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PROJECT OUTLINE 

CONTACTS 
APPLICANT 
Conestoga Ranch - Grand Teton, LLC 
Attn:  Tom Hedges 
PO Box 11803 
Jackson, Wy 83002 

PROPERTY OWNER 
Love Family Ventures LLC 
John Love  
1845 W. 900 S. 
St. George, UT  84770 

AGENT 
Y2 Consultants, LLC 
Attn: Robert Infanger 
PO Box 2870 
Jackson, WY 83001 
 

WETLAND ECOLOGIST 
Y2 Consultants, LLC 
Attn:  Marley Vaughn 
PO Box 2870 
Jackson, WY 83001 

ENGINEER 
Y2 Consultants, LLC 
Attn: Katie Creasey 
PO Box 2870 
Jackson, WY 83001 
 
 

LANDSCAPE ARCHITECT 
Y2 Consultants, LLC 
Attn: Patricia Ehrman PLA 
PO Box 2870 
Jackson, WY 83001 
 
 

INTRODUCTION  
Thomas Hedges (representing the Applicant) relocated to Wyoming in 2002, to accept a position with the Grand Teton Lodge 
Company. He serves as consultant and general manager of Fireside Resort in Wilson, Wyoming; is currently a co-owner of 
Conestoga Ranch – Bear Lake in Garden City, Utah; and is working to expand the Conestoga Ranch brand to Teton Valley. Tom 
is also an owner of Conestoga Wagon Company, which builds the replica conestoga wagons and tents offered to lodgers (refer 
to Exhibit L.1 for photos). Further information about the Applicant’s expertise and experience in designing, developing and 
marketing destination experiences may be found in the discussion “Glamping – It’s a Thing,” attached as Exhibit L.1.  
 
Tom is an active participant in the communities in which he conducts his business.  He appreciates the opportunity to 
contribute to the economic viability of Teton Valley by continuing to achieve a high standard of quality in an existing industry 
and with a light environmental footprint.  
 
The Applicant wishes to maintain the existing, traditional Moose Creek Ranch operations, and to expand on its existing 
operations by offering additional and upgraded lodging opportunities. New and improved lodging would include additional 
platform tents, replica conestoga wagons, potential upgrades to existing cabins and new year-round “Ski” cabins.  
 
Teton County Idaho Planning Staff designated the following “uses” for the project’s scope, and recommended the Applicant 
pursue this Conditional Use Permit Application per standards and regulations outlined in Zone A-2.5:   
 

• Campground, RV Park or Travel Trailer Camp (Conditional Use) 
• Retreat Center (Conditional Use) 
• Dude Ranch (Permitted with Conditions) 

 
The applicant has retained the services of Y2 Consultants, LLC for assistance in preparing this Application, including the 
following narrative content and design drawings, per Teton County Idaho’s requirements for review and approval of a 
Conditional Use Permit (CUP) application.   
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DESCRIPTION OF EXISTING USES AND PROPOSED EXPANSION  
This application for Conditional Use Permitting proposes enhancements for the existing Moose Creek Ranch use in an effort to 
continue the tradition of the current family-friendly vacation destination by incorporating high-quality facility upgrades.  
 
The existing destination currently offers cabins and platform tents for overnight accommodations; horseback riding for 
recreation; and enclosed and outdoor spaces for reception events. Existing lodging opportunities are available to 
accommodate up to sixty-eight (68) overnight guests.  All lodgers are welcomed to dine at the Ranch Dining Room in the Main 
Lodge and to enjoy the indoor game room or outdoor lawn areas.  Guests may also reserve their place on a guided trail ride to 
the nearby National Forest or enjoy day-hikes at their own leisure.   
 
The Applicant intends to maintain, improve, expand and/or repurpose the existing uses in a manner that respects the land, the 
place, and the surroundings. Improvements to include: 

• Upgrading the existing cabins for year-round use; 
• Installing new Ski Cabins for year-round use; 
• Installing high-quality on-grade and elevated platform tents;  
• Upgrading the existing Glamping tents to meet the Applicant’s standards; 
• Providing high-quality replica conestoga wagons; 
• Installing shared Bath Houses for lodgers in units designed without en suite bathrooms; 
• Adding RV sites with hookups; 
• Adding an additional activities field;  
• Renovating the existing Lodge to define a reception area/lobby, improve the kitchen; provide 3-meals daily in the on-

site dining room; provide a lounge and game room;  
• Provide a foot bridge across Moose Creek to the southern portion of the property. 

EXISTING CAMPGROUND, RV PARK, TRAVEL TRAILER CAMP  
• “Glamping Cabins” (5 cabins) are recently renovated structures with hard walls and a double-layer canvas ceiling; 

each unit is set on a 12x14 platform and sleeps up to two. There are no facilities within the tents; lodgers renting the 
“Glamping Cabins” make use of the shared bathhouse. Each cabin sleeps up to two people. 

• “RV Sites” (3 sites) include water and sewer hookups and 50-amp electric hook ups.  
• “Travel Trailer” space is available immediately adjacent to the “RV Site” area and used for staff and outside guests 

as needed. Hookups are not provided. Up to four trailers may be accommodated. 

