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APPLICANT: Under Canvas, INC  
LANDOWNER: Meredith Hare/Merlin Hare 
 

APPLICABLE COUNTY CODE: Conditional Use Permit pursuant to Title 8, Chapter 6 Teton County 
Zoning Ordinance, (revised 09-09-2013); Teton County Comprehensive Plan (A Vision & 
Framework 2012-2030) 
 

REQUEST:  Anderson Engineering has submitted an application for Under Canvas, INC for a 
Conditional Use Permit to allow a proposed canvas tent based glamping campground. The 
proposal would allow for 90 guest tents, 2 communal bathroom facilities in mobile structures, 
and other associated facilities. The proposal is located on two parcels containing 92.35 acres with 
frontage on Old Jackson Hwy and 10800 South / Moose Creek Rd, southeast of the City of Victor. 
The zoning on the property is A/RR-2.5, and is located within the Hillside Overlay and Big Game 
Migration and Seasonal Range, Songbird/Raptor and Wetlands Waterways Overlays. 
 LEGAL DESCRIPTION:  RP03N46E197201- TAX #2842 SEC 19 T3N R46E & RP03N46E197250 - TAX 
#1842 SEC 19 T3N R46E;   
LOCATION: Northeast of Intersection of Old Jackson Highway and 10800 South.  
ZONING DISTRICT: A/RR -2.5  
PROPERTY SIZE: 41.81 and 51.81 acres. 
VICINITY MAP:  

 

A REQUEST FOR A CONDITIONAL USE PERMIT BY:  
ANDERSON ENGINEERING, INC 

FOR: Campground 
WHERE: Old Jackson Hwy / Moose Creek Road - 10800 S, Victor  

Prepared for the Planning & Zoning Commission  
 Public Hearing of January 14, 2020 

Hare 
Properties 

City of Victor 
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AERIAL IMAGE OF SITE WITH OVERLAYS: 

 
Image of site including overlay areas. The property is entirely within the Hillside Overlay Area (green 
hatching) and largely within the Big Game Migration and Seasonal Range (Brown). Wetlands, floodplain, 
and riparian areas are on the west edge of the property, associated with Trail Creek. Lands within 300’ of 
Trail Creek are considered to be within the Wetlands and Waterway Overlay. Areas of greatest slope are 
located on forested areas to the Northeast.    
 
PROJECT BACKGROUND AND DESCRIPTION: 
Anderson Engineering submitted an application for a Conditional Use Permit on November 25th, 
2019, requesting approval of a “glamping campground.” The application Narrative describes that 
the applicant’s goal is to take a minimalist approach to development, minimizing impacts to 
natural resources on the 92.35-acre site while “creating eco-friendly outdoor experiences.”  The 
applicants propose to establish a seasonal campground with limited permanent construction and 
hardscaping. The Narrative describes maximizing open space and preserving vegetation on the 
site with no paved areas, at grade roads, and “canvas tents on wood decks that are easily 
removed.”  
 
The application identifies 90 guest tents with an estimated average occupancy of 2.5 people per 
tent, some with ensuite lavatories. The remaining units would be served by two communal 
bathroom facilities within prefab, mobile structures. The project also includes a lobby/check-in 
tent with an adjacent commercial kitchen trailer, to provide single service meals offered only to 
guests staying at the camp, and a laundry/housekeeping staging area. Two communal fire pits will 
be operated by camp staff, and gravel parking spaces will be provided centrally at areas of 
relatively low slopes. Access to the cabins will be provided by electric golf carts traveling on 
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smaller paths up the slope. The site plan also identifies areas of proposed landscaping to provide 
for viewshed screening and wildlife cover.  
 
