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Introduction 
Under Canvas is requesting consideration for a Conditional Use Permit for a proposed glamping 
campground project as further defined below.   

 

Background 
Under Canvas was founded in 2009 in Montana with its first camp opening in West Yellowstone, 
Montana in 2013.  Under Canvas now owns and operates eight camps in six states with the 
closest camp to Teton Valley being Under Canvas West Yellowstone.  Under Canvas’ goal is to 
take a minimalist approach to the impacts of development and use of resources, creating eco-
friendly outdoor experiences.  The ethos of Under Canvas Inc. in all its camps is one of minimal 
impact to the land.  This approach is characterized by the maximization and maintenance of 
open space and preservation of natural topography and vegetation of its sites.  Under Canvas 
utilizes construction techniques with a light footprint including at grade roads, no paved areas 
(unless specifically required by a particular jurisdiction), canvas tents on wood decks that are 
easily removed, onsite wastewater treatment facilities, and designated grouped parking areas.  
Typically, Under Canvas camps disturb 25% or less of a site during construction and 15% or less 
during operations on any given site.  

 

Location 
The proposed Under Canvas Grand Teton camp is to be located on 92.35 acres currently owned 
by Meredith and Merlin Hare, comprised of two lots Tax ID #2842 Section 19, T3N, R46E and Tax 
ID #1842 Section 19, T3N, R46E, also known as 1061 Old Jackson Highway. The property is 
located approximately 3 miles South of Victor, Idaho. The site is bounded to the west by Old 
Jackson Highway, to the south by East 10800 South (Aka Moose Creek Road), the east by 
Targhee National Forest and the north by a combination of Bureau of Land Management and 
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privately-owned lands.  Project access will be provided via Moose Creek Road accessed from 
Highway 33.  

 

 

 

Proposed Project 
The intent of the proposed project is to provide a seasonally operated, approximately April to 
October, unique overnight camping facility with individual canvas tents for sleeping quarters, 
some with ensuite lavatories, supported by a central lobby including kitchen and dinning area for 
guests as well as additional guest amenities as outlined below 

Under Canvas Camp proposed facilities: 

• 90 guest tents with an average occupancy of 2.5 people per tent  
• 2 Communal bathroom facilities in prefab, mobile structures  
• 1 Lobby/Check-in tent with adjacent commercial kitchen trailer that will provide food 

service 
o Single service meals will be prepared and served on-site from the commercial 

kitchen and will only be offered to guests staying at the camp.  
• ADA accessible parking spaces, camping tents, and bathroom facilities 

Figure 1. Vicinity Map 
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• Two Communal fire pits started, maintained, monitored and extinguished by trained 
Under Canvas staff at set times 

• 1 Laundry/Housekeeping staging area 
• 120 gravel parking spaces 

 
Under Canvas facilities follow a low impact model of development, minimizing area of 
disturbance, impact to existing vegetation and creation of impervious services as feasible. Of the 
92.35 acre site, the total area of disturbance from the proposed camp is 22 acres (24%) and the 
acreage of physical improvements is 3.5 acres 3.8%. Tents are spaced 50-75 feet apart allowing 
for preservation of vegetation and existing topography between the tents. The footprint of the 
camp has been clustered primarily to the eastern portion of the site, leaving the remainder of 
the site as open space. 

Safari tents are typically erected on prepared gravel beds or raised wood decks depending on 
their size, and do not have permanent foundations. Minor relocation of these tents may occur 
from season to season. Deck tents are erected above ground with minimal disturbance to 
vegetation and soils under the decks and do not have permanent foundations. Tents are 
equipped with wood burning stoves to provide heat designed for use in such facilities, complete 
with spark arrestors and heat shields. Guest tents may be taken down at the end of the season 
and placed into on-site storage.  

