
 
 

 

January 3, 2019 
 

Teton County Planning & Zoning Commission 
150 Courthouse Drive 
Driggs, ID 83422 
 
Re: Under Canvas CUP 
 
Dear Members of the Commission: 
 
We find that the Conditional Use Permit (CUP) application is incomplete and requires a 
continuance. The needed information is as follows: 
 

1. A revised Natural Resource Analysis, with the following information (for details, see 
the attached memo from Megan A. Smith of EcoConnect Consulting): 

a. Wildlife habitat movement; and 
b. Impacts to natural vegetation and ecological function; and 
c. An alternatives analysis. 

 
2. A revised traffic study with the following information: 

a. An analysis using ITE trip generation rates or other industry standards; and 
b. An analysis of impacts to the Old Jackson Highway multi-use shared road. 

 
Please note that this information likely will not address the fundamental issues associated 
with this application, which are summarized below. 
 
SUMMARY 
 

● The proposed use is not compatible with the surrounding neighborhood, which is 
defined by low-density single-family residential development and critical wildlife 
habitat. The current Comp Plan (2012) and prior Comp Plan (2004) direct 
commercial uses of this intensity toward cities. The surrounding neighborhood 
already has its fair share of commercial development with the existing Moose Creek 
Ranch development, a grandfathered use.  
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● Commercial development is inherently different from residential development, 

especially a use that will bring hundreds of transient guests.  
 

● Comparing this proposed development to hypothetical development is not 
worthwhile. The P&Z is charged with reviewing this application and associated 
information, not weighing hypotheticals.  

 
● The nature of the proposed use is akin to a resort hotel, not a campground. Units are 

furnished, housekept, and some include ensuite lavatories. On-site food service is 
proposed. Potential staff include maintenance, kitchen, housekeeping, reception, 
night audit, and management.  
 

● Teton County code clearly directs development to avoid natural resource 
disturbance. This proposal sites development almost exclusively in Indicator 
Species habitat, despite the abundance of non-habitat lands in the site area. Idaho 
Fish & Game (IDFG) still has yet to comment.  
 

● The traffic study fails to acknowledge or analyze the pedestrian and bike impacts to 
Old Jackson Highway, a designated Multi-Use Shared Road. 
 

● The traffic study underestimates trip generation rates.  
 

● The project will burden an already-burdened Teton Pass corridor.  
 

● The project may require excessive code enforcement and create a public service 
burden. 
 

● The project may burden the Teton County Housing Authority.  
 

● The project’s guest capacity will be almost equal to the population of Tetonia, but on 
a site ¼ of the size.  
 

● The project does not support the goals, policies, and objectives of the 
Comprehensive Plan.  

 
We elaborate on our comments in response to the CUP approval criteria in Title 8 below.  
 
FINDING #1. The location of the proposed use is compatible to other uses in the general 
Neighborhood. 
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The Moose Creek Neighborhood is already overloaded with legacy development.  
 
The Moose Creek neighborhood, which we define as the area south and east of the City of 
Victor Area of Impact, (AOI), is distinct in its abundance of open spaces and legal 
nonconforming development. The vast majority of the lots in this area are in subdivisions 
platted before Teton County adopted zoning (e.g. Dustin Subdivision, TC Subdivision, 
Edgewood Estates). Much of the lands south and west of Hwy 33 were placed in a 
conservation easement by Prometierra, LLC in 2008. Then there is Moose Creek Ranch, a 
legal nonconforming dude ranch/campground/recreation area that has been in existence 
since the 1970’s.  
 

 
The Moose Creek Neighborhood 

 
The application uses these nonconforming characteristics to set the tone for development 
in the neighborhood. However, Teton County adopted zoning in response to this type of 
development. Since the adoption of zoning in 1993, the trajectory has been clear. A  
 
Comprehensive Plan was adopted in 2004 that directed commercial development to the 
cities. Then a revised Comprehensive Plan was adopted in 2012 that reinforced this 
principle. Teton County has clearly designated this neighborhood for low density 

Prometi
 Subject Property 
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residential development and has made it a conservation priority. The voluminous amount 
of public input and resulting policy cannot be ignored.  
 
