AGENDA
PLANNING & ZONING COMMISSION
PUBLIC HEARING
September 10, 2019
STARTING AT 5:00 PM

LOCATION:

150 Courthouse Dr, Driggs, ID 83422
1st Floor Meeting Room

1. Approval of Minutes


Tuesday May 14, 2019



Tuesday August 13, 2019

2. Chairman Business
3. Administrator Business
5:00 PM – Item #1. – SCENIC CORRIDOR DESIGN REVIEW: Benson Scenic Corridor Permit Cyndi
Benson has applied to place a single family home on a property located on S 500 W and Chapin Meadows Way,
which is in the Scenic Corridor of State Highway 31.
Legal Description: TAX #5755 SEC 26 T4N R45E; RP04N45E264951
5:15 PM – Item #2. – ACTION ITEM - PUBLIC HEARING: Broke Horse Farm Conditional Use Permit
Broke Horse Farm is applying for a Conditional Use Permit to operate a veterinary clinic for horses with an
overnight camping facility for RVs, horse trailers and tents so owners can stay overnight while their horse is being
cared for.
Legal Description: SW4NW4NE4 SEC 24 T4N R45E; RP04N45E240851



Written comments received by 5:00 pm, September 3, 2019 will be provided to the Planning &
Zoning Commission prior to the hearing. Comments received after this date will not be included at
the public hearing.



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



The application(s) and related documents are posted, at www.tetoncountyidaho.gov. To view these
items, click on the Meeting Information Live Audio button on the home page and select the Planning &
Zoning Commission Public Hearing of September 10, 2019 under Upcoming Meetings.



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



Public comments at this hearing are welcome.
Any person needing special accommodations to participate in the above noticed meeting should
contact the Board of County Commissioners’ office 2 business days prior to the meeting at 208-3548775.
Adjourn
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1.1

MINUTES
PLANNING & ZONING COMMISSION
PUBLIC HEARING
May 14, 2019
STARTING AT 5:00 PM
150 Courthouse Dr, Driggs, ID 83422
1st Floor Meeting Room

Commissioners Present:
Sarah Johnston
Jack Haddox
David Breckenridge
Marlene Robson
Pete Moyer
Cleve Booker
Chris Larson
Staff Present
Gary Armstrong
Joshua Chase
Sharon Fox
1. Approval of Minutes


Tuesday March 12, 2019
RESULT:
MOVER:
SECONDER:
AYES:

ACCEPTED [UNANIMOUS]
Sarah Johnston
David Breckenridge
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

2. Chairman Business
There was no Chairman business.
3. Administrator Business
Mr. Armstrong informed the Commission that the BoCC has decided to contract with Logan Simpson Design to
update the land development code beginning in mid June.

Mr. Armstrong also asked the Commission to consider re-upping their terms and to continue to be involved in
the code update process.
Item #1. – ACTION ITEM - PUBLIC HEARING: Coltside Subdivision Preliminary Hearing The applicant
is proposing a 2 lot subdivision on approximately 20 acres. The residential lots will meet the zoning requirements
and are shown as 9.8 acres each. The proposed subdivision is located south of the City of Victor.
Legal Description: RP03N45E150010, S2NE4NE4 SEC 15 T3N R45E
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LOCATION:

1.1
Minutes

Teton County Planning & Zoning Commission

May 14, 2019

Mr. Chase reviewed the proposal for a two lot subdivision on 20 acres located in the Victor Area of Impact. It
meets the zoning requirements for density and minimum lot size. The City of Victor has reviewed the application
and felt that it meets their design review standards and had no issue with the concept. He explained the original
concept application was requesting three lots but it was revised upon preliminary application submittal to contain
only two lots, which would eliminate the need for fire suppression and an interior road.
Ms. Sharon Woolstenhulme, representing the applicant, provided a brief power point presentation showing photos
of the site and discussed the decision to change the application to a two lot subdivision based on the City of Victor
not allowing use of a nearby fire hydrant for fire suppression.

Mr. Rick Harmon, owner of a Pole Canyon Ranch lot adjacent to the proposed subdivision, wanted an explanation
of the buffer letter he received. Mr. Armstrong explained the APO notification requirements of 300'. Mr. Harmon
then asked about the location of buildings on the site. Mr. Armstrong commented the applicant can address that at
rebuttal.

Mr. Arnold Woolstenhulme, representing the applicant, explained that the owner would not care to designate
building envelopes as the lots are going to be sold and they would not want to dictate the location of a home
for the future potential lot owners.
COMMISSION DELIBERATION:
Mr. Moyer asked how close the City of Victor sewer system was to this lot. Mr. Woolstenhulme commented
the lot is about 3/8 a mile from the nearest connection.
MOTION: Having concluded that the Criteria for Approval of a Subdivision Preliminary Plat found in Title 9-32(C-8) can be satisfied and having found that the proposal is generally consistent with the goals and policies of the
2012-2030 Teton County Comprehensive Plan, I move to RECOMMEND APPROVAL of the Preliminary Plat for
Coltside Subdivision as described in the application materials submitted March 13, 2019 and as supplemented with
additional applicant information attached to this staff report.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Chris Larson, Vice Chair
David Breckenridge
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Item #2. – ACTION ITEM - PUBLIC HEARING: Fox Creek Village Significant Plat Amendment The
owner of the Reserve Area of Fox Creek Village PUD, a 8.03 acre lot, has constructed a house on the lot and
would like to split off a 1.5 acre piece with the house on it.
Legal Description: RESERVED AREA FOX CREEK VILLAGE PUD SEC 23 T4N R45E,
RP0020000000R0
Mr. Chase explained that the application is to divide an 8 acre lot identified on the original plat as a "Reserved
Area". The applicant built a single family residence on the lot, and would not like to divide the new residence on
1.5 acres from the balance of the 8 acre lot and keep the remaining 6.5 acre lot as a "Reserve Area" lot. Mr. Chase
explained that the PUD process allows for lots below the minimum lot size of 2.5 acres with trade offs like
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PUBLIC COMMENT:

1.1
Minutes

Teton County Planning & Zoning Commission

May 14, 2019

Ms. Woolstenhulme, representing the applicant, provided a power point presentation showing the site and the
existing access. Mr. Woolstenhulme explained the reference of Reserved Area lot which was given to the lot
during the PUD approval process. The original developer had used all of his residential building rights
through the PUD process so there were no residential building rights left for the front highway lots. He
designated the lots to the south as M-1 with the intent to build some storage units and small business offices.
That left the 8 acre parcel, which was titled "Reserved Area" and was anticipated to be used for some type of
development, but had no residential building rights options. He stated that the current owner/applicant has
not stated his intent for the remaining acreage on the Reserved Area lot.
PUBLIC COMMENT:
There was no public comment.
COMMISSION DELIBERATION:
Mr. Larson commented he wanted to see what the applicant had in mind for the remaining portion of the
Reserved Area lot as well as the adjacent M1 lots before making any decisions. Ms. Johnson also wanted to
have information on the proposed use of the remaining Reserved Area parcel and felt that the PUD should be
reviewed under the current PUD regulations and meet requirements like having 50% open space and nonresidential lots located within the interior of the PUD rather than on the highway. She felt that in order to
approve a substantial change in impact the entire PUD should be brought into compliance with current
regulations and this request does not accomplish that.
Ms. Robson asked if the PUD has been reviewed or changed since it was approved. Mr. Chase commented
there is not an amended plat recorded, but a previous developer at one point applied to have the M1 lots
changed to Commercial. That change was discussed but never formally approved. Mr. Booker felt the
applicant should specify what will be done with the remainder of the Reserved Area lot before going forward.
MOTION: Having concluded that the Criteria for Approval of a Substantial Plat Amendment found in 9-7-1 (B3b)) have not been satisfied, I move to RECOMMEND DENIAL of the Preliminary Amended Plat for Fox Creek
Village PUD Subdivision based on the following findings:
1. Proposal does not comply with current PUD code and standards.
RESULT:
MOVER:
SECONDER:
AYES:

