will issue a written decision. 
b. Following notice of a preliminary plat, and prior to receiving a written decision of 

preliminary plat approval to allow permits to be pulled and construction to start, the 
applicant will work with the County to ensure the following items are resolved: 

i. The Administrator will provide the applicant a copy of the plans stamped 
“Approved”. The approved set of plans must be on site at all times that 
improvements are being installed or constructed. 

ii. The applicant shall provide to the Planning Department copies of approvals or 
permits for any activity of the installation of improvements issued by any 
governmental agency, municipal corporation, or utility that has authority over 
these improvements or will take ownership thereof upon completion. Work 
shall conform to the conditions and requirements of these approvals or permits, 
and shall be completed and accepted prior to the recording of the record plat. 
Should work in accordance with these approvals necessitate changes to the final 
plat, those changes shall be completed, and approved by the BoCC, prior to 
recording the record plat. 

iii. Record plat approval shall be contingent in part upon completion and 
acceptance by the County of all public improvements. 

iv.  Minor revisions to an approved preliminary plat that reflect the same basic road 
and lot configurations as used for the original approval may be approved by the 
Administrator. 

v. Any request for a revision to an approved preliminary plat that increases the 
number of building sites, decreases the amount of common open space or alters 
a road or block pattern must be initiated and processed as a new application, as 
provided below. 

6. Expiration 
The application for final plat must be submitted within thirty six (36) months of the date of 
the BoCC’s final decision on the preliminary plat. 

E. Final plat 
1. Required Submittals 

a. A completed application form; 
b. Required fees; 
c. Inspection reports form the applicant’s / developer’s Engineer; and 
d. The final plat(s) in accordance with Title 50 of the Idaho Code and this Chapter; 

2. Notice 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 

3. Review Procedure 
a. All final plat application s shall follow the noticing procedures set out in Section 4-1-2 

above. 
b. Final plats require a pre-application conference with the Administrator before 

submitting an application. 
4. Approval Criteria  

The determination by the BoCC on the final plat will be limited to: 
a. Those matters related to the plat’s compliance with the LDC, other County codes, 
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including Chapter 6, Subdivision Development Standards. 
b. The requirements of the reviewing agencies or other jurisdictions providing public 

services to the proposed subdivision; 
c. The plat’s substantial conformance with the approved preliminary plat; 
d. The Administrator may notify the applicant of any LDC or other County or agency 

requirements that have not been met, so that the application or final plat may be 
revised, consistent with the preliminary plat; 

e. Substantial conformance with the County’s applicable adopted plans and policies; 
f. The BoCC may also accept any proposed dedication of land or public improvements as 

part of approving a final plat. 
5. Final Decision 

a. The final plat must be signed by the Chair of the BoCC. 
b. Only after final plat approval and recording of the final plat can lots be sold. 

6. Expiration 
A final plat that is approved and not recorded within six (6) months of the date of approval 
shall be considered expired and a new final plat application shall be required. 

 

1-14 Modifications to Previous Approvals 
A. Approval of Modifications Needed 

1. If an applicant wishes to modify an approval already granted, they must obtain approval for 
the modifications, as provided in this section. 

2. Requests for modification required a pre-application conference with the Administrator 
before submitting an application for modification. 

3. If an applicant seeks to modify an approval that is not identified in this section, they must 
submit a new application and follow the same procedure for the original approval. 

B. Retroactive Approvals to Correct Unauthorized Land Splits 
1. In an effort to correct previous land splits that were done as (a) agricultural splits without 

building permits, (b) deeded property that did not follow a division process, or (c) other 
splits that did not meet the ordinance requirements at the time, the Administrator may 
authorize a Boundary Line Adjustment, or Land Division approval that would correct the 
unauthorized action. 

2. The short plat land division or full subdivision process may need to be used to correct 
previous unauthorized land splits depending on number of unauthorized lots in the land 
split. 

3. The corrected lots must meet the standards of the LDC and would become eligible for 
building permits where they currently are not. 

C. Boundary Adjustment 
1. Purpose 

a. The purpose of the boundary adjustment is to provide a process to adjust or remove 
common property lines or boundaries between adjacent tracts or parcels that are not 
part of a recorded plat, for the purpose of accommodating a transfer of land, combining 
existing parcels, or rectifying a disputed property line location. 

2. Applicability 
a. The resulting adjustment shall not create any additional tracts or parcels and all 

reconfigured tracts or parcels shall contain sufficient area and dimension to meet 
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minimum requirements for zoning and building purposes. 
b. This section also applies to requested modifications of the boundaries of the lots 

created from land divisions. 
3. Required Submittals 

The request for a boundary adjustment shall include: 
a. A complete application; 
b. Unrecorded, new legal descriptions for each parcel; 
c. Latest recorded deed to each property; 
d. Designation of agent authorization form; 
e. Application page, complete and signed by all property owners; and 
f. Map of survey containing all the required items found in Idaho State Code §55-1906. 

4. Review Procedures 
a. Within fourteen (14) calendar days of receipt of a complete application for boundary 

line adjustment, the Administrator will distribute the application and other submittal 
materials for review by internal County and external agencies impacted by or which 
have jurisdiction related to the proposal, including the County Assessor and fire 
marshal. 

b. Within forty-five (45) calendar days of the day the application is transmitted, County 
and external agencies’ comments are due. 

c. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will 
render a final decision as provided below. 

5. Approval Criteria 
a. Conformance with underlying zone district. Each of the resulting parcels shall conform 

with the zoning district in which it is located, or the degree of nonconformity of either 
parcel shall not be increased, except for cases involving parcels that do not conform to 
the minimum lot size standards in Chapter 2. In such cases, one parcel may be made 
more non-compliant in order to make another parcel more compliant, provided the 
Administrator finds the adjustment increases compliance with the LDC and 
comprehensive plan. 

b. Buildability. The overall capability of the lots or parcels to safely accommodate 
development is not diminished, including providing needed land area for water supply 
and wastewater systems as determined by Eastern Idaho Public Health Department. 

c. There is no net increase in density. 
a. Adjustments between public and private land. The conveyance of a parcel from a public 

agency to a private party who owns land, which is contiguous to the conveyed public 
land, shall be treated as a boundary adjustment to the contiguous private land and not 
as the creation of a separate legal building site. 

6. Final Decision 
a. The Administrator will finalize and provide to the applicant a written decision on the 

application for boundary line adjustment. 
b. After a boundary adjustment is approved by the Administrator, and all fees paid, shall 

be recorded with the Teton County Clerk/Recorder. 
7. Expiration 

An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

D. Minor Modification of a plat (short plat or full subdivision) 
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1. Purpose 
a. The purpose and intent of this section is to provide an efficient procedure for reviewing 

changes to previously recorded plats of subdivisions, or planned unit developments. 
2. Applicability 

a. A proposed modification to an approved plat will be considered a minor change and 
therefore subject to this subsection where the proposed changes result in one or more 
of the following: 
i.  Boundary line adjustments between lots within a subdivision, 

ii.  Lot consolidations of two or more platted lots into fewer lots, 
iii.  Changes to a master plan if they result in a reduction in density, 
iv. Adjustment of building envelopes that are not in a sensitive areas as identified by 

the Natural Resource Overlay Map, 
v. Other changes of similar magnitude and minimal direct impact as determined by the 

Administrator. 
b. All revisions must comply with all applicable current regulations. 
c. It may be unnecessary to duplicate studies and analyses that may have been required as 

part of the initial plat application and approval. 
d. Revisions must reduce the intrusion of development into sensitive natural areas of the 

County and reduce governmental costs associated with scattered development by 
expediting changes to recorded plats that reduce the number of vacant platted lots in 
the County. 

3. Required Submittals 
a. A complete application; 
b. Narrative explaining the changes that are being proposed; 
c. Plat labeled correctly as “Amended Final Plat”; 
d. Recorded documents labeled as “Amended”; and the following as applicable: 

i.  Approval letter from Eastern Idaho Public Health, District 7; 
ii.  Approval letter from Teton County Fire District; 

iii.  Acceptance letter from city for sewer hookup from the providing community. 
4. Required Signatures 

a. Modification of open space, density, common area, road/Right of Way realignment, 
change of use, and similar changes, require all property owners in the platted 
subdivision to sign the amended plat and application. 

b. Changes to correct a property boundary, combining of lots, or changes on a single lot 
only require the property owner of the affected lots to sign the plat and application. 

5. Review Procedures 
a. Within fourteen (14) calendar days of receipt of a complete application for boundary 

line adjustment, the Administrator will distribute the application and other submittal 
materials for review by internal County and external agencies impacted by or which 
have jurisdiction related to the proposal, including the County Assessor and fire 
marshal. 

b. Within forty five (45) calendar days of the day the application is transmitted, County and 
external agencies’ comments are due. 

c. Within fourteen (14) calendar days of the close of the agency comment period or the 
resolution of any matters identified by a commenting agency, the Administrator will 
render a final decision as provided below. 

6. Review Criteria 
a. Any proposed changes shall comply with all applicable criteria and standards of the LDC 
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or other County regulations, and conditions of approval established in the previous 
approval. 

b. Insignificant changes shall not reduce the area of designated open space or increase the 
number of lots. 

c. Insignificant changes shall not change the uses approved or the location of where 
certain uses are approved. 

d. Insignificant changes shall not increase or create new and potentially substantial direct 
or indirect impacts on the neighborhood, vicinity of the subdivision or overall 
community. 

7. Final Decision 
a. The Administrator will finalize and provide to the applicant a written decision on the 

application for boundary line adjustment. 
b. After a Minor Modification of a Plat is approved by the Administrator, and all fees paid, 

shall be recorded with the Teton County Clerk/Recorder. 
8. Expiration 

An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 

E. Major Modification of a Plat (short plat or full subdivision) 
1. Purpose 

a. The purpose and intent of this section is to provide an efficient procedure for reviewing 
changes to previously recorded plats of subdivisions or planned unit developments, or 
vacations to a previously recorded right-of-way or easement that do not fall under a 
minor amendment. 

2. Applicability 
a. A proposed modification to an approved plat will be considered a major change and 

therefore subject to this subsection where the proposed changes result in one or more 
of the following: 
i. Vacations of portions of a plat, except where platted open space acreage would be 

reduced in acreage, the value of the protected resource may be diminished or 
where land/easements are dedicated to the public. 

ii.  Amendments to the recorded Master Plan that do not change use or density, 
iii. The re-arrangement or relocation of five (5) or fewer lots or buildings that does not 

encroach further into natural resource areas dedicated open space; 
iv. A boundary adjustment between a lot in a platted subdivision and an adjacent non- 

platted property; 
v.  Minor changes to the layout of roads, utilities, or other facilities; 
vi.  A reduction in the number of lots or parcels; 
vii. The re-arrangement or relocation of more than four (4) lots or parcels that does not 

encroach further into natural resource areas, open space, overlay areas, or move 
closer to neighboring property; 

viii.  Complete vacation of the plat; 
ix.  An increase in the number of lots; 
x. The re-arrangement or relocation of lots that encroach further into natural resource 

areas, overlay areas, or move closer to neighboring property; 
xi. The relocation of parking facilities, buildings, or other elements of the development 

that encroach further into natural resource areas, overlay areas, or move closer to 
neighboring property; or 
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xii.  Addition or change in uses as identified in the original approval. 
3. Required Submittals 

a. A complete application; 
b. Narrative explaining the changes that are being proposed; 
c. Revised maps showing a proposed vacation or revision to the layout of lots or buildings 

and any reduction in the number of lots or buildings; 
d. Plat, if applicable, labeled correctly as “Amended Final Plat”; 
e. Recorded documents, if applicable, labeled as “Amended”; and the following as 

applicable: 
i.  Approval letter from Eastern Idaho Public Health, District 7 
ii.  Approval letter from Teton County Fire District 

iii. Acceptance letter from city for sewer hookup from the providing community, if 
applicable. 

4. Public Notice and Requirements 
Public notice shall follow the noticing procedures set out in Section 4-1-2 above. 

5. Review Procedures 
Major Modification applications shall be approved by the BoCC through the review 
procedures set forth in Section 4-1-2(F). 

6. Review Criteria 
a. Any proposed changes to an easement, public right-of way, or planned unit 

development, shall comply with all applicable criteria and standards of the County 
regulations, and conditions of approval established in the previous approval. 

b. The subdivision master plan and plat for a subdivision or planned unit development, 
including the proposed changes, shall reduce governmental costs for operations and 
capital expenses. 

c. The revised plat or plan shall reduce the impact to neighboring properties. 
d. The revised plat or plan shall reduce the intrusion of development into areas identified 

on the County’s Natural Resource Overlay Map and updated identification of areas 
where indicator habitats and/or habitats for indicator species are found as documented 
by input that is accepted by the County from Idaho Department of Fish and Game or 
other qualified wildlife professionals. 

e. Review criteria applicable to a Major Modification to a preliminary or final plat include 
those applicable to the original approval process for the preliminary or final plat, 
respectively. 

f. Any proposed changes to a plat, shall comply with all applicable criteria and standards 
of the current County regulations, and conditions of approval established in the 
previous approval. 

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

7. Final Decision 
Following consideration of the request at a regularly scheduled meeting, and based on the 
criteria above, the BoCC will issue a written decision on the request for a Major Modification 
of a Plat. 

8. Expiration 
An application that is approved and not recorded within six (6) months of the date of 
approval shall be considered expired and a new application shall be required. 
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E. Modification of Special Use Approval 
1. If an applicant seeks to modify up to two (2) conditions of the initial special use approval, 

the PZC may approve the request at a regularly scheduled public meeting, if the following 
findings are made: 
a. The change in conditions will not result in demonstrable impacts on public service 

providers, neighborhoods, or surrounding property owners, beyond those present under 
the original approval; 

b. The change in conditions is within the criteria and conditions identified in section 4-1-8 
and; 

c. The change in conditions does not increase the scale or intensity of the use, including as 
to height, bulk, density, or floor area. 

2. If the PZC finds the proposed modification of conditions approved by the BoCC cannot meet 
the criteria listed above, the modifications will be considered a major modification and 
require a new special use application review. 

3. Consideration of a minor modification of a special use approval, must be in conformance 
with the provisions of the LDC in effect at the time of the request for modification. 

 

1-15 Appeals and Reconsideration 
A. Applicability 

1. In addition to the remedies described in section 1-1-7 of the LDC, this section provides the 
remedy of appeal from and requests for reconsideration of final decisions made by the 
Administrator, PZC, BoCC, or other County official. 

2. An applicant or an affected person may avail themselves of these administrative remedies in 
accordance with this section. 

3. An appeal of a decision will be reviewed by the PZC or BoCC, as specified in the table in 
section 4-1-1. 

4. Appeals and requests for reconsideration must be filed with the Administrator within 14 
calendar days of the date of a written decision. 

5. Any applicant or affected person seeking judicial review of a written decision must first 
request reconsideration of the final decision as provided here. 

B. Submittals 
1. A notice of appeal or request for reconsideration must be filed on a completed application 

form provided by the Department. 
2. The application must include a narrative description of the basis for the appeal or request 

for reconsideration, including the specific deficiencies of the decision alleged by the 
applicant or affected person. 

C. Notice and Requirements 
1. Notice will be provided as required for the decision being Appealed from or being 

reconsidered. 
2. If no notice was required for the original decision, published notice will be provided in a 

newspaper of general circulation in Teton County, posted at the courthouse, and posted on 
the County’s website at least fifteen (15) days prior to the hearing. 

D. Procedures for Appeals and Requests for Reconsideration 
1. Following notice and a hearing, as required by law, the reviewing official or body may affirm, 
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reverse or modify the original decision after verification of compliance with applicable 
procedural and LDC standards. 

2. A written decision shall be provided to the applicant or affected person within sixty (60) days 
of receipt of the completed appeal or request for reconsideration. 

3. Where no written decision on a request for reconsideration is issued to the applicant within 
sixty (60) days of receipt of the completed application, the request for reconsideration is 
deemed denied, without further action by the applicant or the County. 
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CHAPTER 5 GENERAL DEVELOPMENT STANDARDS 

5-1 General 
5-1-1 Intent 

The purpose of this Chapter is to provide standards for development to protect the health, 
safety, and welfare of the community, as well as support the local economy and preserve the 
natural resources upon which it depends. 

5-1-2 Applicability 
A. This Chapter applies to all developments in the City of Victor’s Area of Impact per 5-1-3 to 5-1-4 herein. 
B. No buildings or structures over two hundred (200) square feet in floor area may be erected, 

constructed, moved, enlarged or structurally altered and no lots, parcels or development sites in 
whole or in part, may be developed until all required permits, plans, and specifications have 
been reviewed and approved by Teton County or other governmental approving agency as 
required. 

5-1-3 New Construction 
A. Applicability for New Construction 

1. Any new development, including but not limited to dwelling units, accessory buildings, and 
site grading that require a permit, must comply with this Chapter. 

2. Accessory structures that are under two hundred (200) square feet in floor area, personal 
residential landscaping, and similar improvements are exempt from permits but shall follow 
the general intent of this Chapter to ensure the health, safety and welfare of the 
community. 

5-1-4 Additions 
A. Applicability for Additions 

1. For cumulative addition(s) of up to 50% of the existing gross floor area or improved site 
area, only the addition is subject to this Chapter. 

2. For cumulative additions of 50% or more of the existing gross floor area or improved site 
area, the entire building or site shall comply with this Chapter. 

5-1-5 Maintenance and Repair 
Applicability for Maintenance and Repairs 
An existing building or site may be repaired, maintained, or modernized without conforming to 
this Chapter, provided there is no increase in gross floor area or improved site area. Building 
permit may still be required per Title 6, building regulations, of the Teton County Code. 
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5-1-6 Approval Mechanisms for Development Standards 
A. Table 6 lists all development standards from Chapters 5 & 6 and indicates the approval 

mechanism for each type of development. A site plan must be submitted with all permit 
applications. 

