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MINUTES 

PLANNING AND ZONING COMMISSION MEETING 

MINUTES 

DRIGGS CITY HALL 

April 9, 2014 

6:30pm 
 

MEMBERS PRESENT: Delwyn Jensen (Chair), Chris Valiante, Jen Calder, and Lindsey Love 

 

STAFF PRESENT: Ashley Koehler, Planning and Zoning Administrator 

 

PUBLIC PRESENT: Todd Woolstenhulme (Huntsman Springs), Bob Ablondi (Rendezvous Engineering), 

Corey Hoffpauir (Panorama International), Jason Boal (Teton County), Stacey Frisk (VARD), Vancie Turner, 

Steve H., and Bob Fitzgerald  

 

Chairman Delwyn Jensen called the meeting to order at 6:33pm and asked for a review of the 03/12/2014 

minutes.  Commissioner Jen Calder motioned to approve the minutes of 03/12/2014.  Commissioner Chris 

Valiante 2
nd

 the motion.  Motion passed with all in favor. 

 

1).  Public Hearing/Possible Recommendation: Preliminary Plat Review- Re-plat of Huntsman Springs 

PUD Phase 1 and 2 Addition to City and amendment to the Huntsman Springs PUD Master Plan - Todd 

Woolstenhulme, Bob Ablondi, and Corey Hoffpauir 

Corey Hoffpauir described Panorama International‟s role with the Huntsman Springs (HS) development and 

introduced the project proposal for the re-plat, annexation, and hotel.  Discussion on resort retail proposed around 

the hotel and impact on Main St in Driggs.  Maps, illustrative drawings were displayed.  Koehler added that 

details on the hotel have not been submitted at this time, but would be subject to future review and hearings.  

 

Bob Ablondi described the re-plat proposal and recent amendments that were completed to combine lots. Ablondi 

described the linear park –“city walk”- and the park exchange. Hoffpauir added that for the hotel to have 

momentum, the city walk needs to be developed. 

 

Koehler presented the staff report and discussed the project history, service provider comments, public comments 

received, the park exchange process, P&Z‟s comments from the March meeting, and then asked for specific 

discussion and recommendations on the highlighted sections of the zoning analysis. Koehler displayed a series of 

photos of the project site and photos showing the setbacks of the current townhomes in order to point the issues 

she had identified in the building footprints.  Koehler concluded by directing P&Z‟s attention to the list of 

conditions and comments at the end of the staff report. 

 

Public Hearing: 

VANCIE TURNER: Asked the developer where Harper Avenue extends to and if the development would be a 

gated community? Concerned about the development phases. 

 

BOB FITZGERALD: Asked the developer if they are going to exclude people from the central area and post No 

Trespassing signs. Could someone be arrested? Likes parks the way they are. Like to see the development 

integrated into the community. Setbacks in California are really close. Hate to see that here in an expensive area. 

We get too much snow for small setbacks. He wants to weigh in more on the park exchange. 

 

STACY FISK (VARD): VARD‟s position is that we want to see this as a neighborhood. Need some storage 

space. Sidewalks suffer because snow will go there. Consider broader array of housing prices.   

 

Todd Woolstenhulme responded to the comments and stated that a wetland delineation will be done so no park 

would be developed in a wetland.  
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Chair Jensen referred to the list of conditions/comments highlighted in the report and asked the Commissioners to 

discuss each one.  P&Z discussed garage orientation and what P&Z can do to ensure we don‟t have a row of 

garages facing the street.  Commissioner Love stated that she doubts the developer would want to build all 

garages facing the street. Chair Jensen confirmed that he does not want a wall of garages and doesn‟t want to 

leave it up to the developer‟s Design Committee.  Woolstenhulme stated that he could modify the footprints to 

turn garages and could do a mirror image of footprints so that a common driveway is used.  Commissioner 

Valiante recommended a condition that no more than three garage doors may face the road. 

 

Love acknowledged the public comments regarding the concern for a private gated community. Love drove 

through the development and reported that the landscaping buffer along the pathway gives a feel of exclusion. The 

current plat is a nice integration into Driggs. The new plat is a “subdivision” and does feel exclusive even with 

Harper. Likes a combination of the existing and the new plat. More street connections needed to allow more 

garages to face internal streets. This new plat offers a design that is the same as the golf course plats.  

 

Commissioners discussed the street arrangement and asked the developer what happens if the Harper Ave does 

not get extended to Main St.  Woolstenhulme responded that the road is a key component to the design.  As HS 

gets developed more traffic will need to be accommodated for.  Valiante stated that since the developer does not 

own the land, then it is difficult to require the Harper Ave extension.  

 

Block length was discussed and some commissioners agreed that the block length maximums could be met by the 

breaks for pathways instead of streets. Love stated she has an issue with the block lengths and that the urban 

fabric is not addressed. 