Despite the presence of a grandfathered use like Moose Creek Ranch, the neighborhood is 
overwhelmingly residential. Moose Creek Ranch is a legal nonconforming (grandfathered) 
use  - not a precursor for more commercial development. The Moose Creek neighborhood 
has tolerated more than its fair share of commercial development in the form of this legal 
nonconformity. More commercial development will upset the fragile co-existence of 
commercial and residential uses in the Moose Creek neighborhood.  
 
Commercial development is not compatible in a neighborhood defined by residential 
development.  
 
Commercial development is inherently different from residential development. Residential 
development forms communities where residents know their neighbors, and impacts are 
often mitigated through neighborly cooperation and customs. A commercial campground, 
on the other hand, will bring in hundreds of transients that have little awareness or 
familiarity with the neighborhood. Headlights, bleeping car-locks, lost guests turning 
around in private driveways, late-night returns from area attractions, and countless other 
impacts will result from this commercial development.  
 
Hypothetical development potential is irrelevant to this application. 
 
The applicant cites the development potential allowed by the A/RR-2.5 zoning district as 
justification for this use. Consideration of phantom development proposals is tenuous at 
best. It is an exercise that ignores many of the real-world constraints that have prevented 
maximum development potential to date. The subject property has been zoned for A/RR-
2.5 for 27 years. If a maximum development scenario were likely, it would have happened 
by now. But the important point is that the P&Z must make findings for this application. 
Any individual development application will require another set of findings based upon the 
review criteria for a specific application and the information compiled specifically for said 
application. Weighing hypotheticals only muddles the P&Z’s analysis of this very real and 
very specific proposal. It also requires the impossible task of speculating about everything 
and anything that could be developed - and the myriad ins and outs of the public review 
process.  
 
The proposed use may be incorrectly categorized. 
 
We question the use designation, “Campground, RV park, Travel Trailer Camp,” which is 
defined in Title 8 as follows: 
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“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.” 

 
Please note the use of the term “site.” The intent of the above is to provide sites for which 
invitees bring their own tent, RV, or other shelter. We acknowledge that “cabin sites” may 
infer an on-site structure, but the definition states that campgrounds “may include” certain 
shelter types. This provides the county with broad discretion in the already wide latitude it 
has in administering Title 8.  
 

 
Under Canvas facilities offer resort-style amenities 

 
The amenities provided seem more akin to a hotel/motel than a campground. Beds and 
furniture are provided, as well as housekeeping services, with some of the units having en-
suite lavatories.  A commercial kitchen is proposed to offer on-site meals to guests. Staff 
includes “maintenance, housekeeping, kitchen, reception, night audit and management and 
are staffed 24/7 during the operating season.” The type of occupancy contemplated in the 
application - as well as the staff and facilities required - is not typical of the type of 
campground contemplated by Title 8. It is more typical of a hotel/motel, which is defined 
as: 
 

“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.” 

 
In considering which definition is appropriate, it’s perhaps worthwhile to explore the 
buildings proposed, determine if some of the buildings (or building frames) stay on-site 
year-round, the provision of potable water and wastewater facilities, and industry 
classification per the North American Industrial Classification System (NAICS).  
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Wildlife is unnecessarily impacted.  
 
The surrounding neighborhood is known for its abundance of wildlife resources. Based 
upon the applicant’s Natural Resource Analysis, it appears the highest value habitat on the 
site, Mountain Shrublands and Forested Riparian, is where the majority of the development 
is proposed. From the analysis: 
 

“The mountain shrublands habitat type is a valuable and limited resource in 
this portion of Teton Valley. It is used on a year-round basis for foraging, cover, 
and nesting by a diverse array of wildlife species including the targeted 
indicator species. Since it occurs at a lower elevation, mountain shrublands 
habitat serves is accessible later in the fall and earlier in the spring than high 
elevation habitats. It is productive habitat that provides dense, effective hiding, 
thermal, and nesting cover and produces a substantial amount of forage for the 
indicator species, including woody and herbaceous vegetation, berries, and 
small mammals. Unfortunately, this habitat type is often targeted for 
development because it offers elevated views and proximity to forests and 
associated wildlife. This development can put additional pressure on wildlife 
that use these habitats.” 

