
 

AGENDA 
PLANNING AND ZONING COMMISSION 

WORK SESSION 
March 8, 2016 

STARTING AT 5:00 PM 

 

 
LOCATION: 150 Courthouse Dr., Driggs, ID  

Planning Department Conference Room – First Floor (lower level, SW Entrance) 
 
 
1. Approve Available Minutes 

• February 9, 2016 
2. Chairman Business 
3. Administrator Business 

  
 

5:00 PM - WORK SESSION: Draft Code: Discussion of Article 8: Building Types and Article 14: Administration 
 
No public comment will be taken regarding the Draft Land Use Code. 
 
 
 
ADJOURN 
 
 
 

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 208-354-8775. 

 



DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION 
Meeting Minutes from February 9, 2016 

County Commissioners Meeting Room, Driggs, ID 
 
 
COMMISSIONERS PRESENT:  Mr. Dave Hensel, Mr. Cleve Booker, Mr. Chris Larson, Ms. 
Marlene Robson, Mr. Jack Haddox, Ms. Sarah Johnston, Mr. Pete Moyer, and Mr. David Breckenridge. 
 
COUNTY STAFF PRESENT:  Mr. Jason Boal, Planning Administrator, Ms. Kristin Rader, Planner. 
 
The meeting was called to order at 5:04 PM.   
 
Approval of Minutes: 
 
MOTION: Mr. Larson moved to approve the minutes from January 12, 2016. Mr. Booker seconded 
the motion. 
 
VOTE: All in favor. 
 
MOTION:  Mr. Booker moved to approve the written decisions for the Cowboy Church CUP and the 
Walipini Concept Approval. Ms. Robson seconded the motion. 
 
VOTE: All in favor. Mr. Moyer abstained from voting because he was not present at the meeting. 
 
Chairman Business: 
 
Mr. Hensel asked if there has been an update from Idaho Fish and Game. Mr. Boal explained that he 
spoke with them a couple weeks ago, and they said to expect comments soon. He also explained that 
Ms. Williams has met with the local NRCS office. 
 
Administrative Business: 
 
Mr. Boal informed the PZC that the BoCC has proposed to have a joint meeting on April 12 instead of 
the last Tuesday in March due to scheduling conflicts. Because of this, PZC will only meet twice in 
March. 
 
WORK SESSION:  Draft Code Discussion, Article 3: Rural Districts 
 
The Commission reviewed and discussed the proposed draft code presented by Mr. Boal. 
 
Ms. Johnston had to leave the meeting early, but she left comments with Mr. Hensel. 
 
Density Options for Rural Agriculture, Lowland Agriculture, and Foothills 
 
Mr. Larson mentioned that he was not at the previous meeting when the scenario tool was discussed, 
but he thought the tool was very helpful. Mr. Hensel explained that the Commission decided the rural 
zones (RA, LA, and FH) would have the same density. Mr. Larson commented he felt that was a great 
idea. 
 
Mr. Hensel read Ms. Johnston’s comments (attachment 2). 
 



The PZC discussed utilizing similar density in each of the zones and all agreed it was a defensible, 
justifiable approach. It was discussed how a more complex approach could be devised, but it becomes 
harder to defend, and this approach is a step in the right direction. 
 
Mr. Hensel explained that the PZC would take a vote on the density options to be used for the rural 
zones. PZC discussed the different options using land splitting scenarios before voting. 
 
VOTE 
 
Density Options (1 lot /# acres) Vote 

Option 1: 

OTO: 1/10 
LD: 1/20 
SP/FP Max: 1/10 
SP/FP Mid: 1/20  
SP/FP Min: 1/30 

Mr. Arnold (via email) 
Mr. Breckenridge 
Mr. Moyer 
Ms. Robson 

Option 2: 

OTO: 1/20 
LD: 1/30 
SP/FP Max: 1/20  
SP/FP Mid: 1/30  
SP/FP Min: 1/40 

Mr. Hensel (or Option 5) 

Option 3: 

OTO: 1/15 
LD: 1/22 
SP/FP Max: 1/15  
SP/FP Mid: 1/22  
SP/FP Min: 1/30 

None 

Option 4: 

OTO: 1/10 
LD: 1/20 
SP/FP Max: 1/10 
SP/FP Mid: 1/25 
SP/FP Min: 1/40 

Mr. Larson, Mr. Booker, and Mr. Haddox 

Option 5: 

OTO: 1/15 
LD: 1/22 
SP/FP Max: 1/15 
SP/FP Mid: 1/25 
SP/FP Min: 1/40 

Mr. Hensel (or Option 2) 

Ms. Johnston did not vote on the density option. 
 
 
It was decided that Option 1 (OTO: 1/10; LD: 1/20; SP/FP Max: 1/10; SP/FP Mid: 1/20; SP/FP Min: 
1/30) would be used for the density in the RA, LA, and FH zones. The PZC also discussed the density 
option proposed for the Agricultural Rural Neighborhood (ARN) zone. It was agreed that the proposed 
density (OTO: 1/10; LD: 1/3.75; SP/FP Max: ½.5; SP/FP Mid: 1/3.75; SP/FP Min: 1/5) would be used 
for the ARN zone. 
 
Open Space 
 
The different types of ownership of open space were discussed. The majority agreed that having open 
space in one ownership versus spread across multiple, private parcels would be a better approach for 
management and enforcement. Staff will clarify Div. 3.7.3.A.1 to provide examples of a single 
landowner (i.e. a legal entity, HOA, or individual). 
 



Staff will work on definitions for Passive Recreation and Active Recreation. 

Staff will look into the possibility of including stormwater management (i.e. retention/detention ponds, 
bioswales, etc.) as an allowed open space use. 

Language for signage of open space will be added to Div. 3.7.8: Access (i.e. notice of boundaries for 
restricted use or access). 

The formatting and content of this Div. 3.7.5 Open Space Priorities may change slightly. Open space 
priorities will be included with each zone. Information on wildlife areas will be updated after IDFG’s 
comments have been received.  

Moving Forward 

Mr. Boal gave a brief overview of Articles 9, 10, 11, and 12, which will be discussed at the February 
16th meeting. 

Mr. Hensel asked for a draft Public Outreach Plan so the PZC could review and comment on it before 
the final draft of the code is completed for the joint BoCC/PZC meeting. Mr. Boal will provide a copy 
of the draft plan for the next meeting. 

Mr. Boal explained that the joint BoCC/PZC meeting was originally planned for March 22. The BoCC 
has asked to reschedule this meeting to April 12 because of scheduling conflicts. PZC will only meet 
twice in March now. 

The next version of the code that PZC will see is the Red Line version. After this meeting, the Red 
Line version of Article 3 will be completed. The Article 13 Red Line version is partially complete. 
Staff is still waiting for comments from IDFG. When those are received, the Red Line version will be 
completed and sent to the PZC. 

MOTION:  Mr. Booker moved to adjourn the meeting.  Mr. Larson seconded the motion. 

VOTE:  The motion was unanimously approved. 

The meeting was adjourned at 7:30 pm. 

Respectfully submitted, 
Kristin Rader, Scribe 

_____________________________ ______________________________ 
Dave Hensel, Chairman Kristin Rader, Scribe 

Attachments: 
1. PZC February 9, 2016 Meeting Packet
2. Ms. Sarah Johnston’s comments



AGENDA
PLANNING AND ZONING COMMISSION

WORK SESSION
February 9, 2016 

STARTING AT 5:00 PM

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

1. Approve Available Minutes
2. Chairman Business
3. Administrator Business

5:00 PM - WORK SESSION: Draft Code: Discussion of Article 3: Rural Districts.

No public comment will be taken regarding the Draft Land Use Code. 

ADJOURN

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 208-354-8775.
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DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Minutes from January 12, 2016 

County Commissioners Meeting Room, Driggs, ID

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

COUNTY STAFF PRESENT:  Mr. Jason Boal, Planning Administrator, Ms. Kristin Rader, 
Planner, Ms. Amanda Williams, Weed Superintendent/Natural Resources Specialist

The meeting was called to order at 5:03 PM.  

Approval of Minutes: 

MOTION:  Mr. Arnold moved to approve the minutes from December 8, 2015, as amended to 
change “Mr. Robson” to “Ms. Robson” in the first paragraph, second line under Administrative 
Business. Mr. Booker seconded the motion.   

VOTE: All in favor. Mr. Larson and Ms. Johnston abstained from voting because they were absent 
from the December 8, 2015 meeting. 

Chairman Business:

Mr. Hensel mentioned the letter he had said he would write to the Board of County Commissioners 
expressing the concerns of the Planning & Zoning Commission discussed at the December 8, 2015 
meeting. He did not write the letter, but he did have a conversation with Commissioner Riegel. 

Mr. Hensel brought up the Guiding Principles Exercise that Mr. Boal gave the PZC in December. 
He explained that after his conversation with Commissioner Riegel, he felt the Board was 
interested in the strategies that the PZC used to get from Point A to Point B to Point C. Mr. Haddox 
mentioned that he also spoke to Commissioner Leake, who said he was interested in something 
short, 1-2 paragraphs.  

Mr. Hensel asked Mr. Boal how the answers provided to the Guiding Principles Exercise would 
be used. He explained that as we prepare a public review draft of the code and start public outreach, 
he anticipates staff working with the PZC to create summaries explaining the process that was 
used, and the answers to the Guiding Principles Exercise will help with that. 

Mr. Hensel asked that any commissioners that have not submitted their Guiding Principles 
Exercise to please do so. Mr. Boal said he would email copies to everyone again.  

Election of New Officers

Mr. Hensel explained that because it was the first meeting of the new year, the Commission needed
to vote on officers for the positions of Chairman and Vice Chairman.  
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Vote

Administrative Business

PUBLIC HEARING: Conditional Use Permit Application for the Cowboy Church.

Applicant Presentation:

Staff Presentation:
DRAFT

3 13

Public Comment

In Favor:

Neutral:

Opposed:

COMMISSION DELIBERATION

DRAFTDRAFT

ATTACHMENT 1
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MOTION

VOTE

PUBLIC HEARING: Concept Approval for Walipini Subdivision.

Applicant Presentation:
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DRAFT
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standing, but she has not looked at them. Mr. Hare asked who would enforce the CC&Rs. Mr. 
Booker explained that CC&Rs are a civil matter between the property owners involved. The county 
does not enforce CC&Rs. Mr. Hensel recommended that the applicant research the CC&Rs before 
they spend more money on the subdivision process.  

Mr. Haddox asked if the easenmenteasement was described on the original survey or just shown. 
Ms. Zung explained that the record of survey showed the easement, but it is not a plat, so it does 
not create an easement.

Mr. Breckenridge asked about the previous splits. Mr. Boal explained that there waswere some 
questions around the process used to create the 2 acre and 8 acre parcels, but the 10 acre parcel 
was created legally. Mr. Hare explained that his parents bought the 10 acre piece in 1976. The 
subdivision process would provide building rights to the three lots proposed.  

Mr. Booker asked Ms. Zung about the proposed road, which dead ends. He asked if it would be a 
cul-de-sac or some kind of access for Lot 3 because the concept plat does not connect to the 
boundary of Lot 3. Ms. Zung explained that the road would extend to the Lot 3 boundary, which 
would then become the driveway. Mr. Booker asked about Lot 1, and if it was considered out of 
the subdivision because it is existing. Ms. Zung explained that it is part of the subdivision, but 
there is existing infrastructure on that lot.

Due to the disorder, Mr. Hensel asked if there was any additional public comment. 

Public Comment:

In Favor

Ms. Karie Josten (Victor – nearby neighbor) stated that development will be in that area, and she 
thinks the applicants would be good stewards of the land and take care of it. She thinks they have 
good intentions, and she is all for the proposal. 

Neutral 

There were no neutral comments.

Opposed

There were no additional comments opposed to the application. 

Mr. Hensel closed Public Comment. 

COMMISSION DELIBERATION: 

Mr. Booker stated that there are issues that need to be remedied, like the CC&Rs. Is the PZC 
concerned about this. Mr. Hensel explained that the PZC recommends the applicant get the CC&Rs 
figured out, but it is not something they can decide. Mr. Larson commented that it is up to the 
property owners. Mr. Arnold stated that it is the PZC’s responsibility to determine if the application 
meets the code. He is concerns with the building envelope locations being close to Mr. Harrison’s 
home, which may be able to be moved to give consideration to the neighbor.  
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Applicant Rebuttal:

DRAFT
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Public Comment:

In Favor

Neutral

Opposed

COMMISSION DELIBERATION

DRAFT
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MOTION
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VOTE
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AGENDA
PLANNING AND ZONING COMMISSION

PUBLIC HEARING
January 12, 2016 

STARTING AT 5:00 PM

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

1. Approve minutes
December 8, 2015

2. Chairman Business
3. Administrator Business

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

Legal Description: RP05N45E028100; TAX #5625 SEC 2 T5N R45E 

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

Legal Description: RP03N46E198100; TAX #6313 SEC 19 T3N R46E 

6:00 PM - WORK SESSION: Draft Code: Discussion of Article 13: Property Development Plan.  

No public comment will be taken regarding the Draft Land Use Code. 

ADJOURN

Written comments received by 5:00 pm, January 1, 2016 will be incorporated into the packet of materials 
provided to the Planning & Zoning Commission prior to the hearing.
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, select the 
Planning & Zoning Commission department page, then select the Public Hearing of January 12, 2016 item in the 
Additional Information Side Bar. 
Comments may be emailed to pz@co.teton.id.us. Written comments may be mailed or dropped off at: Teton County 
Planning & Building Department, 150 Courthouse Drive, Room 107, Driggs, Idaho 83422. Faxed comments may be 
sent to (208) 354-8410. 
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 208-354-8775.
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DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION 
Meeting Minutes from December 8, 2015 

County Commissioners’ Meeting Room, Driggs, ID 

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

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

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

Approval of Minutes:

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

Vote:  The motion was unanimously approved. 

Chairman Business 

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

Administrative Business 

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

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

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

Ms. Rader commented the application is on the corner of Fox Creek Village at Hwy 33 and 4500 
S. The lot is a reserve lot that has not been given a use designation, so the staff determined that 
the lot should be treated as a regular residential lot under the current zoning of A-2.5. The majority 
of the property is within the scenic corridor, with the eastern 75 feet out. There is currently nothing 
on the property that would screen it from view from Highway 33. The applicant has agreed to 
provide some screening. Fox Creek Village does have a landscape easement along the Highway 
on this property, but it does not appear that landscaping has been planted there. 
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Mr. Haddox commented he is a neighbor and is also on the board of the Cherry Grove Canal Co. 
and wanted that to be known in the public record. 

Public Comment:

There was no public comment. 

Commission Deliberation:

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

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

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

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

1. Must comply with all federal, state, and local regulations. 
2. All structures require a Teton County Building Permit and must comply with the Teton 

County Building Code. 
3. Building materials shall not be highly reflective materials.
4. All utilities shall be placed underground.
5. Any satellite dishes shall be located to minimize visibility from Highway 33 and shall use 

earth tone colors and/or screening to minimize their visual impact.
6. The landscaping and revegetation shall be done prior to the final Certificate of Occupancy
7. The Fox Creek Canal Company may have a pipeline that crosses this property. The

applicant shall identify the location of this pipe and meet required setbacks. 

