Planning Commission Staff Report
Matters from Staff Agenda item #1: PUD2016-0004 & AMD2016-0009

Meeting Date: December 12, 2016 Presenter: Hamilton Smith
Submitting Dept: Planning Subject: PUD Amendment & LDR Text Amendment
Applicant/Property Owner: SRSC Lots, LLC Agent: Jorgensen Associates, P.C.

REQUESTED ACTION

1) Approval of the 1% Amendment to the Amended and Restated Snake River Canyon Ranch Resort

2)

PUD-PR Master Plan (“Master Plan”) pursuant to Section 8.7.3, PUD Amendment, of the Teton
County Land Development Regulations (“LDRs”), in effect on October 19, 2015, for the addition of
Snake River Sporting Club Lot 1, which includes one (1) Development Unit, which is an additional
8,500 square feet of development area in Sub Area Il of the Resort, which will increase the total
Development Units in Sub Area Ill from 62 to 63 units, and will increase the maximum permitted
development square footage from 210,000 square feet to 218,500 square feet. This increase in Area
Il is offset by a commensurate decrease in Area Il.

If the PUD Amendment is approved, the Board will consider approval of a LDR Text Amendment,
pursuant to Section 8.7.1 of the LDRs, to update the language in Section 4.3.6, Snake River Canyon
Ranch of the LDRs to ensure consistency with the approved amendment to the PUD Resort Master
Plan and Zoning Map proposed as part of this application. The LDR Text Amendment will update the
existing Area Description and Size within Resort Character Subareas, Area Ill — Snake River Sporting
Club Lodging Area, to reflect the proposed addition of Lot 1 and development rights associated with
Lot 1. A draft of the applicant’s proposed LDR text is attached with Attachment 2 Application
Materials.

PROJECT DESCRIPTION

As stated in Sec. 2.3 D.1 of the Master Plan, “Lot 1 of the Snake River Sporting Club PUD is recognized as a logical
expansion of Sub Area lll and it is expected that Lot 1 of the Snake River Sporting Club will be included within
Sub Area Ill at some point in the future.” It is explicitly recognized within the Master Plan that transfer of
development units and associated floor area is permitted under the provisions of this Master Plan as a Major
Amendment pursuant to Sec. 1.5.B.1.

In accordance with Master Plan requirements specific to Sub Area lll, Sec. 2.3.D.1, transfer of development units
that includes the expansion of Sub Area Il to include Lot 1 of the Snake River Sporting Club into Sub Area Il of
the Resort shall be reviewed and approved as a Major Amendment to the Resort zone as discussed in Section
1.5.B.1 of the Master Plan.

SITE DESCRIPTION

Property Location: Lot 1, Snake River Sporting Club, located east of Highway 26/89 and the Snake

River, approximately 2.5 miles south of the Astoria bridge and four miles
southwest of Hoback Junction (Section 8, T38N, R116W).

Legal Description: LOT 1, SNAKE RIVER SPORTING CLUB

PIDN:

22-38-16-08-1-01-001

Property Size: 1.54 acres
Character District: District 8: River Bottom

PUD2016-0004 & AMD2016-0009 December 12, 2016
Organizational Excellence * Environmental Stewardship * Vibrant Community * Economic Sustainability



Subarea: 8.3: Canyon Corridor

Classification: Conservation
Zoning: Rural 3 (R3)
Overlay(s): Natural Resources Overlay (NRO), Scenic Resources Overlay (SRO)

APPLICABLE REGULATIONS (see Attachment 1)

Snake River Canyon Ranch Resort (SRCRR) Planned Unit Development Planned Resort (PUD-PR) Master Plan
Division 1.1.5.B.1, Administrative Procedures, Major Amendments (Complies)

Land Development Regulations (Effective 10/19/2015)

Division 8.7.3, Findings for Planned Unit Development (complies)

Division 4.3, Planned Resort Zones (complies as conditioned)

Division 8.7.1, Findings for Approval of an LDR Text Amendment (complies)
Division 8.7.2, Findings for Approval of Zoning Map Amendments (complies)

Vicinity Map:

BACKGROUND

The project area is located within an approximately 1,100-acre swath of land located south of Hoback Junction
and east of the Snake River, which spans two major developments—the Snake River Canyon Ranch Resort and
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the Snake River Sporting Club Planned Residential Development (PRD) and golf course. Although initially owned
and developed by the same entity, the two major developments were permitted and approved through separate
planning processes, and have since come under different ownership.

The Amended and Restated Snake River Canyon Ranch Resort PUD-PR Master Plan (signed July 13, 2016)
Approved by the Board of County Commissioners on September 17, 2015, the Planning Director signed and put
into force the Certification of Amendment and Complete Restatement of Entitlements, Standards and
Conditions for the Snake River Canyon Ranch Resort Planned Unit Development Planned Resort on July 13, 2016.
The purpose of the Snake River Canyon Ranch Resort - Planned Resort Zone is to provide for a mix of
recreational, retail, and service-oriented activities which have a high degree of self-containment and provides
economic and other benefits to the community. The Master Plan establishes the entitlements, standards and
conditions for the development and use of the Snake River Canyon Ranch Resort (the Resort).

All development shall comply with the Master Plan. Where the Master Plan is silent, all proposed resort
development will comply with Teton County LDRs effective October 19, 2015.

Snake River Canyon Ranch Resort (excerpted from the Master Plan)

The Snake River Canyon Ranch Resort (SRCRR) Planned Unit Development Planned Resort (PUD-PR) Master Plan
was originally approved by the Board of County Commissioners on July 6, 1999 (DEV1999-0016). Since the
original approval of the resort zone, the Snake River Canyon Ranch Resort ownership went through a number
of bankruptcies and ownership changes.

On September 17, 2015, the Board of County Commissioners approved an amendment to the SRCRR PUD-PR
(PUD2015-0002) and approved an accompanying LDR Text Amendment (AMD2015-0003) and Zoning Map
Amendment (ZMA2015-0002). These approvals included the removal of 101.7 acres of land within the SRCRR
PUD-PR, and rezoning this removed acreage as Park and Open Space. It also relocated 56 lodging units from
land removed from the SRCRR PUD-PR land to an 18.5 acre receiving area previously within the Snake River
Sporting Club Planned Residential Development. This 18.5 acre receiving area was subsequently rezoned PUD-
PR and became part of the SRCRR. As a result of this 2015 amendment, the Resort is comprised of three Planned
Resort Zone Sub Areas: Sub Area | - the 5.2 acre “Astoria Hot Spring Site”, Sub Area Il — the “Legacy Lots and
Resort Infrastructure”, and Sub Area I, the “Resort Lodging Core”.

In conjunction with the approval of the SRCRR PUD-PR amendment, the Board of County Commissioners
approved an overall Sketch Plan for the development of lands within the Resort (SKC2015-0001). This sketch
plan approval included approval of conceptual development plans for specific areas within the Planned Resort.
As a result, the thresholds for required submittal and approval of Physical Development Permits are specific to
the Resort and its Sub Areas and these Physical Development Permit threshold requirements are described
within this Master Plan Document.

Sub Area Ill — Resort Lodging Core
Sub Area lll of the Resort consists of 18.5 acres of land currently within the Snake River Sporting Club, comprised
of Lots 2-6, 47, 69 and 80. These lots represent the site of the majority of the resort development, other than
the facilities associated with the hot springs park amenity. A total of 62 lodging units are presently approved
within Area lll. The total units proposed include the following:
e 16 detached units originally approved as 3 lots in The River Homes and 13 lots in The Canyon Homes
proposed at 5,000 square feet each
e 40 attached units originally approved as condominium units within the resort lodge with a proposed
total size of 100,000 square feet
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e 6 detached units originally approved as five lots within the Snake River Sporting Club PRD, and the golf
course superintendent’s residence, totaling 35,000 square feet.

The explicit contemplation of expansion of Sub Area Ill to include Snake River Sporting Club Lot 1 is a component
of this approved Master Plan; however, the timing of the acquisition of Lot 1 by the applicant did not coincide
with the density transfer approved in 2015. As stated in Section 2.3. B Physical Development Standards of the
Master Plan:

Sub Area lll is entitled to contain 210,000 s.f. of development within at least 62, and up to 70 homes or
townhome sites, excluding future potential transfers from the Resort Sub Area Il and/or the inclusion
of Lot 1, Snake River Sporting Club PRD into Sub Area IIl of the Resort, that are available to rent short
term or for permanent residential use.

STAFF ANALYSIS: FINDINGS FOR APPROVAL OF A PUD AMENDMENT

The application has been evaluated against the findings pursuant to 8.7.3, Planned Unit Development (PUD):

1. Is consistent with the desired future character described for the site in the Jackson/Teton County
Comprehensive Plan.

Existing and Future Desired Characteristics

In the future, the functionality of this district’s wildlife habitat and habitat connections should be
maintained or enhanced. Wildlife permeability through the district should be improved, and efforts to
restore degraded habitat and preserve a network of crucial habitat will be emphasized. Non-development
conservation of open spaces should be the focus of future efforts, while respecting existing private property
rights. Development potential should be directed out of this district and into Complete Neighborhoods
whenever possible. Development that does occur should be clustered adjacent to existing development
and designed to protect wildlife habitat and wildlife movement corridors. Redevelopment efforts should
focus on improving the functionality of wildlife habitat and connections. Responsible public use of the
rivers and eco-tourism that maintains or enhances wildlife viability are desired. The levee system along the
Snake River provides an opportunity for residents and tourists to appreciate the ecosystem and engage in
public stewardship. Public and commercial access to the levee and rivers will be managed with an
emphasis on conservation of wildlife habitat and movement.

Complies. The subject properties are located adjacent to the Snake River and a part of a riparian corridor
that provides habitat and migration corridors for elk, moose, mule deer, trumpeter swans, and raptors
including the bald eagle. The existing entitlements associated with the Snake River Canyon Ranch Resort
were approved prior to adoption of the current Comprehensive Plan. The proposed inclusion of Lot 1
within the Resort does not negatively impact wildlife habitat connectivity or access to the river.

POLICY OBJECTIVES

e Policy 1.1.b: Protect wildlife from the impacts of development
Complies. Two separate Environmental Analyses (EA) were prepared at the time of the 2015 amendment
to the PUD to evaluate components of the current proposal. The area proposed for development is
adjacent to an existing golf course and the Sub Area lll lodging area. The 2015 EA review determined
compliance with this policy objective.

e Policy 1.1.c: Design for wildlife Permeability
Complies. The current proposal does not include any physical development; however, future residential
development will be bound by LDR Sec. 5.1.2 standards to insure wildlife permeability.

e Policy 1.1.h: Promote responsible use of public lands
Not applicable. The current proposal is located entirely on private lands.

e Policy 1.2.a: Buffer water bodies, wetlands, and riparian areas from development

PUD2016-0004 & AMD2016-0009 December 12, 2016
Organizational Excellence * Environmental Stewardship * Vibrant Community * Economic Sustainability




Complies. Lot 1 is not within any wetland and waterbody buffers.

¢ Policy 1.3.b: Maintain expansive hillside and foreground vistas

Complies. The proposed development is screened from view from the highway and the river. Lot 1
includes slopes in excess of 30%; however, there is no component to this application that includes a
proposal to develop on hillsides.

¢ Policy 1.4.a: Encourage non-development conservation of wildlife habitat

Complies. The approval of the Resort in 2015 included a requirement to remove 102 acres of land from
within the resort zone, to be rezoned Park and managed as a passive recreation area. Permanent
protection of this land is presently underway with the Jackson Hole Land Trust (Appendix 2). The Park
zoning district limits the uses and intensity of development, allowing the land to effectively serve as non-
development conservation of important wildlife habitat and movement corridors.

¢ Policy 1.4.c: Encourage rural development to include quality open space

Complies. The current proposal was dependent upon the rezoning of 102 acres of land within the resort
to Park zoning where it serves as open space. This rezoning was approved by the Board during the 2015
PUD-PR approval, and was memorialized on August 31, 2016. The land is presently in a passive recreation
park use, and per the recommendations of the EA will be managed to avoid impacts to wildlife and crucial
habitat.

¢Policy 3.1.b: Direct development toward suitable Complete Neighborhood subareas

Complies. The current proposal involves the inclusion of existing development rights with the R-3 Zone to
an existing resort area.

¢ Policy 3.1.c: Maintain rural character outside of Complete Neighborhoods

Complies. Sub Area lll of the Resort was approved dependent upon the reorganization of existing
development entitlements associated with an approved resort master plan. This decreased the overall
intensity of use and removed over 100 acres from the resort, reserving those acres as part of a public park
to protect open space and wildlife habitat. The currently proposed development is located away from the
Snake River and adjacent to existing residential and golf course uses. The proposal will not alter or
diminish the existing rural character of the area.

¢ Policy 6.1.b: Promote eco-tourism

Complies. The PUD amendments and Sketch Plan approved in September of 2015 have led ongoing
development of a park at Astoria Hot Springs which will serve as the primary resort amenity and will be
open to the public year-round, creating opportunities for recreation during the shoulder and winter
seasons. In addition to hot spring soaking pools, the park will include opportunities for passive recreation
along the Snake River corridor. Approval of the proposal to include Lot 1 as part of the Resort will
minimally expand the opportunity for one additional short-term rental in the Resort, which will contribute
to eco-tourism.

The findings for the applicable PUD option found in Article 4.

Section 4.3.1.D, All Planned Resort Zones—Findings for Approval

1. Consistency with the Comprehensive Plan. The Planned Resort master plan is consistent with the
goals and objectives of the Jackson/Teton County Comprehensive Plan.

Complies. See the discussion Findings for Approval of a PUD Amendment, above.

2. Consistency with Purpose and Intent. The Planned Resort master plan is substantially consistent with
the purpose and intent of this Section, as set forth in 4.3.1.A;

1. Encourage recreational activities that rely on indigenous natural attributes of the area, contribute
to the community’s character and economy and have a long-standing, beneficial role in the
community; and

Not applicable. The purpose of the proposed amendment does not impact the recreational activities

associated with the existing resort.
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2. Provide flexibility for planning and developing recreational resort facilities in a creative, efficient
and coordinated manner in order to provide quality visitor experiences; and

Complies. The proposed amendment allows flexibility for developing the resort that would permit

additional residential or short-term rental options in close proximity to the existing amenities to

enhance the visitor experience.

3. Create a process in which Teton County and the Town of Jackson collaborate with landowners in
planning and designing resort master plans that meet community goals and respond to the unique
circumstances of the resort area; and

Complies. The proposed amendment process includes collaboration with the Town of Jackson. As

required, this amendment will be taken before the Town Planning Commission on December 7, 2016

and the Town Council on December 19, 2016 for review.

4. Permit resort development that contributes to expanding the winter and shoulder economic
seasons; and

Complies. The year-round operation of the resort amenity will help attract tourists and visitors to

support the local economy during winter and shoulder seasons. The proposed amendment will

provide additional capacity during the winter and the shoulder economic seasons.

5. Ensure that resort plans incorporate a mix of land uses, promote alternative modes of
transportation, and provide a pedestrian-oriented community in order to alleviate traffic-related
impacts; and

Not Applicable. The proposed amendment includes the addition of a single residential or short-term
rental units along the northern perimeter of the existing Resort Sub Area Ill. The overall Resort
includes pathways for resident circulation that are accessible from Lot 1, yet the overall Resort layout
remains unchanged.
6. Ensure resort plans are consistent with the Comprehensive Plan, and therefore, are beneficial to the
community; and
Complies. As described in the Relationship to Character District section above, the current
amendment proposals are consistent with the Comprehensive Plan goals for Character District 8: River
Bottom and the Canyon Corridor subarea, as well as with other generally applicable Comprehensive
Plan policies.
7. Enable long-range planning for infrastructure, capital facilities, and community land use patterns by
establishing a level of predictability in the maximum potential size and character of each resort area;
and
Not applicable. No new development is proposed that was not already contemplated during the
preparation of the current Master Plan.
8. Ensure a balance is maintained between tourism and community that promotes social diversity but
does not cause undesired shifts away from rural, western community character; and
Complies. The proposed amendment will help protect the existing rural character of the Canyon
Corridor subarea by following the original intent of the PUD by maintaining the density and intensity
of resort development and use away from the river’s edge and locating it adjacent to existing golf
course and residential development.
9. Produce resort plans that make significant contributions toward protecting attributes of the
community that are considered critical to the community's long-term health, welfare, and well-being.
Complies. Protection of the community’s unique ecosystem, including critical wildlife habitats and
scenic resources, is identified as one of the primary goals in the Comprehensive Plan. These resources
contribute to the quality of life in this community for local residents as well as to the sustainability of
the area’s tourism-based economy. The proposed amendment to the resort master plan will better
protect sensitive natural and scenic resources by locating development in an environmentally
appropriate location, and clustering development.
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3. Affordable and Employee Housing. The Planned Resort master plan ensures a supply of affordable
and employee housing that is in accordance with the requirements for housing created by
development within the Planned Resort.

Complies as Conditioned. A one percent real estate transfer fee agreement was specifically approved by
the Board of County Commissioners on July 19, 2005 for the purposes of fulfilling the affordable housing
at Snake River Sporting Club, which is not part of the resort and was approved separately. The approved
agreement lays out a specific fee-in-lieu amount to offset affordable housing requirements for the
southern end of the development (SRSC) but includes no mention of the resort parcels in either the fee
agreement or the legal description of parcels to which it applies. The original developer recorded a single
set of CC&Rs for both SRSC and the Snake River Canyon Ranch Resort. This action had the effect of making
the Snake River Sporting Club lots, of which Lot 1 is included, subject to a real estate transfer fee to meet
the affordable and employee housing obligations associated with the resort. Per the CC&Rs and language
placed in the deed for Lot 1, the transfer fee has been paid to the Teton County Treasurer, and ultimately
dispersed pursuant to the terms of the affordable housing agreement in place for SRSC.

Presently, as a result of the 2015 PUD amendment process, properties within SRCRR - Sub Area Il are
subject to the Employee Housing Agreement, effective August 30, 2016. The Employee Housing Transfer
Fee Agreement and Restrictive Covenant between Teton County, Wyoming, and CYGNUS, SRSC, LLC, shall
require a 1% transfer fee in perpetuity on each and every transfer, sale, or resale of all properties, lots, or
units in Sub Area Il of the Astoria/Snake River Canyon Ranch Resort Project in accord with and satisfaction
of Condition No. 3 of PUD2015-0002. Furthermore, the Master Plan binds all properties within Sub Area
lll to this employee housing agreement, pursuant to Sec. 2.3.D.3 Affordable and Employee Housing
Standards. The Agreement is recorded in the land records of the Office of the Teton County Clerk. As the
result of this application, Lot 1 will be bound to the Resort Employee Housing Agreement, and therefore
as a Condition of this approval, the Employee Housing Transfer Fee Agreement and Restrictive Covenant
shall be amended to include Snake River Sporting Club Lot 1 as among the certain real property located
in Teton County, Wyoming, referred to as Sub Area Ill of The Amended Snake River Canyon Ranch Resort,
Planned Unit Development Planned Resort. The amended Employee Housing Transfer Fee Agreement and
Restrictive Convent shall also be updated within the Snake River Sporting Club Community Master
Declaration of Covenants, Conditions and Restrictions prior. The Employee Housing Transfer Fee
Agreement shall be updated prior to application for any Use, Physical Development, or Development
Option permit tied to Snake River Sporting Club Lot 1.

4. Design Guidelines. The Planned Resort master plan contains design guidelines that:

a. Establish standards for buildings, spaces, signs, and lighting within the Planned Resort;

b. Promote the design concepts set forth in F.7.; and

c. Establish a method for consistent implementation of the guidelines.
Complies. The amendment does not include any changes to the design guidelines outlined in the existing
Master Plan.

5. Transportation Element. The Planned Resort master plan contains a traffic impact analysis and
transportation demand management plan that:
a. Promote multimodal forms of transportation that are consistent with the transportation goals
of the Jackson/Teton County Comprehensive Plan;
b. Manage the generation of resort related traffic to avoid undermining community character and
endangering the public health, safety, and welfare; and
c. Identify an equitable cost sharing plan for transportation facilities and services.
Complies. The existing Master Plan, with Transportation Infrastructure Requirements and Standards, was
based on Sub Area lll including up to 70 residential or short-term lodging units. The expansion to include

PUD2016-0004 & AMD2016-0009 December 12, 2016
Organizational Excellence * Environmental Stewardship * Vibrant Community * Economic Sustainability



Lot 1 of the Snake River Sporting Club would not require the development of any new transportation
infrastructure.