Each Under Canvas camp employs staff that include maintenance, housekeeping, kitchen, 
reception, night audit and management and are staffed 24/7 during the operating season . At full 
build out, a Under Canvas camp of this size would create approximately 90 jobs. 20-30 of these 
positions onsite at any given time during operation.  Under Canvas partners with local vendors 
for offsite activities and excursions.  Under Canvas will coordinate with Caribou-Targhee National 
Forest Ranger District to ensure all appropriate requirements are met for recreational activities 
on Forest Service land.  On occasion, Under Canvas camps may be utilized for private group 
events, most commonly weddings, yoga retreats, and group travel entities. Though not 
prohibited, these events typically do not host guests who do not also stay as overnight camp 
guests.  All Under Canvas camps have a strict code of conduct that includes quiet hours of 10 pm 
to 7 am.  

 

Fire Protection Plan 
No smoking, campfires, food or cooking facilities are permitted at individual tent locations.  
Areas around tents and other facilities will be kept clear of dead wood and vegetation for fuel 
reduction.  The water supply system will have a hose and yard hydrant at the fire pits and in 
other areas around the camp in the event of a quick response situation.  An emergency 
preparedness plan will be also be developed and camp staff will be trained on an ongoing basis 
in emergency preparedness. The camp will be subject to and comply with all requirements of the  
Teton County Fire Protection District including compliance with burn bans when in effect.  Under 
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Canvas contacted the Teton County Fire Marshal prior to submission of this CUP application and 
he indicated that the Fire Department will conduct a concurrent review of the site plan once 
submitted.   

Traffic 
Access to the property is by way of Highway 33 and Old Jackson Highway, which parallels the 
western boundary of the property.  The roadway approach/access to the camp is directly off of E 
10800 S/Moose Creek Rd.  

Vehicular traffic at the camp is limited to the primary access road and parking areas near the 
entrance and Lobby/check in tent.  At-grade cart paths and foot paths provide internal 
pedestrian circulation.  Staff utilizes electric golf carts for guests, as well as housekeeping and 
maintenance onsite.  All proposed access roads, cart paths and foot paths are designed at 
existing grade and surfaced with gravel.  No paved areas are proposed.   

Based on trip generation data for existing Under Canvas facilities that are already operational, 
Under Canvas estimates that the proposed project would generate approximately 234 round 
trips per day (including guests, employees, and deliveries) once operational, at full build out.  A 
project specific traffic study prepared by SET Engineering is included in this submittal package.  
Coordination is ongoing with IDOT and the Teton County Road Supervisor to review the project 
proposal.  

Utilities  
Under Canvas will develop a Public Water Supply well (PWS) onsite, the proposed location is 
shown on the plans.  Under Canvas will coordinate all assessment and investigation through 
Idaho Department of Water Resources (IDWR) and Idaho department of Environmental Quality 
(IDEQ) and will develop the source according to Idaho Public Water Supply standards. The 
proposed PWS will have no impact on existing wells in the surrounding area as regulated by 
IDWR and IDEQ.  Under Canvas will manage and maintain all onsite water works systems and 
components as a licensed Transient Public Water Supply. 

Wastewater will be treated onsite.  Site soils assessments are underway and the system shall be 
designed in accordance with Teton County Health Department and IDEQ public health and safety 
regulations.  All facilities will be winterized as needed and water lines will be blown out prior to 
closing each season.  All lines on the property are considered private and are the responsibility of 
Under Canvas.  

A Nutrient Pathogen study is attached.  The site can support a “standard drainfield”, however 
Under Canvas will be proposing a more robust system which includes oversizing septage tanks, 
Orenco BioTUBE filters, and a sand mound for disposal of effluent.  Under Canvas also monitors 
wastewater strength and discharge.  

Under Canvas is coordinating with Fall River Rural Electric Cooperative to connect to the local 
electrical power gird from adjacent overhead lines. The addition of Solar power producing 
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elements on site are also being considered.  Power is typically only provided to the lobby, 
kitchen, bathrooms, laundry and golf cart charging station.  Project lighting will meet Teton County 
Land Development Code standards and generally will be low level, downward oriented lighting. Guests 
tents are equipped with solar and battery-operated lights.  Cart and foot paths are enhanced 
with low-level solar lighting.   

