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A REQUEST FOR A CONCEPT PLAN REVIEW APPROVAL 
BY: Cleon Ross 

FOR: Ross Meadow Subdivision 
WHERE: Victor AOI - along Old Jackson Hwy 

PREPARED FOR: 
Planning & Zoning Commission  
Public Hearing of October 18, 2016 

  
APPLICANT & LANDOWNER: Cleon Ross, represented by AW Engineering 
 
REQUEST: Cleon Ross is proposing a 2-lot subdivision on his property (8.22 acres) located south of 
Victor. Both lots are proposed as 4.11 acres.  This parcel is zoned A-2.5, in the Victor Area of Impact. 
This property is located in the Scenic Corridor Overlay, Wetlands and Waterways Overlay, and Flood 
Plain Overlay. 
 
APPLICABLE COUNTY CODE: Subdivision Concept Plan Review pursuant to Title 9, Chapter 3 Teton 
County Zoning Ordinance, (revised 5/16/2013); Teton County Comprehensive Plan (A Vision & 
Framework 2012-2030) 
 
LEGAL DESCRIPTION: RP03N45E134201; TAX #6791 SEC 13 T3N R45E     
ZONING DISTRICT: A-2.5; Victor AOI 
PROPERTY SIZE: 8.22 acres 
VICINITY MAP: 
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PROJECT DESCRIPTION:   
Cleon Ross is proposing a 2-lot subdivision on 8.22 acres. Each lot will be approximately 4 acres. This 
property is located in the Scenic Corridor Overlay, Flood Damage Prevention Overlay, and the 
Wetlands and Waterways Overlay. This property is also located in the Victor Area of Impact. 
 
Mr. Ross is splitting the property to give to his children. The One Time Only Land Split is not an option 
on this property because the parcel is less than 20 acres, and the One Time Only was used in the past. 
 
This subdivision will have one access point – Old Jackson Highway. Highway 33 borders the property, 
but the applicant does not have an approved access from ITD. That portion of the property is also 
located in the floodplain and the Scenic Corridor. This development proposes that each lot owner 
would be responsible for an individual well and septic system. Fire suppression is not required 
because this proposal is fewer than 3 lots. 
 
OVERVIEW OF CONCEPT APPROVAL: 
A concept review with the Planning Administrator or Planning and Zoning Commission is the required 
first step in the development process. The purpose of this review is to:   

1. Acquaint the applicant with the procedural requirements of Title 9 
2. Provide for an exchange of information regarding applicant’s proposed development ideas 

and the regulations and requirements of Title 9, the Master Plan, and other subdivision 
requirements 

3. Advise the applicant of any public sources of information that may aid the applicant or the 
application, and identify policies and regulations that create opportunities or pose significant 
restraints for the proposed development 

4. Review the sketch plans, if any, and provide the applicant with opportunities to improve the 
proposed plan in order to mitigate any undesirable project consequences 

5. Review the compatibility with nearby land uses, either proposed or existing  
6. Provide general assistance by County staff on the overall design of the proposed development 

 
It is not to determine the exactness of each item required in the checklists of the preliminary and 
final plat processes. 
 
KEY ISSUES:  
Studies/Plans Required to Preliminary Plat Application 
After Concept Review Approval, the applicant may begin the Preliminary Plat application process. As 
part of this process, Teton County may require several different studies to better understand the 
impacts of a development. The following studies have been identified as being required for 
Preliminary Plat based on the concept application information. 
 

 Landscape Plan 
o A Landscaping Plan is required for all subdivisions. This shall include a vegetation/ 

revegetation plan identifying locations where vegetation will be installed in order to 
replace existing vegetation or revegetate disturbed areas, a plan for weed 
management, a stabilization plan to cover any disturbed slopes, and a plan to 
provide screening from neighboring properties or from State Highways 31, 32, 33 or 
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Ski Hill Road 9-3-2-C-3-a). This plan has been incorporated into CC&Rs before, which 
could be an option. 

