
CITY OF VICTOR 
PHONE (208) 787-2940  |  www.victorcityidaho.com 

Planning Staff Report 

 REPORT DATE: January 13, 2022 

 MEETING DATE: January 20, 2022 
 

 

FILE NUMBER / NAME Canyon Springs Subdivision 

APPLICATION TYPE County Subdivision within the AOI 

PROJECT APPLICANT Civilize PLLC PROPERTY OWNERS Dennis Phillips 

PROJECT LOCATION W 9000 S, Victor  PARCEL # / TAX #  RP03N45E150603 

LAND USE MAP Transitional LAND USE ACTIVITY Transitional Agriculture 

ZONING DISTRICT 
County Zoning of Agriculture/Rural 
Residential – 2.5 

OVERLAY DISTRICT City of Victor Area of Impact 

 
Re: Applicable Victor Values:   
☐ Culturally Historic  ☐ Sustainable  ☐ Connected to Nature 
☐ Small Town Feel  ☐ Family Friendly ☒  Administrative Need 
 
PROPOSAL & APPLICATION PROCESS 
The applicant is requesting of Teton County a 14-lot subdivision on a 37.03-acre parcel that is zoned Agriculture/Rural 
Residential 2.5. The applicant is requesting its Concept Plan review approval by the County’s Planning and Zoning 
Commission.  

PROCEDURE 
This procedure is outlined in Title 8 Chapter 1 of the Municipal Code which regulates the Area of Impact under agreement 
with Teton County. It explains that all applications must originate with the County, they will then be forwarded to the Victor 
Planning Administrator for review, any application that may have an impact on current or future compatibility with 
easements, utilities, and roadway connectivity and compatibility shall be passed on to Victor Planning and Zoning 
Commission. Since this is a County application and the City is only to comment on it, similar to any other service provider, 
staff recommends that any public comment should be directed to the County. 
 
ALTERNATIVES/POSSIBLE ACTIONS 
The following are the possible courses of action on the application: 

1. Table discussion to seek additional information [specify what information you are seeking], and continue the 
agenda item to a subsequent meeting; 

2. Direct staff to send the drafted letter to Teton County as written; 
3. Direct staff to send the drafted letter to Teton County with the following additions/corrections [specify any 

recommended changes]; 
4. Direct staff to take no action and not send any letter. 

 
STAFF REPORT ATTACHMENTS 

1. Draft letter to Teton County  
2. Application 
3. Narrative  
4. Concept Plan Design 
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PROJECT LOCATION  

 
 
STAFF ANALYSIS  
The AOI agreement states that “any application that may have an impact on current or future compatibility with 
easements, utilities, and roadway connectivity and compatibility shall be passed on to Victor Planning and Zoning 
Commission.” Staff has outlined the connectivity and compatibility items for easements, utilities, and roadways as required 
for review.  
 
Roadways 
Roadways connections and compatibility can be reviewed by looking at the access, alignment, finished surface, 
sidewalk/pathway connection, and increase of traffic flows. The proposed development is proposing a single access point to 
W 9000 S. Developments within the City would be required to have a stub road to the adjoining lot line of a neighboring 
property for interconnectivity when future development takes places. This is not a requirement of the County and not 
shown on the plans. This is something that the City would like to see. Not only does in promote cross access, it also 
contributes to the safety of the development if one access becomes closed residents and emergency personnel would still 
have an additional access into the development. The plans do not indicate the finished surface of the private road.  
 
According to the AOI agreement any new public roads would need to meet the City’s standards for development. The 
County required that any new internal roadways be private due to the limited maintenance funds and capabilities of the 
County. Therefore, the AOI requirement does not apply. For the purposes of continuity staff requests that the applicant 
construct the roadways to the City’s standards including paving, sidewalks, and street trees. Staff also recommends that a 
public access easement be requested for pedestrian use and sidewalk or pathway through the development. 
 
Easements 
According to the proposed Concept Plan the private roadways would be designated by easement on the plat. There is no 
indication whether this property has water rights or access to irrigation. If new irrigation system easements are proposed 
approval is required according to Idaho Code 31-3805(b)(ii) by the City Council. This has not been done nor has the City 
been presented any information or requests to do so.  

Project Location 
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Utilities 
While there is nothing in the LCD or the AOI agreement that would require any property outside of City limits to connect to 
City sewer or water services, there is a fiscal benefit to have a larger number of connections to the wastewater system to 
help distribute the cost among a larger pool of properties. The City already has satellite subdivisions connected to the 
wastewater system. There is also a significant cost to the developer to install utilities on a development with such low 
proposed densities. In this case utilities would only be allowed if they were to annex.   
 