Under Canvas will manage refuse collection through use of bear resistant dumpsters and 
enclosures on site. Dumpsters will be located in a screened area.  These will be maintained, 
serviced and regularly emptied by a local provider. 

 

Water Usage  
All water fixtures use minimal water.  The wash facilities have shower heads and faucets that 
turn on by pulling a handle or pushing a knob; as soon as the handle or knob is released the 
water turns off.  The toilets within the camp use 0.8 to 1.2 gallons of water per flush.  Water use 
in existing Under Canvas camps is typically 6 to 12 gallons per day per guest, however 20 gallons 
per day per guest is typically used for design.   

 

Neighborhood Outreach  
Under Canvas has been meeting with neighbors to the property, Rotary, Conservation groups 
and VARD during the site planning process.  Outreach will continue through the approval process 
and after if approved.  Under Canvas camps are situated in rural settings akin to the proposed 
site, adjacent to both residential as well as National Forest Land.  Under Canvas strives to be 
considerate to neighbors and a benefit to the community based on experiences at our other 
camps over numerous seasons of operation. 
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Conditional Use Requested 
 
The property is zoned as A/RR-2.5, see Teton County zoning map blow (Figure 2). 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

A/RR-2.5 Agricultural Rural Residentials allows for residential development at a 2.5 acre 
minimum as well as campground and retreat center uses via a conditional use permit.  

Table 1: Land Use Matrix in Section 8-4-1 of the Teton County Idaho Zoning Ordinances, a 
“Campground, RV Park, Travel Trailer Camp” is permitted as conditional use in zone A/RR-2.5.  

Section 8-4-2 defines a “Campground, RV Park, or Travel Trailer Camp” as 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. 

In accordance with Teton County Land Development Code, a CUP is being requested to allow for 
a 90 tent glamping campground and supporting facilities.  

 

Figure 2. Teton County Zoning Map 
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Narrative of Compliance  
 

Location is compatible to other uses in the general neighborhood.  
The area surrounding the proposed Under Canvas camp is a diverse neighborhood with 
commercial, low density residential, and public lands. Zoning of surrounding private properties is 
A/RR-2.5. The subject property is also Zoned A/RR-2.5. In addition, the subject property as well 
as surrounding uses are located within the Big Game Migration Corridors and Seasonal Range 
Overlay.  

To the east of the proposed camp is National Forest land.  Approximately ¼ of a mile southeast is 
an existing camp offering overnight accommodations to visitors of the Teton Valley.  South of the 
proposed site is a privately owned undeveloped lot. North westerly of the proposed camp is 
existing single family residential.  North easterly is Bureau of Land Management (BLM) land.  
Considering the surrounding zoning and land uses, human activity within the neighborhood is 
not only residential but also tourist oriented as well as recreational considering the proximity to 
Targhee National Forest and Moose Creek Trailhead.  

Properties with the A/RR-2.5 zone could be developed with a variety of uses including but not 
limited to commercial agriculture roadside stand, a day care, mobile homes, or retail/office 
home occupation, as single family residential with 2.5 acre minimums as well as various uses by 
conditional use permit. (Title 8, Section 8-4-1)  Surrounding residential development is on 
varying acreages. Based on the existing zoning, the subject property could be developed with 2.5 
acre parcels.  

Setback requirements around the property exceed Teton County minimums for this zone.  As 
currently designed the minimum distance between overnight tents and existing single-family 
residences is over 1000 feet to the west and 800 feet from the south.  The proposed camp is 
clustered in the East portion of the property providing open space and a wildlife corridor 
between the camp and these Western neighbors (see site plan, appendix D). Existing vegetation 
has been integrated into the site design to provide screening from adjacent residential uses with 
additional new vegetative screening proposed along the western edge of the camp. The 
proposed camp would be seasonally operated from approximately April to October, weather 
permitting, resulting in a largely vacant parcel during the off season. Camp operation would 
comply with Teton County lighting and noise ordinance.  