 Nutrient Pathogen Evaluation 
o There are 5 conditions that would trigger the NP Evaluation.  

1. The proposed development that lies wholly or partially within the WW 
Wetland and Waterways Overlay Area (Section 8-5-1-D of Title 8); or 

2. There is evidence that ground water, at some time of the year, comes within 
ten feet of the ground’s surface at any location on the proposed development 
parcel; or  

3. There is evidence that soil depth to fractured bedrock is ten feet or less 
anywhere on the proposed development; or  

4. The development application includes a food service, a commercial facility, or 
an industrial facility generating 600 gallons or more of wastewater per day; or 

5. The proposed development is within an area where the concentration of 
nitrate-nitrogen in ground water is five (5) mg/L or higher. 

o This property does lie within the Wetland and Waterways Overlay Area because Trail 
Creek is located on the property. Title 8 & 9 define the Wetlands and Waterways 
Overlay as: 

(WW) Wetlands and Waterways Overlay: Includes all lands defined and 
regulated as wetlands through the federal clean water act as administered by 
the U.S. Army Corps of Engineers and the streams listed below. Because the 
existing WW Overlay as mapped does not accurately identify all such areas, 
the WW will be applied to: (1) all wetland areas identified on the U.S. Fish and 
National Wetland Inventory Maps, unless a jurisdictional determination is 
secured from the U.S. Army Corps of Engineers (USACE) indicating the area as 
uplands; (2) all areas delineated as wetlands and verified as such by the 
USACE; and (3) those areas lying within 300 feet of the high water mark of 
the following waterways: 

Badger Creek 
Mahogany Creek 
Bear Creek  
Milk Creek 
Bitch Creek 
Moose Creek 
Bull Elk Creek 
North Leigh Creek 
Trail Creek 

Dry Creek  
South Leigh Creek 
Fox Creek  
Spring Creek 
Game Creek 
Teton Creek 
Grouse Creek 
Teton River 
Grove Creek 

Darby Creek 
Packsaddle Creek 
Drake Creek  
Patterson Creek 
Warm Creek 
Little Pine Creek 
Henderson Creek 
Twin Creek 
Horseshoe Creek 

o NOTE: The applicant is requesting a waiver from this study, which may be approved 
by the Board of County Commissioners as per Title 9. If the waiver is denied, the NP 
Evaluation will be required. 

 Natural Resource Analysis 
o If the proposed subdivision contains any lands included in any of the Overlay Areas 

defined in Title 9 or in any of the overlay areas defined in Title 8, except the AV 
Airport Overlay Area, the applicant shall have a qualified professional approved by 
the Planning Administrator prepare a Natural Resources Analysis for the entire 
application parcel. This property is partially located in the Scenic Corridor Overlay and 
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the Wetlands and Waterways Overlay, which would trigger the Natural Resource 
Analysis. However, there are not Wildlife Habitat Overlays on this property, so the 
Wildlife Habitat Assessment would not be required.

 
INTER-AGENCY AND DEVELOPMENT REVIEW COMMITTEE COMMENTS 
DRC Meeting: On September 21, 2016, we had a DRC meeting with AW Engineering (Arnold 
Woolstenhulme), Teton County Public Works Director (Darryl Johnson), and Teton County Planning 
Administrator (Kristin Owen). Other agencies were invited but did not attend. From this meeting, the 
following items were identified (more information can be found in Attachment 7). 
 Roads: A shared access point must be used for the 2 lots, accessing from Old Jackson Highway. 
 Fire Protection: This project does require Fire Protection. 
 Plans & Studies: The following plans and studies were identified as being required/possibly 

required during the preliminary phase: Landscaping Plan, Natural Resource Analysis, and Nutrient 
Pathogen Evaluation. The applicant has the option to request a waiver from the Nutrient 
Pathogen Evaluation. 