 
We assume one of the project’s objectives is to offer luxury accommodations in a high-value 
natural environment. Teton Valley is part of the Greater Yellowstone Ecosystem (GYE), the 
only intact ecosystem in the Lower 48. We believe that unnecessary incursion into key 
habitat is irresponsible and undermines our duty as a community to protect this globally-
significant resource. 63.1 acres of the site is covered by non-indicator species habitat; 
disturbance surely can be avoided. Title 8 defines mitigation as follows:  
 

“A design, action, or facility offered by an applicant for development approval, 
or required by Teton County as a condition of development approval, in order 
to  
 
avoid, minimize, or offset negative impacts of development that would or might 
otherwise occur. Avoidance of impacts and minimization of impacts are 
preferable to offsetting mitigation measures. Mitigation shall be conducted 
onsite unless all efforts to mitigate for development related impacts onsite have 
been exhausted, in which case offsite mitigation proposals will be considered.” 

 
The logical step in mitigating wildlife impacts is to eliminate disturbance to all indicator 
species habitat. This is especially true given the fact that the entire site lies within the 
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Wildland Urban Interface (WUI); the Teton County Community Wildfire Protection Plan 
(CWPP) recommends 3-5’ clearance of flammable understory vegetation around structures 
in the WUI. With over 90 structures, the disturbance will be significant.  
 

 
Despite the abundance of agricultural meadow on-site, the vast majority of the development is proposed in 

indicator species habitat.  
 
At the very least, the applicant should prepare an alternatives analysis to present 
alternative site designs with the lowest possible level of habitat disturbance and lowest 
possible impact to surrounding properties. More information about big game movements is 
also needed. An alternatives analysis should also include the entire 22.2-acre area of 
disturbance, not just the 3.5 acres of direct disturbance (for more information on our  
 
recommended areas of further study, see the attached memo from Megan Smith of Eco-
Connect Consulting). The alternatives analysis should also include neighborhood 
compatibility. We note that avoiding wildlife impacts while simultaneously limiting 
neighborhood impacts could be very difficult - if not impossible - and may demonstrate the 
fundamental incompatibility of this use in this neighborhood.  
 
Finally, we note that Idaho Fish & Game (IDFG) is customarily is given 45 days to review a 
Natural Resource Analysis. We understand that the Planning & Zoning Department sent the 
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analysis to IDFG on December 9, which means the IDFG review period has not closed. We 
recommend the P&Z continue the application until IDFG has been granted a complete 
review period.  
 
FINDING #3. The proposed use will not place undue burden on existing public services 
and facilities in the vicinity. 
 
Traffic Impacts 
 
According to County GIS records, Old Jackson Highway and E 10800 S (Moose Creek Road) 
are both designated as a “minor neighborhood road.” We assume this is synonymous with 
the “local roads” designation in the Teton County Transportation Plan and the applicant’s 
traffic study. From the applicant’s traffic study: 
 

“For Teton County Public Works Director/County Engineer consideration: As 
stated in the Teton County Highway and Street Guidelines, which references 
AASHTO standards, “Local roads generally have an ADT (Annual Daily 
Trips) of less than 150 vehicles per day, although many exceed this value”. 

 
The applicant’s traffic study concludes that, despite the projected ADT of 234, road 
improvements are unnecessary, especially given the flat topography of the Moose Creek 
Road/Old Jackson Highway intersection. We feel this conclusion fails to consider several 
important issues: 
 

1. Old Jackson Highway is not only a local road, but a recognized “shared road.” 
Teton County, along with Teton County, Wyoming, the City of Victor, and Friends of 
Pathways applied for and won funding from the Federal Highway Administration’s 
(FHWA) Public Lands Highway Discretionary Program in 1999, 2000, and 2001.  
This funded the Teton Pass Trail Project, a decades-long (and on-going) effort to  
 
 
provide a continuous recreational trail over Teton Pass. In a rigorous planning 
exercise, the  
 
project partners opted to route ped/bike traffic on Old Jackson Highway (OJH) due 
to the presence of wetlands for much of the trail’s 2.8-mail OJH segment. Of the $4 
million contributed by FHWA, Teton County, WY, Teton County, ID, and the City of 
Victor, $1,116,800 was spent planning, designing, and improving OJH as a multi-use, 
low-speed, shared road. It is important to note that OJH was improved with funds 
earmarked for pathways - not roads. Teton County, ID has since administered a bike-
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friendly maintenance program for the road, with specialized chip-sealing and other 
measures.  The substantial community investment into the multi-use OJH warrants 
lower ADT thresholds. Anything above an 
ADT of 150 will place undue burden on this 
much-used multi-use shared road.  
 