6. Capital Improvements Plan. The Planned Resort master plan contains a capital improvements plan that
ensures infrastructure and essential services will be provided in an efficient and timely manner to
accommodate projected resort demands.

Complies. Capital Improvements are addressed in the existing Master Plan through the formation of an
Improvement Service District (ISD). The applicant is responsible for the establishment of an Improvement
Service District (ISD) encompassing the properties within the Resort and SRSC as well as landowners who
access their property via the bridge but are not part of either major development. The ISD would be
charged with collecting and reporting monthly traffic data, maintaining and operating the bridge, and
establishing a long-term capital plan for eventual upgrade or replacement of essential infrastructure when
necessary.

7. Land Use Element. The Planned Resort master plan promotes land uses that support and maintain the
character of the resort as specified in Sec. 4.3.2 —Sec. 4.3.7.

Complies. Complies with approval of the proposed LDR Text Amendment. The existing master plan creates
a specific area of the resort that allows for park and park support uses and facilities to ensure provision
of recreation oriented toward the Astoria Hot Springs. The proposed density and intensity of lodging in
Sub Area lll is consistent with the resort character, as amended, and the location for the majority of the
density and intensity is designed to achieve the character goals of highlighting natural features of the site
and protecting habitat and environmentally sensitive areas.

8. Phasing Plan. The Planned Resort master plan contains a phasing plan that ensures:
a. Development of the resort, its amenities, and public facilities necessary to serve the resort, occur in
logical sequence; and
b. An adequate monitoring program is established for determining accomplishment of proposed
remedies and mitigation measures for projected impacts on the community.
Complies. The Amended and Restated Snake River Canyon Ranch Resort PUD-PR Master Plan (2016;
Master Plan) approved September 17, 2015, includes phasing requirements (Sec 1.1.C.3).

9. Character Element. The Planned Resort master plan ensures the resort’s development will be in
keeping with the community’s character and the planned character for the vicinity of the resort.
Complies. The plan is consistent with the desired future character of Subarea 8.3: Canyon Corridor, as
established in the Comprehensive Plan and discussed in more detail above. The proposed plan is also

consistent with the established character for the resort.

3. The applicable findings for the amendment of an existing PUD or other special project found in 8.2.13.D
Not Applicable. The findings of 8.2.13.D. invoke the Article 4 findings for the applicable PUD option, which
are made under item #2 of this section, The findings for the applicable PUD option found in Article 4.,
immediately above.

4. The findings of Sec. 8.7.1, FINDINGS FOR APPROVAL OF AN LDR TEXT AMENDMENT; and

The applicant’s request to amend the Amended and Restated Canyon Ranch Resort Master Plan requires
an amendment to the Teton County LDRs for consistency. Certain standards are contained within both
the Master Plan and the LDRs and when one is amended, so must the other. In this instance, pursuant to
Section 8.7.1, LDR Text Amendment of the LDRs, the advisability of amending the text of these LDRs is a
matter committed to the legislative discretion of the Board of County Commissioners and is not controlled
by any one factor. In deciding to adopt or deny a proposed LDR text amendment the Board of County
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Commissioners shall consider factors including, but not limited to, the extent to which the proposed
amendment:

1. Is consistent with the purposes and organization of the LDRs.

Complies. The purposes of the LDRs are enumerated in Division 1.3, and are generally to implement
the Comprehensive Plan and to promote the health, safety, and general welfare of the present and
future inhabitants of the community. The proposed amendment will update Section 4.3.6. of the LDRs
to ensure the character description for the Snake River Canyon Ranch Resort reflects proposed
amendments to the resort master plan. Staff’'s recommended changes to the LDR text are consistent
with the purposes and organization of the LDRs. See the “Findings for Approval of a PUD Amendment”
section above for a discussion of how this amendment complies with the Comprehensive Plan.

2. Improves the consistency of the LDRs with other provisions of the LDRs.

Complies. The proposed amendment to Section 4.3.6 of the LDRs will improve the consistency of the
Section with other LDR provisions by establishing a clear description within Sec. 4.3.6.D Resort
Character Subareas of Area Ill — Snake River Sporting Club Lodging Area, to include updates to the
Area Description and Size.

3. Provides flexibility for landowners within standards that clearly define desired character.
Complies. The proposed amendment does not impact the standards that define desired character.
Adding a single residential/short-term lodging development unit to Sub Area Il is consistent with the
desired character of the resort, and maintains the flexibility that this offers landowners within the
Lodging Area of the Resort.

4, Is necessary to address changing conditions, public necessity, and/or state or federal
legislation.

Not applicable. The proposed amendment is not specifically addressing changing conditions, public
necessity, or other regulations.

5. Improves implementation of the Comprehensive Plan.
Complies. Please refer to the “Findings for Approval of a PUD Amendment” section of this report.
6. Is consistent with other adopted County Resolutions.

Complies. The proposal will comply with all adopted resolutions of the County.

5. The findings of Sec. 8.7.2., FINDINGS FOR APPROVAL OF ZONING MAP AMENDMENTS
Pursuant to Section 8.7.2, Zoning Map Amendment of the LDRs, the official zoning map amendment
application has been evaluated against the findings below. The proposed Zoning Map Amendment is
required to establish the PUD amendment proposal, in which 1.54 acres will be rezoned to the PUD-PR
Zoning District.

1. Is consistent with the purposes and organization of the LDRs.
Complies. See Findings for Approval Of An LDR Text Amendment, above.
2. Improves implementation of the desired future character defined in the lllustration of Our

Vision chapter of the Comprehensive Plan.

Complies. Please refer to the “Findings for Approval of a PUD Amendment” section of this report.
3. Is necessary to address changing conditions, public necessity, and/or state or federal
legislation.

Not applicable. The proposed amendment is not specifically addressing changing conditions, public
necessity, or other regulations.

4, Is consistent with other adopted County Resolutions.

Complies. The proposal will comply with all adopted resolutions of the County.

PUD2016-0004 & AMD2016-0009 December 12, 2016
Organizational Excellence * Environmental Stewardship * Vibrant Community * Economic Sustainability



PLAN REVIEW COMMITTEE REVIEWS

Given that this application formalizes an action that was outlined in the existing Master Plan, the plan review
process for Master Plan approval was considered appropriate for the review and comment process on
expanding Sub Area Il to include SRSC Lot 1. There were no plan review comments specific to Sub Area lll
expansion during the PUD amendment process.

PUBLIC COMMENTS
Neighbor notifications were mailed on November 10, 2016 to all property owners within 800 feet of the subject
property. As of the writing of this staff report, there were no comments received.

ATTACHMENTS
1. Applicable LDRs and provisions of Master Plan
2. PUD2016-0004 Application Materials, which includes proposed Master Plan Amendments
3. AMD2016-0009 Application Materials, which includes proposed LDR Text Amendments

LEGAL REVIEW
Weisman.

RECOMMENDATION

The Planning Director recommends APPROVAL of the PUD Amendment PUD2016-0004 for the addition of Snake
River Sporting Club Lot 1, its one Development Unit, including 8,500 s.f. into Sub Area lll of the Resort pursuant
to Section 8.7.3 of the Teton County Land Development Regulations (effective 10/19/2015) with one condition,
finding that the application meets all applicable standards set forth in Snake River Canyon Ranch Resort Master
Plan, dated July 13, 2016, and the October 19, 2015 Teton County Land Development Regulations and
Jackson/Teton County Comprehensive Plan.

1. Prior to approval of any Use, Physical Development, or Development Option permit for Snake
River Sporting Club Lot 1, the Employee Housing Transfer Fee Agreement and Restrictive Covenant
between Teton County, Wyoming and CYGNUS, SRSC, LLC shall be amended and approved by the Teton
County Board of County Commissioners consistent with the expansion of Snake River Canyon Ranch
PUD-PR Sub Area Il to include Lot 1 and recorded thereafter in the land records of the Office of the
County Clerk.

The Planning Director recommends APPROVAL of the LDR Text Amendment AMD2016-0009 to update the
language in Section 4.3.6, Snake River Canyon Ranch of the LDRs in order to ensure consistency with the
proposed changes to the PUD Resort Master Plan and Zoning Map proposed as part of this application pursuant
to Section 8.7.3 of the Teton County Land Development Regulations with no conditions, given that the
application meets all applicable standards set forth in the October 19, 2015 Teton County Land Development
Regulations and the Jackson/Teton County Comprehensive Plan.

SUGGESTED MOTION

1.) Move to APPROVE PUD Amendment PUD2016-0003 for the addition of Snake River Sporting Club
Lot 1, its one Development Unit, and 8,500 sf into Sub Area Il of the Resort, based upon finding that
the application meets all applicable standards set forth in the Snake River Canyon Ranch Resort
Master Plan and the October 19, 2015 Teton County Land Development Regulations and
Comprehensive Plan, with the following condition.
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1. Prior to approval of any Use, Physical Development, or Development Option permit for Snake
River Sporting Club Lot 1, the Employee Housing Transfer Fee Agreement and Restrictive
Covenant between Teton County, Wyoming and CYGNUS, SRSC, LLC shall be amended and
approved by the Teton County Board of County Commissioners consistent with the expansion
of Snake River Canyon Ranch PUD-PR Sub Area Il to include Lot 1 and recorded thereafter in
the land records of the Office of the County Clerk.

2.) Move to APPROVE LDR Text Amendment AMD2016-0009 to update the language in Section 4.3.6,
Snake River Canyon Ranch of the LDRs in order to ensure consistency with the proposed changes to
the PUD Resort Master Plan and Zoning Map proposed as part of this application based upon finding
that the application meets all applicable standards set forth in the October 19, 2015 Teton County
Land Development Regulations and Comprehensive Plan, as outlined in the Staff Report, with no
conditions.
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ATTACHMENT 1 APPLICABLE REGULATIONS

RELATIONSHIP TO THE AMENDED AND RESTATED SNAKE RIVER CANYON RANCH RESORT (SRCRR) PLANNED
UNIT DEVELOPMENT PLANNED RESORT (PUD-PR) MASTER PLAN

According to the Snake River Canyon Ranch Resort (SRCRR) Planned Unit Development Planned Resort (PUD-
PR) Master Plan, Major Amendments “...shall be reviewed and acted upon pursuant to the procedures set forth
in Section 8.2.13.D of the LDRs dated October 19, 2015. The amendment shall be subject to all applicable
standards of the LDRs dated October 19, 2015.”

RELATIONSHIP TO THE APPLICABLE LAND DEVELOPMENT REGULATIONS

This application is being reviewed under the LDRs in effect October 19, 2015.

Division 4.3., Planned Resort Zones

Complies. The planned resort zones provide for and guide the creation or continuation of planned development
configured around a major recreational activity. The Standards of the Planned Resort Zone were evaluated and
confirmed through the SRCRR review and approval process, specifically the PUD2016-0003 application.

Section 4.3.1.A, Purpose and Intent

1. Encourage recreational activities that rely on indigenous natural attributes of the area, contribute to the
community’s character and economy and have had a long-standing, beneficial role in the community; and
Not applicable. The purpose of the proposed amendment does not impact the recreational activities
associated with the existing resort.

2. Provide flexibility for planning and developing recreational resort facilities in a creative, efficient and
coordinated manner in order to provide quality visitor experiences; and
Complies. The proposed amendment allows flexibility for developing the resort that would permit
additional residential or short-term rental options in close proximity to the existing amenities to enhance
the visitor experience.

3. Create a process in which Teton County and the Town of Jackson collaborate with landowners in planning
and designing resort master plans that meet community goals and respond to the unique circumstances
of the resort area; and
Complies. The proposed amendment process includes collaboration with the Town of Jackson. As
required, this amendment will be taken before the Town Planning Commission on December 7, 2016 and
the Town Council on December 19, 2016 for review.

4. Permitresort development that contributes to expanding the winter and shoulder economic seasons; and
Complies. The year-round operation of the resort amenity will help attract tourists and visitors to support
the local economy during winter and shoulder seasons. The proposed amendment will provide additional
capacity during the winter and the shoulder economic seasons.

5. Ensure that resort plans incorporate a mix of land uses, promote alternative modes of transportation, and
provide a pedestrian-oriented community in order to alleviate traffic-related impacts; and
Not Applicable. The proposed amendment includes the addition of a single residential or short-term
rental unit along the northern perimeter of the existing Resort Sub Area Ill. The overall Resort includes
pathways for resident circulation that are accessible from Lot 1, yet the overall Resort layout remains
unchanged.

6. Ensure resort plans are consistent with the Comprehensive Plan, and therefore, are beneficial to the
community; and
Complies. As described in the Findings for Approval of a PUD Amendment section above, the current
amendment proposals are consistent with the Comprehensive Plan goals for Character District 8: River
Bottom and the Canyon Corridor subarea, as well as with other generally applicable Comprehensive Plan
policies.
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7. Enable long-range planning for infrastructure, capital facilities, and community land use patterns by
establishing a level of predictability in the maximum potential size and character of each resort area; and
Not applicable. No new development is proposed that was not already contemplated during the
preparation of the existing Master Plan.

8. Ensure a balance is maintained between tourism and community that promotes social diversity but does
not cause undesired shifts away from rural, western community character; and
Complies. The proposed amendment will help protect the existing rural character of the Canyon Corridor
subarea by following the original intent of the PUD by maintaining the density and intensity of resort
development and use away from the river’s edge and locating it adjacent to existing golf course and
residential/short-term lodging development.

9. Produce resort plans that make significant contributions toward protecting attributes of the community
that are considered critical to the community's long-term health, welfare, and well-being.
Complies. Protection of the community’s unique ecosystem, including critical wildlife habitats and scenic
resources, is identified as one of the primary goals in the Comprehensive Plan. These resources contribute
to the quality of life in this community for local residents as well as to the sustainability of the area’s
tourism-based economy. The proposed amendment to the resort master plan will have little to no impact
on protection of sensitive natural and scenic resources by allowing one lot to be considered part of the
Resort.

Section 4.3.1.B, All Planned Resort Zones—Applicability
Section 4.3.1.B. identifies the lands eligible for Planned Resort (PR) zoning, with the intent that a limited
number of PR zones be created and only in locations that are consistent with the Comprehensive Plan.
Snake River Canyon Ranch is identified as an eligible zone, encompassing the property described in
Section 4.3.6 that are currently zoned PUD-PR. This description does not include the lot within the Snake
River Sporting Club that is designated to receive the relocated resort development.
Complies with approval of the proposed LDR Text Amendment.

Section 4.3.1.E.5, Joint Review by Town and County
Complies. As required, this amendment was heard by the Town Planning Commission on December 12, 2016
and will be heard by the Town Council on December 19, 2016 for their review and recommendation.

Section 4.3.1.E.4, Recordation

Complies as conditioned. This Subsection requires that all approved amendments to the Master Plan Standards
and Conditions be recorded in the Teton County, Wyoming Clerk’s Office (see Condition #1). The Land
Development Regulations will be amended concurrently to reflect the changes if they are approved by the
Board.

Section 4.3.1.F, Standards Applying to All Planned Resorts
The following standards are applicable to the request for the addition of Snake River Sporting Club Lot 1,
its one Development Unit, and 8,500 sf into Sub Area Il of the Snake River Canyon Ranch Resort:

1. Consistency with the Comprehensive Plan.
Complies. See Findings for Approval of a PUD Amendment section of this staff report.
2. Compliance with Land Development Regulations.

Complies. As discussed in this staff report, the proposed amendment to the Snake River Canyon Ranch
PUD Resort Master Plan is consistent with the LDRs with the approval of the LDR Text Amendment as
proposed.

3.Statement of purpose. The Planned Resort master plan shall have a Statement of Purpose which
describes the applicant's rationale for resort expansion and the design theme of the resort development.
Not applicable. The addition of Lot 1 was considered during the 2015 approval.
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4.Master Site Plan.
Complies. The master plan amendment application contains a site plan that adequately defines the
proposed amendment to Sub Area Il of the resort.
5.Dimensional Limitation Plan.
Not applicable. There is no change from the 2015 approval.
6. Housing element. The Master Plan shall have a housing element to ensure a supply of
affordable and employee housing that is commensurate to the demand for housing created by the
development.
Complies as Conditioned. Properties within Sub Area lll are subject to the Employee Housing Agreement,
effective August 30, 2016. The Employee Housing Transfer Fee Agreement and Restrictive Covenant
between Teton County, Wyoming, and CYGNUS, SRSC, LLC, shall require a 1% transfer fee in perpetuity
on each and every transfer, sale, or resale of all properties, lots, or units in Sub Area Il of the Astoria/Snake
River Canyon Ranch Resort Project in accord with and satisfaction of Condition No. 3 of PUD2015-0002.
The Agreement is recorded in the land records of the Office of the Teton County Clerk. See additional
discussion above under Section 4.3.1.D, All Planned Resort Zones—Findings for Approval.

7. Design Element.
Not applicable. There is no change from the 2015 approval.
8.Transportation element. The Planned Resort Master Plan shall have a transportation element to ensure
that resort development does not produce an amount of vehicular traffic that undermines the
community’s character, and endangers the public health, safety and welfare. The Master Plan shall
provide an optimum mix of automobile, transit and pathway facilities within the resort, encourage
coordination of all resort transportation facilities with the County-wide transportation system, promote
design and management which encourages shifts from single-occupancy vehicle trips to multi-occupancy
trips, or other transportation modes, and provide equitable cost sharing for facilities and services.
Complies. There is no change from the 2015 approval.
9.Capital improvements element.
Not applicable. There is no change from the 2015 approval.

10. Land use element. Land uses shall be consistent with both the applicant’s design theme and
the character objectives for the resort.
a. Permitted uses include:

(1) Residential uses.
(2) Uses necessary for operation of the resort's primary recreational activity (ski area, hot
springs) shall be permitted
(3) Nonresidential uses that provide for the basic needs of the resort’s lodging guests, day
visitors, employees and vicinity residents shall be permitted.
(4) Regional-serving commercial uses which rely upon vehicle trips from a community-wide

market area rather than the Planned Resort vicinity shall be prohibited, unless they are
determined by the Board of County Commissioners to be resort-related amenities, such as
restaurants.
(5) Commercial amusement activities that are detrimental to the outdoor, natural resource
character of Teton County shall be prohibited.
Complies. The proposed amendment will increase the residential and short-term lodging units by one
development unit, which will continue to allow residential uses to continue, as well as allow short-term
rentals, which provides for the basic needs of the resort’s lodging guests. Permitting both uses may
increase the likelihood of units being occupied. No other uses are proposed to change at this time.

b. Amount and type of development shall be consistent with:
(1) The character objectives for the resort area
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(2) The overall amount of development that can be permitted while preserving community
character, as reflected in the Comprehensive Plan.

3) The amount of infrastructure capacity that can be provided while maintaining
consistency with community character goals.
(4) Providing a level of self-sufficiency within the resort, such that vehicle trips ending

outside the resort are minimized.
Complies. See the Findings for Approval of a PUD Amendment section of this Staff Report.
11. Phasing element.
Not applicable. There is no change from the 2015 approval.
12. Community services element (optional).
Not applicable. There is no change from the 2015 approval.
13. Character Element. Each Planned Resort master plan shall have a character element to ensure
that resort development is in keeping with the community’s character and the planned character for the
vicinity in which the resort development is located.
Complies. The character description for the Snake River Canyon Ranch Resort is established in Section
4.3.6 of the LDRs. The existing Master Plan contemplates up to 70 development units, of which SRSC Lot
1 was specifically identified as a logical area for future expansion of Sub Area Il of the resort.