B. Site plan requirements 
1. Except as provided in 2. below, a site plan submitted with an application for approvals must 

contain: 
a. Property lines; 
b. Lot Area; 
c. Lot Coverage; 
d. Location of existing and proposed structures, including distances from other structures 

and property lines; 
e. Location, size, height, and gross floor area of existing and proposed structures; 
f. Existing and proposed natural and manmade features, such as wetlands, creeks, canals, 

rivers, and riparian areas; 
g. Setbacks required by the LDC or a state or federal authority; 
h. Existing and proposed easements; 
i. Drive approach and access point(s), with dimensions and radii shown; 
j. Delineation and width of internal circulation roadways; 
k. Existing and proposed vegetation and landscape materials and buffers; 
l. Location and type of existing and proposed exterior lighting; 
m. Distances between driveways and adjacent roads; 
n. Location of existing and proposed below- and above-ground utilities; 
o. Location and size of well and septic equipment and lines; 
p. Parking and loading areas, including dimensions and a summary of parking and loading 

spaces required by the LDC; 
q. Existing and proposed fences and walls; 
r. Adjacent roads, alleys, or other access abutting property with road names identified; 
s. Location and size of existing and proposed signage; 
t. Snow storage areas;  
u. Distances from property lines, proposed structures and land uses of rivers, creeks, 

streams, ditches, and surface water present on the lot; and 
v. Identification of sites and structures listed on State and National Resisters of Historic 

Places or on the Idaho Historic Sites Inventory. 

2. After assessing the nature of a proposed development activity or development site, the 
Administrator may require additional materials relevant to the proposed activity or site and 
necessary to establish compliance with applicable LDC approval criteria. Materials may 
include those illustrating development activities related to the following or to other matters 
subject to the requirements of Chapter 5 or 6 of the LDC: 
a. Grading; 
b. Drainage; 
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c. Erosion control; 
d. Fire lanes; 
e. Scenic Corridor Protection; 
f. Proximity to wildlife habitats, Natural Resource Overlays, or Wildland Urban Interface; 

and 
g. Nutrient Pathogen Evaluation. 

 

Table 6. Approval Vehicles for Development Standards 
 

 Grading 
and 
Erosion 
Control 
Permit 

Building 
Permit 

Sign 
Permit 

Subdivision 
Plat 

Site Plan 
Review 

Chapter 5 General development Standards  

Grading for all development per 
applicability herein 

X   
X 

X 

Erosion and sediment control for 
all land disturbing activities 

X   
 

X 

Stormwater management for 
development per applicability 
herein 

X   
 

X 

Development on hillsides with 
slopes greater than 20% 

X   
 

X 

Vegetation Management  X  X X 
Wildlife Habitat Protection  X  X X 
Riparian Buffers  X  X X 
Scenic Corridor Protection  X  X X 
Roads, Driveways, Parking, and 
Access 

X   
X 

X 

Buffers, Screening and Fencing  X  X X 
Outdoor Lighting  X   X 
Signage   X  X 

Chapter 6 Subdivision Development Standards  

Subdivision Road Layout and 
Access 

X   X  

Utilities X   X  

Conservation Areas    X  

Nutrient Pathogen Evaluation    X  
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5-2 Grading and Drainage 
5-2-1 Grading Standards 

A. Intent 
It is the intent of this Section to ensure development, grading, and earthwork is completed in a 
safe and appropriate manner. 

B. Applicability 
1. Grading for all developments (roads, driveways, building sites, landscaping, utilities, etc.) are 

required to meet the provisions of this Section. 
2. The following activities shall be exempt from the requirement to obtain a Grading Permit: 

a. Tilling and cultivation associated with agricultural operations occurring on natural 
slopes that are less than 30%. 

b. Earthmoving that occurs as emergency flood control measures. However, an after-the- 
fact grading permit is required to document the grading and stabilization completed 
after the emergency has passed. 

c. Irrigation canal/ditch maintenance except where located within a FEMA designated 
floodplain. 

d. Maintenance of roads that does not impact alignment of the roadway or increase the 
elevation more than 6” from existing grade. 

3. There shall be no development on slopes over 30%. 

C. General Development Standards 
1. A Grading and Erosion Control Permit is required prior to the commencement of all land 

disturbing activities, unless explicitly exempted. 
2. Development shall be designed to minimize requirements for cut-and-fill that alters the 

natural terrain. 
3. Cut and fill slopes shall be graded to a slope no steeper than 2:1 or 50% to allow for 

permanent revegetation or landscaping, unless a retaining wall is used or a steeper slope is 
approved by the County Engineer. 

4. Grading shall be limited to that necessary for construction of the proposed physical 
development, including buildings, driveways, and limited yards, and shall be designed to 
blend with the natural terrain of the site when feasible. 

5. If natural drainage patterns are altered, then a stormwater drainage plan will be required to 
illustrate that the project will not adversely impact adjacent properties. 

6. Grades at the property line must match existing grade unless a grading easement is obtained 
from the adjoining landowner. 

7. Roads and driveways should be designed to: 
a. Conform to existing grades to the extent possible; 
b. Minimize the alteration of the physical and visual character of the property (e.g., large 

notches in ridgelines should be avoided); and 
c. Retain natural landforms by using gentle horizontal and vertical curves in alignments. 
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D. Grading and Erosion Control Permit application Requirements 
1. All Grading and Erosion Control Permit applications must be prepared by an Idaho 

Registered professional engineer or Landscape Architect and shall include the following: 
a. Complete application form. 
b. Application fee and refundable deposit per the Teton County official application and fee 

structure. Deposit will be returned to applicant once improvements have been officially 
inspected and accepted by Teton County. 

c. A written letter describing the purpose or type of grading proposed including but not 
limited to excavation, construction, roadways, driveways, septic systems or utilities. 

d. Site plan per requirements in Section 5-1-6. 
2. Additional information as applicable to the type of activity shall be submitted with the 

permit application per the following: 
a. A Grading Plan including existing and proposed contours, extent of grading limits, 

stockpile location, and revegetation methods for disturbed areas. 
b. An Erosion Control Plan including type and location of all required erosion control 

measures (silt fence, straw bales, detention basins, duff berms, etc). 
c. A Stormwater Drainage Plan that shows stormwater flow directions, inlets, outlets, 

catch basins, waterways, culverts, retention and detention basins, outlets to off-site 
facilities, off-site drainage facilities, and any other proposed drainage facility planned to 
accommodate stormwater runoff from the project site. 

d. A drainage report that describes and includes calculations for the design of the storm 
drainage system. 

e. A geotechnical report in conformance with Section 5-2-5 for slopes over 15%. 

5-2-2 Erosion and Sediment Control Standards 
A. Intent 

During and after construction, soil erosion and movement of sediments off-site is a source of 
pollution and can negatively impact nearby waterbodies. The intent of this Section is to provide 
guidelines for erosion and sediment control during construction grading activities. 

B. Applicability 
1. All development that includes land disturbing activities shall meet the standards in this 

Section. 
2. Construction activities that disturb an area of one acre or more or that are part of a larger 

common plan of development must also obtain a Construction General Permit (CGP) 
through the EPA in accordance with the National Pollutant Discharge Elimination System 
(NPDES) requirements. 

C. General Development Standards 
1. Recommended technical guidance documents for erosion and sediment control design and 

Best Management Practices (BMP) selection can be found in the Catalog of Stormwater Best 
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Management Practices for Idaho Cities and Counties by Idaho Department of Environmental 
Quality. 

2. Erosion and sediment control (BMP) measures shall be identified and shown on plans 
submitted with the Grading and Erosion Control Permit per Section 5-2-1.D. 

3. BMPs can be structural or non-structural and should include both source controls that keep 
pollutants out of stormwater runoff and treatment controls that temporarily store or treat 
stormwater runoff to remove pollutants. 

4. For developments that require a CGP, a Stormwater Pollution Prevention Plan (SWPPP) and 
copy of the Notice of Intent (NOI) must be prepared and provided to the County prior to any 
land disturbing activities. 

5. Requirements for SWPPPs can be found in the EPA’s Construction General Permit, latest 
edition. 

5-2-3 Stormwater Management Standards 
A. Intent 

Stormwater runoff from developed sites can contain pollutants such as sediment, nutrients, 
petroleum, oils, viruses, bacteria, heavy metals, and others. Impervious surfaces on developed 
sites also increase the volume and flow rate of stormwater runoff from the site. Stormwater is 
defined as both runoff from storm events and general runoff from snow melt and similar 
activities. The intent of this Section is to restore, protect, and maintain the chemical, physical, 
and biological integrity of County and State waters and to retain their beneficial uses. 

B. Applicability 
All development resulting in any or all of the following is required to meet the provisions of this 
Section: 
1. Impervious area of a lot, parcel or development site that is ten (10) percent or greater. 
2. Impervious area of a lot, parcel or development site that exceeds a half-acre in total. 
3. Site grading within one hundred (100) feet of the Teton River or wetlands delineated by U.S. 

Fish and Wildlife National Wetland Inventory boundary, and within fifty (50) feet of all other 
waterways. 

4. Site grading within twenty (20) feet of the property line. 
5. Any site or lot that alters the natural drainage patterns. 

C. General Development Standards 
1. A Stormwater Drainage Plan is required to be submitted with the Grading and Erosion 

Control Permit per Section 5-2-1.D. 
2. Additional recommended technical guidance for the selection and design of permanent 

stormwater management facilities can be found in the Catalog of Stormwater Best 
Management Practices for Idaho Cities and Counties (Catalog) by Idaho Department of 
Environmental Quality. The process to determine which Best Management Practices (BMPs) 
are appropriate to the site include: 
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a. Evaluate site conditions 
b. Identify performance goals and regulatory considerations for the site 
c. Develop Conceptual Site Design 
d. Characterize stormwater flows 
e. Evaluate BMPs using Table 4.1 of the Catalog 
f. Develop final plans to incorporate BMPs 

D. Water Quality 
The 95th percentile rainfall event shall be managed on the developed site by using stormwater 
facilities that infiltrate, evapotranspire, and/or harvest and reuse rainwater. Facilities should be 
designed, constructed, and maintained to manage one hundred percent (100%) of the 95th 
percentile rainfall event on site and shall not be allowed to discharge offsite to surface waters. 

1. The 95th percentile rainfall event, also known as the Water Quality Capture Volume 
(WQCV), for Teton County is 0.65-inches falling over a 24-hour period based on the period 
of record from 1927 to 1982 for the Driggs rain gauge (USC00102676). Thus, 95% of daily 
storm events are estimated to have a depth of 0.65-inches or less.  

2. Total runoff volume from a site should be determined using the Direct Determination 
Method, which takes into account rainfall, depression storage, and infiltration. The 
hydrologic soil group from the site should be used to determine estimated infiltration on the 
site. 

3. Examples of stormwater facilities that can be used to manage and infiltrate the WQCV 
include, but are not limited to, bio-retention areas, stormwater planter boxes, vegetated 
swales, infiltration trenches, infiltration wells, permeable pavements, cisterns and rainwater 
harvesting systems, and green roofs. 

E. Conveyance and Detention Systems 
1. Minor drainage conveyances include culverts, pipes, and inlets. Minor conveyance systems 

are to accommodate peak flow from the 10-year storm event. 
2. Major drainage conveyance systems include detention basins, roads, and open channels, and 

are to accommodate peak flow from the 100-year storm event. Adequate spillway provisions 
must be provided to pass stormwater runoff in excess of the 100-year storm event. 

3. The runoff flow rate, velocity, and volume post-development shall be equal to or less than 
the pre-development runoff flow rate and volume for the 10-year and 100-year event. If this 
condition cannot be met, special approval must be obtained by the County Public Works 
Director, and the applicant must show that all downstream facilities are adequate to convey 
the post-development flows. 

4. The Rational Method or the USDA Natural Resource Conservation Service Curve Number 
approach may be used to determine peak flow rates for the 10-year and 100-year storm 
events. 
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F. Irrigation Ditches and Pipelines 
1. The discharge of storm water into irrigation ditches and pipelines shall not be allowed. If an 

irrigation ditch is to be used as a storm water receptor, DEQ will need to review for impacts 
to water quality and a written agreement must be secured between the applicant and the 
ditch company and provided to the County stating that the ditch company will accept 
responsibility for receiving stormwater runoff. 

G. Offsite Flows 
1. No land disturbance activity shall result in the impounding of surface water on property 

other than the applicant 's unless the applicant obtains an easement or a license for that 
purpose. 

2. Public water shall not be discharged onto or through private property without the 
appropriate easement. An easement with the right of access shall be provided whenever 
conveyance systems are constructed in lands of private ownership. A minimum easement 
width of twenty (20) feet centered on the drain or ditch is required. The width may be in 
excess of the minimum when situations require. 

3. In the event that proposed construction shall direct surface or stormwater runoff to 
properties or facilities owned and maintained by agents other than the property owner, 
written proof of permission, or approval from these agents must be provided prior to 
acceptance of drainage plans. 

5-2-4 Construction in Irrigation Districts 
A. Pursuant to section 42-1209 of the Idaho Code, no construction improvement or use of any kind 

shall be permitted when either the improvement or use, or the access to the improvement or 
use shall be upon, over or along, or impinge upon an irrigation district, a Carey act operating 
company, a nonprofit irrigation entity, a lateral ditch association, or drainage district right of 
way or easement, unless there is first obtained written consent from the affected entity. 

B. The applicant shall investigate the existing and proposed use of any irrigation ditch within the 
project limits to determine if they are to be perpetuated. If the irrigation system is to remain, 
the applicant is responsible for contacting the water right holders or ditch company to obtain 
their requirements for protection of the irrigation system. 

C. Underground utilities that cross irrigation ditches and pipelines must be marked with permanent 
fiberglass marking posts located 15-ft each side of the ditch measured from the center of the 
ditch. Posts should be colored blue for water lines and green for sewer lines. 

5-2-5 Steep Slopes Protection Standards 
A. Intent 

The intent of this Section is to provide for safety and property protection through responsible 
development on potentially dangerous hillsides. 

B. Applicability 
This Section applies to all property located in the City of Victor’s Area of Impact where grading, 
excavation, or development is proposed on hillsides with slopes greater than 20%. 
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C. General Development Standards 
In addition to the grading development standards in Section 5-2-1, the following applies to steep 
slopes: 
1. Any retaining wall over 4 feet tall (from the bottom of the footing) will require a building 

permit and must be designed by a licensed professional engineer. 
2. No physical development shall be permitted on natural slopes in excess of 30%, with the 

exception of essential access for vehicles and/or utilities when no other alternative access 
exists which shall comply with the International Building Code as adopted by Teton County 
in Title 6. 

3. Building envelopes shall be located to avoid existing rock outcroppings to the extent 
feasible. 

4. Slope stabilization measures shall be utilized. 
5. A site plan showing accurate topographic data shall be submitted as part of a Grading and 

Erosion Control Permit per 5-2-1.D 

5-2-6 Geotechnical Analysis  
A. Intent 

The intent of this Section is to identify any geologic hazards or soil conditions which may cause 
injury to persons or injury or damage to improvements which may be constructed, such as 
buildings, water lines, sewer lines, and roads. 

B. Applicability 
These requirements apply to all developments where the following project conditions exist: 

1. Proposed physical development on natural slopes greater than 30%. 
2. Proposed cut or fill slopes steeper than 2:1 or 50%. 
3. Soil or rock cuts or fills where the maximum height of cut or fill exceeds fifty (50) feet, or 

the cuts or fills are located in topography and/or geological units with known stability 
problems. 

4. Proposed retaining walls with a maximum height at any point along the length that 
exceeds thirty (30) feet. 

5. Unusual Geotechnical Features such as: 
a. Embankment construction on a weak and compressible foundation material or fills 

constructed using degradable shale; 
b. Geotextile soil reinforcement, permanent ground anchors, wick drains, ground 

improvement technologies; or 
c. Experimental retaining wall systems, or pile foundations where dense soils are 

present. 

C. General Development Standards 
A geotechnical analysis and report with supporting data for the proposed project shall be 
prepared and stamped by a professional engineer and submitted with the Grading and Erosion 
Control Permit. 
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5-3 Vegetation Management 
5-3-1 Intent 

It is the intent of this Section to prevent unnecessary spread of noxious weeds, stabilize slopes, 
prevent erosion, and maintain water quality. 

5-3-2 Applicability 
All development in the City of Victor’s Area of Impact is required to meet the provisions of this Section. 

5-3-3 General Standards 
A. All commercial and industrial development listed as a permitted use per Chapter 3 of the LDC 

shall submit a landscape plan with a building permit. 
B. All commercial and industrial development applications subject to final decision by the 

Administrator per Section 4-1-3 of the LDC shall submit a landscape plan as part of the site plan 
requirements of the Administrative application. 

C. All subdivisions shall submit a Landscape Plan as part of the Construction Drawings 
requirements of the preliminary plat application. 

D. Landowners and developers are required to control invasive and noxious weeds (see the Idaho 
Noxious Weed List) on their site. Where noxious or invasive weeds exist on the site, the 
developer must remove them prior to beginning construction, and re-vegetate the area within 
one (1) year. Where an infestation affects more than one (1) acre of land and immediate control 
is not feasible, a long-term vegetation management plan must be developed with and approved 
by the Teton County Weeds Superintendent. 

E. All disturbed areas that are not covered with new improvements must be successfully re- 
vegetated with a mix of native, or adapted, and drought tolerant grasses, ground covers, trees, 
and/or shrubs to stabilize slopes, prevent soil erosion, and prevent invasion of weeds. 

F. Plant varieties selected for natural areas should be native, or adapted, and drought tolerant and 
appropriate for USDA designated hardiness zones 4 or below. Plant varieties should be selected 
based on the natural conditions at the site and grouped together based on water, sun, and other 
similar needs. Plants should be able to survive on natural rainfall once established with no loss 
of health. 