2. The trip generation rates in the traffic 
study are wildly inconsistent with 
industry standards. The traffic study uses 
an ADT of 2.6 trips per unit, a figure Under 
Canvas developed independently for their 
property in Valle, AZ. This locale is very 
different from the subject property. Valle is 
tiny (pop. 832) and remote. It has two gas 
stations, several gift shops, a small post 
office, and is 22 miles from the nearest 
town. By contrast, the Moose Creek site is 
within several miles of countless amenities 
and attractions, which generate daily 
vehicle trips.  For reference, the Institute of 
Transportation Engineers (ITE) Trip Generation Rate Manual estimates an ADT of 
74.38 per acre of campground; when this figure is applied to the 22.2-acre area of 
disturbance, the ADT of 1,651. “Glamping,” by definition, is “outdoor camping with 
amenities and comforts (such as beds, electricity, and access to indoor plumbing) 
not usually used when camping.”1 As stated in our previous finding, glamping is 
essentially a hybrid between a campground and a resort (with this proposal leaning 
toward the latter). If the ITE figure for a resort  
 
hotel is used (13.43 per room), the ADT for this 90-unit development is 1,209. Given 
the disparity between the applicant’s figures and those from ITE, it is doubtful the 
traffic study accurately measures traffic impacts.  
 

3. The project will contribute to the current traffic crisis on Teton Pass and in 
Jackson Hole. In 2018, Teton County, Wyoming issued an Annual Indicator Report 
finding that Vehicle Miles Traveled (VMT’s) in Teton County had surpassed traffic 
levels anticipated in the year 2035. From the report: 

 

 
1 "glamping." Merriam-Webster.com. 2019. https://www.merriam-webster.com (31 December 2019) 

https://bloximages.newyork1.vip.townnews.com/jhnewsandguide.com/content/tncms/assets/v3/editorial/8/0e/80e343f7-427b-508b-8f0d-dbf4d9c6dea6/5c7f6261ec9ac.pdf.pdf
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“In the meantime, the less emphasized goals in the Comprehensive Plan 
need attention. Vehicle Miles Traveled (VMT) in 2017 exceeded the 
community’s goal for 2035. Job growth continues to occur faster than 
the community can accommodate, despite extensive land use control 
efforts.” 
 

In 2018, WYDOT Route 2000 (which includes Teton Pass and WY Hwy 22) had a 
VMT figure of 191,819 and an Average Annual Daily Trip (AADT) figure of 
10,229.This is almost double 2013 levels. Traffic is a regional problem that must be 
addressed regionally, and we are not comforted by the fact that the traffic study 
estimates that 80% of all traffic will go over Teton Pass. Much of the job growth in 
Jackson Hole is absorbed by Teton Valley, its primary commutershed. Teton Valley 
residents who commute to Jackson will be the most impacted by traffic from the 
proposed use.  

 
Code Enforcement 
 
In order to ensure that the development, as proposed, will adhere to the statements made 
in narrative, a Teton County would not only need a litany of conditions to accompany 
development approval - but also the capacity to enforce them. Campfires, areas of 
disturbance, quiet hours, wastewater strength/discharge, water consumption, public 
relations, and countless other impacts are proposed to be self-regulated. Though they could 
be incorporated as conditions of approval, it is doubtful that Teton County has the capacity 
to enforce them. Since approvals run with the land, this issue could be compounded by a 
successor owner who does not share the vision or philosophy of the applicant. When 
considering the durability of a conditioned approval, it is probably best that the P&Z 
consider the current level of resources available for code enforcement. Otherwise, this use 
has the potential to create decades of code enforcement headaches. This will unduly 
burden public services.  
 