 
City of Victor: This application was sent to the City of Victor for review. We did not receive any 
comments from them on the application. 
 
Idaho Transportation Department: ITD submitted comments that the applicant does not have an 
approved access from Highway 33 for the property (see Attachment #10) 
 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE:  
Idaho Code, Title 67; Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton 
County Zoning Ordinance. The public hearing for the Planning & Zoning Commission was duly noticed 
in the Teton Valley News. A notification was sent via mail to surrounding property owners within a 
300-foot buffer area, as well as all property owners in subdivisions that intersect with the 300-foot 
buffer. A notice was also posted on the property providing information about the public hearing. 
 
COMMENTS FROM NOTIFIED PROPERTY OWNERS & PUBLIC AT LARGE: 
One public comment was received. See Attachment 9. 
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CONSIDERATION OF APPROVAL:  
For approval of Concept Review of a proposed subdivision (9-3-2(B-4)), the County shall consider the 
objectives of Teton County Title 9, application materials, and in a general way, at least the following: 

 
1. The conformance of the subdivision with the comprehensive plan. 

Applicant 
Comments 

The applicant addresses the conformance of this subdivision with the Comp. Plan in the narrative 
(attachment #3). 

Staff 
Comments 

 This property is located in the Area of Impact. The Comp. Plan identifies located higher 
densities near the cities and within the cities. Only 2 lots are proposed with this 
development, so the density is still relatively low. 

 Open Space is not required for this application. This property also is not identified as a 
wildlife habitat. However, by requiring building envelopes near Old Jackson Highway, 
development will not occur along the creek or within the Floodplain. This is essentially 
creating open space, and the creek corridor can be protected from development. 

 This property is located on Old Jackson Highway, next to city limits, so it could be used for 
pedestrian and bike traffic. It is also near Pioneer Park, which includes a bus stop for the 
START bus. This all contributes to goals in the Comp. Plan. 

2. The availability of public services to accommodate the proposed development. 

Applicant 
Comments 

This subdivision will utilize private well and onsite septic systems. There are entities in the area 
to provide public services to this development. 

Staff 
Comments 

The subdivision will access from Old Jackson Hwy, which is a County road. Fire protection is not 
required. One new lot is being added. This property is located in the Area of Impact, adjacent to 
city limits, so it could also be annexed into city limits. The application was sent to the City of 
Victor for review, but they did not submit any comments on the project. 

3. The conformity of the proposed development with the capital improvements plan (CIP). 

Applicant 
Comments 

The applicant comments that no non-residential development is being proposed. Impact fees will 
be paid at the time a building permit is issued. No future public facilities will need to be 
constructed to serve this development. 

Staff 
Comments 

This proposal is adding one new lot. All applicable impact fees will be paid at the time of building.  

4. The public financial capability of supporting services for the proposed development. 

Applicant 
Comments 

The applicant comments on the capability to support to development in the Narrative 
(Attachment #3). With a 2 lot subdivision, the need for support would be minimal. 

Staff 
Comments 

This is a 2-lot subdivision, so the impact will be minimal. Each property owner will be responsible 
for their own well and septic system. Additional property taxes could be collected from these 
two lots if homes are built in the future. 

5. Other health, safety, or general welfare concerns that may be brought to the County's attention. 

Applicant 
Comments 

The applicant’s narrative (attachment #3) states there are no other health, safety or general 
welfare concerns they are aware of. 