Section 4.3.1.G, Increased Density Limited to Affordable or Employee Housing

Complies. The existing Master Plan approved in July of 2016 specifically identifies the future expansion to
include SRSC Lot 1 as among the allowable approved development density, and therefore the application does
not constitute an increase in allowed density. The current density threshold for Sub Area Ill under the existing
Master Plan is 70 residential or short-term lodging units. At this time there are fewer than 40 permitted
Development Units within Sub Area Il
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ATTACHMENT 2 PUD2016-0004 APPLICATION MATERIALS
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or specific text language is not required, but is helpful in review.
Neighborhood Meeting Summary (optional). If a neighborhood meeting is held, the applicant may submit a summary of
comments or questions received and the applicant’s response.
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Amended Map of Sub Area Il located on Page 28 of the Master Plan
indicating the incorporation of Lot 1 into Sub Area llI

Area lll - Snake River
Canyon Ranch Resort

Figure 4: Map of Sub Area Ill



Teton County Planning and Development Department

P.O. Box 1727, Jackson, Wyoming 83001 TETON COUNTY

Telephone: 307-733-3959
Facsimile: 307-733-4451
E-mail: planning@tetonwyo.org

Memo

To: Jeff Heilbrun, Snake River Sporting Club
Brendan Schulte, Jorgensen Associates

From: Hamilton Smith, Senior Planner
cC: Christopher Swan, Cygnus Capital
Date: August 26, 2016

Re: Pre-Application Conference for Master Plan Amendment to Incorporate Lot 1 Snake River
Sporting Club PRD into Sub Area I, Snake River Canyon Ranch Resort

Jeff and Brendan,

Thank you for meeting today for pre-application conference PAP2016-0088, to discuss the incorporation
of Lot 1 of the Snake River Sporting Club PRD {Plat No. 1165) into Sub Area Ill of the Snake River Canyon
Ranch Resort Master Plan (SRCRR MP). The proposal will be reviewed under the Snake River Canyon Ranch
Resort Master Plan. The subject lot will be moved from the R-3 zone to Resort land zoned Planned Unit
Development—Planned Resort (PUD-PR). Please note that the Findings discussed in our pre-application
conference remain the same; however, given that the Amended and Restated Master Plan indicates the
following, “Transfer of Development Units ... that includes the expansion of Sub Area Ill to include Lot 1
of the Snake River Sporting Club (Lot 1) into Sub Area Ill of the Resort shall be reviewed and approved as
a Major Amendment to the Resorts zone”. This being the case, as described below, a Major Amendment
will need to go through a public hearing process. Pursuant to Section 1.5.B.1 of the Master Plan, “The
Major Amendment shall be reviewed and acted upon pursuant to the procedures set forth in Section
8.2.13.D of the LDRs dated October 19, 2015. The amendment shall be subject to all applicable standards
of the LDRs dated October 19, 2015.”

Summary of Proposal

The application requests an amendment to the SRCRR MP to incorporate Lot 1 of the Snake River Sporting
Club into Sub Area (Il of the Resort. As a result, Lot 1, its one Development Unit, and 8,500 sq ft will be
incorporated into Sub Area IIl. This will increase the total Development Units in Sub Area Il from 62 to 63
units, and will increase the square footage from 210,000 sq ft to 218,500 sq ft.

Applicable Master Plan Standards/LDRs: Master Plan Division 2.3, Standards Applicable to Sub Area Ill -
Resort Lodging Core, identifies the future transfer of Lot 1 as a logical expansion of Sub Area Ill. The
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X Response to Submittal Checklist. All applications require response to
applicable review standards. For applications where a pre-application
conference is required, applicable standards are identified below. If a pre-
application conference is optional, see the submittal checklist for the
relevant application type, established in the Administrative Manual.

X Title Report. A title report, title certificate or record document guarantee
prepared within the last six months that includes evidence of ownership
and all encumbrances on the subject property. Copies of the documents
referenced in the report should not be submitted unless requested by the
planner during review.

X Narrative description of the proposed development. Briefly describe the
existing condition of the property and the proposed use, physical
development, subdivision or development option for which you are
seeking approval.

X Findings for approval. Include in your narrative a response to the findings
for approval found in LDR Sec. 8.2.13.D. Please note that this tiers back to
Sec. 8.7.3., and Article 4; the findings of Sec. 8.7.1; and the findings of Sec.
8.7.2.

Proposed Development Program. Please use the template established in
the Administrative Manual.

X Site Plan. Please see the list of minimum standards for a site plan,
established in the Administrative Manual.

n/a Floor Plans. Include floor plans for any existing buildings that will be
occupied by a proposed use. If changes to existing buildings are proposed,
indicate those on the floor plans.

n/a Neighborhood Meeting Summary. See Section 8.2.3 for Neighborhood Optional
Meeting requirements.

ARTICLES 2 (COMPLETE NEIGHBORHOODS), 3 (RURAL AREA ZONES), and 4 (SPECIAL PURPOSE ZONES).

Applicable Zone: Snake River Canyon Ranch Resort Area 3

Applicable LDR Section:  Sec. 8.2.13.D. (see Findings of Approval above)

SUBSECTION B, PHYSICAL DEVELOPMENT. Please provide the following information for the applicable zone.
Required, If Checked.
If not checked, this requirement is not applicable to your application.
Requirement Notes
Structure Location and Mass
Maximum Scale of Development
Building Design
Site Development
Landscaping (see Div. 5.5 for more information)

Fencing (see Sec. 5.1.2 for more information)
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SUBSECTION D, DEVELOPMENT OPTIONS. Please provide the following information for the applicable zone.
Required, If Checked.
If not checked, this requirement is not applicable to your application.

Requirement Notes

Allowed Subdivision and Development Options (see Div. 7.1 and 7.2 for
more information)

Residential Subdivision Requirements (see Div. 7.4 and 7.5 for more
information)

e Affordable Housing
e School and Parks Exactions

Infrastructure (see Div. 7.6 and 7.7 for more information)

e Transportation Facilities
e Required Utilities

OTHER APPLICABLE LDR STANDARDS.
Required, If Checked.
If not checked, this requirement is not applicable to your application.
Requirement Notes:

Division 1.9, Nonconformities
1.9.2 Nonconforming Physical Development
1.9.3 Nonconforming Uses
1.9.4 Nonconforming Development Options and Subdivisions
1.9.5 Nonconforming Signs

Division 7.3, Open Space Standards

7.3.3  Configuration and Location of Required Open Space
7.3.4  Use of Open Space

7.3.5 Physical Development Permitted in Open Space
7.3.6  Record of Restriction

7.3.7 Ownership of Open Space

PLAN REVIEW COMMITTEE. The Plan Review Committee consists of the following listed agencies. Planning Staff will transmit

pertinent portions of the application to each agency. Other agencies and individuals not checked off on this list may be added to
the PRC if necessary.

Agency Required for:
Building Official

X County Attorney

X County Engineer

X County Sanitarian
County Surveyor At plat

X Fire Marshal

X Housing Authority
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01-001) of Plat No. 1165 into Sub Area Ill. As a result, Lot 1, its one Development Unit, and 8,500
Square Feet will be incorporated into Sub Area Ill. This will increase the total Development Units in
Area Ill from 62 to 63 units, and will increase the Square Footage from 210,000 s.f. to 218,500 s.f.

Included with this transmittal you will find the following:

e Text Amendment Checklist and Application
e Check for $1,500
e Conceptual Site plan

Pursuant to Section 1.5.B.1. of the SRCRRMP, the amendment shall be reviewed and acted upon
pursuant to the procedures set forth in the 8.2.13.D. of the LDRs.



1 AMENDMENT

to the
Amendment and Complete Restatement of Entitlements,

Standards and Conditions for the Snake River Canyon Ranch
Resort Planned Unit Development Planned Resort

Applicants:

SRS Club, LLC

&
Cygnus Capital, Inc.

&

SRSC Lots, LLC
&

Snake River Sporting Partners, LLC

3060 Peachtree Road NW - Suite 1080
Atlanta (A 2N2ANG

Jackson, WY 83002
307.733.5150

Teton County
Initial Submittal Date: September 21, 2016

Jorgensen Associates, P.C.
Project No. 15040.01.14



TABLE OF CONTENTS
Initial Submittal Date: September 21, 2016

1. SECTION 1 - PROJECT BACKGROUND, DEVELOPMENT PROGRAM & RESPONSE TO
SUBMITTAL CHECKLIST
A. Project Background & Proposal

1.1

Owner & Project Team Information

1.2

Development Proposal

3.3

Findings for Approval

1.3

Proposed Development Program

1.5

nTmonm

Zone Specific Standards

1.5

2. SECTION 2 - Exhibit 1 11” X 17” FORMAT

2.1

3. SECTION 3 — MASTER PLAN TRACK CHANGES

3.1

4. SECTION 4 — COVER LETTERS, APPLICATION & CHECKLISTS

4.1

A. Sufficiency Submittal

4.1

B. Pre-application Conference Summary and Checklist

4.2

C. Final Development Plan Application Form

4.3

5. SECTIONS5-TITLE INFORMATION

5.1

A. Copy of Latest Deeds to Property Being Developed

5.1

B. Title Report - Record Document Guarantee

5.2

H:\ZD!.S\}.SMD - SASC\13-MP Amendment\160920_15040_13_Amendment_Lot 1 FINAL.docx 9/20/2016



11

SECTION 1 - PROJECT BACKGROUND AND OVERVIEW

A. PROJECT BACKGROUND

For the past few years the applicant, owners of the Snake River Sporting Club (The Club) and
the Snake River Bend Ranch (The Ranch), have been working to make this area of Teton
County a more viable resort and destination for visitors of Jackson Hole. More recently, a
partnership with the Trust for Public Lands(TPL) helped facilitate the re-imagination of the
Astoria Hot Springs Park that closed in the late 1990’s prior to the previous developer’s effort
to create a resort in this area. This partnership completed a density transfer on July 11 2016
previously entitled to be located around the Astoria Hot Springs to a more suitable location
south toward the Clubhouse at Snake River Sporting Club known as SUB AREA llI of the Snake
River Canyon Ranch Resort (The Resort) Planned Unit Development Planned Resort (PUD-PR).

Two years of planning and negotiation between stakeholders and Teton County resulted in an
amendment to The Resort. It was originally approved by the Board of County
Commissioners(BCC) on July 6, 1999. In conjunction with the 1999 PUD-PR Master Plan
approval, the Teton County Official Zoning District Map was amended, rezoning
approximately 195 acres of land from Rural to PUD-PR. In addition, a text amendment to the
Teton County Land Development Regulations that reflected the new resort was approved at
that time. The 1999 PUD-PR Master Plan approval allowed for a main lodge with a maximum
of 28 hotel rooms, six condominiums, six single-unit cabins, 16 duplex cabins, eight single
family home sites, at total of 56 development units. Also approved were hot spring/spa
facilities, platform tennis facilities, a helicopter pad and associated support and maintenance
facilities for a heli-skiing operation, affordable and employee housing, and miscellaneous
resort support facilities.

On September 17, 2015, the BCC approved an amendment to the Resort PUD-PR (PUD2015-
0002), a Text Amendment (AMD2015-0003) to the Teton County Land Development
Regulations(LDRs) and Zoning Map Amendment (ZMA2015-0002). These approvals resulted
in the removal of approximately 95 acres of land within the Resort PUD-PR, and the rezoning
of the removed acreage as Park and Open Space. It also relocated 56 lodging units from land
removed from the Resort PUD-PR land to an 18.5 acre receiving area within the Snake River
Sporting Club (The Club) Planned Residential Development(PRD) which was subsequently
rezoned PUD-PR and became part of the Resort. As a result of the 2015 amendment, the
Resort is now comprised of three Planned Resort Zone Sub Areas: Sub Area | - the 5.2 acre
“Astoria Hot Spring Site” (AREA 1), Sub Area Il — the “Legacy Lots and Resort Infrastructure”
(AREA 11), and Sub Area Ill, the “Resort Lodging Core” (AREA 111).

Along with the 56 units transferred from AREA |, the Club-PRD was entitled with six additional
remaining units that combined for a total of 62 units constituting 210,000 square feet to be
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developed within the 18.5 acres of AREA III.

The Sketch Plan Approval (SKC2015-0001) allows for the creation of a 5.2 acre “Astoria Hot
Spring Site” and 9,000 square feet of facilities, and the development the above-referenced 62
attached and detached lodging units totaling 210,000 square feet. This transfer of density
triggered the necessity to amend both Conditional Use Permit(CUP-2015-0003) for the SRSC
Golf Course and the development plan for the Club PRD (DEV2015-0002). All of these
amendment applications were approved by the BCC on September 15, 2015.

During all of the above permitting and entitlement work transfer Lot 1 of SRSC, Plat No. 1165
was not included due to the applicant and the previous owners still being in negotiations. The
timing of the acquisition of Lot 1 by the applicant did not coincide with the density transfer.
Subsequently on September 12 2016 the applicant purchased Lot 1 and now wished to
include it and its entitlement into SUB AREA Il of the Resort. Along with the total of 62 units
constituting 210,000 square feet to be developed within the 18.5 acres of SUB-AREA llI, this
Amendment incorporates Lot 1, and all of its development rights, into SUB-AREA Ill; this
plausible scenario has been referenced to at various times in the Master Plan. This
Amendment effectively raises the total developable units of SUB-AREA Il from 62 to 63, and
increases the square footage by 8,500 SQ, FT., thereby increasing it from 210,000 square feet
to 218,500 square feet.

B. OWNER & PROJECT TEAM INFORMATION

PROPERTY OWNERS & APPLICANTS:

SRS Club, LLC, Cygnus Capital, Inc., SRSC Lots, LLC, &
Snake River Sporting Partners, LLC

3060 Peachtree Road NW - Suite 1080

Atlanta, GA 30305

ENGINEERING & LAND PLANNING

Jorgensen Associates, P.C.

1315 Highway 89 South, Suites 201 & 203; 83001
P.O. Box 9550 Jackson, Wyoming 83002
307-733-5150
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SURVEYOR:

On Sight Land Surveyors, Inc.
155 West Gill Avenue

P.O. Box 12290

Jackson, Wyoming 83002
307-734-6131

LAND PLANNING & LANDSCAPE ARCHITECT:
DHM Design

201 South Wallace Ave, Suite A-4

Bozeman, MT 59715

406-219-2012

C. DEVELOPMENT PROPOSAL

This proposed 1* Amendment to the Amendment and Complete Restatement of
Entitlements, Standards and Conditions for the Snake River Canyon Ranch Resort Planned
Unit Development Planned resort (SRCRR) is to incorporate Lot 1 (PID: 22-38-16-08-1-01-001)
of Snake River Sporting Club Plat No. 1165 into SUB-AREA Il of the Resort. The potential for
the incorporation of Lot 1 to Sub SUB-AREA Ill is referenced in Division 2.3. of the Master
Plan. As aresult, all the development rights of Lot 1 will be incorporated into SUB-AREA llI of
the Master Plan. This will increase the total Development Units in SUB-AREA Il by one, from
62 to 63 units, and will increase the Square Footage by 8,500 square feet, increasing it from
210,000 SQ. FT.to 218,500 square feet, and will increase the acreage by 1.54 acres (the size of
Lot 1). This density transfer will effectively remove Lot 1 from the Canyon Club PRD and Golf
Course as approved by DEV2002-0024.

This Amendment has been prepared in accordance with Dimensional Limitations established
by the Master Plan approved by Teton County Planning Department on il 078,
The final signed version is attached in Section 7 with edits to the appropriate pieces of text. A
digital version of this text will be provided under separate cover.
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1.4

D. FINDINGS FOR APPROVAL

Division 8.7.1.C. Text Amendment to the Master Plan

1.

Is consistent with the purpose and organization of the LDRs. Complies. This
amendment is consistent with the purpose and organization of both the Sketch Plan
(SKC2015-0001), which allows for the creation of a 5.2 acre “Astoria Hot Spring Site”,
and Conditional Use Permit(CUP-2015-0003) for the SRSC Golf Course and the
development plan for the Club PRD (DEV2015-0002) wherein the transfer of density
and all development rights moved to SUB-AREA Il of the Snake River Master Plan.

Improves the consistency of the LDRs with other provisions of the LDRs. Complies.
The proposed text amendment is consistent with the SRSC Master Plan and all other
provisions therein.

Provides flexibility for landowners within standards that clearly define desired
character. Complies. The proposed text amendment maintains the flexibility for
landowners within the standards set forth within the Master Plan, which clearly
defines the character of SUB-AREA Il and all of development phases 1 thru 6.
Including Lot 1 into SUB AREA Il will add 1.54 acres of land and increase flexibility to
place physical development within SUB AREA IIl.

Is necessary to address changing conditions, public necessity, and/or state or federal
legislation. Complies. This amendment is necessary to reflect the changing in
conditions as they exist today. The applicant now owns all the land in an around SUB
AREA 1l and needs to incorporate Lot 1 into the SUB AREA so that it may developed in
coordination with the standards and condition of the Resort and achieve a consistent
character of the Resort..

Improves implementation of the Comprehensive Plan. Complies. This amendment
applies to a SUB AREA IIl which falls within District 8.3: River Bottom/Canyon Corridor
of the Comprehensive Plan. This Amendment is in accordance with the Comp Plan by
assigning the transferred development rights of Lot 1 to SUB-AREA IIl , which is located
away from the river and screened from the highway and is an area of increased
density.

. Is consistent with other adopted County Resolutions. Complies. Based on the

enclosed application materials this Amendment complies with the previous approval
all applicable standards of the Master Plan, LDRs and other County Resolutions.
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E. PROPOSED DEVELOPMENT PROGRAM

1. Development Summary - This Amendment incorporates Snake River Sporting Club
Plat No. 1165, Lot 1 = 1.54 acres into the Final Development Plan development in SUB-
AREA 1l of the Amended Snake River Canyon Ranch Resort(SRCRR) Planned Unit
Development Planned Resort (PUD-PR).

This incorporation results in the addition of:

e 1.54 acres, described as Lot 1 of the Snake River Sporting Club Plat No. 1165;
e 8,500 square feet of development (increasing to a total of 218,500 square

feet);
e 1 (one) additional Development Unit (increasing to a total of 63 Units).

F. ZONE SPECIFIC STANDARDS

1. Section 2.3 of Master Plan - all development rights of Lot 1 transferred to SUB AREA
Il shall comply with Section 2.3 of the Master Plan. Where the Master Plan is silent, all

development in SUB-AREA Il will comply with Teton County Land Development

Regulations(LDRs) dated October 19", 2015,
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SECTION 2-EXHIBIT 111” X 17” FORMAT
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SECTION 3 — MASTER PLAN TRACK CHANGES
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CERTIFICATION OF AMENDMENT AND COMPLETE RESTATEMENT OF
ENTITLEMENTS, STANDARDS AND CONDITIONS FOR THE SNAKE RIVER CANYON
RANCH RESORT PLANNED UNIT DEVELOPMENT PLANNED RESORT

Know All Persons By These Presents that the Planning Director of Teton County, Wyoming, does

hereby certify and states as follows:

1. On September 17, 2005, the Board of County Commissioners of Teton County, Wyoming,
provided its approval and by execution of this Amendment and Complete Restatement of
Entitlements, Standards and Conditions for the Snake River Canyon Ranch Resort Planned
Unit Development Planned Resort, which is consistent with the approvals made by the Board
of County Commissioners of Teton County, Wyoming, and having been reviewed and
approved by the Planning Director of Teton County, Wyoming, who has the authority to
hereby grant final approval to be effective upon the date below.

2. The Amendment and Complete Restatement of the Entitlements, Standards and Conditions
for the Snake River Canyon Ranch Resort Planned Unit Development Planned Resort is
derived solely from the Snake River Canyon Ranch Planned Unit Development District for
Planned Resort PUD Resort Master Plan, which was originally approved by the Board of
County Commissioners of Teton County, Wyoming, on July 6, 1999, amendments and
deviations thereafter were approved on October 2, 2001, and any other amendments and
conditions thereto were approved by the Board of County Commissioners of Teton County,
Wyoming, prior to September 17, 2015, the date of approval of the Amendment and
Complete Restatement of Entitlements, Standards and Conditions for the Snake River
Canyon Ranch Resort Planned Unit Development Planned Resort.

3. The Amendment and Complete Restatement of Entitlements, Standards and Conditions for
the Snake River Canyon Ranch Resort Planned Unit Development Planned Resort, approved
by the Board of County Commissioners of Teton County, Wyoming, on September 17, 2015,
shall hereby supplant, amend, supersede and completely replace in all particulars of the
original Snake River Canyon Ranch Planned Unit Development District for Planned Resort
PUD Resort Master Plan, which was approved by the Board of County Commissioners of
Teton County, Wyoming, on July 6, 1999, and all subsequent amendments, minor
amendments, and minor deviations thereto, adopted prior to the date of approval by the

Board of County Commissioners of Teton County, Wyoming, on September 17, 2015.