Land Use 
According to the ReEnvision Victor Comprehensive Plan’s Future Land Use Map the subject property is designated as 
Transitional. The Transitional land use provides a transition between those areas in the county that are strictly agricultural 
and expanding city neighborhoods. Any proposed development within these areas should be coordinated between the City 
of Victor and Teton County. These areas should generally accommodate continued agricultural operations and open space 
preservation with passive recreational access and limited conservation development. The Future Land Use Map was 
developed with consideration of the existing roadway network, the grid system located in the center of town lends itself to 
a more controlled, cohesive, and connected growth pattern. This mean that development will grow north and east more 
naturally.  
 
Conclusion:  
In summary, there are no standards for private roads, but the staff is requesting paved roadways, sidewalks, and street 
trees. Staff would like more information regarding the changes to the irrigation system and its associated easements to 
make sure that actions and review is completed according to Idaho Code 31-3805(b).   
 
SUGGESTED MOTIONS 
Approve: 
Having concluded that the process and review of the Area of Impact found in Title 8, Chapter 1 have been met, the Victor 
City Planning & Zoning Commission moves to direct staff to send the drafted letter labeled as Exhibit 1 regarding the 
Canyon Springs Subdivision to Teton County as written. 
 
Alternative Motion: 
Approve with amendments: 
Having concluded that the process and review of the Area of Impact found in Title 8, Chapter 1 have been met, the Victor 
City Planning & Zoning Commission moves to direct staff to send the drafted letter labeled as Exhibit 1 regarding the 
Canyon Springs Subdivision to Teton County with the following additions/corrections [specify any recommended changes]. 
 
Continue:  
Having found that further information is required, I move to continue the application to the (insert date) public meeting to 
allow the applicant to address the following concerns raised (specify concerns to be addressed). 
 
No Action:  
Having concluded that the process and review of the Area of Impact found in Title 8, Chapter 1 have been met, the Victor 
City Planning & Zoning Commission moves to direct staff to take no action and not send any letter. 
 



 

CITY OF VICTOR 
Planning & Building Department 

 
 

32 Elm St.  Tel: (208) 787-2940 
Victor, ID 83455 1 www.victorcityidaho.com 

January 20, 2022 
Attn: Planning and Zoning Commission  
Teton County Court House 
150 Courthouse Drive – Room 107 
Driggs, ID 83455 
      Sent via Email 
Dear Teton County Planning & Zoning Commission, 
 
This letter is to satisfy the procedural requirements of the Area of Impact agreement between the City of Victor and 
Teton County regarding the Canyon Springs Subdivision. City Staff completed their review of potential impacts on 
current or future compatibility with easements, utilities, and roadway connectivity and compatibility in accordance 
with Title 8 Chapter 1 of the Municipal Code which regulates the Area of Impact under agreement with Teton County. 
Due to its proximity to City limits and potential impacts to the City’s future expansion this matter was passed on to 
the Victor Planning & Zoning Commission for their consideration. The Planning & Zoning Commission                                           
meeting was held on January 20, 2022 to review the application. 
 
The current AOI does not trigger any additional standards or requirements of the proposed development. However, 
the City of Victor’s Planning and Zoning Commission is requesting that the Teton County Planning and Zoning 
Commission consider the potential impacts to the City of Victor if the application were granted as proposed. The City 
of Victor’s Comprehensive Plan designates this area as Transitional. According to the ReEnvision Victor 
Comprehensive Plan “The Transitional land use provides a transition between those areas in the county that are 
strictly agricultural and expanding city neighborhoods. Any proposed development within these areas should be 
coordinated between the City of Victor and Teton County.” If annexed and developed within the City of Victor there 
are standards and requirements for developments that would not be required of them from the County. While these 
requirements may necessitate more expensive infrastructure cost on the developer, these infrastructure requirements 
are all for the health, safety, and welfare of the public, for the good and enjoyment of the neighborhood, and 
consistent interconnectivity of our neighborhoods. 
 
The Victor Planning and Zoning Commission objects to the application as proposed and request that the Teton 
County Planning and Zoning Commission consider denial of the application. 
 
If the Teton County Planning and Zoning Commission choses to move forward with this application, please consider    
the following requirements so that the development can be consistent with the City of Victor as our city limits grow 
around this property in the future. 



 
 
CITY OF VICTOR  Planning & Building Department 
 

32 Elm St.  Tel: (208) 787-2940 
Victor, ID 83455 2 www.victorcityidaho.com 

• All location information on the application form is incorrect and should be corrected  
• Stub road(s) to neighboring undeveloped property for future interconnection, in accordance with Teton 

County Code Section 9-1-3B which states, “The Coordination of streets and roads within the subdivision 
with other existing or planned streets and roads in adjacent development.” 

• Paving of the primary access road and interior roads. 
• Sidewalks and street trees on the primary access road and interior roads. 
• More information regarding the irrigation system changes that should be approved by the Victor City 

Council, in accordance with Idaho Code Section 31-3805(b)(ii) which states, “For proposed subdivisions 
located outside incorporated cities but within a negotiated area of city impact pursuant to chapter 65, title 
67, Idaho Code, or within one (1) mile outside the incorporated limits of any city, both city and county 
zoning authorities and city council and county commissions must approve such irrigation system in 
accordance with section 50-1306, Idaho Code. In addition, the irrigation entity charged with the delivery of 
water to said lands must be advised regarding the irrigation system.” 