FAILED [UNANIMOUS]
Chris Larson, Vice Chair
Sarah Johnston
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Item #3. – ACTION ITEM - PUBLIC HEARING: La Paz Este Contigo Subdivision Preliminary Plat
Hearing The applicant is proposing a 2 lot subdivision located at 10079 Old Dry Ridge Road, Tetonia, Idaho. The
proposed subdivision will divide the 80.5 acre parcel into one 2.5 acre lot, and one 78 acre lot. The area is zoned
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increased open space and clustering of lots, although this application is not proposing any additional open space.
The newly created Reserve Area parcel still does not have a clear definition of use and the access road shown on
the recorded plat has not been constructed yet. Mr. Chase stated the primary concern identified in the review was
the proposed use of the newly created 6.5 acre Reserved Area parcel. That information was not included in the
application.

1.1
Minutes

Teton County Planning & Zoning Commission

May 14, 2019

A/RR-2.5 (Agriculture/Rural Residential). There is currently a dwelling structure on each of the proposed lots. A
portion of the proposed subdivision is located within the Hillside Overlay.
Legal Description: SEC 12 T6N R45E; RP06N45E127955

Mr. Armstrong reviewed the request to separate 2.5 acres from the 80.5 acre Eich Family Trust parcel, which
would create two conforming lots. There is a small portion of the lot that is within 300' of Badger Creek, but
it is only approximately 1.1 acres of the total parcel. The owner of the remaining 78 acres has expressed
some concerns with the language in the Development Agreement and Mr. Armstrong suggested that the two
parties get together and negotiate an Agreement that would be acceptable to both parties. If a further
subdivision of the remaining 78 acre parcel was requested in the future, the plat could be amended at that
time.
Mr. Michael White, representing the applicant, explained his current interest in the application and the past
history of the request. He explained that the Development Agreement proposed is a draft and the applicant
will work with the Eich Family Trust to come to an agreement on a final draft of the Development
Agreement. He stated that Mary Eich has no intention to further divide the 2.5 acres she is asking for and he
was not aware of any plans to further subdivide the remaining 78 acres, although there would be no reason
why they could not come back for a plat amendment in the future if they chose to.
PUBLIC COMMENT:
Mr. Greg Eich, representing the Eich Trust, wanted to ask the Commission to consider the letters submitted
by the Eich Family and by the Eich Family Trust lawyer.
COMMISSION DELIBERATION:
It was the consensus of the Commission that the Preliminary Plat application should move forward to the
Bocc with a recommendation for approval.
MOTION: Having concluded that the Criteria for Approval of a Subdivision Preliminary Plat found in Title 9-32(C-8) can be satisfied with the inclusion of the following conditions of approval and having found that the
proposal is generally consistent with the goals and policies of the 2012-2030 Teton County Comprehensive Plan, I
move to forward a positive recommendation to the BoCC for the Preliminary Plat for La Paz Este Contigo
Subdivision as described in the application materials and as supplemented with additional applicant information
attached to this staff report with direction to the BoCC that the Development Agreement should have a legal
review prior to Final Plat.
RESULT:
MOVER:
SECONDER:
AYES:

TABLED [UNANIMOUS]
Chris Larson, Vice Chair
Marlene Robson
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Item #4. – ACTION ITEM - PUBLIC HEARING: Mary Eich NP Waiver Request The applicant is
proposing a two lot subdivision on property which includes land in the Wetlands Waterways Overlay adjacent to
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The Planning Commission took a 5 minute break at 6:15 PM.

1.1
Minutes

Teton County Planning & Zoning Commission

May 14, 2019

South Badger Creek. The applicant is requesting a waiver from the requirements of the NP evaluation as no new
septic systems are proposed with the application.
Legal Description: RP06N45E127955; Tax #6498 SEC 12 T6N R45E

PUBLIC COMMENT:
There was no public comment.
COMMISSION DELIBERATION:
It was the consensus of the Commission that the NP Waiver request should be approved.
MOTION: I move to grant the NP Waiver request for La Paz Este Contigo Subdivision.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
David Breckenridge
Jack Haddox
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

ADJOURN

MOTION: Adjourn 6:45 PM
RESULT:
MOVER:
SECONDER:
AYES:

Teton County

ADOPTED [UNANIMOUS]
David Breckenridge
Cleve Booker, Chairman
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair
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Mr. Armstrong briefly reviewed the need for an NP Evaluation because of the location of Badger Creek within
300' of the parcel and explained the applicant has requested an NP Waiver based on site specific characteristics of
the land. Approximately 1.1 acres of the parcel touches Badger Creek in the northeast corner, and because it has a
30% slope it is undevelopable. Based on the inability to build any closer than 2,000' from Badger Creek, the
reviewing engineer at Harmony Designs recommended approval of the NP Waiver request.

1.2

MINUTES
PLANNING & ZONING COMMISSION
PUBLIC HEARING
August 13, 2019
STARTING AT 5:00 PM
150 Courthouse Dr, Driggs, ID 83422
1st Floor Meeting Room

Commissioners Present:
Sarah Johnston
Jack Haddox
David Breckenridge
Marlene Robson
Pete Moyer
Cleve Booker
Chris Larson
Staff Present
Gary Armstrong
Joshua Chase
Sharon Fox
1. Approval of Minutes


Tuesday May 14, 2019
Ms. Johnston wanted to make changes to a comment she made regarding Fox Creek Village plat
amendment. She will listen to the audio file and restate her comment at the September 10th meeting.
RESULT:
MOVER:
SECONDER:
AYES:

TABLED [UNANIMOUS]
Chris Larson, Vice Chair
David Breckenridge
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

2. Chairman Business
Mr. Booker addressed the public letting them know that Moose Creek Ranch CUP hearing has been postponed by
the applicant in order to arrange a meeting with concerned residents and to complete some appropriate studies.
They will revise their application accordingly after listening to the neighbors and concerned citizens and reviewing
the results of the studies.
3. Administrator Business
Mr. Armstrong commented on his conversation with the Moose Creek applicant that requested the postponement
of their application the day before the scheduled hearing. He explained the applicant wants time to complete some
suggested studies and to meet with neighbors and interested citizens to hear what their concerns are and attempt to
address them. The will likely resubmit a revised application sometime next Spring.
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LOCATION:

1.2
Minutes

Teton County Planning & Zoning Commission

August 13, 2019

Mr. Armstrong next discussed the Commissioners terms that are coming to an end in September for four
members. So far there have been no new applications and he asked the members whose terms are expiring to
send an email requesting consideration for re-appointment if interested.