IN WITNESS WHEREOF, Tyler Sinclair, the Planning Director of Teton County, Wyoming, does
hereby set his hand to this Certification of Amendment and Complete Restatement of Entitlements,
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1. Encourage recreational activities that rely on indigenous natural attributes of the area, contribute to the
community’s character and economy and have a longstanding, beneficial role in the community; and

2. Provide flexibility for planning and developing recreational resort facilities in a creative, efficient and coordinated
manner in order to provide quality visitor experiences; and

3. Create a process in which Teton County and the Town of Jackson collaborate with landowners in planning and
designing resort master plans that meet community goals and respond to the unique circumstances of the resort
area; and

4. Permit resort development that contributes to expanding the winter and shoulder economic seasons; and

5. Ensure that resort plans incorporate a mix of land uses, promote alternative modes of transportation, and provide a
pedestrian-oriented community in order to alleviate traffic-related impacts; and

6. Ensure resort plans are consistent with the Comprehensive Plan, and therefore, are beneficial to the community;
and

7. Enable long-range planning for infrastructure, capital facilities, and community land use pattemns by establishing a
level of predictability in the maximum potential size and character of each resort area; and

8. Ensure a balance is maintained between tourism and community that promotes social diversity but does not cause
undesired shifts away from rural, westem community character; and

9. Produce resort plans that make significant contributions toward protecting attributes of the community that are
considered critical to the community's long-term health, welfare, and well-being.

1.3. Applicability

A. Repealer

This Master Plan shall supplant and replace for all purposes and in their entirety, the Snake River Canyon Ranch
Planned Unit Development District for Planned Resort (PUD-PR) Resort Master Plan approved on July 6, 1999 and
all subsequent amendments and minor deviations thereto adopted prior to the date of approval hereof by the
Planning Director of Teton County, Wyoming.

B. Applicability of Master Plan

This Master Plan applies only to lands within the Snake River Canyon Ranch Resort boundaries, as depicted on the
Official Zoning District Map. This Master Plan does not apply to lands within the Snake River Sporting Club Planned
Residential Development that are outside the Resort boundaries. This Master Plan also does not apply to land zoned
Park and Open Space that borders Sub Area | and Sub Area Il of the Resort and is commonly referred to as the
Astoria Hot Springs Park. The above notwithstanding, there exist separate individual documents that establish land
use standards for land areas within the Snake River Sporting Club, the Astoria Hot Springs Park, and the Snake
River Canyon Ranch Resort that apply to one, two, or all of these land areas. These documents include, but are not
limited to the Improvement Service District Agreement applicable to these lands, the Snake River Canyon Ranch
Master Declaration of Covenants, Conditions and Restrictions, the Snake River Sporting Club Owners Association
bylaws, and the Snake River Sporting Club Architectural Review Board Design Guidelines. Refer to these
documents for applicability of land use standards contained therein to lands within the Resort.

C. Expiration, Extension and Phasing

C.1. Expiration of Resort Master Plan

Time Frame: The Resort Master Plan shall expire three (3) years from the date of approval of this Master
Plan unless a sufficient application for approval of a Development Plan is filed with the Planning
Department. The approved Master Plan shall expire five (5) years from the date of approval unless there is
commencement of construction or operations of land uses or activities in accordance with a phasing plan
approved in conjunction with the approval of a Final Development Plan.

Effect: Upon expiration of the Resort Master Plan, LDR Section 4.3.1.E.8.b shall apply.
C.2. Extension

1. The Resort Master Plan expiration date may be extended by the Board of County Commissioners
provided a written request for extension is received at least thirty (30) days prior to expiration of the
Resort Master Plan.

2. Procedure: The request for extension shall be reviewed by the Board of County Commissioners at
a regularly scheduled meeting, by which time a public hearing notice shall be advertised and any






calendar year to the Teton County Engineer. If during the reporting time, vehicle staking into the US 89
clear zone (30') is observed (with the exception of any special event that implements traffic control) the
ISD shall be required to implement a mitigation plan to reduce the vehicle queuing length to be outside
the 30’ clear zone of US 89. Mitigating measures, include, but are not limited to, installing traffic
signals, controlling the number of vehicles entering the site, various traffic demand management tactics
or improvements to the bridge facility.

d. Prior to issuance of the first Use, Physical Development or Development Option Permit, within the
Resort after adoption of this Master Plan by Teton County, the applicant shall be required to provide the
following to the Teton County Engineer for review, approval or approval subject to additional conditions
and requirements:

i Documentation of an official agreement with the US Forest Service formalizing Jonny Counts
Road/South Hoback Junction Road for emergency access and limited construction access
purposes in instances where the load cannot meet the height limits of the Astoria Bridge. If
and official agreement has not been reached at that time, the ISD, or other entity approved by
the Teton County Planning Director, shall either provide written documentation from the US
Forest Service regarding anticipated timing for an agreement or confirmation that an
agreement is not possible, to be submitted to the County Engineer.

ii. Documents necessary for the establishment of the proposed Improvement Service District, or
other entity approved by the Teton County Planning Director, which will be charged with the
operation and maintenance of the Astoria Bridge, monitoring and submittal of traffic counts as
required above, development and management of the proposed community traffic awareness
program, evaluation implementation and enforcement of traffic demand management
strategies, including, but not limited to those described in the June 23, 2015 memo prepared
by Jorgensen Associates (attached to this Master Plan as Attachment 6) and establishment of
a long term capital plan to create a reserve fund for the eventual capital needs of the bridge.

2. There is no other phasing requirement of the Resort as a whole. Each Sub Area shall provide a revised
phasing plan that incorporates necessary infrastructure improvements, any housing requirements, and a
monitoring plan with performance measures as required by this Master Plan and the LDRs that is specific to
that Sub Area. Refer to each individual Sub Area within this Master Plan for phasing requirements specific to
that Sub Area.

1.4. Relationship Between Regulations and Interpretation

A. Relationship to Land Development Regulations

When this Master Plan refers to the LDRs, or where they are silent and the LDRs are used for guiding the
development or use of properties within the boundaries of the Snake River Canyon Ranch, Teton County LDRs
version effective on October 19, 2015, shall apply. Should future amendments to the Teton County LDRs contain
less restrictive standards limitations of restrictions, a Property Owner must apply for a Minor Amendment to the
Master Plan to change the LDRs referenced in the Master Plan in order to take advantage of the less restrictive
standard. See Minor Amendment procedures section of this Master Plan.

B. Interpretation

The Teton County Planning Director shall be responsible for interpreting this Master Plan and shall base his/her
interpretation first, on the information contained within this Master Plan, and second, on the clear legislative intent of
the Board of County Commissioners in its approval and adoption of PUD 2015-0002. With the exception of the
modification to the basis for interpretation made herein, the provisions of Section 8.6 of the LDRs effective October
19, 2015 shall govern the findings to be considered in rendering interpretations of this Master Plan, and the
procedure for requesting an interpretation of this Master Plan. Pursuant to Section 8.6 of the LDRs, only a Property
Owner within the boundaries of the Resort may request an interpretation of this Master Plan.

1.5. Administrative Procedures

A. Subject to Land Development Regulations:

Unless otherwise noted in this document, all provisions of the LDRs dated October 19, 2015, shall apply. In the event
of a contradiction between this Master Plan and the LDRs this Master Plan shall govern and control.






standards, conditions and entitlements approved. Any application to Teton County that acts upon the
approved amendment shall not be delayed by Teton County as a result of this requirement to amend the
Master Plan.

Time Frame: All amendments shall be considered a part of the Master Plan unless the Master Plan is not
revised and amended within 1 year of the approval of the amendment to reflect the standards, conditions
and entitlements of the approved amendment within one year, at which time the amendment shall expire.

1.6. Establishment of Resort Areas and Sub Areas

This Master Plan establishes the area of land within the Snake River Canyon Ranch Resort and further establishes
specific Sub Areas within the Resort.

The Snake River Canyon Ranch Resort consists of approximately 112 acres of land approximately three miles south
of Hoback Junction on Wyoming Highway 89. The Resort is located on the east bank of the Snake River and is
bordered by US Forest Service land to the east, and the Snake River Sporting Club PRD to the South. Access to the
Resort is provided by the one lane Astoria Bridge crossing the Snake River.

The Resort consists of three distinct sub areas: Sub Area | — “Astoria Hot Springs Site”, Sub Area Il - “Legacy Lot
and Resort Infrastructure”, and Sub Area lll - “Resort Lodging Core”. Each Sub Area has entitiements, standards and
conditions that are unique and specific to the respective Sub Area. In addition, entitiements, standards and
conditions exist that are common to all Sub Areas. Each Sub Area also has individual infrastructure standards and
conditions unique to that Sub Area as well as common to all Sub Areas.

Sub Area | - Astoria Hot Springs Site:

Sub Area |, the “Astoria Hot Springs Site” consists of 5.2 acres of land area located on the bank of the Snake River, it
is the northernmost portion of the Resort. This sub area contains the geothermal Astoria Hot Springs, a helicopter
landing pad, road and parking infrastructure, the “Johnny Counts Cabin”, and recreational support amenities. Land
within the Astoria Hot Springs Site is designated for parkland use, including hot springs pools for swimming/soaking,
trails and pathways, and river access that shall be open to the public. Sub Area | is designed to take advantage of the
natural environmental setting and highlight the natural resources of the site with the hot springs bathing and spa
facilities being the central recreational activity, providing a mountain resort experience for visitors and locals.

Sub Area |l - Legacy Lots and Resort Infrastructure:

Sub Area |, the “Legacy Lots and Resort Infrastructure” Sub Area consists of seven individual lots. Ranging in area
from approximately 1 acre to approximately 32 acres, these lots are referred to in plats and previous Teton County

development approvals as Canyon Homes, River Homes, and Ranch Homes. Building envelopes for each of these
lots are approved and recorded with the Teton County Clerk.

These building envelopes were approved by Teton County and are the approved building envelopes under the Snake
River Canyon Ranch Master Declaration of Covenants, Conditions and Restrictions. Any changes or amendments to
these building envelopes require approval from the Snake River Sporting Club Owners Association. Teton County
shall review and approve development on lots within Sub Area Il based on the provisions of this Planned Resort
Master Plan.

The Legacy Lots within Sub Area Il are designated and approved for residential, infrastructure, and short-term rental
use. The physical development standards for each lot are based on the lot's overall area and physical
characteristics. Therefore, each lot will have individual and unique development standards and infrastructure
requirements. Sub Area |l is also the site of existing and potential new infrastructure that serves, or will serve, the
Resort. This infrastructure includes but is not limited to utility facilities such as water and wastewater facilities, and
wireless communication facilities.

Sub Area lll - Resort Lodging Core:
Sub Area I, the “Resort Lodging Core” consists of 20.04 acres of land area and includes the most intensive

development entitiements within the Resort. The 20.04 acres of land is comprised of what was previously known as
lots 1-6, 47, 69, and 80 of the Snake River Sporting Club PRD.
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Design Guidelines: Shall mean the Snake River Sporting Club Architectural Review Board Design Guidelines for the
Snake River Sporting Club. (Despite the title of the Design Guidelines referring to the Snake River Sporting Club,
they apply to land within the Resort)

Dwelling Unit: Shall mean any individual dwelling units or lodging unit, including detached single family, attached
single family, apartment, condominium, townhouse, or other type of residential dwelling unit or lodging unit permitted
to be constructed or occupied on a lot, site, sub-area of and other part or portion of the Snake River Canyon Ranch
Resort Planned Unit Development Planned Resort.

Employee Housing Agreement: Shall mean the “Employee Housing Transfer Fee Agreement and Restrictive
Covenant” between Teton County, Wyoming, a duly organized county of the State of Wyoming (“Teton County”) and
CYGNUS, SRSC, LLC (“SRSC"), a Georgia limited liability company, which is included herein by reference.

Floor Area: Shall mean the area of all floors interior to an enclosed building that have at least 5 feet of clearance
between floor and ceiling. Floor area shall be measured to the exterior face of the structural members of the wall.
Roofed architectural recesses and open covered porches are not considered interior to the building. A building with at
least 50% of its perimeter open to the outside shall not be considered enclosed.

Heliport: Shall mean the specific area, permitted by the Federal Aviation Administration (FAA) and identified by the
FAA as Airport Identifier 97WY, that may be used for the landing and takeoff of helicopters in a manner and volume
consistent with the terms of the FAA permit and for the purposes and uses approved by the Federal Aviation
Administration and any associated permits that are issued for a Heliport within the Snake River Canyon Ranch Resort
boundary.

Hot Springs or Astoria Hot Springs: Shall mean the geothermal hot springs pools, located in Sub Area | that have
been determined to not qualify as wetlands protected under the LDRs pursuant to EVA2014-0008, as they may be
developed, created, shaped or constructed into pools that are for the recreational purpose of swimming, bathing or
soaking and shall be open to the public.

Improvement Service District: Shall mean the Snake River Sporting Club Improvement and Service District.

Land Development Regulations: Shall mean the Teton County Land Development Regulations effective October
19, 2015.

Master Plan or Resort Master Plan Shall mean the Amendment and Complete Restatement of the Entitlements,
Standards and Conditions for The Snake River Canyon Ranch Resort Planned Unit Development Planned Resort
and approved by the Teton County Board of County Commissioners on September 17, 2015.

Owners Association: Shall mean the Snake River Sporting Club Owners Association, Inc. (The Owners Association
applies land use standards to land area both within and outside the Resort Boundaries, including the Snake River
Sporting Club and the Astoria Hot Springs Park).

Provisional Campground: Shall mean a use permitted within Sub Area lil as a Basic Use that allows for up to four
(4) Campground units, defined as mobile homes, recreational vehicles, trailers, campers, tents and Recreational Park
Trailers, based on the provisions and limitations found within Master Plan Section 2.3 — Standards Applicable to Sub
Area lll - Resort Lodging Core.

Property Owner: Shall mean any owner(s) of real property within the Snake River Canyon Ranch Resort.

Resort: Shall mean the Snake River Canyon Ranch Resort in whole or in part.

Resort Support Uses: Shall mean those facilities that provide amenities to and/or support for the operation of the
overall Resort and that are incidental and subordinate to the principle Resort Use. Examples of Resort Support Uses
include daycare facilities, eating areas, outdoor eating establishments not associated with a restaurant, housekeeping
facilities, laundry, spa rooms, athletic facilities, gyms, restrooms, recreation areas, locker rooms, bar or
conference/meeting space, employee housing, maintenance facilities, offices related to Resort operations, facilities
and amenities for recreational activities associated with the Resort, assembly and reception/event uses, and similar
uses. Resort Support Uses are incidental to the Resort use(s) and are intended primarily for the use of resort
owners, visitors and guests as determined by resort owners and management. Resort Support Uses are those uses
that are commonly integrated into the operation of the Resort use(s) even if the Resort Support Use would be
classified as a different use if it were separated.

Sales Office: Shall mean a Real Estate Sales office located in a structure placed on a site and used as a sales office
or meeting place for marketing, sales and lease of dwelling units or other type of development within the Snake River
Canyon Ranch Resort Planned Unit Development Planned Resort.

Signage Plan: Shall mean the Signage Plan included within the Snake River Sporting Club Architectural Review
Board Design Guidelines, which in included herein at Attachment 7.

Single Family Lot: Shall mean any and all of the single family lots located within the boundaries of the Snake River
Canyon Ranch Resort.

Snake River Sporting Club: Shall mean the Snake River Sporting Club Planned Residential Development.

Snake River Sporting Club Owners Association: Shall mean the entity created by the Snake River Canyon Ranch
Master Declarations of Covenants, Conditions and Restrictions that is charged with enforcing the Snake River
Canyon Ranch Master Declarations of Covenants Conditions and Restrictions, as may be amended from time to
time.

Snake River Canyon Ranch Master Declarations of Covenants, Conditions and Restrictions: Shall mean the
Master Declaration of Covenants, Conditions and Restrictions that govern the development and use of the lands
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Division 2. Standards Applicable to Individual Resort Sub Areas

2.1. Standards Applicable to Sub Area | — Astoria Hot Spring Site

A. Intent and Purpose

The purpose of Sub Area | — Astoria Hot Springs Site shall be open to the public to provide the public and resort guests
with the opportunity to access and enjoy a hot spring bathing experience and to ensure there are sufficient support
facilities and amenities to provide for the safe, convenient and enjoyable use of the Hot Springs. The Astoria Hot
Springs site, while included within the Resort, is bordered by approximately 95 acres of land zoned Park and Open

Space. The Hot Springs site and the park are intended to and shall function together collectively as a family oriented
recreational park.

Map of Sub Area |

Aroa 1 - Astoria Hot Springs

e

e

—— Figure 2: Map of Astoria Hot Springs
Site, for illustration purposes only. See
Appendix 2 for legal description

B. Physical Development Standards

Standards applicable to the physical development of Sub Area | are provided within this sub-section. Cross
references provided refer to specific sections of the LDRs.

LSR Street Side Rear Height FAR (max)
(min) Setback Setback Setback (max)
(Min) {Min) {min)
All Allowed .66 i 5 5' 54 200 n/a*
Uses !

Exceptions: All uses: street/side/rear yard projections, including cornices, canopies, eaves, decks, porches, bay
windows, chimneys, patios, and similar architectural features may encroach into any setback not more than 5'.

* There is no explicit floor area ratio within Sub Area |. The overall Sub Area | is permitted to contain a maximum of

9,000 s.f. of development, excluding floor area dedicated to employee housing, with no limitation on maximum scale
of development.
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required to submit a more detailed visual analysis of the bulk
and scale proposed, to ensure that development is
adequately screened and visual impacts are minimized.” Any
site specific visual resource analysis for Sub Area | shall be
reviewed for compliance by the Planning Director pursuant to
Section 8.6.2. of the Teton County LDRs

[ B.9. Natural Hazards to Avoid: |

Steep Slopes LDR Sec. 5.4.1

Development Prohibited: Slopes >30%

\Areas of Unstable Soils: LDR Sec. 5.4.2

Fault Areas: LDR Sec. 5.4.3

Floodplains: LDR Sec.5.4.4

Wildland Urban Interface LDR Sec. 5.4.5
[s_§.1 0. Signs: A DR Div. 5.6 |

Allowable Signage

No limitation. Subject to Development Plan approval

Sign Area

See Snake River Sporting Club Architectural Review Board
Design Guidelines Signage Plan (Attachment 7). Subject to
Development Plan approval.

Sign Height:

See Snake River Sporting Club Architectural Review Board
Design Guidelines Signage Plan (Attachment 7). Subject to
Development Plan approval.

| B.11. Grading, Erosion Control, Stormwater: |

Grading LDR Sec. 5.7.2
Erosion control 2 LDR Sec. 5.7.3
Erosion shall be controlled at all times

Stormwater Management LDR Sec.5.7.4

No increase in peak flow rate or velocity across property
lines.
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Temporary Uses
Real Estate Sales Office ¥ 0s.f. n/a 3.3/1,000 s.f. Exempt
Temporary Shelter Y 0s.f. 1/ valid bld. 2/DU Exempt
Permit**
Temporary Gravel Extraction B O0sf. n/a 1/employee Exempt
and Processing
Farm Stand B 0s.f. n/a 5/1,000 s f. display Exempt
area

Y = Allowed Use, no use permit required, B= Basic Use Permit (LDR Sec. 8.4.1), C= Conditional Use Permit (LDR Section
8.4.2)

* There is no residential density limitation within Sub Area I. All residential uses shall be limited to deed restricted
Employee Housing.

** Temporary Shelter is an allowed use and shall be permitted in accordance with Section 6.1.12.D. of the LDRs.

[ C.3. Maximum Scale of Use ]
Individual Use (floor area) (max)
No limitations apply.

| C.4. Operational Standards. LDR Div. 6.4 |
Division 6.4 of the LDRs apply.

In addition, Sub Area | - Astoria Hot Springs Site is a community recreational amenity which shall be open and available to
the public and represents a significant benefit to residents and visitors alike. The operational standards of Astoria Hot
Springs, including the permitted use of a Heliport on the site, shall allow the site to operate in a manner that
accommodates the public and visitors that ensures this public benefit can be achieved in an ongoing basis, which shall
remain open to the public.

