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December 17, 2019 

 

Teton County Idaho Planning and Zoning 

 

Subject: Under Canvas Moose Creek CUP Application of 11/21/19 

 

1. The following are our comments on the subject CUP application.  These comments supplement 

previously submitted comments identified as footnotes 1 and 2. 

 

1. The applicant does meet the definition of a campground. 

Section 8-4-2 of the Teton Code States” 

CAMPGROUND, RV  A parcel of land under single, unified ownership or control, within PARK OR TRAVEL  which 

spaces are rented or used by the ownership for occupancy by two TRAILER CAMP:  (2) or more recreational 

vehicles and may include tent sites, cabin sites,   or travel trailer sites for nightly or short-term rental.   

HOTEL/MOTEL: Any building or portion thereof containing guest rooms used, designed to be used, let or hired 

out for occupancy by persons on more or less a temporary basis. 

We maintain that the applicant’s application is in fact an application for a seasonable hotel and does 

not meet the definition of a campground. 

This position is supported by the following: 

 The application does not provide for any recreational vehicle occupancy 

 The application does not provide for any guest tent sites 

 The application provides only for the occupancy of guest tents.  The guest experience as 

described on the applicant’s web site (www.undercanvas.com) is: “Immerse yourself in the 

great outdoors without forgoing the comforts of home. Experience starry night skies, wild 

landscapes, healthy cafe-style dining, and a luxurious private tent. Our safari-style canvas tents boast 

optional en suite bathrooms, king size beds, daily housekeeping, and wood-burning stoves. Our tents 

are comfortable enough to rival a hotel room” 

 Pricing:  We performed a cursory examination of lodging costs near Yellowstone Park.  Costs ranged 

from $27 for tent sites at Madison Campground to $252 for a lodge at Lake.  An Under Canvas one 

night stay at Yellowstone for one night checking in June 2 is currently quoted from $264 and up.  

Describing one’s operation as a campground carries with it an expectation of a campground price.  A 

hotel pricing structure exposes the applicant for what they want to build, a seasonable hotel.  One 

can debate whether a soft-sided tent is a “building or portion thereof” as stipulated under the 

definition of a hotel or a “cabin site” under the definition of a campground.  There are a plethora of 

                                                           
1 Bill & Holly Hurt email to Teton County PZ, August 6, 2019, Hurt Comments on Moose Creek Ranch 
2 Bill & Holly Hurt email to Teton County PZ, November 20, 2019, Additional Hurt Comments on Moose Creek 
Ranch November 19 2019  
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comparisons that can be made to beach-front cabanas operating as hotels all over the world.  The 

application as written must be denied since it describes a hotel. 

 Food Service: The supplicant states “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”.   

2. Devaluation of Residential Property:  RP03N46E198075 and RP03N46E198100 would be 
completely encircled by this commercial operation.  Our property is 1000 feet from the north 
boundary of this commercial venture. One of the biggest concerns that homeowners have when 
commercial developers begin purchasing plots of land close to them is whether or not the 
projects planned will significantly increase the amount of vehicle traffic in the area. A surefire 
way to hurt property values and reduce buyer interest in neighborhoods is to make them hard 
to access due to constant traffic.  A significant increase in the number of individuals near a 
residential area could also deter new parents who may be seeking a neighborhood that is safely 
isolated from denser areas. We bought our property in Game Creek in 1982 because of the low 
housing density, low traffic, and natural beauty.  The applicant’s proposal will permanently 
degrade the quality of life in this area of the valley. 

3. Traffic Study:  The applicant’s traffic was not performed during the summer operating season 

nor was it performed during peak “commuter” hours of 6:30 AM to 8 AM.  The study incorrectly 

states the speed limit on the Old Jackson highway as 25 mph.  It is posted at 35 mph.  The study 

does not address impacts of traffic entering Victor from the south on the Old Jackson Highway 

through the intersection of Elm Street and North Agate.  During the school year, this additional 

traffic will have a direct impact on the safety of students accessing the new elementary school 

by foot as well as vehicles transporting children to the school.  The applicant’s data obtained on 

November 12-13, 2019 is completely irrelevant to the expected traffic count during peak 

summer season.  Without accusing the applicant of any nefarious action, one has to question 

the sincerity of their intent to address the Teton County Code given this glaring omission of 

relevant traffic data.  While not required by Teton County regulations, cumulative impacts 

associated with the proposed Moose Creek Ranch CUP application are not addressed.  The 

County needs this information before they can proceed with any meaningful deliberation on 

either proposal and there is no pathway towards acquiring this data. 

4. Wood Stoves and Wildfire Plan:  The potential use of up to 90 wood stoves in a high density 

setting should be a non-starter. This resultant wood smoke will have direct negative effects on 

surrounding areas and is not consistent with the Scenic Corridor Goals.  Having this many people 

with the proposed density will increase the likelihood of a wildfire ignition source.  Locating the 

guest sites in the wooded hillside dramatically exacerbates the wildfire risks and likely result in 

any ignition event during “red flag conditions” propagating into adjoining federal lands where 

there are not roads and limited ability to control fires short of aircraft. 

The proposed water storage system will likely be adequate until the power goes out.  Whereas 

hotels are not required to have backup generators, they are required to have sources of water 

for fire protection not affected by their off-site power. 

The applicant’s fire hazard severity form does not address the risks associated with a 

commercial kitchen.  Commercial kitchens especially those with fryers dramatically increase the 

chance of an ignition evert.  

5. The Application is in direct conflict with the Comprehensive Plan. 
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Chapter 5 of the Comprehensive Plan contains the following language. 