 
Housing 
 
It is not clear what the 20-30 staffers will be paid, and if it will be enough to afford a home 
or apartment in Teton Valley. Even if livable wages are paid, the inventory of homes and 
apartments affordable to households at 120% Area Median Income (AMI) or less is very 
low. New inventory is severely constrained by local construction costs, and units affordable 
to those at or below AMI will likely require some kind of subsidy. This will likely create a 
burden on the newly-created Teton County Housing Authority, which is charged with 
implementing housing strategies for the Teton County workforce.  

http://www.dot.state.wy.us/files/live/sites/wydot/files/shared/Planning/VMB/2018-VMB-1.pdf
http://www.dot.state.wy.us/files/live/sites/wydot/files/shared/Planning/VMB/2018-VMB-1.pdf
https://www.driggsidaho.org/use_images/community_development/hna-final-11-18-14.pdf
https://www.driggsidaho.org/use_images/community_development/hna-final-11-18-14.pdf
https://www.driggsidaho.org/use_images/community_development/hna-final-11-18-14.pdf
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FINDING #3. The site is large enough to accommodate the proposed use and other 
features as required by this title. 
 
Though the site is 90 acres, it has very sensitive surroundings. A commercial campground 
with a potential occupancy of 255 will undoubtedly affect the quality of life for surrounding 
neighbors and wildlife. The total occupancy is almost equal to the City of Tetonia (pop. 
280). Tetonia city limits comprise some 340 acres, is mostly flat, has direct access to a state 
highway, is located almost entirely outside of a wildlife overlay, and is not in an established 
rural neighborhood. A development of this intensity on a site this small is not appropriate, 
even by urban standards.  
 
FINDING #4. The proposed use is in compliance with and supports the goals, policies, 
and objectives of the comprehensive plan. 
 
In order to determine conformance with the Comprehensive Plan, we believe best practice 
dictates the following review sequence: 
 

1. Review for consistency with the Preferred Land Use Map (PLUM) (or “Framework 
Map” in Teton County parlance) and associated land use designation; then 

2. Review for consistency with Chapter 5 Goals and Policies; then 
3. Review for consistency with Chapter 6 Implementation. 

 
The subject property is located within the Foothills land use designation on the 
Comprehensive Plan Framework Map. The Comprehensive Plan defines Foothills as areas 
with “rolling or steep topography and harsh wind and weather or are in the wildland/urban 
interface area,” “by the toe of the mountain slopes and the edge of heavy forest or vegetation,”  
 
 
and “due to their proximity to the forested public lands, these areas have high wildfire hazard 
and wildlife value.” Desired characteristics of Foothills are delineated as follows:  

 
● 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. 
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This proposal fails the first test in 
the review sequence. It is a 
commercial development, and an 
intense one at that. No public access 
to public lands are provided. 
Wildlife habitat will be adversely 
affected - not conserved or 
enhanced. The project will likely 
increase the chance of wildfire. The 
Wildlife Habitat Overlay and other 
provisions of county code strongly 
encourage the avoidance of natural 
resource disturbance.  
 
The “Framework Map” in the 
Comprehensive Plan is a very 
important tool. It is the context, or 
“framework,” by which the plan’s 
goals and policies are to be 
interpreted and implemented.  
Many of the goals and policies listed 
by the applicant are out of context, 
or are  
 
actions to be undertaken by 
governments, nonprofits, or  
 
 
community groups - particularly in 

regard to economic development, transportation, and natural resources.  
 
One of the “key actions” in Chapter 6 is stated as follows: 
 

“Identify appropriate commercial uses for the County (i.e. low intensity, low 
volume with need for large amount of land).” 

 
In the absence of a clear policy, it is up to the P&Z to advise the Planning & Zoning 
Department on what are “appropriate commercial uses for the county” when issues of 
commercial intensity are present in a development application. The direction here is 

Project 
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actually quite clear. Of the 9 or campgrounds, glampgrounds, or RV parks proposed in 
Teton Valley, those that are in neighborhoods, wildlife habitat, outside of cities or 
established commercial areas, or are overly intense have been denied by valley Planning & 
Zoning Commissions, Teton County in particular. When reviewed against the various 
aspects of the Comprehensive Plan, the proposal clearly does not support its goals, policies, 
and objectives.  

A Final Note 

VARD has offered to assist the applicant in finding alternative locations, and have had 
several of what we hope are productive conversations. We hope to have the opportunity to 
support this proposal in the right location.  