The property is located southeast of Victor and bounded on the south by E 10800 South (aka 
Moose Creek Road) and on the west by State Hwy 33 with a small ~ 1 acre dis-contiguous parcel 
west of the State Highway. The property surrounds two smaller parcels of land with existing 
residential development. To the south of the main property is a largely undeveloped 33-acre 
parcel which incorporates Moose Creek as it flows toward Trail Creek. East of the Property is 
Forest Service managed land. North of the property is a mix of subdivision lots and un-platted 
residential lots and Bureau of Land Management property. West of the property are narrow lots 
that incorporate Trail Creek and limited residential development, sandwiched between Old 
Jackson Highway and State Highway 33.  
 
The applicants met with County staff and other departments to discuss potential considerations 
regarding the proposal on September 4th, 2019. Potential issues discussed included the 
likelihood for the Planning and Zoning Commission and/or Board of County Commissioners to 
require studies associated with the scale of the project and natural resources on the site and the 
need for wastewater treatment and adequate access and water supplies for firefighting and 
emergency services.   
 
With regards to water and waste water treatment facilities, the project proposes an onsite Public 
Water Supply well and storage tank for water needs and fire suppression and an onsite large soil 
absorption system for wastewater treatment. A nutrient pathogen evaluation has been 
submitted to provide information regarding potential water quality considerations.  
 
The Zoning ordinance includes provisions for a “Campground, RV Park, Travel Trailer Camp” as a 
conditional use in the A/RR-2.5 Zone, which the entire property is zoned. As a conditional use, 
there are no specific regulations established in the ordinance for this use, as it is assumed that 
specific details of the use can be considered and negotiated through the public hearing process.  
 
OVERLAY AREAS AND SUBMITTED STUDIES:  
 
Wildlife, wetlands and other natural resource overlay area considerations. 
 
In Addendum 1, received December 10, 2019, an integrated Natural Resources Analysis, Wildlife 
Habitat Assessment, and Land Management Plan were submitted. The Natural Resources Analysis 
considers a variety of existing site conditions and natural resources. To briefly summarize, it finds 
that existing wetlands are limited to areas indicated in the National Wetlands Inventory which 
coincide with floodplain areas of Trail Creek on the western portions of the property, west of Old 
Jackson Highway, and outside of areas proposed for development (pages. 2-3). Geologic or 
seismic hazards are described as a “fairly low risk,” based on seismic maps from the Idaho 
Geologic Survey’s depiction of National Earthquake Hazards Reduction Program data (pg. 3).    
 
Wildfire danger considerations are discussed on pages 3 - 4 which identifies that the most current 
county Wildfire Protection Plan, is a component of the 2016 Teton County All Hazards Mitigation 
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Plan. This provides fire behavior maps which are at a scale that makes it hard to discern individual 
parcels. It further states that while “it appears that the project area is not in a designated ‘high’ 
or ‘extreme’ wildfire danger zone, the vegetation covertypes in the eastern portion are 
dominated by flammable shrubs and trees. It is advisable that the applicant creates defensible 
space around any flammable structures constructed in the shrub and tree covertypes to limit the 
amount of flammable vegetation and materials surrounding the structures and implement other 
best management practices for development in fire prone areas.”   
 
The currently designated Wildland Urban interface essentially covers all private land within the 
county and no distinctions are made within that map for areas of greater danger. Previous 
wildfire hazard rating maps did describe all of this area of the county as having an “extreme” fire 
hazard rating on a 2004 map. Subsequent maps and plans did not maintain these designations 
and prepared maps which are not useful in assessing individual properties. The applicants present 
an eight page “Wildland Fire Plan” as Appendix J, in the initial CUP application package dated 
November 25, 2019. The Natural Resources Analysis concludes with a description of the various 
plant associations and description of potential visual considerations from scenic corridors. It also 
identifies that the property does have a significant ridge with visibility from the Hwy 33 but lacks 
any significant rock outcroppings.      
 