In acknowledgment of the Big Game Migration Corridors and Seasonal Range Overlay, a Natural 
Resource Analysis has been completed demonstrating how the proposed camp mitigates and 
provides for enhancements to critical wildlife habitat. 

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 
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overnight accommodations for the areas recreational tourism, and provides for wildlife 
enhancement opportunities. 

Furthermore, as evidenced by the Under Canvas existing camps, there is a clear track record of 
successful operation adjacent to residential and rural lands as summarized below.  

Camp Neighboring Uses 
Zion BLM, Utah State Lands, Private Lands and Zion National Park 

Neighboring large high-end ranches also accessed from Kolob 
Terrace Road 

Grand Canyon Private lands. Residential neighbors and access past a 
residential neighborhood.  

Moab BLM, Utah State Lands, private lands. 
Yellowstone Gallatin National Forest and private lands.  

Glacier Flathead National Forest and private lands.  
Great Smokey Mountains Private lands. Residential neighbors adjacent and access 

through a residential neighborhood.  
Mt. Rushmore Blackhill National Forest and private lands.  

Tucson Private lands. Residential neighbors and access past a 
residential neighborhood.  

 

 

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

Under Canvas proposes to design, install, and operate its own public water supply and public 
wastewater treatment facilities.  Water conservation is an important aspect of the Under Canvas 
mission statement. Water use in existing Under Canvas camps is typically 6 to 12 gallons per day 
per guest, however 20 gallons per day per guest is typically used for design.  With an average 
occupancy of 2.5 guests per tent actual usage is between 15-30 gallons per tent per day.  A 
typical 3 bedroom household uses 300 gallons of water each day plus irrigation. Onsite 
wastewater treatment facilities treat wastewater before releasing treated effluent back to the 
site recharging the groundwater aquifer.  

Under Canvas is coordinating with Fall River Rural Electric Cooperative to connect to the local 
electrical power grid from adjacent overhead lines. The addition of Solar power producing 
elements on site are also being considered. Electrical use is limited to the lobby, kitchen, bath 
cabins and laundry cabin.  Tents and other features utilize solar lighting.   
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Site is large enough to accommodate the proposed use and other features of this 
ordinance.  

The property acreage is approximately 92.35 acres. As shown in the attached site plan, the total 
area of disturbance during construction is 22.2 acres (24% of the site). The remaining 69.2 acres 
(76% of site) will remain as undisturbed open space. 90 tents are proposed, the average density 
of the site is approximately one tent per acre. However the camp is clustered on the east portion 
of the property providing a wildlife corridor between the existing residential use and the 
proposed camp.   

 

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

Within its opening pages, the Teton County Comprehensive Plan states that “Our community 
envisions a sustainable future for Teton County”. A county with deep pride in its natural beauty, 
its rural character, its friendly community filled with diverse voices. A County in which world class 
scenery and high quality experiences in nature have allowed outdoor recreation and tourism to 
play a key role in the local economy alongside agriculture. It is these qualities that have attracted 
Under Canvas to the Teton Valley where we believe the values of the community are well aligned 
with our own.  

The Under Canvas Mission 

To enrich lives by enabling people to share experiences in the outdoors in comfort and style. 

We believe: 

• being outdoors inspires and connects friends, families and loved ones. 
• unique experiences enrich lives and strengthen relationships. 
• nature fosters environmental consciousness. 
• nature is the best architect. 
• experiencing the outdoors doesn’t mean roughing it. 
• in being #OutsideTogether 

The following outlines how the Under Canvas Grand Teton project that is the subject of this 
application is not only in compliance with, but supports the goals, policies and objectives of the 
Teton County Comprehensive Plan.  

Goal ED 1: Develop a coordinated and collaborative economic development strategy that 
encourages, promotes and supports locally-owned businesses and creates a hospitable and 
attractive environment for businesses and tourists. 
1.2 Brand and market Teton Valley.  
1.3 Encourage and support local commerce.  

https://www.instagram.com/undercanvasofficial/


12 | P a g e  
 

1.6 Encourage and pursue economic diversity, innovation and creativity to keep our economy 
stable.  
1.7 Support the expansion of recreational, cultural, and entertainment options that would 
improve the visitor experience and boost economic development.  
 
