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City of Driggs 

PLANNING AND ZONING COMMISSION MEETING 

MINUTES 

MEETING HELD AT CITY HALL 

December 11, 2014 

6:30pm 

 

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

STAFF PRESENT: Ashley Koehler, Planning and Zoning Administrator, Doug Self, Community 

Development Director, Stephen Zollinger, City Attorney, and Annie Decker, Planning and Grants 

Technician 

PUBLIC PRESENT: Rick Miller (The Development Company), Bob Ablondi (Rendezvous Engineering 

for Huntsman Springs), Todd Woolstenhulme (Huntsman Springs), Corey Hoffpauir (Panaroma 

International), Anna Trentadue (VARD), Jason Letham, Connie Letham, Douglas Ray, Dan MacDonald, 

Dale Griffin  

 

Rick Baldwin called meeting to order at 6:34 pm. Jen Calder motioned to approve minutes 11-20-

2014. Chris Valiante requested an edit to paragraph 5 on page 3 to now read “Valiante was happy 

to see the height of the hotel reduced from 60’ and shared his opinion that he felt the excursion 

center was okay.”  Rick Baldwin motioned to approve and motion passed with all in favor. 
 

1. 6:30PM Public Hearing/Possible Decision: Conditional Use Permit for a trade/industrial school 

and food and beverage processing (industrial) at 1420 N Hwy 33 —Ted Hendricks/Rick Miller 

Ashley Koehler presented the Staff Report describing that the conditional use permit proposal is 

for a trade / industrial school as well as a 500 sqft. food and beverage processing space that has 

the ability to grow to a maximum of 2,000 sqft in the Old Ford Garage building. This project was 

considered for Design Review at the November 20, 2014 P&Z Meeting and approved with 

conditions.  The trade and industrial school will be run by East Idaho Technical College while 

there is currently no intended occupant for the food / beverage processing area. At the time when 

a tenant is considered, the business registration will be reviewed by staff to confirm that the 

operation meets the appropriate zoning. This building falls under the mixed use designation in 

the comprehensive plan which is found to be an appropriate area for the proposed uses.  There 

were no public comments received at the time of meeting.  Koehler recommends approving these 

two conditional uses with the conditions listed in the Staff Report. 

 

Commissioner Rick Baldwin opened the public hearing.  

There were no public comments at this time.  

 

There was some discussion among the commissioners and Rick Miller about the proposed square 

footage of the food and beverage processing area.  The main concerns of the commissioners were 

whether or not this would be an adequate amount of space for this use.  Miller felt that this space 

was adequate and that the 500 sqft proposed space with a 2,000 sqft maximum cap would give a 

potential vendor room to grow in the space if necessary. 

 

Commissioner Chris Valiante motioned to approve the Conditional Use Permit for a 

trade/industrial school and industrial food and beverage processing at 1420 N Hwy 33 

subject to conditions # 1-6 in the Staff Report: 
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1. Any industrial food and beverage processing shall be limited to 2,000sqft. Any 

increase to this square footage shall be re-evaluated by P&Z through an amendment 

to the CUP. 

2. All outdoor lighting shall conform with the Outdoor Lighting Ordinance 332-12 and 

compliance met prior to the issuance of the Certificate of Occupancy for the 

remodel. 

3. No outdoor storage shall be permitted. 

4. The building floor plan shall be remodeled as submitted by the applicant.  

5. The site plan and building elevations shall be remodeled as approved by P&Z 

through the Design Review process. 