Mr.  Breckenridge seconded the motion. 

Vote: After a roll call vote the motion was unanimously approved. 

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

Vote:  The motion was unanimously approved. 

The Public Meeting portion of the meeting was adjourned at 5:25 PM. 
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WORK SESSION: Draft Code: Discussion of the Draft Zoning Map 

Summary of the 12/7 BoCC work meeting & the Plan Forward 

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

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

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

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

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

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

Attachment 1
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The one-acre minimum lot size was discussed. The majority of the PZC supported this approach, 
acknowledging that Commissioner Johnston has expressed concern about it in the past 

Motion: Mr. Booker moved to adjourn the meeting. Ms. Robson seconded. 

Vote: The motion was unanimously approved. 

The meeting adjourned at 8:12 PM.

Respectfully Submitted,
Sharon Fox, Scribe 

_____________________________ _________________________________ 
Dave Hensel, Chair Sharon Fox, Scribe 

Attachment:
1. PZC 12/8/2015 Meeting Packet

AGENDA
PLANNING AND ZONING COMMISSION

PUBLIC MEETING
December 8, 2015

STARTING AT 5:00 PM

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

1. Approval of Minutes
November 10, 2015 

2. Chairman Business
3. Administrator Business

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

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

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

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

ADJOURN

Information on the above application(s) is available for public viewing in the Teton County Planning and 
Building Office at the Courthouse between the hours of 9am and 5pm Monday through Friday.  
The application(s) and related documents are posted, at www.tetoncountyidaho.gov. To view these items,
select the Planning & Zoning Commission Public Meeting of December 8, 2015. Then select the agenda 
item in the Additional Information Side Bar.  

Any person needing special accommodations to participate in the above-noticed meeting should 
contact the Board of County Commissioners’ office two (2) business days prior to the meeting at 208-354-8775.
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DRAFT TETON COUNTY PLANNING AND ZONING COMMISSION
Meeting Minutes from November 10, 2015 

County Commissioners’ Meeting Room, Driggs, ID 

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

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

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

Approval of Minutes: 

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

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

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

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

Vote:  The motion passed unanimously. 

Chairman Business:

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

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

Planning & Zoning Commission Meeting 11/10/2015 Page 2 of 3 

Administrative Business:

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

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

Preservation Zone 

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

Residential Zones 

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

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

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

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

Commercial Zones 

The PZC discussed commercial zones. The Comprehensive Plan says commercial zoning should 
be limited to the cities. Mr. Boal explained that the residential zones do allow some commercial 
uses. The majority of the PZC agreed that commercial zoning should not be located in the county, 
outside of the cities and their Area of Impacts. Mr. Booker recommended that staff contact the 
property owners that currently have commercial zoning to explain this change. 
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Industrial Zones 

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

MOTION:  Mr. Booker moved to adjourn the meeting. Ms. Robson seconded the motion. 

VOTE:  The motion was unanimously approved. 

The Work Session adjourned at 8:01 PM.

Respectfully Submitted,
Kristin Rader, Scribe 

_____________________________ _________________________________
Dave Hensel, Chair Kristin Rader, Scribe 
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TETON COUNTY PLANNING AND ZONING COMMISSION 

Meeting Notes, Summary from November 17, 2015 

County Commissioners’ Meeting Room, Driggs, ID 

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

COUNTY STAFF PRESENT: Ms. Kristin Rader, Planner 

General Action Items: 

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

University of Idaho Review: 

PZC discussed the University of Idaho Review of the Draft Code with the Comprehensive Plan. This was a draft 
document, but the general consensus was that the PZC was not happy with the review. PZC would like the 
document to be more professional, including an executive summary, realistic recommendations, and 
comparisons to rural or resort town communities. 
An additional third party review of the Draft Code was discussed. It was decided that PZC wants to finish the 
Draft Code to present it to the BoCC and the public. The majority of the PZC does not feel a third party review is 
necessary, and they do not want to spend more time on another review. The BoCC may decide that they want 
another third party review. 
It was decided that the PZC will continue reviewing the Draft Code, with a public review draft ready by the end 
of March 2016 to provide to the BoCC. At this time, it will be decided whether or not a third party review will be 
done or if PZC will take the Draft Code to the public for review.  

Action Item Rankings: 

PZC discussed the list of action items that were ranked in January 2014. PZC commented on each item in terms 
of the draft code (see attached copy). 
Staff will add Sarah’s rankings to the list (included in attached copy). Jack will also rank the items, which will be 
incorporated into the list. 

Notes from the 11/17/2015 PZC meeting
JH total

2 Zone changes to reflect the Framework Plan and encourage development of town neighborhoods adjacent to 
and within existing cities and reduce density in sensitive rural areas. 3 4 5 5 5 1 4 4 5 5 36

41 Vacate non-viable subdivisions; amend County Code to strengthen penalties for weed violations. 3 4 5 4 4 3 4 5 4 4 36

40 Consider amending the Subdivision Ordinance to allow Family Lot Splits and/or a Short Plat process. 5 4 4 4 2 5 2 5 4 3 35

5 Eliminate density bonuses that are inconsistent with surrounding zoning. 3 5 2 5 5 2 5 3.9 4 3 34.875

20 Revise ordinances to further protect water quality and quantity, require screening where appropriate, protect 
key habitat areas and viewsheds, and reflect the land use framework along all natural waterways. 3 4 4 5 3 2 5 3.9 5 5 34.875

4 Encourage creative and new approaches to land development. 5 3 4 4 2 4 3 5 4 3 34

38 Create/amend ordinances and programs to promote Large Lot Subdivisions. 4 4 4 5 4 2 3 3 5 5 34

15 Define appropriate uses in Zones so that there is decreased reliance on the Conditional Use Permitting 
process and more predictability in land use decisions 5 2 3 3 3 3 4 5 5 5 33

28 Ensure developments have adequate supply of drinking water and ability for adequate wastewater treatment 
prior to approval. 3 4 3 5 1 2 5 5 5 4 33

12 Promote the formation of industry clusters in appropriate areas. 5 4 4 2 2 4 3 4 4 5 32

17 Write and enforce a new sign ordinance 5 1 4 4 4 2 5 4 3 4 32

21 Revise ordinances to specify low development density in sensitive wildlife habitat, riparian areas and 
wetlands. 3 3 3 5 5 2 3 4 4 5 32

22 Amend subdivision and zoning ordinances to use clustering and conservation easement purchase or lease. 5 2 5 4 3 2 3 5 3 4 32

42 Add provisions to County Code to regulate site disturbance as a means to prevent initial outbreaks of weed 
infestations. 2 3 4 3 3 1 4 5 3 5 36.3

Comp Plan Action Item Ranking by Teton County P&Z

average

4.10

4.00

3.80

3.70

3.90

3.80

3.70

3.70

This has been covered in the draft code - Article 10 needs to be updated.

This has been covered in the draft code - Sarah does not think this has been covered if 1 acre minimum lot sizes are permitted. She thinks lot sizes should be different, or if 1 acre lot sizes are allowed, 
they should not be allowed to neighbor one another.

3.60

3.70

3.60

3.30

This has been covered in the draft code- can also be addressed by a weeds plan

This has been covered in the draft code in terms of conservation - Preservation (PRS) zone and easmement options. Need to talk about clustering - what exaclty do we mean by clustering?

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

This has been covered in the draft code.

Are we interested in large lots or lower density with fewer lots? Large lots are not covered, but lower density/fewer lots is covered.

This has been covered in the draft code.

Not necessarily applicable with a zoning code, but there are options for vacating and helping with weeds (vacation process, TDRs, vegetative management plan)

This has been addresesed in the draft code, but it could be worked on more.

This has been covered in the draft code.

This has been covered in the draft code.

3.99

3.79

This has been covered in the draft code.

This has been covered in the draft code (Article 11), but PZC has not reviewed this section yet.
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11 Strengthen zoning ordinances to support live-work and home-based business 4 4 5 3 1 5 4 1 4 3 31

18 Identify viewshed corridors and develop techniques to protect them 4 4 4 4 4 1 4 3 3 5 31

39 Explore open space funding options and voluntary incentives that would be oriented to the protection of 
open space and large farms. 3 4 4 3 4 2 3 5 3 2 31

1 Preserve and enhance recreational opportunities 5 4 4 3 1 2 5 3.4 3 4 30.375

27 Incentivize vacation of non-viable subdivisions in or near migration corridors or sensitive habitats. 5 3 3 3 3 3 3 2 5 5 30

35 Amend subdivision and zoning ordinances to use clustering  and conservation easements that are purchased 
or leased. 4 3 4 4 4 1 2 5 3 4 30

37 Work with accredited land trusts to identify and negotiate development rights purchase and/or conservation 
easements 3 3 3 3 5 3 1 5 4 1 30

10 Incentivize utilization of existing business park locations. 4 3 3 2 3 4 4 4 2 ? 29

23 Utilize tax incentives and fee structures to support land use framework. 4 2 4 4 2 2 3 5 3 4 29

31 Develop a comprehensive county fiscal impact tool. 3 3 3.1 4 5 1 2 3 4 3 28.125

13 Create an overlay that delineates appropriate area(s) for high-intensity use in the County 4 4 2 2 5 2 3 4 2 5 28

16 Strengthen scenic corridor ordinance. 4 3 3 3 4 1 5 2 3 5 28

30 Amend Subdivision and Zoning Ordinances to focus development where utility services already exist or are 
cost-effective. 2 1 4 4 5 2 4 3 3 5 28

36 Investigate funding sources for public purchases 2 2 4 3 5 2 2 5 3 1 28

3 Create a more sustainable supply of future potential residential lots based on projected population growth. 1 2 3 5 5 1 4 3 3 4 27

14 Identify appropriate commercial uses for the County (ie: low intensity, low volume with need for large 
amount of land) 4 2 2 2 4 2 4 4 3 2 27

33 Explore funding options and incentives for maintaining the financial viability of farm operations. 2 4 3 3 2 2 2 5 4 1 27

3.40

3.10

2.90

2.80

3.30

3.11

3.30

3.30

3.30

2.90

3.30

Not a code issue. 

Not a code issue.

This has been covered in the draft code.

There are different land division options. This could be looked into more.

Not a code issue.

This has been covered in the draft code.

This has been partially done - still needs to be reviewed.

This has been done with the draft zoning map.

Not really a code issue - there is a public service/fiscal impact study in Article 13.

This is addressed in the code with the location of the industrial zones and not allowing commercial zoning outside of the cities.

This has been covered in the draft code in terms of conservation - Preservation (PRS) zone and easmement options. Need to talk about clustering - what exaclty do we mean by clustering?

Sensitive areas need to be identified. Options are available for vacating subdivisions.

Not really a code issue. Recreational uses are permitted in the code.

Not really a code issue. TDRs, PRS zone, and open space requirements could help with this.

This has been discussed, but a viewshed hasn't been identified yet. There is a scenic corridor section in the code, as well as the skyline section.

3.44

3.50

3.40

3.10

3.22
Not a code issue.

3.60
This has been covered in the draft code.
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8 Require development proposals to consider design and off-site impacts. 3 3 1 3 4 2 3 3 4 3 26

19 Strengthen street connectivity standards in the Subdivision Ordinance and develop access management 
policies for future development. 4 2 4 3 2 2 2 3 3 5 25

26 Purchase or lease conservation easements in high priority areas for wildlife protection. 4 2 4 3 2 1 1 5 3 1 25

29 Create benchmarks for monitoring natural resources. 2 3 3 3 1 2 3 5 3 5 25

32 Work with Cities to investigate the feasibility of TDR program. 1 3 3 2 2 4 1 5 4 3 25

9 Promote the attainment of critical mass in downtown core areas of cities 2 3 1 4 4 2 3 2.8 3 3 24.75

24 Investigate funding options for purchase or lease of conservation easements and areas through property tax, 
resort tax, hotel tax, real estate transfer tax, voluntary fees, or others. 2 2 2 3 3 2 2 5 3 2 24

34 Diversify crops and specialties 2 4 3 2 1 2 2 5 3 1 24

25 Reduce impacts in riparian, wetland, floodplain and other sensitive or hazardous areas by strengthening the 
wildlife habitat and natural hazard overlay standards. 1 3 1 4 2 1 3 3 4 5 22

7 Require development proposals to be accompanied by relevant market research and due diligence that justify 
viability of the project. 4 3 2 3 2 1 1 1 4 2 21

6 Prioritize existing commercial and manufacturing land to reach a goal of 60/40% commercial/residential tax 
base. 2 2 4 1 2 1 1 1.9 2 2 16.875

3.00

2.80

2.78

2.90

3.00

2.60

Not a code issue. Commercial will be allowed in the cities.

This has somehwat been covered in the draft code. This is something that is hard to implement. 

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

Not a code issue.

Not a code issue.

This has been covered in the draft code.

TDRs are in the code. PZC has not reviewed the section yet.

Benchmarks are not a code issue. Specific criteria is in the code related to protecting natural resources.

2.30

1.89

2.60

2.50

2.70

Not a code issue.

This has been somewhat addressed for new subdivisions, but it does not fix problems from the existing subdivisions. This is in the Site Development section.

This has been covered in the draft code.
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TETON COUNTY PLANNING AND ZONING COMMISSION 

Work Meeting Primer, December 8, 2015 

________________________________County Commissioners’ Meeting Room, Driggs, ID_________________________ 

1) Second Review of the DRAFT Teton County Land Use Map:

With this second review of the Zoning Map I would like to focus on the following items: 

Boundaries of the Article 3 Residential Zones. Please come prepared to share any changes you would like to see 
to the proposed boundaries, and explain why those changes should be made. 

2) Renaming of Agricultural Wetlands- 
a. Naming options may include-

Lowland Agricultural 
?  

3) Summary of the 12/7 BoCC work meeting and the plan forward 
a. I will review the work meeting with the BoCC. 
b. Plan Moving Forward- 

Jan 5th- PZC Thank You Soirée 

Jan 1 12th Article 13
2 19th Article 13- Article 3* 

Feb 1 9th Article 3
2 16th Articles 9, 10, 11, 12 

Mar 1 8th Articles 8, 14 
2 15th  Articles 1 & 2, 4-7 & 15 
3 22nd BoCC Combined Meeting 

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

Information Provided- When reviewing each Article a list of Comprehensive Goals and Policies 
addressed in that Article will be provided to aid in the review. 
Steps After- After each Article is reviewed staff will update the Article Summary Sheets and the 
website to reflect the “approved” changes. 

