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STAFF REPORT 
 
To:  Planning and Zoning Commission (P&Z) 
From:  Ashley Koehler, Planning & Zoning Administrator 
Report Date:  November 22, 2016 
Meeting Date: December 1, 2016  
Project:  Public Hearing/Possible Recommendation of Valley Wide Co-op Propane Conditional Use 

Permit 
Future Routing: Board of County Commissioners 
 
SUMMARY:  Valley Wide Cooperative is requesting approval for a Conditional Use Permit (CUP) to allow for a 
30,000-gallon bulk propane storage facility, storage shed, parking area, and outside storage for empty 500-
gallon tanks. The property is located in the Driggs Area of Impact in the M-1 Light Industrial Zone; therefore a 
recommendation from Driggs P&Z is needed before final review and decision by the Teton County Board of 
County Commissioners.  Staff recommends approval with conditions. 
 
  Vicinity Map          

 
 
OWNER: Valley Wide Cooperative, Inc. 
APPLICANT: Anthony Owens 
ADDRESS: Lot 11 Flying Saddle Subdivision 
ZONING: Area of Impact M-1 Light Industrial and Airport Overlay Zone 
 
I. PUBLIC COMMENT: A public hearing notice was published in the newspaper, posted on site, and also sent to 
all property owners within 300’at least 15 days prior to the hearing on 12/1/16.  The application was received 
after the publication deadline for the newspaper for the 11/16/16 meeting, but the newspaper was willing to 
accept it for publication so Staff proceeded with noticing the public hearing in November. The newspaper 
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ultimately was unable to publish the legal notice, so a corrected public hearing notice was re-published and sent 
out again to adjacent property owners.   As of the date of this report, Staff has heard from one of the adjacent 
property owners. Charles Gaudet  (Owner of Lot 13 to the NE) stopped in city hall on 11/21/16 to discuss this 
project and had no objections to the chain link barbed wire fence around this property. No other public 
comments have been received. 
 
II. PROJECT DESCRIPTION 
The current site is a 150’ x 390’ (1.34 acres) vacant lot in the Flying Saddle Subdivision. The applicant has 
proposed to locate a bulk propane storage facility that will include a 30,000-gallon propane storage tank, 
storage shed, outside propane tank storage and an access road. The 30,000-gallon propane tank would be 
located ~75’ from Rodeo Drive and 50’ from the adjacent property to the west and ~75’ to the east.  The tank 
will be contained within a concrete barrier surround. The entire perimeter of the lot is proposed to be fenced 
with 6’ chain link and 3 strand barbed wire on the top.  The access road features a large turn around that would 
allow service trucks and emergency vehicles to enter and exit the facility. The applicant has further reported 
that the area east of the access road is to consist of outside storage for empty 500-gallon tanks.  A 14’ x 20’ 
storage shed is proposed at the southern end of the lot to be constructed at a later date. No office building is 
anticipated at this time. 
 
Use: A Conditional Use permit for storage or distribution of flammable liquid is required for properties located in 
the M-1 zone.  Per the City M-1 zoning ordinance, the outside unscreened storage of empty 500-gallon tanks 
may be permitted, so long as the condition of the area remains non-detrimental to surrounding commercial or 
residential uses. The storage of non-related, miscellaneous or junk items is not to be permitted in this area. The 
applicant is proposing a 6’ chain link and barbed wire fence installed outside the lot perimeter and a 2-3’ 
concrete block wall around the 30,000 gallon for security purposes. The fence will be setback at least 20’ from 
the south (street facing) property line.  Barbed wire fences are not permitted in City limits, unless approved by 
P&Z. No fence greater than 3’ in height can be along front lot line for a distance of 20’ back from the front lot 
line, unless approved by the P&Z.  
                
Service Providers: A Development Review Committee meeting to review the project and site plan was held on 
October 25, 2016 with Staff and the applicant. Representatives from Fire, Health, and County Public Works were 
invited, but did not attend.  Comments from city and county staff planners were provided to the applicant and 
are summarized in Exhibit C.  Staff followed up with the city Public Works Director, Fire District, and Airport 
Board chair for comment. 

 
Airport: The property is subject to the Airport Overlay Zone which imposes a 45’ height limitation. The 
Airport Master Plan identifies this parcel as being located in the Lateral Safety Zone around the runway. 
Industrial uses are permitted, but requests that an Avigation Easement and noise disclosure be recorded.  
 
