
P&Z Meeting Minutes August 13, 2014 

City of Driggs 

PLANNING AND ZONING COMMISSION MEETING 

MINUTES 

MEETING HELD AT CITY HALL 

August 13, 2014 

6:30pm 

 

MEMBERS PRESENT: Rick Baldwin, Lindsey Love, Jen Calder, Chris Valiante 

STAFF PRESENT: Ashley Koehler, Planning and Zoning Administrator, & Tod Morris Planning Intern 

PUBLIC PRESENT: Rod Morris (High Country Propane), Bob Ablondi (Rendezvous Engineering for 

Huntsman Springs), Corey Hoffpauir (Panorama International for Huntsman Springs), Todd 

Woolstenhulme (Huntsman Springs), Anna Trentadue (VARD), Stephen Elliot (Valley Citizen), Jason 

Boal (Teton County), Bill Beckett (Grand Teton Vodka), and Lea Beckett (Grand Teton Vodka)  

 

Rick Baldwin called meeting to order at 6:30 pm, and asked for a review of the 7/9/14 minutes. Jen 

Calder motioned to approve minutes with a correction. Lindsey Love seconded motion, and motion 

passed with all in favor. 
 

1) Public Hearing/Possible Recommendation: Conditional Use Permit for propane storage in the 

Area of Impact M-1 zone on Rodeo Dr.-  Applicant Rod Morris, High Country Propane 

Ashley Koehler presented the proposal by Mountain Country Propane and the comments listed in the staff 

report. Koehler reviewed the revised site plan, which addressed many of staff’s previous concerns and 

provided clarity to the site. The revised site plan indicated the required 50’ setbacks from the 30,000-

gallon tank, an established parking area and the approximate dimensions of the 500-gallon tank storage 

yard. Planning and Zoning Commission discussed surrounding uses and concluded that the site was 

compatible for the propane storage use. The Commission then asked the applicant, Rod Morris, about his 

plans for the perimeter fence. Morris stated that if there were to be development on adjacent properties, he 

would install a fence to deter outside intrusion. Morris was made aware of the required 20’ setbacks for 

the fence from the front property line and that barbwire would not be permitted for this perimeter fence. 

He stated he did wish to install barbwire in only the area immediately surrounding the 30,000-gallon tank.  

 

Rod Morris stated that the site would be nothing but a road and the tank for several years, and there are no 

plans for the office and shed in the immediate future. Water and power would eventually be needed at 

these facilities, but there would be no full time employees. Morris reiterated that there are no immediate 

plans for the office or shed.  

 

Commissioners opened the meeting for a public hearing. No comment for, neutral, or against the project 

was given. Public hearing was closed. 

 

Commissioner Valiante made motion to approve the Conditional Use Permit for Mountain Country 

Propane with conditions that:  

1. Barbed wire fencing is permitted around the 30,000-gal propane tank only. 

2. If perimeter fencing around the entire lot is proposed, the fence is limited to 3’ in height 

along the front lot line or may be 6’ in height if setback 20’ from the front lot line.  

3. No storage of junk or un-related material and equipment may be stored on site.  

4. An Avigation Easement must be signed by the owner/applicant and recorded.  

Commissioner Calder seconded the motion. The motion passed with all in favor.  
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2) Public Hearing/Possible Recommendation: Huntsman Springs PUD Amendment & Use 

Exception to expand the PUD and site a resort hotel and related facilities on the north end of PUD. 

 

Koehler explained to Commissioners that this is a review for a PUD Amendment and also a Use 

Exception. The Use Exception does not require a public hearing but does require review by City Council. 

Because the PUD Amendment request to add acreage is so related to the Use Exception they should be 

reviewed together.  Koehler stated that to make decisions regarding Use Exceptions, Commissioners need 

to evaluate uses in accordance with specific criteria, zoning, and surrounding uses. She then discussed the 

particulars of the PUD and how it is designed to allow for flexibility. Koehler referred to the site plan to 

present the 76-room hotel proposal. She stated that the Villas are not included in the Use Exception as 

they had already been identified in the approved master plan. Koehler cautioned the Commission that the 

applicant had submitted more detail on the height and an updated site plan since publishing the staff 

report, but that these items are not required to make a recommendation. Koehler then summarized the 

staff report, and recommended that the Commission discuss the height restrictions, the pathway 

connections, and commercial uses. She stated there is a concern that the amount of proposed commercial 

uses on site could impact local businesses in downtown. She described how a metric could be applied to 

find out the amount of commercial that could potentially be supported depending on the occupancy rate.  