Under Canvas is proud to be the leading glamping company in the country with existing camps in 
some of the country’s most iconic outdoor destinations and most popular National Parks. The 
growth of Under Canvas since its founding in 2009 from 1 camp to 8 and its continued expansion 
is a clear demonstration of the demand for a professionally managed and well-designed 
glamping operation in the hospitality industry. The demand for an established glamping brand in 
Teton County as a centrally located outdoor destination with the amenities of Driggs and Victor 
is clear. Under Canvas’s national brand recognition and strategic marketing ability will allow the 
company to successfully market the Teton Valley to our guests and the overall tourism industry; 
thereby, helping tell the story behind the local community in the Valley. Guests of Under Canvas 
camps are encouraged and incentivized to visit multiple locations through loyalty programs and 
multi destination packages offered by Under Canvas a practice that would help to market the 
Teton Valley to existing Under Canvas clientele. 

 
Under Canvas respects and appreciates each unique community that it calls home and strives to 
ensure that guests are instilled with this respect and appreciation through opportunities to 
explore, adventure and learn about the surrounding community. To achieve this, Under Canvas 
partners with local vendors to provide guests with outdoor excursions and on-site staff is 
available to direct guest to destinations, events, etc. within the surrounding community. As 
evidenced at our existing camps, guests do not typically spend their day on site, but rather are 
out on excursions, exploring local towns and supporting local businesses.  

 
As the hospitality industry continues to grow and experience innovation, Under Canvas works to 
establish themselves in iconic locations by offering a professionally managed operation and well-
designed glamping experience. Under Canvas will allow the Teton Valley an opportunity to offer 
its community and tourism industry a diverse offering of lodging opportunities during the peak 
summer tourism months; thereby, spurring innovation and stable economic growth. Moreover, 
Under Canvas provides a unique, low impact accommodation designed to address the demand 
of the Teton Valley and expose customers to unique and memorable outdoor experience. 

 
The proposed Under Canvas camp would serve to expand the recreational options available to 
tourists in the Teton Valley, contributing to local commerce with an innovative lodging offering 
that furthers the community’s recognition as a top outdoor destination. The clientele of Under 
Canvas are searching for an upscale outdoor experience and by combining comfortable 
overnight accommodations with an immersive outdoor experience, Under Canvas is able to meet 
those demands and offer the Teton Valley an opportunity to support the expansion of 
recreational, cultural and entertainment options. As previously mentioned, Under Canvas puts 
an emphasis on getting guest out to explore the unique settings of each of our camps and 
surrounding communities with activities provided by local vendors. The onsite management 
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team and concierge provide guests and local vendors/small businesses with the tools to connect 
and explore.  
 
 
 
Goal ED 2: Preserve our rural character and heritage and promote local agricultural industries. 
2.1 Encourage development and land use proposals that support prime economic values of rural 
character and heritage 
2.3 Promote smart growth strategies that help preserve rural character by enhancing existing 
communities and directing development towards them 
2.4 Encourage and attract businesses that are economically and environmentally friendly, and 
promote stewardship and accountability in business. 
2.5 Encourage development that adheres to environmental standards 
 
The property on which the Under Canvas Grand Teton project is proposed is located on the 
central corridor connecting Jackson, Wyoming to the Teton Valley within an existing community 
developed with residences, some commercial activities and public lands. Considering the natural 
environment is key to both the act of camping/glamping and central to the Under Canvas 
mission to bring people outdoors, preservation of the rural character of the neighborhood is a 
priority for the project and company. This is achieved through our operations and design. 
Furthermore, within the Teton County Land Development Code Update Public Outreach efforts 
that have been underway, it has been identified that there are instances when it is appropriate 
to have commercial outside of the city limits. The proposed camp would preserve this rural 
character by maintaining approximately 75% of the 92 acre site as open space, preserving the 
existing landscape and integrating it into the overall design of the project.  