Goals- 

1) Second Review of the DRAFT Teton County Land Use Map:
Agree on the boundaries of the Residential zones 

2) Renaming of Agricultural Wetlands- 
Decide on a new name for Ag/Wetlands 

3) Summary of the 12/7 BoCC work meeting and the plan forward 
Agree on the path forward.  
Identify information needed to approve each of the Articles. 
Agree on Steps After the Article is “approved” 

TETON COUNTY PLANNING AND ZONING COMMISSION-“Guiding Principles Exercise”  

Work Meeting December 8, 2015 

________________________________County Commissioners’ Meeting Room, Driggs, ID_________________________ 

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

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

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

Guiding Principle #1- 

__________________________________________________________________________________________________ 

Examples of application of Principle #1- 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

Guiding Principle #2- 

__________________________________________________________________________________________________ 

Examples of application of Principle #2- 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

__________________________________________________________________________________________________ 

Zahe Elabed (On Time Financial LLC) | Scenic Corridor Review       Planning & Zoning Commission | December 8, 2015 
Page 11 of 44 

APPLICANT: Zahe Elabed 
LANDOWNER: On Time Financial LLC 

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

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

LEGAL DESCRIPTION: RP0020000000R0; RESERVED AREA FOX CREEK VILLAGE PUD SEC 25 T4N R45E 
LOCATION:  395 W 4500 S 
ZONING DISTRICT: A-2.5 
PROPERTY SIZE: 8.03 acres 
VICINITY MAP:  

SCENIC CORRIDOR REVIEW for: Zahe Elabed (On Time Financial LLC) 
WHERE: 395 W 4500 S 

Prepared for the Planning & Zoning Commission  
December 8, 2015 

Zahe Elabed (On Time Financial LLC) | Scenic Corridor Review       Planning & Zoning Commission | December 8, 2015 
Page 2 of 44 

AERIAL IMAGE OF PROPERTY 

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

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

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

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

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

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

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

SETBACKS 

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

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

BUILDING 
ENVELOPE 

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

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

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

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

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

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

BUILDING 
MATERIALS 

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

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

ROADS & 
DRIVEWAYS 

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

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

SCREENING 

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

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

SATELLITE 
DISHES & 
UTILITIES 

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

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

THERE ARE ADDITIONAL PROVISIONS FOR SATELLITE DISHES, REVEGETATION, 
UTILITIES, AND SIGNS. 

The applicant is not proposing any signs. 
Disturbance will be minimal for construction 
and the applicant has proposed landscaping for 
the entire building site, so it is staff’s opinion 
that a revegetation plan is not needed. 
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POSSIBLE CONDITIONS OF APPROVAL: 
1. Must comply with all federal, state, and local regulations.
2. All structures require a Teton County Building Permit and must comply with the Teton County Building

Code.
3. Building materials shall not be highly reflective materials.
4. All utilities shall be placed underground.
5. Any satellite dishes shall be located to minimize visibility from Highway 33 and shall use earth tone colors

and/or screening to minimize their visual impact.

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

B. Approve the scenic corridor permit request, with modifications to the application request, or adding conditions
of approval, having provided the reasons and justifications for the approval and for any modifications or
conditions.

C. Deny the scenic corridor permit request and provide the reasons and justifications for the denial.

D. Continue to a future PZC Meeting with reasons given as to the continuation or need for additional information.

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

Approval 
Having found that the proposed development for Zahe Elabed is consistent with the Teton County development 
ordinances, specifically Title 8-5-2-D, and Idaho State Statute, I move to approve the scenic corridor permit with 
the following conditions of approval: 

1. Must comply with all federal, state, and local regulations.
2. All structures require a Teton County Building Permit and must comply with the Teton County Building

Code.
3. Building materials shall not be highly reflective materials.
4. All utilities shall be placed underground.
5. Any satellite dishes shall be located to minimize visibility from Highway 33 and shall use earth tone colors

and/or screening to minimize their visual impact.

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

Prepared by Kristin Rader 
Attachments: 

1. Application (4 pages)
2. Deed (1 page)
3. Articles of Organization LLC (1 page)
4. Fox Creek Village Plat (2 pages)
5. Site Plan (1 page)

6. Main House Building Plan (2 pages)
7. Guest House Images (3 pages)
8. Design Example (1 page)
9. Site Visit Photos (3 pages)

End of Staff Report 

Attachment 1

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

Attachment 1

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

15'

60'

60'

28'

Attachment 1

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

46'

36'

12'

12'

Zahe Elabed| Scenic Corridor Review | Guest House Photos  1 of 3 

View of the front and left side of the proposed guest 
house (pre-built) – temporarily placed on property. 
The home is 18’x29’, with the front deck extending 7.5’ 
from the house. The applicant has said he is planning 
to redesign the outside to match the main home. 
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View of the front and right side of the proposed 
guest house (pre-built) – temporarily placed on 
property. The home is 18’x29’, with the front deck 
extending 7.5’ from the house. The applicant has said 
he is planning to redesign the outside to match the 
main home. 
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View of the rear and left side of the proposed guest 
house (pre-built) – temporarily placed on property. 
The applicant has said he is planning to redesign the 
outside to match the main home.
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Zahe Elabed| Scenic Corridor Review | Site Visit  1 of 3 

View from the northeast corner of the 
property (post is property corner) looking 
south-southwest. The truck is located at the 
entrance of the driveway. The proposed 
building site is located in the area outlined 
in red – see site plan (Attachment 5). 

Zahe Elabed| Scenic Corridor Review | Site Visit  2 of 3 

View from the NW corner of property, 
at the intersection of HWY 33 and W 
4500 S, looking east. Proposed building 
locations in area outlined in red – see 
site plan (Attachment 5). 
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View from the NW corner of property, at the 
intersection of HWY 33 and W 4500 S, looking 
south. Nothing is proposed to be built on this 
portion of the property. The majority of the 
property extends approximately 845’ to the 
south, with a 30’ wide strip of land along the HWY 
33 right of way extending further south - see plat 
(Attachment 4). 
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TETON COUNTY PLANNING AND ZONING COMMISSION 

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

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

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

General Action Items: 

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

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

Staff summarized the work meeting held on 12/7 with the BoCC. Mr. Booker was present and offered his insight 
on the discussion. 
The BoCC has asked staff to start gathering PZC perspective of the “strategies” that have been utilized through 
the writing and revision process, as well as start explaining how certain goals/policies of the Comprehensive Plan 
are being met in the new code. To start the process, staff asked PZC members to complete the “Guiding 
Principle” exercise by the 1st meeting in January. Staff suggested looking at the action items and goals/policies of 
the comprehensive plan, explaining them in their own words, and explaining how they perceive they have been 
inserted in to the code or in the process. This exercise will be anonymous. 
The Plan forward as shown on the meeting primer was discussed and agreed upon 
PZC wanted to make sure staff would be utilizing a redline approach to any changes made to the code from here 
on out. 
If there are topics/changes that are talked about and complete consensus cannot be reached, the PZC chair will 
call for a roll call vote, using a majority rules approach. 
The PZC asked the Chairman to write a letter to the BoCC expressing concerns they currently have. 

Renaming of Agricultural Wetlands-  
PZC agreed on Lowland Agriculture as the new name for Ag/Wetland 

Second Review of the DRAFT Teton County Land Use Map- 
PZC discussed the boundaries of the Lowland/Ag portion on the map. It was discussed whether it was 
appropriate to zone the uplands or other areas that are not necessarily “wet” into this zone. 
The Suitability map was discussed, in regards to deciding where the boundaries lie. 
The importance of the zoning boundaries was talked about. They really matter in our current zoning scheme, 
which allows different densities in the rural zones (Lowland/Ag, Foothills and Rural Ag) 

o The idea of utilizing the same density in these three zones and expounding on the approval criteria for 
each zone was discussed. This would accomplish several things: 

1. The relevance of the line would decrease (no longer has an effect on density) 
2. Places the focus on the design and ensuring what is important in that zone can be addressed in 

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

The purpose of the “studies” in Article 13 were discussed- It is NOT to place additional requirements on an 
application in hopes of discouraging development.  
The studies are being required to ensure that as the intensity of a development increases (i.e. increased density, 
type of development, or location of development) there is additional review and justification for the location of 
the development and that resources of great concern are being addressed at a higher level of scrutiny due to 
the greater potential for impact. 
Staff is going to review and present different density scenarios for Article 3, utilizing the same density in the 3 
zones (Lowland/Ag, Foothills and Rural Ag). PZC suggested starting with densities of- a minimum of 1/40 and a 
maximum of 1/10 (Staff did express concerns with 1/10 but agreed to include it in the scenarios and analysis 
that will be done.). 
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A REQUEST FOR A CONDITIONAL USE PERMIT 
BY: David Kite 

FOR: Cowboy Church 
WHERE: 4369 N Highway 33 (Tetonia) 

PREPARED FOR: Planning & Zoning Commission Public Hearing of January 12, 2016 

APPLICANT: David Kite/Cowboy Church 
LANDOWNER: Valley Group Holdings, LLC 

APPLICABLE COUNTY CODE: Conditional Use Permit pursuant to Title 8, Chapter 6 Teton County 
Zoning Ordinance, (amended 9/9/2013); Teton County Comprehensive Plan (A Vision & 
Framework 2012-2030) 

REQUEST: David Kite has applied for a Conditional Use Permit for a “Church or Place of Worship” 
with approximately 25-35 attendees. This project is located north of Driggs, at 4369 N. Highway 
33. The applicant is not proposing any new structures or changes to the existing building, so a 
scenic corridor design review is not required. 

LEGAL DESCRIPTION: RP05N45E028100; TAX #5625 SEC 2 T5N R45E 
LOCATION: 4369 N Highway 33, Tetonia, ID 83452 
ZONING DISTRICT: A-2.5 
PROPERTY SIZE: 1 acre 
VICINITY MAP: 

TTetonia  

VValley Group Holdings, LLC pproperty  

Driggs 
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AERIAL IMAGE OF PROPERTY 

PROJECT BACKGROUND 
David Kite submitted an application for a Conditional Use Permit on November 23, 2015, which 
was completed on December 4, 2015 (attachments 1-4). A Development Review Committee 
(DRC) Meeting was held on December 14, 2015 with the applicant, Planning, other Teton County 
Departments, and outside agencies to discuss the application materials.  

This property is zoned A-2.5, which currently requires a Conditional Use Permit for a “Church or 
Place of Worship”. This property is located in the Scenic Corridor Overlay. However, the applicant 
is not proposing any new structures or changes to the existing structure, so a Scenic Corridor 
Design Review was not required. 

PROJECT DESCRIPTION: 
David Kite is proposing to use the existing building at 4369 N Highway 33 for the Cowboy Church. 
The Church has already started using this building for its services. The Church meet once a week 
on Monday evenings. Service is scheduled from 7:00pm – 8:00pm, with church members in the 
building usually between 6:30pm and 9:00pm. Currently, there are approximately 25-35 
members attending this service each week.  

In addition to the weekly service, the following programs are desired: 
1. Church-wide Fellowship Meal: This program will take place on the third Monday of every 

month before the regularly scheduled service. The Fellowship meal would begin at
6:00pm, so attendees would arrive around 5:00pm or 5:30pm. 

2. Discipleship Classes: This program will take place on the first, second, and fourth Mondays 
of every month before the regularly scheduled service. This program will begin at 6:00pm. 
Attendees would arrive around 5:30pm for this class. 

3. Vacation Bible School: This program will be a 5-day long event during summers. This 
program will be scheduled 9:00am to 12:00pm for children ages 5 and up. This event may 
not always occur due to availability of workers and summer schedules, but the applicant 
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would like the ability for the Church to have this program each summer when it is possible 
for the workers involved to do so. 

4. Offsite Programs: The Church will also be involved in offsite programs in the community, 
such as providing food boxes to needy families, working with the Salvation Army as Bell 
Ringers, and other volunteer activities. 

The building was constructed in the 1990s, and it received a final Commercial Certificate of 
Occupancy in 1994 (attachment 5). There is already a well and septic system in place for the 
building. The septic permit was issued in 1994 by Eastern Idaho Public Health (attachment 6). 
There is also a sprinkler system installed in the building. The sprinkler system has not been 
inspected recently, as the building has been vacant for several years. This building accesses 
directly from Highway 33. Idaho Transportation Department issued an access permit for this 
property in 1993 (attachment 7). There is also an existing parking lot on this property, which will 
be used by the Church members (attachment 8) 

KEY ISSUES:  
On December 14, 2015, we had a DRC meeting with David Kite, Eastern Idaho Public Health (Mike 
Dronen), Teton County Building Official (Tom Davis), Teton County Planning Administrator (Jason 
Boal), and Teton County Planner (Kristin Rader). From this meeting, some key issues were 
identified. 

ACCESS FROM HIGHWAY 33: Idaho Transportation Department has stated this application
does not trigger an impact study. 
PARKING: Churches require a minimum of one (1) space for each five (5) seats in the
principle assembly area (Teton County Code 8-4-5). 
SEPTIC SYSTEM & WATER QUALITY: Based on the application materials, Eastern Idaho Public 
Health stated the capacity of the system in place is sufficient. EIPH has water quality 
sample kits available. Mike suggested doing this if the water in the building has not been 
used in a while. 
BUILDING SAFETY:  The building does have a sprinkler system, but it is unclear when it was 
last inspected. Tom has looked into the Building Code, and there are different factors that 
could require a sprinkler system. 
SIGN PERMIT: A sign permit is required for the Cowboy Church’s sign. An application was 
provided to the applicant. 

SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE: Idaho Code, Title 67; Section 67-6509, 
67-6511, 67-6512, and Title 8, Section 8-6-1 of the Teton County Zoning Ordinance.  The public 
hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News. A 
notification was sent via mail to surrounding property owners within a 300-foot buffer area. A 
notice was also posted on the property providing information about the public hearing. 

COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE 
Staff has not received any written comments from the public at the time of this report. 
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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 being recommended for 
approval. If the application is being recommended for denial, the Commission should likewise 
specify the reasons for denial based on the items listed below.

Criterion Staff Comments 
1. Location is 

compatible to other 
uses in the general 
neighborhood. 

The existing structure was built as a commercial building, so its uses are limited in 
the A-2.5 zone. This property is currently surrounded by residential uses, agricultural 
uses, and vacant lots.  

2. Use will not place 
undue burden on 
existing public 
services and 
facilities in the 
vicinity.

This use will utilize an existing structure that is accessible directly from Highway 33. 
No new structures are being proposed. This building was constructed in 1994, and it 
would have been included in the calculations for the currently adopted Capital 
Improvement Plan. The use will have a fairly low impact with the assembly only 
meeting one evening per week. ITD has confirmed the use would not require a Traffic 
Impact Study. 