Fire: The Teton County Fire District approved. Comments for a similar application required that the facility 
comply with Chapter 38 of the International Fire Code, including installing no smoking signs, portable fire 
extinguishers and complying with the Separations Table and protection from vehicles. 
 
Driggs Public Works: Inquired if there are any special requirements by the Fire District. No other comments.   

 
Access: The site’s current access would be from Rodeo Drive (shown above), a County gravel road. The applicant 
is proposing to install a gravel driveway to include a large turnaround feature. This new access road is required 
to meet County Driveway Standards, including a 16’ minimum width and turnaround feature that complies with 
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the International Fire Code (96’ diameter). Access to the site from the Fairgrounds Road, north of the property, 
could be pursued by the applicant though not required.  
 
Building: The Teton County Building ordinances apply in regards to the small office building and shed and a 
Setting Permit would be required.  
 
Utilities: Currently, no city water and sewer services are available to this property. The applicant has been made 
aware that he can pursue a connection to city utilities or explore installing a private well and septic tank.  
 
Site Plan: The attached site plan describes the proposal in adequate detail.  The minimum 2 parking stalls are 
shown on the site plan and must be setback at least 20’ from the south property line.   
 
III. REVIEW CRITERIA: 
P&Z may permit conditional uses where they are found to not be in conflict with the Comprehensive Plan and 
the Zoning Ordinance. P&Z may attach conditions to the permit that: 

1. minimize adverse impact on other development; 
2. control the sequence and timing of development; 
3. control the duration of the development; 
4. assure the development is maintained properly; 
5. designate the exact location and nature of development; 
6. require the provision for on site or off site facilities or services; and 
7. require more restrictive standards than those generally required in this title. 

 
IV. ANALYSIS: The Teton Arts Council building and a private residence are located to the east of this site so 
compatibility should be considered to minimize adverse impact.  However, a bulk propane storage use for the 
site appears to be compatible with the surrounding properties in the M-1 zone if safety standards are met and 
outside storage is restricted to only propane tanks and related equipment.  No junk or miscellaneous material 
should be stored on site. As surrounding properties develop screening of outside storage may become more 
important to avoid becoming obtrusive and detrimental to surrounding properties. P&Z should discuss the 
following: 

• Fencing: The barbed wire fence is considered a safety feature for the site and is setback 20’ from the 
public road and 10’ along the north property line, but runs along the east and west property lines. One 
of the property owners to the east, Charles Gaudet, did not object to a 6’ chain link and barbed wire 
fence along this property line. The property to the west is vacant. The adjacent bulk propane storage 
facility further to the west of this site, permitted in 2014, requested to only use barbed wire around the 
propane tank and not the entire site.  No water service is available to the lot currently, so no 
landscaping is proposed to help screen the site long term. Staff recommends that P&Z consider the 
applicant’s request to fence the entire property. If barbed wire is considered appropriate here, then 
the owner should ensure that the barbed wire component at the top of the fence does not project 
over the property line.   
 

V.  COMPREHENSIVE PLAN: The Future Land Use Map identifies this area for Airport and Public Facilities. The 
description acknowledges that the boundary could change due to the non-airport related uses nearby. The Plan 
calls for an Airport Zone, which the city recently adopted for city limits, but does not yet apply in the Area of 
Impact.  The Airport Master Plan requests an Avigation Easement to maintain compatibility with the Airport and 
Staff recommends this as a condition of approval.  The Plan also identifies that service uses are needed, but 
should be located in pockets of commercial land that are well-buffered from residential uses.  
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V. RECOMMENDATION: 
Based on the finding that the use is not in conflict with the Comprehensive Plan and conditions can be placed on 
the property to minimize conflict with adjacent properties, Staff recommends that P&Z hold a public hearing and 
vote to recommend approval with conditions. 
 
Optional Motions: 
APPROVE: Motion to recommend to the Board of County Commissioners that the Conditional Use Permit for the 
Valley-Wide Cooperative bulk propane storage facility be approved with conditions. The approval is based on 
the finding that the use is not in conflict with the Comprehensive Plan or Zoning for the City of Driggs and 
conditions are able to minimize adverse impact on surrounding land uses. The scope of the Permit should be 
limited to the materials submitted at time of application and the site plan dated 11-22-2016. The conditions 
should be as follows: 

1. Barbed wire fencing is permitted around the entire lot, but no portion of the fence may project over 
the east and west property lines. The fencing shall be setback 20’ from the south property line and 
10’ from the north.  