Item #1. – SCENIC CORRIDOR DESIGN REVIEW: Colin Hill Scenic Corridor Permit Colin Hill has
applied to place a detached garage on a property located at 3785 W 9300 South with his existing single family
dwelling in the scenic corridor of State Highway 31.
Legal Description: LOT 3 BLK 1 HAMBLIN ACRES SEC 17 T3N R45E; RP000410010030
Mr. Chase reviewed the application for a garage that will be built in the Scenic Corridor in Hamblin Acres with the
same materials and color scheme of the existing residence. Additional landscaping has been added to the site for
screening. He explained the site is a small parcel and does not have a lot of extra room for alternate locations.

Ms. Johnston asked about the setbacks for the garage and how they were measured. Mr. Chase commented
that the Ordinance suggests a 50' setback, but that would push the structure into the property boundary
setbacks. Due to the narrow buildable area of the lot he felt the proposed location was a reasonable option
and will meet the County building setbacks for the lot. Ms. Johnston asked if the setback was measured from
the right-of-way line or from the lot line. Mr. Chase commented he believed the applicant measured the
setback from the lot line based on the requirements enforced through the building permit process.
Mr. Collin Hill, applicant, commented he is meeting the setback requirements he was given by the Building
Dept. when he applied for his building permit. He also presented samples of the siding he was proposing to
use.
COMMISSION DELIBERATION:
Ms. Johnston was confused on the 50' setback requirement in the Scenic Corridor and wanted to know why
Staff did not consider it applicable that the proposed location did not meet the 50' setback. Mr. Chase
explained that the lot was non-conforming in size and it would be difficult to meet that setback requirement
due to the amount of buildable space on the lot. Ms. Johnston commented the 50' setback was established for
a reason and the applicant could build a smaller structure that would meet the 50' setback requirement. Mr.
Chase commented the applicant has built a berm and installed additional landscaping to help mitigate the
impact of the building in relation to the highway.
Mr. Larson asked for an opinion of the Staff if the garage would meet the Scenic Corridor setback. Mr.
Armstrong explained that the lot line is 30' from the edge of the right-of-way and 40' from the edge of the
pavement of Highway 31. The proposed structure is 29' from the edge of the property line so it will be over
50' from the outer edge of the road right-of-way.
Ms. Johnston commented that based on some of the materials submitted, she is not coming to the same
conclusion that the building will be at least 50' from the edge of the right-of-way, and unless that is a
condition of approval she would not support the motion to approve.
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Next was a code amendment update. He stated the consultant was in the process of a code audit and the
results should be available by the end of August. Their next step will be an outline for revising the code that
will be filled in as they go through the process.

1.2
Minutes

Teton County Planning & Zoning Commission

August 13, 2019

RESULT:
MOVER:
SECONDER:
AYES:
NAYS:

APPROVED [5 TO 2]
David Breckenridge
Pete Moyer
David Breckenridge, Marlene Robson, Pete Moyer, Cleve Booker, Chairman, Chris Larson,
Vice Chair
Sarah Johnston, Jack Haddox

Item #2. – SCENIC CORRIDOR DESIGN REVIEW: Legacy Classic Trucks Scenic Corridor Permit
Northworks Architects has submitted an application for a scenic corridor review for Brent Winslow to construct a
commercial building of 17,875 square feet located in the scenic corridor on the west side of State Hwy 33 near
Rocky Road Industrial Park.
Legal Description: SEC 11 T4N R45E; RP04N45E115365
Mr. Chase reviewed the request for a 17,575 sq. ft. commercial structure to house the Legacy Classic Trucks
business in the M-1 zone adjacent to Rocky Road Industrial Park on Highway 33. The building meets the setback
requirements for the Scenic Corridor and the M-1 Zone setback requirements. The uses proposed by the applicant
are all uses Permitted with Conditions in the M-1 zone and they will be submitting an application for those once
the Scenic Corridor application is approved. They are proposing some landscaping in the front of the building and
have provided an elevation drawing verifying they meet the height restrictions. They have also provided samples
and information for the exterior of the building.

Ms. Corinne Wicke with Northworks Architects, representing the applicant, stated that the building will have
a showroom in the front and that will have a second floor overlooking mezzanine, but the shop space will be
on one level. She showed samples of the exterior of the proposed building. Ms. Wicke asked for guidance on
the business signage and was instructed to work with staff when they are ready to install a sign. The proposed
signage will be on the canopy of the building.
Ms. Robson asked what the height of the building was and Corrine stated it was 28 feet at the front of the
building, which is the highest point. Mr. Haddox asked about the trucks that will be stored outside. Ms.
Wicke said they would be outside but would be stored on the north side and hidden behind a fence so not
visible from the road. Mr. Booker asked about the lighting at night on the inside of the glass showroom. Ms.
Wicke stated the owner will not be working at night and would prefer not to light the showroom at night. Any
exterior lighting would be down cast and comply with the lumen restrictions in the Code.
COMMISSION DELIBERATION:
Mr. Larson commented he wanted to address the interior lights based on the size of glass frontage on the
building. Mr. Armstrong explained how the light was measured, whether it is interior or exterior, which is
done using a tool to measure the lumens present from a light source at the property line. Compliance with the
light restrictions is required based on the Code and it would not be necessary to include that as a condition of
approval.
Teton County

Page 3

Updated 9/4/2019 5:15 PM
Packet Pg. 9

Minutes Acceptance: Minutes of Aug 13, 2019 5:00 PM (Approval of Minutes)

MOTION: Having found that the proposed development for Colin Hill is consistent with the Teton County
development ordinances, specifically Title 8-5-2-D, I move to approve the Scenic Corridor permit with the
following conditions of approval:
1. The proposed structure requires a Teton County Building Permit and must comply with the Teton County
Building Code.
2. Building materials shall not be highly reflective materials as represented in the application.

1.2
Minutes

Teton County Planning & Zoning Commission

August 13, 2019

RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Sarah Johnston
David Breckenridge
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Item #3. – ACTION ITEM - PUBLIC HEARING: Laurel Flats Subdivision Preliminary Plat The applicants
are proposing a 6 lot subdivision on approximately 18.67 acres. The residential lots will meet the zoning
requirements and range from 2.5 - 3.17 acres. The proposed subdivision is located south and west of the City of
Victor and is accessed from County Road W 9500 South.
Legal Description: SEC 15 T3N R45E; RP03N45E154350
Mr. Chase reviewed the application for a six lot subdivision on a 18.67 acre parcel in the City of Victor Area of
Impact accessing off of 9500 South. The City of Victor had no comment to offer on the application. He stated
that the Fire Marshal has approved the use of Southern Skies Subdivision fire suppression system for this
subdivision. Mr. Chase also commented that no overlays are present on the parcel so no studies are required and
the Concept review was done administratively.