3. Site is large enough 
to accommodate 
the proposed use 
and other features 
of this ordinance 

-Based on the aerial image, the building is approximately 5,000 ft2 total, and the 
existing parking lot is approximately 9,000 ft2. The building is large enough for the 
expected number of attendees, currently 25-35 people. 
-Eastern Idaho Public Health has confirmed that the septic system is sufficient for 35 
people, with the ability to increase that number (possibly double) before the system 
would need to be addressed.
-The Teton County Code requires a minimum of 1 parking space per 5 seats in a 
church assembly area. With 35 attendees, this would require a minimum of 7 parking 
spots, each at least 200 ft2. The parking area is large enough to accommodate more 
than the required number of spots, including drive aisles. 
-There is a sprinkler system in the building. After speaking with the Teton County 
Building Official, the use of a church in this building would change the occupancy 
type to A-3 Occupancy (places of religious worship). As such, it would only need to 
be sprinkled if 1.) the area exceeds 12,000 ft2 or 2.) the occupant load exceeds 300. 
The occupant load for Assembly Occupancies is computed in different ways based 
on the net square footage. Because the net square footage for this building is
unknown, it is unclear whether or not sprinklers would be required, but if the net 
square footage exceed 2,100ft2, the system would be required. 
-The Building Official has looked into possible costs of inspecting/recertifying a
sprinkler system, and he has found that an inspection to determine if the system is 
intact (not a pressurization test to check its function) could range between $200-
$300 depending on the type of system (wet or dry). A transportation fee could also 
be applied (about $180) if the company does not have other work in the area. 
-Because the sprinklers are already installed and offer a significant safety factor for 
any assembly building, it is highly recommended that the system be inspected and 
recertified even if it is not required through the building code. 

4. Proposed use is in 
compliance with 
and supports the 
goals, policies and 
objectives of the 
Comprehensive 
Plan. 

The Community Events & Facilities goals of the Comp Plan are most related to this 
use as it will provide a new service for the community, which could include cultural 
and recreational experiences. The volunteer activities associated with this use could 
also encourage community involvement. This use is utilizing an existing building, 
which will help minimize costs. This also complies with other goals of the Comp Plan 
by not adding new infrastructure that could decrease open space, impact 
agricultural lands and natural resources, or increase the burden on public services. 
This also accesses directly from Highway 33, which is transit and bicycle friendly. 
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POSSIBLE CONDITIONS OF APPROVAL 
1. The applicant will provide Teton County Planning & Building with the net square footage to 

calculate the occupancy load to determine if a sprinkler system is required. If the system is 
not required, it is highly recommended that the system be inspected and utilized for the 
safety of the occupants.

2. Any additional development or changes to the existing structure on this property requires a 
Scenic Corridor Design Review, where applicable. 

3. All outdoor lights must comply with the Teton County Code, if applicable. 
4. A sign permit is required for the existing Cowboy Church sign. 
5. Parking must meet the Teton County Code requirements, including number of spaces and 

size, as well as ADA accessible requirements. 

POSSIBLE PLANNING & ZONING COMMISSION ACTIONS 
A. Recommend approval of the CUP, with the possible conditions of approval listed in this staff 

report, having provided the reasons and justifications for the approval. 
B. Recommend approval of the 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. 

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

D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for 
additional information. 
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POSSIBLE MOTIONS 
The following motions could provide a reasoned statement if a Commissioner wanted to 
recommend approval or denial of the application: 

APPROVAL 
Having concluded that the Criteria for Approval of a Conditional Use Permit found in Title 8-6-1 
can be satisfied with the inclusion of the following conditions of approval: 

1. The applicant will provide Teton County Planning & Building with the net square
footage to calculate the occupancy load to determine if a sprinkler system is required.
If the system is not required, it is highly recommended that the system be inspected
and utilized for the safety of the occupants.

2. Any additional development or changes to the existing structure on this property
requires a Scenic Corridor Design Review, where applicable.

3. All outdoor lights must comply with the Teton County Code, if applicable.
4. A sign permit is required for the existing Cowboy Church sign.
5. Parking must meet the Teton County Code requirements, including number of spaces

and size, as well as ADA accessible requirements.
and having found that the considerations for granting the Conditional Use Permit can be
justified and have been presented in the application materials, staff report, and presentations
to the Planning & Zoning Commission,
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 to the Teton County Board of County Commissioners for
the Conditional Use Permit for the Cowboy Church as described in the application materials
submitted December 4, 2015 and as supplemented with additional applicant information
attached to this staff report.

DENIAL 
Having concluded that the Criteria for Approval of a Conditional Use Permit found in Title 8-6-1 
have not been satisfied, I move to RECOMMEND DENIAL to the Teton County Board of County 
Commissioners for the Conditional Use Permit for the Cowboy Church as described in the 
application materials submitted December 4, 2015 and as supplemented with additional 
applicant information attached to this staff report. The following could be done to obtain 
approval: 

1. …

Prepared by Kristin Rader on 12-30-2015
ATTACHMENTS: 
1. Application (4 pages)
2. Letter of Authorization (1 page)
3. Warranty Deed #170106 (2 pages)
4. Narrative (2 pages)
5. 1994 Building Permit (5 pages) 

6. 1994 Septic Permit (5 pages)
7. 1993 ITD Access Permit (7 pages)
8. Site Plan (1 page)
9. DRC Meeting Notes (3 pages)
10. Adjacent Landowner Notification (2 pages) 

End of Staff Report 
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DRAFT

From: David Kite
To: Kristin Rader
Cc: Rhoda Simper; Holidays in United States
Subject: Addendum to Narrative for Teton Valley Cowboy Church
Date: Friday, December 04, 2015 11:48:44 PM

ADDENDUM TO NARRATIVE FOR TETON VALLEY COWBOY CHURCH

CURRENT SCHEDULED USE OF BUILDING:

- Each Monday night the church service is from 7:00 - 8:00 pm.  Members and guests usually begin arriving by 6:30
and by 9:00 we have locked the doors and vacated the building.

- The 3rd Monday night of each month we have a church-wide fellowship meal at 6:00 pm (before the 7:00 pm
service.)

- Beginning in January 2016 we have plans to start a discipleship class that will be the 1st, 2nd and 4th Mondays
each week starting at 6:00 pm.

- We plan to conduct a Vacation Bible School (VBS) this coming summer for children ages 5 and up.  This would
be a 5 day event conducted in the mornings from 9 - noon.  This event may or may not take place, depending on
availability of workers and summer schedules.

As I’m sure you are aware, this building has its own well and septic system.

Respectfully submitted,
David Kite, Pastor
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Teton County Planning & Building Department 
150 Courthouse Drive, Room 107 | Driggs, ID 83422 
Phone (208) 354-2593 | Fax: (208) 354-8410 
www.tetoncountyidaho.gov 

FROM: Kristin Rader, Planner 
TO: David Kite, Cowboy Church 
CC: Jason Boal, Teton County Planning Administrator; Tom Davis, Teton County Building Official; 

Earle Giles, Teton County Fire District; Mike Dronen, EIPH; Mark Layton, ITD 
RE: Cowboy Church CUP – DRC Meeting Notes 
DATE: December 18, 2015 

David, the purpose of this letter is to summarize the meeting we had on Monday, December 14, 2015. 

Access from Highway 33 
Idaho Transportation Department has stated this application does not trigger an impact study.
An access permit through ITD for this property was approved in 1994.

Parking 
Churches require one (1) space for each five (5) seats in the principle assembly area (Teton County 
Code 8-4-5)

Septic System & Water Quality 
Eastern Idaho Public Health issued a septic permit for this building in 1994.
Based on the application materials, the capacity of the system in place is sufficient.
EIPH has water quality sample kits available. Mike suggested doing this if the water in the building 
has not been used in a while.

Building Safety 
A building permit for this building, with a Final Commercial Certificate Occupancy issued in 1994.
The building does have a sprinkler system, but it is unclear when it was last inspected. Tom has
looked into the Building Code, and there are different factors that could require a sprinkler
system. We will continue to look into this to verify if it is required; however, if it is not required,
we highly recommend that the system be certified and useable as it provides a significant safety
feature to the assembly area.
Tom will contact Earle to check on occupancy and fire protection requirements – this will also help 
clarify if the sprinkler system is required.

Sign Permit 
A sign permit is required for the Cowboy Church’s sign. An application was provided, and the fee
is $75.00.

Public Hearing Information: 
You are scheduled for the Teton County Planning and Zoning Commission public on Tuesday, January 12, 
2016 at 5:00 PM. This public hearing is at the Teton County Courthouse, 150 Courthouse Drive, Driggs, 
Idaho. A notice, agenda, and meeting packet will be sent to you no later than the week before the meeting. 
This application will require a public hearing before the Board of County Commissioners. Depending on 
the decision from the PZC public hearing, you could be scheduled for the February 8, 2016 or the March 
14, 2016 BoCC public hearing. 

Attachments: 1. Process Flow Chart; 2. 2016 Hearing & Meeting Schedule 

CONDITIONAL USE PERMIT APPROVAL PROCESS*

CONDITIONAL USE PERMIT 
APPLICATION §8-6-1 

P&Z Public Hearing (2) 

BOCC Public Hearing (2) 

P&Z Recommendation (3) 

BOCC Decision** (4) 

Pre-Application 

(1) Staff will need adequate time to review submitted
and/or required documents prior to DRC meetings & Public
Hearings.
(2) Public Hearings must be noticed according to state code
§65-67:6509, 6511, 6512 & 6519.
(3) P&Z’s Recommendation will be:  (A) a recommendation
of approval, (B) recommendation of approval with
conditions, or (C) a denial.
(4) BOCC’s Decision will be:  (A) Approval of the CUP, (B)
Modification of the CUP, or (C) Denial of the CUP

Development Review Committee Meeting (1) 

-Meeting w/ Staff
-Public Hearing
-Applicant Responsibility

Planning Administrator Staff Report 

Planning Administrator 
Staff Report 

*§8-6-1-B PROCEDURE: Requests for a conditional use permit shall be submitted to the Planning Commission. Applications for conditional use
permits shall be considered in accordance with the public hearing process in sections 67-6509 and 67-6512 of the Idaho Code. The
Commission and Board shall each hold a public hearing. The Commission shall recommend approval with conditions or denial and the
Board shall approve, deny or remand the application back to the Commission. 

**§8-6-1-B-7 Criteria for Approval: The Board, after considering the advice of the Commission, may approve a conditional use permit when 
evidence presented at the hearings is such to establish each of the following: 

a. The location of the proposed use is compatible to other uses in the general neighborhood.
b. The proposed use will not place undue burden on existing public services and facilities in the vicinity.
c. The site is large enough to accommodate the proposed use and other features as required by this title.
d. The proposed use is in compliance with and supports the goals, policies, and objectives of the comprehensive plan.

Begin Operation 
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 PLANNING AND BUILDING DEPARTMENT 
150 Courthouse Drive, Room 107 Driggs, Idaho 83422 

Phone: 208-354-2593 | Fax: 208-354-8410 

2016 Hearing Schedule and Deadlines (BoCC & PZC) 
Submittal 
Deadline DRC Notice Due Staff Report 

Due Public Comment Due Hearing Date 
PZC 

Hearing Date 
BoCC 

12/8/2015 12/15/2015 12/18/2015 12/30/2015 1/1/2016 1/12/2016 1/11/2016 
1/5/2016 1/12/2016 1/15/2016 1/27/2016 1/29/2016 2/9/2016 2/8/2016 
2/2/2016 2/9/2016 2/12/2016 (2/19/2016) 2/24/2016 2/26/2016 (3/4/2016) 3/8/2016 3/14/2016 
3/8/2016 3/15/2016 3/18/2016 3/30/2016 4/1/2016 4/12/2016 4/11/2016 
4/5/2016 4/12/2016 4/15/2016 4/27/2016 4/29/2016 5/10/2016 5/9/2016 

5/10/2016 5/17/2016 5/20/2016 6/1/2016 6/3/2016 6/14/2016 6/13/2016 
6/7/2016 6/14/2016 6/17/2016 6/29/2016 7/1/2016 7/12/2016 7/11/2016 
7/5/2016 7/12/2016 7/15/2016 7/27/2016 7/29/2016 8/9/2016 8/8/2016 
8/9/2016 8/16/2016 8/19/2016 8/31/2016 9/2/2016 9/13/2016 9/12/2016 
9/6/2016 9/13/2016 9/16/2016 9/28/2016 9/30/2016 10/11/2016 10/11/2016* 

10/4/2016 10/11/2016 10/14/2016 (10/21/2016) 10/26/2016 10/28/2016 (11/4/2016) 11/8/2016 11/14/2016 
11/8/2016 11/15/2016 11/18/2016 11/30/2016 12/2/2016 12/13/2016 12/12/2016 

*Holiday conflict-date may change

Teton County Planning & Building Department 
150 Courthouse Drive, Room 107 | Driggs, ID 83422 

Phone (208) 354-2593 | Fax: (208) 354-8410 
www.tetoncountyidaho.gov 

December 17, 2015 

Re: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property 
that has an application for a conditional use permit. 

Dear Property Owners: 
This letter is to notify you that an application for a Conditional Use Permit (CUP) for a church has been submitted 
to the Teton County Planning Department by a nearby landowner. CUPs are an allowed approval process in Idaho 
State Code and the Teton County Zoning Ordinance for uses that require an additional level of review, special 
conditions placed upon them prior to approval, or specific limits placed upon them due to the nature and/or 
location of the proposed use. 

The planning staff is soliciting comments from people in the vicinity of the applicant’s property so that we can be 
aware of neighborhood issues and then include your comments in the packet of information provided to the Teton 
County Planning & Zoning Commission for their consideration prior to the hearing. Please provide comments 
related to this application and the CUP criteria of approval: (1) The location of the proposed use is compatible to 
other uses in the general neighborhood; (2) The proposed use will not place undue burden on existing public 
services and facilities in the vicinity; (3) The site is large enough to accommodate the proposed use and other 
features as required by Teton County Code; (4) The proposed use is in compliance with and supports the goals, 
policies, and objectives of the Comprehensive Plan. 

Applicant: David Kite (Cowboy Church) Landowner: Valley Group Holdings, LLC 
Legal Description:  RP05N45E028100; TAX #5625 SEC 2 T5N R45E 
Parcel Size: 1 acre Physical Address: 4369 North Highway 33, Tetonia, ID 83452 
Zoning District: A-2.5; located in the Scenic Corridor 

Description of the Request:  The applicant proposes to utilize the existing building, parking lot, and access from 
Highway 33 for the Cowboy Church. The applicant is not proposing any new structures or changes to the existing 
structure, so a Scenic Corridor Design Review is not required. The assembly will meet on Monday evenings (6pm-
9pm), with approximately 25-35 attendees. 

PUBLIC HEARING 
The Teton County Planning & Zoning Commission will hold a public hearing in the Commissioners’ Chamber 
located on the First Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on January 12, 
2016 on this matter. This application is scheduled to be heard at 5:05 pm.   

Information on the above application is available for public viewing in the Teton County Planning and Building 
Department at the Teton County Courthouse in Driggs, Idaho. The development application and various related 
documents are also posted, as they become available, at www.tetoncountyidaho.gov. To view these items, go to 
the Planning & Zoning Commission department page, then select the Public Hearing of January 12, 2015 item in 
the Additional Information Side Bar. Written comments will be included in the packet of information provided to 
the Commission for consideration prior to the hearing if they are received in the Planning and Building Department 
no later than 5:00pm on Friday, January 1, 2016. Written comments may be e-mailed to pz@co.teton.id.us, mailed 
to the address above, or faxed. You may also present your comments in person at the hearing.   