The Wildlife Habitat Assessment describes that the Big Game Migration Corridor and Seasonal 
Migration Corridor is located on the bulk of the property east of Trail Creek, and Songbird Raptor 
Overlay areas are nestled close to the stream on the west of the property. The site was 
considered based on habitat for the indicator species associated with these overlays.  The 
assessment suggests that the project would have both direct impacts, via habitat loss, and 
indirect impacts, via increased human uses. Direct impacts in habitat loss of different habitat 
types is summarized on a table on page 11 of the report. Other specific effects on wildlife are 
discussed on pages 11-13 and laid out in a table on page 12 of the report. Because of the layout 
of the project greater impacts are anticipated for mule deer and elk, with relatively little impact 
to raptors or songbirds.  
 
A proposed mitigation plan identifies that, though efforts were made by the applicant in project 
design to minimize impacts, some impacts to wildlife will occur as a result of meeting the project 
objectives. Proposed mitigations are discussed on pages 13 -15 and include seasonally restricted 
use of the camp, prohibition of pets, clustered development with retention of the majority of the 
site as designated open space, maintenance of the bulk of natural vegetation within the 
developed area, and educational and interpretive signage. It also includes habitat restoration or 
creation activities within previous agricultural areas and designation of approximately 70 acres of 
open space including sensitive lands within the Trail Creek Riparian Corridor.     
 
Landscape Management Plan- The land management plan indicates need for a robust weed 
management effort. Human use of open space areas on the site will be discouraged via signage. 
Native plant communities within the project area are generally in good condition and expected to 
require minimal management. Some areas of agricultural meadow will be treated to encourage 
restoration of native plant communities as outlined in the associated mitigation plan.  
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Scenic Corridor Analysis – The Scenic Corridor Overlay includes all lands lying within 330-ft of the 
right of way of way for Idaho State Hwys 31,32, and 33 and Ski Hill Road. The purpose of the 
overlay is to provide a design review procedure to sufficiently protect key roads in Teton County 
from unsightly and incompatible land uses. The design review is to ensure that the location, scale 
and appearance of buildings, structures, and development of land preserves the rural character 
of the area and to prevent construction of buildings that project upward beyond the ridgeline of 
any hill located within 1 mile of major roads when viewed from those roads.  
 
The addendum includes an evaluation of the scenic corridor resources and considerations in 
Appendix F and proposes measures to mitigate visual impacts from the proposed development. 
These include locating development in areas not visible from the highway and surrounded by 
existing mature vegetation, as well as installing landscaping using native plant material. The 
ordinance identifies that highly reflective materials should not be used but does not identify a 
specific threshold for what constitutes “highly reflective.” The report indicates that the natural or 
tan canvas materials used in the proposed project would range from 39 -69 light reflective value 
(LRV) where darkest black paints have a LRV of 5 and brightest whites have and average LRV of 
85.  
 
Nutrient Pathogen Evaluation – The NP Study prepared for the project concludes that 
phosphorus, nitrate, and pathogen contamination of ground and surface water, from wastewater 
generated from the proposed use, “is unlikely.” This is based on a system where wastewater is 
treated with a standard septic system and a large soil absorption system with a length of 800-ft 
perpendicular to the aquifer flow direction as shown on the proposed site plan. It recommends 
that the community septic system must be designed, installed, and maintained properly, with 
adequate unsaturated zone below the septic drain field, to ensure that good aeration and slow 
travel of effluent is achieved through the soil in order to achieve adequate pathogen 
decomposition and die-off, soil based removal of bacteria, and adsorption of phosphorus (Page 
16).    
 
Traffic Impact Analysis -  A Traffic Impact Analysis, prepared by Set Engineering LLC, is included in 
the application materials. It uses trip generation rates developed for this specific use by ESA 
environmental consulting firm, described in an included memorandum. The study conclusion 
notes that “neither ITD nor Teton County define specific warrant values for 
acceleration/deceleration lanes”. It further concludes that “The daily generation due to adding 
the Under Canvas – Teton project does not meet the ADT threshold corresponding to a minor 
collector (>400 veh/day).” It states “For these reasons, along with the 25mph speed limit, the 
existing local road classification for the two county roads studied are not recommended from an 
engineering standpoint to accommodate the added traffic from Under Canvas project.” Finally, it 
concludes, regarding the Old Jackson Highway access to Hwy 33, the project “does not change 
the level of service for this intersection, and thus no improvements are recommended due to the 
Under Canvas development.”  The County engineer and ITD provided responses to this study and 
its findings.  
 