6. All conditions required as part of the Design Review shall be met prior to the 

issuance of a Certificate of Occupancy, except the Development Agreement shall be 

recorded prior to building permit issuance: 

a. A distinguishable pedestrian pathway connection shall be installed from the 

south entrance to the adjacent property to the south. The pathway may be 

striped through the asphalt parking area, but shall be concrete or other hard 

surface from the curb to the adjacent property line to maintain ADA 

accessibility.  

b. A pathway along the highway that will ultimately connect into the existing 

public pathway located south of King’s shall be installed by the owner when 

one of the following events occurs:  1) the owner requests to consolidate the 

driveways; 2) within one year of adjoining pathways being constructed to the 

property and that this requirement shall be documented in a development 

agreement. 

c. All noxious weeds shall be removed from the site and the property 

maintained in a weed-free condition.  

d. A 5’ canopy should be added over the south entrance door by the parking 

stalls that supports a safe and attractive pedestrian environment, as required 

in 5-4b.  

e. The ground mounted mechanical equipment on the north side of the building 

shall be screened with a fence.  Because the equipment interrupts the 

concrete walkway, the concrete walkway shall be expanded around the 

mechanical equipment to provide for a safe and connected walkway to the 

parking area and main corridor accesses.  

f. The dumpster shown on the site plan shall be moved to the northwest corner 

of the lot and screened with a fence. The fence shall match the color and 

materials of the building.  

g. Additional connecting walkways as identified on page 5 of the Design Review 

Staff Report shall be installed to connect all entrances to the parking area. 

The walkways may be installed at grade to match the existing. Park stops 

shall be added between the walkway and parking stalls.  

h. Landscaping shall be re-located as shown on page 5 of the Design Review 

Staff Report, including an additional landscape bed added to the north side 

of the deck. 

 

Commissioner Jen Calder 2
nd

 the motion. Motion passed with all in favor. 
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2. Continued Public Hearing/Possible Recommendation: Amendments to the Driggs 

Comprehensive Plan Land Use Chapter and Future Land Use Map and zoning 

amendments to Title 9, including city and Area of Impact zoning map amendments in 

regards to the Huntsman Springs Planned Unit Development. 

 

Koehler presented the Staff Report summarizing the comments from the 11-20-2014 Public 

Hearing and listing the various choices that commissioners had at this meeting.  Overall, the 

minutes from the previous meeting highlight that commissioners are comfortable with the 

proposed rezoning for the residential, courthouse, and hotel zones, that commissioners are 

comfortable with the amended hotel height, and that the primary concern now is with the plaza 

commercial aspect of the resort. Koehler suggested that the focus of the decision should not be 

on resort business vs. downtown business, but just making the decision if this type of 

commercial activity is appropriate at this location.  An analysis of different resort communities 

was provided and the results indicated that it is common for resorts to have commercial facilities 

onsite, however the amount or sqft of those retail spaces varies greatly depending on how close 

they are to areas that offer additional retail.  As an example, Teton Village resorts tend to have 

less retail sqft. per hotel because there is a great amount of retail in the Teton Village area as a 

whole.   Koehler outlined three potential scenarios that the commission could choose including: 

1. Maintain the 10,000sqft of gross floor area (5 buildings, 2,000sqft of gross area each) for 

retail commercial as recommended by City Council with the limitation that only 

6,000sqft may be occupied for the first three years post-hotel occupancy. 

2. Permit 6,000sqft for retail commercial and require a Conditional Use Permit to occupy up 

to 10,000sqft of retail commercial after three years of hotel occupancy. 

3. Adopt the recommendations from the Community Development Director’s Staff Report, 

which currently recommend reducing the total square footage of commercial retail to 

6,000 square feet of net floor area (5 buildings, 1,200sqft of net floor area).  

The idea of defining net instead of gross area would make it easier to track the allotted use at the 

time of building permit and would also allow the owner to maximize the potential use of a 

building.  Koehler reported that she received one verbal comment from a landowner in the 

Huntsman Springs development who was frustrated to have paid full retail price for his land 

when he believed that the closest retail would be downtown. 

 

Commissioner Baldwin opened the public hearing. 

For 

Corey Hoffpauir was in favor of the amendment.  Hoffpauir broke down the various design and 

structural elements of the planned resort that he feels will be highlights and will draw people in.  