 
If this application continues through the County process the City of Victor will have further comments in future steps 
of the application process. 
 
With the City’s ReEnvision Victor Comprehensive Plan completed, the City of Victor is eager to renegotiate the Area 
of Impact agreement with Teton County so that the zoning districts designations can be determined for the Victor 
Area of Impact and so that the City of Victor hold a more active role in the decision-making process of those 
applications within our Area of Impact. Thank you for your time and consideration in this manner. 
 
Sincerely, 
 
 
 

 
Christian Cisco, Chair      Kimberly Kolner, AICP 
Victor Planning & Zoning Commission    Victor Planning & Zoning Director 
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NAME OF SUBDIVISION/PLANNED UNIT DEVELOPMENT 

CONCEPT PLAN 
SUBDIVISION/PLANNED UNIT DEVELOPMENT APPLICATION 

The Concept Plan Review is the first of three steps in the development process.  Upon receipt of the required materials the 
Planning staff shall stamp the application received, review the application for completeness and then schedule a Concept 
Review Meeting between the Applicant and the Planning Administrator or his or her designee. The application is 
constituted accepted upon completion of the checklist items and the review meeting with the Administrator. The 
Administrator will prepare a staff report for the Applicant within sixty (60) days.  It is recommended that the Applicant 
review Titles 6, 8 and 9 of the Teton County Code prior to submittal.  These Titles along with application materials are 
located on the County website at www.tetoncountyidaho.gov.  The Planning staff is also available to discuss applications 
and answer questions prior to receiving an application.    

 
To expedite the review of your application, please be sure to address each of the following items.  

 
SECTION I: PERSONAL AND PROPERTY RELATED DATA  
   
 
Owner: ___________________________________________________________________________________  
 
Applicant: ___________________________________E-mail: _______________________________________ 
 
Phone: (        ) ___________________ Mailing Address: ____________________________________________ 
 
City: ________________________________________State:_________________ Zip Code:_______________ 
 
Engineering Firm: ______________________Contact Person:_______________ Phone: (        )____________ 
 
Address:____________________________________ E-mail:________________________________________ 
 
 
 
Location and Zoning District: 
 
Address: _____________________________________________ Parcel Number: ______________________ 
 
Section: ___________Township: ___________Range: ________ Total Acreage: _______________________ 
 
Proposed Units/ Lots: ____________________Proposed Open Space Acres: __________________________  
   
  Proposing a Subdivision       Proposing a Planned Unit Development    
  Zoning:   A 2.5    A 20         Planned Community  Rural Reserve   
  

 
� Latest recorded deed to the property    
� Development name approved by GIS   
� 10% of total base fee (see current fee schedule) 
� Affidavit of Legal Interest 
� Pre-application conference completed.  Date:  ______________________ 

http://www.tetoncountyidaho.gov/
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I, the undersigned, have reviewed the attached information and found it to be correct.  I also understand that the items listed 
below are required for my application to be considered complete and for it to be scheduled on the agenda for the Planning 
and Zoning Commission public hearing.   

 
• Applicant Signature: ________________________________________ Date: _____________________ 

 
I, the undersigned, am the owner of the referenced property and do hereby give my permission to _____________________ 
to be my agent and represent me in the matters of this application.  I have read the attached information regarding the 
application and property and find it to be correct. 
 
• Owner Signature:___________________________________________ Date: _____________________ 

     
Fees are non-refundable. 

 
 
SECTION II:    CONSIDERATION FOR APPROVAL  
 
Please submit narrative referencing the following: 

• The conformance of the subdivision/PUD with the Comprehensive Plan. 
• The availability of public services to accommodate the proposed development. 
• The conformity of the proposed development with the capital improvements plan. 
• The public financial capability of supporting services for the proposed development. 
• Other health, safety or general welfare concerns that may be brought to the County’s attention. 

 
SECTION III:   CHECKLIST OF ITEMS REQUIRED ON THE PLAN/PLAT DOCUMENT 

 
1.  Number of Plans: 

• Two (2) Plans (one 11” X 17” or 18” X 24”) and one digital copy prepared by a professional land 
Surveyor/Engineer      

 
2.  Items on Plan/Plat:   

• Plat is labeled “Concept Master Plan” in the lower right corner 
• Open space, as required          
• Neighboring property boundaries and owners within 300 feet 
• Date prepared and date of any revisions   
• Scale of drawings        
• North arrow         
• Vicinity map  
• Section(s), Township, Range 
• Specific phase, if any, has been labeled  