Mr. Larson asked about the cul-de-sac. Mr. Chase commented the Concept application had a cul-de-sac and
that has since been changed to a hammerhead turnaround prior to submitting for Preliminary review.
Mrs. Sharon Woolstenhulme, representing the applicant, clarified the cul-de-sac has been replaced with a
hammerhead turnaround. She also stated that the existing house will change their driveway to access off
Laurel Drive, the interior subdivision road. An application has been submitted for an access permit to Road
& Bridge. She stated there is a contract in place to access water from the fire hydrant provided by Southern
Skies Subdivision, which has a well to supply water.
PUBLIC COMMENT:
Mr. Scott Wientjes, adjacent property owner, was concerned with the loss of the agricultural feel of the
neighborhood if the subdivision is approved. He did not believe there is a demand for more lots in the area
since Southern Skies has so many unsold lots. He was also concerned with the water suppression proposal if
it is supplied from the Trail Creek canal.
Ms. Woolstenhulme commented she has a home very close to the proposed subdivision and understands the
changes that are occurring in the valley, although she did not believe 18 acres is a large enough parcel to be a
viable farming operation. She also confirmed that the Fire Marshal has signed off on the use of the fire
hydrant in Southern Skies so there won't be a fire pond.
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MOTION: Having found that the proposed development for Winslow Bent is consistent with the Teton County
development ordinances, specifically Title 8-5-2-D, I move to approve the Scenic Corridor permit with the
following conditions of approval:
1. All structures require a Teton County Building Permit and must comply with the Teton County Building Code.
2. Building materials shall not be highly reflective materials.
3. Obtain Permitted with Conditions permit for the proposed use(s).

1.2
Minutes

Teton County Planning & Zoning Commission

August 13, 2019

COMMISSION DELIBERATION:

MOTION: Having concluded that the Criteria for Approval of a Subdivision Preliminary Plat found in Title 9-32(C-8) can be satisfied and having found that the proposal is generally consistent with the goals and policies of the
2012-2030 Teton County Comprehensive Plan, I move to recommend approval of the Preliminary Plat for Laurel
Flats Subdivision as described in the application materials submitted June 26, 2019 and as supplemented with
additional applicant information attached to this staff report.
RESULT:
MOVER:
SECONDER:
AYES:

APPROVED [UNANIMOUS]
Sarah Johnston
Chris Larson, Vice Chair
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Item #4. – ACTION ITEM - PUBLIC HEARING: Flatiron Subdivision Preliminary Plat The applicant is
proposing a 2 lot subdivision on approximately 10 acres. The residential lots will meet the zoning requirements
and be 4 and 5.1 acres in size. The proposed subdivision is located south and west of the City of Victor and is
accessed from County Road S 2000 West.
Legal Description: SEC 15 T3N R45E; RP03N45E153803
Mr. Chase reviewed the application for a two lot subdivision on 10 acres in the Victor Area of Impact with an
access directly across from the existing Southern Skies Subdivision. The Concept review was done
administratively since there are no overlays on the parcel and there were no studies required for this subdivision.
Mr. Chase commented there is already an existing house on one of the two lots.

Ms. Sharon Woolstenhulme, representing the applicant, commented they applicant has supplied the EIPH
health certificate and has secured the permit from Teton County Road &Bridge for access.
PUBLIC COMMENT:
There was no public comment.
COMMISSION DELIBERATION:
The Commission had no issues with the application.
MOTION: Having concluded that the Criteria for Approval of a Subdivision Preliminary Plat found in Title 9-32(C-8) can be satisfied and having found that the proposal is generally consistent with the goals and policies of the
2012-2030 Teton County Comprehensive Plan, I move to recommend approval of the Preliminary Plat for Flatiron
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Ms. Johnston felt the application meets the requirements outlined in the subdivision ordinance, but she did
not feel it was meeting the spirit of the Comp Plan. Mr. Haddox also commented he did not feel the
application met the Comp Plan guidelines, and was concerned with the loss of ag ground being turned into a
subdivision. Mr. Booker commented the staff report states the application meets the intent of the Comp Plan,
and he hoped the new land use code will make it more clear. Mr. Larson commented he understood the
agricultural nature of the neighborhood, but the proposal is close to subdivisions on both sides as well.

1.2
Minutes

Teton County Planning & Zoning Commission

August 13, 2019

Subdivision as described in the application materials submitted June 26, 2019 and as supplemented with additional
applicant information attached to this staff report.
APPROVED [UNANIMOUS]
Sarah Johnston
Marlene Robson
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Item #5. – ACTION ITEM - PUBLIC HEARING: Green-Brown Packsaddle Creek Estates Variance Elaine
Green & Robin Brown are requesting a variance from a property boundary setback, in order to reduce a front
property setback from 30 feet to 20 feet, for construction of a home on lot 39 of Packsaddle Creek Estates,
Division 1.
Legal Description: LOT 39 BLK 1 PACKSADDLE CREEK ESTATES DIV 1 SEC 8 T5N R44E;
RP000570010390
Mr. Armstrong explained the application for a Variance is based on the significant drop off on the rear portion of
the lot. The subdivision was approved in 1970 prior to the County adopting the zoning and subdivision ordinances
and the original setbacks for the subdivision when it was approved were 20' on the front, which is stated in the
CC&Rs. The plat did not reflect the reduced setbacks when it was recorded so the current County setbacks apply.
When the applicant submitted a building permit application she was informed of the 30' setback. Based on the
slope at the rear of the lot the applicant would like to place the house closer to the road, which would meet the 20'
setback she believed to be applicable. Mr. Armstrong stated the Commission is acting as the Board of Adjustment
for the application and will be making the final decision.

Ms. Elaine Green, applicant, stated the dropoff at the rear of the lot was the reason for the variance request.
She explained that only the corner of the deck will be encroaching into the 30' setback and would not want to
have to take out a large amount of trees to move it back further.
PUBLIC COMMENT:
There was no public comment.
COMMISSION DELIBERATION:
Ms. Johnston felt the steep slope of the lot meets the definition of a hardship for the Variance request. Mr.
Moyer asked if the deck mattered if it encroached. Mr. Chase commented it is allowed to encroach up to 6' if
uncovered.
MOTION: Having concluded that the Criteria for Approval of a Variance found in Title 8-8-1 can be satisfied
and having found that the proposal is not a detriment to the public’s or neighbors’ health, safety, and welfare, I
move to approve the Variance applied for by Ms. Green and Ms. Brown for a reduced front-yard setback of 20 feet
as described in the application materials submitted June 21, 2019.
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RESULT:
MOVER:
SECONDER:
AYES:

1.2
Minutes

Teton County Planning & Zoning Commission

RESULT:
MOVER:
SECONDER:
AYES:

August 13, 2019

APPROVED [UNANIMOUS]
Sarah Johnston
Marlene Robson
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair

Legal Description: SEC 20 T3N R46E; RP03N46E206200; RP03N46E208001; RP03N46E293000
WITHDRAWN
ADJOURN

MOTION: Adjourn
Adjourned at 6:40.
RESULT:
MOVER:
SECONDER:
AYES:

Teton County

ADOPTED [UNANIMOUS]
David Breckenridge
Jack Haddox
Sarah Johnston, Jack Haddox, David Breckenridge, Marlene Robson, Pete Moyer, Cleve
Booker, Chairman, Chris Larson, Vice Chair
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Item #6. – ACTION ITEM - PUBLIC HEARING: Moose Creek Ranch CUP - WITHDRAWN Conestoga
Ranch-Grand Tetons LLC, is applying for a Conditional Use Permit for a Campground, RV Park, or Travel Trailer
Camp; Retreat Center; and Dude Ranch (permitted with conditions) at the existing Moose Creek Ranch operation
located at 2733 E 10800 S, southeast of the City of Victor.