Staff 
Comments 

A portion of this property is located in the Wetlands and Waterways Overlay Area. This would 
trigger the Nutrient Pathogen Evaluation. It would also trigger the Natural Resource Analysis (not 
the Wildlife Habitat Assessment).This property also includes floodplain. No development should 
occur in the floodplain, as our ordinance states that if there is a location outside of the floodplain 
available for development, it must occur there. This property has space outside of the floodplain, 
and building envelopes should be identified in that area. A portion of this property is also located 
in the Scenic Corridor. This is mostly the floodplain area, so development should not be occurring 
there. If any development was proposed there, it would require a scenic corridor design review. 
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POSSIBLE CONDITIONS OF APPROVAL  
1. Identify building envelopes for both lots, outside of the Special Flood Hazard Area, on the plat. 
2. Identify the Special Flood Hazard Area on the plat. 
3. Obtain access approval from Teton County, ID Road & Bridge for Old Jackson Highway. 
4. Begin working with Eastern Idaho Public Health for approval. 
5. Conduct required studies/plans for Preliminary Review: Landscape Plan, Natural Resource 

Analysis, and Nutrient Pathogen Evaluation (if not waived). 
 
PLANNING & ZONING COMMISSION ACTION:  
A.  Approve the Concept Plan, with the possible conditions of approval listed in this staff report, 
having provided the reasons and justifications for the approval. 
 
B.  Approve the Concept Plan, with modifications to the application request, or adding conditions of 
approval, having provided the reasons and justifications for the approval and for any modifications 
or conditions. 
 
C. Deny the Concept Plan application request and provide the reasons and justifications for the 
denial. 
 
D.  Continue to a future PZC Public Hearing with reasons given as to the continuation or need for 
additional information. 
 
POSSIBLE MOTIONS 
The following motions could provide a reasoned statement if a Commissioner wanted to approve or 
deny the application: 
 
APPROVAL  
Having concluded that the Criteria for Approval of a Subdivision Concept Plan found in Title 9-3-2(B-
4) can be satisfied with the inclusion of the following conditions of approval: 

1. Identify building envelopes for both lots, outside of the Special Flood Hazard Area, on the 
plat. 

2. Identify the Special Flood Hazard Area on the plat. 
3. Obtain access approval from Teton County, ID Road & Bridge for Old Jackson Highway. 
4. Begin working with Eastern Idaho Public Health for approval. 
5. Conduct required studies/plans for Preliminary Review: Landscape Plan, Natural Resource 

Analysis, and Nutrient Pathogen Evaluation (if not waived). Cleon Ross can be justified and 
have been presented in the application materials, staff report, and presentations to the 
Planning & Zoning Commission,   

 and having found that the proposal is generally consistent with the goals and policies of the 2012-
2030 Teton County Comprehensive Plan,   

 I move to APPROVE the Concept Plan for Ross Meadow Subdivision as described in the application 
materials submitted August 4, 2016 and as supplemented with additional applicant information 
attached to this staff report. 
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DENIAL 
Having concluded that the Criteria for Approval of a Subdivision Concept Plan found in Title 9-3-2(B-
4) have not been satisfied, I move to DENY the Concept Plan for Ross Meadow Subdivision as described 
in the application materials submitted August 4, 2016 and as supplemented with additional applicant 
information attached to this staff report. The following could be done to obtain approval: 

1. … 
 
 
Prepared by Kristin Owen
Attachments:  

1. Application (3 pages) 
2. Affidavit of Legal Interest (1 page) 
3. Narrative (5 pages) 
4. Warranty Deeds (3 pages) 
5. Survey #240322 (1 page) 

6. Concept Drawings (1 page) 
7. DRC Meeting Notes (1 page) 
8. Adjacent Landowner Notification (2 pages) 
9. Public Comment (1 page) 
10. ITD Comment Letter (# pages)

 
End of Staff Report 
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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: Arnold Woolstenhulme, AW Engineering 
CC: Darryl Johnson, Teton County Public Works Director 
RE: Ross Meadow Subdivision, Concept Approval – DRC Meeting Notes 
DATE: September 21, 2016 

 
Arnold, the purpose of this letter is to summarize the DRC Meeting we had on September 21, 2016. 

Roads 

 This development must use a shared access point from Old Jackson Highway 
 
Fire Protection 

 This project does not require Fire Protect.  