     
3.  Topographical Information:     

• Contour lines    
• Flood hazard area, if any 
• Overlay areas  

    
4.  Design Requirements:      

• Total acreage       
• Number of lots and size      
• Street layout including width and designation of county road access with notation of approaches, if 

applicable, no closer than 300 feet to one another    
• Existing streets and names within 200 feet  
• Easements for irrigation, water, sewer, power and telephone   
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SECTION IV:  CHECKLIST OF REQUIRED ITEMS 
Please submit narrative or renderings addressing each of the following categories: 
 
1.  Water Resources:     

• Description of irrigation system 
• Description of culinary water system  
• Water rights         
• Description of waste system       
• Natural drainage channels        
• Storm and surface water drainage 

 
2.   Maps Required: 

• Soil types  
• Geographical hazards   

 
3.  Availability and capability of public services: 
These topics are to be addressed in a general way. A Public Service/ Fiscal Analysis may be required at the 
Preliminary Plat stage, at which time these items will be addressed in detail. 

• Fire protection 
• Police protection 
• Public road construction and maintenance 
• Central water 
• Central sewer 
• Parks and open space 
• Recreation 
• Infrastructure/open space maintenance 
• Schools 
• Solid waste collection  
• Libraries 
• Hospital 
• Estimate of tax revenue 

 
4.  Zone Change, if any:  

• Current Zoning District 
• Proposed Zoning District 
 - Submit completed Zone Change Application  
  

5.  Other Land Use Applications, if any: 
• Scenic Corridor 
• Conditional Use Permit 
• Variance 
• Other:  ______________ 

 
 
SECTION V:  PLANNING ADMINISTRATOR/DESIGNEE REVIEW/ACTION 
 
 
 Application is considered complete and accepted on this the ________day of _______________, 20___.   
 
 
Planning Administrator/Designee Signature:  _____________________________________________________ 



 

 

 

 

   
2021 

bcrowther@civilize.design 

3853 W. Mountain View Drive 

Rexburg, ID  83440 

208-351-2824 

8/17/2021 

Canyon Springs Ranch Estates                      

Concept Plan Application Supplement 
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Canyon Springs Ranch 

Supplementary Information 

Subdivision Application – Concept Plan 
 

Parcel Number: RP03N45E150603 

Acres: 37.03 

Legal Description: NW4NE4 LESS #3952 & #3963 SEC 15 T3N R45E      

Zoning: A/RR-2.5 Agriculture / Rural Residential, 2.5-acre min. lot size,  

Approved Subdivision Name: Canyon Springs Ranch 

Approved Road Name: Astor Lane, Merriweather Way, Clark Circle 

Access Roads: W 9000 South 

Zoning Overlays: A/RR-2.5 Agriculture / Rural Residential, 2.5-acre min. lot size. 

Resource Overlays: None           Floodzone: No           Airport Overlay: No        Hazard Area: No 

Migratory Area: No         Adjacent to Public Lands: No        FEMA Zones: None 

PROPOSED 

DEVELOPMENT 
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INTRODUCTION 

Canyon Springs Ranch Estates is a proposed residential subdivision located northeast of Highway 31 on 

W 9000 South approximately 1 mile from the City of Victor in Teton County, Idaho. The site consists of 

one 37.03-acre parcel. There are similar developments immediately to the north and east adjacent to the 

property.  The site is zoned A/RR-2.5; the proposed development consists of 14 residential lots with a 

minimum lot size of 2.5 acres. 

PROJECT COMPONENTS 

Compatibility with 2012 Comprehensive Plan 

The proposed development is situated in the area designated mixed ag / rural neighborhood, which is 

compatible with the proposed development. 

Access & Circulation 

The development will be accessed via W 9000 South on the south side of the property. Lots within the 

subdivision will be served by new road internal to the development providing access to each lot.  All 

roads within the subdivision will be constructed to Teton County standards for road construction for local 

roads with the anticipation that roads will be dedicated to the County. 

Setbacks & Building Envelopes 

In all cases, building setbacks will comply with the minimum setbacks required by Teton County. 

Building envelopes, which often exceed the minimum setback requirements, are being contemplated in 

the subdivision covenants, conditions, and restrictions (CCR) to further limit the location of future 

buildings for the purpose of preserving views for each lot. 

Open Space and Density 

There is no requirement for open space in the A/RR-2.5 zoning district. 

Domestic Water 

Domestic water will be provided by individual wells on each lot. Installation, maintenance, and 

permitting of domestic wells will be the responsibility of individual lot owners. 

Stormwater 

During initial construction appropriate erosion control measures and best practices will be used to 

minimize erosion and pollution. The proposed development maintains the natural drainage patterns of the 

site to the maximum extent practicable.  A detailed Stormwater Management Plan will be prepared and 

submitted with the Preliminary Plat Application. 
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Wastewater 

Wastewater treatment will be accomplished using a small individual septic system on each lot. The septic 

systems must be designed, constructed, and maintained in accordance with Eastern Idaho Public Health 

standards. Permitting, construction, and maintenance of septic systems will be the responsibility of 

individual lot owners. 