G. Noxious and invasive plants per the Idaho Noxious Weed List shall not be used. 
H. If turf is used, turf areas should be a drought tolerant and/or adapted sod or seed mix that is 

appropriate to the natural conditions found at the site. 
I. Lawn and ornamental plantings may be non-native, but they must not be invasive in natural 

areas. 
J. Landscaping and vegetation shall comply with the utility company requirements within utility 

easements. 
K. Any pesticide, herbicide, or fertilizer application shall be in accordance with US EPA label 

restrictions and manufacturers recommendations. 
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5-4 Natural Resource Protection  
5-4-1 Wildlife Habitat Protection 

A. Intent 
The intent of this Section is to maintain healthy populations of native wildlife species by 
protecting the habitat utilized by indicator species to ensure the long-term viability of the 
habitat. The City of Victor’s Area of Impact is located within the Greater Yellowstone 
Ecosystem, and, thus, wildlife and natural resources are an essential component of the 
character and economy of the community. 

B. Applicability 
1. This section applies to all new development within the City of Victor’s Area of Impact that is 

within areas identified as significant wildlife habitat per the County’s Natural Resource 
Overlay Map. The Natural Resource Overlay Map identifies the general areas where the 
most important and sensitive natural resources are located in the County. These areas are 
most likely to include indicator habitats for indicator species as listed in Sections 5-4-1-C 
and 5-4-1-D below. The Natural Resource Overlay Map may be updated to reflect new, 
credible information that is provided to the County. 

2. Idaho Department of Fish and Game may identify additional sensitive wildlife habitats 
outside of the Natural Resource Overlay Map as a result of ongoing wildlife research. Such 
areas may be considered on a case-by-case basis. 

3. Agricultural operations are exempt from meeting the requirements of this section. 

C. Indicator Species 
Indicator species are species whose presence, absence, or relative well-being is a sign of the 
overall health of its ecosystem. They also may have significant biological, ecological, economic, 
educational, and aesthetic values. The following are considered indicator species in Teton 
County, based on A Summary of Key Fish and Wildlife Resources of Low Elevation Lands in Teton 
County, Idaho, dated April 13, 2022: 
1. Columbian Sharp-Tailed grouse 
2. Bald Eagle 
3. Grizzly Bear 
4. Rocky Mountain Elk 
5. Mule Deer 
6. Moose 
7. Trumpeter Swan 
8. Greater Sandhill Crane 
9. Long-billed Curlew 
10. Yellowstone Cutthroat Trout 
11. Any Federally Listed Threatened or Endangered Species 
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D. Indicator Habitats 
The following vegetation communities are considered indicator habitats for the indicator species 
in Teton County, based on A Summary of Key Fish and Wildlife Resources of Low Elevation Lands 
in Teton County, Idaho", dated April 29, 2022. Where present, the following indicator habitats 
shall be identified and shown on the proposed site plan. 
1. Emergent Wetlands 
2. Willow Riparian 
3. Forested Riparian 
4. Aspen 
5. Conifer Forest 
6. Shrubland 
7. Grassland 
8. NRCS Conservation Reserve Program Grassland 
9. Documented wildlife migration corridors 

E. General Development Standards 
All development proposed within wildlife habitat, range, breeding grounds, and migration 
corridors as identified on the Teton County Natural Resource Overlay Map and updated 
identification of areas where indicator habitats and/or habitats for indicator species are found 
as documented by input that is accepted by the County from Idaho Department of Fish and 
Game or other qualified wildlife professionals is subject to site plan review to ensure that the 
location of proposed development or use avoids or mitigates impacts to indicator species and 
indicator habitats to the extent practical, given the size and location of the development 
property. 
1. The location of proposed development shall: 

a. Reduce fragmentation of functional, intact areas of native vegetation and indicator 
habitat. Priority habitats shall include: Lower Teton River canyonlands including lower 
Badger and Bitch Creeks; forested foothills along the public land boundary (Teton Front, 
Horseshoe Canyon, Northeast foothill, etc.); Teton River corridor (valley reach); fluvial 
cottonwood corridors; and large wetland complexes on the east side of Teton River; 

b. Avoid locations that affect landscape elements such as unique rock formations, 
sheltered draws, drainage ways, or riparian corridors; and 

c. Maintain connectivity among fish and wildlife habitats and protect sensitive fish and 
wildlife habitats use for travel, foraging, reproduction, shelter, and security. 

2. If impacts cannot be avoided as specified in Section 5-4-1-E, the lost habitat shall be 
mitigated by replacing it with similar vegetation communities at a one to one (1:1) ratio. The 
replacement ratio shall be higher within a half mile of riparian areas and equal a two-to-one 
(2:1) ratio or replacement of two vegetative components for every one that is removed. 
a. Verification of vegetative establishment will be the responsibility of a County appointed 

Natural Resource Specialist. 
3. Identification of indicator habitats, wildlife migration corridors, wildlife breeding areas, and 

big game wintering habitat may be determined by a qualified professional who has 
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demonstrated appropriate expertise in the fields of resource biology, fish and wildlife 
management, and similar disciplines. 

4. Perimeter fencing shall be well maintained and wildlife friendly per suggested details 
provided by Idaho Fish and Game or the Natural Resource Conservation Service as 
appropriate to the type of wildlife identified and the following shall apply: 
a. This requirement does not apply to privacy fencing used to enclose the living space 

immediately adjacent to a dwelling unit (i.e., dog runs, fenced in gardens and play areas 
within three hundred (300) feet of the dwelling unit). 

5-4-2 Riparian Buffers 
A. Intent 

Riparian areas are located along the banks and margins of rivers, streams, creeks, ponds, and 
other water bodies. Riparian zones and the plant communities within them provide habitat for 
wildlife, shading for fish, areas to attenuate floods, and water quality enhancement. The intent 
of this Section is to protect and maintain riparian areas in Teton County. 

B. Applicability 
This Section applies to new development on sites that contain riparian features. This includes 
riparian areas associated with wetlands, the Teton River, tributary streams and creeks, and lakes 
and ponds. 

C. Setback Requirement 
All physical development and use, except those specified in Section 5-4-2-D, is required to be set 
back from specified resources as shown in Table 7. The area within the setback is defined as the 
Riparian buffer. 

Table7. Riparian Buffers 
 

Resource Setback Distance (A) Measured From (B) 
Trail Creek 100' Ordinary high water mark 
Stream or Creek 30’ Ordinary high water mark 
Wetland 1 100’ U.S. Fish and Wildlife National Wetland 

Inventory boundary 
Wetland 2 50’ Site specific wetland delineation approved 

by U.S. Army Corps of Engineers 
Lake or Pond 50’ Ordinary high water mark 
FEMA Floodplain 
buffer 

50’ Outer edge of designated Floodplain  

 

D. Development Allowed in Riparian buffers 
The following uses are allowed in a Riparian buffer to enhance the flood protection function and 
provide for long-term bank stabilization: 
1. Planting of native riparian vegetation with handheld equipment. 
2. Maintenance of existing plant material. 
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3. Management activities such as removal of hazardous fallen trees or branches. Those that do 
not pose a risk to human health and safety shall remain in place as they are beneficial for 
wildlife and fisheries. 

4. Emergency bank stabilization. 
5. Control of noxious weeds provided chemical control methods are in accordance with US EPA 

label restrictions and only by handheld sprayers. 
6. Agricultural operations with no disturbance within ten (10) feet of any stream bank. 
7. Electric, natural gas, cable communications and telephone utility related activities within an 

existing easement. 

E. Development Prohibited in Riparian buffers 
The following development and activities are prohibited in a Riparian buffer: 
1. Construction of physical development in a riparian buffer except as allowed in Section 5-4-2- 

D above. 
2. Fertilizer, herbicide, and pesticide application, except as needed for approved restoration or 

re-vegetation. 
3. Grading that interrupts diffuse flow within the riparian buffer. 
4. Septic tank drain fields. 
5. Driveways and road crossings are prohibited unless there is no other alternative in which 

case driveways shall be not disturb more than twenty (20) feet in width and road crossings 
shall bridge the primary riparian area. 

6. Accessory structures are prohibited unless for agricultural purposes if no other alternative 
exists. 

F. General Development Standards 
The following standards apply to allowed development within Riparian buffers: 
1. The water body, its associated riparian plant community, and applicable riparian setbacks 

must be identified and shown on the site plan. 
2. The area of the proposed development within the Riparian buffer must be identified and 

shown on the site plan. 
3. Development should incorporate stable, native vegetation as required per Section 5-3. 
4. All development shall be designed to: 

a. Maintain existing vegetation, 
b. Avoid adverse effects on aquatic life and habitat, and vegetation used for terrestrial 

wildlife, 
c. Prevent the movement of sediment, nutrients, and other pollutants, 
d. Minimize soil disturbance, and 
e. Protect against soil erosion. 

5. Diffuse flow of stormwater runoff must be maintained in the Riparian buffer by: 
a. Dispersing concentrated flow prior to its entry into the buffer, and 
b. Reestablishing vegetation. 

i. Will require a planting plan with maintenance and monitoring plan 
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ii. Verification of vegetative establishment will be the responsibility of a County 
appointed Natural Resource Specialist.  

6. Bridges should be used for riparian buffer crossings. If culverts are utilized, they should be 
designed to minimize impacts to fish passage and shall be approved and permitted by ACE, 
Idaho Fish and Game, and Idaho department of Water Resources. 

5-4-3 Wildfire Hazard Areas  
A. Intent 

To protect the health and safety of structures in high-risk wildfire areas. 

B. Applicability 
These standards apply to all development within areas of high wildfire risk as identified on the 
County’s Wildlife Hazard Overlay (WHO) Map. 

C. Development of principal structures in areas with high risk of wildfire, as identified by the WHO, 
shall be located within two hundred (200) feet of the primary public roadway to provide safe 
and efficient access for wildfire protection. 

 
Location of Structures in High Wildfire Risk Areas 

 

D. A plan for management of vegetation and defensible space shall be submitted with site plans for 
all principal building construction. 

E. Fuel breaks shall be implemented along access roads, driveways and subdivision boundaries. 
The fuel break shall be a minimum of ten (10) feet wide. Plant material shall be no taller than 
four (4) inches in the fuel break and trees limbed up to a minimum heigh of ten (10) feet above 
the ground. 
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F. Defensible space shall be provided around principal structure per the International Wildland 
Urban Interface Code (general image included below). 

 

5-5 Scenic Resource Protection 
5-5-1 Intent 

The intent of this section is to maintain the City of Victor’s Area of Impact’s scenic resources 
along highway corridors by ensuring that the location, scale, and appearance of buildings, 
structures, and development preserves the rural character of the area by limiting visual intrusion 
viewed from the four designated roadways as described below, retaining long vistas of the 
mountains and fields, and preserving existing native vegetation. 

5-5-2 Applicability 
These standards apply to all applications and permits for physical development located within 
five hundred (500) feet of Idaho State Highways 31 and 33 within the City of Victor’s Area of 
Impact. 

5-5-3 Resource Areas 
A. Type 1 Resources 

Type 1 resources exist where lands have been previously disturbed and developed but are still 
important to the character of Teton County. Type 1 resources exist along Idaho State Highway 
33 between the City of Victor and the City of Driggs. 

B. Type 2 Resources 
Type 2 scenic resources are located along Idaho State Highway 33 between the Wyoming State 
Line and the City of Victor. 

(fix formatting) 
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, as well as along Idaho State Highway 31 from the County line to County Road S 2000W. These 
are the most iconic views related to the character and economy of Teton County. Type 2 
resources include long vistas of mountains and fields and uninterrupted natural skylines. 

5-5-4 Type 1 Resource Development Standards 
A. Physical development (including new buildings and existing buildings being replaced) shall be 

sited from the right-of-way of the state highway per Table 8 below. 

B. Physical development shall be located to maintain open space in relation to the scenic view 
being regulated. Development should be located at the rear or side edges of an open meadow or 
pasture, or at the foot of a hill or ridge (provided it is not in danger of slope failure), rather than 
in the middle of a meadow, pasture, or hillside. 

C. Existing buildings that encroach upon the dimensions shown in Table 8 shall not perform any 
repairs, additions or replacements of any portion of the building that will encroach any further 
into the standards in Table 8 than the existing condition. 

Table 8. Type 2 Resource Development Standard Setbacks 
 

 Option 1 Option 2 Option 3 Option 4 Option 5 
Building 

 
A. Height (max) Max per zone 

district 
25' 20' 14’ 14’ 

B. Distance from 
highway right-of-way 

 
450' 

 
350' 

 
250' 

 
150' 

 
100’ 

Parking 
Front 
Max pavement depth 

120' 90’' 60' 40’ -- 

Rear                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

Unlimited behind 
rear building line 

 
Type 2 Resource Development Standard Setbacks Illustrated 
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5-5-5 Type 2 Resource Development Standards 
A. In addition to all Type 1 Resource Development Standards, the following shall apply to Type 2 

Resource Areas: 
1. Highly reflective roof materials shall not be used, unless the materials are treated to 

eliminate reflection. 
2. If berms are used to screen structures located within a meadow or pasture, they shall be 

setback at least fifty (50) feet from the right-of-way with the side of the berm exposed from 
designated scenic roads shall rise at no greater than a 5% grade to appear as a naturally 
occurring extension of the existing topography. Berms must be planted in native vegetation. 

3. Revegetation of Disturbed Areas. Lands disturbed by earth moving or berms shall be 
revegetated per Section 5-3 of the LDC. 

5-5-6 Ridgeline Protection  
A. Physical development shall not breach ridgelines as viewed from State Highways. 
B. If a breach of the ridgeline is unavoidable, a visual resource analysis shall be submitted for 

review to demonstrate and document the visual impact of the proposed development on 
surrounding designated scenic corridors and viewpoints. The analysis shall show the following: 
1. In accurate perspective format, illustrate what portions of the points along the scenic 

corridor or from critical viewpoints. 
2. Multiple perspectives may be required along scenic corridors to accurately reflect the 

appearance of the development as the viewpoint is moved along the corridor. 
3. The visual resource analysis shall contain a visual analysis narrative, photographic simulation 

or other comparable visual analysis of the proposed development, compare the visual 
impacts of alternative site designs, if any, and include plans identifying how the proposal 
complies with the standards of this Section. 

 

5-6 Driveways, Parking, and Access 
5-6-1 Intent 

This Section establishes standards for driveways, parking, and access for all development. The 
standards are intended to ensure safe access is provided for vehicles and pedestrians and an 
adequate supply of parking is available within a reasonable distance of development. 

5-6-2 Driveways 
A. Applicability 

All new building or site improvements must comply with this Section by way of a driveway or 
right-of-way access permit from the County Public Works Department. 

B. Encroachments and Access Points 
1. A driveway access from a public road shall be provided to serve two parcels or less. No open 

or continuous access along a public road is allowed. All points of access that do not conform 
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to these standards shall be brought into conformance at such time that a building permit, or 
Grading and Erosion Control Permit is applied for with Teton County. 

2. Unless approved or required by the Public Works Director, the driveway for a corner lot 
must connect to the road with the lower roadway classification. 

3. Unless otherwise approved or required by the Public Works Director, a lot or parcel is only 
allowed one driveway access to a public road. 

4. When allowed, driveways on the same property and same road frontage must be spaced in 
accordance with the spacing, speed limit, and sight distance standards identified by the 
Public Works Director. 

5. Driveways may be no closer than 50 feet from the intersection of two road rights-of-way, 
measured from the centerline of the driveway. 

C. Shared Access 
Property owners who establish a shared-access driveway must record an easement allowing 
shared access to and from the properties served by the shared-access driveway and record a 
joint maintenance agreement defining the maintenance responsibilities of each property owner. 

D. Driveway Dimensions 
Driveways must meet the dimensional standards shown in Table 9. Additionally, the following 
shall apply: 
1. Driveways in excess of one hundred fifty (150) feet in length shall provide a driveway 

turnaround or pullouts per Public Works Standards, and 
2. Driveways in excess of four hundred (400) feet in length shall provide pullouts every four 

hundred (400) feet per Public Works standards. 

Table 9. Driveway Dimensions  
 

Driveway Type Width (min) Width (max) Curb Radius (min) 
Residential 12’ 24’ 15’ 
one-way 12’ 18’ 15’ 
two-way 24’ 32’ 15’ 

 
5-6-3 Parking 

A. Applicability 
All new building or site improvement must comply with this Section to ensure parking is located 
in designated parking areas on-site and not in the public right-of-way. Agricultural operations 
shall be exempt from parking requirements other than those with an agritourism use. 

B. Minimum Parking Requirements 
1. The minimum number of vehicular parking spaces required is shown in Table 10. Where a 

use is not listed or only a broad use category is shown, the Planning Administrator is 
responsible for categorizing the use in accordance with Chapter 3. 
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2. Unless otherwise noted, the parking requirement is based on the gross floor area of the 
building or portion of the building devoted to the particular use specified. 

Table 10. Vehicular Parking Requirements 
 

Use Required Spaces (min) 
Dwelling Unit 2 per unit 
Group Residence 1 per employee (based on 

number of employees on 
site at any one time) plus 
0.5 per resident 

Agricultural Uses No minimum 
Public Uses (other than Schools as detailed 
below) 

1 per 1,000 square feet 

Secondary Schools 1 per employee plus 1 per 5 
students 

Overnight Lodging 1 per bedroom 
Recreation Uses (unless otherwise specified in 
Chapter 3) 

1 per every 2 employees 
plus 1 per every 4 users the 
facility can accommodate 

 
3. For industrial and commercial uses with vehicle parking, accessible parking spaces must 

also be provided in accordance with the requirements of the Americans with Disabilities 
Act (ADA). 

4. For a change in use where the number of existing parking spaces exceeds the maximum 
number of allowed parking spaces for the proposed use, the additional parking spaces may 
remain in place, at the applicant's discretion. Where the number of existing parking spaces 
is less than the minimum number of required parking spaces for the proposed use, the 
additional parking spaces shall be installed. 

C. Parking Access and Layout 
1. All vehicle parking areas must have direct access to a public right-of-way. 
2. All vehicle parking areas must be designed to allow vehicles to enter and exit in a forward 

motion, except for parking associated with a primary dwelling unit. 
3. All vehicle parking must be designed so that vehicles enter or leave a parking space without 

having to move any other vehicle. 
4. All vehicle parking must be arranged so that no vehicle is forced onto any public road, to 

gain access from one parking aisle to another parking aisle. 
5. Locations for snow storage must be provided and can be in conjunction with required 

landscape areas. 
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Parking Lot Layout Exhibit 
 

 

D. Parking Lot Landscaping 
For parking lots with 20 or more parking spaces, the parking lot area must be landscaped with 
the following: 
1. Interior islands provided every twenty (20) spaces. 
2. Islands shall be a minimum of five (5) feet in width and contain: 

a. one (1) shade tree when abutting a single row, or 
b. two (2) shade trees when abutting a double row. 