 

Bob Ablondi, stated that the commercial shown in master plan is simply to show future uses, many 

specifics have yet to be determined. He presented the site plan and the pathway system. He introduced 

Corey Hoffpauir of Panorama International to expand upon the hotel site plan. 

 

Hoffpauir summarized the reasoning for the hotel to be at this location. The proposed location provides 

better views of the Tetons and proximity to the golf course. The mountain lodge style of architecture 

would not have worked in the previous location, and the style of hotel that could be developed there 

would not support a 5-star hotel. He addressed the height concerns, and pointed out that it will be located 

.33 miles away from HWY 33.  Some of the commercial uses were identified as a gourmet restaurant, a 

banquet hall, a three-meal restaurant inside the hotel and an outfitting shop on site. The commercial uses 

outside of the hotel are to be no more than what is demanded. He then stated that the updated site plan 

will show roughly 12,000 sqft of commercial uses. 

 

Commissioner Love asked about how to control commercial uses on site. Koehler stated that commercial 

activity that competes with downtown would go against goals outlined in the Comprehensive plan. 

Hoffpauir added that guest-oriented commercial is the intention. 

 

Commissioner Baldwin opened the public hearing.  

Neutral position: 

Anna Trentadue expressed concerns that she didn’t believe much of the public was aware of this proposal. 

She encouraged the Commission to hold another meeting that would be more inclusive to the public.  She 

stated that there is not enough information presented and too many unanswered questions to make a 

decision.  She concluded in stating that the original hotel location was popular in the community. 

 

Bill Beckett stated that he was impressed with Corey’s presentation and thought that it was a wonderful 

project and there was no need to delay. He said information was made available to the public via the 

newspaper, which he said listed more than enough information regarding the hotel. 

Commissioner Baldwin closed public hearing. 

 

Commissioners discussed the hotel and commercial uses listed in Staff Report and sited specific concerns 

such as: guests not leaving hotel to go to town, sustainability, parking, overall design, lack of public 

input, height concerns, and retail square footage.  
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Commissioner Love stated that Huntsman Springs is a leader in the community and she would like to see 

them attempt a more sustainable development. Hoffpauir stated that they have been looking into LEED 

designs, but the mountain lodge architecture would be constructed of local materials.  

 

Commissioners discussed that the commercial should be offered to existing local businesses for a satellite 

location. Some commercial is needed to support the resort, but question the amount.  

 

Commissioner Baldwin stated that the 64’ lobby height did not make sense and seemed excessive. He 

stated that the lobby could easily be lowered 4’ and not significantly alter lobby activity. All 

Commissioners agreed that they would like to see a photo rendering of hotel from Hwy 33.  

 

Commissioners discussed ways to increase public awareness for the meeting with City Council and asked 

Staff to pursue this.  

 

Commissioner Chris Valiante motioned to recommend approval of the PUD amendment and use 

exception with special conditions. Conditions include: 1. Lobby height not to exceed 60 ft.; 2. height 

of related facilities not to exceed 35 ft.; and 3. the commercial uses be approved on the master plan, 

but a phasing plan must be identified to restrict the timing for the construction of any commercial 

uses. The phasing plan must be identified at time of platting and incorporated into the Development 

Agreement and a note on the subdivision plat referring to the restriction. City Council should 

review the commercial/retail uses and overall square footage at that future time.  

Commissioner Lindsey Love 2
nd

 the motion. Motion passed with all in favor. 

 

3) Public Hearing/Possible Recommendation: Preliminary Plat Subdivision- Huntsman Lodge 

Addition to the City of Driggs. 

Koehler discussed the Preliminary Plat submitted by Huntsman Springs and stated that Staff would like to 

see a more developed plat that included information regarding vehicular circulation, pedestrian 

connectivity, footprints, open space, parks, and utility connections. She stated that the applicant’s desire 

at this step was to split the property, but they could pursue a boundary line adjustment in the interim. 

Koehler recommended that P&Z not recommend the plat for approval until the plat is updated.  

 

Bob Ablondi stated that Huntsman is trying to create a large lot to include what has been recently 

annexed, however they have no new information until a new hotel site plan is drafted.  He stated that a 

boundary line adjustment may be an initial step to create easements for roads and allow the portion of 

land dedicated to the hotel to be sold to perspective hotel owners. Commissioner Baldwin suggested the 

applicants use staff report as a guide to address items for the new plat. 

Commissioner Baldwin opened public hearing. 

Anna Trentadue spoke in a neutral position to reiterate her previous comments regarding public 

participation and awareness. She encouraged Commissioners to table the application to allow for more 

information to be presented and expressed concern for the subdivision review getting bifurcated from the 

Use Exception review.  