Fire Protection 

The concept plan considers, the development and construction of a fire pond with dry hydrants meeting 

the requirements of the Teton County Fire District allows for two fire ponds that will serve a dual purpose 

as water supply for fire protection and aesthetic elements of the subdivision.  

Geophysical Hazards 

There are no FEMA Special Flood Hazard Areas (SFHA) mapped on the site. There is no surface water 

on the site. The site is not located in a Natural Resource Overlay. No critical habitat areas are known or 

mapped on the subject site. The site is mapped as “Class 1: Low Liquefaction Susceptibility”, the lowest 

risk of three categories relating to earthquake hazard. 
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SECTION I: PERSONAL AND PROPERTY 

RELATED DATA 

 

PROPOSED 

DEVELOPMENT 
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Latest recorded deed to the property 

See appendix. 

Development name approved by GIS 

Development name and road names do not have duplicates in the GIS system. Application submitted to 

GIS. 

10% of total base fee (see current fee schedule) 

Fees enclosed. 

Affidavit of Legal Interest 

See ownership of LLCs in the appendix. 

Pre-application conference comp 

Pre-application conference requested from Planning & Zoning.  They are currently without an 

administrator and unable to schedule a pre-application conference.   
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SECTION II – CONSIDERATION FOR 

APPROVAL 
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Conformance of the Subdivision/PUD with the 

Comprehensive Plan. 

Canyon Springs Ranch  is situated in the Town Neighborhood designation on the 2012 Comprehensive 

Plan.  Excerpting from that document, the description for land designated as Town Neighborhood reads 

thus:  
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Town Neighborhoods are located within the area of impact, immediately adjacent to the cities of 

Victor, Driggs and Tetonia. These areas are in close proximity to electric, phone and other dry 

utilities as well as public water and sewer services; although that does not imply that these services 

would be available as a public utility. Town Neighborhoods currently include a mix of developed 

and undeveloped property and have easy access via automobile, bicycle or pedestrian access to 

town services and amenities. The intent of this plan is to encourage growth in existing population 

centers such as our cities; residential uses near the cities would be more desirable than in the far 

reaches of the County. In the Areas of Impact, applicable plans and ordinances must be mutually 

agreed upon by the city and the county and thus will be negotiated further with each city. While the 

applicable land use plan for the Areas of Impact must be negotiated with each city, the desired 

future character and land uses for Town Neighborhoods include: 

• Single-family, detached housing in low densities consistent with non-municipal services. 

• Parks, greenways, and neighborhood amenities 

• Safe and convenient street and pathway connections to towns 

• Pedestrian amenities and complete streets 

 The proposed development with 14 lots on 37 acres is consistent with this definition 

In addition, the development is compatible with the five goals outlined in the 2012 Comprehensive Plan.  

1. Our Community Envisions a Sustainable Future for Teton County We will 

strive to: Establish a vibrant, diverse and stable economy.  

The proposed development contemplates allowing single family homes on larger lots which encourages 

settlement of families and a middle-class workforce that contributes to the vibrant, diverse and stable 

economy. 

2. Create and maintain a well-

connected, multi-modal network of 

transportation infrastructure to 

provide convenient and safe mobility 

for all residents, visitors and 

businesses.  

The proposed development is situated just south of the 

City of Victor and within a mile of the major 

transportation corridor, Hwy. 31, providing access to 

the Teton Basin from north to south and east to west. 

As such, the development takes advantage of the 

existing major collector roads while exerting minimal 

impact on the existing transportation system.   
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3. Preserve natural resources and a healthy environment, which are essential 

for creating viable future economic and recreational opportunities for all 

users.  

As proposed, the development complies with the existing zoning of 2.5 acres which allows for the 

preservation of natural resources and maintains a healthy outdoor environment for the residents. 

4. Contribute to our strong sense of community by providing quality 

facilities, services, and activities to benefit the community.  

The proposed development is in close proximity to the City of Victor and the future residents will 

participate in the activities and events of the that community. 

5. Maintain, nurture, and enhance the rural character and heritage of Teton 

Valley. 

In keeping with the character of the community, the lots are larger lots, and the architectural design of the 

homes will reflect the rural character and heritage of the Teton Valley. 

Availability of Public Services to Accommodate the 

Proposed Development. 

Given the location of the proposed development, just east of Hwy. 31 and adjacent to W 9000 South, the 

property is readily accessible. Emergency service and public services have ready access to the property.  

The property is accessible by the school buses, emergency vehicles, and fire trucks.  Central water and 

sewer are not available.   

Conformity of the Proposed Development with the Capital 

Improvements Plan. 

According to the 2021 Capital Improvements Plan, W 9000 South is scheduled not scheduled for any 

improvements in 2021.   

Public Financial Capability of Supporting Services for the 

Proposed Development. 