3. Perimeter landscaping shall be provided per Section 5-7-3. 
4. Landscape areas may be designed as stormwater facilities and snow storage facilities. 

E. Parking Lot Lighting 
Lighting used to illuminate vehicular parking shall not exceed twenty (20) feet in height and shall 
comply with all requirements of in Section 5-8 of the LDC. 

F. Parking Space and Aisle Dimensions 
Vehicular parking lots must meet the following dimensions shown in Table 11. The minimum 
size of a gravel parking area shall be 10% larger than required of a paved area. Parking spaces 
and drive aisles using dimensions other than those specified may be approved if prepared and 
stamped by a Registered Engineer in the State of Idaho, with expertise in parking lot design, 
subject to approval of the Planning Administrator. 

 

Table 11. Minimum Parking Lot Dimensions  
 

Minimum Dimensional Requirements 
Angle  Drive Aisle Width Space Width Space Length 
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 Parking Row 
Depth (A) 

One-Way (B) Two-Way (C) (D) (E) 

Parallel 8’ 12’ 20’ 8.5’ 23’ 
45 degrees 17.4’ 13’ 24’ 9’ 20’ 
60 degrees 21’ 18’ 24’ 9’ 18’ 
90 degrees 18’ 24’ 24’ 9’ 18’ 

 

 
 
*Parking lots requiring X number of spaces are required to be paved including parking spaces and drive aisle.  
 

5-6-4 Pedestrian Access 
A. Applicability 

All commercial or industrial development in the IR zone district, the Area of City Impact, and 
vehicle parking lots with six (6) or more rows of parking must provide safe, direct, and 
convenient pedestrian access that connects parking areas and existing adjacent sidewalks to the 
primary entrance. 

B. The following uses are exempt from this requirement: 
1. Residential dwelling; 
2. Cemetery; 
3. Conservation area; 
4. Utilities; and 
5. Agricultural uses. 

C. Pedestrian Access Standards 
1. Pedestrian access must consist of an accessible, easily discernible, and ADA- compliant 

walkway a minimum of five (5) feet in width. 
2. The pedestrian access surface must be comprised of a permanent, non-slip, ADA compliant 

material. 
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3. Pedestrian access routes between building entrances and parking areas must provide direct 
connections and be physically separated from drive aisles, except where required to cross a 
drive aisle. 

4. Where a pedestrian walkway crosses a drive aisle, the walkway must have a continuous 
surface treatment across the drive aisle. 

5-6-5 Bicycle Access and Parking 
A. Applicability 

The provisions in this division are applicable only to property located in the Area of City Impact 
with vehicular parking lots of twenty (20) spaces or more. 

B. Minimum Number of Bicycle Spaces 
Bicycle parking must be provided in accordance with bicycle access and parking standards for 
the city in which the Area of City Impact is located (Section 11.1.5 of Driggs and Victor Land 
Development Codes). 

C. Access and Location 
1. Required bicycle parking must be located in a convenient and visible area. 
2. Bicycle parking must not result in a bicycle obstructing a required pedestrian access 

walkway. 
3. Required bicycle parking may be placed within the public right-of-way, provided the 

encroachment is approved by the Planning Administrator. 

5-6-6 Vehicle Loading 
A. Applicability 

1. Vehicle loading and unloading for passengers may be required by the Planning 
Administrator for uses such as: 

a. Day Care; 
b. Group Residence; 
c. Place of worship; and 
d. Special event facility. 

2. Space may be required by the Planning Administrator for non-passenger unloading and 
loading of vehicles for commercial or industrial uses. 

B. Location 
If a loading space is provided or required, it must meet the following. 
1. Loading areas must be located to the rear of buildings. Loading areas may not be placed 

between a public road and the associated building. 
2. No loading area is permitted within fifty (50) feet of a residential use (measured from the 

residential lot line to the closest point of the loading area). 
3. It must be located outside of clear sight triangles for road intersections as established by the 

Public Works Director. 
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4. With the exception of areas specifically designated by the Teton County Planning 
Administrator, vehicle loading and unloading of goods, materials, items, or stock for delivery 
and shipping is not permitted on a public road. 

5. Loading and unloading activities may not encroach on or interfere with the use of sidewalks, 
drive aisles, queuing areas, and parking areas. 

C. Screening 
Where a loading dock designed for tractor- trailers is placed between a public road or a 
shared lot line and the associated building, the entire length of the loading area must be 
screened with either: 
1. An eight (8) foot high wall; or 
2. Plant material that under typical conditions may be expected to reach a height of eight 

(8) feet and a spread of four (4) feet within three years of installation. 

5-7 Screening, Fencing, and Walls 
5-7-1 Intent 

Screening, fencing, and walls are intended to minimize conflicts between potentially incompatible, but 
otherwise permitted, land uses and development on abutting property. 

5-7-2 Parking Lot Screening 
A. Applicability 

Vehicle parking areas abutting a public right-of-way must be screened as specified below. 

B. Screening Options 
The parking area shall be screened with a landscape strip located along the entire perimeter 
between the parking area and the road. Breaks in the landscape strip are allowed for pedestrian 
and bicycle access points. The following options may be used for the landscape strip: 
1. Landscape Strip with Shrubs 

A minimum ten (10) foot wide landscape strip planted with a minimum three (3) foot high 
continuous row of shrubs. 

 
2. Landscape Strip with Berm 

A berm a minimum of 3 feet higher than the finished elevation of the parking area. 
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3. Landscape Strip with Grade Change 

A 6-foot landscaped strip with a minimum 3-foot grade drop from the public road to the 
parking area planted with a 3-foot high continuous row of shrubs. 

 
5-7-3 Service Area Screening 

A. Applicability 
Services areas for uses for some limited and special uses may be required to mitigate adverse impacts of 
the proposed use (see Chapter 3). 

B. General Development Standards 
1. Trash and recycling collection and other similar delivery or service areas must be located to 

the side or rear of buildings. Trash and recycling collection areas must be located as far away 
from residential structures on neighboring properties as practical. 

2. Service areas must be screened on all four (4) sides by a solid fence or wall with a minimum 
height of six (6) feet (this can include the building wall). A solid gate with a minimum height 
of six (6) feet may be placed on one side and shall be of complimentary material to the 
fence or wall. The gate and fence or wall must be maintained in good working order and 
must remain closed except when trash pick-up or deliveries occur. 

5-7-4 Walls and Fences 
A. Applicability 

This Section provides standards for walls and fences used in required buffers or screening. 
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B. Materials 
1. Walls must be constructed of high-quality, opaque materials such as decorative blocks, 

brick, stone, cast-stone, split-faced block, stucco over standard concrete masonry blocks, 
glass block, or other material approved by the Planning Administrator. 

2. Fences must be constructed of high-quality materials such as wood, wrought iron, 
composites, PVC, aluminum, metal, high-quality recycled materials or other material 
approved by the Planning Administrator. 

3. Fences in a required buffer must be opaque. 
4. Wildlife friendly fencing shall meet the requirements set forth in Section 5-4-1. 

C. Location 
1. No wall or fence may be located within any required drainage or utility easement. 
2. The finished face of all walls and fences must be located toward the abutting property. 
3. For walls and opaque fences located outside of a required buffer, the maximum length of a 

continuous, unbroken, and uninterrupted fence or wall plane is 100 feet. Breaks must be 
provided through the use of columns, landscaped areas, transparent sections or a change in 
material. 

D. Height 
1. Wall or fence height is measured from the subject property grade to the highest point of the 

fence. 
2. A wall or fence located in a side or rear setback may be no more than eight (8) feet in 

height. 
3. A subdivision entrance wall or fence may not exceed eight (8) feet in height. 
4. Walls or fences eight (8) feet in height or taller require a building permit. 

5-7-5 Plant Material 
A. Applicability 

This Section provides standards for landscaping plant materials to be used in required buffers or 
screening. 

B. General Provisions 
1. The property owner is responsible for maintaining all required landscaping for buffers and 

screening in good health and condition. Any dead, unhealthy, damaged, or missing 
landscaping must be replaced with landscaping that conforms to the LDC within 90 days (or 
within 180 days where weather concerns would jeopardize the health of plant materials). 

2. No artificial plants, trees, or shrubs may be used for required landscaping and screening. 
3. Landscaping shall meet the standards included in Section 5-3 in addition to the standards of 

this Section. 

C. Shade Trees 
1. All shade trees planted to meet the landscaping requirements must have a diameter at 

breast height (dbh) of three (3) inches and be at least ten (10) feet tall at time of planting. 
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2. Shade trees must be a locally-adapted species with an expected mature crown spread of at 
least twenty (20) feet. 

D. Understory Trees 
1. Single-stem understory trees planted to meet the landscaping requirements must have a 

minimum dbh of one and one half (1½) inches and be at least six (6) feet tall at time of 
planting. 

2. Multi-stem understory trees planted to meet the landscaping requirements must be at least 
six (6) feet tall at time of planting. 

3. Understory trees must be a locally-adapted species with an expected mature crown spread 
of at least fifteen (15) feet. 

4. A minimum of twenty (20) percent of understory trees planted to meet buffer requirements 
must be evergreen. 

E. Shrubs 
1. All shrubs must be a minimum of five (5) gallon size at time of planting. 
2. A minimum of twenty (20) percent of shrubs planted to meet buffer requirements must be 

evergreen and be of a species that, under typical conditions, are expected to reach a height 
and spread of four (4) feet within five (5) years of planting. 

5-8 Outdoor Lighting 
5-8-1 Intent 

The purpose of this section is to allow for use of outdoor lighting which minimizes adverse 
offsite impacts including light trespass and glare; improves views of the night sky; reduces 
impact to wildlife habitat; only provides light when and where needed that is no brighter than 
necessary; minimizes blue light emissions; is fully shielded; and generally conserves energy. 

Light Shielding Illustrated 
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5-8-2 Applicability 
The requirements of this section shall apply to all outdoor lighting in the City of Victor’s Area of 
Impact. All existing outdoor lighting shall be brought into compliance with the standards herein 
upon change of use or building permit and within five (5) years of the effective date of this Land 
Development Code. 

5-8-3 Exemptions 
A. This Section does not apply to the following: 

1. Lighting within the public right-of-way that is used principally to illuminate roads. 
2. Lighting of signs, as regulated by Section 5-9 of the LDC. 
3. Temporary lighting of construction sites. 
4. Lighting used primarily for Agricultural purposes. 
5. Holiday lighting, displayed for less than sixty (60) days, provided that individual lamps are 

less than 70 lumens. 

5-8-4 General Development Standards 
A. All fixtures must be fully shielded or full cutoff and downward directed so that no light is 

projected above the horizontal plane of the fixture. 

B. The color-temperature rating of fixture lamps shall not exceed 3000 kelvin. 

C. All lighting fixtures shall limit horizontal light levels such that no direct light falls onto the 
adjacent property. 

Light Trespass Illustrated 

 
 

D. All light fixtures shall employ automatic lighting controls that extinguish exterior lighting 
when sufficient daylight is available, such as timers, photo sensitive light controls, 
photoelectric lighting controller, a building automation system, or a lighting energy 
management system. 
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E. All lighting not required for public safety workplace visibility, or otherwise allowed herein, 
regardless of the date of installation, shall be extinguished after 11:00 PM. 

5-8-5 Lighting Standards for Non-residential Uses 
A. Parking Lot and Area Lights 

1. The maximum height shall not exceed twenty (20) feet above average grade. 
2. Lighting shall not exceed a maximum initial horizontal illuminance of 4.0 foot-candles. 

5-8-6 Lighting Standards for Residential Uses 
A. Exterior lighting on dwelling units shall be downward directed and no brighter than a 60-watt 

incandescent (or equivalent, compact fluorescent or LED rating). 
B. With motion sensors, lighting on dwelling units shall be no brighter than a 75-watt incandescent 

(or equivalent, compact fluorescent or LED rating). 

5-8-7 Prohibited Lighting 
A. The following lighting types are prohibited from being installed in the City of Victor’s Area of Impact: 

1. Lighting that simulates, imitates or conflicts with warning signals, emergency signals or 
traffic signals. 

2. Blinking or flashing lights and exposed strip lights used to illuminate building facades or to 
outline buildings. 

3. Searchlights, laser lights, and aerial lasers or holograms. 
4. Lighting that is not in a full cut-off-fixture. 
5. Lighting in which any single luminaire exceeds 20,000 lumens. 
6. Bare lamps (not housed within a fixture) or lamp strings—except for holiday lighting— with 

outputs exceeding 25 lumens per lamp. 

5-9 Signage  
5-9-1 Intent 

This Section is intended to provide regulations for signs within the City of Victor’s Area of 
Impact which eliminate confusing, distracting, and unsafe signs while ensuring transfer of 
information and enhancing the visual environment of the County. 

5-9-2 Applicability 
No sign may be erected, altered, refurbished or otherwise modified after the effective date of 
the LDC except in accordance with the requirements of this Section. 
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5-9-3 Sign Permit Requirements 
A. Applicability 

All signs described in Section 5-9-13 require a sign permit before they may be erected, altered, 
refurbished or otherwise modified. Signs described in Section 5-9-10 to 5-9-12 do not require a 
sign permit but must follow applicable standards. The following alteration and maintenance 
activities do not require a sign permit: 
1. Painting, cleaning, or other normal and repair of a sign, provided that no change is made to 

any structural or electronic component of the sign. 
2. Changing the message of an existing changeable copy of sign, provided that no change is 

made to any structural or electronic component of the sign. 

B. Sign Permit Application Requirements 
All sign application(s) shall be submitted to and reviewed by Teton County Planning 
Administrator for compliance with this Division. A sign application must include the appropriate 
fee plus the following items: 
1. A completed application using the form supplied by the County. 
2. For building signs: A building elevation drawn to scale which specifies the location of the 

proposed new sign, as well as the location and size of any other sign of the same type on the 
building. 

3. For freestanding signs, portable signs, and entry feature signs: A site plan drawn to scale 
which specifies the location of the new sign structure with respect to adjacent structures 
and property lines. 

4. A scaled drawing of the sign including dimensions of all sign faces, descriptions and colors of 
materials to be used for sign faces and support structures, including detailed specifications 
for any footings, posts, and hardware, and a detailed sign lighting plan which clearly 
indicates the location, type, and illumination strength (lumens) of all sign lighting fixtures. 

5. Tenants of buildings with multiple occupants must include a copy of the approved overall 
sign plan and indicate how their proposed sign(s) fit(s) into the approved plan. If the new 
sign does not conform with the approved sign plan, then the applicant must include an 
amended sign plan with the building owner’s signature. 

6. Any other information deemed necessary by the Administrator. 

5-9-4 Nonconforming Signs 
A. All nonconforming signs in existence before the effective date of the LDC may remain, provided 

they are maintained in a safe manner and are kept in good repair until one of the following 
occurs: 
1. The sign has damage exceeding 50% of its value immediately prior to the event causing the 

damage or destruction; or 
2. The deterioration of the sign makes it a hazard. 

B. The Administrator will not approve a permit for a nonconforming sign to be: 
1. Relocated in any manner; 
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2. Structurally altered; or 
3. For more than 50% of the sign face to be permanently altered. 

C. For the purpose of this Section, structural alteration of a sign modifies the sign dimensions, 
height, lighting, or support structure. 

5-9-5 Location 
A. Off premise, outdoor advertising is prohibited. 

B. No sign, other than signs placed by agencies of government or a sign whose placement is 
authorized by such agencies, may be erected or placed on public property, including roads and 
the public right of way. 

C. No sign shall be located so as to conflict with the clear and obvious appearance of public devices 
controlling traffic or so as to impede vision clearance of intersecting traffic nor shall a sign 
obstruct the free use, of any public right-of-way, intersection, ingress or egress point, transit 
stop, parking space, drive aisle, driveway, sidewalk, building entrance, fire escape, or 
accessibility ramp. 

D. No sign may be placed so as to obstruct any door. 

E. Signs cannot be painted on or attached to a telephone or utility pole, tree, or traffic sign. 

5-9-6 Construction 
A. Signs must be constructed of permanent materials and be permanently affixed to the ground or 

a structure, except for allowed temporary signs. 

B. Signs that have structural components exceeding 6 feet in height must obtain a building permit 
when they obtain a sign permit. The structure will be subject to a plan review as well as any 
inspections required by the County Building Official and appropriate fees applied. 

5-9-7 Maintenance 
A. Signs must be maintained in good condition at all times and must be kept free of cracked or 

peeling paint, or missing or damaged components. 

B. The Planning Administrator may request removal of any sign after due notice of signage which 
shows gross neglect, or becomes dilapidated. 

C. The Planning Administrator will give the owner ten (10) working days written notice to correct 
the deficiencies or to remove the sign or signs. If the owner refuses to correct the deficiencies or 
remove the sign, the Planning Administrator will have the sign removed at the owner’s expense. 

5-9-8 Prohibited Signs  
A. The following sign types are prohibited from being installed in the City of Victor’s Area of Impact: 

1. Rotating, moving, or animated signs involving motion or sound, except for clocks. 
2. Any sign with audio speakers or any form of pyrotechnics. 
3. Flashing, blinking, or varying light intensity signs. 
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4. Signs that have a scrolling, flashing, or moving message, except those signs constructed by a 
governmental entity. 

5. Signs that contain or are an imitation of an official traffic sign or signal or other government 
sign. 

6. Any reflective or mirrored sign. 
7. Inflatable signs, including but not limited to balloons, gas inflated signs, or similar inflated 

devices. 
8. Any sign attached to the roof of a building. 
9. Wind-blown streamers, pennants and Balloons, except as temporary signs. 
10. Portable signs, except as temporary signs. 