The public shall not contact members of Planning & Zoning Commission concerning this application, as their 
decision must, by law, be confined to the record produced at the public hearing.  

If you have any further questions, please do not hesitate to call the Teton County Planning and Building 
Department at 208-354-2593. 
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A REQUEST FOR SUBDIVISION CONCEPT PLAN REVIEW APPROVAL 
BY: Grace Hartman 

FOR: Walipini Subdivision 
WHERE: 10645 Old Jackson Highway (Victor) 

PREPARED FOR: Planning & Zoning Commission Public Hearing of January 12, 2016 

APPLICANT: Grace Hartman  
LANDOWNER: James Chin Revocable Trust 

REQUEST: Grace Hartman is proposing a three lot subdivision on an 8-acre parcel owned by the James Chin 
Revocable Trust. Two lots will be 2.5 acres, and the third lot will be 3 acres. This project is located southeast of 
Victor, at 10645 Old Jackson Highway.  

APPLICABLE COUNTY CODE: Subdivision Concept Plan Review pursuant to Title 9, Chapter 3 Teton County 
Subdivision Ordinance, (revised 5/16/2013); Teton County Comprehensive Plan (A Vision & Framework 2012-
2030) 

LEGAL DESCRIPTION: RP03N46E198100; TAX #6313 SEC 19 T3N R46E 
LOCATION: 10645 Old Jackson Highway, Victor, ID 83455 
ZONING DISTRICT: A-2.5 
PROPERTY SIZE: 8 acres 
VICINITY MAP: 

Victor 

CChin property  

TTo Jackson  
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AERIAL IMAGE OF PROPERTY 

PROJECT BACKGROUND 
Harmony Design & Engineering submitted a completed application for Grace Hartman to the Teton County 
Planning Department on December 7, 2015 for the proposed 3-lot subdivision. A Development Review 
Committee (DRC) Meeting was held on December 14, 2015 with the applicant, Planning, other Teton 
County Departments, and outside agencies to discuss the application materials. 

The first step in the subdivision process is a Concept Plan Review (9-3-2B). Because the proposed 
subdivision is located in a Natural Resource Overlay, a public hearing before the Teton County Planning 
and Zoning Commission is required. The western edge of this property is located in the Scenic Corridor 
Overlay; however, no development is proposed in that area, so a Scenic Corridor Design Review is not 
required. This property is located within the Hillside Overlay, but it was determined that the Hillside 
Studies are not required for this project as development is not occurring on slopes over 20% nor are the 
access roads to the building sites on slopes over 20%. 

PROJECT DESCRIPTION 
Grace Hartman is proposing a three lot subdivision on an 8-acre parcel, with two, 2.5 acre lots and one, 
3-acre lot. The property is currently owned by the James Chin Revocable Trust. Ms. Hartman is currently 
living on the property. This split would allow the property owner to sell the property while allowing Ms. 
Hartman to have her own lot and continue living on the property. 

There is an existing home and outbuildings on the west side of the property, which is accessed from Old 
Jackson Highway. A neighbor also uses this access. This access point will be reconstructed to meet road 
standards, which will change the slopes of the neighbor’s driveway. The applicant is also proposing to 
move the neighbor’s driveway slightly to the east after the road has been constructed so it remains safe 
and useable. A fire pond has been proposed on lot 2, but the applicant will contact the Fire District to 
determine if there is an approved water source that could be used nearby without constructing a fire 
pond. Each lot will use an individual well and septic system that will be the responsibility of the landowner.  

Walipini Concept Review            Planning & Zoning Commission | 1-12-2016
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OVERVIEW OF CONCEPT APPROVAL 
A concept review with the Planning Administrator or Planning and Zoning Commission is the required first 
step in the development process. The purpose of this review is to:   

1. Acquaint the applicant with the procedural requirements of Title 9 
2. Provide for an exchange of information regarding applicant’s proposed development ideas and 

the regulations and requirements of Title 9, the Master Plan, and other subdivision requirements 
3. Advise the applicant of any public sources of information that may aid the applicant or the

application, and identify policies and regulations that create opportunities or pose significant 
restraints for the proposed development 

4. Review the sketch plans, if any, and provide the applicant with opportunities to improve the 
proposed plan in order to mitigate any undesirable project consequences 

5. Review the compatibility with nearby land uses, either proposed or existing 
6. Provide general assistance by County staff on the overall design of the proposed development 

It is not to determine the exactness of each item required in the checklists of the preliminary and final 
plat processes. 

KEY ISSUES 
On December 14, 2015, we had a DRC meeting with Harmony Design & Engineering (Jen Zung), Grace and 
Jimmy Hartman, Silver Star Communications (Michelle Motzkus), Eastern Idaho Public Health (Mike 
Dronen), Teton County Public Works Director (Darryl Johnson), Teton County Building Official (Tom Davis), 
Teton County Planning Administrator (Jason Boal), and Teton County Planner (Kristin Rader). From this 
meeting, several key issues were identified, most of which concerned requirements for the Preliminary 
Plat review phase. 

ROADS & UTILITIES: Reconstructing the access point from Old Jackson Highway and relocating the 
existing driveway that is used to access the parcel to the north were discussed. Public Works does 
not have concerns with the proposed access road, as the slopes are within 8%. Silver Star did not 
have concerns. Fall River was not present to discuss potential concerns. 
FIRE PROTECTION: This project does require Fire Protection. A fire pond has been located on the 
Concept Plan. The applicant will contact the Fire District directly to discuss the options for fire 
protection. 
WASTEWATER TREATMENT: Fire pond designs to determine setback requirements for septic systems. 
The slopes on Lot 3 may limit septic system options for that lot. EIPH needs their subdivision 
application submitted for the Preliminary Review stage. 
PLANS & STUDIES: A Landscaping Plan and Natural Resource Analysis will be required at the
Preliminary Review stage. 

SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE 
Idaho Code, Title 67, Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County 
Code. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News. 
A notification was sent via mail to surrounding property owners within a 300-foot buffer area, as well as 
all property owners in subdivisions that intersect with the 300-foot buffer. A notice was also posted on the 
property providing information about the public hearing.  

COMMENTS FROM NOTIFIED PROPERTY OWNERS AND PUBLIC AT LARGE 
Staff has not received any written comments from the public at the time of this report. 
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CRITERIA FOR APPROVAL 
For approval of Concept Review of a proposed subdivision (9-3-2(B-4)), the County shall consider the objectives of 
Teton County Title 9, application materials, and in a general way, at least the following: 

Objective Applicant Comments Staff Comments 

1. The 
conformance of 
the subdivision 
with the 
comprehensive 
plan. 

Property is within the “Foothills” area, 
and the subdivision is designed in a way 
to align with the desired characteristics 
of that area, including low density and 
clustered building envelopes to 
preserve open space and viewsheds. A 
Natural Resource Analysis will be 
conducted in the preliminary stage. 

This subdivision is designed in such a way to preserve the 
characteristics of the Foothills area. It is protecting the 
natural resources and habitat in the area by designating 
building envelopes that are clustered, which allows for 
open space on each lot and steeper slopes are protected. 
The Natural Resource Analysis will provide more 
information on the natural resources and wildlife habitat 
that can be protected on the property, but the applicant 
intends to implement recommendations from that 
Mitigation Plan. 

2. The 
availability of 
public services to 
accommodate 
the proposed 
development. 

There are entities accessible for all 
public services (power, telephone, solid 
waste, law enforcement, emergency 
services, health care, and schools). 

The subdivision will utilize private well and septic systems. 
The subdivision will access from a public road, Old 
Jackson Highway. The property is surrounded by 
residential lots that have been built on, and one of the 
three lots in the subdivision has already been built on. 
Because of this, there are really only two lots proposed 
that would increase the impact, so it is unlikely that there 
will be a significant burden placed on public services as 
they are already utilized in that area. The subdivision will 
have its own road, maintained by the subdivision.  The 
applicant has proposed a fire pond on the property. There 
is an option to utilize a nearby fire protection source if 
available. Having the source on site would create less of a 
burden on the Emergency Services. 

3. The 
conformity of 
the proposed 
development 
with the capital 
improvements 
plan (CIP). 

The density is 26.7 units/100 acres. The 
density assumption was not identified 
in this area for the CIP because it was 
assumed it would be annexed into the 
City of Victor. All applicable impact fees 
based on the Impact Fee Program/CIP 
2008 will be paid. 

This development is only three lots, with one already built 
on. The impact will be from two new lots. Impact fees will 
be paid during the building permit process that would 
offset that demand.  

4. The public 
financial 
capability of 
supporting 
services for the 
proposed 
development. 

Due to the small scale of this 
subdivision and the absence of any 
new public infrastructure, it would 
have a negligible impact on public 
finances. The Fiscal Impact Calculator 
was used for this proposal, which 
shows a slight positive impact.  

The size of this subdivision should not cause a significant 
financial burden on the County; The Fiscal Impact 
Calculator submitted by the applicant shows a $27 annual 
cost for operations and maintenance and a capital 
improvements one-time cost of $554. The property taxes 
will likely increase from the current amounts as the 
property values will increase when the new lots have 
been improved.  

5. Other health, 
safety, or general 
welfare concerns 
that may be 
brought to the 
County's 
attention. 

Wildlife habitat will be considered 
through the Natural Resource Analysis 
recommendations. The property is in 
the Hillside Overlay, but the slopes are 
mostly less than 10%. The 
development has also been designed 
to keep development out of the scenic 
corridor.  

The slopes and the location of the fire pond could affect 
septic system options, but the applicant has been in 
contact with Eastern Idaho Public Health. The roads will 
be constructed to road standards, and the property slopes 
are lower than the Hillside Overlay requires studies for. At 
the building permit stage, erosion and steep slope factors 
would be considered. 
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POSSIBLE CONDITIONS OF APPROVAL 
1. Compliance with all local, state, and federal regulations.
2. Begin working with EIPH for septic approval.
3. Begin working with Teton County Fire District for fire suppression approval.
4. Conduct required studies/plans for Preliminary Review: Landscape Plan, Natural Resources Analysis.

POSSIBLE PLANNING & ZONING COMMISSION ACTIONS 
A. Approve the Concept Plan, with the possible conditions of approval listed in this staff report, having

provided the reasons and justifications for the approval.
B. Approve the Concept Plan, 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 Concept Plan application request and provide the reasons and justifications for the denial.
D. Continue to a future PZC Public Hearing with reasons given as to the continuation or need for

additional information.

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

APPROVAL  
Having concluded that the Criteria for Approval of a Subdivision Concept Plan found in Title 9-3-2(B-4) can 
be satisfied with the inclusion of the following conditions of approval: 

1. Compliance with all local, state, and federal regulations.
2. Begin working with EIPH for septic approval.
3. Begin working with Teton County Fire District for fire suppression approval.
4. Conduct required studies/plans for Preliminary Review: Landscape Plan, Natural Resources

Analysis.
and having found that the considerations for granting the Concept Plan Approval to Grace Hartman
can be justified and have been presented in the application materials, staff report, and presentations
to the Planning & Zoning Commission,
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 APPROVE the Concept Plan for Walipini Subdivision as described in the application materials
submitted December 7, 2015 and as supplemented with additional applicant information attached to
this staff report.

DENIAL 
Having concluded that the Criteria for Approval of a Subdivision Concept Plan found in Title 9-3-2(B-4) have 
not been satisfied, I move to DENY the Concept Plan for Walipini Subdivision as described in the application 
materials submitted December 7, 2015 and as supplemented with additional applicant information 
attached to this staff report. The following could be done to obtain approval: 

1. …

Prepared by Kristin Rader on 12-30-2015
ATTACHMENTS: 
1. Application (5 pages)
2. Letter of Authorization (1 page)
3. Quitclaim Deed #216355 (2 pages)
4. Record of Survey #234885 (1 page)
5. Subdivision/Road Name Request (1 page)
6. Narrative (5 pages)

7. Concept Drawings (1 page)
8. Fiscal Impact Calculator (1 page)
9. Soil Resource Report (3 pages)
10. DRC Meeting Notes (3 pages)
11. Adjacent Landowner Notification (2 pages)

End of Staff Report 
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Walipini Subdivision Page 11 of 55 
Concept Plan Narrative 

Walipini Subdivision 
Concept Plan Narrative 

I. INTRODUCTION AND PROJECT DESCRIPTION

Walipini Subdivision is a proposed single family residential subdivision in Teton 
County, Idaho.  The site is located on the east side of Old Jackson Highway 
approximately 3 miles from the City of Victor.

Existing Conditions: 
The existing site consists of 8 acres of land.  One single family home and 
associated outbuildings exists on the west end of the site, and these are accessed 
from Old Jackson Highway at the northwest corner of the property.  The site is 
bordered by residential properties on all sides.   

Proposed Development: 
The proposed development will consist of 3 lots with a minimum lot size of 2.5 
acres and a maximum lot size of 3.0 acres.  No zone change is proposed. 

Setbacks / Building Envelopes: 
In all cases, building setbacks will meet or exceed the minimum setbacks 
required by Teton County code for front yard, side yard, rear yard, stream, and 
ditch setbacks. Building envelopes are proposed to further restrict building 
locations to only a portion of the lot in order to preserve mountain views for all 
lots in the subdivision as well as the adjacent house to the north. 

II. CONFORMANCE WITH THE COMPREHENSIVE PLAN

The Walipini Subdivision property lies within the “Foothills” area as shown on 
the current Comprehensive Plan Framework Map.  This Concept Plan for the 
Walipini Subdivision aligns with the vision of the Comprehensive Plan for this 
area.  The following is a list of design elements incorporated into the proposed 
development plan, and a description of how these elements align with the 
definitive characteristics of the Comprehensive Plan Framework Map area. 
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Foothills Area
Desired character and land use 
(from Comprehensive Plan) 

Design elements of Walipini 
Subdivision Concept Plan 

Low residential densities with the 
provision for clustering/conservation 
development.

Building envelopes are provided for 
lots 2 and 3 to cluster the homes in 
close proximity to existing structures 
and reserve the eastern portion of the 
development for open space and 
viewsheds.

Residential development clustered to 
respect topography.

Existing topography rises to the 
eastern portion of the site.  Building 
envelopes are located on the western 
sides of lots 2 and 3.

Access points to public lands. The site is surrounded by private 
property on all sides.  No access to 
public lands is possible from this 
property.

Conservation and wildlife habitat 
enhancement.

A Natural Resource Analysis is being 
conducted due to the wildlife overlay. 
Any recommendations in the 
Mitigation Plan will be implemented. 

Wildland urban interface. The site is located near an existing 
roadway and in an area of existing 
residential development.  The eastern 
edge of the property lies more than
300’ from the existing woodland edge.

Development regulated by overlays 
and development guidelines to protect 
natural resources and improve public 
safety.