The proposed development does not extend the physical distance necessary to receive supporting services 

such as police, fire protection ambulance, or school buses.  Rather, the development is located just south 

of the City of Victor and within one mile of the major highway providing access to the Valley.  The 

location of the development is right where one would prefer development to occur to minimize the impact 

to supporting public services. 
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Other health, Safety or General Welfare Concerns that May 

be Brought to the County’s Attention 

No health, safety or general welfare concerns outside of those experienced by any other county resident 

are known to be associated with the proposed development. 
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SECTION III: CHECKLIST OF ITEMS 

REQUIRED ON THE PLAN/PLAT 

DOCUMENT 
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1. Number of Plans: 

Two (2) sets of plans (on 11” X 17” or 18” X 24”) and one digital copy prepared by a professional land 

Surveyor/Engineer are provided with the application. 

2. Items on Plan/Plat: 

Plat is labeled “Concept Master Plan” in the lower right corner 

Yes 

Open space, as required 

The A/RR-2.5 Zone does not have a requirement for open space. 

Neighboring property boundaries and owners within 300 feet 

Neighboring property boundaries and owners are reflected on the Concept Master Plan within 300 feet to 

the north and east.  The proposed subdivision is bounded on the south by W 9000 South. 

Date prepared and date of any revisions 

The date the document was prepared is provided in the title block as well as revisions in the revision 

block. 

Scale of drawings 

The drawing scale is 1” = 100’ when printed full-size on 22” x 34” paper.  When viewing on 11” x 17” 

paper, the scale is ½ size as well with 1” = 200’. 

North arrow 

The north arrow is shown in the upper right-hand corner along with the scale. 

Vicinity map 

A vicinity map is provided on the cover sheet. 

Section(s), Township, Range 

The Section, Township, and Range are provided in the notes section of the Concept Master Plan.  For 

reference, they are provided below: 

 

PUBLIC LAND SURVEY SYSTEM............................. NW ¼, NE ¼ SEC. 15, TWP 3N, RNG 45E. B.M.  

LATITUDE AND LONGITUDE .................................................................... 43°35'26.2"N 111°07'40.4"W 
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Specific phase, if any, has been labeled 

As presently conceived, the project has a single phase. 

3. Topographical Information: 

Contour lines 

Contour lines have not yet been added to the drawing as a topographic survey has not been conducted 

during the concept phase.  However, topographic lines from the relevant USGS Quadrangle as mapped in 

the Teton County GIS system are provided in the figure below.  

  

Figure 1 - Topographic Map from Teton County GIS (2020). 

PROPOSED 

DEVELOPMENT 
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Flood hazard area, if any 

As derived from the Teton County GIS mapping and illustrated in the figure below, none of the proposed 

development lies within a mapped flood zone or flood hazard area.  

  

Figure 2:  Flood Hazard Mapping from Teton County GIS System (2020). 

PROPOSED 

DEVELOPMENT 
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Wetland, Migration Path, Feeding or Breeding area. 

As derived from the Teton County GIS mapping and illustrated in the figure below, none of the proposed 

development lies within a wetland, migration path, or feeding or breeding area for wildlife. 

 

  

PROPOSED 

DEVELOPMENT 

Figure 3:  Wetland, Migraton Path, and Feeding or Breeding Area Mapping from Teton County GIS 

(2020). 
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4. Design Requirements: 

Total acreage 

The total acreage is 37.03 acres. 

Number of lots and size 

The total number of lots is 14; at approximately 2.5 acres. 

Street layout including width and designation of county road access with 

notation of approaches, if applicable, no closer than 300 feet to one another 

The Concept Master Plan describes the main access to the development from W 9000 South 

approximately 936 feet east intersection of W 9000 south and Hwy. 31.     

The street layout complies with the County standards for a local road consistent with an ADT of 150 

vehicles or less.  The proposed ROW is 50’ and the proposed road width is 24 feet with one ten-foot 

travel lane in each direction and a two-foot shoulder on each side of the road. 

Local roads as defined in Figure 2 generally have an ADT of less than 150 vehicles per day, 

although many exceed this value. The design standard for local roads in Teton County, Idaho is 

outlined in Table 7 below, while the cross-section may be viewed in Figure 7. 

The north end of the north-south road includes a standard cul-de-sac and the other roads also feature 

standard cul-de-sacs. 

Existing streets and names within 200 feet 

W 9000 South. 
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Easements for irrigation, water, sewer, power, and telephone 

Easements for Water, Sewer, Power, and Telephone 

A utility easement is provided around the periphery of each designated lot. 

Irrigation 

There are no water rights associated with the parcel. 
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SECTION IV: CHECKLIST OF REQUIRED 

ITEMS 
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1. Water Resources: 

As depicted in the following map extracted from the Teton County GIS system, the proposed 

development is not impacted by hydrography or irrigation. 

Description of irrigation system 

There are irrigation rights associated with the property and the development anticipates providing means 

for the developed lots to utilize surface water for irrigation of the lots, subject to authorization from the 

canal company. 

Description of culinary water system 

Consistent with the Agricultural / Rural Residential 2.5 zoning, each single-family home will be 

responsible for drilling their own well under the domestic exemption provision of Idaho Statute. 