4.1.a

SCENIC CORRIDOR REVIEW for: Cyndi Benson
WHERE: Chapin Meadows Way and S 500 West
Prepared for the Planning & Zoning Commission
September 10, 2019

APPLICABLE COUNTY CODE: Teton County Zoning Ordinance Section 8-5-2-D (SC) Scenic Corridor Overlay
Regulations.
REQUEST: Cyndi Benson is requesting approval for placement of a single family residence on a property
located in the scenic corridor of State Hwy 33, accessed from Chapin Meadows Way.
LEGAL DESCRIPTION: TAX #5755 SEC 26 T4N R45E; RP04N45E264951
LOCATION: Chapin Meadows Way and S 500 West
ZONING DISTRICT: A-2.5
PROPERTY SIZE: 1.4 acres
VICINITY MAP:
State Hwy 33
North of the
City of Victor

Benson property

Cyndi Benson | Scenic Corridor Review

Planning & Zoning Commission |Sept. 10, 2019
Page 1 of 5
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Attachment: CyndiBensonScenicCorridor_StaffReport_9.10.2019 (Benson Scenic Corridor Permit)

APPLICANT AND LANDOWNER: Cyndi Benson

4.1.a

Approximate extent of scenic corridor on Benson Property
The property is separated from Hwy 33 by the County frontage road and, as a result, the property is further
than 50 feet from the outer edge of Hwy 33, and the site plan shows a 60’ setback from the east property
boundary.

Google Earth Street view of property.
The property is a relatively narrow 1.4 acre lot with about 132’ of frontage on the frontage road. It is
largely flat open meadow without significant vegetation or landscaping to provide any visual buffering.
There is some development on adjacent properties which is close to the frontage road.

Cyndi Benson | Scenic Corridor Review

Planning & Zoning Commission |Sept. 10, 2019
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PROJECT BACKGROUND: Mrs. Benson submitted a Scenic Corridor design review application on July 26,
2019. Before a building permit can be approved, a Scenic Corridor design review must be conducted and
approved for the proposed structure. The property is currently zoned A-2.5. Only a portion of the property
is within the Scenic Corridor. Although the site plan identifies more than one residence, the scenic corridor
application is only requested for the residence on the east which is within the corridor. It appears that
there may be additional utilities proposed for hookups for an RV in several locations on the site plan.

4.1.a

8-5-2-D (3). DESIGN REVIEW CRITERIA:
No permanent structures may be built within 50
feet of the outer edge of the road right of way,
SETBACKS
unless the parcel does not contain any buildable
sites outside of the setback.
1. Building envelopes shall be located so that
existing topography and natural vegetation will
screen buildings from view from the State
Highways and Ski Hill Road to the maximum
extent feasible.

STAFF COMMENTS:
The property is further than 50 feet from the outer
edge of Hwy 33 and it appears the proposed site plan
places the structure 60’ from the eastern property
boundary.

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

The lot is relatively narrow. There appears to be room
to move development further west towards the back of
lot. Existing development on the frontage road is fairly
close to the frontage road on some adjacent
properties.

3. Building envelopes shall be located so that no
portion of a building up to 30 feet tall shall be
The proposed construction will not be located on a
visible over the ridge of the hillside on which it is
ridge or hillside.
located when viewed from the State Highways
and Ski Hill Road.
The proposed residential development does not
All non-agricultural buildings shall not be of highly
BUILDING
appear to be highly reflective in material or color. An
reflective materials according to ASTM C6007,
MATERIALS
included photo of the structure shows brown wood
Light Reflectivity Index.
siding and a dark roof.
Roads and driveways shall be designed to
eliminate the need to back out onto the State
Highways or Ski Hill Road. Existing roads and
This property is accessed from Chapin Meadows Way,
ROADS & driveways shall be used where practical. When it
and there is no frontage on Hwy 33, so no vehicles will
DRIVEWAYS is not practical to use existing roads, then new
be backing out onto the Highway.
roads and driveways shall be located to skirt the
edge of meadows and pastures (i.e. avoid dividing
them) to the maximum extent feasible
Landscaping shall be used to screen the view of
any resource extraction sites, outdoor storage
areas, outdoor trash collection areas, satellite There is no outdoor storage identified with this
dishes over two (2) meters in diameter, and areas application that would need to be screened. This
SCREENING
with inoperable equipment or more than four (4) should be clarified with the applicant in the
inoperable cars or trucks. Required landscaping Commissioner’s meeting.
should be high altitude, native plant material,
trees and shrubs
The applicant does not identify a satellite dish, or signs
as part of the application. It appears that there are
THERE ARE ADDITIONAL PROVISIONS FOR SATELLITE DISHES,
plans for utilities connections in several locations on
REVEGETATION, UTILITIES, AND SIGNS.
the site. This could be clarified at the Commissioner’s
meeting.

Cyndi Benson | Scenic Corridor Review

Planning & Zoning Commission | Sept 10, 2019
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Attachment: CyndiBensonScenicCorridor_StaffReport_9.10.2019 (Benson Scenic Corridor Permit)

BUILDING
ENVELOPE

There is no existing vegetation or topographical
feature on the property which could serve as a screen
for new construction.

4.1.a

8-5-1-D. PURPOSE: The purpose of this overlay area is to provide a design review procedure to ensure that
key roads in Teton County are sufficiently protected from unsightly and incompatible land uses.
8-5-2-D (1) DESIGN REVIEW: All development shall be subject to design review to ensure that the location,
scale, and appearance of buildings, structures, and development of land shall preserve the rural character
of the areas bordering Idaho State Highways and Ski Hill Road and to prevent the construction of buildings
that project upward beyond the ridgeline of any hill located within one (1) mile of major roads when
viewed from those major roads.
Title 8 of the Teton County Code authorizes the Planning & Zoning Commission to make a final
determination on Scenic Corridor applications. A development application shall only be approved if the
Planning Commission finds that it meets the design review criteria.
POSSIBLE CONDITIONS OF APPROVAL:
1. All structures require a Teton County Building Permit and must comply with the Teton County
Building Code.
2. Building materials shall not be highly reflective materials.
POSSIBLE PLANNING & ZONING COMMISSION ACTIONS:
A. Approve the Scenic Corridor permit request with the recommended conditions of approval listed in this
staff report, having provided the reasons and justifications for the approval.
B. Approve the Scenic Corridor permit request, with modifications to the application request, or adding
conditions of approval, having provided the reasons and justifications for the approval and for any
modifications or conditions.
C. Deny the Scenic Corridor permit request and provide the reasons and justifications for the denial.
D. Continue to a future PZC Meeting with reasons given as to the continuation or need for additional
information.
POSSIBLE MOTION:
The following motions could provide a reasoned statement if a Commissioner wanted to approve or deny
the application:
Approval
Having found that the proposed development for Cyndi Benson is consistent with the Teton County
development ordinances, specifically Title 8-5-2-D, I move to approve the Scenic Corridor permit with the
following conditions of approval:

Cyndi Benson | Scenic Corridor Review

Planning & Zoning Commission | Sept. 10, 2019
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OVERVIEW OF SCENIC CORRIDOR REVIEW:
8-2-1-A. GENERAL DEFINITIONS: Scenic Corridor Overlay includes all lands lying within 330 feet of both sides
of the rights-of-way for Idaho State Highways 31, 32, 33 and Ski Hill Road from Driggs City limits to the
Wyoming state line.