Respectfully submitted, 

Shawn W. Hill 
Executive Director

Attachment: January 2, 2020 Memo from Megan Smith 

https://drive.google.com/file/d/1_RBcsS7Pu4I63qJZxanW5QrGXFnhD8Z1/view
https://drive.google.com/file/d/1_RBcsS7Pu4I63qJZxanW5QrGXFnhD8Z1/view
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PO Box 13259, Jackson, WY 83002  January 2, 2020 

January 2, 2020 

To: Shawn Hill, Executive Director, VARD 
From: Megan A Smith, Owner/ Wildlife Ecologist, EcoConnect Consulting LLC 
Re: NRA Under Canvas Teton Project 

delivered via email 

Dear Shawn – The following is prepared in response to your request for feedback on the Natural 
Resources Analysis that Biota Research and Consulting prepared for the Under Canvas Teton Project 
dated December 6, 2019. While the information that Biota has included is accurately portrayed, I do 
have some suggestions for additional information and further analysis that Teton County, ID may want 
to pursue as a component of this application process. My suggestions fall within three areas of concern: 
(1) wildlife habitat and movement (2) impacts to natural vegetation and ecological function and (3) an 
alternatives analysis. 

WILDLIFE HABITAT AND MOVEMENT 

The proposed development is within Teton County’s Wildlife Habitat Overlay. Based on Biota’s Exhibits 8 
& 9, the entire project area and associated parcels are contained within the Wildlife Habitat Overlay and 
the indicator habitats on these parcels are primarily located on the eastern portion of the project area 
as well as along the Trail Creek riparian corridor. The Natural Resources Analysis indicates that: 

“Abundant elk, mule deer, and moose sign [were] observed throughout the eastern portion of 
the project area during field investigations confirm[ing] that the area is important habitat for 
these species… It appears that the project area serves as year-round habitat for elk and mule 
deer, with concentrated use of the project area likely during spring, summer (mule deer), and 
fall” (pg. 7).  

Furthermore, “The value of the eastern portion of the project area as mule deer and elk habitat 
is elevated by minimal development located on and around this portion of the project area, 
minimal human activity, low hunting pressure, and natural environmental features that prove 
attractive to these species and are relatively limited in the southern portion of Teton Valley. The 
big game habitat in the western portion of the project area is, however, somewhat diminished 
due to its proximity to existing development and State Highway 33.” (pg. 7) 

What is not clear is if the impacts from the proposed development will significantly alter these 
movement activities. It is without question that the habitat quality and quantity will be altered. Where 
precisely are the primary wildlife movement corridors through the property and would it be possible to 
locate the proposed development on the western portion of the project area where the big game 
habitat is “somewhat diminished” in its current state? Additionally, do the proposed mitigation activities 
positively enhance the existing movement corridors or are these mitigation efforts meant to alter 
existing patterns? It is unclear as to the philosophical intent of the “wildlife cover/ viewshed screening” 
activities indicated on Exhibit 11 (Anderson Engineering) and exactly how these mitigation measures 
would benefit wildlife/ indicator species.  

IMPACTS TO NATURAL VEGETATION AND ECOLOGICAL FUNCTION 

Biota reports that the 22.2 acres of possible disturbance is primarily contained within these indicator 
habitats with little additional disturbance located outside of the indicator habitats (Exhibit 10 by 
Anderson Engineering). While the impact analysis was based on 3.54 acres of direct impacts, an 
additional quantification of the remaining 18.6 acres within the project area would be insightful. What is 
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not included in the current impact analysis are changes to surrounding vegetation and ecological 
function based on both vegetation alterations (clearing/ removal) from Wildlife Urban Interface 
regulations and/ or human disturbance.  

The Wildland Site Plan/ Development Review by Anderson Engineering indicates that vegetation within 
400 feet of tents and other structures may be altered. Additionally, Biota indicates that “the vegetation 
covertypes in the eastern portion are dominated by flammable shrubs and trees” (pg 4). Within the 
mixed tall shrub and aspen covertypes, the diversity of vegetation stratum are ecologically an important 
component of these covertypes and support a wide array of species habitat needs. Altering these 
covertypes to create defensible space will alter the ecological functionality of the covertype to wildlife 
species. Biota summarizes this well: 

“The mountain shrublands habitat type is a valuable and limited resource in this portion of Teton 
Valley. It is used on a year-round basis for foraging, cover, and nesting by a diverse array of 
wildlife species including the targeted indicator species. Since it occurs at a lower elevation, 
mountain shrublands habitat serves is accessible later in the fall and earlier in the spring than 
high elevation habitats. It is productive habitat that provides dense, effective hiding, thermal, 
and nesting cover and produces a substantial amount of forage for the indicator species, 
including woody and herbaceous vegetation, berries, and small mammals. Unfortunately, this 
habitat type is often targeted for development because it offers elevated views and proximity to 
forests and associated wildlife. This development can put additional pressure on wildlife that use 
these habitats.” (pg 7). 