Sign Details - The current ordinance indicates that internally lit signs are not permitted in the 
county. 
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INTER-AGENCY AND DEPARTMENTAL REVIEW COMMENTS 
 
The proposal has been submitted to other agencies for review and comment and the following 
comments were received from other agencies are summarized below.  
 
Eastern Idaho Public Health- The Nutrient Pathogen (NP) study estimates a daily effluent flow rate of 
8,510 GPD. This volume requires a large soil absorption system (LSAS). LSAS are permitted in 
collaboration with DEQ, and have more stringent permitting, monitoring, and reporting 
requirements that the standard sewage disposal systems, and also require NP studies.  The size of 
the proposed project, and possible proximity to groundwater will likely require additional 
monitoring prior to issuance of a permit. 
 
EIPH and DEQ have not yet determined requirements for this large soil absorption system. 
Therefore, the narrative statement that the applicants have exceeded regulatory requirements 
cannot be determined at this time. Further monitoring and groundwater levels during the spring and 
summer of next year will aid in the determination of feasibility of this LSAS. Additional 
communication is needed between EIPH, DEQ and the applicant. (Note. A meeting is scheduled 
between the EIPH, DEQ and the applicant for January 8, 2020.) 
 
Teton County Fire District- Additional detailed information is required before approval through the 
fire district. All roads will need to meet County road standards for fire department apparatus access. 
Commercial kitchen will need a certified ANSUL fire suppression system as described in the 2015 
International Fire Code. A certified, annually inspected water source for fire protection shall be 
onsite and operational at all times. The described hydrant will need a flow rate of 500 G.P.M. or an 
additional water storage source may be required. 
 
County Engineer- It is recommended that the applicant improve E 10800 S / Moose Creek Road, to 
County Minor Collection standards between Old Jackson Highway and the main site access. Minor 
Collectors have an ADT of 150-40. Proposed ADT at buildout is 234. In addition, magnesium chloride 
treatment application is recommended for gravel stabilization and dust abatement measures.  This is 
typically considered for roads with an ADT of 150 or more. The Traffic Impact Study and supporting 
ESA memorandum, which established development specific trip generation did not identify that they 
were prepared by a licensed engineer.  
 
Idaho Department of Transportation – Traffic counts seem to be in line with peak PM traffic, but 
there are typically a lot of people commuting to work before 8:00 am (If A.M. counts didn’t start 
before 8:00 am they may not have captured this). However, this may not make a big difference in 
the overall data, given that summer peak traffic may have different characteristics. No engineer’s 
stamp was on the report; a final draft should have one. Since this development will not generate 100 
more trips in the peak hour or 1,000 vehicles per day, ITD will not need anything else to proceed.  
 
City of Victor Planning Department -  Two comments were received from the City. The initial 
comment identified the City’s general stance is to keep commercial, industrial, and dense residential 
developments within city limits. This project doesn’t appear to raise those concerns. The subsequent 
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comment expressed a concern with Old Jackson Highway serving as a designated shared pathway. 
The City’s understanding is that the road is anticipated to remain a low speed, low traffic area with 
future speed bumps to replace some which were removed. 
 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE: Idaho Code, Title 67; Section, 67-6512 
Special Use Permits, and Title 8, Section 8-6-1-B.4. of the Teton County Zoning Ordinance. The 
public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News 
on December 24th and 31st, 2019. A notification was sent via mail to surrounding property owners 
within a 300-foot buffer area and all adjacent subdivision lot owners and other agencies providing 
services on December 10, 2019, and notice was posted on site on December 19, 2019. 
 
COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE 
Numerous written comments were received from adjacent landowners and interested public. 
Many of the comments voice opposition to the application and identify concerns including the 
potential impacts to road infrastructure, increased traffic, and impacts to natural resources 
including wildlife, and neighborhood compatibility among a variety of others. Two letters 
supporting the application have also been received. 
 
SECTION 8-6-1-B-7 CRITERIA FOR APPROVAL OF A CONDITIONAL USE  
The following findings of fact shall be made if the Conditional Use is recommended for approval. 
If the application is being recommended for denial, the Commission should likewise specify the 
reasons for recommending denial based on the items listed below. 
 
1.  Location is compatible to other uses in the general neighborhood. 
The application Narrative addresses this criterion on pages 9 and 10. It reviews adjacent land uses 
and relevant standards for the zone, and states that “The Under Canvas camp logically fits into the 
proposed location as it will have minimal impact on the surrounding residences, is compatible 
with the nearby commercial uses, provides alternative accommodations for the areas recreational 
tourism, and provides for wildlife enhancement opportunities.”  
 
2.  Use will not place undue burden on existing public services and facilities in the vicinity.   
The application Narrative addresses this criterion beginning on page 10 and discusses the 
applicant’s intention to install its own public water system and wastewater treatment facility.  
Additional public facilities are generally limited to the road as the water and sewer system are 
private but these will be used by the public as guests. Individual tent sites will rely on solar energy 
for lighting. The applicants have approached Fall River Electric Cooperative to connect to existing 
overhead lines in proximity to the site for electrical use to the lobby, kitchen, bath cabins and 
laundry.   
 
3.  Site is large enough to accommodate the proposed use and other features as required by this 
title. 
The application Narrative addresses this criterion on page 11 and states that “the total area of 
disturbance is 22.2 acres (24% of the site)” with an average density of one tent per acre, and “the 
camp is clustered on the east portion of the property providing a wildlife corridor between the 
existing residential use and the proposed camp.”   
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4.  Proposed use is in compliance with and supports the goals, policies and objectives of the 
Comprehensive Plan. 
The application Narrative addresses this criterion on pages 11 – 17 and asserts that the proposal 
is in compliance with the goals, policies and objectives of the Comprehensive Plan citing a 
number of relevant goals.  
 
Specific provisions related to the “Campground, Retreat Center” Conditional Use: 
 
Campground, RV Park, Travel Trailer Camp (CU) 
 
CAMPGROUND, RV PARK OR TRAVEL TRAILER CAMP Definition: A parcel of land under single, 
unified ownership or control, within which spaces are rented or used by the ownership for 
occupancy by two (2) or more recreational vehicles and may include tent sites, cabin sites, or 
travel trailer sites for nightly or short-term rental. 8-4-2 Land Use Definitions; 
 
Staff analysis of potential conditions and restrictions on the proposed use.  
The proposal is for a Conditional Use Permit, however, criteria developed for uses Permitted 
Conditionally, (PC uses), are included for potential inclusion as conditions. The differences 
between PC uses and CUP’s could be characterized as follows: CUP’s allow for more flexibility in 
negotiating conditions of approval specific to the proposal and site and require the 
recommendation of the Commission and approval of the Board in a more public process. PC uses 
are permitted administratively if they can meet a more rigid set of conditions, which would in 
theory address all concerns and so allow for administrative review only. As for the CUP 
campground, the criteria for review are limited to the four elements (8-6-1-B-7). There are no 
additional specific parameters established by ordinance for number of camping sites, etc.  
 