4.1.a

Denial
Having found that the proposed development for Cyndi Benson is not consistent with the Teton County
development ordinances, specifically Title 8-5-2-D, and Idaho State Statute, I move to deny the Scenic
Corridor permit. The following could be done to obtain approval...
Continuation
I move to continue the application for scenic corridor review to the Planning and Zoning Commission
meeting on …insert date…, in order for the applicant to provide additional information necessary for the
Commission to make a decision.
Prepared by Joshua Chase, Senior Planner, 9/4/2019
Attachments:
1. Application (3 pages)
2. Site Plan with setbacks (2 pages)
3. Manufactured home plans (4 pages)
4. Photo of structure showing Roof and Siding Materials/colors (1 page)
End of Staff Report

Cyndi Benson | Scenic Corridor Review
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1. The proposed structure requires a Teton County Building Permit and must comply with the Teton
County Building Code.
2. Building materials shall not be highly reflective materials as represented in the application.
3. …

Attachment: Benson Scenic Corridor_Application_7.26.2019.jpg_Redacted (Benson Scenic Corridor Permit)
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Attachment: Benson Scenic Corridor_Application_7.26.2019.jpg_Redacted (Benson Scenic Corridor Permit)
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Attachment: Benson Scenic Corridor_Site Plan_8.26.2019 (Benson Scenic Corridor Permit)
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Attachment: Benson Scenic Corridor_Site Plan_8.26.2019 (Benson Scenic Corridor Permit)
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4.2.a

APPLICANT: Michelle Weaver
LANDOWNER: Craig Brown and Michelle Weaver
APPLICABLE COUNTY CODE: Conditional Use Permit pursuant to Title 8, Chapter 6 Teton County
Zoning Ordinance, (revised 09-09-2013); Teton County Comprehensive Plan (A Vision &
Framework 2012-2030)
REQUEST: The applicants submitted an application for a Conditional Use Permit for two uses
including a “Campground, RV Park, Travel Trailer Camp,” and “Veterinary Clinic” in order to
accommodate various camping uses including tent camping and RV camping as well as provide a
location for veterinary care for horses. The property is located north of the City of Victor south of
County road E 4000 South.
LEGAL DESCRIPTION: NW4NW4NE4 SEC 24 T4N R45E; RP04N45E240750
LOCATION: 4045 BARREL ROLL TRL
ZONING DISTRICT: A-2.5
PROPERTY SIZE: 10.24 acres
VICINITY MAP:
Broke Horse
Farm Site

City of Victor

Broke Horse Farm CUP Application
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Attachment: BrokeHorseFarmCUP_Staff Report-PZC 8.13.2019 (Broke Horse Farm Conditional Use Permit)

A REQUEST FOR A CONDITIONAL USE PERMIT
FOR: Campground RV Park & Veterinary Medicine
WHERE: 4197 Barrel Roll Trail, North of City of Victor
Prepared for the Planning & Zoning Commission
Public Hearing of August 13, 2019

4.2.a

PROJECT BACKGROUND AND DESCRIPTION:
Michelle Weaver submitted an application for a Conditional Use Permit on June, 27th 2019, for a
Campground and “Veterinary Medicine” land use. The applicants provided more information
regarding the request in an email narrative dated June 26, describing the intended uses. These
uses include overnight camping facilities for RVs, Horse trailers, and tent camping. They intend to
provide six sites for horse trailers and RVs with water and electricity hookups. The narrative and
site plan also include four tent sites for a total of 10 cumulative campground units. The narrative
states “All sites will have water, bathroom and shower available to them” and indicates that trash
containers will be provided and restrictions will be imposed on dogs.
The proposal includes amenities for people travelling with horses or for horses that need
veterinary care. There are three pasture areas as well as six 12’x12’ stalls within a horse barn
proposed. Two employees are proposed. The narrative discusses a shared oversite and
maintenance of Barrel Road Trail road by the applicants and Barrel Roll Ranch subdivision to the
south. The application does not include any specific information on plans for wastewater
systems. When planning staff met with the applicants it was identified that permits would be
required from the East Idaho Public Health district.
The Zoning ordinance includes provisions for a Campground as well as a Veterinary Clinic through
conditional use permits in the ARR 2.5 Zone, which the entire property is zoned. The property is
not located within any overlay area. The requirements for a CUP do not establish clear thresholds
which would trigger studies associated with the overlays, however the process allows the
Planning and Zoning Commission or Board to require studies. These studies are typically triggered
by the presence of overlay areas or development thresholds associated with a subdivision.

Broke Horse Farm CUP Application
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AERIAL IMAGE OF SITE:

4.2.a

Surrounding land uses include a 5 lot subdivision to the south, with established residences; an
undeveloped 10-acre property to the east; and residential development to the north and west
which also include agricultural or equestrian facilities associated with those residences where
they abut they subject property.
INTER-AGENCY AND DEPARTMENTAL REVIEW COMMENTS
The proposal has also been submitted to some other agencies for review and comment.
Eastern Idaho Public Health- The applicant needs to obtain permits from the Health District for
septic system to accommodate the proposed bathroom and shower facility.
County Engineer- It appears there are two proposed access points. These need to maintain
appropriate separation distances. The condition of Barrel Roll Trail needs to be verified and may
require improvements to meet county standards.
Fire Marshal- Planning staff has not received comment from the fire Marshall at this time.
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE: Idaho Code, Title 67; Section, 67-6512
Special Use Permits, and Title 8, Section 8-6-1-B.4. of the Teton County Zoning Ordinance. The
public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News
on August 22 & 29, 2019. A notification was sent via mail to surrounding property owners within a
300-foot buffer area and all adjacent subdivision lot owners on August 19 and 22, 2019, and
notice was posted on site on August 19, 2019.
COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE
A number of written comments were received from adjacent landowners and interested public.
Many of the comments identify concerns with compatibility with the existing neighborhood.
SECTION 8-6-1-B-7 CRITERIA FOR APPROVAL OF A CONDITIONAL USE
The following findings of fact shall be made if the Conditional Use is recommended for approval.
If the application is being recommended for denial, the Commission should likewise specify the
reasons for recommending denial based on the items listed below.
1. Location is compatible to other uses in the general neighborhood.
The application narrative does not directly address compatibility with the general neighborhood,
however site plan features appear to have considered layout to limit impacts to adjacent
development as discussed in the project description above. The Commission can discuss this with
the applicant and consider written comment and public comment received at the hearing.
2. Use will not place undue burden on existing public services and facilities in the vicinity.
The application narrative addresses this criterion by discussing road maintenance and snow
removal responsibilities. Public facilities are generally limited to the road as the water and

Broke Horse Farm CUP Application
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The site design separates the developed area from property to the north with horse pens of 300’
in length and the site plan indicates some landscape planting along a portion of the southern
property boundary.