Plans & Studies 

 Natural Resource Analysis: This property is located in the Scenic Corridor Overlay, Flood Damage Prevention 
Overlay, and the Wetlands and Waterways Overlay, so this study will be required for Preliminary Review. This 
property is not located in a wildlife habitat overlay, so the wildlife habitat portion of this study will not be required. 

 Landscaping Plan: This plan will be required for Preliminary Review. This shall include a vegetation/revegetation 
plan identifying locations where vegetation will be installed in order to replace existing vegetation or revegetate 
disturbed areas, a plan for weed management, a stabilization plan to cover any disturbed slopes, and a plan to 
provide screening from neighboring properties or from State Highways 31, 32, 33 or Ski Hill Road. 

 Nutrient Pathogen Evaluation: This property is located in the Wetlands and Waterways Overlay, so a Nutrient 
Pathogen Evaluation will be required. There is an option to request a waiver for this study. 

More information on the required studies can be found in the Teton County Code, Title 9. 

Public Hearing Information 
You are scheduled for the Teton County Planning and Zoning Commission public on Tuesday, October 18, 2016 at 5:00 
PM. This public hearing is at the Teton County Courthouse, 150 Courthouse Drive, Driggs, Idaho. A notice, agenda, and 
meeting packet will be sent to you no later than the week before the meeting. Public hearings are required for the 
Preliminary and Final stages of this process. The scheduling of those will depend on your application submittal dates. 

http://tetoncountyidaho.gov/pdf/codePolicy/Title9_apdxA_Amdended_20130516.pdfhttp:/tetoncountyidaho.gov/pdf/codePolicy/Title9_apdxA_Amdended_20130516.pdf


Teton County Planning Department 

 

150 Courthouse Drive, Room 107 | Driggs, ID 83422 
Phone (208) 354-2593 | Fax: (208) 354-8410 

www.tetoncountyidaho.gov 
 

September 25, 2016 
 
RE: Notice of Public Hearing and Solicitation for Comments from property owners within 300 feet of a property that has 
an application for a proposed subdivision. 
 
Dear Property Owners: 
This letter is to notify you that an application for Subdivision Concept Review has been submitted to the Teton County 
Planning Department by a nearby landowner. According to the Teton County Code (9-3-2B), the purpose of the Concept 
Review is to discuss, in general, the feasibility and possibility of building the proposed subdivision, including its conformity 
with the Comprehensive Plan, its relationship to surrounding development, any site conditions that may require special 
consideration or treatment, and to discuss and review the requirements of the Teton County Code. It is not to determine 
the exactness of each item required in the checklists of the preliminary and final plat process. 
 
Because the proposed subdivision is located in Overlay areas, a public hearing with the Teton County Planning & Zoning 
Commission (PZC) is required for Concept Review approval. For approval of Concept Review of a proposed subdivision, 
the County shall consider the objectives of Teton County Title 9, in addition to the applicant’s narrative explaining the 
impact of the development, and in a general way, at least the following: 

a. The conformance of the subdivision with the comprehensive plan. 
b. The availability of public services to accommodate the proposed development. 
c. The conformity of the proposed development with the capital improvements plan. 
d. The public financial capability of supporting services for the proposed development. 
e. Other health, safety, or general welfare concerns that may be brought to the County's attention. 

The planning staff is soliciting comments from people in the vicinity of the applicant’s property, so we can be aware of 
neighborhood issues related to the application and incorporate your comments into the staff report to the PZC. Please 
provide comments related to this application and the criteria of approval listed above.  
 
Applicant & Landowner: Cleon Ross      Zoning District: A 2.5; Victor Area of Impact 
Legal Description: RP03N45E134201, TAX #6791 SEC 13 T3N R45E  
 
Description of Application: Cleon Ross is proposing a 2-lot subdivision on his property (8.22 acres) located south of 
Victor. Both lots are proposed as 4.11 acres.  This parcel is zoned A-2.5, in the Victor Area of Impact. This property is 
located in the Scenic Corridor Overlay, Wetlands and Waterways Overlay, and Flood Plain Overlay. 
 