1. The uses within the Astoria Hot Springs Site identified in Section 2.1.C.1 of this Master Plan are uses that are
approved by Teton County within Sub Area |. However, this Master Plan recognizes that the operations of the
Astoria Hot Springs Site that are approved and permitted within Sub Area | may have impacts that require
mitigation. This includes a condition within the approved EA (EVA2014-0008) for Sub Area | that requires a use
management plan addressing winter recreational use and pet control shall be prepared and incorporated into a
final mitigation plan in order to minimize adverse impacts to wildlife and crucial winter habitat. In addition to the
impacts of approved uses within Sub Area | on natural resources, the operation of the site may have impacts to
neighbors and transportation/transportation infrastructure. Therefore, as part of a Use Permit, a use management
plan will be required that addresses impacts to natural resources, neighbors and transportation/transportation
infrastructure. The use management plan will be reviewed and approved by the Planning Director pursuant to the
procedure set forth in LDR section 8.4.1., or by the Board of County Commissioners at the discretion of the
Planning Director. Where operational impacts are found to require mitigation, the mitigation shall be permitted to
occur on or off the Sub Area | site and shall not render the approved uses infeasible or otherwise prevent the
operational feasibility of the approved uses and mitigation shall not restrict the following: Astoria Hot Springs Site
shall be permitted to operate year round regardless of the presence of NRO protected species or habitats.

2. Hours of operation of Astoria Hot Springs Site may be determined based on seasonal use and demand.

However, any restriction on hours of operation shall only be imposed on the owner/operator of the Astoria Hot
Springs Site if it is shown that the impacts of operation cannot be mitigated in manners other than restricting
hours of operation, including, but not limited to noise mitigation, light impact mitigation, traffic and visitor number
minimization, and physical improvements that result in mitigation of the above impacts.

3. The Astoria Hot Springs Site shall be permitted to accommodate Special Events and Receptions/Events. The
number and scale of special events and Receptions/Events shall be proposed and approved under a Use
Management plan and shall balance the public benefit with impacts to natural resources, transportation, and
neighboring residential uses.

4. The existing heliport operations are permitted to maintain their historic volume of commercial air tours and this
historic volume shall be transferable to future buyers of the existing operations.
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Sub Area | is served by existing water and waste water systems. The existing Community Water System supplies
water to all Sub Areas of the Resort, as well as the SRSC PUD. All Sub Areas within the Resort will be a member of
an ISD, or other entity approved by the Teton County Planning Director, which will manage the capacity of the
systems on behalf of the members within the Resort. The community water system is discussed in Division 3 of this
Master Plan below.

Sub Area | is served by an individual waste water system that is separate from and independent of the waste water
systems within Sub Area Il and lll. At the time of issuance of a Development Permit for development within Sub Area
| the applicant will provide the County with Wyoming DEQ documentation that the Sub Area | waste water system has
adequate capacity for the proposed development and, when expansion or improvements are necessary and
appropriate, will provide the County with Wyoming DEQ permits for such wastewater system expansion or
improvement prior to issuance of a building permit for such development.

Itis explicitly stated and recognized that the wastewater system for Sub Area | and any requirements for expansion or
improvement are unique and specific to Sub Area | and any application for a Development Plan or building permit
within Sub Area | shall not be contingent upon the demonstration of adequacy, or requirements for expansion or
improvements of the wastewater system(s) within Sub Area Il or Ill of the Resort.

Phasing Standards

Development within Sub Area | is required to show all infrastructure, including roads, parking, water and wastewater
facilities are adequate to support the proposed development and must be completed concurrently with or prior to the
completion of development dependent on said infrastructure. Development within Sub Area | shall also show that
Natural Resource and Scenic Resource mitigation associated with said development can be completed and shall
define a plan and timeline for mitigation prior to completion of said development.

Below is a projected time frame for completion of various phases in Sub Area |, based on the effective date of this
Master Plan:

Within 5 years: Hot Springs and critical building development permits granted.

Within 10 years: Meadow and vegetation restoration completed.

Within 15 years: Remaining building construction permits granted and vegetation restoration completed.

The phasing plan is an estimate and may be subject to changes without requiring an amendment to the Master Plan.

A revised phasing plan that incorporates necessary infrastructure improvements, any housing requirements, and a
monitoring plan with performance measures as required by this Master Plan and the LDRs shall be approved by the
BOCC independent from or in conjunction with a Development Plan for Sub Area |. The above notwithstanding, in the
event that development generates the need for infrastructure improvements and/or mitigation requirements, those
improvements and/or requirements must be completed concurrently with the development that generates the
infrastructure need or mitigation requirement.
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These building envelopes are approved by Teton County and are the approved building envelopes under the Snake
River Canyon Ranch Master Declaration of Covenants, Conditions and Restrictions. In the event of a discrepancy
between zoning requirements and the building envelopes approved for lots within Sub Area I, the individual building
envelopes shall govern.

Any changes or amendments to these building envelopes require approval from the Snake River Sporting Club
Owners Association, Inc. Teton County shall review and approve development on lots within Sub Area Il based on
the provisions of this Master Plan.

The above notwithstanding, development on lots within Sub Area Il shall be required to locate all development
outside the Teton County Scenic Preserve Trust's and/or the Jackson Hole Land Trust's conservation easement
area. Building envelopes and development on lots within Sub Area Il may be located anywhere outside areas
restricted by any conservation easements subject to other restrictions stated within this Master Plan, subject to
Owners Association review and subject to Teton County review.
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' B12. Required Physical Development Permits

Permitting for physical development for any dwelling units within Sub Area Il is limited to submittal and approval of Building
Permit Pursuant to Section 8.3.3 of the Teton County LDRs dated October 19, 2015. No Development Plan is required.

The following identifies the required physical development permits for development within Sun Area II:

Physical Sketch Plan Development Building Permit Sign permit Grading permit
Development Plan .
All residential n/a n/a Required Included with LDR Sec. 5.7.1
development Bldg. Permit

C. Use Standards

Standards applicable to uses in Sub Area Il of the Resort are provided or referenced below. Allowed uses are listed
in Subsection 2.2.C.1. Uses that are not listed are prohibited, unless a similar use determination is made pursuant to

LDR section 6.1.2.D.

_ C.1. Allowed Uses

C.2. Use Requirements

Use Permit BSA Density Parking Employees
(min) (max) (min) required to be
housed
Open Space
Agriculture Y: 0 ac. n/a n/a See MP Sec.2.2.E
Residential
Detached Single Family hE 0s.f. 1 unit/lot 2/DU See MP Sec.2.2.E
Lodging
Short Term Rental Y 0sf. 1 unit/lot 2/lodging unit See MP Sec.2.2.E
Transportation/Infrastructure [
Utility Facility Y 0ac. n/a 1/employee Exempt.
+1/stored vehicle
Wireless communication | 6.1.10.D @ 6.1.10.D n/a 1/employee + Exempt
Facilities 1/stored vehicle
Accessory Uses
Accessory Residential Unit Y Os.f. 1 unit/lot 1/DU Exempt
Home Occupation B 0s.f. __nla __nla Exempt d
Temporary Uses ;
Real Estate Sales Office Ys 0s.f. n/a 3.3/1,000 s.f. Exempt
Temporary Shelter Y. 0s.f. 1/ valid bid. 2/DU Exempt
Permit* -
Temporary Gravel Extraction I'
and Processing Y 0sf. n/a 1/employee Exempt i

Y = Allowed Use, no permit required, B= Basic Use Permit (LDR Sec. 8.4.1), C= Conditional Use Permit (LDR Section

8.4.2)

* Temporary Shelter is an allowed use and shall be permitted in accordance with Section 6.1.12.D. of the Teton County

Land Development Regulations.

| C.3. Maximum Scale of Use

[Individual Use (floor area) (max)
Single Family Unit (detached)

Habitable Floor Area excluding basement

8,000 sf.
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3 Water and Sewer Management Plans

The individual lots within Sub Area |l are served by the existing Community Water System that serves the Resort and

the SRSC. For information of the Community Water System associated standards refer to Division 3 of this Master
Plan.

Each Sub Area within the Resort is independently responsible for providing wastewater systems adequate to the scale
and intensity of development within the individual Sub Area. Sub Area Il consists of eight individual lots, three of which
are connected to a common community waster water system. Each individual lot or lots within Sub Area Il will provide

a wastewater system or systems that will meet requirements of the Wyoming DEQ and any applicable Teton County
requirements prior to issuance of a building permit for development of one or any combination of the lots.

E. Phasing Standards

The individual lots within Sub Area Il have already been platted and therefore no phasing standards apply.
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*  The Maximum Site Development applies to the overall land area of Sub Area Ill and shall be determined based
on a cumulative analysis of development in Sub Area lll over time.

**  There is no explicit floor area ratio within Sub Area Ill. The overall Sub Area lll is permitted to contain a
maximum of218,500 s.f. of development with no limitation on maximum floor area of an individual structure.
Individual dwelling or lodging units are limited to @ maximum of 10,000 s.f. per unit.

| B.2. Maximum Scale of Development |
individual Building (max gross FA):

Maximum floor area for individual dwelling unit 10,000

s.f.

Maximum Buil_ding Size n/a
| B.3. Building Design )

All Building Materials:
External surfaces shall be non-reflective. Colors shall blend
into terrain using muted colors and earthy hues.
Note: Sub Area lll is subject to certain Snake River Sporting
Club Design Guidelines which may be amended from time to
time. Approval of building designs by the SRSC-ARB is
required prior to building permit submittal to Teton County.
[B.4. Site Development |

Site Development Setbacks (min)
Side/Rear Setback:
Front Setback:

40% of lineal lot frontage: ¥ structure setback

60% of lineal lot frontage: % structure setback
Exemptions:
Driveways providing access across a street yard; and shared
parking and driveways

% structure setback

[ B.5. Landscaping: LDR Div. 5.5 |
Plant Units (min)
.25 Plant Unit/Townhouse DU
.50 Plant Unit/Detached Single Family DU
[ B.6. Fencing: LDR Sec. 5.1.2 |
‘Wildlife friendly fencing
Special Purpose Fencing Height
In Street Yard: 4
In Side or Rear Yard: 6'
Special Purpose Fencing Setback:
Any Yard 0

[ B.7. Environmental Standards: |
The amendment to the SRCRR PUD-PR (PUD2015-0002)
approved by the BOCC on September 17, 2015, along with
the associated Zoning Map Amendment (ZMA2015-0002)
included the preparation and approval of two interrelated
Environmental Analyses. One was for the associated Astoria
Hot Springs Site (EVA2014-0008) that evaluated the
environmental impacts of removing approximately 95 acres
of land from the PUD-PR zone and zoning it Park, and the
other (EVA2014-0010) that evaluated the impacts of
relocating resort development from approximately 90 acres of
land and concentrating it on the 20.04 acres Sub Area lIl.
Both Environmental Analyses revealed that Sub Area lll
contains the least amount of diversity of protected resources
and found that concentrating development in that area may
result in fewer new impacts to higher ranking vegetative
cover types and found that the development configuration
approved in the Sketch Plan (SKC 2015-001) approval
associated with PUD 2015-002 will have reduced impacts to
natural resources. The EAs also indicate that relocation of
the majority of development from the Snake River's edge

adjacent to Sub Area | to Sub Area Il will minimize and
reduce impacts to wildlife habitat and movement corridors.
The amendment was also found to reduce the impact of
development within the 150’ river setback. Based on the
above, all future applications for development within Sub
Area lll, as approved, will not require additional natural
resource impact review, including the preparation and/or
review of Environmental Analysis. Development will be
subject to natural resource impact mitigation requirements at
approval of Development Plan based on the previously
approved Environmental Analysis. A final mitigation plan
must be included with Development Plan and final mitigation
requirements will be part of Development Plan approval.
The following specific natural resource buffers shall apply to
all physical development within the Sub Area III:

Natural Resource Buffers: LDR Sec. 5.1.1
Rivers: 150'
Martin Creek: 15
Other Streams 50’ or edge of riparian

plant community up to 150
50 or edge of riparian
plant community up to 150

Natural Lakes or Ponds:

Wetland:
Irrigation Ditch Setback: LDR Sec. 7.7.4.D
Irrigation Ditch: 10°

Wild Animal Feeding

Wild Animal Feeding Prohibited
Natural Resource Overlay (NRQ) Standards LDR Sec. 5.2.1
Bear Conflict Standards LDR Sec. 5.2.2
Bear resistant trash required in conflict area 1

[ B.8. Scenic Standards: |

LDR Sec. 5.1.3

Exterior Lighting: LDR Sec. 5.3.1
Total cut off angle (max) 90
lllumination in footcandles

Entire Sub Area Ill .50
Height

Entire Sub Area IlI 15

Scenic Resource Overlay (SRO) Standards LDR Sec. 5.3.2
The amendment to the SRCRR PUD-PR (PUD2015-0002)
approved by the BOCC on September 17, 2015, along with
the associated Zoning Map Amendment (ZMA2015-0002)
included the preparation of a Visual Resource Analysis that
demonstrated that the amendments to the PUD-PR resulted
in reduced visual impacts to the scenic foreground when
compared to the prior SRCRR PUD-PR approval. No further
Scenic Resource Analysis is required.

{B.9. Natural Hazards to Avoid: |

Steep Slopes LDR Sec. 5.4.1
Development Prohibited: Slopes >30%
\Areas of Unstable Soils: LDR Sec. 5.4.2
Fault Areas: LDR Sec. 54.3
Floodplains: LDR Sec. 5.4.4
Wildland Urban Interface LDR Sec. 5.4.5
Avalanche Hazard Areas
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Temporary Shelter B Rd VN See Footnote 2 2/DU Exempt

Temporary Gravel Extraction Y 0s.f. n/a 1/employee Exempt i

and Processing
Farm Stand B Osf. n/a 5/1,000 s.f. display Exempt
area

Y = Allowed Use, no permit required, B= Basic Use Permit (LDR Sec. 8.4.1), C= Conditional Use Permit (LDR Section
8.4.2)

1. Total Dwelling Unit and Lodging Unit density approved for Sub Area Il is 63 units. This maximum density
notwithstanding, the maximum density within Sub Area Il is permitted to increase if residential density permitted in Sub
Area Il is transferred to Sub Area lll, whether or not Lot 1 of the Snake River Sporting Club PRD is included within Sub
Area lll. The increased allowable density in Sub Area Il shall not exceed the total number of dwelling units transferred
from Sub Area Il. No additional Development Units shall be created without an amendment to the Master Plan.

2. Provisional Campground: The purpose of Sub Area Il is to provide a residential and lodging core within the Resort.
Provisional Campground units are intended to achieve this purpose on a provisional basis. Up to four (4) Provisional
Campground units shall be reviewed under the process and procedures for Basic Use Permits (LDR Section 8.4.1).
Provisional Campground use shall expire five (5) years from the time they are permitted. Upon expiration of the Provisional
Campground use, the Provisional Campground units associated with the use shall be removed or otherwise vacated from
the property unless a Development Plan application to convert the Provisional Campground use to a Campground use has
been submitted and deemed sufficient by the Teton County Planning Department. The unit type, density and ownership of
Provisional Campground shall be consistent with the unit type and ownership limitations associated with Campground uses.
3. Campground sites or units include mobile homes, recreational vehicles, trailers, campers, tents or Recreational Park
Trailers. All campground sites, units or the campground as a whole shall be under single ownership. No land division,
timeshare, fractional, tenancy in common or other type of ownership division of campground sites, units or the campground
as a whole shall be allowed. The maximum density of campground units shall be equal to the maximum density permitted
within Sub Area lll. At no time shall the total number of residential, or lodging units exceed the maximum density permitted
in Sub Area lll. At the time of certificate of occupancy for 75% of the permanent residential or lodging units, all
Campground units shall be removed or otherwise vacated from the property.

I- C.3. Maximum Scale of Use J
Individual Use (floor area) (max)
No limitations apply.
No APO limitations or standards apply.

| C.4. Operational Standards LDR Div. 6.4 |

D. Development Options

Standards applicable to development options and subdivision in Sub Area Il of the SRCRR PUD-PR are provided or
referenced below.

| D.1. Allowed Subdivision Development Options |

Option BSA  LotSize Density OSR FAR Height
{min) {Max) (Min) {max) (max)

Land Division nfa A n/a nfa Determinedby | Determined by i

physical I physical
development development !
SRR S PO L ik it il 111 permit |
Condominium/Townhouse nfa n/a nfa n/a Determined by Determined by |
Physical Physical !
Development Development |
Permit Permit '
Transfer of Units from Consistent with original allowances for lots in Area Il I
Area |l to Area III* e ol SRS LR ks

* It is explicitly recognized within this Master Plan that transfer of development units and associated floor area from Sub
Area Il to Sub Area lll is permitted under the provisions of this Master Plan. Units transferred from Sub Area Il to Sub Area
1l shall be relocated in accordance with the original approvals granted for development of parcels or lots within Sub Area
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shall not be in any way linked to the demonstration of adequacy, or requirements for expansion or improvements of
the wastewater system(s) within Sub Area | or Il of the Resort.

E. Phasing Standards

Development within Sub Area Ill will occur based on market demand and financial opportunities and limitations.
Therefore, no explicit phasing timeline for development of individual residential and/or lodging units is required within
Sub Area lll. This notwithstanding, development within Sub Area i is required to show all infrastructure, including
roads, parking, water and wastewater facilities are adequate, pursuant to State of Wyoming DEQ and other permitting
authorities’ requirements, to support the scale and number of dwelling units submitted for building permit. If
improvements to infrastructure is required for development of dwelling or lodging units in addition to what exists within
Sub Area Ill such infrastructure improvements must be completed concurrently with or prior to the issuance of a
Certificate of Occupancy for any additional dwelling or lodging units that require infrastructure improvements.

Below is a projected time frame for completion of various phases in Sub Area lll. They are based on a beginning date
of the effective date of this Master Plan

Within 5 years: 5 lots or dwelling units sold within 8 years

Within 10 years: 6 lots or dwelling units sold within 12 years

Within 15 years: 4 lots or dwelling units sold within 18 years.

Within 20 years: 14 lots or dwelling units sold within 23 years.

Within 25 years: 16 lots or dwelling units sold within 28 years.

Within 30 years: all permitted lots or dwelling units sold within 33 years.

Phasing plan herein is an estimate and may be subject to changes without requiring an amendment to the Master
Plan. All development can occur in a shorter time frame than stated above with no exceptions.

A revised phasing plan that incorporates necessary infrastructure improvements, any housing requirements, and a
monitoring plan with performance measures as required by this Master Plan and the LDRs shall be approved by the
BOCC independent from or in conjunction with a Development Plan for Sub Area lIl. The above notwithstanding, in
the event that development generates the need for infrastructure improvements and/or mitigation requirements, those
improvements and/or requirements must be completed concurrently with the development that generates the
infrastructure need or mitigation requirement.
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Attachment 1
Subdivision Plats for Lots Within Sub Area |l
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Attachment 2

Legal Descriptions of Resort Sub Areas
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Legal Description
of
Resort Area Sub-Area I

Being a portion of that tract of land described in that Quit Claim Deed recorded in Book 859 of

photos, pages 380-385, in the Office of the Clerk, Teton County, Wyoming and located within the H.E.S.

57, Section 32, T.39N,, R.116W., 6™. P.M., Teton County, Wyoming, being more particularly described
as follows:

BEGINNING at the intersection of the north Right-of-way line of Johnny Counts Road and the east line
of Lot 19, Plat No. 1030, recorded in said Office;

THENCE, N 21°50'10" E, 224.11 feet, along said east line, to a point;

THENCE, N 50°28'25" E, 46.59 feet, more or less, along said east line, to a point on the left bank of the
Snake River;

THENCE, bounded by the Snake River on the north and following the left bank of the Snake River,
generally through the following courses:

S 33°19'08" E, 131.62 feet, to a point;
S 46°12'37" E, 292.00 feet, to a point;
S 74°32'37" E, 49.13 feet, to a point;
S 49°14'29" E, 58.39 feet, to a point;
$20°41'51" E, 66.42 feet, to a point;
5 53°33'37"E, 215.27 feet, to a point;
5 69°57'33" E, 180.08 feet, to a point;

THENCE, S 32°09'59" W, 273.49 feet, departing said left bank, to a point;

THENCE, N 70°43'48" W, 235.12 feet, to a point intersecting the northerly Right-of-Way line of said
Johnny Counts Road;

THENCE, along said northerly Right-of-Way line the following courses:
N 12°37'10" W, 83.11 feet, along said northerly Right-of~Way to a point of curvature;
Following a curve to the left having an arc length of 177.01 feet, a radius of 230.00 feet, a delta
angle of 44°05'45", achord bearing of N 34°40'02" W, and a chord length of 172.68 feetto a
point of tangency;
N 56°42'55" W, 167.10 feet, to a point;
N 50°10720" W, 142.46 feet, to a point;
N 45°22'28" W, 178.14 feet, to the POINT OF BEGINNING.