Foothills: The Foothills are located on the eastern and northern slopes of the Big Hole Mountains, the 

western slope of the Teton Range and the northern slope of the Snake River Range.  These areas 

have 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.  Some access to adjacent public land exists and 

the area is highly visible from the valley floor. Due to their remote location, public water and sewer 

service is not available in the Foothills.  Desired future character and land uses include: 

 Low residential densities with provision for clustering/conservation development 

 Residential development clustered to respect topography 

 Access points to public lands 

 Conservation and wildlife habitat enhancement 

 Wildland-Urban interface 

 Development regulated by overlays and development guidelines to protect natural resources 

and improve public safety 

Conflict areas include 

a. A proposal for over 90 guest sites with associated infrastructure clearly violates the low density 

provision of the plan. 

b. The proposal would decimate existing wildlife corroders through the area. (See number 6 

below).  The applicant mentions the wildlife overlay in passing but is completely deficient is 

addressing wildlife impacts. 

c. The proposed wildland/urban interface is a step change; going from an area essentially 

managed as wilderness to what is in our opinion a commercial hotel. 

d. The lack of any meaningful data makes is hard to predict the future of traffic impacts.  AS 

everyone knows, Teton Pass traffic is an issue.  This proposal will add more stress with no 

benefit to Idaho.  As noted in our November 20, 2019 email, the applicant is silent on plans to 

utilize the Old Jackson Highway as a gateway to the Pass bike trail and how their operation 

would impact this.  The application is also silent regarding that the Old Jackson Highway is 

already designated as a shared use (horses, cars, walkers, bikes) roadway.  Several hundred 

more auto trips plus associated traffic with facility maintenance (i.e. large food service trucks) 

will impact public safety. 

 

6. The application is deficient with respect to wildlife impacts 

 The applicant provides the following goals: 

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 

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 
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mitigation plan shall be clearly established in the Zoning and/or Subdivision Ordinance and shall be the basis for approval 

of the plan.  

The application proposes to build all of their guest sites on the east portion of the property which is 

the principal wildlife migration route.  If the applicant was sincere in address their wildlife goals, 

they would build the guest sites as far from the wooded portion as possible.  There are several 

homeowners in the Game Creek area that have extensive knowledge of wildlife movements in this 

area.  This knowledge is based on years of direct observation through hunting and from data 

obtained with trail cams.  As most people know, the animals tend to move through areas at tree 

lines.   This affords them some protection as they are not readily observable as they would be in an 

open field.  Thus we were dumbfounded when we saw the proposal to put guest sites on the hillside 

within the trees and then more dumbfounded seeing the proposed 33 acre wildlife habitat area in 

the open meadow.  While moose are somewhat tolerant of people, elk, deer, cougar, wolves, bear 

and others will be displaced.  Bear human interactions are likely given experiences in Game Creek.  

To underscore how important this area is to wildlife, the eastern land adjoins a winter closure area 

(Thanksgiving through April 15).  While not expected to be an issue in the fall, any operations in April 

will have a negative impact on local wildlife. 

Another omission in the application is any discussion of the impact of dogs in close proximity to 

wildlife.  A few dogs will obviously have little impact.  90 guest sites with potentially dozens of dogs 

will affect the wildlife.  There is a reason dogs are not allowed off trail in National Parks. 

To summarize this one issue, a slick proposal with idealistically stated goals coupled with a wildlife 

plan prepared by persons with no apparent knowledge of the local situation, and selecting the worst 

possible location on the site to house guests demonstrates the applicant’s sincere lack of 

commitment to do the right thing for Teton Valley wildlife. 

 

 

 

7. Lack of Economic Benefits 

The applicant states in their application: 

 There will be no permanent structures. 

Wildlife Winter Closure 

Applicant Site 
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 The operating season will be from April under October weather permitting 

 80% of the guests are expected to recreate in Teton County Wyoming 

 The owners are from out of state 

Given the above, there is a dearth of information in the application about what the real 

economic benefits are to Teton County Idaho.  We get more seasonable jobs, little taxable 

infrastructure and the profits go out of state.  The 80% guest population that is expected to 

recreate in WY will likely spend their money in Wyoming with no real benefit to Idaho. The 

State of Idaho would only receive income from associated Idaho income. 

The following shows the Criteria for Approval of a CUP from the Teton County Idaho Zoning Ordinance 

following by our opinion of compliance. 

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:  

  

Criteria Pass/Fail Comment 

a. The location of the proposed use is 
compatible to other uses in the general 
neighborhood. 

Fail The proposal essentially 
invades a quiet rural 
residential neighborhood 
with a high-density cleverly 
disguised hotel.  The 
proposal is also not 
consistent with the current 
operation of a dude ranch at 
Moose Creek/ 

b. The proposed use will not place 
undue burden on existing public 
services and facilities in the vicinity. 

Fail The proposed facility will 
overload the shared use Old 
Jackson highway and the 
current access point to 
Highway 33. 

c. The site is large enough to 
accommodate the proposed use and 
other features as required by this title. 

Pass  

d. The proposed use is in compliance 
with and supports the goals, policies, 
and objectives of the comprehensive 
plan. 

Fail The proposal fails miserably 
is this area.  See number 5 
above. 

 

In summary, 

 The subject application should be denied since the proposal is for a seasonable hotel 

disguised as a campground. 

 The proposal fails several criteria required for approval of a conditional use permit. 
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 Building a dispersed hotel in a forested setting adjacent to residential homes without 

adequate fire protection is a ticking time bomb. 

 As proposed, wildlife impacts are judged significant due to the location of the guest sites. 

 The superficial nature of the applicant’s traffic and wildlife measures calls into question the 

integrity of the applicant to seriously comply with any meaningful measures to mitigate 

impacts.  They clearly want to permanently alter an undisturbed piece of property, be as 

close to Jackson as they can, and take their profits to another state.  

 

Respectfully 

Bill & Holly Hurt 
Victor ID  83455 
 