Understanding the extent and level of impacts proposed to surrounding vegetation is an important 
component of a full impact analysis for the proposed development. It is possible that, once these 
changes to vegetation are fully considered, the entirety of the indicator habitats on the property (and 
possibly on neighboring public lands) will be affected. 

The Under Canvas plan calls for 225 guests plus staff members and major events (e.g. weddings, etc.) to 
occupy the site from April through October (early spring through late fall). This is a lot of human activity, 
noise and social impacts in an area that is currently unoccupied. As is indicated by Biota’s photographs, 
the area currently contains a dense understory with little to no influence by humans (Photos 2 & 3) and 
significant, observable use by ungulates (Photos 4 & 5). The area in and around the development which 
Anderson labels as a “Natural Vegetation Area” will become significantly altered through human impacts 
(e.g. trodden areas, social paths, firewood collection, etc) as is easily observable in any established 
campground or glamping facility. While the surrounding “Forest Conservation Area” may not receive as 
much human disturbance, it will likely be altered based on Wildlife Urban Interface regulations. In both 
instances, these alterations will permanently alter the vegetation composition as well as ecological 
function of these indicator habitats. 

ALTERNATIVES ANALYSIS 

The proposed development application would benefit greatly from the inclusion of an alternatives 
analysis. In the first paragraph of the Impact Analysis, Biota indicates that “the applicant would not be 
able to meet project objectives if the entire development was located in [the agricultural meadow]” (pg. 
10). Why precisely the project objectives could not be met is unclear. The 22 acre project is proposed on 
92 acres, approximately 59 acres of which is not indicator habitat. Additionally, 33 of the 92 acres are 
proposed for rehabilitation. It therefore would be logical to conduct an alternatives analysis for locating 
either some or all of the proposed development within this rehabilitation area. Of particular interest 
would be considering an alternative that relocates the northeastern arm of the proposed development 
(approximately 24 tent platforms and access road) out of the foothills, aspen/ shrub habitat to an area 
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of lesser quality habitat. If it is important to have tent platforms contained within aspen habitat, it may 
be worth considering creating, through plantings and passive regrowth, the desired aspen habitat 
defensible space around proposed development in the existing area of habitat rehabilitation rather than 
impacting existing, naturally occurring indicator habitats for both development and wildfire protection 
purposes. An alternatives analysis may assist to lessening the impacts on the portions of the parcels that 
Teton County has identified as Indicator Habitats within the Wildlife Habitat Overlay (Exhibit 9) and 
away from existing, wildlife movement corridors and important, limited habitats. 
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6. ''No smoking, campfires, food or cooking facilities are permitted at individual tent locations."

Yet the developer says that each tent will have a wood-burning stove. How many of their renters will ever 
have started a fire in a wood-burning stove? The fire hazard here is astronomical. 

7. ''No food is to be allowed in the tents" is a statement that is laughable. Will the site managers search 
luggage and bags of each guest? The attractants for bears and other wildlife and vermin are clear.

And not every guest will want to pay for the site management's prepared food. Will they be prevented from 
"tailgating" to prepare their own meals? That they are providing "bear-proof' garbage cans tells a story. 

8. "Communal bathroom facilities in prefab, mobile structures."

Can you imagine the noise these units will shower on nearby residential taxpayers? 

Can the P & Z imagine how many men and young boys will be ''using the woods?" Will the golf carts be 
available during the night to transport women and girls to and from a mobile bathroom? 

Again, wind loading should be examined here, as should flooding after heavy rains. What happens if one of 
these "mobile structures" tips over? Or sinks below the pump outlet? 

I trust the questions I've asked, the faulty planning and analysis I have pointed out, are enough to 
send the Hare's back to their side of Teton Pass with this idea. 

Please, do not let developers think they have come to the "easy" side of the Tetons. Let's protect our 
beautiful valley, our night skies, and our rural heritage. 

Respectfully yours, 

Anne Callison, Tetonia 
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