This site lies within the Hillside 
Overlay, Scenic Corridor Overlay and 
Big Game Overlay.  Although the site 
lies within the Hillside Overlay, actual 
slopes on the property are moderate 
(generally less than 10%).  Only a 
small portion of the property lies 
within the Scenic Corridor Overlay 
and no building is proposed in this 
area. Wildlife will be considered in 
the CCR’s regarding fencing 
restrictions and domestic animals as
recommended by the Mitigation Plan, 
which will be submitted with the 
Preliminary Plat.
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III. AVAILABILITY OF PUBLIC SERVICES TO
ACCOMMODATE THE PROPOSED DEVELOPMENT

Fire protection: 
The developer is investigating the possibility of entering into an agreement to 
share fire protection with a nearby (within 1 mile driving distance) development 
with an approved water source.  If a nearby water source is not available an 
engineered fire pond located near the center of the development will provide fire 
protection.  A dry hydrant will be provided and the pond will meet or exceed the 
requirements of the Teton County Fire District.  The fire pond will be located 
within a proposed fire pond easement on lot 2.   

Police protection: 
Provided by Teton County Sheriff. 

Public road construction and maintenance: 
The development will be served by the existing access drive from Old Jackson 
Highway.  Existing grades on the west end of the access drive currently exceed 
County standards.  The existing access drive will be regraded and brought into 
compliance with County road standards for a local road and will be extended to 
the east to serve lots 2 and 3.  A fire apparatus turnaround will be constructed at 
the end of the road to meet fire access requirements.  Driveways for lots 2 and 3 
will extend from the ends of the turnaround.  Driveway access to lot 1 will be from 
the new access road in the approximate location of the existing access.  Access to 
the adjacent lot to the north will be relocated where shown to accommodate new 
grading and alignment.  The road will be located in a proposed 60’ private access 
and utility easement.  Maintenance of the roadways will be the responsibility of 
the developer until a Homeowners Association is formed.  Once the Homeowners 
Association is formed, maintenance of the roadways including, repairs, 
snowplowing, and re-grading, will be the responsibility of the association.

Water (Culinary Water / Drainage / Irrigation): 
The proposed lots will be served by individual domestic wells.  Installation and 
maintenance of each well will be each individual lot owner’s responsibility. Lot 1 
is currently served by an existing well. 

The natural drainage patterns of the site will be maintained wherever possible.  
Drainage swales along the roadway edges will convey runoff from the roadway 
where required.  A drainage report and stormwater calculations will be provided 
with the Preliminary Plat submission. Erosion control measures will be 
implemented to comply with state and federal regulations.  Typical measures that 
may be implemented include, vehicle tracking control, silt fence, hay bales, 
wattles, and dust control measures. 

The site is located within the Fremont-Madison Irrigation District.  An existing 
ditch runs from east to west along the north boundary and serves this 
development as well as the adjacent property to the north.  This ditch will remain 
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in its current state and will be accommodated through culverts under proposed 
driveways where necessary.  A 20’ irrigation easement, centered on the existing 
ditch is proposed for access and maintenance of the ditch.  This property has 
water rights available. 

Sewer:
The proposed lots will be served by individual septic systems that will be 
designed and constructed in accordance with Eastern Idaho Public Health
regulations.  The installation and maintenance of each septic system will be each 
individual lot owner’s responsibility. Lot 1 is currently served by an existing 
septic system. 

Parks and open space: 
None provided or required. 

Recreation: 
None provided or required. 

Infrastructure open space maintenance: 
None provided. 

Schools:
Provided by Teton School District 401 

Solid waste collection: 
Provided by RAD Curbside Trash & Recycling. 

Libraries: 
Provided by Valley of the Tetons Library 

Hospital:
Provided by Teton Valley Hospital, Teton Valley Healthcare 

Estimate of tax revenue: 
See attached. 

IV. CONFORMITY WITH THE CAPITAL IMPROVEMENTS
PLAN

The density of Walipini Subdivision is 26.7 units per 100 acres.  The density 
assumptions used in the Capital Improvement Plan are not identified for this 
area as it was assumed by that study that this area would eventually be annexed 
to the City of Victor.  

This development is very small in scale.  The only road proposed will be privately 
built and maintained.  An existing single family home already exists on the 
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property (Lot 1) so the net gain for this 3 lot subdivision is effectively only two 
lots.

All required impact fees will be paid in accordance with the Teton county 
development Impact Fee Program / Capital Improvement Plan, 2008.  The 
current fee is $2,005.96 per dwelling unit to be paid at the time of building 
permit issuance. 

V. THE PUBLIC FINANCIAL CAPABILITY OF
SUPPORTING SERVICES FOR THE PROPOSED
DEVELOPMENT

Due to the small scale of this subdivision and the absence of any new public
infrastructure (roads, etc.) that would need to be maintained by the County, it 
will have a negligible impact on public finances. 

The fiscal impact calculator (see attached) shows a slight positive impact. 

VI. OTHER HEALTH, SAFETY OR GENERAL WELFARE
CONCERNS

A Natural Resource Analysis is being conducted due to the site being located 
within the wildlife overlay.  Any recommendations in the Mitigation Plan that will 
be submitted with Preliminary Plat will be implemented. The site also lies within 
the Hillside Overlay.  However, actual slopes on the property are moderate 
(generally less than 10%).  Also a small portion of the property lies within the 
Scenic Corridor Overlay.  However, no improvements are proposed in this area 
and Scenic Corridor provisions only apply at the time of building permit. 

Teton County, Idaho - Fiscal Impact Calculator
Project Profile

Project Name Walipini Subdivision
Number of Dwelling Units 3
Distance out County Roads Less Than 1 Mile 
Daily Vehicle Miles Traveled 12
Value of One Lot with a Dwelling Unit $325,000

Cost Per Dwelling Unit Property Tax and Other Revenues Per Dwelling Unit

Annual Operations and Maintenance for All County Services $1,235 $1,244
Capital Facilities County Total for All County Services $2,233 $2,418

Cost-Benefit Per Dwelling Unit
Annual Operations and Maintenance Cost-Benefit $9
Capital Facilities Cost-Benefit $185

Cost-Benefit of
Walipini Subdivision
Operations and Maintenance 

Annual Cost-Benefit
Capital Improvements
One-Time Cost-Benefit

Road Fund $548 $2,270

General Fund -$458 -$1,064

Special Revenue Funds -$62 -$652

Total Cost-Benefit $27 $554
Generated Using the Fiscal Impact Planning System
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Teton County Planning & Building Department 
150 Courthouse Drive, Room 107 | Driggs, ID 83422 
Phone (208) 354-2593 | Fax: (208) 354-8410 
www.tetoncountyidaho.gov 

FROM:   Kristin Rader, Planner 
TO: Grace Hartman; Jen Zung, Harmony Design & Engineering 
CC: Jason Boal, Teton County Planning Administrator; Tom Davis, Teton County Building Official; 

Darryl Johnson, Teton County Public Works Director; Earle Giles, Teton County Fire District; 
Mike Dronen, EIPH; Michelle Motzkus, Silver Star Communications 

RE: Walipini Subdivision, Concept Approval – DRC Meeting Notes 
DATE: December 18, 2015 

Grace and Jen, the purpose of this letter is to summarize the meeting we had on Monday, December 14, 2015. 

Roads & Utilities 
The access point from Old Jackson Highway for this subdivision road will be reconstructed. Because of this, the
driveway that is currently used to access the parcel to the north of this project will be moved further to the east
to account for the change of slopes.
Public Works does not have concerns with the proposed access road, as the slopes are within 8%.
Silver Star Communications did not have concerns with the project, but the application has been submitted to
their engineering department for review.
Fall River Electric did not attend the meeting. I recommend that the applicant contact them to confirm there are
no issues with this project.

Fire Protection 
This project does require Fire Protection. A fire pond has been located on the Concept Plan. However, tThere is
an option available to connect to an approved water source within 1 mile of the project. Jen was going to contact
Earle Since the Fire District did not attend the meeting, the applicant will contact Earle directly to discuss the
options for fire protection.

Septic System & Water Quality 
Eastern Idaho Public Health needs their subdivision application submitted at the Preliminary Review Stage.
Lot 3 may have steep slopes. Mike can confirm what types of septic systems may work on this lot.
If a fire pond is located on Lot 2, Mike said it should be lined, and he will need will need to see the designs to
determine setback requirements for septic systems.

Plans & Studies 
Natural Resource Analysis: This property is located in the Big Game Migration Corridors and Seasonal Range
overlay area, so this study will be required for Preliminary Review.
Landscaping Plan: This plan will be required for Preliminary Review. This shall include a vegetation/revegetation
plan identifying locations where vegetation will be installed in order to replace existing vegetation or revegetate
disturbed areas, a plan for weed management, a stabilization plan to cover any disturbed slopes, and a plan to
provide screening from neighboring properties or from State Highways 31, 32, 33 or Ski Hill Road.
Hillside Studies: Although this property is located within the Hillside Overlay, it was determined that the Hillside
Studies are not required for this project as development is not occurring on slopes over 20% nor are the access
roads to the building sites on slopes over 20%.

More information on the required studies can be found in the Teton County Code, Title 9. 

Public Hearing Information: 
You are scheduled for the Teton County Planning and Zoning Commission public on Tuesday, January 12, 2016 at 5:30 
PM. This public hearing is at the Teton County Courthouse, 150 Courthouse Drive, Driggs, Idaho. A notice, agenda, and 
meeting packet will be sent to you no later than the week before the meeting. Public hearings are required for the 
Preliminary and Final stages of this process. The scheduling of those will depend on your application submittal dates. 
Attachments: 1. Process Flow Chart; 2. 2016 Hearing & Meeting Schedule 

Amended 
12-21-2015

SUBDIVISION PUD APPROVAL PROCESS

CONCEPT APPLICATION §9-3-2(B) 

Or (2) 

PRELIMINARY PLAT 
APPLICATION §9-3-2(C) 

FINAL PLAT APPLICATION 
§9-3-2(D)

RECORD MASTER 
PLAN, IMPROVEMENT 
PLAN, DEVELOPMENT 

AGREEMENT, 
FINANICIAL 

GUARANTEE FOR 

INSTALL 
IMPROVEMENTS 

Administrative review 

P&Z Public Hearing (3) 

BOCC Public Hearing (3) 

BOCC Public Hearing (3) 

RECORD PLAT 

Concept approval 

Preliminary plat approval 

Final plat approval 

Engineer inspection and 
approval 

Pre-Application 

(1) Staff will need adequate time to review submitted and/or required documents prior to DRC meetings & Public Hearings.
(2) Subdivisions with greater than 10 lots, within an overlay area, or will have a large impact on the neighborhood or public require a public hearing at
the concept phase.
(3) Public Hearings must be noticed according to state code §65-67:6509, 6511, 6512 & 6519.

Development Review Committee Meeting (1) 

Development Review Committee Meeting (1) 

Development Review Committee Meeting (1) 

Sale of Lots 

-Meeting w/ Staff
-Public Hearing
-Applicant ResponsibilityP&Z Public Hearing (3) 
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 PLANNING AND BUILDING DEPARTMENT 
150 Courthouse Drive, Room 107 Driggs, Idaho 83422 

Phone: 208-354-2593 | Fax: 208-354-8410 

2016 Hearing Schedule and Deadlines (BoCC & PZC) 
Submittal 
Deadline DRC Notice Due Staff Report 

Due Public Comment Due Hearing Date 
PZC 

Hearing Date 
BoCC 

12/8/2015 12/15/2015 12/18/2015 12/30/2015 1/1/2016 1/12/2016 1/11/2016 
1/5/2016 1/12/2016 1/15/2016 1/27/2016 1/29/2016 2/9/2016 2/8/2016 
2/2/2016 2/9/2016 2/12/2016 (2/19/2016) 2/24/2016 2/26/2016 (3/4/2016) 3/8/2016 3/14/2016 
3/8/2016 3/15/2016 3/18/2016 3/30/2016 4/1/2016 4/12/2016 4/11/2016 
4/5/2016 4/12/2016 4/15/2016 4/27/2016 4/29/2016 5/10/2016 5/9/2016 

5/10/2016 5/17/2016 5/20/2016 6/1/2016 6/3/2016 6/14/2016 6/13/2016 
6/7/2016 6/14/2016 6/17/2016 6/29/2016 7/1/2016 7/12/2016 7/11/2016 
7/5/2016 7/12/2016 7/15/2016 7/27/2016 7/29/2016 8/9/2016 8/8/2016 
8/9/2016 8/16/2016 8/19/2016 8/31/2016 9/2/2016 9/13/2016 9/12/2016 
9/6/2016 9/13/2016 9/16/2016 9/28/2016 9/30/2016 10/11/2016 10/11/2016* 

10/4/2016 10/11/2016 10/14/2016 (10/21/2016) 10/26/2016 10/28/2016 (11/4/2016) 11/8/2016 11/14/2016 
11/8/2016 11/15/2016 11/18/2016 11/30/2016 12/2/2016 12/13/2016 12/12/2016 

*Holiday conflict-date may change

Teton County Planning & Building Department 
150 Courthouse Drive, Room 107 | Driggs, ID 83422 

Phone (208) 354-2593 | Fax: (208) 354-8410 
www.tetoncountyidaho.gov 

December 17, 2015 

RE: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property that has 
an application for a proposed subdivision. 

Dear Property Owners: 
This letter is to notify you that an application for Subdivision Concept Review has been submitted to the Teton County 
Planning Department by a nearby landowner. According to the Teton County Code (9-3-2B), the purpose of the Concept 
Review is to discuss, in general, the feasibility and possibility of building the proposed subdivision, including its conformity 
with the Comprehensive Plan, its relationship to surrounding development, any site conditions that may require special 
consideration or treatment, and to discuss and review the requirements of the Teton County Code. It is not to determine 
the exactness of each item required in the checklists of the preliminary and final plat process. 

Because the proposed subdivision is located in Natural Resource Overlay areas, a public hearing with the Teton County 
Planning & Zoning Commission (PZC) is required for Concept Review approval. For approval of Concept Review of a 
proposed subdivision, the County shall consider the objectives of Teton County Title 9, in addition to the applicant’s 
narrative explaining the impact of the development, and in a general way, at least the following: 

a. The conformance of the subdivision with the comprehensive plan.
b. The availability of public services to accommodate the proposed development.
c. The conformity of the proposed development with the capital improvements plan.
d. The public financial capability of supporting services for the proposed development.
e. Other health, safety, or general welfare concerns that may be brought to the County's attention.

The planning staff is soliciting comments from people in the vicinity of the applicant’s property, so we can be aware of 
neighborhood issues related to the application and incorporate your comments into the staff report to the PZC. Please 
provide comments related to this application and the criteria of approval listed above.  

Applicant: Grace Hartman      Landowner: James Chin Revocable Trust      Zoning District: A 2.5; partially in Scenic Corridor 
Legal Description: RP03N46E198100; TAX #6313 SEC 19 T3N R46E 
Parcel Size: 8 acres Physical Address: 10645 Old Jackson Highway, Victor, ID 83455 

Description of Application: Grace Hartman is proposing a 3 lot subdivision on an 8-acre parcel owned by the James Chin 
Revocable Trust. Two lots will be 2.5 acres, and the third lot will be 3 acres. A small portion of this property is located in 
the Scenic Corridor; however, no development is proposed there, so a Scenic Corridor Design Review is not required. 