 
The Under Canvas experience is designed to foster environmental consciousness by providing 
sustainable accommodations and encouraging guests to employee environmentally conscious 
habits through simple tasks such as recycling and re-use of towels to maintain a low impact. We 
emphasis low water usage by designing our camps to use 87 % less water than a similar sized 
hotel. This is achieved by low flow toilets, faucets that automatically shut off and showers that 
activate only when guest pull a chain. Our camps are designed to be exceptionally water 
conscious. Different jurisdictions (State vs County) have different requirements for assessing 
water demand but at our existing camps we use approximately 80 GPD per occupied tent. For 
reference, a typical single family is 300 GPD per day and a typical campground is 160 GPD per 
person/day. In regards to electricity, the limited amount of energy used at our camps as outlined 
in the above narrative is generated by alternative means wherever possible. Our Moab and Zion 
camps can run 100 percent on solar power, and our Yellowstone and Glacier camps use solar to 
supplement our electricity needs. It is important to note that when appropriate, Under Canvas 
has designed camps to not use electricity and design around solar lighting options.  

Under Canvas continues to search for ways to improve our operations. By 2021, we want to be a 
company that produces zero waste. This means eliminating plastics from our camps (hence our 
partnership with Boxed Water), converting plates and flatware to compostable options 
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(REPURPOSE), and recycling everything else. We’re well on our way. With all our guests’ help, we 
can achieve it. 

Besides finding iconic locations and discovering ways to design our camps to support the local 
rural environments and promote economic growth as stated above, Under Canvas prides 
ourselves on our philanthropic endeavors and how we can connect to the local community.  Our 
mission to be a bridge to the great outdoors is a priority in how we give. We therefore support 
organizations that are working in partnership to bring the outdoors to children, youth and the 
disadvantaged. We love organizations conserving, preserving, and protecting our beautiful world 
and will consider all requests for our support from eco-minded organizations or efforts. For 
example, Our camp in Glacier, Montana is available in May & June specifically for hosting 
charitable camps. Organizations should contact us directly for further information about this 
opportunity. Please reach out to us if you would like us to consider your organization for our 
support. 

 
Goal ED 3: Recognize that tourism and lifestyle are fundamental components 
of our economy and are dependent on healthy natural resources. 
3.1. Encourage economic development through the promotion of recreational opportunities and 
natural resources. 
3.2. Conserve Teton County’s natural resources in order to enhance economic development. 
 
Under Canvas operates a high-end outdoor glamping experience that is recognized in the 
hospitality industry as a sustainable product and meets the demands of our customers who seek 
the recreational opportunities and connection to the natural landscape. Over the last ten years 
and through the successful operation of multiple camps, we have created a business that meets 
the above criteria and is supported by information in ED 1-2.  
 
 
Goal T1: provide well-maintained transportation infrastructure including roads, paved pathways 
and sidewalks 
1.1 Improve the conditions and safety for vehicles, bicycles and pedestrians of existing 
transportation infrastructure, especially roads important for agriculture. 
1.3 New development will provide adequate transportation facilities to accommodate needed 
services 
1.4 Provide/promote off-road transportation corridors to and from Public Lands suitable for both 
motorized and non-motorized vehicles 
 
Access to the property on which the project will be constructed is by way of Highway 33 and Old 
Jackson Highway, which parallels the western boundary of the property.  The roadway 
approach/access to the camp is directly off of E 10800 S/Moose Creek Road.  Vehicular traffic at 
the camp is limited to the primary access road and parking areas near the entrance and 
Lobby/check in tent. All parking for the proposed project is accommodated on site. At-grade cart 
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paths and foot paths provide internal pedestrian circulation.  Staff utilizes golf carts for guests, as 
well as housekeeping and maintenance onsite.  All proposed access roads, cart paths and foot 
paths are designed at existing grade and surfaced with gravel.  No paved areas are proposed.   

Based on a traffic analysis completed for the project, and included within the attached appendix, 
the incremental traffic created can be accommodated by the existing transportation 
infrastructure. Dust mitigation is proposed along Moose Creek Road approaching the property 
and on roads within the camp. 