Water rights 

As stated previously, there are water rights associated with the proposed subdivision. 

Description of waste system 

Consistent with the Agricultural / Rural Residential 2.5 zoning, each single-family home will be 

responsible for permitting and constructing a subsurface wastewater disposal system in accordance with 

the requirements of State Statute and the design provisions of the Technical Guidance Manual and the 

design provided by District 7 Health Department. 

Figure 4:  Hydrography and Irrigation per the Teton County GIS Mapping System (2020). 

PROPOSED 

DEVELOPMENT 
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Natural drainage channels 

There are no rivers or creeks on the property.  Drainage is primarily overland flow. 

Storm and surface water drainage 

Consistent with the County requirements related to storm water and drainage, storm water in excess of the 

pre-developed condition will be retained on site for the design storm. 

2. Maps Required: 

Soil types 

An excerpt from the Web Soil Survey mapping platform developed and managed by the NRCS is 

provided in the following figure.  The surface soils are defined as the Alpine gravelly silt loam.   

The soil profile taken from the corresponding soils report is also presented.  

Typical profile 

• Ap1 - 0 to 2 inches: gravelly silt loam 

• Ap2 - 2 to 11 inches: very gravelly loam 

• AB - 11 to 17 inches: extremely gravelly loam 

Figure 5:  Soils Map from WSS Mapping Developed by the NRCS. 

PROPOSED 

DEVELOPMENT 
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• Bk1 - 17 to 25 inches: extremely gravelly sandy loam 

• Bkq - 25 to 31 inches: extremely gravelly loamy sand 

• Bk’ - 31 to 35 extremely gravelly sandy loam 

Geographical hazards 

No extraordinary geographic hazards are known to be associated with the property.  There is other 

residential development in the immediate area including the City of Victor.  This property is subject to the 

same geographical hazards as those properties. 

There are no FEMA Special Flood Hazard Areas (SFHA) mapped on the site. There is no surface water 

on the site. The site is not located in a Natural Resource Overlay. No critical habitat areas are known or 

mapped on the subject site. The site is mapped as “Class 1: Low Liquefaction Susceptibility”, the lowest 

risk of three categories relating to earthquake hazard. 

3. Availability and capability of public services: 

Fire protection 

The property is generally described as agricultural with various crops grown on the property.  There are 

no forests on or near the property.  Access from Hwy 31 and W 9000 South is practical if a fire should be 

experienced. 

Police protection 

Police protection is subject to the County Sherriff’s Department. 

Public road construction and maintenance 

The roads serving the subdivision will be constructed to County standards and if accepted by the County, 

maintained by the County Road and Bridge Department. 

Central water 

Central water is not available unless service is extended by the City of Victor whereupon the Developer 

may seek increased density. 

Central sewer 

Central sewer is not available unless extended by the City of Victor, whereupon the Developer may seek 

increased density. 

Parks and open space 

The proposed development does not contemplate a park and the 2.5-acre minimum lot size in the rural 

residential zone provides ample space for residents without the need for a designated park.  Open space is 

provided per County requirements. 
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Recreation 

The same recreational amenities afforded all County residents are available to the residents of the 

proposed development. 

Infrastructure/open space maintenance 

Maintenance of the open space will be managed by the homeowner’s association. 

Schools 

The impact on the schools will be from 12 single-family homes.  As the homes will be owned by the 

homeowner’s and the property will be changed from agricultural to rural residential with improvements, 

the property tax base will increase substantially and thus the homeowner’s will provide additional funding 

for the school system through their property tax assessment. 

Solid waste collection 

Solid waste collection will occur at each individual home either through the contract with the County or 

with a private waste management service. 

Libraries 

Similar to the school issue, the levy for the County Library is included with the property tax.  The 

homeowner’s will contribute additional funding for the library through their property tax. 

Hospital 

The Teton County Hospital is a cooperative.  It is anticipated that the residents of the proposed 

development will participate with all County residents in owning, managing, funding, and using the 

hospital facilities. 

Estimate of tax revenue 

From the website Tax-Rates.org, the median property tax in Teton County, Idaho is $1,228 per year for a 

home worth the median value of $294,800.  Assuming the homes are comparable to the median value, 

twenty homes will result in tax revenue of $14,736 per annum. 

4. Zone Change, if any: 

Current Zoning District 

Agricultural / Rural Residential 2.5 

Proposed Zoning District 

Agricultural / Rural Residential 2.5 
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5. Other Land Use Applications, if any: 

Scenic Corridor 

There is a scenic corridor affecting the property.  Scenic Corridor Overlay Regulations for Teton county 

will be followed 

Conditional Use Permit 

None anticipated. 

Variance 

No variances requested. 

Other:  

None noted.  