PUBLIC HEARING 
The Teton County Planning and Zoning Commission will hold a hearing in the Commissioners’ Chamber located on the 
First Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on January 12, 2016 on this matter. 
This application is scheduled as the second item on the agenda, at 5:30pm. The meeting will begin at 5:00 p.m. 

Information on the above application is available for public viewing in the Teton County Planning Department at the Teton 
County Courthouse in Driggs, Idaho. The development application and various related documents are also posted, as they 
become available, at www.tetoncountyidaho.gov. To view these items, go to the PZC department page, then select the 
Public Hearing of January 12, 2016 item in the Additional Information Side Bar. Written comments will be included in the 
packet of information provided to the Commission for consideration prior to the hearing if they are received in the 
Planning Department no later than 5:00pm on Friday, January 1st. Written comments may be e-mailed to 
pz@co.teton.id.us, mailed to the address above, or faxed. You may also present your comments in person at the hearing. 

The public shall not contact members of the Planning and Zoning Commission or Board of County Commissioners 
concerning this application, as their decision must, by law, be confined to the record produced at the public hearing.  

If you have any further questions, please do not hesitate to contact the Teton County Planning & Building Department. 

Service Layer Credits: Source: Esri,
DigitalGlobe, GeoEye, Earthstar Geographics,
CNES/Airbus DS, USDA, USGS, AEX,
Getmapping, Aerogrid, IGN, IGP, swisstopo,
and the GIS User Community
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ºWALIPINI SUBDIVISION
CONCEPT APPLICATION NOTIFICATION

Printed: December 15, 2015

Legend
300 ft Notification Buffer

Subject Parcel

Notified Parcels

Parcels

Subdivisions / Phases

TETON COUNTY PLANNING AND ZONING COMMISSION 

Meeting Primer, January 12, 2016 

County Commissioners’ Meeting Room, Driggs, ID 

Article 13 Review: 

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

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

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

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

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

Goals: 

Make sure we are comfortable with Article 13 as a whole. 
Make sure the criteria in 13.2 is clear, not too burdensome and adequate for the decision makers. 
Review as many of the sections of 13.3 as we can.  

o Come to agreement about the standards used and the format of the section.
o Come to agreement about the applicability of the requirements (Staff is working on a cost analysis based 

on the table in 13.2.2 which we hope will help clarify the cost of each section. We anticipate this being 
part of the conversation in the January 19th meeting. Please focus on the individual 13.3.XX sections and
don’t spend too much time on 13.2.2 for this meeting. We will talk about When and where the studies 
are required in the 19th meeting. 
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13.3.26. Fire Protection Plan

A. Areas Applicability

This Section applies to all land found in Teton 

County.

B. Scale/Scope of Development Requiring Applicability

This Division applies to all development in Teton 

County in Teton County.

C. Intent

The intent of this Division is to ensure that all 

development in Teton County meets the International 

Fire Code as well as other standards required by the 

the Teton County Fire Protection District, Resolution 

for Subdivisions Number 3, adopted on 22 February 

2005, as amended. (April 22, 2008).

D. Standards

Fire Protection stadards can be found in the 

International Fire Code as adopted by the State 

of Idaho and the most recently adopted/amended 

Teton County Fire Protection District, Fire Protection 

Resolution for Subdivisions.

Per the Teton County Fire Protection District, 

Fire Protection Resolution for Subdivisions, any 

subdivision greater than 3 lots shall provide an 

approved water source or enter an agreement 

for a shared water access within 1 mile of driving 

distance. This provision applies to all Land Divisions, 

Short Plats and Full Plats

E. Section Format for the Property Development Plan

A fire protection plan shall be submitted that 

identifies the following:

1. Road layout (including grade, curve and turnout 

specifications)

2. Driveway layout (including grade, curve and 

turnout specifications)

3. Distance fron structures to fire protection water 

supply

4. Fire pond/hydrant construction plans

5. Fire protection easements

6. Fire portection system maintence provisions

7. Maintenance plan, fire protection covenants, 

and/or fire protection agrreements

8. Letter of notification indicating the intent to be 

considered for reimbursement of a portion of 

the costs of the fire proectection mprovements 

required by this ordinance, that may be utilized 

by future development.
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Cowboy Church CUP | PZC Written Decision of Recommendation 1 of 2 

February 9, 2016 

Teton County Planning & Zoning Commission 
Written Decision for Conditional Use Permit Recommendation of 

Approval for the Cowboy Church 

Overview 
On January 12, 2015, David Kite came before the Teton County Planning & Zoning Commission to request 
a recommendation of approval for a Conditional Use Permit for a church on property located north of 
Driggs, at 4369 N. Highway 33. 

Planning & Zoning Commissioners Present: Mr. Dave Hensel, Mr. Cleve Booker, Mr. Bruce Arnold, Mr. 
Chris Larson, Ms. Marlene Robson, Mr. Jack Haddox, Ms. Sarah Johnston, and Mr. David Breckenridge. 

Applicant(s)/Representative(s) Present: David Kite 

Motion 
Ms. Johnston moved that having concluded that the Criteria for Approval of a Conditional Use Permit 
found in Title 8-6-1 can be satisfied with the inclusion of the following conditions of approval: 

1. The applicant will provide Teton County Planning & Building with the net square footage to
calculate the occupancy load to determine if a sprinkler system is required. If the system is
not required, it is highly recommended that the system be inspected and utilized for the
safety of the occupants.

2. Any additional development or changes to the existing structure on this property requires a
Scenic Corridor Design Review, where applicable.

3. All outdoor lights must comply with the Teton County Code, if applicable.
4. A sign permit is required for the existing Cowboy Church sign.
5. Parking must meet the Teton County Code requirements, including number of spaces and

size, as well as ADA accessible requirements.
6. Access, parking, septic system, water, and building safety thresholds will be established and

included in such a way that the CUP will be reviewed when those thresholds are met.
and having found that the considerations for granting the Conditional Use Permit can be justified
and have been presented in the application materials, staff report, and presentations to the
Planning & Zoning Commission,
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 to the Teton County Board of County Commissioners for the
Conditional Use Permit for the Cowboy Church as described in the application materials submitted
December 4, 2015 and as supplemented with additional applicant information attached to this staff
report.

Mr. Arnold seconded the motion. After a roll call vote, the motion was unanimously approved. 
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Cowboy Church CUP | PZC Written Decision of Recommendation 2 of 2 

Conclusions 
Having given due consideration to the application and evidence presented, and to the criteria of approval 
defined in Teton County Code, Title 8-6-1, the Teton County Planning & Zoning Commission hereby makes 
the following conclusions:  

1. The location for the proposed use is compatible to other uses in the general neighborhood. The
existing building was built as a commercial building, so its uses are limited in the A-2.5 zone.

2. The fiscal impact of the proposed use will be minimal as no new structures are being proposed, it
accesses directly from Highway 33, and the church assembly will only meet once per week.

3. The location for the proposed use is large enough to accommodate the proposed use at its current
size, with some room to grow. It was recommended to determine a threshold that would require the
Conditional Use Permit to be reviewed to ensure the location is able to accommodate the use in the
future.

4. In general, the proposed Conditional Use Permit conforms with the goals outlined in the 2012-2030
Teton County Comprehensive Plan, including new services for the community and community
involvement.

5. The proper legal requirements for advertisement of the public hearing have been fulfilled as required
by Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton
County Zoning Ordinance. The public hearing was duly noticed in the Teton Valley News on December
24, 2015 and December 31, 2015. A notification was sent via mail to surrounding property owners
within a 300-foot buffer area, as well as all property owners in subdivisions that intersect with the
300-foot buffer. A notice was also posted on the property providing information about the public
hearing.

6. Other persons in attendance expressed approving comments of the proposed Conditional Use Permit.
All public comments are on file with the minutes of January 12, 2016.

7. This proposal is not in conflict with the provisions of any adopted ordinance or intent of any county
policy or use within the proposed zone classification.

Recommended Conditions of Approval 
1. The applicant will provide Teton County Planning & Building with the net square footage to calculate

the occupancy load to determine if a sprinkler system is required. If the system is not required, it is
highly recommended that the system be inspected and utilized for the safety of the occupants.

2. Any additional development or changes to the existing structure on this property requires a Scenic
Corridor Design Review, where applicable.

3. All outdoor lights must comply with the Teton County Code, if applicable.
4. A sign permit is required for the existing Cowboy Church sign.
5. Parking must meet the Teton County Code requirements, including number of spaces and size, as

well as ADA accessible requirements.
6. Access, parking, septic system, water, and building safety thresholds will be established and

included in such a way that the CUP will be reviewed when those thresholds are met.

Dave Hensel 
Chair of Teton County Planning & Zoning Commission 

Date 
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Walipini Subdivision (Concept) | PZC Written Decision 1 of 2 

February 9, 2016 

Teton County Planning & Zoning Commission 
Written Decision for Walipini Subdivision Concept Approval 

Overview 
On January 12, 2016, Grace Hartman came before the Teton County Planning & Zoning Commission to 
request Concept Plan approval of a proposed subdivision on property located southeast of Victor, at 
10645 Old Jackson Highway, for a 3-lot subdivision.  

Planning & Zoning Commissioners Present: Mr. Dave Hensel, Mr. Cleve Booker, Mr. Bruce Arnold, Mr. 
Chris Larson, Ms. Marlene Robson, Mr. Jack Haddox, Ms. Sarah Johnston, and Mr. David Breckenridge. 

Applicant(s)/Representative(s) Present: Grace Hartman; Jen Zung, Harmony Design & Engineering. 

Motion 
Mr. Arnold moved that having concluded that the Criteria for Approval of a Subdivision Concept Plan 
found in Title 9-3-2(B-4) can be satisfied with the inclusion of the following conditions of approval: 

1. Compliance with all local, state, and federal regulations.
2. Begin working with EIPH for septic approval.
3. Begin working with Teton County Fire District for fire suppression approval.
4. Conduct required studies/plans for Preliminary Review: Landscape Plan, Natural Resources

Analysis.
5. Consider the importance of viewsheds.
6. Adequately address the shared driveway/roadway with the 2-acre parcel to the north (Mr.

Harrison’s property).
and having found that the considerations for granting the Concept Plan Approval to Grace Hartman
can be justified and have been presented in the application materials, staff report, and presentations
to the Planning & Zoning Commission,
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 APPROVE the Concept Plan for Walipini Subdivision as described in the application materials 
submitted December 7, 2015 and as supplemented with additional applicant information attached to
this staff report.

Mr. Breckenridge seconding the motion. 

Mr. Larson commented that this application is right on his threshold of wanting to see the application 
moved forward and wanting to table it to get more information. He hopes everyone understands there 
are questions that need to be addressed. Mr. Haddox agreed that he has a lot of concerns with this 
application, but it is a concept application. Ms. Johnston agreed. She commented that she sympathized 
with the neighbors’ concerns, but those are outside of the jurisdiction of the Planning and Zoning 
Commission, and the application meets the required conditions of approval 

After a roll call vote, the motion was unanimously approved. 
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Walipini Subdivision (Concept) | PZC Written Decision 2 of 2 

Conclusions 
Having given due consideration to the application and evidence presented, and to the criteria of approval 
defined in Teton County Code, Title 9-3-2(B-4), the Teton County Planning & Zoning Commission hereby 
makes the following conclusions:  

1. In general, the proposed subdivision conforms with the goals outlined in the 2012-2030 Teton County
Comprehensive Plan, including low to medium-density housing and building envelopes to protect
wildlife habitat, sensitive areas, and natural resources.

2. Public services are being utilized by the surrounding property owners, so they are available in the
area. The subdivision will utilize private well and septic systems. The development will be accessed
from Old Jackson Highway.

3. Applicable impact fees will be required for all lots within the proposed subdivision, as adopted by
Teton County.

4. The fiscal impact of the proposed development will be minimal due to its size.
5. The proposed development will not negatively impact the health, safety, or general welfare of the

County.
6. The proper legal requirements for advertisement of the public hearing have been fulfilled as required

by Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton
County Zoning Ordinance. The public hearing was duly noticed in the Teton Valley News on December
24, 2015 and December 31, 2015. A notification was sent via mail to surrounding property owners
within a 300-foot buffer area, as well as all property owners in subdivisions that intersect with the
300-foot buffer. A notice was also posted on the property providing information about the public
hearing.

7. Other persons in attendance expressed approval and opposing comments of the proposed
subdivision. All public comments are on file with the minutes of January 12, 2016.

8. This proposal is not in conflict with the provisions of any adopted ordinance or intent of any county
policy or use within the proposed zone classification.

Conditions of Approval 
1. Compliance with all local, state, and federal regulations.
2. Begin working with EIPH for septic approval.
3. Begin working with Teton County Fire District for fire suppression approval.
4. Conduct required studies/plans for Preliminary Review: Landscape Plan, Natural Resources Analysis.
5. Consider the importance of viewsheds.
6. Adequately address the shared driveway/roadway with the 2-acre parcel to the north (Mr. Harrison’s

property).

Dave Hensel 
Chair of Teton County Planning & Zoning Commission 

Date 
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TETON COUNTY PLANNING AND ZONING COMMISSION 

Meeting Notes, January 19, 2016 

County Commissioners’ Meeting Room, Driggs, ID 

 

Article 13 Review: 

PZC discussed Article 13. Overall, the PZC is comfortable with Article 13, except for specific standards which are being 
worked on (i.e. NRCS standards, wildlife habitat section). Staff is to work with IDFG to see what their comments are. 
There are concerns about being open with the requirements and making the requirements applicable to the appropriate 
types/scope of development. There will be further discussion on the standards. 

Table 13.2.2 
o Include a copy of the row that shows the types of development that trigger the study in the specific 

section outlining the standards of each study. 
o Update the section numbers on this table. 

Language in Article 13 section needs to be reviewed and standardized (Section vs. Division) 
Section 13.3.9 Fencing will be removed.  

o At first it was discussed to remove everything after 13.3.9.C.1, so the fencing section would basically 
only regulate that there could not be rigid fencing in in wildlife or riparian areas.  

o It was decided that the Wildlife Habitat Protection Plan and the Riparian Buffer Plan sections would 
address fencing in those areas, so the fencing section wasn’t needed at all. 

Section 13.3.15 Public Service/Fiscal Analysis – include standard formulas to be used, so the impact is looked at 
in the same way for every study.   
Section 13.3.16 Traffic Impact Study – include land uses (CUPs, Home Occupations, etc.) in the scale/scope of 
development because some could have a large impact on traffic, either by increasing traffic or having large 
vehicles that could damage roads/slow traffic. This should also be mentioned in Article 10 where those land uses 
are described. 
Section 13.3.22 Deed – clarify the requirement of deeds.  

o A deed is required to be submitted with an application to show ownership. 
o A preliminary deed is required to be created as part of some applications (i.e. OTO deed), which is 

recorded after approval. 

