
LAND DEVELOPMENT PROPOSAL

T E T O N  C O U N T Y  S T A T E  T R U S T



C O N T E N T S

P g  3

P g  4 - 1 0

P g  1 1 - 1 6

P g  1 7- 1 9

Executive Summary

About Under Canvas

Proposal

Appendix  



E X E C U T I V E  S U M M A R Y

Under Canvas is  proposing the construct ion of a luxury 
camping experience on a port ion of an approximately 

637.57 acres Wyoming State-owned parcel in Teton 
County,  Wyoming Parcel ID No.  22-40-17-36-1-00-01,  and 

commonly known as the Munger Parcel .  The proposed 
deal structure is  a long-term lease with a minimum of 

25 years that wil l include a negotiated base rent plus a 
percentage of gross revenue.  The camp operat ions wil l 
run May to September and involve the development of 

at  least 90 tents at  maximum buildout as well as var ious 
support ing operat ional structures.  Under Canvas’s 

proposal wil l al low the State to retain control of their land 
by increasing the lease income and al lowing a low impact 

and sustainable development that wil l encourage and 
promote best land management,  wi ldl i fe habitat  pract ices 

and the opportunity to maintain other leases in place 
on the subject land.  The camp detai ls  included within 

this document are for discussion purposes only and are 
subject to change based on s i te condit ions,  detai led 

design,  and f inal contractual agreements.
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I N T R O D U C T I O N

Under Canvas was founded in 2009 in 
Montana with i ts  f i rst  camp opening in 
West Yellowstone,  Montana in 2012 with 
the mission of gett ing people outside 
together and inspir ing connections 
with extraordinary places,  people and 
the planet by enhancing access to the 
outdoors .  Under Canvas now owns and 
operates seven camps in s ix  states 
pr imari ly near nat ional parks with the 
addit ion of two new camps located 
near Acadia Nat ional Park and Lake 
Powell-Grand Staircase,  which wil l open 
in 2021 .  The closest camp to Jackson 
Hole and Teton County is  Under Canvas 
Yellowstone. 
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Sage Safar is 
founded in 
Montana,  providing 
an al l- inclusive 
glamping 
experience

Under Canvas 
Yellowstone 
opened;  the f i rst 
camp locat ion 
and experience of 
the Under Canvas 
brand as we know 
it  today

Acquired Bar N
Ranch,  expanding
our offer ing at
Yellowstone

Under Canvas 
Mount Rushmore, 
SD;  Under Canvas 
Great Smoky 
Mountains,  TN; 
Under Canvas 
Grand Canyon,  AZ 
opened

Under Canvas 
Events founded, 
offer ing glamping 
accommodations at 
a music fest ival in 
New York

Under Canvas 
Moab,  UT and 
Under Canvas 
Glacier,  MT opened

Under Canvas Zion, 
UT opened

Projected opening 
of Under Canvas 
Lake Powell – 
Grand Staircase 
and Under Canvas 
Acadia

2009 2012 2015 2018

2011 2014 2017 2021

O U R  G R O W T H  S T O R Y
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The ethos of Under Canvas Inc.  in al l i ts 
camps is  one of minimal impact to the 
land.  This approach is  character ized by 
the maximizat ion and maintenance of 
open space and preservat ion of natural 
topography and vegetat ion of i ts  s i tes . 
Under Canvas ut i l izes construct ion 
techniques with a l ight footpr int 
including at  grade roads,  no paved 
areas (unless specif ical ly required by a 
part icular jur isdict ion) ,  canvas tents on 
wood decks that are easi ly removed, 
onsite wastewater treatment faci l i t ies, 
and designated grouped parking areas. 
Typical ly,  Under Canvas camps disturb 
25% or less of a s i te dur ing construct ion 
and 15% or less dur ing operat ions on any 
given s i te .

Under Canvas recognizes that there is  an unf i l led need for 
accommodations to meet exist ing tour ism demand for v is i tors 
to Grand Teton National Park,  Yellowstone National Park 
and Jackson Hole during summer months.  As a low impact, 
seasonal development,  this  camp wil l conserve the important 
funct ion played by state owned lands in the community while 
s imultaneously providing diverse lodging opportunit ies for 
v is i tors .  We have been able to establ ish ourselves in the outdoor 
industry by offer ing communit ies the fol lowing benefits :

• 	 Sustainable and alternat ive low impact development through 
minimal disturbance to the land

•	 Protect ing the outdoors through open space preservat ion and 
land management pract ices

•	 Posit ive economic impact through job creat ion and partner ing 
with local tour ist  businesses 

• 	 Community Partnerships with local non-prof i ts ;  and

•	 Connection to the outdoors for travelers and local outdoor 
educat ion programs 
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W A T E R  C O N S E R V A T I O N