From the site, multiple trails exist accessing recreational opportunities on adjacent public lands 
and for non-motorized access into Victor and Driggs. These existing trails as well as proposed 
ones appear within the Teton County Recreation and Public Access Master Plan. More 
specifically, east of the property, Moose Creek Road provides access to Caribou-Targhee 
National Forest roads and the Moose Creek Trailhead for recreational use. Under Canvas will 
coordinate with Caribou-Targhee National Forest Ranger District to ensure all appropriate 
requirements are met for recreational activities on Forest Service land.  In addition, access to the 
Perimeter Trial and the Rail-to-Trail Pathways outlined in the Comprehensive Plan is readily 
available to the guests of the camp providing the opportunity for activities such as biking into 
Victor via the Old Jackson Highway segment of the Rail-to-Trail Pathway and hiking/biking on 
existing Forest Service trails.  

Goal NROR 1: Conserve our public lands, trail systems and natural resources (air, water, wildlife, 
fisheries, wetlands, dark skies, viewsheds, soundscape, soils, open space and native vegetation). 
1.5 Ensure adequate wastewater treatment 
1.6 Encourage the conservation of high water quality in rivers and streams 
 
Under Canvas develops and operates all of its camps in environmental contentious, sustainably 
minded manner and will comply with all state and local regulations designed to protect natural 
resources. This specific goal and associated policies of the Comprehensive Plan is achieved by 
the Under Canvas Grand Teton project in the following way: 

 
In accordance with Idaho Department of Environmental Quality standards and Teton County 
Code, Title 9-3-2(C-3-B), a level 1 Nutrient/Pathogen Evaluation was completed for the proposed 
project since it is designed to receive 2,500 gallons per day or more effluent and the site lies 
partially within the WW Wetland and Waterways Overlay Area associated with Trail Creek. The 
objective of a Level I Nutrient-Pathogen (NP) Evaluation is to evaluate the impact of the 
proposed LSAS to groundwater and surface water quality and takes into consideration the 
hydrogeologic conditions of a site, and the results help determine the appropriate number, type, 
and location of on-site wastewater treatment systems for a proposed development. The NP 
Evaluation is a tool to help guide development to minimize adverse impacts to groundwater and 
surface water quality. Based on the Level I NP Evaluation completed for the Under Canvas Grand 
Teton Camp, it was concluded that a standard septic system and large soil absorption area will 
be adequate and no impact to groundwater or to Trail Creek is expected. 
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Trail Creek and String Canal both pass through the western portions of the property. No 
improvements are proposed near these water features and camp improvements have been 
clustered to the furthest most eastern portions of the site. In addition, grading for the proposed 
project will be minimal in keeping with Under Canvas’ goal of preserving as much of the sites 
natural character as possible. All proposed site clearing, grading and excavation activities with 
comply with Idaho Department of Environmental Quality regulations designed to ensure water 
quality. 
 
Goal NROR 4: Balance private property rights and protection of our natural resources 
4.1 Ensure that development regulations balance natural resources protection, viewshed 
protection and growth, are clear and predictable and preserve the economic value of the land 
 
As outlined throughout this narrative, the proposed project has been designed and evaluated in 
accordance with all pertinent regulations of the Teton County Land Use Code to ensure that this 
private property can be put to beneficial economic use while balancing protection of natural 
resources. 
 
Goal NROR 5: Recognize, respect and/or mitigate natural hazards, including but not limited to 
flooding, earthquakes, landslides, radon and fires 
5.1 Ensure that regulations minimize the detrimental effects of natural hazards and their 
inherent risks. 5.2 Hazardous areas that present danger to life and property from flood, forest 
fire, steep slopes, erosion, unstable soil, subsidence or other hazards will be delineated, and 
development in such areas will be carefully controlled or prohibited by a rigorous building code 
and permitting process.  
5.3 Develop strategies to protect life and property from natural hazards. 
 