Article 3 Review:  

Include open space intents with each zone (i.e. 3.1 RA would include a list of open space priorities for the RA 
zone, like prime ag land, versus only having open space listed in 3.7.5. 

o 3.7.5 will still include the list of primary and secondary open space options. 
For each zone, there is currently a list that says “Subdivision must be designed to:” which will be changed to 
“Development must be design to:” 
Five density options were discussed, and the scenario tool was briefly looked at. Density Options 3 and 4 were 
mentioned most. PZC decided they would like more time to review the density options, then make a decision at 
the 2/9 meeting. Staff will create a scenario tool for each density option and send them to PZC.  

o The option of using the same density for the Rural Ag, Lowland Ag, and Foothills zones was discussed 
again. The majority of PZC agreed that was still something they were comfortable with doing. 
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TETON COUNTY PLANNING AND ZONING COMMISSION 

Meeting Primer, February 9, 2016 

County Commissioners’ Meeting Room, Driggs, ID 

 

Article 3 Review: 

In the January 19th meeting 5 different density options were provided for the Foothills, Lowland Ag, and Rural Ag. 
Districts. The goal of this meeting is to answer any question about those options and decide on an approach to present 
in the public review draft.  

We will also need to review the Open Space section, Division 3.7. As part of the open space review we need to identify 
priority open space areas in each of the zones.  

Goals: 

Make sure we are comfortable with Article 3 as a whole.  
Decide on densities for the zones. 
Discuss and finalize the open space requirements found in 3.7. 

Article 9,10,11,12 Review: 

To get a jump on the February 16th meeting, here is a brief summary of Articles 9-12. I am including portions of these 
Articles that the City of Driggs PZC recommended to the City Council.  

Article 9- Special Districts 

Div. 9.1 Airport Vicinity Overlay- This district relies on the Driggs-Reed Memorial Airport Master Plan. 

Div. 9.2 Flood Damage Prevention Overlay- This is a “partially” revised floodplain ordinance. In Article 13 we require 
setbacks from the floodplain, so this section is intended to only be utilized when a variance is obtained for development 
in the floodplain, or for projects such as bridges, culverts, bank stabilization, etc. The State of Idaho was working on a 
new floodplain ordinance, but the person who was working on it is no longer with the state. I am still waiting to see 
where that draft is in the development process.  

Div. 9.3 Scenic Corridor Design Overlay- This section replaces our current scenic corridor regulations. This was drafted by 
code studio after a specific visit to the valley to address this issue. 

Div. 9.4 Transfer Development Right Receiving Area Overlay- This section is intended to provide an additional incentive 
to vacate distressed subdivisions, as well as preserve unique areas in the Foothills, Lowland Ag, and Rural Ag. Districts.  

Div. 9.5 Workforce Housing Overlay- This section is intended to provide density incentive for the construction of 
affordable/workforce housing. This section maybe one that we chose not to include until we renegotiate the AOI 
agreements with the cities. There will also be a reestablished Teton County Affordable Housing Commission, which may 
want to review/revise this section in the future. 

Div. 9.6 Area of City Impact- This section recognizes the AOI. There should be a reference to the AOI Agreements that 
establish the boundaries, standards and review procedure more specifically. 

Article 10- Use Provisions 

We previously spent quite a bit of time reviewing the definitions of each use. We have not spent any time working on 
10.2, the Allowed Use Table and identifying which uses are allowed where. We should focus our time there, and then 
review any specific uses where there is a question or concern by PZC members. 

Article 11- Site Development 

The City of Driggs did take the lead on revising the sign and outdoor lighting portions of the code.    

Div. 11.1 Access and Parking- This is mainly intended for more “urban” development, but is important to have in place 
for those non-exempt uses. 

Div. 11.2 Landscaping & Screening- This section is intended to provide standards for screening between less compatible 
uses, create parking lot standards, fencing standards (I would recommend removing the fencing plan in Article 13 
(13.3.9), and utilize this portion of the code to establish the standard.)  

Div. 11.3 Signs- A recent Supreme Court case has gutted the previously established basis for sign ordinances. At this time 
we are no longer supposed to use what the sign says, as a determination for regulation. It is even more convoluted than 
what it was before. 

*I recommend that we utilize the City of Driggs Div. 11.3 Signs as the basis for our public review draft, as they had public 
input on it and went through it to make sure it was in compliance with the Supreme Court case. 

Driggs- http://tetonvalleycode.org/wp-content/uploads/2015/04/Article-11.3-PZ-Recommended-Draft-11-4-15.pdf 

Div. 11.4 Outdoor lighting- The City of Driggs PZC has recommended a few things that are different from the current 
version of our code. They include: when/how existing fixtures have to come into compliance and what fixtures are 
exempt.  

Driggs- http://tetonvalleycode.org/wp-content/uploads/2015/04/Article-11.4-PZ-Recommended-Draft-11-4-15.pdf 

 

Article 12- Streets and Public Improvements 

The Public Works Director is the one that has the most authority for this Division. He is currently review Article 12 and 
his suggested edits will be forwarded to you as soon as he is done.  

Div. 12.1 General Provisions- 

Div. 12.2 Blocks, Lots, Access- 

Div. 12.3 Existing Streets-  

Div. 12.4 New Streets-  

Div. 12.5 Utilities- 

Div. 12.6 Parks- 

Here are comments from the City of Driggs Public Works Director concerning Drictor: 

Jason, 
I met with Jared our Public Works Director on Friday and discussed Article 12 and specific questions about waste 
water service in Drictor here are his comments/responses: 
 

- If the County were to permit development in Drictor should the development be REQUIRED to hook onto 
sewer?  If it’s within so many feet from the sewer line? No- should be discretionary by the City at time of 
application.  There is already a state requirement that if your septic tank fails and you are within so many feet of 
a sewer line, then you’re required to connect. May want to follow up with Jared for the reference and # of feet.  

- Make sure County code requires that City of Driggs is the approving entity for sewer connections for all new 
developments. Public Works review and City Council issues a “will-serve.” 

- Driggs staff is interested to look at Drictor/County zoning maps when they are drafted to comment on sewer 
service. 

- County would like to know the current WWTP’s capacity to see how much Drictor development could be 
serviced. This has been calculated by Aqua Engineers when they were designing the Waste Water Treatment 
Plant. Contact Eric at erics@aquaeng.com 801-683-3729.  
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GENERAL CONCERNS 

My concerns with this code are too numerous and fundamental to address in the context of our article-
specific work meetings.  I do not think it is effective or efficient for us (PZC) to be reviewing entire 
sections of code verbatim and suggest sentence level edits at this stage in the process, when various big-
picture policy decisions remain unanswered and unaddressed.  Furthermore, when we have discussed 
specific sentence-level changes, they have not been consistently or reliably incorporated into the code.  
Changes that have been made to the code are not trackable and the progression of discussion, 
decisions, and resulting changes to the code language has not been documented.   

DEFINITIONS 

As I review Article 3, there are many inclusions of subjective language that are not defined in the Article 
nor in the Definitions.   

PUBLIC INPUT 

During the time I have been a member of the PZC, we have not solicited or even allowed public input 
into the code drafting process or into the policies and priorities that the new code is seeking to 
implement.  I believe the public should be involved. 

DENSITY & OPEN SPACE 

I disagree with the approach of using identical density across the various rural zones.  Staff has indicated 
the goals of the comp plan will be met by using different development requirements and open space 
priorities in each zone, however, as these hypothetical changes are not available yet they are impossible 
to evaluate.  The way I read the comp plan, there are different areas of the County where differing 
densities are appropriate.  Using a one-size-fits-all approach of uniform densities seems to be in 
contradiction to the comp plan.  My current position is that densities should be set independently for 
each zone in a way that protects the unique resources of that zone.  We have not clearly identified or 
understood the specific resources we are trying to protect in each area; we do not know what particular 
steps are necessary to protect what we are trying to protect; and as such we do not have the necessary 
information to be setting densities and open space percentage requirements at this point.  The density 
allowances and open space percentages that have been proposed to date seem arbitrary. DRAFT

ATTACHMENT 2

PZC Work Meeting 2/9/2016 Meeting Minutes



TETON COUNTY PLANNING AND ZONING COMMISSION 
Meeting Notes, February 16, 2016 

County Commissioners’ Meeting Room, Driggs, ID 
 
COMMISSIONERS PRESENT:  Mr. Dave Hensel, Mr. Cleve Booker, Mr. Chris Larson, Mr. Jack Haddox, Ms. Sarah 
Johnston, Mr. Pete Moyer, and Mr. David Breckenridge. 

 

The March 8th meeting will be held in the Planning Conference Room instead of the Commissioners’ Chambers 
because there is an election that evening. 
 
Ms. Robson provided comments prior to the meeting, which were read by the PZC throughout the meeting. 
 
All Articles: 
 Update Agricultural Wetlands (AW) to Lowland Agriculture (LA) 
 Verify all references to other sections and bold the text (hyperlinked in PDFs). 

 
Article 9 Review:  
Airport Overlay  
 We are still waiting for a map from Driggs for the Airport Overlay Area. 
 In general, PZC was comfortable with this section. They agreed it could be tightened down in some areas 

by clarifying the heights/uses allowed or restricted within the overlay. Staff will clarify what requirements 
need to be met (i.e. underlying zoning vs. overlay). 

 PZC had concerns that the language in the section could apply the overlay area to the entire county. There 
will be a map, which will designate where the actual overlay area is located. Staff showed a map from the 
Airport Master Plan that shows an area extending from each end of the runway. Some PZC members 
commented that the overlay could extend further than that map, but it shouldn’t extend all the way to 
the Big Holes. 

Floodplain 
 The state is working on a new ordinance. It is currently being reviewed by IDWR, so it is expected in a 

couple weeks. The intent is to use the new state model ordinance in Article 9. 
 Article 13 requires a setback from floodplains, so this section will only be used for those properties that 

cannot build outside of the floodplain. Staff will reference Article 13 in the floodplain section, so it is clear 
that development is not allowed in the floodplain without a variance. 

Scenic Corridor 
 Staff is working with a graphic designer to create residential graphics for this section. Measurements and 

requirements shown on the graphics will be updated to match the text. 
 Staff will clarify in the description of the scenic corridor that it does not include within city limits. 
 Staff will add language that clarifies native vegetation or agriculture between the highway and buildings. 
 PZC agreed to remove that fencing is required.  
 An Option 5 will be added for Agricultural Buildings. 

Transferred Development Rights 
 A map of desirable open space was discussed. The RA, LA, and FH zones are being used as sending areas 

for open space. 
 Staff will add language to this section to identify the Area of Impacts as receiving areas. 

Workforce Housing 
 This section is intended for the cities and Area of Impacts. 
 Using this overlay in Felt was discussed for agricultural workers, and it was agreed that it is not feasible 

because of the small lot sizes already in Felt, and this needs to be located near existing services. 
 



Article 10 Review:  
 Staff will verify the letters used for each permit type are accurate in the chart (i.e. “C” for Conditional Use 

not “S”) 
 Minor Utilities will be updated to include sizes of water/wastewater systems. 
 Language will be added for Private Burials as an accessory use to bury someone on your private property. 
 Light vehicle/equipment will be included as Limited in the Industrial Light Zone. 
 Building-Mounted Wireless TC Facility will be included as a Conditional Use Permit in the Mixed Use Zoning 

Districts. 
 Staff will reach out to the Cemetery Districts about zoning them as Civic now.  

 
Article 11 Review:  
Signs – The sign ordinance has been partially updated to reflect a recent US Supreme Court Case. Signs may not be 
regulated based on their content. 
 Signs are not allowed along designated Scenic Byways as per Idaho/Federal Laws. The ITD website states 

that existing signs may stay, but no new signs are permitted. Staff has emailed ITD about this. 
o Language will be added to Article 11 stating signs are not allowed along the Scenic Byways (this 

includes Highways 31, 32, and 33) 
 Real Estate Signs were discussed. They could be allowed through the temporary sign provision or by 

getting a permit. There is also a provision that allows one, incidental sign (6ft2 or smaller) per lot that does 
not require a permit. 

 Election signs fall under temporary signs. 
 The majority of PZC members agreed off-premise signs should not be allowed.  

Lighting 
 Language will be added to athletic field lights to require shielding (11.4.1.B.1.d) 
 Language will be added to allow for temporary agricultural lights, similar to the language already included 

for temporary lights (11.4.1.B.1.c). 
 
Article 12 Review:  
 Connectivity between subdivisions was discussed. This section does require stub streets. 
 Emergency services access was discussed for subdivision.  

o 12.2.7.A.3 will be updated to include that subdivisions may be required to provide multiple 
entrances/exits to a public or private street. 

 Requiring phone lines to be installed in subdivisions was discussed. It was agreed that should remain a 
requirement because phone lines are still need for areas with poor cell reception, not everyone has a cell 
phone, internet services, etc. 

 
Draft Public Outreach Plan 
 The joint meeting with the BoCC is scheduled for April 12. 
 April 19th will be a PZC meeting to review the Redline Version of the code, review any comments from the 

BoCC/PZC joint meeting, and make any necessary changes before beginning public outreach. 
 Public Outreach will take place in May and June. July will be used to review public feedback and make any 

necessary changes. If possible, public hearings will take place in August or the end of July to make a formal 
recommendation to the Board.  

 Outreach events will take place in multiple locations. Staff will also consider local events for public 
feedback, such as Music on Main and the Farmers’ Market. 



TETON COUNTY PLANNING AND ZONING COMMISSION 

Meeting Primer, March 8, 2016 

Planning Department Conference Room, Driggs, ID 

 

Goals: 

• Make sure we are comfortable with Articles 8 and 14 as a whole.  
• Identify any deficiencies 

Article 8 – Housing Types 

This article provide the basics “form” criteria for buildings allowed in the county. It also identifies in what Districts the 
identified buildings are allowed. 

Specific Goals- 

1. Are the proper building types identified? (Are there any missing?) 
2. Is the criteria for each building type appropriate? 
3. Are the zones where each building type allowed appropriate? 
4. Does 8.19 Parking Location make sense? 

Article 14- Administration 

We previously spent quite a bit of time reviewing this section and the process for approval of each type of application. It 
is important to go back and review to make sure we are comfortable with the processes as identified. 

Div. 14.1. Summary of Review Authority 

 Does this table make sense? 

Div. 14.4. Legislative Review 

Do we want to put time limits on how often the public can apply to modify the Comprehensive Plan or Land Use 
Code? 

Div. 14.5. Subdivision Review 

14.5.11- The biggest change from our current code is that final approval comes after the construction and 
acceptance of improvements. 

Div. 14.6. Administrative Review 

14.6.10. Design Review- This is intended to be used for the scenic corridor. Does the PZC want to continue to 
review and approve application in the Scenic Corridor, or are you comfortable enough with the adopted 
standards? 

Div. 14.7. Quasi-Judicial Review 

14.7.11. Rezone Map Amendment Application Review- Do we want to include a different process of rezoning a 
property to PRS - Preservation?  

Div. 14.10. Modifications to Previous Approvals  

This section has been included to clarify the process for modifying any previous approval.  