He explained that the summer will likely be the busiest season but attractions such as the ice rink 

are meant to draw in crowds during the winter.  Hoffpauir described how this resort hotel will be 

an economic benefit to the city of Driggs by bringing increased traffic to the downtown.  He 

explained that hotel guests will have a high disposable income and proposed that each of 250 

guests will spend $125 a day outside of the hotel.  He explained that this would bring 7.7 million 

dollars into the Driggs economy in addition to $60-70 million in property taxes [P&Z 

Commission would like to note that this $60-70 million in property tax reference is in regards to 
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valuation of property].  Hoffpauir cited several studies that concluded an estimated 1.5 full time 

jobs will be created per hotel room, meaning the hotel would create 186 full time jobs.  In 

addition, he cited an Oxford study that concluded every full time hotel job created 4.25 jobs in 

the local market place, resulting in 395 additional jobs in the Driggs area.  He added that the 

additional construction period would also create an economic boom in the community.  

Hoffpauir concluded by stating that this process has already taken too long and that they will 

require a 7/4/2016 open of the resort in order to be economically feasible.  

 

Koehler asked if Hoffpauir had a preference of choices for the proposed retail space to which 

Hoffpauir replied he preferred option #1. 

 

Douglas Ray, a resident of Driggs, shared his thoughts that the entire idea of the resort is 

fantastic.  Ray felt that this resort can be a driver of employment, cash, and the overall economy 

of the area.  He stated that people try to make it in the valley despite how hard it can be 

economically and here is an economic opportunity.  Ray felt that the resort is one of the most 

positive ideas he’s heard in the area in years and that this type of project brings energy to the 

valley that is lacking.  Ray concluded by requesting citizens and the commission to consider 

interests that serve Teton Valley. 

 

Neutral 

Anna Trentadue spoke as a VARD representative as well as a Driggs resident.  She stated that 

she is in favor of the entire hotel, the jobs the hotel will bring, and the benefits of the property 

tax.  Trentadue expressed multiple times that a major concern of hers is the sense of urgency and 

the need to rush that have come with this project.  Overall she expressed her belief that haste 

makes waste, especially when it comes to a project as large as this one.  Trentadue again 

referenced the VARD survey that was presented at the 11-20-2014 meeting and stressed again 

that this was the most public comment they have ever received for any project and that their 

results indicated concern by 70% of responders about the commercial plaza.  Trentadue 

referenced her own survey of comparable retail units in other resorts and that, comparatively, this 

resort has a lot.  Trentadue also shared concerns that the resort could feature special sales 

targeted at locals during seasonal lulls in business and that this could directly compete with local 

businesses.  Trentadue concluded with ideas about other potential draws around the ice rink 

instead of a large commercial plaza.  She explained that a variety of activities could cause the 

same draw while limiting retail to one gift store.  Trentadue asked the commissioner to at least 

ask the city council about the potential to restructure the plaza. 

 

Against 

None 

Commissioner Baldwin closed the public hearing. 

 

Commissioner Baldwin gave Hoffpauir an opportunity to respond to public comments.  

Hoffpauir emphasized his belief that they have the most qualified team they could have working 

on this project, that this is a valid concept, and that the resort will bring more economic activity 

to the area, not draw from it. 
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Commissioner Calder inquired about the excursion center and whether a shuttle was being 

considered at the resort.  Hoffpauir explained that the excursion center is a concierge for booking 

excursions for guests of the resort and that shuttle services will be provided from the building. 

 

Commissioner Valiante had questions concerning motions passed by City Council in September 

and how many of these motions still stood.  Koehler explained that almost all motions passed in 

September have since been included in the new zoning ordinances. 

 

Commissioner Young questioned what occupancy rates all of the projected monetary and 

employment gains were based on.  Koehler explained the city staff’s numbers were based on 

80% occupancy while Hoffpauir answered his numbers were based on 80% occupancy in 3 

years.  Young wanted to confirm that the $125 spent in town per day was based on this same 

occupancy estimate.  Hoffpauir answered by explaining he could not give an exact number but 

the market research has been done and they would not be investing this much money into a 

project they did not believe would pay off. 