 
The proposed project will comply with all regulations of the Teton County Land Use Code and 
building code including those designed to minimize the detrimental effects of natural hazards. 
The project site is located within the Foothills land area as designated in the Teton County 
Comprehensive Plan. The Foothills are characterized by “rolling or steep topography and harsh 
wind and weather or are in the wildland/urban interface area. The boundaries of the Foothills 
areas were generally defined by the toe of the mountain slopes and the edge of heavy forest or 
vegetation. Due to their proximity to the forested public lands, these areas have high wildfire 
hazard and wildlife value.” In consideration of this foothill setting, the project site has been 
design such that development on the steepest parts of the site is avoided and existing trees 
provide wind buffer for proposed tents otherwise not feasible within the open fields of the 
western edge of the property. Property areas designated as within 100-year flood plain will be 
unaltered and undeveloped as part of the proposed project. A Fire Protection Plan has been 
developed outlining fire prevention measures and evacuation procedures and will be reviewed 
by Teton County Fire Protection District. The details of this Fire Protection Plan will be integrated 
into an Emergency Action Plan to be used in the operation of the camp outlining staff training 
and emergency protocol for safe camp operation. 
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Goal NROR 8: Respect sensitive habitat and migration areas for wildlife. 
8.2 Work with landowners, the Idaho Department of Fish and Game, other state and federal 
agencies, non-governmental organizations, and other natural resources professionals to utilize 
wildlife habitat and species information and other tools (such as Western Governors Association 
Crucial Habitat Assessment Tool and the Wildlife Overlay Map), including new information as it 
becomes available, to make land use and site planning decisions.  
8.3 Minimize the cumulative impacts of development on wildlife and wildlife habitat.  
8.4 Protect and/or improve the diversity of native vegetation.  
8.5 Protect and improve riparian and aquatic habitats.  
8.6 A Wildlife Impact Mitigation Plan shall be developed for any development project which 
impacts an important habitat or which presents concerns of detrimental human-wildlife 
interaction. Requirements and performance standards for the mitigation plan shall be clearly 
established in the Zoning and/or Subdivision Ordinance and shall be the basis for approval of the 
plan. 
 
The property on which the project is proposed is located in an existing developed neighborhood 
surrounded by residential development and open space, all of which are located with the 
Wildlife Habitat Overlay. Similar to neighboring properties improved with residences, the project 
site has seen both present and historic human impact as it was previously improved for farming 
with an existing barn on the property and is now characterized by overgrown fields.  Based on 
the existence of this overlay, a Natural Resource Assessment inclusive of an Impact Analysis and 
Mitigation Plan was voluntarily undertaken informing project design and evaluating how the 
camp will be operated so as to avoid and mitigate impacts to wildlife habitat. For this 
assessment, coordination with Idaho Department of Fish and Game was undertaken to 
understand wildlife patterns on the subject property and in the surrounding area. The project 
was designed in such a way that clustered development on the property, maximizing open space, 
preserving a wildlife corridor and leaving the portions of the site through which Trail Creek 
passes un-impacted by the proposed development. Of the 92 acre site, less than 25% will be 
improved for the proposed camp and less than 5% of the site will be impacted by physical 
improvements. In addition to the design elements proposed to avoid and mitigate impacts of the 
proposed project wildlife habitat, the Mitigation Plan outlines additional efforts that will be 
undertaken to allow for the restoration, enhancement and reintroduction of native vegetation to 
the site.  
 

  



18 | P a g e  
 

Conclusion:  

Under Canvas prides itself in taking the upmost care during construction and operations to 
minimize impact to the surrounding community and to preserve the natural landscape, providing 
guests a profound connection to nature.  Water conservation and sustainability are fundamental 
elements to every Under Canvas camp.  Under Canvas Grand Teton will provide economic 
stimulus to the area by providing employment opportunities, tourism to local vendors, and 
additional tax dollars.  Teton County is a beautiful area and the Under Canvas camp will provide a 
place to enjoy all the natural beauty the area has to offer without the heavy footprint of 
traditional accommodations.  Under Canvas is looking forward to serving the community and the 
opportunity to present our project.  