 

Open space and park acreage minimums were discussed. The city walk is considered open space and not a park. 

P&Z confirmed the suitability of this area as open space.  

 

Discussion on the existing streetlights that do not conform to the outdoor lighting ordinance and are required to be 

brought up to compliance with the subdivision.  Woolstenhulme responded that the lights can be retro-fitted and 

will work with the city on a lighting plan and get approval.  

 

Valiante commented that P&Z could require a smaller footprint for some of the homes. Jensen stated that there 

are other housing types in the PUD.  Personally, he does not feel that P&Z should dictate it housing types or 

affordability.  Love stated that she was not ready to vote.  Valiante stated that he would like to see where the 

pathway connections will be.  Jensen confirmed that it is difficult because P&Z does not have information in front 

of them showing how and where sidewalks and pathways connect from the front yard to the central path.  Ablondi 

responded that those can be shown on the final plat. Valiante commented that the lots have gotten smaller and the 

houses bigger. A 5‟ side setback is too small. The homes are shoe-horned in and would like to see smaller 

footprints.  Woolstenhulme commented that he needs to work through the dimensioning.  They would use cedar 

shake shingles and they don‟t shed snow as much. Could add building envelopes to ensure adequate setbacks.   

Love requested that she would like to see a row of homes together to visualize how the the land is used in 

between.  Jensen confirmed that P&Z would like to see a minimum of 5‟ on the sides with a total minimum of 15‟ 

between houses for adequate snow storage.  Front setbacks are to be considered case-by-case like the current 

townhomes.   

 

Woolstenhulme stated in regard to footprints, that people can bring in their own floor plans so smaller can be 

done.  Jensen added that these townhomes are the affordable option for the PUD.  We do not need to force 

affordability.  Love stated that the current plan integrates better with the city.  She asked if this layout is the best 

for this location because it is adjacent to the urban fabric.  Valiante said that this is the concept so we can request 

variety at the final stage. Calder asked if P&Z should require another connector between Primrose and Woodland 

Star Dr.  Love said yes, like Harper Blvd or another. Woolstenhulme said that if there is another cross connector 

then it takes away from the linear park. Valiante added that the pathway is not shown so it‟s hard to visualize.  All 

the open areas need to be connected.  Jensen said it‟s not a bad idea for more streets, but will defeat the purpose of 
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the park.  Calder asked to address Love‟s concerns for the lot sizes and street connections. Love stated that if 

some lots are reduced and use a shared driveway that opens into the greenspace it would help integrate the 

development.  Valiante confirmed that they need variety of lot sizes. Jensen responded that there is when you 

consider the entire PUD.  Hoffpauir stated that as is right now there would be grid streets with 2-story townhomes 

that won‟t look very good.  Valiante questioned if the new plan is that different with massing.  Hoffpauir 

responded that the difference is the views. Calder added that there is more open space in the new plan.  

 

Commissioner Calder made a motion to recommend to City Council that the preliminary plat be approved 

to replace the current subdivision plats, with conditions in the report as modified: 

1. Owner consent should be obtained from all the required owners. 

2. The removal of the 3.35 acres of public city-owned parks be approved contingent on the City 

Council’s review and approval of a land exchange or sale. 

3. An amended Development Agreement (DA) and Preliminary Plat need to be submitted to address 

the following:  

a. A phasing plan specified in the DA 

b. The plat needs to distinguish between the existing lots in Ph I that will not be affected.  

c. Roads: 

i. The DA should be amended to specify that the alley roads should be private and 

maintained by the developer.   

ii. At least 2 “Central Park” access points with a pathway connection to the Primrose 

pathway should be provided along Primrose St to satisfy the block length 

requirement.  

iii. Update road names. 

d. Pathways: 

i. Connections from “Central Park” to the Primrose pathway must be installed.   

ii. The pathway must be constructed to connect to the Fitness Center in the PUD. 

iii. Bicycle/pedestrian paths should be connected from residential lots in the Central 

Park to the Primrose pathway. 

e. Park 

i. Benches and picnic tables should be installed in the Primrose Park parcels or 

another public park area to satisfy the park requirement. 

ii. The plat cover sheet needs to be updated to identify the acreages of parks (5.01) and 

open space (14.65). 

f. Open Space 

i. A plat note is needed to restrict land uses of the Primrose Park is a public park and 

the “Central Park” area is open space.    

ii. The amended DA and CC&Rs must identify ownership and maintenance 

responsibility. 

g. Improvements 

i. Detailed improvement plans must be submitted and approved by service providers 

including locations and dimensions of sidewalks, curb/gutter/ utilities, and outdoor  

lighting that conforms.  

h. Lot Design 

i. No more than three (3) garage doors shall face the street along Primrose and 

Woodland Star.   

ii. Side setbacks shall be a minimum 5’ and maintain a minimum of 15’ between 

homes. 

iii. The front setback shall be no less than the existing built townhomes.    

iv. The CC&Rs or a framework plan should be amended to specify the height, 

setbacks, and footprints for the townhomes. 
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v. A footprint for a smaller townhomes (less than 3500SF) is needed to support a 

variety of housing types. 