5-9-9 Heritage Signs 
A. A sign having historical significance, and which advertises an establishment or product no longer 

in existence or a product no longer being offered, may be designated as a heritage sign. 

B. In order for a sign to be designated a heritage sign, the PZC must make written findings that the 
sign is at least fifty (50) years old, and meets at least one of the following criteria: 
1. The sign has historic character, interest, or value as part of the development, heritage, or 

cultural characteristics of Teton County. 
2. The sign is significant as evidence of the history of the product, business, or service 

advertised. 
3. The sign embodies elements of design, detailing, materials, or craftsmanship that make it 

significant or innovative. 
4. The sign has a unique location or contains singular physical characteristics that make it an 

established or familiar visual feature within the community. 

5-9-10 Temporary Signs 
A. The following temporary signs do not require a sign permit but must follow applicable 

standards. 
1. Temporary signs must be located on private property with the property owner’s consent. 
2. Temporary signs cannot be located within the public right-of-way. 
3. Temporary signs cannot be illuminated. 
4. No premises may display more than four (4) temporary signs per year for a period no longer than 2 

weeks at any given time. 
5. Temporary signs shall have the first date of display affixed to the sign (front or back). 

5-9-11 Signs Allowed Without a Permit 
A. The following signs are allowed without a sign permit but must follow applicable standards. 

1. All signs erected in a public right of way by a public agency. 
2. Official notices issued by any court, public agency, or officer. 
3. Flags. 

a. An individual flag cannot exceed thirty (30) square feet in area. 
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b. The maximum height of a flagpole is thirty (30) feet, measured from the highest point 
of the flagpole. 

4. Signs designated by the BoCC as being Heritage Signs. 
5. A sign installed inside a window for the purposes of viewing from outside the premises. Such 

signs cannot exceed 10% of the total window area. 
6. Any government sign, meaning any sign put up by a government agency either required by 

law or in sponsorship of a government function (a building permit may still be required for 
the construction of these signs). 

7. Any directional sign. 
8. One incidental sign per property that does not exceed six (6) square feet and does not 

exceed six (6) feet in height. 

5-9-12 Signs Placed Along State Highways 
A. The following regulations apply to signs along State Highways 31 and 33. Federal regulations 

control outdoor advertising along these scenic byways per Title 23, Section 131 of the United 
States Code.  

1. No new outdoor advertising signs shall be constructed within six hundred fifty (650) feet of 
the right-of-way of these and visible from State Highways 31 and 33. 

2. Only State Approved Single Business off-premise outdoor advertising signs, State Approved 
Multi- business signs, State Approved Point of Interest signs, and State Approved Tourist 
Oriented Directional signs are permitted. These are signs that meet State of Idaho 
Transportation Department dimensional and design standards, are located in the state 
highway right-of-way, approved by ITD, and must be supplied/installed by ITD (per examples 
below). Teton County should be notified when an application is made to ITD. 

 

5-9-13 Signs Requiring a Sign Permit 
A. Sign Types 

The following signs are allowed following the issuance of a sign permit. 
Table13. Signs Requiring a Sign Permit 

 
Sign Descriptions 

Specific Sign Types 
Building Signs 
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Wall Sign. A building sign applied to or 
attached to the outside wall or surface of a 
building or structure, the display surface of 
which does not project more than 1 foot from 
the outside wall of the building or structure. 

 
Awning Sign. A building sign where graphics 
or symbols are painted, sewn, or otherwise 
adhered to the awning valance material as an 
integrated part of the awning itself. 

 
Canopy Sign. A building sign attached to the 
top or front of a canopy so that the display 
surface is parallel to the plane of the front 
building facade 

 
Projecting Sign. A building sign attached to 
the outside wall or surface of a building or 
structure at a 90-degree angle, extending 
more than 1 foot from the outside wall of the 
building or structure. 

 
Hanging Sign. A building sign attached to the underside of a beam or ceiling of a porch, 
gallery or similar covered area. 
Freestanding Signs 
Monument Sign. A freestanding sign which is 
wholly independent of a building for support 
attached to the ground along its entire width 
to a continuous pedestal. 

 
 

5-9-14 Sign Measurements 
A. Sign Area 

1. Sign area includes the area of the smallest enclosing circle, half-circle, parallelogram, or 
triangle that encloses all of the letters, figures or symbols that comprise the sign message. 
Irregular shapes are calculated by up to a maximum of three (3) connected shapes. 
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2. For signs on a background, the entire area of the background is calculated as sign area, 
including any material or color forming the sign and the background used to differentiate 
the sign from the structure on which it is mounted. 

3. The area for a sign with more than one face is computed by adding together the area of all 
sign faces. If the sign face angle is less than forty-five (45) degrees, only the area of the 
largest sign face is computed as part of the sign area. 

4. Sign area does not include any structure supporting the sign unless the support structure 
forms a part of the message being displayed. 

Table14. Total Allowed Sign Area 
 

Occupant’s Frontage in Linear Feet Total Allowed Sign Area in Square Feet 
60 15-30 
70 30-45 
80 45-60 
90 60-75 
100 75-90 
125 Over 90 

 
B. Sign Height 

1. The total height of a ground sign is measured from the highest point of the sign or 
supporting structure to the finished grade directly below it. 

2. The height may not be artificially increased by the use of mounding. 

5-9-15 Sign Dimensions 
Table15. Sign Dimensions 

 

Allocation 
of Sign Area 

Sign Types 

 Wall 
Signs 

Awning 
Signs 

Canopy 
Signs 

Projecting 
Signs 

Hanging 
Signs 

Monument 
Signs 

Size 40 sf max 20 sf max 32 sf max 20 sf max 8 sf max 24 sf max 
Height 4’ max 1’ max 7’ max 

(from 
ground 
above 

7’ max 
(from 
ground 
above 

2’ max 20’ max 
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   which they 
are 
suspended) 

which they 
are 
suspended) 

  

Width NA NA NA 4’ max 4’ max  

Depth NA NA 1’ max 1’ max NA NA 
Projection 
(Measured 
from 
building 
façade) 

1’ max NA NA 4’ max NA NA 

Clear 
Height 
Above 
Parking 
Area or 
Driveway 

NA 14’ min 14’ min 14’ min 14’ min NA 

 

A. Wall Signs 
1. No portion of a wall sign may extend above the roofline or above a parapet wall of a 

building with a flat roof. 
2. No portion of a wall sign may cover windows. 
3. A wall sign may be externally illuminated. Internal illumination is prohibited. 

B. Awning Sign 
1. An awning sign cannot extend outside the awning. 
2. Only awnings over ground story doors or windows may contain signs. 
3. Only one (1) sign is allowed per awning. A sign may be on either the front or side valance 

(but not on both). 
4. Signs are not allowed on the sloping face of an awning. 
5. An awning sign cannot be illuminated. 

C. Canopy Sign 
1. A canopy sign cannot extend outside the overall length or width of the canopy. However, a 

canopy sign may extend above or below the canopy. 
2. A maximum of one (1) sign is allowed per canopy. 
3. A canopy sign may be externally illuminated. Internal illumination is prohibited. 

D. Projecting Sign 
1. A projecting sign must be located below the window sills of the second story on a multi- 

story building or below the roof line of a single-story building. 
2. Only one projecting sign is allowed per tenant. 
3. The outside edge of a projecting sign must be no closer than eighteen (18) inches from the 

property line. 
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4. A projecting sign may only be externally illuminated. Internal illumination is prohibited. 

E. Hanging Sign 
1. A hanging sign must be located within five (5) feet of an accessible building entrance. 
2. A hanging sign cannot be illuminated. 
3. Hanging signs may encroach over public sidewalk but not over a public right-of-way. Sign 

must be a minimum of two (2) feet inside the curb line or edge of pavement, whichever is 
greater. 

F. Monument Sign 
1. Only one (1) freestanding sign is allowed per road frontage, except that one (1) additional 

freestanding sign is allowed for properties with five hundred (500) feet or more of road 
frontage. 

2. Monument signs must display the road address of the property. If the area of the address is 
five (5) square feet or less, the area does not count towards the allocation of sign area. 

3. A monument sign must be set back at least ten (10) feet from the front lot line and fifteen 
(15) feet from a side lot line. 

4. A monument sign may be externally illuminated. Internal illumination is prohibited. 
5. Monument signs shall be permitted in the public-right-of-way. 

5-9-16 Sign Illumination 
A. Illumination of signs must be in accordance with the following requirements. 

1. Prohibited Light Sources 
a. Blinking, flashing, and chasing. 
b. Bare bulb illumination. 
c. Colored lights used in any manner so as to be confused with or construed as traffic 

control devices. 
d. Direct reflected light that creates a hazard to operators of motor vehicles. 
e. Internal illumination. 
f. Lights that outline property lines, sales areas, rooflines, doors, windows, or similar area 

are not allowed, except for seasonal lighting. 
g. Neon lighting, except inside building. 

2. Externally Illuminated Signs 
a. An externally illuminated sign is characterized by the use of artificial light reflecting off 

its surface. 
b. Illumination must be by top-mounted fixtures aimed downward, and they cannot 

exceed two hundred (200) lamp lumens per square foot of sign face. 
c. Illumination shall be incorporated into the sign bracket when possible. 

3. Illumination Curfew 
a. The illumination of signs is prohibited after 12:00 AM unless required for public safety. 
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5-9-17 Changeable Copy Signs 
A. Manual Changeable Copy Signs 

1. A sign or portion of a sign that has a reader board for the display of text information in 
which each alphanumeric character, graphic or symbol is defined by objects, not consisting 
of an illumination device and is changed or re-arranged manually or mechanically with 
characters, letters, or illustrations that may be changed or rearranged without altering the 
face or the surface of the sign, such as a marquee sign. 

2. Manual changeable copy is allowed in conjunction with an allowed wall or monument sign 
provided the changeable copy portion is no greater than 50% of the sign area. 

 
 

 
B. Digital Changeable Copy Signs 

1. Digital changeable copy signs are prohibited unless for public safety notification. 
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CHAPTER 6 SUBDIVISION DEVELOPMENT STANDARDS 

6-1 General Provisions 
6-1-1 Intent 

The purpose of this Chapter is to provide standards for subdivision development to ensure that 
essential design elements such as subdivision road layout, access, utilities, and open space meet 
the minimum standards set forth by Teton County and the City of Victor. 

6-1-2 Applicability 
A. This Chapter applies to all subdivision development in Victor Area of Impact per Section 4-1-

13. This Chapter does not apply to short plat land divisions. 
B. The approval vehicle for all development standards included in this Chapter is a Subdivision plat 

per Section 4-1-13. 
C. No buildings or structures over two hundred (200) square feet in floor area, may be erected, 

constructed, moved, enlarged or structurally altered and no lots, parcels or development sites in 
whole or in part, may be developed until all required permits, plans, and specifications have 
been reviewed and approved by Teton County or other governmental approving agency as 
required. 

D. No services or utilities may be extended or furnished to any development until the applicant has 
installed or guaranteed the installation of on-site improvements specified in the LDC. 

6-1-3 Phasing 
A. Roads and public improvements may be constructed in phases provided a phasing plan is 

approved as part of the development agreement. 
B. Each phase must stand alone and meet all the requirements of the LDC without depending on 

improvements in later phases to function as intended. 

6-1-4 Acceptance 
Roads and public improvements will not be officially accepted until a letter from the project 
engineer has been received notifying Teton County that the improvements have been 
completed, the improvements are inspected by Teton County, any necessary corrections are 
made in the field and on the approved construction drawings, a reproducible copy of the record 
drawings is provided to the Public Works Director, and the warranty required in Section 6-1-5 is 
provided to Teton County. Roads and public infrastructure improvements shall be completed 
and accepted by Teton County prior to recording the final subdivision plat. 

6-1-5 Warranty 
A. All roads and public improvements must have a warranty guaranteeing the work against defects 

for a period of two (2) years from the date of final acceptance. 

565



Chapter 6 –Subdivision Development Standards 5-127  

B. If the improvements are constructed at different times, then the guarantee must continue until 
two (2) years from the date of final acceptance of the improvement last completed. 

C. The warranty must list Teton County as a beneficiary. 
D. A warranty surety must be provided in an amount of 10% of the estimated value of the 

warranted improvements. The surety must expire six (6) months after the expiration of the 
warranty period. 

6-1-6 Easements 
A. Where utilities are not provided within a dedicated road right-of-way, easements of not less 

than twenty (20) feet shall be provided to accommodate water lines, sanitary sewer lines, 
and/or stormwater drainage, irrigation ditches, and pipelines. The minimum width of easements 
for power lines, telephone lines, and other utilities shall be fifteen (15) feet. 

B. Easements may also be required for shared access between properties, snow storage, and for 
providing adequate slope for road construction. In this case, the Administrator will specify the 
easement type and widths and may require additional easement width above the minimum in 
order to accommodate additional utilities, and future utilities or needs, or construction and 
repair of facilities. 

6-1-7 Subdivision Name 
The proposed name of a subdivision development shall be approved by Teton County to ensure 
it is not a duplicate or phonetically similar to the name of any other subdivision in Teton County. 

6-1-8 Survey Monuments 
Survey monuments must be installed in accordance with Idaho Code Sections 50-1303 and 54- 
1227 at all road centerline intersections and points where the centerline change directions, at all 
points, witness corners, and reference points on the exterior boundary where the boundary line 
changes directions, and at all lot and block corners. 

6-1-9 Homeowners Association 
In residential developments, common areas, roads and stormwater management facilities 
associated with the development must be maintained by a homeowner’s association unless the 
facilities are dedicated to and accepted by Teton County. Documentation of homeowner’s 
association creation (including articles of incorporation and by-laws) must be submitted to the 
Planning Administrator at the time of final plat Approval. 

6-1-10 Postal Delivery System 
One or more cluster box units (CBU), approved for use by the USPS, may be provided for 
residents in new residential developments. No mailboxes may be located in a sidewalk or right- 
of-way so as to impede pedestrian or vehicular traffic. 

6-2 Road Layout and Access 
6-2-1 Intent 

The intent of this Section is to provide a well-connected road network with access points that 
provide safe and convenient vehicular and pedestrian access between adjacent developments. 
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6-2-2 Subdivision Roadway Layout 
A. Roads must be aligned to join with planned or existing road, including roads that follow the 

Teton County Road network at increments of 1 mile (1000’s) and ½ mile (500’s). 
B. Road jogs with centerline offsets of less than one hundred twenty-five (125) feet are not 

allowed. 
C. All roads shall intersect at approximate right angles (90 degrees) with a minimum intersecting 

angle of seventy (70) degrees. 
D. The Public Works Director may modify the road layout requirements where slopes in excess of 

20%, waterways, railroads, preexisting development, conservation areas, open space, or 
easements would make the provision of a complete block using roads spaced at one (1) mile and 
half (½) mile increments infeasible. 

6-2-3 Subdivision Access 
A. No subdivision may be designed to eliminate road access to adjoining parcels that do not have 

existing road access. 
B. All subdivisions must provide at least one entrance/exit to a public or private road. The 

subdivision must provide all necessary easements for ingress and egress for police, fire, 
emergency vehicles, and all operating utilities. 

C. Every new lot must abut a public or private road or access easement. 
D. Teton County recognizes the Local Highway Technical Assistance Council Manual for Use of 

Public Right of Way Standard Approach Policy for access guidelines. 
E. A pathway may be required within subdivisions as part of the public right-of-way or as a 

separate easement. In addition, if a County or City of Victor adopted pathways plan shows a 
pathway through or adjacent to the proposed development, the applicant is required to show 
the location of that pathway and propose an on-site pathway that connects to the master 
planned pathway system. 

6-2-4 Stub Roads 
A. Where a subdivision adjoins unsubdivided land, stub roads within the new subdivision shall be 

required to provide future access to the abutting property. 
B. The stub road right-of-way, surface, and/ or curbing must extend to the boundary of the 

abutting property to the point where the connection to the anticipated road is expected. 
C. Where a stub road is provided, a barricade using a design approved by the Public Works Director 

must be constructed at the end of the stub road. A sign noting the future road extension must 
be posted. 

D. If a stub road exists on an abutting property, the road system of any new subdivision must 
connect to the stub road to form a through road. 

E. The Public Works Director or BoCC may eliminate the requirement for a stub road or require 
pedestrian only access when: 
1. Slopes in excess of 20%, waterways, railroads, pre-existing development, conservation areas, 

open space or easements would make the provision of a stub road infeasible.
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6-3 Road Design Standards 
6-3-1 Intent 

A. The intent of this Section is to provide a palette of road types and design elements for road 
development within the City of Victor’s Area of Impact. 

B. All new roads in the City of Victor’s Area of Impact must meet the guidelines and 
requirements in the “Highway & Road Guidelines for Designs and Construction in Teton 
County”, latest edition, and the requirements of this Section. 

C. Teton County supports the use of context sensitive design solutions and will review projects on 
a case-by-case basis for conformance with these concepts. 

6-3-2 General 
A. Site plan approval and an Access/Encroachment Permit must be obtained from Teton County 

prior to installing any new roads or driveways. 
B. Applicants must dedicate sufficient right-of-way to Teton County for roads, drainage, utilities, 

and sidewalks where applicable. All road easements are to be dedicated to the City of Victor 
upon annexation. 

C. The Public Works Director may require turn lanes and additional right-of-way to accommodate 
these lanes. 

D. The costs for constructing new or upgrading existing roads required to accommodate traffic 
generated by the proposed development shall be borne by the applicant. This includes any roads 
needed to connect the proposed development with the nearest County road or state highway 
for primary access. 

6-3-3 Private Roads 
A. All private roads must be constructed to equal or exceed the development and dimensional 

standards for public roads and must be approved by the Public Works Director. Road 
surface must be paved.  

B. A public right-of-way may be required to be dedicated; however, this does not imply the private 
road will be publicly maintained. 

C. A final plat or site plan that contains private roads must clearly state that such roads are private 
roads. 

D. In residential subdivisions where private roads are proposed, the Public Works Director may 
require a public road for inter-parcel connection or cross-access. 