4.2.a

3. Site is large enough to accommodate the proposed use and other features as required by this
title.
The application narrative does not directly address this criterion. The majority of the site is
depicted as open space on the site plan so it would appear that site can accommodate the scale
of the proposed use. It should be clarified whether there are any intended uses or maintenance /
weed control plans for the remaining property depicted as open space.
4. Proposed use is in compliance with and supports the goals, policies and objectives of the
Comprehensive Plan.
The application narrative does not address this criterion. The Commission can discuss this with
the applicant and consider written comment and public comment received at the hearing.
Specific provisions related to the “Campground…” and “Veterinary Clinic” Conditional Uses (CU)
and Uses Permitted with Conditions (PC).
Campground, RV Park, Travel Trailer Camp (CU)
CAMPGROUND, RV PARK OR TRAVEL TRAILER CAMP Definition: A parcel of land under single,
unified ownership or control, within which spaces are rented or used by the ownership for
occupancy by two (2) or more recreational vehicles and may include tent sites, cabin sites, or
travel trailer sites for nightly or short-term rental. 8-4-2 Land Use Definitions;
The Campground use defined above is only permitted as a CUP and as such has no specific
associated standards in the zoning ordinance.
VETERINARY CLINIC Definition: An establishment for the care and treatment of small or large
animals including livestock, horses and household pets under the direction of a licensed
veterinarian.
Veterinary Clinic is a conditional use in the ARR-2.5 zone and a use permitted with conditions in
the A-20 zone. Therefore, it has specific associated standards when reviewed and approved as a
use permitted with conditions. These standards are not requirements in the Conditional Use
Permit but may be considered as potential conditions within the CUP review process.
8-6-2-B-38. Veterinary Clinic (A-20)
a. Animal runs and exercise areas shall not be located in the front yard or within 50 feet of a
property boundary;
b. All applicable local and state operational requirements shall be met;
c. There shall be a minimum of one (1) parking space for every employee; and
d. No vehicles shall be parked in any landscaped area on the property or within a road right
of way.

Broke Horse Farm CUP Application
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Attachment: BrokeHorseFarmCUP_Staff Report-PZC 8.13.2019 (Broke Horse Farm Conditional Use Permit)

wastewater system would be private systems but will be used by the public as guests of the
campground. Planning staff has not received comment from the fire Marshall at this time.

4.2.a

8-6-2- USES PERMITTED WITH CONDITIONS:
3. Criteria for Approval: The standard conditions below are applicable to any proposed PC use in
the identified zone district.
a. Buffer: Buffers not less than 20 feet in width from all property lines shall be provided and
maintained, unless otherwise specified.
b. Screening: Screening from adjacent uses or developments, including across a county road from
such a use or development, shall be provided and maintained. Screening shall be accomplished by
landscaping at least six (6) feet high and should be high altitude, native plant material, trees and
shrubs or existing vegetation.
c. Lighting: Outdoor lighting, current and future, shall comply with the Outdoor Lighting
provisions of this Title, Section 8-4-6.
d. Parking: The parking requirements of Title 8, Table 3 shall be met and the Americans with
Disabilities Act (ADA) required handicap parking spaces provided. In lieu of the above, a parking
plan prepared by a professional in the field shall be submitted to the planning administrator for
consideration.
e. Hours of Operation: Hours of operation shall be from 6:00 a.m. to 10:00 p.m. Monday through
Saturday, unless otherwise specified in Title 8 or in the PC permit.
f. Signage: Signage shall comply with the Title 8, Chapter 9 sign requirements.
g. Outside Storage: Where outside storage is permitted, such use shall be located in the rear yard
and a sight proof fence or natural screening shall be provided and maintained around the storage
area at least one foot higher than the stored material
h. Building Height: Maximum height is 45 feet in the C-1, C-2, C-3, and M-1 districts, and 30 feet in
all other districts, unless specified in Title 8.
i. Technical Studies: For those uses identified by the planning administrator at the pre-application
conference as needing technical studies, said studies shall be provided to the planning
administrator along with the application for a Use Permitted with Conditions.
j. Onsite Inspection: The planning administrator may determine that there is a need for an
inspection at any time.
Staff analysis of conditions and restrictions on specific uses.
The proposal is a combination of two land use designations; Veterinary Clinic and a Campground
which are both Conditional Use Permits in this zone. As described, the veterinary component
appears to be limited to equestrian care and some of the standards for the more generic vet clinic
may not apply.
The property does not include overlay areas that would suggest the need for studies. Subdivision
applications with more than 10 lots are required to complete traffic impact studies. That level of
development would allow for up to 20 full time residential units by comparison. Fiscal impact
studies are required for subdivision projects with more than 20 lots. The Commission should

Broke Horse Farm CUP Application
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The following generic conditions associated with PC uses could be considered as conditions of
approval.

4.2.a

determine if they will require any studies or pass along a recommendation to the Board to require
any studies.

•
•
•

•
•

•
•
•
•
•
•
•
•

Applicant obtains all necessary permits/approvals from Teton County as well as other
regulating agencies including water and wastewater permits from EIPH/IDEQ/IDWR, and
as discussed in inter-agency and departmental review comments above.
a. Buffer: Buffers not less than 20 feet in width from all property lines shall be provided
and maintained, unless otherwise specified. (Permanent structures must meet current
county setbacks for the zone which are more restrictive.)
b. Screening: Screening from adjacent uses or developments, including across a county
road from such a use or development, shall be provided and maintained. Screening shall
be accomplished by landscaping at least six (6) feet high and should be high altitude,
native plant material, trees and shrubs or existing vegetation.
c. Lighting: Outdoor lighting, current and future, shall comply with the Outdoor Lighting
provisions of this Title, Section 8-4-6.
d. Parking: The parking requirements of Title 8, Table 3 shall be met and the Americans
with Disabilities Act (ADA) required handicap parking spaces provided. In lieu of the above,
a parking plan prepared by a professional in the field shall be submitted to the planning
administrator for consideration.
e. Hours of Operation: Hours of operation shall be determined through this hearing
process as well as any seasonal restrictions.
f. Signage: Signage shall comply with the Title 8, Chapter 9 sign requirements.
g. Outside Storage: Where outside storage is permitted, such use shall be located in the
rear yard and a sight proof fence or natural screening shall be provided and maintained
around the storage area at least one foot higher than the stored material
h. Building Height: Maximum height is 45 feet in the C-1, C-2, C-3, and M-1 districts, and
30 feet in all other districts, unless specified in Title 8.
i. Technical Studies: The Commission should determine any studies required
j. Onsite Inspection: The planning administrator may determine that there is a need for an
inspection at any time.
All applicable local and state operational requirements shall be met;
Other conditions could be discussed by the Commission and considered where relevant
and included in a motion to make recommendation to the Board.

PLANNING & ZONING COMMISSION ACTION:
A. Recommend approval of the CUP, with the recommended conditions of approval listed in this
staff report, having provided the reasons and justifications for the approval.
B. Recommend approval of the CUP with modifications to the application request, or adding
conditions of approval, having provided the reasons and justifications for the approval and for
any modifications or conditions.

Broke Horse Farm CUP Application

6

P&Z Commission | 9.10.2019

Packet Pg. 33

Attachment: BrokeHorseFarmCUP_Staff Report-PZC 8.13.2019 (Broke Horse Farm Conditional Use Permit)

RECOMMENDED CONDITIONS OF APPROVAL

4.2.a

C. Recommend denial of the CUP application request and provide the reasons and justifications
for the denial.

PLANNING STAFF RECOMMENDATION:
Determine if the application meets criteria for approval and consider whether specific conditions
should be imposed to mitigate potential impacts or concerns raised by adjacent property owners
or the public. Determine whether any studies will be required or recommended or whether
additional information is required in order to make a recommendation and findings of fact.
The following motions could be given:
Having reviewed the application materials for the Broke Horse Farm CUP, as well as the additional
material provided by staff and other agencies; I hereby move to RECOMMEND APPROVAL to the
TETON COUNTY Board of County Commissioners, having found that the application meets the
criteria found in 8-6-1 of the Teton County Zoning Regulations with the recommended conditions
as well as the following conditions…
Having reviewed the application materials for the Broke Horse Farm CUP, as well as the additional
material provided by staff and other agencies; I hereby move to continue the public hearing to a
future specific date and time to consider additional information or studies requested from the
applicant or agencies.
Having reviewed the application materials for the Broke Horse Farm CUP, as well as the additional
material provided by staff and other agencies; I hereby move to RECOMMEND DENIAL to the
TETON COUNTY Board of County Commissioners, having found that the application does not meet
the criteria found in 8-6-1 of the Teton County Zoning Regulations for the following reasons…
______________________________________________________________________________
Prepared by Joshua Chase
Attachments
• Application and Narrative (2 pages)
• Comments from Public Works
Director (1 page)
• Site Plan (1 page)
• Map of noticed properties (1 page)
• Public Comments (34 pages)
End of Staff Report
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D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for
additional information.