Canyon Springs Ranch  Concept Plan Application Supplement 

Canyon Springs Ranch Estates  01-21-003 

Civilize, PLLC  24 | P a g e  
https://civilize-my.sharepoint.com/personal/bcrowther_civilize_design/Documents/Civilize/Proj/Behle Curt/Canyon Springs/200 Plan/1000 

Concept/Concept Application Supplement - Canyon Springs Draft.docx 

 

DEED  
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DRAWINGS 

 



 

 

  

 

CANYON SPRINGS RANCH 

CANYON SPRINGS LLC 

DEVELOPMENT NOTES 

GENERAL INFORMATION, JURISDICTION, ZONING 

JURISDICTION.......................................................... TETON COUNTY, IDAHO 

GOVERNING CODE .......... TETON COUNTY SUBDIVISION REGULATIONS 

IMPACT AREA ......................................................... CITY OF VICTOR, IDAHO 

SUBDIVISION ....................................................... CANYON SPRINGS RANCH 

LOT NO.(S) ................................................................................. 1 THROUGH 12  

PUBLIC LAND SURVEY SYSTEM . NW ¼, NE ¼ SEC. 15, TWP 3N, RNG 45E. 

B.M.  

LATITUDE AND LONGITUDE .............................. 43°35'26.2"N 111°07'40.4"W 

DEVELOPMENT DESCRIPTION 

AREA OF PARCEL.......................................................................... 37.03 ACRES 

NO. LOTS.............................................................................14 SINGLE FAMILY 

AVERAGE DENSITY RESIDENTIAL LOTS ............................ 2.6 ACRES/LOT 

APPLICABLE CODES 

PLANNING AND ZONING/SUBDIVISION 

TETON COUNTY COMPREHENSIVE PLAN ........................ AUGUST 24, 2012 

TETON COUNTY SUBDIVISION REGULATIONS (TITLE 9, TETON 

COUNTY CODE) ........................................................................... SEPT 15, 2011 

TETON COUNTY TITLE 07, CHAPTER 3, VICTOR CITY AREA OF IMPACT 

ORDINANCE ........................................................................... AUGUST 14, 1995 

a. APPLICABLE SUBDIVISION ORDINANCESTETON COUNTY AND 

CITY OF VICTOR 

b. REVIEW ............................ TETON COUNTY AND CITY OF VICTOR 

c. ENFORCEMENT ...................................................... TETON COUNTY 

CITY OF VICTOR COMPREHENSIVE PLAN ............................................. 2021 

CITY OF VICTOR LAND USE REGULATIONS (TITLE 10, VICTOR CITY 

CODE) ............................................................................................................ 2008 

d.  ARTICLE 1: ZONING REGULATIONS ........................................ 2020 

e. ARTICLE 4:  SUBDIVISION .......................................................... 2020 

f. ARTICLE 2:  STANDARDS ............................................................ 2020 

BUILDING CODES 

g. INTERNATIONAL BUILDING CODE (IBC) ................................. 2015 

h. INTERNATIONAL MECHANICAL CODE (IMC) ......................... 2015 

i. INTERNATIONAL ENERGY CONSERVATION CODE (IECC)... 2015 

j. INTERNATIONAL FIRE CODE (IFC) ........................................... 2012 

TETON COUNTY AGRICULTURAL/RURAL 

RESIDENTIAL 2.5 STANDARDS 

PURPOSE:  THE PURPOSE OF THIS DISTRICT IS TO DESIGNATE AND 

PROVIDE OPPORTUNITY FOR DEVELOPMENT OF RESIDENTIAL LAND 

USE ON MARGINAL AGRICULTURAL LAND.   

k. TETON COUNTY ZONING...................... AGRICULTRUAL / RURAL 

RESIDENTIAL 2.5 

l. IMPACT AREA .........................................................CITY OF VICTOR 

m. DESIGN REVIEW OVERLAY .......... 330 FEET FROM HWY 31 ROW 

n. OVERLAY ZONE ....................... HWY. 33 AND HWY 31 CORRIDOR 

ALLOWED USES 

a. SINGLE FAMILY RESIDENTIAL ................ PERMITTED 

CONCEPT MASTER PLAN 

 

 

 

  

 

 

 

  

 

 

 

 

 

 

 

 

 

 

  

 

  

 

 

 

 

 

 

 

 

 

 

  

  

LOT 11 

2.60 ACRES 
LOT 10 

2.70 ACRES 

LOT 9 

2.70 ACRES 

LOT 12 

2.60 ACRES 
LOT 13 

2.60 ACRES 

LOT 14 

2.60 ACRES 

LOT 6 

2.70 ACRES 

LOT 7 

2.70 ACRES 

LOT 8 

2.60 ACRES 

LOT 5 

2.60 ACRES 

LOT 4 

2.70 ACRES 

LOT 3 

2.63 ACRES 

37.03 ACRES 

LOT 1 

2.50 ACRES 
LOT 2 

2.50 ACRES 

PROJECT LOCATION 

W 9000 SOUTH 

VICINITY MAP 

MERRIWEATHER WAY 

CLARK CIRCLE 
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