6-3-4 Gated Roads 
A. Gated public or private roads are not allowed. No gate may be installed within public right-of-way; 
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6-3-5 Dead End Roads 
A. New dead end roads should be avoided. When a new development is being designed Stub 

Roads should be added where possible for future connection or connected to existing 
neighboring stub roads. See Section 6-2-4.  

B. Dead-end roads or driveways more than one hundred fifty (150) feet in length shall have an 
approved fire apparatus turn-around that is in conformance with the most recent adopted 
edition of the International Fire Code and meets other applicable adopted standards of the 
Teton County Fire Protection District. The road length is measured along the centerline of the 
road from the center of the intersection to the center of the turnaround. 

6-3-6 Road Names 
A. New roads must be approved by Teton County to provide continuity with existing roads and to 

prevent conflict with identical or similar roads names. 
B. Roads lying on approximately the same line must have the same name unless the roads are 

offset more than one thousand (1,000) feet. 

6-3-7 Road Types  
A. General 

All new or extended public and private roads must meet the requirements of the “Highway and 
Street Guidelines for Design and Construction in Teton County, Idaho” as approved by the Public 
Works Director. Basic roadway dimensions, in accordance with the Highway and Street Guide, 
are included below for the three primary road types. 

B. Roadway Dimensions 
  

 
Local Roads 
Right-of-way width 60’ max, 50’ min A 
Road width 22’ min B 
Travel Lane  10’ min C 
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Shoulder 2’ D 
Major Collectors 
Right-of-way width 60’ max, 50’ min A 
Road width 30’ B 
Travel Lane 11’ min C 
Shoulder 4’ D 
Minor Collectors 
Right-of-way width 60’ (50’ min.) A 
Road width 24’ B 
Travel Lane 10’ min C 
Shoulder 2’ D 
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6-4 Utilities 
6-4-1 Intent 

The intent of this Section is to provide standards for adequate public utility systems to meet the 
needs of the proposed development while protecting the health, safety, and welfare of the 
public and avoiding damage to the environment. 

6-4-2 Water and Wastewater 
A. Potable Water Supply. Any Lot not connected to a public or community potable water system 

must meet all state requirements for the use of individual water wells. Individual wells must be 
drilled by a licensed well driller and require a permit from the Idaho Department of Water 
Resources. 

B. Potable Water Supply System. For developments of ten (10) or more lots with proposed 
residential density of two (2) or fewer acres per residence, a potable water system shall be 
provided to meet the following: 
1. Where an approved public or community water supply is within five hundred (500) feet of a 

proposed development under these conditions, the applicant shall make application to the 
appropriate authority to connect to such water supply. If approval is granted, the applicant 
shall connect to the system and install water lines to make the water supply available to 
each lot of record within the development at its property line. The applicant shall install 
water meters to record and bill for water consumed by the individual property. 

2. Public or Community Water Supply Not Accessible. Where a community water supply is not 
available, the applicant shall, at the discretion of the BoCC, provide one of the options 
below, either: 
a. Preferred option - Install Central Water Supply System. The developer of the subdivision 

shall install a central water supply system with all distribution lines and lateral water 
lines to the lot line of each lot of record from wells or other approved sources in accord 
with Idaho Department of Water Resources, Eastern Idaho Public Health Department, 
Idaho Department of Environmental Quality, and with the approval of the County Public 
Works Director. The Central Community Water System shall have a licensed operator 
who has responsibility for operating and maintaining the system. The Community Water 
Supply system shall be designed to meet all relevant State and Federal Standards and be 
approved by the County Public Works Director and Department of Environmental 
Quality prior to installation. The developer shall install water meters for billing purposes 
and water meter pits to ensure that the connections to the main supply lines are 
protected from tampering, OR 

b. Provide Evidence of Water Supply Available to Each Lot of Record. Submit evidence 
satisfactory to the County Public Works Director that an adequate water supply meeting 
all State and County requirements is otherwise available to each lot of record in the 
proposed development, such as by an individual well provided that a well meets 
requirements of Idaho Department of Water Resources for utilizing such a well. The 
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developer shall demonstrate why a community or central water supply cannot be 
provided for the development. 

C. Wastewater Treatment. Any lot not connected to a public or community wastewater system 
must meet all state requirements for the use of individual on-site wastewater systems. Each lot 
shall have an Eastern Idaho Public Health site evaluation at the time a property owner applies 
for a septic system. All septic systems in the subdivision shall be properly designed and 
constructed in accord with Eastern Idaho Public Health, Idaho Department of Environmental 
Quality and the then current Individual Subsurface Sewage Disposal Rules, IDAPA 58.01.03 and 
the Technical Guidance Manual. Further, subdivision covenants, Conditions and Restrictions 
(CC&Rs) shall require adequate septic tank maintenance in accord with current Eastern Idaho 
Public Health and Idaho Department of Environmental Quality recommendations. 

D. Wastewater Treatment. For developments of ten (10) or more lots with proposed residential 
density of two (2) or fewer acres per residence, a wastewater treatment shall be provided to 
meet the following: 
1. Where a public wastewater treatment or sanitary sewer system is located within five 

hundred (500) feet of a proposed development under these conditions, the development 
proponents must submit an application to the appropriate public entity to connect to that 
system. If the entity approves the connection, the costs of connection for every Lot in the 
development, including any necessary extension of mains or expansion of system capacity, is 
the responsibility of the applicant. 

2. Where a public wastewater treatment or sanitary sewer system is not located within five 
hundred (500) feet of the proposed development and is not reasonably available, the 
development applicant shall install sewage disposal facilities which meet approval by 
Eastern Idaho Public Health, Idaho Department of Environmental Quality and the County 
Public Works Director. The applicant shall provide as a part of the application for the 
development, an engineering trade-off study prepared by a civil engineering firm licensed in 
the State of Idaho that examines the cost benefits of each option considered for treating the 
sewage produced at each lot or collectively for the entire development. The study shall 
consider, at a minimum, a private septic system located at each proposed lot and shall 
compare that option with a single or multiple public sewer system located within the 
development. If a study is not included in the application, that may be grounds for rejection 
from consideration of the application. 
a. The applicant is encouraged to provide a centrally located septic system within the 

confines of the development that is properly sized to accommodate the needs of all lots 
within the development. 

b. The septic system shall be designed by a registered professional engineer and approved 
by the Eastern Idaho Public Health Department and Idaho Department of Environmental 
Quality. The applicant shall furnish a report of percolation, groundwater, and soil tests. 
These tests shall be performed in sufficient numbers and completed on the land by a 
licensed engineer or land surveyor indicating that enough soil tests are made in 
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separate test holes, spaced uniformly over proposed absorption field sites, and that the 
results of such tests indicate that percolation rates and high groundwater levels are 
adequate to permit the installation of the proposed type of soil absorption system 
without creating sanitation or pollution problems. 

E. Subdivisions with lot sizes that are less than one (1) acre must provide a community water 
supply and/or wastewater treatment system that meets all requirements of the Eastern Idaho 
Public Health Department and the Idaho Department of Environmental Quality. A taxing district 
or homeowners association with the power to compel the payment of dues, assessments, or 
taxes through liens on individual properties shall also be created to maintain and replace system 
components. 

F. Any lot not connected to a public or community water or wastewater system must meet all 
state requirements for the use of individual water wells and/or individual on-site wastewater 
systems. 

6-4-3 Electric and Telecommunications 
A. Electric and telecommunications service to each lot is required for all new subdivision 

developments. 
B. Within the development, all new electric and telecommunication utility lines must be placed 

underground. 
C. Ground mounted electrical transformers and communication pedestals must be located within 

the public right-of-way or a dedicated utility easement. 

6-4-4 Fire Protection 
A. All roads must be designed to meet the standards set forth by the International Fire Code and 

adopted by the Teton County Fire Protection District. 
B. Adequate fire protection must be provided in accordance with the International Fire Code and 

the “Teton County Fire Protection District Fire Protection Resolution for Subdivisions” as 
adopted by the Teton County Fire Protection District. 

C. The location and specifications of fire protection facilities required to serve the development 
must be approved by the Teton County Fire Protection District. 

6-5 Conservation Areas 
6-5-1 Intent 

The purpose of this Section is to establish standards for required open space conservation areas. 
The intent is to prioritize the use of certain best practices to ensure that required conservation 
areas achieve the community’s goals for preserving resources that are important to the 
ecological value and economic development of the County as identified in the comprehensive 
plan. 

6-5-2 Applicability 
This Section shall apply to any subdivision that includes the conservation values indicated in 
Section 6-5-3 on the proposed site. 
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6-5-3 Conservation Values in Subdivisions 
A. Chapter 5 of this Code establishes development standards to protect natural resources, 

including riparian areas and wildlife habitats. The conservation values listed below that are 
present on a development site shall be included in designated open space, and may be 
designated by a conservation easement or open space lot. When configuring a required 
conservation area, the identified conservation values shall be prioritized in the order listed here. 

B. Riparian Corridors 
Where riparian corridors as defined in Section 5-4-2 of this Code are present, they are 
considered conservation values. 

C. Wildlife Habitat 
Where Indicator Wildlife Habitats identified in Section 5-4-1 of this Code exist, protection of 
wildlife, wildlife habitat, and wildlife movement through the development area shall be 
considered a conservation value. 

D. Agriculture 
Where active agricultural operations exist, protection of agricultural uses on the development 
area are considered to be a conservation value. 

E. Scenic Resources 
Where scenic resources defined in Section 5-5 of this Code are present, they are considered to 
be a conservation value. 

F. Recreation/Access 
If none of the above-listed conservation values exist in the development area, provision of public 
access and recreation shall be considered a conservation value. Granting of public access to a 
conservation area is not required when public access is not a protected conservation value. 

6-5-4 Design 
A. Conservation areas and the associated development areas shall be designed to meet the 

following standards: 
1. The conservation area shall be maximized to avoid decreased conservation value due to 

size, isolation, or fragmentation. 
2. Primary access to development areas shall not divide conservation areas. 
3. A conservation area may cover multiple parcels or lots of record. In such a case, the 

conservation area on each parcel or lot of record shall meet the following standards: 
a. It shall be large enough to contribute to the conservation value(s) of the conservation 

area. 
b. Contiguous parcels making up a conservation area shall not be separated by fencing or 

otherwise visually or functionally separated, except as may naturally occur. 
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B. Connecting Conservation Areas 
Configuration of conservation areas should consider connection to adjacent, existing 
conservation areas, protection of the conservation values, and the potential value that might 
result from future conservation of adjacent property. 

6-5-5 Uses 
A. Stewardship and restoration that enhances the conservation value(s) of the conservation area 

shall be allowed. Any physical development, use, or subdivision allowed in a conservation area 
shall be consistent with the protected conservation value(s) identified for the conservation area. 

B. Physical Development in Conservation Area 
Physical development activities that are allowed in the conservation area shall be scheduled to 
limit impacts to the protected conservation value(s) of the conservation area. 

C. Temporary Impact to Conservation Area 
Impacts from temporary physical development or use shall be avoided. When a temporary 
impact cannot be avoided, conservation features shall be restored consistent with the protected 
conservation value(s) of the conservation area. 

D. Existing Special Use in Conservation Area 
Review of a proposed conservation area on the site of an existing special use (formerly known as 
a conditional use) may include review of the special use Permit to evaluate the cumulative 
impact of all permitted uses and development options on the site’s open space as compared to 
the use of the site at its base residential density. 

E. Wildlife Habitat Protection in Conservation Area 
When wildlife habitat is a protected conservation value, the following shall be considered in 
development project design. 
1. The impact of domestic pets on wildlife. 
2. Limited chemical use in order to minimize unnecessary and negative side effects on wildlife. 

This shall not be read to restrict the use of chemicals in support of agriculture or control of 
noxious weeds. 

3. The effects on wildlife in determining off- road use of motorized vehicles. 

F. Recreation in Conservation Areas 
Recreation shall be managed to be consistent with, and reduce impacts to, the protected 
conservation value(s). 

6-6 Nutrient Pathogen Evaluation 
6-6-1 Intent 

A. The intent of this Section is to ensure that ground and surface water quality is protected from 
contamination from on-site sewage systems. 

B. Nutrient-Pathogen (NP) evaluations are designed to locate an appropriate number of on-site 
wastewater treatment systems (for example, septic systems) for full build-out of any given 
parcel of land and to direct the placement of the on-site wastewater treatment systems in a way 
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that will not degrade the quality of ground water resources and will comply with the Idaho 
Ground Water Quality Rule and the Idaho Water Quality Standards (IDAPA 58.01.02) for surface 
water. 

6-6-2 Applicability 
A. This section applies to: 

1. Subdivision developments with 30 acres or less average density with standard on-site septic 
systems or 20 acres or less average density with advanced nutrient reducing on-site septic 
systems. 

2. Subdivision developments with 75 acres or less average density with standard on-site 
septic system or 40-acres or less average density with advanced nutrient reducing on-site 
septic systems. 

3. Subdivisions that lie within Nitrate Priority Areas identified by Idaho Department of 
Environmental Quality (DEQ) and all proposed Large Soil Absorption Systems (LSAS), both of 
which require a Nutrient Pathogen Evaluation submitted to DEQ. 

6-6-3 Qualified Professional 
A. Type I NP Evaluation 

When an NP evaluation is required by Teton County, it must be performed by a qualified 
professional with a background in geology, hydrogeology, soil science, geochemistry, or related 
engineering disciplines who is registered in the State of Idaho as a Professional Geologist or 
professional engineer, and who has experience conducting similar kinds of studies, hereafter 
called Qualified Professional. 

B. Type II NP Evaluation 
Level II NP evaluations conducted to satisfy County requirements shall be completed by a 
Qualified Professional who also has professional experience in groundwater modeling. 

6-6-4 Approval Standards 
A. Process 

The BoCC, upon recommendation by the Victor P&Z, shall approve or deny the NP Evaluation 
based on the comments and recommendations from the DEQ (or a third party Qualified 
Professional in the event that DEQ is unable to perform the review), and on information 
provided by the County’s technical representative. In order to be approved, a NP Analysis must 
demonstrate that the approval is consistent with the approval criteria defined in sub-section B 
below. 

1. If the NP Evaluation is not approved by the County based upon the comments or 
recommendations made by DEQ (or a solicited third-party Qualified Professional) and 
feedback from the County’s technical representative, then the following actions may be 
taken: 
a. The applicant may choose to make modifications based on recommendations made by 

the Victor P&Z, the BoCC, the County’s technical representative, and the DEQ; or 
b. The applicant may choose to reduce the density or adjust the site layout so that the 

proposal septic disposal systems (quantity and layout) meet DEQ requirements; or 
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c. The applicant may elect to conduct a Level II NP Evaluation based on the original 
development design. The applicant must then submit the Level II NP Evaluation to the 
County. The review process shall then proceed with DEQ review/comment and a County 
decision of approval that should be based upon that review and associated feedback. 

d. Alternatively, the applicant may choose to connect to an existing municipal sewer line, if 
available. 

2. Following action taken to address comments or recommendations stated in A.1 above, the 
County should then base its approval decision upon comments and recommendations 
provided by DEQ’s review of the revised NP Analysis and associated materials. 

B. Approval Criteria 
In order to be approved, an NP evaluation must demonstrate that the approval is consistent 
with DEQ’s criteria for approval, that the County’s guidelines have been followed, and that the 
following conditions are satisfied: 

1. Appropriate data collection, analysis techniques, and evaluation procedures are utilized 
in light of specific site characteristics, conditions, layout, etc. 

2. Discharge from the proposed on-site wastewater treatment systems will not 
significantly degrade ground water quality beyond existing background levels and will 
otherwise comply with Ground Water Rule (IDAPA 55.01.11); 

3. Discharges from the development will comply with Idaho Water Quality Standards 
(IDAPA 58.01.02); 

4. Discharges from the development will be consistent with the approved Total Maximum 
Daily Load (TMDL); and 

5. The application complies with all applicable criteria specified in Individual/Subsurface 
Sewage Disposal Rules IDAPA 58.01.03) and County guidelines. 

C. Minimum Review Recompense and Total Cost 
When an NP evaluation is required by DEQ, EIPHD, or Teton County, an NP evaluation minimum 
review recompense shall be paid by the applicant to Teton County. 

D. A NP evaluation waiver may be requested during the concept plan phase of application for relief 
from these standards if on-site scenario does not appear to warrant the need for a NP 
evaluation. Waiver will then be reviewed by PZC as part of the application process. 
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CHAPTER 7 DEFINITIONS 
 

A 

- Abutting. Having property lines in common. Separation by a fee simple dedicated right-of-way is 
not considered abutting. Touching at the corners is not considered abutting. 

- Accessory Building. A building or structure not used for human habitation the use of which is 
customarily accessory to and incidental to that of the principal use located on the same lot and 
that is used as a tool or storage shed, or similar use. 

- Accessory Dwelling Unit (ADU). A secondary, independent residential dwelling unit located on 
the same lot as a principal residence or structure. ADUs can either be attached to the principal 
structure or detached. 

- Area Of Impact (AOI) Agreement. Agreements between the BoCC and an incorporated city that 
establish the allocation of authorities related to zoning and subdivision as required by Idaho 
Code section 67-6526. AOI Agreements include originally adopted agreements, as well as duly 
adopted revisions between the parties. 

- ADA Accessible. A building site, building, facility, or portion thereof that complies with the 
minimum standards of the Americans with Disabilities Act of 1990 (ADA) found in the 2010 ADA 
Standards for Accessible Design document, 
(http://www.ada.gov/regs2010/2010ADAStandards/2010ADAStandards_ prt.pdf), or future 
revisions. 

- Adversely Affect/Adverse Effect. Effects that are a direct or indirect result of the proposed 
action or its interrelated or interdependent actions given that the effect is not discountable, 
insignificant or beneficial. Discountable effects are extremely unlikely to occur. Insignificant 
effects relate to the size of the impact and should never reach the scale where a take occurs. 
Based on best judgment, a person would not: (1) be able to meaningfully measure, detect, or 
evaluate insignificant effects; or (2) expect discountable effects to occur. Beneficial effects are 
contemporaneous positive effects without any adverse effects. In the event that the overall 
effect of the proposed action is beneficial, but is also likely to cause some adverse effects, then 
the proposed action is considered to result in an adverse effect. 