PUBLIC HEARING 
The Teton County Planning and Zoning Commission will hold a hearing in the Commissioners’ Chamber located on the 
First Floor (lower level, southwest entrance) at 150 Courthouse Drive, Driggs, Idaho on October 18, 2016 on this matter. 
This application is scheduled as the first item on the agenda, at 5:00pm.  
 
Information on the above application is available for public viewing in the Teton County Planning Department at the Teton 
County Courthouse in Driggs, Idaho. The development application and various related documents are also posted, as they 
become available, at www.tetoncountyidaho.gov. To view these items, go to the Planning & Zoning Commission 
department page, then select the 10-18-2016 Meeting Docs item in the Additional Information Side Bar. Written 
comments will be included in the packet of information provided to the Commission for consideration prior to the hearing 
if they are received in the Planning Department no later than 5:00pm on October 11, 2016. Written comments may be e-
mailed to pz@co.teton.id.us, mailed to the address above, or faxed. You may also present your comments in person at 
the hearing.   
 
The public shall not contact members of Planning & Zoning Commission or the Board of County Commissioners 
concerning this application, as their decision must, by law, be confined to the record produced at the public hearing.  
If you have any further questions, please do not hesitate to contact Kristin Owen, Planning Administrator 
(kowen@co.teton.id.us). 

http://www.tetoncountyidaho.gov/
http://www.tetoncountyidaho.gov/
mailto:pz@co.teton.id.us


Service Layer Credits: Source: Esri,
DigitalGlobe, GeoEye, Earthstar Geographics,
CNES/Airbus DS, USDA, USGS, AEX,
Getmapping, Aerogrid, IGN, IGP, swisstopo,
and the GIS User Community
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Kristin Rader

From:
Sent: Tuesday, October 11, 2016 4:24 PM
To: PZ
Subject: Ross Meadows Subdivision Comment:  Cleon Ross

Follow Up Flag: Follow up
Flag Status: Flagged

I am writing this letter in favor of the Ross Meadows Subdivision whose hearing is scheduled for 10/18/2016. 
This land is adjacent to the City of Victor, and falls directly across the road from a very dense subdivision 
(Mountainside Village) with homes on small lots varying from 400 sq feet to a 2400 sq feet. 
On the opposite side is a parcel zoned heavy commercial. 
Between these lots and Hwy 33 is a heavily densely treed area.  We can’t see the highway from our lots. 
  
I work for Larry Thal as the POA Administrator for Mountainside Village, and have answered neighboring 
questions regarding this subdivision with no bad feedback. 
  
Retaining the land into two  4 acre lots, rather than having it be annexed into the City of Victor, will ensure 
that there will be open space within a dense area. 
I own land a few lots down from this proposed subdivision, and my family owns 7 or 8 parcels of land in the 
area. 
All are in favor of this subdivision. 
You probably won’t hear from them, as they tend not to get involved in county affairs. 
  
My spouse Kendall  and I are purchasing this land from my father—the purchase agreement has been 
recorded in Teton County as of April, 2016, but has been in the works for a decade or more. 
If this subdivision is approved, the land will be able to stay in my family, as it has for at least 70 years. 
  
My brother David Ross and his wife Kathy will be the other owner, and neither of us, nor our spouses, want to 
see the land pass out of the family. 
It’s our dream to keep this land.  We currently farm it, have done so for 40 years, and will continue to do so. 
Although we realize we have to plan for homes on the land at some point, there are NO current plans for 
either of us to build, and we truly want the land to stay as it is,  
but must have building rights per lot so we can afford to keep the land within the family.  
  
Thank you for all you do, 
  
Janine Jolley 
Oxbow Property Management LLC 

. 
Victor, ID 83455 

 
 