Commissioner Chris Valiante motioned to table application and continue the public hearing to the 

next meeting. Commissioner Lindsey Love 2
nd

 the motion. Motion passed with all in favor. 

 

4) Possible Approval: Boundary Line Adjustment for Lot Combination at 180 N Main St.- O’Reilly 

Auto Parts 

Koehler stated that this proposal is from the potential buyer who would like to acquire the property and 

combine the two lots. She stated that O’Reilly Auto Parts is aware of design standards and they will be 

submitting a revised plat and future application for design review. Staff recommends that the Commission 

approve the combination and request a revised survey in the proper format.  



P&Z Meeting Minutes August 13, 2014 

 

Commissioner Love motioned to approve with the condition that a corrected survey be submitted 

that more clearly identifies the current and proposed property lines and such survey be reviewed 

and accepted by the County surveyor for accuracy. Commissioner Valiante 2
nd

 the motion. Motion 

passed with all in favor.  

 

5) Possible Recommendation: Building and site plan design of whiskey storage building at Grand 

Teton Vodka- Bill & Lea Beckett 

Koehler reviewed recommendations made by DRAC regarding the orientation of the new building, the 

window size, the 3’ exposed concrete at the ground level, removal of the dirt pile, and the removal of the 

southern access point off of Hwy 33. A new site plan is requested and needs to include: 10’ setbacks from 

the water well, identify additional landscaping that is in accordance with square footage of vehicular 

access area, addition of 1 parking stall, and confirm the second garage door on the north side. Koehler 

discussed that the parking requirements may be accommodated by the existing parking lot, if lines are 

redrawn to include one additional stall. Staff recommended that the Commission approve with said 

conditions to the Teton County Planning & Zoning Administrator.  

 

Lea Beckett of Grand Teton Vodka stated the desire to keep a farm style of building with limited 

windows. She stressed this barn design would be consistent with the region’s character and the lack of 

windows would help the whiskey aging process. She then offered her proposal for the new windows to be 

44’ in width but shorter than the purposed length recommended by DRAC.  She explained how a 2’ 

concrete wall instead of the recommended 3’ wall would encourage water seepage and assist in the 

whiskey aging process. She addressed the garage door on the north side, and said it would be used to 

access the shed via forklift, but there are no immediate plans to install the door. The dirt pile has been 

reduced by 1/3 and there are plans in place to continue removal. In reference to the southern access point, 

Lea stated that Grand Teton Vodka does not have the legal authority to close off access. 

 

Commissioners discussed the design elements of the new structure, specifically the distribution of colors 

along the façade and windows.  

Chris Valiante recommended approval to Teton County with conditions: 

1. The site plan should be modified to accurately show that the building will be setback at least 

10’ from the culinary well. 

2. The site plan should clearly identify landscape areas in between the driveway and building 

and immediately around the building totaling 312sqft.  

a. Landscaping should be per the City of Driggs Appendix A, Commercial Design 

Standards for landscaping.   

3. The dirt pile needs to be removed within 12 months of building permit issuance.  

4. The south access road to Hwy 33 was not permitted as part of the CUP and master site plan 

and should not be used or improved by the applicant for use related to the business.  

5. The parking area that is to be improved for the distillery expansion, if striped, should 

allocate 6 parking stalls instead of 5.  

6. All sides of the building should have a change in material color at least every 30’.  

Commissioner Rick Baldwin recommended one more door be included on the storage shed per the 

Fire Code. Commissioner Calder 2
nd

 the motion. Motion passed with all in favor. 

 

6) Possible Approval: Plat amendment for a lot combination at 42 Wintergreen Court, Creekside 

Meadows Subdivision- Gary Schroeder 
Koehler reviewed the staff report and stated that the applicant is the owner of both lots and wishes to 

combine lots in order to restrict a future home site and to build a garage across the lot line. Koehler 

supported this as a desirable use for the land because lower density will reduce impacts to property and 

the floodplain. The applicant has proposed to place a garage on new lot, and has verified that the new 
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structure will be outside of floodplain. Staff recommends approval with a survey showing existing 

driveways and the floodplain location.  

 

Commissioner Calder motioned to approve the plat amendment with conditions that a new plat be 

submitted showing the driveway and floodplain. Chris Valiante 2
nd

 the motion. Motion passed with 

all in favor. 

 

7) Staff Items: Updates regarding Code Studio open house on August 18th. Koehler encouraged 

commissioners to attend and help spread the word about the event. 

 

Chris Valiante motioned to adjourn the meeting. Jen Calder 2
nd

 the motion.  

 

Meeting adjourned at 10:55 pm. 

 

 
____________________________________ 
Rick Baldwin, Vice-Chair 