- Affected Person. A party having a bona fide interest in real property that may be adversely 
affected by actions under the LDC, as defined under Idaho Code section 67-6521. 

- Agent. A person who legally represents the developer and the owner and such legal 
authorization shall be on file, in writing, with the Planning Department of the County. 

- Agricultural Building. A structure designed and constructed to house farm implements, hay, 
grain, poultry, livestock or other horticultural products. This structure shall not be a place of 
human habitation or a place of full-time employment where agricultural products are processed, 
treated or packaged, nor shall it be a place used by the public. 
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- Alley. A public or private thoroughfare which affords only a secondary means of access to 
abutting property. 

- Appeal. A request for review of a previously made decision or interpretation of provisions of this 
Code. The procedure is outlined in this Code. 

- Applicant. The applicant refers to the person or persons who file an application with the 
Planning Department seeking relief or authority under this Code. 

- Application. The documents submitted to the County to apply for a permit to fulfill the 
requirements of the County ordinances with regard to land use. An application is deemed 
complete and officially received by the County at the time the applicable application checklist 
items are complete and confirmed in writing and dated by the Administrator. 

B 

- Berm. A shaped and sloped mound or embankment of earth capable of holding vegetation or 
ground cover, usually two to six feet high, used to shield or buffer a property from adjoining 
uses, highways, or noise. 

- Bioretention. The process of using soil, plants, and microbes to treat stormwater before it is 
infiltrated or discharged. 

- Block. The space along one side of a road between the two (2) nearest intersecting roads or 
between an intersecting roads and a right of way, waterway or other similar barrier, whichever 
is lesser. 

- Boundary Adjustment. The adjusting of common property lines or boundaries between 
contiguous tracts, or parcels for the purpose of accommodating a transfer of land or rectifying a 
disputed property line location. The resulting adjustment shall not create any additional tracts 
or parcels and all reconfigured tracts or parcels shall contain sufficient area and dimension to 
meet minimum requirements for zoning and building purposes. See Div. 14.10.2.A 

- Buffer. An area of natural vegetation or man- made construction that is intended to provide a 
dimensional separation between dissimilar land uses or protection of sensitive lands. A buffer 
may secondarily provide a visual screen between land uses. 

- Building. Anything attached to the ground having a roof supported by columns or by walls and 
intended for shelter, housing or enclosure of persons, animals or personal property. For 
purposes of this code. 

- Building Envelope. That area of a lot that encompasses all building improvements and 
appurtenances including but not limited to: Excavation, fill, grading, storage, demolition, 
structures, decks, roof overhangs, porches, patios and parking. Building envelopes are required 
in certain developments throughout the County to protect scenic vistas and to ensure defined 
building sites within special development subdivisions and planned unit developments. 

- Building, Principal. A building that contains the principal use on the lot on which the building is 
situated. 
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- Building Site. An area proposed or provided and improved by grading, filling, excavation or 
other means for erecting pads for buildings. 

C 

Campground. A campground is a parcel of land under single, unified, ownership or control, 
within which spaces are rented or used by the ownership for occupancy by two (2) or more 
tents, recreational vehicles, cabin sites or travel trailers for nightly or short-term rental. 

- City. The city having jurisdiction of the parcel of land under consideration. 

- Cluster. An arrangement of adjoining residential lots in groupings that allow closer spacing than 
would be generally permitted, where the reduced lot sizes are offset by open space, and where 
groupings of lots are limited in size and location in order to reduce the perception of a single 
large development and to preserve rural and open character. 

- Color Temperature. A measure of the color spectrum of light, specified by the lamp 
manufacturer and displayed as “Light Appearance” on Lighting Facts packaging labels. 

- Comprehensive Plan. The most recent plan or any portion thereof, adopted by the BoCC, which 
includes all the land within the jurisdiction of the BoCC. The plan with maps, charts, and reports 
shall be based on components outlined in Title 67-6508 of the Planning Act. 

- Concept Plan. The first formal presentation of the three-phase process for subdivision 
development as required in Section 4-1-13. 

- Contiguous. Touching at more than just a corner point. 

- Council. The City Council of an incorporated city within the County. 

- County Clerk/Auditor/Recorder. The office of Teton County Clerk/Auditor/Recorder. 

- County Road Standards. The “Highways and Road Guidelines for Design and Construction” 
manual for Teton County, Idaho, as adopted. 

- Covenant. A written promise or pledge or contract recorded on/within a public or official 
document of the County. 

- Culvert. A drain that channels water under a bridge, road, or driveway. 

- Club/Lodge. A day-use facility for nonprofit, educational or recreational social gatherings. 

D 

- Dedication. The setting apart of land or interests in land for use by the public by ordinance, 
resolution, entry in the official minutes or by the recording of a plat. Dedicated land becomes 
public land upon the acceptance by the County. 

- Density. A unit of measurement for the number of dwelling units per acre of land. This is 
sometimes expressed in the reciprocal, as in 5 or 20 acres per unit. 

- Density, Average. The number of dwelling units per acre of the total land to be developed 
including land dedicated to public use.  
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- Design Professional. The Architect, Landscape Architect, Surveyor, or Engineer registered or 
licensed to practice in the State of Idaho. When used in this Code, design professional means the 
professional with qualifications to perform the work. 

- Developer. A person who undertakes land development or subdivision activities. 

- Development. Any man-made change to improved or unimproved real estate, including, but not 
limited to, the construction of buildings, structures or accessory buildings, or the construction of 
additions or substantial improvements to buildings, structures or accessory buildings, or 
associated infrastructure. a. 

- Development Activity. The construction of buildings, structures, or accessory buildings; 
excavation, grading and vegetation removal; additions or substantial improvements to existing 
structures; bulkheads, retaining walls, piers, and pools; the placement of mobile homes; or the 
deposition or extraction of materials; and the construction or elevation of dikes, berms and 
levees, etc. 

- Development Site. That portion of a property that will be dedicated to a proposed development. 

- Direct Impact. Those effects caused by the proposed action and occurring at the same time and 
place. 

- Direct Light. Light emitted directly from a fixture’s light source, namely from the lamp and its 
diffusing, reflecting, refractive, focusing, or other integrated fixture elements designed to 
project and radiate light. 

- Distribution. The pattern of light produced by a lamp or light fixture. 

- Disturb. Human change that causes a material difference in the physical, chemical or biological 
characteristics of the land. A disturbance may either improve or degrade land use. Cleared land, 
graded land, or land affected by subsurface testing are examples. 

- Dwelling. A building designed, arranged or used for habitation, including permanent or 
temporary living and sleeping quarters. 

- Dwelling Unit. A structure for habitable space which shall not include a mobile living unit, hotel, 
dormitory, or hospital. A single unit providing complete independent living facilities for one or 
more persons, including permanent Kitchen and Sanitation Facilities, and provisions for living, 
sleeping, and eating. 

E 

- Easement. A right of use over the property of another. The use and area affected (if relevant) 
need to be clearly defined, as does to whom the easement was granted (public or private 
entity), or who can use the easement for the specified purpose. 

- Easement Prescriptive. Real property that has met the following five conditions- 

o The use by the public or a private party has been open and notorious; 

o The use by the public or a private party has been continuous and uninterrupted; 
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o The use by the public or a private party is adverse and under claim of right 

o The use by the public or a private party is with the actual or imputed knowledge of the 
owner of the servient tenement (the property burdened by the easement) 

o The use by the public or a private party has continued for five years or more 

- Easement Public. A right of use over real property that has been granted, dedicated, or deeded 
to a governmental jurisdiction, or the public for a limited purpose. It differs from a fee simple 
right-of-way, in that the real property is owned by the jurisdiction in a fee simple right-of-way. 

- Eligible Parcel. An “existing parcel”, as defined, or a “new parcel” or “lot” created and approved 
under the current or previous land division process, short plat process or full plat process of 
Teton County; parcels of land must be “eligible parcels” to be eligible for residential building 
permits or commercial building permits, as allowed by their zoning designation; if a residence 
exists on an eligible parcel, no building permits for additional dwellings (not including accessory 
dwellings) can be issued for this parcel except under the provisions of Div. 14.5 Subdivision 
Review of this Code. SEE ALSO NON-ELIGIBLE PARCEL. 

- Enclosure. An area enclosed by solid walls or an area formed when any space is enclosed on all 
sides by walls or partitions. Insect screening or open wood lattice used to surround space is not 
considered an enclosure. 

- Encroachment. The physical advance or infringement of uses, fill, excavation, buildings, 
structures, or development into a required setback, across a property line or into a designated 
area such as - floodplains, wetlands, streams, etc. 

- Existing Manufactured Home Park or Manufactured Home Subdivision. A manufactured home 
park or manufactured home subdivision where the construction of facilities for servicing the lots 
on which the manufactured homes are to be affixed (including at a minimum the installation of 
utilities, the construction of roads and final site grading or the pouring of concrete pads) is 
completed before 03/31/2000. 

- Expansion To an Existing Manufactured Home Park or Subdivision. Means the preparation of 
additional sites by the construction of facilities for servicing the lots on which the manufactured 
homes are to be affixed, including the installation of utilities, the construction of roads and 
either final site grading or the pouring of concrete pads. 

F 

- Family. One or more persons occupying a dwelling unit and living as a single, nonprofit 
housekeeping unit, provided that a group of 5 or more persons who are not within the second 
degree of kinship shall not be deemed to constitute a family unless such 5 or more persons 
qualify as a group residence as described in Idaho Code section 67-6531. 

- Federal Emergency Management Agency (FEMA). The agency with the overall responsibility for 
administering the National Flood Insurance Program. 

- Fee Simple. Ownership of land without limitation or condition. 
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- Fee Simple Right-Of-Way. A portion of land that is described on a deed, survey or plat, and 
ownership of the parcel is transferred to by a public entity for the use of public access or 
utilities. 

- Fire Authority or Fire District. The Teton County Fire Protection District. 

- Fixture. The complete lighting unit (luminaire), consisting of a lamp, or lamps and ballast(s) 
(when applicable), together with the parts designed to distribute the light (reflector, lens, 
diffuser), to position and protect the lamps, and to connect the lamps to the power supply. 

- Flag. A piece of durable fabric or other flexible material with distinctive colors and patterns 
mounted by attaching one side to a freestanding pole or a pole attached to a building. 

- Floodlight. Fixture that projects light in a broad, directed beam, typically of two lamp types: 
simple lamps whose supporting optic elements are part of the fixture casement having wide 
beam- spread angles up to 110 degrees; or sealed-beam lamps with internal parabolic reflectors 
having narrower beam-spread angles of 25 to 55 degrees. Designation as a floodlight is 
ordinarily displayed on lamp packaging. 

- Floodplain or Flood-Prone Area. Any land area susceptible to being inundated by water from 
any source (see definition of “flooding”). 

- Floodway. The channel of a river or other watercourse and the adjacent land areas that must be 
reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation. 

- Footcandle. The unit of measure expressing the quantity of light received on a surface. One 
footcandle is the illuminance produced by a candle on a surface one foot square from a distance 
of one foot measurable by a light meter. In this Code, footcandle units are referenced to the 
initial-lumen- output rating of the fixture lamp. 

- Frontage. The length of any one property line of a premises, which property line abuts a legally 
accessible road right-of-way. 

- Fully Shielded (Full Cut-Off) Luminaire. A luminaire constructed and installed in such a manner 
that all light emitted by the luminaire, either directly from the lamp or a diffusing element, or 
indirectly by reflection or refraction from any part of the luminaire, is projected below the 
horizontal plane through the luminaire’s lowest light-emitting part. “Full cutoff” and zero uplight 
fixtures in particular meet this definition. 

G 

- Glare. Lighting entering the eye directly from luminaires or indirectly from reflective surfaces 
that causes visual discomfort or reduced visibility. 

- Gross Floor Area. The sum in square feet of the gross horizontal area of all floors of a building 
measured from the interior faces of the exterior walls or from the centerline of walls separating 
two buildings when two buildings or units abut. Elevator shafts, stairwells, floor space used for 
mechanical equipment, attics, balconies and mezzanines, and could include enclosed porches 
and areas devoted to roofed accessory uses are included in the calculation of gross floor area. 
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However, the following is not included: any space devoted exclusively to on-site parking; 
outdoor loading, display, storage, utility service areas; and/or uninhabited enclosed space on 
tops of roofs; or attic space having head room of less than 7’-10”. 

H 

- Habitable Space– A space for human habitation that includes a building or structure intended to 
be used for living, sleeping, cooking, and dining. 

- Health Authority. Eastern Idaho Public Health, of the Idaho State Department of Health and 
Welfare 

- Highway. A road or roads designated as a highway by the state or federal government. 

- Hillside. Sloping land with a rise or fall of more than one foot vertically for each 10 feet 
horizontally (10 percent slope). 

- HISTORIC STRUCTURE or SITE. A structure or site that is: 

o Listed individually in the National Register of Historic Places (a listing maintained by the U.S. 
Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting 
the requirements for individual listing on the National Register. 

o Certified or preliminarily determined by the Secretary of the Interior as contributing to 
the historical significance of a registered historic district or to a district preliminarily 
determined by the Secretary to qualify as a registered historic district. 

o Individually listed on a state inventory of historic places and determined as eligible by 
states with historic preservation programs which have been approved by the Secretary 
of the Interior, or 

o Individually listed on a local inventory of historic places and determined as eligible by 
communities with historic preservation programs that have been certified either: 

▪ By an approved state program as determined by the Secretary of the Interior, or 

▪ Directly by the Secretary of the Interior in states without approved programs. 

- Holiday Lighting. Strings of individual lamps, where the output per lamp is not greater than 
fifteen (15) lumens. 

I 
- Illuminance. The amount of light, measured in foot-candles, falling on any point of a surface. All 

illuminance values in this Code shall be initial values based on new lamps and fixtures. Unless 
otherwise specified, “illuminance” refers herein to horizontal illuminance, measured at ground 
level. 

- Improvement. Any alteration to the land or other physical construction associated with 
subdivisions and building site developments. 
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- Improvement Plan. The engineering drawings intended to be used in the construction of road, 
trail, water, sewer, drainage, drainage facilities, fire protection, landscape facilities, 
appurtenances, and other improvements. 

- Incidental Sign. A permanent or temporary on- premises sign that is intended to provide 
information or direction for the convenience and necessity of the public. Such signs include but 
are not limited to entrance and exit signs, for sale signs, building numbers, names, addresses, 
private parking signs, telephone, no trespassing signs or dangerous animal signs, etc. These 
signs cannot be located in a public right of way or easement. 

J 

- Junk. Dilapidated, scrap or abandoned metal, paper, building material and equipment, bottles, 
glass, appliances, furniture, bed and bedding, rags, motor vehicles and parts thereof. 

- Junkyard. A property on which old or scrap metal, rope, rags, batteries, paper trash, rubber, 
refuse, rubbish, debris, waste, 3 or more dismantled or wrecked vehicles and automobiles or 
parts thereof, iron, steel, and other old or scrap ferrous and nonferrous material or any matter 
having no substantial market value as a whole, which is exposed to the elements and is not 
enclosed in any structure or otherwise concealed from public view. 

K 

- Kitchen Facilities. A permanently installed means for cooking, such as a range or cook-top, OR a 
permanently installed kitchen sink with the capacity to wash dishes. 

L 

- Lake/Pond. A body of standing water larger than one-quarter acre in size, that is either natural 
or man-made, in a depression of land or expanded part of a river, stream or creek. 

- Lamp. Component, tube, or bulb of a fixture that produces light when energized. Multiple lamps 
within a single fixture are lumen-rated additively as if a single lamp. 

- Lamp String. Multiple, interconnected lamps attached to a single electrical source, but not 
additionally housed as is typical within a fixture. Included are “light strings” commonly used as 
holiday lighting, “rope lights” strung within a continuous protective sheath, and similar 
interconnected aggregations of LED lamps integrated within individual light-dispersing 
refractors. 

- Landscape Material. Any combination of living plants and non-living materials, such as rock, 
pebbles, sand, mulch, pavers, berms, walls, and other decorative materials. 

- Landscaping. The planting and arranging of landscape materials to enhance the aesthetic and 
functional qualities of a site. 

- Light. Radiant energy that can be sensed or seen by the human eye. Visible light is measured in lumens. 

- Light Trespass. Light that falls beyond the property it is intended to illuminate. 

- Lighting Plan. Documents specific to a land use that describe the location and characteristics of 
all exterior lighting and the light levels on the property and at the property boundaries. 
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- Lot of Record. A lot that is part of a subdivision, the plat of which has been recorded in the office 
of the Recorder of Teton County, Idaho, or any parcel of land, whether or not part of a 
subdivision, that has been officially recorded at a size that met the minimum dimensions for lots 
in the district in which it was located at the time of recording or was recorded prior to the 
effective date of zoning in the area where the lot is located. A lot of record may be established 
by one of the following means: 

a. For parcels created before June 14, 1999, 
i. A recorded deed describing the parcel by a metes-and-bounds description of the 

boundaries, or 
ii. A recorded survey with a metes-and-bounds description of the parcel 

boundaries, or 
iii. An authorized, signed, and recorded subdivision plat or planned unit 

development plat, or 
iv. A recorded “Family Exemption” survey with a Teton County authorization 

signature creating two or more lots. 

b. For parcels created between June 15, 1999 and August 3, 2022; 
i. A one time only land split that created no more than two distinct parcels, or 
ii. A recorded Agricultural Exemption survey, recorded before September 22, 2003 

(may be labeled “Agriculture split” or “Agriculture break-off”) that created one 
or more parcels of property, or 

iii. An authorized, signed, and recorded subdivision plat or planned unit 
development plat. 

c. For parcels created after August 3, 2022; 
i. An agricultural land division, or 
ii. An Administrative Land Division, or 
iii. An authorized, signed, and recorded subdivision plat. 

- Lot. A contiguous quantity of land which is defined by subdivision lot number, government 
aliquot description, or metes and bounds description, recorded as the property of persons or 
entities with a legal description that addresses permissions or constraints upon its development. 