2. No outdoor storage of junk or un-related material and equipment may be stored on site.  
3. An Avigation Easement must be signed by the owner and recorded at time of issuance of the 

Conditional Use Permit.  
 
TABLE: Motion to table a decision until the following additional information is requested: _____________ 
 
DENY: Motion to deny the Conditional Use Permit based on the finding(s) that it does not comply with zoning 
and/or the Comprehensive Plan because _______________  or adequate conditions could not be implemented 
to assure protection and compatibility with the surrounding properties, uses and neighborhood. 
 
Attachments: 
Exhibit A: Site Plan 11/22/16 
Exhibit B: Applicant Narrative 
Exhibit C: Development Review Committee Notes 
Exhibit D: Zoning Map 
 
 





Ashley Koehler
Received
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Teton County Planning Department 
150 Courthouse Drive, Room 107 | Driggs, ID 83422 
Phone (208) 354-2593 | Fax: (208) 354-8410 
www.tetoncountyidaho.gov 
 

FROM: Kristin Owen, Planning Administrator 
TO: Anthony Owens 
CC:  Ashley Koehler (Driggs); Jared Gunderson (Driggs); Darryl Johnson (Teton County); 

Kathy Spitzer (Teton County); Earle Giles (Teton County Fire District); Mike Dronen 
(EIPH); Ben Burke (ITD) 

RE:  Valley Wide Cooperative (Propane Storage CUP) - DRC Meeting Notes 
DATE:  November 2, 2016 

 
Anthony, the purpose of this letter is to summarize the Development Review Committee meeting 
we had on Tuesday, October 25, 2016. During this meeting, the following items were discussed. 

Roads, Septic, and Fire Protection 
 ITD and the Teton County Public Works Director did not have comments. 
 EIPH did not have comments. 
 The Fire District will need to ensure compliance with the International Fire Code. 

 
Site Plan 
 The site plan needs to be updated to reflect the following: 

o Show 10’ utility easement along the north and south property boundaries. 
o Clearly identify the fence location, which must be setback 20’ from the front 

(south) property line. 
 Identify the type of fence, i.e. 6’ chain link with 3 rows of barbed wire on 

top. 
 There’s currently one callout for the fence, but it is unclear what the fence 

is and what is the property boundary. 
o Remove the office. 
o Show setbacks from the 30,000 gallon tank to the southern property line and to 

the proposed access road identified on the site plan. 
o Show setbacks from the shed to all property lines. 
o Show the correct barrier around the 30,000 gallon tank.  

 The site plan currently shows 30” concrete blocks completely around the 
tank. You mentioned you would be using 3’x5’ crash protection blocks 
around the tank.  

 Please also identify if the crash protection blocks will completely surround 
the tank or if there will be gaps between the blocks. 

 
General Comments 
In general, following items were discussed: 

1. There is an existing residential use and the Arts Council adjacent to this property on the 
east side. 

2. An Avigation Easement will be required because the property is in the Airport Overlay. 

http://www.tetoncountyidaho.gov/
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3. The applicant does not intend to have the site manned by employees. This site would only 
have trucks filling up with propane or picking up the small, residential tanks to take to 
another site. The Hours of Operation are planned as 8am-5pm, Monday-Friday. They may 
rent an office space in downtown Driggs. 

4. Lighting will be needed around the tank and where the truck will refill. 
a. We will want to see the lighting specs before lights are installed to ensure the 

lights comply with the Driggs lighting ordinance used in the AOI. 
 
Public Hearing Information: 
The first public hearing will be with the Driggs Planning & Zoning Commission. Ashley will notify 
you of the meeting date, time, and location. After the Planning Commission makes a 
recommendation, Kristin can schedule a hearing with the Board of County Commissioners. 



¹
Valley-Wide Co-op Site: Zone Map 1 inch = 258 feet
Data Sources:  Teton County, ID; and City of Driggs      
Disclaimer:  Data contains spatial inaccuracies and is for zoning reference only; The City of Driggs shall not be held liable for improper or incorrect use of the data described and/or 
contained herein. 
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