Attachment: Broke Horse Farm_CUP_Application_6.27.2019_Redacted (Broke Horse Farm Conditional Use Permit)
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Attachment: Broke Horse Farm_CUP_Narrative_6.27.2019 (Broke Horse Farm Conditional Use Permit)
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I am writing in response to the notification I received regarding the Conditional Use Permit
(CUP) for Broke Horse Farm (BHF) on Barrel Roll Trail. At first reading it appeared as though
the application was for some “casual” camping sites as well as “casual” equine lay-up/boarding
facility. Upon further reading of the Conditional Use Permit Narrative found on the county
website, it appears as though the application is not just for an equine lay-up/boarding facility, but
for a full RV/Tent Campground and Veterinary Clinic. I strongly oppose the approval of the CUP
for the following reasons:
1) The application for the CUP lacks the substance and details that someone in a
neighboring subdivision would need to even consider approval: Is this an
RV/Campground with a horse boarding or horse boarding with RV/Campground? To go
even further: Is this a horse hotel which doubles as a vet clinic...or... a vet clinic that
doubles as a horse hotel? In my opinion the Narrative and application are far too vague
to warrant approval.
2) The location of the proposed use is NOT compatible to other uses in the general
neighborhood which is a requirement for CUP approval. The 10 acre parcel is adjacent
to Barrel Roll Ranch, Sweet Home Ranches, Cherry Grove and close to Saddleback
Vistas- all of these are residential subdivisions. In reading of the CC&R’s commercial
use such as this is prohibited from several of these subdivisions. Allowing a campground
would negatively impact the character and value of the homes in these neighborhoods
that the HOA’s have worked so diligently to preserve.
3) BHF states in their CUP Narrative “Barrel Roll Trail shall be monitored by BHF and the
BRT subdivision. The road would be graded and dusted if needed by BHF from 4000S to
BHF. Snow removal would be by the subdivision and BHF” In my opinion this is
statement is not in alignment with the second requirement of the county’s CUP approval
stating that “The proposed use will not place undue burden on existing public services
and facilities in the vicinity.” To my knowledge, Barrel Roll HOA has not been
approached regarding any formal agreement regarding the road use. I would like to
believe that people will be “driving with safety in mind and their fur kids and family on
board”. Yes, that would be great to “hope” that everyone will be driving with those things
in mind, however there will still be an increase in traffic on the road which will in doubt
require more maintenance.
4) After reviewing the BHF site plan found on the Teton County website, I do not believe
that the 10 acre site is large enough to accommodate the proposed veterinary clinic, 6
RV’s, 3 80x300 pasture boarding, a 6 stall barn, 20 horses, 10 tent sites and fire rings,
and 20 people as well as their dogs, bathroom and shower facilities, trash service,
manure management (hay storage?) and 2 employees (assuming with a facility of this
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I was surprised to get a notice from the county regarding the CUP application. I had met the
applicants last year as I was walking they had only mentioned building a small cabin where they
could come relax with their horses and get out of the California heat. The Conditional Use
Permit Application submitted to the county on 6/26/19 only states that they want to use the land
for “Veterinary Medicine” nothing is mentioned about a campground facility or RV Park.
I was discouraged to see that Broke Horse Farm is already marketing the property on Facebook
as a vacation travel destination as early at June of 2019 without the CUP being approved- even
going so far as “cabin camping” and “#stayatbhf”. Construction has been proceeding full steam
ahead on the property.
Based on the vague and limited information publicly available, I have strong reservations about
the ability of Broke Horse Farm, to maintain a RV Park/Campground/Vet Clinic/Horse Hotel. I
ask that the county deny the Conditional Use Permit until a more comprehensive site
management plan is available for review.
Sincerely,
Martha C. Lord
4280 N Sweet Home Dr
Victor, ID 83455
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nature it would be responsible to have an employee on duty 24hrs a day). While I admit
I have not read the entire county code, I do not think that proposed facilities on BHF
really fit on the site.
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Teton County Planning & Zoning Commission
150 Courthouse Drive
Driggs, ID 83422
Re: Broke Horse Farm Conditional Use Permit
Dear Members of the Commission:
We have significant concerns about the campground use proposed for the Broke Horse Farm
Conditional Use Permit (CUP) application. We present our concerns vis-a-vis CUP criteria for
approval:
a. The location of the proposed use is compatible to other uses in the general
neighborhood. The subject property is in the middle of a neighborhood predominantly
comprised of single-family residential units on large lots. 10 camping units are proposed on
10 acres in addition to a veterinary “layup” facility. This level of intensity is incompatible
with surrounding residential uses. 20 camping guests on 10 acres and the impacts
therefrom will likely create unacceptable sight, noise, dust, traffic, and other impacts to this
quiet, rural neighborhood. We further believe camping of any intensity in this type of
neighborhood will set an undesirable precedent for Teton County. Please refer to our
specific comment in Section (d).
b. The proposed use will not place undue burden on existing public services and
facilities in the vicinity. Road maintenance is a perennial issue in Teton County, and the
introduction of campgrounds and other commercial uses outside of the cities is an
undesirable precedent for a county that struggles to maintain its roads - and is served by an
overburdened state highway. We are also concerned that the subject property is not
adjacent to a county road and is served by only an access easement. It is also unclear who
will maintain the private road within the easement, particularly after increased wear and
tear caused by campground traffic.
c. The site is large enough to accommodate the proposed use and other features as
required by this title. 10 acres is not enough to support a veterinary facility and 20
camping guests in the middle of rural neighborhood dominated by single-family homes on
large estate lots. The insufficient acreage will create undue sight, traffic, noise, dust, and
other impacts to surrounding neighbors.
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d. The proposed use is in compliance with and supports the goals, policies, and
objectives of the comprehensive plan. The Comprehensive Plan identifies the
appropriate uses and intensities for this neighborhood as “medium density single family
neighborhoods with large open spaces and provisions for clustering.1” The proposed
campground is neither the use nor the intensity specified by the Comprehensive Plan.
Moreover, it appears Teton County has some homework to do before approving
commercial uses in the unincorporated county. A key action established in the
Comprehensive Plan is to “i dentify appropriate commercial uses for the County (i.e. low
intensity, low volume with need for large amount of land).2” To most, the commercial
intensity proposed is too much, and approval of the campground would undermine this key
action in the Comprehensive Plan.
We encourage the applicant to drop the campground use and explore a veterinary clinic use in
close consultation with surrounding neighbors.
Respectfully submitted,

Shawn W. Hill
Executive Director

1
2

Teton County Comprehensive Plan, 2012; Rural Neighborhoods, pp 5-4.
Teton County Comprehensive Plan, 2012; Economic Development Key Actions, pp 6-13.
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