All water f ixtures use minimal water.  The wash faci l i t ies have 
shower heads and faucets that turn on by pull ing a handle 
or pushing a knob to help reduce water consumption.  The 
toi lets within the camp use .8 to 1 .2  gal lons of water per f lush. 
These i tems consume a fract ion of the water of that of typical 
hospital i ty establ ishments.
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The tents are equipped with EPA approved wood 
burning stoves to provide heat designed for use 
in such faci l i t ies,  complete with spark arrestors 
and heat shields.  No smoking,  campfires, 
food,  or cooking faci l i t ies wil l be permitted at 
individual tent locat ions.  Furthermore,  Under 
Canvas wil l manage refuse collect ion using bear 
resistant containers and enclosures on s i te .
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Each Under Canvas camp employs staff that include 
maintenance,  housekeeping,  k i tchen,  reception,  night audit  and 
management and are staffed 24/7 during the operat ing season. 
On average this equates to at  least two ful l-t ime posit ions and 
approximately 60 other staff posit ions.  Furthermore,  Under 
Canvas provides camp staff who don’t  already l ive in the 
community with employee housing so they can focus on their 
professional development and community involvement .
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As Under Canvas cont inues to grow as a 
company and f ind new ways to partner with 
both local and state municipal i t ies,  we have 
been able to enter into successful lease 
arrangements with the State of Utah,  School 
and Inst i tut ional Trust Lands Administrat ion 
(SITLA) for a s i te in the Lake Powell – Grand 
Staircase region and have been recognized as 
a partner with the United States Department 
of the Inter ior Nat ional Park Service and 
Joshua Tree National Park to collaborate and 
educate Park vis i tors pr ior to their v is i t  and 
work together on faci l i ty and trai l designs 
and programs.  (Exhibit  A -  JTNP collaborat ion 
letter)

The opportunity to work with the State of 
Wyoming and promote a sustainable and 
economically v iable long-term use for the land 
is  important to Under Canvas.  We understand 
that to be successful we need to work with the 
community and community leaders;  therefore, 
we have been proact ive in our approach by 
meeting with local conservat ion organizat ions 
and adjacent major landowners. 
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Under Canvas is  submitt ing a proposal for 
Teton County Parcel 22-40-17-36-1-00-01, 
which is  approximately 637.57 acres (See Site 
Plan on page 13) .  The intent ion is  to enter 
a 25-year lease that wil l involve an annual 
base rent with the addit ion of a percentage 
of gross revenue for the operat ion of an 
Under Canvas camp during the months 
of May to September.  Following further 
invest igat ion and conversat ions,  Under Canvas 
is  support ive of al lowing the exist ing catt le 
lease to remain on the land and wil l work to 
cont inue conversat ions with local conservat ion 
organizat ions and adjacent major landowners.

P R O P O S A L
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The tents are spaced 50-75 feet apart 
al lowing for preservat ion of vegetat ion 
and exist ing topography between the 
tents .  Tents are typical ly erected on 
prepared gravel beds or ra ised wood 
decks and do not have permanent 
foundations.  The tents are taken down 
at the end of the season and placed into 
on-site storage,  leaving an undisturbed 
area for wildl i fe dur ing migrat ion and 
winter seasons.  Examples of our current 
camps are included in Exhibit  B.

The conceptual layout of our camp wil l encompass approximately 
30-40 acres,  leaving the remainder of the land for catt le grazing 
and var ious land management pract ices (See Exhibit  B) .  The 
camp wil l consist  of the fol lowing:

• 	 Upwards of 90 seasonal tents at  max bui ld-out with an 
average occupancy of 2 .5 people per tent

• 	 Approximately 2 Communal bathroom faci l i t ies in either 
prefab,  mobile structures or tradit ionally bui l t  structures 
comprised of 3-6-bathroom units placed approximately 250 
feet from tents without bathrooms

•	 1  Lobby/Check-in tent with adjacent commercial k i tchen 
trai ler that wil l provide food service (Approximately 4,500 sf 
pad and 3,200 sf inter ior) 

• 	 	S ingle service meals wil l be prepared and served on-site 
from the commercial k i tchen and wil l only be offered to 
guests staying at  the camp

•	 Space for onsite act iv i t ies such as a volleyball court , 
horseshoe area and/or yoga deck

•	 ADA accessible parking spaces,  camping tents,  and bathroom 
faci l i t ies

• 	 Approximately two Communal f i re pits started,  maintained, 
monitored,  and ext inguished by trained Under Canvas staff at 
set t imes

•	 1  Laundry/Housekeeping staging area

•	 Support ing staff/storage tents throughout

• 	 Gravel parking spaces

•	 Golf carts operated by camp staff are used for c irculat ion 
around camp
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S I T E  P L A N
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Circulat ion throughout the s i te wil l consist  of a pr imary vehicular entrance road 
accessing the main lobby and pedestr ian/cart  paths providing access to tents .  Every 
effort  is  made in our camps to maintain the s i te in i ts  natural state,  consequently, 
the impacts of development are l imited wherever feasible;  grading minimized,  gravel 
roadways and cart  paths are preferred,  development footpr ints minimized and open 
space maximized.  Per the attached wildl i fe study provided by Jackson Hole Land Trust , 
the proposed footpr int  of this camp is outside of the wildl i fe habitat .

Under Canvas Yel lowstone
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On occasion,  Under Canvas camps may be 
ut i l ized for pr ivate group events,  most commonly 
weddings,  yoga retreats,  and group travel ent i t ies . 
Though not prohibited,  these events typical ly do 
not host guests who do not also stay as overnight 
camp guests .  Al l Under Canvas camps have a str ict 
code of conduct that includes quiet  hours and wil l 
abide by any noise ordinance in effect .

E V E N T S
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The locat ion of this parcel is  great 
for our guests and the surrounding 
outdoor adventure businesses.  The 
abi l i ty to encourage our guests to 
r ide/explore the Munger Mountain 
bike trai ls  and hik ing trai ls ,  v is i t 
the Grand Teton National Park 
and access the publ ic areas on 
the Snake River is  ideal for our 
company.  Furthermore,  there is 
the opportunity for Under Canvas 
to partner with var ious businesses 
that provide guided outdoor 
act iv i t ies l ike f ly f ishing and 
introduct ion to rodeo.
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