Said tract contains 5.21 Acres, more or less.

The north line of said tract may vary as the left bank of the Snake River varies due to natural or unnatural
occurrences.

F:\2013\13240\survey\legals\13240_Resort_Area_5.21ac_160428.docx
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Legal Description
For
Sub-Area Il of the Snake River Canyon Ranch Resort
Planned Unit Development for Planned Resort

The following lots within subdivisions recorded in the Office of the Clerk, Teton County,
Wyoming more particularly described as follows:

Lots 2 and 3 of the Snake River Canyon Ranch, the Canyon Homes, recorded in the
Office of the Clerk of Teton County as Plat No. 1040, being part of Homestead Entry Survey
No.57, T.39N.,R. 116 W,, 6 PM, Teton County, Wyoming.

Lot 2 PIDN: 22-39-16-32-4-03-001
Lot 3 PIDN: 22-39-16-32-4-03-002

AND

Lot 23 of the Snake River Canyon Ranch, the River Homes, recorded in the Office of the
Clerk of Teton County as Plat No. 1030, being part of Government Lots 4 & 5 Section 32
T.39N., R. 116 W., 6™ PM, Teton County, Wyoming.

Lot 23 PIDN: 22-39-16-32-4-01-005
AND

Lots 24, 25, 26 & 27 of the Snake River Canyon Ranch, the Ranch Homes, recorded in the
Office of the Clerk of Teton County as Plat No. 1031, being part of Government Lots 4 & 5 and
the SE%SEY% of Section 32 T.39 N.,R. 116 W.,, 6" PM, Teton County, Wyoming.

Lot 24 PIDN: 22-39-16-32-4-02-001
Lot 25 PIDN: 22-39-16-32-4-02-002
Lot 26 PIDN: 22-39-16-32-4-02-003
Lot 27 PIDN: 22-39-16-32-4-02-004
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Attachment 3
Sub Area |l Building Envelopes
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Attachment 4
Improvement Service District Agreement
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PETITION FOR FORMATION OF SNAKE RIVER SPORTING CLUB
IMPROVEMENT AND SERVICE DISTRICT

Come now the undersigned persons, acting pursuant to Wyoming Statute §§ 18-12-106 and 22-
29-105 pertaining to the petition of formation for an improvement and service district, and represent as
follows:

1! That the signatures of not less than sixty percent (60%) of the persons owning land
within the territory proposed to be included in the district, whose land in the proposed district has an
assessed value of sixty percent (60%) or more of the assessed value of all of the land within the proposed
district are attached to this petition of formation.

2! That the proposed name of the district is Snake River Sporting Club Improvement and
Service District.

3! That the boundaries of the district and the land situated therein are described with
particularity as ste forth in Exhibit 1 hereto.

4! Attached is a map of the proposed district with its boundaries highlighted.

5.l That we hereby request that a district be formed under W.S. §§ 18-12-101 through 18-
12-140, the “Improvement and Service District Act.”

6.! The general purpose of the proposed district is to construct, operate and maintain a
bridge system over the Snake River that grants access to the district’s landowners and residents and to
construct, operate and maintain the sewer and water systems that serve the properties located within the
district boundaries.

7. The initial services to be provided by the district are to operate and maintain the bridge
and sewer and water systems that are in place and presently serving the property owners located within
the district boundaries.

8.! Describe what services and or equipment will be acquired, constructed or operated:

The district will maintain the existing bridge over the Snake River that grants access to the
district's landowners and residents which is located at approximately milepost __ on Highway 89 south
of Hoback Junction. The district will also operate the sewer and water systems that have been
constructed to serve the residents of the Snake River Sporting Club Community and related properties
that are presently operated by the Snake River Sporting Club Owners Association, Inc. pursuant to the
Snake River Sporting Club Community Amended and restated Master Declaration of Covenants,
Conditions and Restrictions dated August 29, 2005 and will construct, operate and maintain additional
sewer and water facilities, as needed, to serve other landowners within the district whose lands are not
served by existing sewer and water systems.

The signatures of the landowners of the proposed district that seek to form the Snake River
Sporting Club Improvement and Service District are attached hereto, together with the date they signed
the Petition and a description of the lands such persons own within the proposed district boundaries.
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3. The avalanche hazard boundaries are based on current forest, terrain and
climatic conditions. Significant changes in forest cover, terrain and/or climatic
conditions could increase or decrease the avalanche hazard.

4. Design avalanche loads are specific to the locations, orientations and geometry
of the planned residential buildings and the site grading plans. Any significant
changes to these factors may invalidate the design loads.

5. Persons outside of structures designed to resist avalanche impact will be
exposed to avalanches that can cause injury or death. Such conditions will be
very infrequent and will usually correspond to high or extreme avalanche danger
as determined by the regional avalanche forecast.

Background

Steep terrain and sufficient snow supply above Lots 1 through 6 at the Snake River
Sporting Club cause conditions favorable for natural and triggered avalanches that can
reach planned building sites. Avalanche Hazard maps were created at a 1:2400 scale
for the Canyon Club development in April 2002 by Arthur I. Mears, P.E., Inc. The
Avalanche Hazard maps were re-issued in 2005 to reflect revisions in the lot numbering
and layouts.

Since the 2002 Mears report, new methods and models for avalanche dynamics have
become available. These models account for avalanche release size, degree of
channelization and the influence of three dimensional terrain. Additional snow and
weather data have been collected since 2002. This report describes the application of
new methods and resulting revisions to the avalanche hazard maps. This report also
provides design loads for planned residential townhome buildings for Lots 1-6.

Figure 1 shows the site location on a slope-shaded USGS topographic map with 40 foot
contours. Figure 2 shows a Google Earth aerial image of the site and slopes above.

Avalanche Hazard Mapping & Design Loads Arthur |. Mears, PE, Inc.

Lots 1-6 Snake River Sporting Club Wilbur Engineering, Inc.

Teton County, Wyoming February 15, 2016
2
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Methods

The avalanche hazard mapping and design magnitude avalanche loads presented in
this report are based on:

1.
2.

Our knowledge of local terrain, climate and avalanche hazards;

Site observations made by Chris Wilbur on August 8, 2015 during snow-free
conditions;

Analysis of aerial photos of various dates and sources (Teton County GIS,
Google Earth, Bing);

Review of historic weather data, include data from Jackson, Wyoming (1905 to
2015) and from Jackson Hole Mountain Resort (1974 To 2009).

Avalanche dynamic modeling with the Swiss program, RAMMS, Version 1.6.2
utilizing a 5 meter resolution digital elevation model (DEM) developed from 5-
foot contour data provided by the client. Model assumptions and parameters for
the design magnitude avalanche are presented in Appendix B.

Impact load calculations follow methods described in the Technical Avalanche
Protection Handbook, edited by Florian Rudolf-Miklau, Siegfried Sauermoser
and Arthur |. Mears, published by Ernst & Sohn, 2015.

Snow Climate

The Snake River Valley south of Jackson, Wyoming is characterized by an inter-
continental snow climate with cold winter temperatures and moderate snowfall
accumulations. Long-term weather data are available from Jackson (coop station
484910) about 15 miles north, and Jackson Hole Mountain Resort about 23 miles north

of the site.

Avalanche Hazard Mapping & Design Loads Arthur |. Mears, PE, Inc.
Lots 1-6 Snake River Sporting Club Wilbur Engineering, Inc.
Teton County, Wyoming February 15, 2016
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indicate damage caused by previous avalanches, as well as indicate the height of
avalanche flows.

Avalanche Dynamics Modeling

We used the Swiss avalanche dynamics program RAMMS Version 1.6.2 to evaluate
flow directions, thickness and velocities for each of avalanche paths shown in Figure 3.
The model calibration was based recommendations in the RAMMS User Manual for
small avalanches with 100-year return periods at high elevation, and our experience in
Teton County. Avalanche dynamics model inputs and results are presented in
Appendix B.

Avalanche Hazard Map

The methods described above were applied to develop the Avalanche Hazard map
shown in Figure 3. This map is subject to limitations described above.

Design Magnitude Avalanche Loads

The design-magnitude avalanche loads for the planned residential buildings are
presented in Appendix A. The loads shown are simplified approximations of complex
dynamic loads. The loads are dynamic in nature and will increase from zero to full
value in approximately two (2) seconds. An impact factor is sometimes applied by the
structural engineer when the impact pressure increases from zero to the maximum in a
sufficiently short time when compared with the “free period” of a structure.

Avalanche deposits will also produce static horizontal loads that are smaller than the
impact loads. Therefore, design for the impact loads will also accommodate the static
loads.

Warranty

You as my client should know that while our company can and does attempt to uphold
high professional standards, the state of scientific and engineering knowledge is
incomplete, and does not permit certainty. The complex phenomena involved in
avalanches cannot be perfectly evaluated and predicted, and methods used to predict
avalanche behavior change as new research becomes available. While we can and will
offer our best professional judgment, we cannot and do not offer any warranty or
guarantee of results.

Avalanche Hazard Mapping & Design Loads Arthur I. Mears, PE, Inc.

Lots 1-6 Snake River Sporting Club Wilbur Engineering, Inc.

Teton County, Wyoming February 15, 2016
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Appendix A - Design Avalanche Loads for Lots 1-6

Avalanche Hazard Mapping & Design Loads Arthur |. Mears, PE, Inc.

Lots 1-6 Snake River Sporting Club Wilbur Engineering, Inc.

Teton County, Wyoming February 15, 2016
A-1
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A A
e ™ ™
) ( IN 11 r
Building [ Wall | H1(@®) | H2(®) | Palpsh | Ps(psh
5 A 0.0 0.0 0 0
5 B 286 0.0 20 10
6 Cc 30 0.2 30 15
6 D 0.0 0.0 0 0
Notes:

1. Wall orientations based on site plan by
DHM Designs dated 7-28-2015.

2. Shear loads (Ps) act horizontally in the
direct of the arrows shown above.

3. Loads are dynamic and have a rise time
of 0.5 seconds.

4. Any portruding walls, decks, columns
and other features not shown above may
also be subject to avalanche loading.

Design Avalanche Loads

Lots 5-6, Snake River Sporting Club
Teton County, Wyoming

Arthur |. Mears, P.E., Inc.
Wilbur Engineering, Inc.
February 15, 2016
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A
e e
0 { IK FEET ) 10 N
Building | Wall | H1(®) [ H2(®) | Palpsf | Ps(psh
11 A 0.0 0.0 0 0
1 B 0.0 0.0 0 0
12 Cc 3.6 0.3 50 25
12 D 0.0 0.0 0 0

H2

Notes:

1. Wall orientations based on site plan by
DHM Designs dated 7-28-2015.

2. Shear loads (Ps) act horizontally in the
direct of the arrows shown above.

3. Loads are dynamic and have a rise time

of 0.5 seconds.

4. Any portruding walls, decks, columns
and other features not shown above may
also be subject to avalanche loading.

Design Avalanche Loads

Lots 11-12, Snake River Sporting Club
Teton County, Wyoming

Arthur I. Mears, P.E., Inc.
Wilbur Engineering, Inc.
February 15, 2016
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Building | Wall | H1(f) | H2(R) | Pulpsh | Ps(psf)
15 A 0.0 0.0 0 0
15 B 2.6 0.0 7 4
16 C 0.0 0.8 0 0
16 D 0.0 0.0 0 0

Notes:

1. Wall orientations based on site plan by
DHM Designs dated 7-28-2015.

2. Shear loads (Ps) act horizontally in the
direct of the arrows shown above.

3. Loads are dynamic and have a rise time

of 0.5 seconds.

4. Any portruding walls, decks, columns
and other features not shown above may
also be subject to avalanche loading.

Design Avalanche Loads

Lots 15-16, Snake River Sporting Club
Teton County, Wyoming

Arthur |. Mears, P.E., Inc.
Wilbur Engineering, Inc.
February 15, 2016
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i T i

H2

Building | Wall | H1(®) | H2 () | Pupsh | Ps(psh
19 A 0.0 0.0 0 0
19 B 4.9 1.3 250 120
20 C 4.9 1.2 220 110
20 D 0.0 0.0 0 0

Notes:

1. Wall orientations based on site plan by
DHM Designs dated 7-28-2015.

2. Shear loads (Ps} act horizontally in the
direct of the arrows shown above.

3. Loads are dynamic and have a rise time
of 0.5 seconds.

4. Any portruding walls, decks, columns
and other features not shown above may
also be subject to avalanche loading.

Design Avalanche Loads
Lots 19-20, Snake River Sporting Club
Teton County, Wyoming

Arthur |. Mears, P.E., Inc.
Wilbur Engineering, Inc.
February 15, 2016
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Attachment 6
_Jorgensen Associates P.C. Memo titled “Astoria Hot Springs Park
and Snake River Sporting Club Response to Engineering Comments”
dated June 23, 2015 bridge memo
dated June 23, 2015
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Traffic Analysis

The traffic history of the land south of the Astoria Bridge is complex, as is the record of
approvals with Teton County. When the campground and hot springs was operational
in the 1970s through the early 1990s, the bridge and road system was unimproved.
Vehicles and RVs accessed the property both via the bridge and via the Forest Service
road from Hoback Junction.

When Mr. Edgcomb gained full control of all the land south of the bridge in the 1990s
and started plans to develop the property, the 1999 and 2001 applications and
approvals address many concerns regarding the use of the bridge. During this time, it
appears approvals were given identifying the 1,000 ADT threshold. The 2005 FDP
approvals for SRSC, reference the full condition language for the bridge. The full
language is:

A traffic counter shall be deployed to regularly count traffic across the single lane bridge.
Upon regularly approaching 1,000 ADT the developer shall construct a second lane to
the bridge or provide adequate mitigating measures as determined by the County
Engineer and approved by the Board of County Commissioners unless a different
standard exists at that time. The Phase Il Final Development Plan shall identify a
mechanism to ensure that the financial resources will be available to construct the
second lane of the bridge if and when it is necessary. The Final Development Plan shall
include a detailed agreement that operationalizes this condition, including but not
limited to defining a trigger point at which the counting begins, ensuring that it can be
reasonably expected that the second lane of bridge can be approved, or provide
mitigating measures, and clarifying the ownership of relevant land.

Subsequent to 2005, the development suffered a bankruptcy and the land formerly
owned by the Edgcomb family was subdivided and sold.

The current situation today therefore is a relatively muddled situation where there are 5
landowners that are not bound by the CC&Rs of the development. These landowners
have differing access and use rights of the bridge and roads in the development.
Furthermore, technically the 1,000 ADT limit that was set in the Sketch Plan only applies
to the SRSC PRD approval. There is not a practical way to determine whether current or
future traffic is related to the golf course, the Resort or to the 5 landowners who are not
a part of the CC&Rs. From an approval standpoint, the currently situation would allow
the Resort to have unlimited traffic over the bridge, while the SRSC would be limited to
1,000 ADT.

The traffic impact study acknowledges the condition where 1,000 trips per day is
established as a threshold upon which lane expansion or adequate mitigation measures

Snake River Sporting Club 2~ Jorgensen Associates, P.C.
Traffic Generation Analysis
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Other responses to Staff concerns:

Staff indicates that “the hot springs and park could likely regularly exceed 204 trips per
day.” We are unclear as to the basis behind this statement. The assumptions in the
study are based upon discussions and operational input from an experienced operator
in this area. The traffic monitoring presently in place will be an important component in
measuring and monitoring the accuracy of these assumptions relative to actual volumes,
and mitigation measures that may be considered as necessary.

The employee and affordable housing requirements are presently under review by
Teton County and the applicant. Staff indicates that with these components included,
the ADT is 1,102 trips per day. While the employee and affordable housing are still
under discussion, the applicant agrees that including these trips brings the ADT within
range of the 1,000 trip threshold depending on number of units, internal capture rates,
and management programs (i.e. shuttles) for these unit types, and the performance of
the bridge and mitigation measures for the unit types will be implemented should that
total be approached.

The proposed master plan amendment does not impact golf club operations. Offsite
trips generated by the golf course are using the bridge as anticipated contributing to the
total use which is below the 1,000 daily trips. As the rest of the development is built
out, the monitoring will continue, and the mitigation measures identified as required by
the condition. Again, it will be necessary to monitor the performance of the bridge to
see how increasing trips affect its performance.

The applicant agrees that the left turn is not a mitigating measure for the one-lane
bridge to prevent stacking on the highway. However, it does provide a factor of safety
for occasions when additional stacking is required.

The applicant has reached out to USFS for a meeting regarding an official agreement
with the United States Forest Service formalizing the Johnny Counts Road/Hoback
Junction South Road for emergency access purposes. The applicant is committed to the
working to obtain this long term commitment. However, the ultimate decision is under
the USFS's jurisdiction.

Snake River Sporting Club -4- Jorgensen Associates, P.C.
Traffic Generation Analysis
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Attachment 7
Snake River Sporting Club Architectural Review Board Design
Guidelines Signage Plan
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Plain Language Commitment Commitment No.: 600304JAC
Page 3 of 12

CONDITIONS

. The Term Mortgage, when used herein, shall include deed of trust, trust deed, or other security instrument.

If the proposed Insured has or acquired actual knowledge of the defect, lien, encumbrance, adverse claim or other
matter affecting the estate or interest or mortgage thereon covered by this Commitment other than those shown in
Schedule B hereof, and shall fail to disclose such knowledge to the Company in writing, the Company shall be
relieved from liability for any loss or damage resulting from any act of reliance hereon to the extent the Company is
prejudiced by failure to so disclose such knowledge. If the proposed Insured shall disclose such knowledge to the
Company, or if the Company otherwise acquires actual knowledge of any such defect, lien, encumbrance, adverse
claim or other matter, the Company at its option may amend Schedule B of this Commitment accordingly, but such
amendment shall not relieve the Company from liability previously incurred pursuant to paragraph 3 of these
Conditions and Stipulations.

Liability of the Company under this Commitment shall be only to the named proposed Insured and such parties
included under the definition of Insured in the form of policy or policies committed for and only for actual loss
incurred in reliance hereon in undertaking in good faith (a) to comply with the requirements hereof, or (b) to
eliminate exceptions shown in Schedule B, or (c) to acquire or create the estate or interest or mortgage thereon
covered by this Commitment. In no event shall such liability exceed the amount stated in Schedule A for the policy
or policies committed for and such liability is subject to the insuring provisions and Conditions and Stipulations and
the Exclusions from Coverage of the form of policy or policies committed for in favor of the proposed Insured which
are hereby incorporated by reference and are made a part of this Commitment except as expressly modified herein.

. This Commitment is a contract to issue one or more title insurance policies and is not an abstract of title or a report
of the condition of title. Any action or actions or rights of action that the proposed Insured may have or may bring
against the Company arising out of the status of the title to the estate or interest or the status of the mortgage
thereon covered by this Commitment must be based on and are subject to the provisions of this Commitment.

. The policy to be issued contains an arbitration clause. All arbitrable matters when the amount of Insurance is
$2,000,000 or less shall be arbitrated at the option of either the Company or the Insured as the exclusive remedy of
the parties.

You may review a copy of the arbitration rules at: http:/www.alta.org/.

ORT Form 4308
ALTA Commitment for Title Insurance 6/06






Plain Language Commitment Commitment No.: 600304JAC
Page 5 of 12

Schedule B-I
Requirements

Pay the full consideration to, or for the account of, the Grantors and/or Mortgagees for the estate or
interest to be insured.