- Lot Area. The area of any lots shall be determined exclusive of road, highway, or other rights of 
way. 

- Lot, Corner. A lot abutting upon two or more roads at their intersection. 

- Lot, Interior. A lot other than a corner lot. 

- Lot Line, Front. The front property line coincident with a road right-of-way line. The side of the 
lot that abuts the primary road or if it does not directly abut the primary road, the side of the lot 
that the front door faces. 

- Lumen. A rating; a manufacturer-supplied measure of light emitted from a lamp. All lumens in 
this Section are initial lumens, that is, the amount emitted by a new lamp after 100 hours of 
seasoning. Lumens are usually listed on lamp packages as “Light Output”. Also, the amount of 
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light a bulb produces or a quantitative unit measuring the amount of light emitted from a light 
source. 

- Luminaire. The complete lighting unit, including the lamp, the fixture, and other parts. 

M 

- Manufactured Home. A building with a permanent foundation that was built in compliance with 
HUD manufactured home construction and safety standards established under 42 U.S.C. Section 
5401. Units manufactured prior to June 1976 not stamped approved by HUD shall not be 
considered a “manufactured home” as defined herein. For clarification, this definition excludes 
recreational vehicles, trailers, campers, and other similar units as may be defined in this Code. 
Idaho Code §39-4105 

- Manufactured Home Park or Manufactured Home Subdivision. A parcel (or contiguous parcels) 
of land divided into two or more manufactured home lots for rent or sale. 

- Market Value. The building value, not including the land value and that of any Accessory 
Structures or other improvements on the lot. Market value shall be the adjusted tax assessed 
values as established by the Teton County Assessor. This value may be modified by submittal of 
an independent certified appraisal. 

- Mitigation. A design, action, or facility offered by an applicant for development approval, or 
required by Teton County as a condition of development approval, in order to avoid, minimize, 
or offset negative impacts of development that would or might otherwise occur. Avoidance of 
impacts and minimization of impacts are preferable to offsetting mitigation measures. 
Mitigation shall be conducted on-site unless efforts to mitigate for development related impacts 
on-site have limited value to relevant resources , in which case offsite mitigation proposals will 
be considered. 

- Modular Building. Any building or building component other than a manufactured home that is 
of closed construction and either entirely or substantially prefabricated or assembled at a place 
other than the building site. Idaho Code §39-4301 

- Monument. A survey marker as defined in Idaho Code Section 50-1303. 

- Most Recently Recorded Deed. The deed that was recorded most recently. In most cases, this is 
the deed that transferred ownership of the lot/parcel into the current owner. 

- Motion Detector. A device that activates a luminaire when it senses motion. To meet the 
exemptions in this Section, motion detectors must sense motion only on the property on which 
it is installed. 

- Mudslide or Mudflow. Describes a condition where there is a river, flow, or inundation of liquid 
mud down a hillside usually as a result of a dual condition of loss of brush cover, and the 
subsequent accumulation of water on the ground preceded by a period of unusually heavy or 
sustained rain. A mudslide (i.e., mudflow) may occur as a distinct phenomenon while a landslide 
is in progress, and will be recognized as such by the Administrator only if the mudflow, and not 
the landslide, is the proximate cause of damage that occurs. 
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N 

- Nonconforming Lot. A lot that either (1) is not a lot of record or (2) lawfully existed upon the 
effective date of adoption or revision to the LDC, which does not meet the minimum lot size 
requirements of the present LDC. 

- Nonconforming Structure. A structure or building built in accordance with County requirements 
at the time of its construction, but which fails to conform to the present requirements of the 
LDC. 

- Nonconforming Use. A land use or activity, which was lawful prior to the adoption, revision, or 
amendment of the LDC but which fails to conform to the present requirements of the LDC. 

- North American Industry Classification System- NAICS. A standard land use classification system 
issued by the federal Office of Management and Budget which categorizes establishments by 
the type of economic activity in which they are engaged. 

O 

- Occasional Lighting. Illumination that is infrequent, or intermittent; and controlled by a manual 
or timer- operated switch, or by a motion sensor not activated by off-property movements. 

- Off-Premise Outdoor Advertising. Any outdoor sign, display, light, device, figure, painting, 
drawing, message, plaque, poster, billboard, or other thing which is designed, intended or used 
to advertise or inform and which is situated in order to be visible from any highway, road or 
other traveled way and which is located on property which is separate from and not adjoining 
the premises or property on which the advertised activity is carried out. 

- Official Zoning Map. The adopted map for Teton County which illustrates zoning district, special 
overlay zoning district, and Areas of City Impact boundaries. The official zoning map may be 
referred to also as the Zoning Map. 

- One Time Only Land Split. A legacy term meaning the division of land approved and recorded 
under the “One Time Only Split of One Parcel of Land” provisions of Chapter 3 of Title 9 of 
County Subdivision Regulations repealed on August 3, 2022. 

- Opaque. Impenetrable to view, or so obscuring the view that features, buildings, other 
structures, and uses become visually indistinguishable. 

- Open Space. Significant tracts of land not under residential, mixed, institutional, commercial or 
industrial use; however, open space may be held in privately owned large lots of 20 acres or 
more. open space may include sensitive environmental areas and productive uses including 
agriculture or low impact recreation amenities. open space shall not include features such as 
roads, parking areas, constructions for habitation, or building envelopes. open space includes 
but is not limited to lands set aside as a Community Benefit. 

- Ordinary High Water Mark - The line on the shore established by the fluctuations of water and 
indicated by physical characteristics such as a clear, natural line impressed on the bank, 
shelving, changes in the character of soil, destruction of terrestrial vegetation, the presence of 
litter and debris, or other appropriate means that consider the characteristics of the 
surrounding areas. 
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- Outdoor Lighting. Lighting equipment installed within the property line and outside the building 
envelopes, whether attached to poles, building structures, the earth, or any other location; and 
any associated lighting control equipment. 

- Owner. The individual, firm, association, syndicate, partnership, or corporation having an 
interest in a parcel of land. 

P 

- Parcel. A contiguous quantity of land which is defined by subdivision lot number, government 
aliquot description, or metes and bounds description, recorded as the property of the same 
owner or entity for taxation purposes. 

- Parcel of Land Divided. A contiguous quantity of land recorded as the property of persons or 
entities, each of which is named in a single instrument conveying ownership thereof, and which 
has been separately conveyed from any adjoining quantity of land, whose boundaries are 
defined in the last recorded instrument of conveyance of such parcel which was recorded prior 
to June 14, 1999. Conveyance of Title, or contracts which provide for conveyance of title, to 
portions of existing parcels which are executed after June 14, 1999, shall be deemed to create 
new parcels, except when transferred as a boundary line adjustment. 

- Parent Parcel. The parcel of property from which a smaller parcel or parcels have been created, 
whether by deed, court decree, land division or subdivision. 

- Parking Space. Usable space within a public or private parking area or building exclusive of 
access drives, aisles or ramps for the storage of one passenger automobile or commercial 
vehicle. 

- Partly Shielded Luminaire. A luminaire with opaque top and translucent or perforated sides, 
designed to emit most light downward 

- Pasture. An area used for grazing domestic animals. 

- Planning Department or Department. The Planning Department of Teton County, Idaho. 

- Plat. The drawing, map or plan of a subdivision, cemetery, townsite or other tract of land, or a 
replatting of such, including certifications, descriptions and approvals. See also, Idaho Code §50- 
1301. 

- Primary Road. The road of which a property is addressed from. 

- Principal. Primary; A separate, complete structure that is the larger/largest of the structures. 

- Professional Engineer. An engineer registered to practice engineering in the State of Idaho. 

- Professional Surveyor. A surveyor registered to practice engineering in the State of Idaho. 

- Public Right-of-Way. Any land dedicated and open to the public and under the jurisdiction of a 
public highway agency, where the public highway agency has no obligation to construct or 
maintain said right-of-way for vehicular traffic. 
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- Public Utility. Any person or municipal department duly authorized to furnish to the public 
under public regulation. 

Q 

- No terms beginning with the letter Q are defined at this time. 

R 

- Recreation, Active. Activities, such as organized sports, golf, playground activities, and the use 
of motorized vehicles, which require extensive facilities or development or that have a 
considerable environmental impact on the recreational site. 

- Recreation, Passive. Outdoor recreational activities, that require a minimum of facilities or 
development and that have minimal environmental impact on the recreational site. 

- Recreational Vehicle (RV). A motor home, travel trailer, truck camper camping trailer, park 
model, or similar vehicle designed for recreation or emergency human habitation that is: 

o Built on a single chassis, 

o Designed to be self-propelled or permanently towed, and 

o Designed for use as temporary living quarters for recreational, camping, travel, or 
seasonal use. 

o Per Idaho Code §46-1021 

- Rezone. Process outlined in Chapter 4 for changing the zone district a property is found in. 

- Ridge. The crest, or apparent crest, of a hill or mountain or linear crests of part of a hill or 
mountain when viewed from the State Highways. 

- Ridgeline. An area including the crest of a hill or slope and a vertical, perpendicular distance in 
feet on either side of the crest within which development would break the skyline. 

- Right of Way. A strip of land established by prescriptive use, dedicated, deeded or reserved for 
use as a public way, which normally includes road, sidewalks and other public utilities or services 
areas. 

- Riparian Area. Areas contiguous to and affected by surface and subsurface hydrologic features 
of perennial or intermittent water bodies (rivers, streams, lakes, or drainage ways). Riparian 
areas generally have distinctly different vegetative species than adjacent areas, or similar 
species with more robust growth than adjacent areas. Riparian areas are often located between 
wetland and upland areas. Also, defined as the green, vegetated areas along the edge of water 
bodies like rivers, creeks, canals, lakes, springs, sloughs, potholes and wetlands. They are the 
transition zone between upland and aquatic ecosystems. Underlying saturated soil is a key 
feature in riparian areas. Idaho Code § 22-2402. 

- Riverine. Relating to, formed by, or resembling a river (including tributaries), stream, brook, etc. 

- Road. See Road, Private and Road, Public. 
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- Road, Private. A road within a subdivision plat that is not dedicated to the public and not a part 
of a public highway system. It is not maintained by a public agency. 

- Road, Public. A road, thoroughfare, alley, highway or bridge that is open for public use. It may 
or may not be maintained by a public agency. 

S 

- Sanitation Facilities. A toilet, or other permanent conveyance for sewage as approved by the 
District 7 Health Department. A detached privy, incinerating toilet, septic system, or other 
alternative approved system shall be considered part of the dwelling unit served. 

- Screening. Natural vegetation or a decorative structure that creates an opaque visual block or 
obscures an unattractive view from one side to the other throughout the year. Screening may 
consist of any combination of the following: 

o Fencing 

o Masonry or rock wall 

o Plants or natural vegetation 

o Earthen berm 

- Setback. A line demarcating that portion of a parcel of property which must remain open with 
no buildings or structures, and the buildable portion of the parcel. 

- Shade Tree. A tree that composes the top layer or canopy of vegetation and will generally reach 
a mature height of greater than fifty (50) feet. 

- Short Plat Land Division. A division or partition of land that creates up to four (4) parcels from 
any existing parcel that meets minimum parcel size requirements herein and that has not been 
previously platted. The resulting parcels are lots of record. 

- Single Legal Parcel of Land. All contiguous lands described in a single deed. Land that touches 
only at the corner point, is not contiguous. 

- Sign. Any combination of words, letters, numbers, images, or symbols, designed to attract the 
attention of, or communicate information to, the public, in regards to an activity, business, 
commodity, event, sale, or service. 

- Sign Face. That portion of the sign, excluding the supporting structure, where the words, letters, 
numbers, images, or symbols can be placed. 

- Site Plan. An illustration of a lot or parcel submitted in order to demonstrate the nature and 
extent of a proposed use or structure and compliance with the requirements of the LDC. See 
Section 5-1-6 for site plan requirements. 

- Special Use. A use that, because of special requirements or characteristics, may be allowed in a 
particular zoning district only after review by the County and granting a conditional use approval 
imposing conditions as necessary to make the use compatible with other uses permitted in the 
same zone or vicinity. 
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- Special Event. A temporary, one-time or infrequently occurring event for purposes such as 
education, meditation, spiritual renewal, meetings, conferences, seminars, craft fairs, carnivals, 
rodeos, weddings, races, parades, concerts and similar activities which may provide meals, 
services, and recreation for participants during the period of the retreat or program. Special 
events can be for or not for profit and occur on private or public property. 

- Start of Construction. This includes substantial improvement and means the date activity begins 
on the construction site. 

- Story. That portion of a building compromised between a floor and the floor or roof next above. 
The first floor of a two- or multi-story building shall be deemed the story that has no floor 
immediately below it that is designed for living quarters or for human occupancy. Those stories 
above the first floor shall be numbered consecutively. 

- Stream/Creek. A watercourse having a source and terminus, banks, and channel, through which 
waters flow at least periodically, and it usually empties into other streams, lakes or river, but it 
does not lose its character as a watercourse even though it may break up and disappear. 

- Structure. A combination of materials to form a construction for use, occupancy or 
ornamentation, whether installed on, above or below the surface of land or water. 

- Subdivider. Any legal entity who subdivides a parcel of land, may also be referred to as a 
developer. 

- Subdivision. Except as provided in section 4-1-10(A), a tract of land existing on the land records 
of the County that is divided into two (2) or more lots, parcels, or sites, through the platting 
process, for the purpose of sale or building development, whether immediate or future. 

- Subdivision Master Plan. A design document that shows all the future phases of a subdivision. A 
Master Plan does not create entitlements, those are created through the plat. It should identify 
future roads, lots, open space, parks, trails, public access points or any other public 
improvements to be made. 

- Survey. An official document developed by a licensed surveyor in the State of Idaho that 
identifies the ownership, quantity, location, boundaries and measurements of a parcel with the 
courses and distances clearly identified. A survey does not create rights or uses such as a plat. 

T 

- Temporary Use. See section 3-9-2. 

- Tiny Home. A dwelling to be used as permanent housing with permanent provisions for living, 
sleeping, eating, cooking, and sanitation built in accordance with International Building Code 
and does not have an interior habitable area greater than 1,000 square feet. 

- Tract. See “Lot/Parcel/Tract” 
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U 

- Undue Hardship. Special conditions depriving the applicant of rights commonly enjoyed by 
other property owners in the same district under the terms of this Code; not merely a matter of 
convenience or profit. 

- Utilities. Installations for conducting water, sewage, gas, electricity, television, storm water, 
telephone and similar facilities providing service to and used by the public. 

V 

- Variance. A modification of the requirements of this Code, as authorized by the Planning Act 
and as provided under Chapter 4. 

- Vehicular Parking. A space available for parking of motor vehicles, which conforms to the 
vehicular parking provisions in Chapter 5. 

- Vicinity Map. A map illustrating the general location and presence of clearly identifiable 
landmarks and features within one-half mile of the development site, including: existing land 
uses, future land use and zoning districts, locations of buildings on adjacent parcels, easements 
on adjacent parcels , public services, roads and road names, and utilities. Vicinity maps are not 
engineered or surveyed maps, but indicate the approximate location of the above features 
discovered after inquiry by the applicant of the appropriate County department, property 
owners, and other agencies. 

- Violation. The failure of a land use, operation, structure or other development to be fully 
compliant with any portion of this Code. 

W 

- Watercourse. A lake, river, creek, stream, wash, channel, or other topographic feature on or 
over which waters flow at least periodically. Watercourse includes specifically designated areas 
in which substantial flood damage may occur. 

- Wetlands. Those areas that are inundated or saturated by surface or ground water at a 
frequency and duration sufficient to support, and that under normal circumstances do support, 
a prevalence of vegetation typically adapted for life in saturated soil conditions. Wetlands 
generally include swamps, marshes, bogs, and similar areas. For the purpose of this Code, 
wetlands generally mean the areas identified as such on the National Wetlands Inventory Map 
(https://fwsprimary.wim.usgs.gov/wetlands/apps/wetlands-mapper/). 

- Wetland Delineation. The process of establishing the existence and physical limits of a wetland 
for the purposes of federal, state, and local regulations. The National Wetlands Inventory Map 
may be used as a resource for initial identification of a potential wetland. Final delineation shall 
be performed by a licensed professional. 

- Wind Turbine. An alternative energy device which converts wind energy to mechanical or 
electrical energy. A wind turbine may also be deemed a windmill. 

- Written decision. A final determination signed by the Administrator, PZC, or BoCC, or their 
designee, under the terms of the LDC, which must be accompanied by a reasoned statement 
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that explains the criteria and standards of the LDC considered relevant, the relevant contested 
facts relied upon, and the rationale for a final decision based on the applicable provisions of the 
LDC. Written decisions resulting in a denial or finding of violation must describe actions, if any, 
an applicant or owner may take to obtain a final decision of approval or finding of no violation. 

X 

- No terms beginning with the letter X are defined at this time. 

Y 

- Yard. Any open space located on the same lot with a building, unoccupied and unobstructed 
from the ground up, except for accessory buildings, or such uses as provided by this Code. The 
minimum depth or width of a yard shall consist of the horizontal distance between the lot line 
and the drip line of the main building. 

- Yard, Corner. On a corner, a yard lying between the side line of the lot parallel to the side road 
and the nearest line of the building and extending from the front yard to the rear yard. Corner 
yard width shall be measured at right angles to the side lines of the lot. 

- Yard, Front. A yard extending along the full width of a front lot line between side lot lines and 
from the front lot line to the front building line in depth. 

- Yard, Rear. A yard extending the full width of the lot and lying between the rear lot line and the 
nearest line of the building. Rear yard depth shall be measured at right angles to the rear line of 
the lot. 

- Yard, Side. A yard lying between the side line of the lot and the nearest line of the building and 
extending from the front yard to the rear yard. Side yard width shall be measured at right angles 
to the side lines of the lot. 

 

 
Z 

- Zone/Zoning District. A portion of the unincorporated area of the County shown on the official 
zoning map and associated with this Code, and given formal district designation. 
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