 Commissioner Valiante 2
nd

 the motion. Motion passed with all in favor. 

 

Commissioner Valiante made a motion to amend the Huntsman Springs PUD Master Plan to be replaced 

with the version shown in Exhibit 1B in the Staff Report to reflect the re-plat.  

Commissioner Calder 2
nd

 the motion.  Motion passed with all in favor. 

 

2) Public Hearing/Possible Recommendation: Annexation of Huntsman Springs PUD properties including 

the golf driving range, land around the fitness center, and unplatted lots on the north end of the PUD. 

Koehler summarized the information in the Staff Report, specifically the MUR-1 zoning and cost benefit analysis. 

She also updated P&Z on a conversation she had with the County Assessor since the date of the report that 

confirmed the annexation would not be a subdivision because the Assessor would not assign new tax parcels for 

the parcels that get bisected by the annexation.  Koehler described the reasons for the conditions in the report 

including adding the additional 2 lots south of the buffalo pasture and the entire cul-de-sac.  Also, the entire PUD 

should be annexed into the city and an agreement to that affect should be required as part of this annexation. 

Woolstenhulme stated that HS is okay to also annex the parcels on the south end of the buffalo pasture, but not 

the area around the cul-de-sac since the lots aren‟t finalized. 

Koehler described the reason why the applicant proposed this boundary configuration.  It is to avoid paying 

higher property taxes and the boundary includes the minimum acreage needed for hotel to make up 5% of the 

overall PUD, therefore eligible for a use exception. 

Public Hearing: 

JASON BOAL (Teton County Planning Administrator): Teton County P&Z is currently updating the Teton 

County code and has received input from the Mayor of Driggs on the importance of establishing a hard line 

between the city and county and that commercial activity belongs in city not the county.  Boal stated that he 

believes this entire project and PUD belongs in the city. He commented that the applicant says the project is a tax 

driver for the city, but they themselves don‟t want to pay more taxes.  Splitting the PUD in half makes review 

more complicated.  He‟s never seen an annexation that doesn‟t follow parcel boundaries or master plan. He added 

that the County appreciates the impact fees, but the impacts are really to City of Driggs. 

 

STACEY FRISK (VARD): Has questions about the uses around the hotel. What is second restaurant? Will the ice 

rink and grounds all be public? Will HS continue with a members only restaurant? Hoffpauir responded that both 

are new restaurants; 24 hour and gourmet.  The existing restaurant will stay the same.  Frisk confirmed that uses 

will still be compartmentalized public and private.  The parks are underutilized because they are perceived as 

private.  The new plan seems like it will achieve that [perception of private for the city-walk]. Does H.S. think 

that?  

 

Hoffpauir responded „yes,‟ it‟s a challenge, but signage will help. Based on economics, HS needs more 

memberships from public. Village ice rink and restroom open to public.  

 

Frisk concluded that the concern with city boundaries means additional city obligation.  The city should look at 

numbers for annexing all of PUD. Annexed area is in wetlands habitat from the Natural Resources Overlay and 

the city should be prepared to consider wetlands and protect them. 

Public Hearing closed. 

 

Valiante stated that the annexation boundary should follow parcel lines so it‟s square rather than “amoeba-

shaped” or annex the entire PUD.  Jensen stated that the proper analysis has not been done for all of the PUD.  

Koehler commented that it is a different annexation review and noticing process for the entire PUD because of 

ownership consent.  

Woolstenhulme said he considered different arrangements and this is the one they are requesting.  Koehler added 

that this boundary gives more eligibility for it to be annexed by the city in the future because more property is 

bordered by the city.  She asked for recommendations from P&Z on a phasing plan for annexing the remainder of 
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the PUD.  Jensen recommended that before a preliminary plat is submitted would trigger annexation.  Ideas for 

annexing the existing platted lots on a timeframe.  

 

Commissioner Valiante: Finding that the annexation request conforms with the general recommendations 

of the Driggs Comprehensive Plan and would facilitate achievement of long term planning objectives, I 

move to recommend to the Driggs City Council that the Huntsman Springs’ properties identified with the 

two-1.15 acre lots be annexed by the City with the MUR-1 zoning designation upon approval of an 

annexation agreement to ensure a plan for phasing the annexation of the remainder of the PUD.   

Commissioner Love 2
nd

 the motion.  Motion passed with all in favor. 

 

 

Commissioner Calder made a motion to adjourn. Commissioner Love 2
nd

 the motion.  The motion passed 

with all in favor and meeting adjourned at 10:35 pm. 

 

 

Approved by:      

 

_____________________________    _______________________ 

Delwyn Jensen (Chair)     Date 
 