 

The commissioners discussed their options for reducing commercial square footage.  There were 

concerns with measuring in net sqft including this becoming a policing issue and the idea that net 

would not truly limit that much in the end because it does not include facilities such as 

mechanical, storage, and bathrooms.  Commissioner Valiante shared his concern that these shops 

and the resort could run a local ad at any time.  Commissioner Love shared her opinion that 

maybe allowing retail on this space is not the lost opportunity but that losing this project 

altogether would be the lost opportunity.  Overall the amount of commercial sqft was the 

problem point. 

 

Commissioners expressed additional questions about the commercial sqft inside of the hotel.  

Commissioner Valiante asked if there was anything stopping the resort from adding retail sqft 

inside of the hotel if it was eliminated outside.  Koehler explained that there was nothing 

stopping them from doing that but large floor plan changes were also not anticipated, but they 

certainly could. 

 

Commissioner Baldwin was interested in the idea of alternative layouts around the ice rink and 

supported reconsidering what could be a draw around the plaza.  Baldwin then shared his opinion 

that he does not have a problem with the proposed retail spaces and that the space could even be 

a benefit to the local economy because it would create competition with downtown, requiring 

everyone to raise their standards.  

 

Commissioner Larry Young moved to approve amendments to the Driggs Comprehensive 

Plan Land Use Chapter and Future Land Use Map. Commissioner Chris Valiante 2
nd

 the 

motion, and motion passed with all in favor. 

 

Commissioner Larry Young moved to approve all of the proposed zoning amendments, 

including a change to Title 9, chapter 10 and 12 with the conditions of Option #3: a. No 

more than six thousand square feet (6,000sf) of gross floor area shall be occupied by 

commercial uses around the ice rink / fountain feature, with the exception of buildings used 

by or for hotel operations as described in Section 9- 10C-3C1 and b. No commercial 
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occupancy shall be allowed in the Plaza Commercial area prior to an occupancy certificate 

being issued for the main hotel lodging building. In addition, modifying the first bullet 

listed under Commercial Use Analysis of the Staff Report to read “Limiting the retail 

commercial to 3,000 sqft for the first three years before permitting a full 6,000 sqft.  

Commissioner Jen Calder 2
nd

 the motion.   

 

Commissioner Love then indicated that she would be more comfortable with 6,000 sqft right 

away. Commissioner Calder stated that she would be okay with that change. Commissioners 

again discussed net vs gross in terms of retail sqft. 

 

Steve Zollinger informed Commissioner Young that he is now in the position where he should be 

amending his motion. 

 

Commissioner Larry Young moved to amend his motion to approve all of the proposed 

zoning amendments, including amendments to Title 9, chapter 10 and 12 with the 

conditions of Option #3, modified to state: a. No more than four thousand square feet 

(4,000sf) of net floor area shall be occupied by commercial uses around the ice rink / 

fountain feature, with the exception of buildings used by or for hotel operations as 

described in Section 9- 10C-3C1 and b. No commercial occupancy shall be allowed in the 

Plaza Commercial area prior to an occupancy certificate being issued for the main hotel 

lodging building. Point 4 under Design Standards should now read  

4. Plaza Commercial. Design standards for the Plaza Commercial area are intended to 

address the related policies of the comprehensive plan. 

a. Building Orientation: Primary entrances of the plaza commercial buildings 

shall be oriented to the ice rink / fountain feature and the hotel lodging 

buildings. 

b. Building Scale: Individual building footprints shall not exceed two thousand 

square feet (2,000sf) in gross area. 

c. Parking: Any parking between the plaza commercial buildings and 

Woodland Star Drive shall be effectively restricted to use by hotel and resort 

guests of the hotel and for on-site events only. 

d. Signs: No signs advertising the plaza commercial uses shall face Woodland 

Star Drive. 