TYPICAL CONDITIONS ASSOCIATED WITH USES PERMITTED WITH CONDITIONS: 
The standard conditions below are applicable to any proposed PC use in the identified zone 
district. 
 
a. Buffer: Buffers not less than 20 feet in width from all property lines shall be provided and 
maintained, unless otherwise specified.  
b. Screening: Screening from adjacent uses or developments, including across a county road from 
such a use or development, shall be provided and maintained. Screening shall be accomplished by 
landscaping at least six (6) feet high and should be high altitude, native plant material, trees and 
shrubs or existing vegetation.  
c. Lighting: Outdoor lighting, current and future, shall comply with the Outdoor Lighting 
provisions of this Title, Section 8-4-6.  
d. Parking: The parking requirements of Title 8, Table 3 shall be met and the Americans with 
Disabilities Act (ADA) required handicap parking spaces provided. In lieu of the above, a parking 
plan prepared by a professional in the field shall be submitted to the planning administrator for 
consideration.  
e. Hours of Operation: Hours of operation shall be from 6:00 a.m. to 10:00 p.m. Monday through 
Saturday, unless otherwise specified in Title 8 or in the PC permit.  
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f. Signage: Signage shall comply with the Title 8, Chapter 9 sign requirements.  
g. Outside Storage: Where outside storage is permitted, such use shall be located in the rear yard 
and a sight proof fence or natural screening shall be provided and maintained around the storage 
area at least one foot higher than the stored material  
h. Building Height: Maximum height is 45 feet in the C-1, C-2, C-3, and M-1 districts, and 30 feet in 
all other districts, unless specified in Title 8. 
i. Technical Studies: For those uses identified by the planning administrator at the pre-application 
conference as needing technical studies, said studies shall be provided to the planning 
administrator along with the application for a Use Permitted with Conditions.  
j. Onsite Inspection: The planning administrator may determine that there is a need for an 
inspection at any time. 
 
If the Commission determines to recommend approval of the application, they should discuss the 
possible conditions of approval as well as the proposed mitigation plans of the applicant in 
developing recommended conditions of approval. The Commission should also determine if any 
additional studies will be required or whether any additional information is necessary to make 
recommendations to the Board. If the Commission recommends denial they should identify the 
specific reasons in relation to the review criteria. 

 
PLANNING & ZONING COMMISSION ACTION:  
A. Recommend approval of the CUP, with the recommended conditions of approval listed in this 
staff report, having provided the reasons and justifications for the approval.  
 
B. Recommend approval of the CUP with modifications to the application request, or adding 
conditions of approval, having provided the reasons and justifications for the approval and for 
any modifications or conditions.  
 
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.  
 
PLANNING STAFF RECOMMENDATION:  
 
Determine if the proposal meets the specific criteria for approval of a CUP; Discuss appropriate 
conditions related to the nature of the use and character of the site; Determine whether any 
additional studies or information may be required in order to make a recommendation on the 
proposed use.  
 
The following motions could be given:  
 
Having reviewed the application materials for The Under Canvas INC campground, as well as the 
additional material provided by staff and other agencies; I hereby move to RECOMMEND 
APPROVAL to the TETON COUNTY Board of County Commissioners, having found that the 
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application meets the criteria found in 8-6-1 of the Teton County Zoning Regulations with the 
following conditions… 
 
Having reviewed the application materials for the Under Canvas INC campground, as well as the 
additional material provided by staff and other agencies; I hereby move to continue the public 
hearing to a future specific date and time to consider the following additional information or 
studies requested from the applicant or agencies ...  
 
Having reviewed the application materials for The Under Canvas INC campground, as well as the 
additional material provided by staff and other agencies; I hereby move to RECOMMEND DENIAL 
to the TETON COUNTY Board of County Commissioners, having found that the application does 
not meet the criteria found in 8-6-1 of the Teton County Zoning Regulations for the following 
reasons…  
 
  
______________________________________________________________________________  
Prepared by Joshua Chase, Senior Planner 
 Attachments

• Narrative Including application and 
appendices ( 152 pages, original 
application materials submitted 
November 25, 2019) 

• Addendum 1 ( 54 pages, received 
December 9, 2019) 

• Comments from Eastern Idaho Public 
Health  (1 page) 

• Comments from Public Works 
Director (1 page) 

• Comments from Fire Marshal (1 
page) 

• Comments from Idaho Department 
of Transportation (1 page) 

• Comments from City of Victor 
Planning Department (1 page) 

• Public Comments (86 comments) 
 

             

End of Staff Report 
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