Proper instrument(s) creating the estate or interest to be insured must be executed and duly filed for
record, to-wit:

a. Warranty Deed
From the duly authorized representative(s) of Snake River Sporting Club Lot 1, LLC, a Wyoming
limited liability company
Vesting fee simple title in SRSC Lots, LLC, a Wyoming limited liability company

A Statement of Consideration is required with each transfer of title in the State of Wyoming per Wyoming
Statute 34-1-142,

b. Mortgage
Executed by: the duly authorized representative(s) of SRSC Lots, LLC, a Wyoming limited liability
company
In favor of:  First Interstate Bank
To secure a loan of: $840,000.00

All Grantors/Mortgagors must cite marital status and their spouses, if any, must join in the execution of
the Deed and/or Mortgage for the purpose of waiving any homestead rights they may have,

Pay all taxes, charges and assessments levied and assessed against the subject premises which are due
and payable as follows:

Tax ID# [2016 1st Half Tax Status 2016 2nd Half Tax Status
! B L S R st o
01-004157 [In the Amount of $2,288.65 are PAYABLE [In the Amount of $2,288.62 are PAYABLE |

We recommend that the person responsible for closing this transaction verify this tax information prior to
closing.
*Real Estate Taxes are payable as follows
*If making one payment: Due on or before December 31.
*If making two payments: First half payable September 1 and delinquent November 10;
second half due March 1 and delinquent May 10,

Lien Coverage: To remove Exception(s) 4 shown in Schedule B, Section 2, hereof from the Loan Policy
when issued, the following documents(s) must be provided to us:

Owner's Affidavit executed by: the duly authorized representative(s) of Snake River Sporting Club Lot
1, LLC, a Wyoming limited liability company

Borrower's Affidavit executed by: the duly authorized representative(s) of SRSC Lots, LLC, a Wyoming
limited liability company

Affidavits shall serve as satisfactory evidence that any improvements and/or repairs or alterations thereto
are completed; that any contractors, sub-contractors, laborers and materialmen are all paid; and have
released of record all liens or notice of intent to perfect a lien for labor or material.

ORT Form 4308
ALTA Commitment for Title Insurance 6/06






Plaln Language Commitment Commitment No.: 600304JAC
Page 8 of 12

Schedule B-II
Exceptions

Schedule B of the policy or policies to be issued will contain exceptions to the following matters unless the same
are disposed of to the satisfaction of the Company:

9, Covenants, conditions, restrictions, reservations, easements, encroachments, ditches, roadways,
rights-of-way, common areas and building set back requirements as delineated on the
recorded Plat Number(s) 1165 and Map Numbers T- 458 A, T- 458 B and T- 458 C, records of

Teton County, Wyoming.

10. Easement and right-of-way, which contains a reverter clause:
Granted By: Ellsworth G. and Georgia A. Crail
Granted To: U. S. of America
Recording Information: Book 4 of Deeds, Page 286

11. Easement and right-of-way, which contains a reverter clause;
Granted By: Ray Ely
Granted To: U. S. of America
Recording Information: Book 4 of Deeds, Page 288

12. Right of Deed:

Granted By: George Lamb
Granted To: U.S. of America
Recording Information: Book 4 of Deeds, Page 289

13. Memorandum of Agreement Affecting Real Property:

Between: Canyon Club, Inc.

And: Jackson Hole Land Trust

Recording Information: Book 496 of Photo, Pages 550-552
14. Conservation Easement, including the terms and conditions thereof:

Recording Information: Book 496 of Photo, Pages 489-548
ORT Form 4308
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Plain Language Commitment Commitment No.: 600304JAC
Page 9 of 12

Schedule B-1I
Exceptions

Schedule B of the policy or policies to be issued will contain exceptions to the following matters unless the same
are disposed of to the satisfaction of the Company:

15. Snake River Sporting Club Community Second Amended and Restated Master Declaration of
Covenants, Conditions and Restrictions, which includes, but is not limited to, a Housing Transfer
Fee, and a Right of First Refusal, appearing of record in Book 924 of Photo, Pages 731-908, but
omitting any covenant, condition or restriction based on race, color, religion, sex, handicap,
familial status, or national origin to the extent that such covenants, conditions or restrictions
violate 42 USC 3604(c).

Assignment of Declarant Rights and Waiver of First Right of Refusal appearing of record in Book
835 of Photo, Page 847.

Assignment of Declarant Rights for Snake River Sporting Club recorded in Book 924 of Photo,
Pages 485-487.

Assignment of Declarant Rights for Snake River Sporting Club recorded in Book 924 of Photo,
Page 488.

16. Affordable Housing Agreement:
Recording Information: Book 604 of Photo, Pages 714-727

Affidavit Regarding Partial Satisfaction of Terms of Affordable Housing Agreement appearing of
record in Book 861 of Photo, Pages 1023-1024,

17. Amended Certificate of Owner For Plat No. 1165:
Recording Information: Book 606 of Photo, Pages 36-37

18. Grant of Perpetual Right To Use Access and Utility Easement:
Recording Information: Book 628 of Photo, Pages 532-534

19, Open Space Easement:
Recording Information: Book 629 of Photo, Pages 67-110

Partial Termination of Easement 6 of The Open Space Easement recorded in Book 922 of Photo,
Page 674-676.

Replacement Open Space Easement - Lot 19 recorded in Book 922 of Photo, Page 677-683.

ORT Form 4308
ALTA Commitment for Title Insurance 6/06
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Plain Language Commitment Commitment No.: 600304JAC
Page 11 of 12

__INFORMATIONAL NOTES _ ]

. Exception(s) 1 through 4 will be deleted from the Loan Policy to be issued upon our satisfactory
receipt of all Requirements.

. Exception(s) 4 will be deleted from the Owner's Policy to be issued upon our satisfactory receipt
of all Requirements.

The following property address and PIDN Number are provided for informational purposes only:

14110 South Wagon Road Jackson, WY 83001

PIDN Number: 22-38-16-08-1-01-001

Other than as shown in Schedule B; we find no Judgment Liens, State Tax Liens, Federal Tax Liens or
Child Support Liens of record which attach to the name(s) or interest of the vested owner and/or
proposed insured owner/borrower,

ORT Form 4308
ALTA Commitment for Title Insurance 6/06






PR: AFFGRP

Jackson Hole Title & Escrow
255 Buffalo Way/PO Box 921
Jackson, WY 83001
Phone: (307)733-3153 / Fax: (307)733-9534

Invoice

Ofc: 413 (12514)

To: Cygnus Capital Invoice No.: 12514 - 4136544
3060 Peachtree Road NW, Suite 1080 Date: 07/21/2016
Atlanta, GA 30305
Our File No.: 600304JAC
Title Officer: Mimi Tlougan
Escrow Officer:
Customer ID: 637019
Attention:  Christopher Swann Liability Amounts
Owners: $1,200,000.00
Your Ref.: SRSC Lot 1, LLC-SRSC Lots, LLC Lenders: $840,000.00
RE: Property:
14110 South Wagon Road, Jackson, WY 83001
Buyers: SRSC Lots, LLC
Sellers: Snake River Sporting Club Lot 1, LLC
Description of Charge Invoice Amount
Policy-Extended Owners Policy $2,955.00
Policy-Extended Lender's Policy $449.00
Endorsement 22-06 Location $25.00
Endorsement 9-06 REM $0.00
Endorsement 8.1-06 Environmental $0.00
INVOICE TOTAL $3,429.00
Comments:
Thank you for your business!
To assure proper credit, please send a copy of this Invoice and Payment to:
Attention: Accounts Receivable Department
Requester: kk Page: 1

Printed On: 8/19/2016, 11:24 AM

File Copy




WARRANTY DEED

Snake River Sporting Club Lot 1, LLC, an administratively dissolved Wyoming
limited liability company, along with George W. Wellde, Jr. its sole member and Patricia
A. Wellde, his wife, collectively GRANTOR, of Teton County, Wyoming, for Ten
Dollars ($10.00) and other valuable consideration in hand paid, receipt of which is hereby
acknowledged, and in winding up the business of Snake River Sporting Club Lot 1, LLC,
WARRANT and CONVEY unto SRSC Lots, LLC, a 'VWEGEHHE limited liability
company, GRANTEE, whose mailing address is 3060 Peachies Road, Suite 1080,
Atlanta, Georgia, 30305, the following-described real property situated in the County of
Teton, State of Wyoming, hereby releasing and waiving all rights under and by virtue of
the homestead exemption laws of the State of Wyoming, to-wit:

Lot 1 of Snake River Sporting Club, Teton County, Wyoming, according to that plat
recorded in the Office of the Teton County Clerk on October 4, 2005 as Plat Number 1165.

State Identification Number: 22-38-16-08-1-01-001

Including and together with all and singular the tenements, hereditaments, appurtenances
and improvements thereon or thereunto belonging, but subject to taxes, reservations,
covenants, encroachments, conditions, restrictions, rights-of-way, and easements of record.

This property is transferred on the condition that a transfer fee shall be payable to Teton County,
Wyoming and to the Teton County Education Foundation, a Wyoming non-profit corporation, in
connection with each subsequent transfer of this property in accordance with the provisions of the
Snake River Sporting Club Community Amended and Restated Master Declaration of Covenants,
Conditions and Restrictions, dated August 29, 2005 and executed September 21, 2005, The
above-described covenant shall run with the land and shall be binding upon the owner of this
property and its successors and assigns.

«
WITNESS the due execution and delivery of this Warranty Deed this 7_ day of
September, 2016.
Snake River Sporting Club Lot 1, LLC
a Wyoming limited liability company

By: W
eorge W. Wellde, Jr.
Its: Sole Member
Z gt
:.ﬁe W. Wellde, J}.’, I(:Ei\vidually
Patricia A. Wellde, Individually
Nz e/

STATE OF )
- ) ss.
COUNTY OF _/Vvr &/ «
The foregoing Warranty Deed was acknowledged before me by George W. Wellde,
Jr. as Sole Member of Snake River Sporting Club Lot 1, LLC, a Wyoming limited

liability company and as an individual and by Patricia A. Wellde, an individual, this ” “%

day of September 2016.
WITNESS my hand and official seal. ﬂ&ﬁ
pavid 5. Rothenberg R
te of New York 3
Notary a:?‘"i S Da1D Notary Public /

County .. issi TR i g
ngumm Expier:;':m%S. 2042 ] °°mm'ss'°n(°"l’“°s' € ay



Guarantee
SG 08007434

SUBJECT TO THE EXCLUSIONS FROM COVERAGE, THE LIMITS OF LIABILITY
AND OTHER PROVISIONS OF THE CONDITIONS AND STIPULATIONS HERETO
ANNEXED AND MADE A PART OF THIS GUARANTEE, AND SUBJECT TO THE
FURTHER EXCLUSION AND LIMITATION THAT NO GUARANTEE IS GIVEN NOR
LIABILITY ASSUMED WITH RESPECT TO THE IDENTITY OF ANY PARTY NAMED
OR REFERRED TO IN SCHEDULE A OR WITH RESPECT TO THE VALIDITY,
LEGAL EFFECT OR PRIORITY OF ANY MATTER SHOWN THEREIN. Old Republic
National Title Insurance Company, a Minnesota corporation, herein called the
Company GUARANTEES the Assured named in Schedule A, against actual
monetary loss or damage not exceeding the liability amount stated in Schedule A
which the Assured shall sustain by reason of any incorrectness in the assurances
set forth in Schedule A.

In witness whereof, Old Republic National Title Insurance Company has caused its corporate name and seal to be
hereunto affixed by its duly authorized officers, the Guarantee to become valid when countersigned on Schedule A by
an authorized officer or agent of the Company.

Issued through the Office of!: OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
A Stock Company
Jackson Hole Title &amp; Escrow 403 Secand Avesve South, Misneagolis, Winnesais 5540
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to the estate or interest as stated herein, or to establish the lien rights of the Assured, or to prevent or reduce loss or damage to
the Assured. The Company may take any appropriate action under the terms of this Guarantee, whether or not it shall be liable
hereunder, and shall not thereby concede liability or waive any provision of this Guarantee. If the Company shall exercise its
rights under this paragraph, it shall do so diligently.

(b) If the Company elects to exercise its options as stated in Paragraph 5(2) the Company shall have the rights to select counsel of its
choice (subject to the right of such Assured to object for reasonable cause) to represent the Assured and shall not be liable for
and will not pay the fees of any other counsel, nor will the Company pay any fees, costs or expenses incurred by an Assured in
the defense of those causes of action which allege matters not covered by this Guarantee.

() Whenever the Company shall have brought an action or interposed a defense as permitted by the provisions of this Guarantee,
the Company may pursue any litigation to final determination by a court of competent jurisdiction and expressly reserves the
right, in its sole discretion, to appeal from an adverse judgment or order.

(d) In all cases where this Guarantee permits the Company to prosecute or provide for the defense of any action or proceeding, the
Assured hereunder shall secure to the Company the right to prosecute or provide defense of any action or proceeding, and all
appeals therein, and permit the Company to use, at its option, the name of such Assured for this purpose. Whenever requested
by the Company, an Assured, at the Company's expense, shall give the Company all reasonable aid in any action or proceeding,
securing evidence, obtaining witnesses, prosecuting or defending the action or lawful act which in the opinion of the Company
may be necessary or desirable to establish the title to the estate or interest as stated herein, or to establish the lien rights of the
Assured, If the Company is prejudiced by the failure of the Assured to furnish the required cooperation, the Company’s
obligations to the Assured under the Guarantee shall terminate.

6. Proof of Loss or Damage.

In addition to and after the notices required under Section 3 of these Conditions and Stipulations have been provided to the Company,
a proof of loss or damage signed and sworn to by the Assured shall be furnished to the Company within 90 days after the Assured shall
ascertain the facts giving rise to the loss or damage. The proof of loss or damage shall describe the matters covered by this Guarantee
which constitute the basis of loss or damage and shall state, to the extent possible, the basis of calculating the amount of the loss or
damage. If the Company is prejudiced by the failure of the Assured to provide the required proof of loss or damage, the Company’s
obligation to such assured under the Guarantee shall terminate. In addition, the Assured may reasonably be required to submit to
examination under oath by any authorized representative of the Company and shall produce for examination, inspection and copying,
at such reasonable times and places as may be designated by any authorized representative of the company, all records, books,
ledgers, checks, correspondence and memoranda, whether bearing a date before or after Date of Guarantee, which reasonably pertain
to the loss or damage. Further, if requested by any authorized representative of the Company, the Assured shall grant its permission,
in writing, for any authorized representative of the Company to examine, inspect and copy all records, books, ledgers, checks,
correspondence and memoranda in the custody or control of a third party, which reasonably pertain to the loss or damage. All
information designated as confidential by the Assured provided to the Company pursuant to this Section shall not be disclosed to others
unless, in the reasonable judgment of the Company, it is necessary in the administration of the claim. Failure of the Assured to submit
for examination under oath, produce other reasonably requested information or grant permission to secure reasonably necessary
information from third parties as required in the above paragraph, unless prohibited by law or governmental regulation, shall terminate
any liability of the Company under this Guarantee to the Assured for that claim.

7. Options to Pay or Otherwise Settle Claims: Termination of Liability.
In case of a claim under this Guarantee, the Company shall have the following additional options:

(a) To Pay or Tender Payment of the Amount of Liability or to Purchase the Indebtedness.
The Company shall have the option to pay or settle or compromise for or in the name of the Assured any claim which could result
in loss to the Assured within the coverage of this Guarantee, or to pay the full amount of this Guarantee or, if this Guarantee is
issued for the benefit of a holder of a mortgage or a lienholder, the Company shall have the option to purchase the indebtedness
secured by said mortgage or said lien for the amount owing thereon, together with any costs, reasonable attorneys’ fees and
expenses incurred by the Assured claimant which were authorized by the Company up to the time of purchase. Such purchase,
payment or tender of payment of the full amount of the Guarantee shall terminate all liability of the Company hereunder. In the
event after notice of claim has been given to the Company by the Assured the Company offers to purchase the indebtedness,
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The Company shall be subrogated to and be entitled to all rights and remedies which the Assured would have had against any person
or property in respect to the claim had this Guarantee not been issued. If requested by the Company, the insured claimant shall
transfer to the Company all rights and remedies against any person or property necessary in order to perfect this right of subrogation.
The Assured shall permit the Company to sue, compromise or settle in the name of the Assured and to use the name of the Assured in
any transaction or litigation involving these rights or remedies.

If a payment on account of a claim does not fully cover the loss of the Assured the Company shall be subrogated to all rights and
remedies of the Assured after the Assured shall have recovered its principal, interest, and costs of collection.

13. Arbitration.

Unless prohibited by applicable law, either the Company or the Assured may demand arbitration pursuant to the Title Insurance
Arbitration Rules of the American Arbitration Association. Arbitrable matters may include, but are not limited to, any controversy or
claim between the Company and the Assured arising out of or relating to this Guarantee, any service of the Company in connection
with its issuance or the breach of a Guarantee provision or other obligation. All arbitrable matters when the Amount of Liability is
$1,000,000 or less shall be arbitrated at the option of either the Company or the Assured. All arbitrable matters when the Amount of
Liability is in excess of $1,000,000 shall be arbitrated only when agreed to by both the Company and the Assured. The Rules in effect
at Date of Guarantee shall be binding upon the parties. The award may include attorneys’ fees only if the laws of the state in which the
land is located permits a court to award attorneys’ fees to a prevailing party. Judgment upon the award rendered by the Arbitrator(s)
may be entered in any court having jurisdiction thereof.

The law of the situs of the land shall apply to an arbitration under the Title Insurance Arbitration Rules.
A copy of the Rules may be obtained from the Company upon request.
14, Liability Limited to this Guarantee; Guarantee Entire Contract.

(a) This Guarantee together with all endorsements, if any, attached hereto by the Company is the entire Guarantee and contract
between the Assured and the Company. In interpreting any provision of this Guarantee, this Guarantee shall be construed as a
whole.

(b) Any claim of loss or damage, whether or not based on negligence, or any action asserting such claim, shall be restricted to this
Guarantee.

(c) No amendment of or endorsement to this Guarantee can be made except by a writing endorsed hereon or attached hereto signed
by either the President, a Vice President, the Secretary, an Assistant Secretary, or validating officer or authorized signatory of the
Company.

15. Notices, Where Sent.

All notices required to be given the Company and any statement in writing required to be furnished the Company shall include the
number of this Guarantee and shall be addressed to: Old Republic National Title Insurance Company, 400 Second Avenue South,
Minneapolis, Minnesota 55401, (612) 371-1111.
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OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY

Full Recorded Owner Guarantee - Wyoming

Schedule B-I Exceptions/Recorded Documents

~ |Liability  |Fe Reference Guarantee No.

TSLO00O0 25000 SRSCLowFROG 56 08007434

As of the Date of this Guarantee, the following exceptions reference all recorded documents which
may affect title to the herein described land:

All Lots:

Covenants, conditions, restrictions, reservations, easements, encroachments, ditches, roadways,
rights-of-way, common areas and building set back requirements as delineated on the

recorded Plat Number 1165 and recorded Map Numbers T-458-A, T-458-B and T-458-C, records
of Teton County, Wyoming.

Easement and right-of-way from Ellsworth G. and Georgia A. Crail to U. S. of America, which
contains a reverter clause appearing of record in Book 4 of Deeds, Page 286, records of Teton
County, Wyoming.

Easement and right-of-way from Ray Ely to U. S. of America, which contains a reverter clause
appearing of record in Book 4 of Deeds, Page 288, records of Teton County, Wyoming.

Right of Deed from George Lamb to U.S. of America appearing of record in Book 4 of Deeds,
Page 289, records of Teton County, Wyoming.

Memorandum of Agreement Affecting Real Property between Canyon Club, Inc. and Jackson Hole
Land Trust appearing of record in Book 496 of Photo, Pages 550-552, records of Teton County,
Wyoming.

The terms and conditions of that Conservation Easement appearing of record in Book 496 of
Photo, Pages 489-548, records of Teton County, Wyoming.

Snake River Sporting Club Community Amended and Restated Master Declaration of Covenants,
Conditions and Restrictions, which includes, but is not limited to, a Housing Transfer Fee, and a
Right of First Refusal, appearing of record in Book 604 of Photo, Pages 640-713; First
Amendment in Book 651 of Photo, Pages 341-344, records of Teton County, Wyoming; and
Assignment of Declarant Rights and Waiver of First Refusal in Book 835 of Photo, Page 847,
records of Teton County, Wyoming.