Amend the fifth row of Table 10C_A to read “Up to 4,000 net square feet of commercial 

use outside of the hotel lodge building when fully enclosed in a building and not including 

any driveup or drive-through facilities,” and strike the sixth row of Table 10C_A that 

reads “Up to 4,000 square feet of additional commercial use (10,000 square feet total) 

outside of the hotel lodge building when fully enclosed in a building and not including any 

drive-up or drive-through facilities.” Commissioner Calder 2
nd

 the motion. The motion was 

carried with 3-2 in favor.  Commissioners Baldwin and Love were opposed. 

 

Commissioners Baldwin and Love both stated they would be more comfortable with allowing 

6,000 sqft NFA of commercial instead of 4,000 sqft NFA. 

 

3. Boundary Line Adjustment for Huntsman Springs, Inc and Teton Land, LLC properties 

located near and including 1072 Woodland Star Dr – Bob Ablondi / Todd Woolstenhulme 
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Koehler explained that this lot split would be regarding the recently annexed city property.  It is 

owned by Teton Land, LLC and Huntsman Springs, Inc.  The proposed boundary line adjustment 

would turn what is currently 3 properties into 3 properties, effectively not adding or losing any 

density.  In addition, all of the proposed acreage for the new properties would conform with the 

proper zoning ordinances.  Staff recommendation was to approve the proposal with the listed 

conditions. 

 

Commissioner Calder motioned to approve the Boundary Line Adjustment for Huntsman 

Springs, Inc and Teton Land, LLC properties located near and including 1072 Woodland 

Star Dr with the following conditions: 

1. The survey shall be updated to only include the applicable signature blocks and 

necessary notes.  

2. Access to Tract 2 is shown on the survey either through a private access easement 

from 1000W through Tract 3 or from Woodland Star Dr through Tract 1. 

 Commissioner Young 2
nd

 the motion.  All in favor. 

 

4. Lot Split for Block 3, Lot 8 of the Driggs Townsite, located at 275 E Harper Ave and 410 

N 3
rd

 St—Connie Letham 

Koehler outlined the proposed lot split.  The parcel currently has two homes on one lot.  These 

homes were built before the city tracked building permits so it was not possible to determine why 

this had been done.  The resulting two lots would both conform with zoning ordinances and staff 

recommendation was for P&Z to approve of the split with the listed conditions. 

 

Commissioner Love motioned to approve Lot Split for Block 3, Lot 8 of the Driggs 

Townsite, located at 275 E Harper Ave and 410 N 3
rd

 St. with the condition that the address 

for the house on Lot 8A shall be posted as “275 E Harper Ave” to be consistent with City 

and County records.  Commissioner Calder 2
nd

 the motion.  All in favor. 

 

5. Work Session: Draft Form Based Code review 

Koehler gave an overview of where the Code Studio project currently stands and what steps will 

be taken next.  The most recent draft of the code is from 10/9/2014 and is tailored to Driggs 

specifically.  Koehler suggested perhaps breaking down the code by topics or district to begin the 

overview process.  Koehler then highlighted some key topics about the new code including more 

focus on commercial landscaping not just in the design overlay zone, design standards for multi-

family housing, a new parking proposal, and a more design focused sign ordinance.  The idea of 

the new code is to be more user friendly and the new format is question and answer with a lot of 

photos instead of legal terminology.  The hope is to have a code that will work for Driggs as well 

as Victor and Teton County.  Koehler explained that she had discussed with code studio the 

option of adopting the entire code and just applying to one zone or geographic area at first as a 

trial period. This is an approach that P&Z can consider when the adoption of the code is closer. 

Zollinger wanted to remind the staff and commission about the original impetus and process for 

developing parking in the Central Business District, thus not requiring new business owners to 

provide additional parking.  

 

6. Staff Update 
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Koehler introduced new staff Annie Decker who will be working as the Planning and Grants 

Technician for the City of Driggs. 

 

 

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

motion.  Meeting adjourned at 9:20pm. 

 

____________________________________ 

Rick Baldwin, Chair 

 

 
 