Affordable Housing Agreement appearing of record in Book 604 of Photo, Pages 714-727, records
of Teton County, Wyoming and Affidavit Regarding Partial Satisfaction of Terms of Affordable
Housing Agreement appearing of record in Book 861 of Photo, Pages 1023-1024, records of
Teton County, Wyoming.
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OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY

Full Recorded Owner Guarantee - Wyoming

Schedule B-II Informational Notes

FileNo. Liabilty ~ |Fee ~ |Reference

585095JAC

~ /$1,00000  [$250.00  [SRSCLots FROG

* |Guarantee No. __{

|sc 08007434

The following is provided for informational purposes and is not part of the Assurances given under this

Guarantee:

The Status of real property taxes is as follows:

Lot # Tax ID#
2 01-004158
3 01-004159
4 01-004160
5 01-004161
6 01-004162
47 01-004203
80 01-004236

2015 Tax Status

In the Amount of $4,822.68 are PAID
In the Amount of $5,459.95 are PAID
In the Amount of $4,858.05 are PAID
In the Amount of $4,931.28 are PAID
In the Amount of $4,467.69 are PAID
In the Amount of $85.83 are PAID

In the Amount of $40.27 are PAID

2016 Tax Status

Accruing lien not yet due or payable
Accruing lien not yet due or payable
Accruing lien not yet due or payable
Accruing lien not yet due or payable
Accruing lien not yet due or payable
Accruing lien not yet due or payable
Accruing lien not yet due or payable

We recommend that the person responsible for closing this verify this tax information prior to closing.

*Real Estate Taxes are

payable as follows

*If making one payment: Due on or before December 31.
*If making two payments: First half payable September 1 and delinquent November 10;
second half due March 1 and delinquent May 10.

The PIDNSs for these properties

Lot 2: 22-38-16-08-1-01-002
Lot 3: 22-38-16-08-1-01-003
Lot 4: 22-38-16-08-1-01-004
Lot 5: 22-38-16-08-1-01-005
Lot 6: 22-38-16-08-1-01-006
Lot 47: 22-38-16-08-1-01-047
Lot 80: 22-38-16-08-1-01-080

appear to be:






i

&MCKSON HOLE
TITLE & ESCROW

307.733.3153

WARRANTY DEED

Snake River Sporting Club Lot 1, LLC, an administratively dissolved Wyoming
limited liability company, along with George W. Wellde, Jr. its sole member and Patricia
A. Wellde, his wife, collectively GRANTOR, of Teton County, Wyoming, for Ten
Dollars ($10.00) and other valuable consideration in hand paid, receipt of which is hereby
acknowledged, and in winding up the business of Snake River Sporting Club Lot 1, LLC,
WARRANT and CONVEY unto SRSC Lots, LLC, a OEGEGHE limited liability
company, GRANTEE, whose mailing address is 3060 Pqe:gl:tgnia: Road, Suite 1080,
Atlanta, Georgia, 30305, the following-described real property situated in the County of
Teton, State of Wyoming, hereby releasing and waiving all rights under and by virtue of
the homestead exemption laws of the State of Wyoming, to-wit:

Lot 1 of Snake River Sporting Club, Teton County, Wyoming, according to that plat
recorded in the Office of the Teton County Clerk on October 4, 2005 as Plat Number 1165,

State Identification Number; 22-38-16-08-1-01-001

Including and together with all and singular the tenements, hereditaments, appurtenances
and improvements thereon or thereunto belonging, but subject to taxes, reservations,
covenants, encroachments, conditions, restrictions, rights-of-way, and easements of record.

This property is transferred on the condition that 2 transfer fee shall be payable to Teton County,
Wyoming and to the Teton County Education Foundation, 2 Wyoming non-profit corporation, in
ion with each subseq fer of this property m dance with the provisions of the
Snake River Sporting Club Community Amended and Restated Master Declaration of Covenants,
Conditions and Restrictions, dated August 29, 2005 and executed September 21, 2005. The
above-described covenant shall run with the land and shall be binding upon the owner of this

property and its successors and assigns.

Y
WITNESS the due execution and delivery of this Warranty Deed this 7__ day of
September, 2016.
Snake River Sperting Club Lot 1, LLC
a Wyoming limited liability company

RFLEASED
INDEXED -
By: 7 pIbnd, ABSTRACTEDL
Beorge W. Wellde, #. SCANNED
Its: Sole Member
A it ithf T T A PR
éeome w. we"de, J/, Individually GRANTOR SNAKE RIVER SPORTING CLUB LOT 1 LLC*
4] f e GRANTEE SRSC LOTS LLC
4}/[&_ ngd[laf\ Doc 0913172 bk 929 pg 652-652 Filed At 16 48 ON 0911216
Patricia A. Wellde, Individually Shevry L ENigla Teton Conty Cirk Sous: 1200
i By Mary D Antrobus Oeputy
£ ar
STATEOF _ /2~ ¢ )
- ) ss.

.

COUNTYOF _ /e <7 » )

The foregoing Warranty Deed was acknowledged before me by George W. Wellde,
Jr. as Sole Member of Snake River Sporting Club Lot 1, LLC, a Wyoming limited
liability company and as an individual and by Patricia A. Wellde, an individual, this _? * &

day of September 2016.
WITNESS my band and official seal. / Z,\___\
David 5. Rothenberg |
te of New York R o
ey P 40210 ; Notary Public
Qualified &ﬂj York County .. My commission expires: PR e

My Commission Expires March, 06, 205 : .




Auvduo) aounansuy

a1 uvarpUty 1S

[RELEASED

INDEXED ,//
SPECIAL WARRANTY DEED [ABSTRACTLD| -]

SCANNED

Snake River Sporting Club Development Company, LLC, a Delaware limited Hability
company qualified to conduct business in the State of Wyoming, GRANTOR, of Teton County,
State of Wyoming, for and in consideration of TEN DOLLARS ($10.00) and other good and
valuable consideration, in hand paid, receipt of which is hereby acknowledged, CONVEYS
AND SPECIALLY WARRANTS in the manner set forth below to Snake River Sporting Partners,
LLC a Wyoming limited liability company, GRANTEE, whose address is c/o Kavanagh,
Maloney & Osnato, LLP, 415 Madison Avenue, New York, New York 10017, the following
described real estate, situated in the County of Teton, State of Wyoming (the “Property”),
hereby waiving and releasing all rights under and by virtue of the homestead exemption laws
of the State of Wyoming, to-wit:

Lots 2, 4, 8, 31, 41 and 62 of the Snake River Sporting Club, Teton County,
Wyoming, according to that plat recorded October 4, 2005 as Plat No. 1165, and

Amendment to Plat recorded October 18, 2005 in Book 606 of Photo, page 36-
37.

Lots 81, 84, and 85 of the Snake River Sporting Club Second Filing, Teton

County, Wyoming, according to that plat recorded June 5, 2006 as Plat No.
1175,

State Parcel ID Nos.: 22-38-16-08-1-01-002

22-38-16-08-1-01-004

22-38-16-08-4-01-008

22-38-16-16-2-01-031 ::::::: gﬁ: :{2: :romuc CLUR*
22-38-16-16-3-01-041 : PORTING PARTHEAS*
2IIGIGSTIL ' e ity oy e 1
22-38-16-16-3-02-001 By KICHELE E. FAIRHURSY Deputy

22-38-16-16-3-02-004 _
22-38-16-16-3-02-005

Together with all improvements and all other appurtenances and hereditaments
thereunto belonging, subject, however, to taxes and all covenants, canditions,
restrictions, easements, reservations, privileges, duties, responsibilities, rights
and rights-of-way of sight and record, including without limitation the Snake
River Sporting Club Community Amended and Restated Master Declaration of
Covenants, Conditions and Restrictions, dated August 29, 2005, as the same may
from time to time be amended (the “Declaration”); and reserving unto Grantor
all water rights; and reserving unto Canyon Club, Inc. all oil, gas, coal and other
mineral rights owned by Canyon Club, Inc,, but not including the right to disturb
the surface of the Property.

Notice:
The Property is transferred on the condition that a transfer fee shall be
payable to Teton County, Wyoming and to the Teton County Education






GRANTOR NORTHLIGHT TRUST |
GRANTEE CYGNUS SRSC LLC

ASSIGNMENT OF DEVELOPMENT RIGHTS IN NORTH PARCEL
FOR SNAKE RIVER SPORTING CLUB

This assignment of Development Rights (es that term is defined in Section 3.21 under the
Amended and Restated Master Declaration of Covenants, Conditions and Restrictions of the
Snake River Sporting Club Community dated August 29, 2005, recorded in Book 604, at Page
640, Document No. 0660931 (the "CC&Rs"), including but not limited to all rights related to the
North Parcel defined in Section 3.32 of the CC&Rs as being a tract of approximatcly 195 acres
zoned as Resort Planned Unit Development by Teton County, Wyoming), is given by Northlight
Trust 1, a Delaware statutory trust (the “Assignor”) to Cygnus SRSC, LLC, a Georgia limited
liability pany (“Assignee”), whose edd is 3060 Peach Road NW, Suite 1080,
Atlanta, GA 30305,

Pursuant to a Decree of Foreclosure entered by the Teton County, Wyoming Distnct
Court in Civil Action No. 16242 and pursuant to claims by the Assignor in Civil Action No.
16541, Assignor contends it holds or may hold an interest in the Development Rights. Assignor
and Assignee have resolved all disp garding the Devclop Rights.

For and in consideration of the payment of Ten Dollars and other good and valuable
consideration, receipt of which is acknowledged, Assignor essigns to Cygnus SRSC, LLC, a
Delaware limited liability company, its successors and assigns, all rights of Assignor in and to
the Development Rights in and @ the North Parcel under the CC&Rs.

% A
Executed as of the day of July, 2016.
ASSIGNOR:
NORTHLIGHT TRUST I, A DELAWARE STATUTORY TRUST

By: Northlight Special GPI LLCA 38&1’,.’{
-7 5/ ;

o, ST eF) puf
= L

ns___ A L i
Date: EE SN N VA

STATEOF _/ Ui&g%dté

)ss.
COUNTY OF _Stnent/il )
The foregoing i was ach ",‘bcforemcbw”_“‘ﬂgW #ecting in his
capacity as _29p72R0E%. _ of Northlight Special GPI LLC, manager of Northlight Trust I, a
Delaware statutory trust, this ay of 2016.

Sifrafure of notarial officer C/

My commission expi mﬁi‘///ﬂzaf

Doc 0908888 bk 924 pg 484-484 Filed At 16 30 ON 07/11/16
Sherry L Daigle Teton County Clerk fees 8200
By Mary D Antrobus Deputy
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INOEXED o

ABSTRACTLD

SCANMEDR




TASED | L/
ASSIGNMENT OF DECLARANT RIGHTS s .
FOR SNAKE RIVER SPORTING CLUB A BSTRACTED|

This essignment of rights of the Declarant (“Declarant Rights™) under the Amended and
Restated Master Declaration of Covenants, Conditions and Restrictions of the Snake River
Sporting Club Community dated August 29, 2005, recorded in Baok 604, at Page 640, Document
No. 0660931 (the "CC&Rs") is given by Northlight Trust I, 2 Delaware statutory trust (the
“Assignor”) to Cygnus SRSC, LLC, a Georgia limited liability company ("Assignee”), whose
address is 3060 Peachtree Road NW, Suite 1080, Atlanta, GA 30305,

Pursuant to a Decree of Foreclosure entered by the Teton County, Wyoming District
Court in Civil Action No. 16242 and pursuant to claims by the Assignor in Civil Action No.
16541, Assignor contends it holds or may hold an interest in the Declarant Rights. Assignor and
Assignee have resalved their dispute regarding the Declarant Rights,

For and in consideration of the payment of Ten Dollars and other good and valuable
consideration, receipt of which is acknowledged, Assignor assigns to Cygnus SRSC, LLC, a
Decl limited liability pany, its and assigns, all rights of Assignor in and to
the Declarant Rights under the CC&Rs.

Executed as of the g day of July, 2016.
ASSIGNOR:

NORTHLIGHT TRUST I, A DELAWARE STATUTORY TRUST

STATEOF_A-£00/ ¥ 1 i
) ss.
COUNTY OF oSZe i)
The f ing i was acknowledged before me by /f’l'ﬁ ke zz/ézﬁéinhis

capacity as A, Crangz rEn0f orlhligl}l_jpecial GP1 LLC, manager of Northlight Trust I, a
Delaware statutory trust, this day of 5@_@% 2016.

re of notarial officer

My commission expires, L85/ 7 , 204§

GRANTOR: NORTHLIGHT TRUST |

GRANTEE. CYGNUS SRSC LLC

Doc 0908890 bk 924 pg 488-488 Filed At 16'34 ON 07H 116
Sherry L Daigle Teton County Clerk fees 8200

By Mary D Antrobus Deputy
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QUITCLAIM DEED

Cygnus Opportunity I, LLC (“Grantor”), whose address is 50 Old Ivy Road, Suite 150, Atlanta,
GA 30342, for and in consideration of TEN DOLLARS ($10.00) and other good and valuable
consideration, receipt of which is hereby acknowledged, CONVEYS and QUITCLAIMS to
SRSC Lots, LLC, a Georgia limited liability company (“Grantee™), whose address is 50 Old Ivy
Road, Suite 150, Atlanta, GA 30342, the following described real estate and all improvements,
appurtenances, tenements and hereditaments thereto, situated in Teton County, Wyoming (the

“Property”):

Lot 3 of Snake River Sporting Club, Teton County, Wyoming, according to that
plat recorded in the Office of the Teton County Clerk on October 4, 2005 as Plat
No. 1165, with a common address of 14170 South Wagon Road, Jackson,
Wyoming. =

PIDN: 22-38-16-08-1-01-003

The Property is transferred on the condition that a transfer fee, if any is due, shall be payable to
Teton County, Wyoming and to the Teton County Education Foundation, a Wyoming non-profit
corporation, in connection with each subsequent transfer of the Property in accordance with the
provisions of the Snake River Sporting Club Community Amended and Restated Master
Declaration of Covenants, Conditions and Restrictions, dated September 21, 2005. The above-
described covenant shall run with the land and shall be binding upon the owner of the Property
and its successors and assigns.

4
WITNESS our hand this |5 day of NowtmYen 2013,

By ’m

Name: C(HA\STsfHEL  SCOlAN
Title:  Vapphiie wEw-0EL

L. SRR o i : : ——
é ss.
COUNTY OF 2, ,EUL b )

The foregoing instrument was acknowledged before me on the _\*% day of

N ovurber 2013 by Qﬁu@gﬁg‘&_ a5_Maagey Muadber  of  Cygmus
Opportunity I, LLC.

(Seal, if HEW E SHERMAN
MAT;EOTARY PUBLIC ign}ﬁﬁe of notarfal officer
I Ant OF GEORGIA
My Commission Expires Feb. 18. 2016 ,{ ] \J.g.,..,, va g
DA P S S O e Title of notanal ofﬁo%r

My commission expires: _L}ﬂ-_/g-_ GRANTOR: CYGNUS OPPGRTUNIWI LLe

GRANTEE: SRSC LOTS LLC

Doc 0851015 bk B&1 pg S83-983 Filed At 11:19 ON 01/06M14
Sherry L Daigle Teton County Clerk fees: 1200
By Mary D Antrobus Deputy







—_— e A TP NTOR: Ei38s60 ]
GRANTOR: CL BAR PROPERTIES INC GRANTOR: :Sexed \_///
GRANTEE: SRSC LOTS LLC 1. Bis Prosectias. Iné m:n-—_h::‘:d
Doc 0874917 bk 886 pg 1107-1108 Fiied At 16:21 ON 0200215 aWyomingpﬂm B
Sherry L. Daigle Teton County Clerk fees: 15.00 _ rporat
By Mary Smith Deputy By:

Name:
Title:
STATE OF ({0/¢/)
COUNTY OF
The foregoing instrument was acknowledged before me by 7

e, eareWithegs sy hand and official seal,
;?\:’3. -z"\%s)%‘;
y§Soeh Bngg |

GENERAL WARRANTY DEED

307.733.3153

This GENERAL WARRANTY DEED is made this 2nd_ day of February, 2015, by and between
CL Bar Properties, Inc., 8 Wyoming corparation (“Grantor”), whose address is 1301 A Street, Ste. 900,
P.O. Box 1872, Tacoma, WA 98402 and SRSC Lots, LLC, a Georgia limited liability company
(“Grantee”), whose address is 3060 Peachtree Road NW, Suite 1080, Atlanta, GA 30305.

Grantor, for and in consideration of the sum of Ten dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, hereby CONVEYS,
WARRANTS AND ASSIGNS to Grantes, its successors and assigns the real property located in Teton
County, Wyoming described as follows:

Lot 6 of Snake River Sporting Club, Teton County, Wyoming, according to that

plat recorded in the Office of the Teton County Clerk on October 4, 2005 as Plat

No. 1165 (the “Seller Land™), together with (i) all improvements and interests

appurtenant to the Seller Land; (ii) all easements and rights benefitting or

appurtenant to the Seller Land; and (iii) all rights and appurtenances pertaining to

the foregoing, if any, including any right, title and interest of Seller, if any, in and

2 R R AT

The Property is subject only to general taxes for the year 2015 (but not prior years) and
homeowners association assessments, building and zoning regulations, city county and state subdivision
and zoning laws, and subject to the easements, restrictive covenants, and, reservations of record which are
described in Exhibit A attached hereto and incorporated herein,

To have and to hold the Property, together with all and singular the rights, members, and

appurtenances thereof to the same belonging or in anywise appertaining to the use, benefit, and behalf of
the Grantes, its successors and assigns forever in fee simple.

The Property is transferred on the condition that a transfer fee shall be payable to Teton County,
Wyoming and to the Teton County Education Foundation, a Wyoming non-profit corporation, in
connection with each subsequent transfer of the Property in accordance with the provisions of the Snake
River Sporting Club Community Amended and Restated Master Declaration of Covenants, Conditions
and Restrictions, dated September 21, 2005. The above-described covenant shall run with the land and
shall be binding upon the owner of the Property and its successors and assigns.

IN WITNESS WHEREOF, Grantor has executed this General Warranty Deed on the date set
forth above.

—'ma?f CL Bar Properties, Inc., a Wyoming corporation, thi

Wi,
“““ : ’b’a

Confiecticut
My Commission Explres. Nov 30, 2017










screens, curtain and drapery rods, garage door openers and controls, smoke and fire
detection devices, television antennas, mirrors, awnings, water softeners, water pumps,
water filters and other water treatment equipment, and the refrigerator, all appliances in
the Buildings, and all attached floor and window coverings in the Buildings.

(collectively, the Land, Buildings, Leases and other described property being described as
the “Property”);

subject to all taxes and all covenants, conditions, and restrictions and all easements,
encumbrances and other matters of record.




The Property is transferred on the condition that a transfer fee shall be payable to Teton
County, Wyoming and to the Teton County Education Foundation, a Wyoming non-
profit corporation, in conmection with each subsequent transfer of the Property in
accordance with the provisions of the Snake River Sporting Club Community Amended
and Restated Master Declaration of Covenants, Conditions and Restrictions, dated
September 21, 2005. The above-described covenant shall run with the land and shall be
binding upon the owner of the Property and its successors and assigns.

ol
WITNESS our hand this _ [$__ day of _D ¢ctml ,2014.

CYGNWAP TAL, INC.
By

Name ¥ T CHRsTOPHEA  Swkpd
Title Precidest

STATE OF gﬁm‘dl - )
county oF Dedott )™

The foregoing instrument was acknowledged before me on the f{day of

Drc 2014 by

Cygnus Capital, Inc.

(Seal, if any)

Title of notarial officer

My commission expires: _2— [cb ((b

MATTHEW E SHERMAN
NOTARY PUBLIC
DEKALB COUNTY

STATE OF GEORGIA

My Commission Expires Fab. 18, 2016




ATTACHMENT 3 AMD2016-0009 APPLICATION MATERIALS

PUD2016-0004 & AMD2016-0009 December 12, 2016
Organizational Excellence * Environmental Stewardship * Vibrant Community * Economic Sustainability





