EXISTING LODGING 
Existing lodging is apportioned to various uses of Moose Creek Ranch; for example, up to ten (10) guests may lodge at the 
facilities under the auspices of the Dude Ranch use (refer to TABLE 8-6-2.B Permitted with Conditions – Restrictions, Dude 
Ranch).  Other lodgers may be participating in events associated with the Retreat Center (including weddings, meetings, 
reunions, classes), or may be associated with other guests participating in the Glamping Cabins or RVing.  The following is a 
list of existing structures (cabins, lodge rooms) that serve for as accommodations under the allowed uses: 

• “Twin Cabins” (Sage Meadow 1 and 2, Pine 1 and 2, Willow 1 and 2, Aspen 1 and 2), each of which includes full 
kitchen and bath, and sleeps up to four people.  

• “Rendezvous Cabins” (Cabin #1, Cabin #2), each of which sleeps up to two people. 
• “Moose Creek Ranch House”, a two-story structure for a large group, includes a full kitchen, three full baths, and 

sleeps up to twelve (12) people. 
• “Lodge Rooms” (2 guest rooms within the Lodge), generally reserved for bridal party preparations but can be used as 

a guest room.  Each includes a full bath and sleeper sofa.  
  



 

Y2 CONSULTANTS 6/20/2019 
MOOSE CREEK RANCH CUP APPLICATION PAGE 3 

EXISTING RETREAT CENTER  
The current Ranch operator advertises the availability of appropriate facilities for weddings, meetings, corporate retreats and 
family reunions:  “… Our newly renovated Lodge includes two large meeting rooms, a modern caterer’s kitchen, bride and 
groom dressing rooms and a recreation room, and our large banquet hall can comfortably accommodate 100-150 guests…” (1)   
 
A timber-frame Barn is also available for large events: “This Historic Log Barn provides ample open space for a wedding 
reception or large group gathering. The barn is equipped with a rustic wood stove and dance floor and is perfect for gatherings 
in summer or winter.” (1)   
 
Outdoor Areas are designed to accommodate large events: “We have two outdoor charcoal grills large enough to grill burgers 
or steaks for your entire party, as well as picnic tables, a horseshoe pit, spacious grassy lawn, and volleyball. The pond area, 
just behind the lodge, is perfect for an outside wedding or reception.” (1)   A full catering kitchen currently exists on-site and 
most programmed summer events utilize outdoor space for dining.  
 
(1)  www.MooseCreekRanch.com 

EXISTING DUDE RANCH.  
The current Ranch owner/operator advertises the availability of “sure-footed, mountain-bred horses” to carry visitors into the 
Tetons via the adjacent Bridger-Teton National Forest.  
 
The Dude Ranch operations are supported by a tack shed, hay shed, corrals, and a large paddock.  Horses are wintered off-
site; while on-site, during the summer season, they are fed with supplemental hay and allowed free range of the paddock. 
 
The trail rides are permitted via Special Use Permit # TEB415104 (Exhibit M), issued to Love Family Ventures, d.b.a. Moose 
Creek Ranch, owner, issued by the Teton Basin Ranger District, Caribou-Targhee National Forest. The Loves hire outfitters 
Debbie and Kevin Little as employees to oversee the trail rides.  It is the Applicant’s intention to maintain the working 
relationship with the Permittee and continue to offer the popular trail rides. 
 
Up to ten (10) guests (or “dudes”) with accommodations for Dude Ranch activities may be lodged at the Ranch overnight. The 
previously identified cabins, lodges, glamping tents, RV sites and Travel Trailer spaces are among their choice of options for 
lodging and food/beverage options are available in the Ranch Dining Room.  The Applicant intends to continue offering these 
services and accommodations to Dude Ranch guests. 

POTENTIAL OPPORTUNITY FOR EXPANSION 
Given the growing popularity of adventure travel, and the increasingly wide acknowledgment of the abundant beauty the 
Teton Valley boasts, the Applicant is assured that a quality destination vacation ‘resort’ will be successful at Moose Creek 
Ranch.  
 
The Applicant wishes to maintain the existing Moose Creek Ranch operations to the greatest extent possible and to expand on 
the existing operations by offering additional and upgraded lodging opportunities and on-site amenities.  These opportunities 
and amenities include additional platform tents, replica conestoga wagons, Ski Cabins - including repurposing and/or 
upgrading existing cabins and lodge rooms - a new and improved dining facility and F&B operation, and other amenities such 
as an activities field and accessible natural areas. 
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CONDITIONAL USES REQUESTED, APPLICABILITY 
The existing uses associated with the Moose Creek Ranch include: Lodging and associated support services, Guided horseback 
trail rides, Facilities for events (such as weddings, retreats, large meetings and reunions.)  All proposed uses are anticipated to 
be expansions of the existing uses. Teton County Idaho Planning Staff recommended the following uses (refer to Summary 
Notes, Pre-Application conference, Exhibit G) as appropriate (conditionally or permitted with conditions) in zone A-2.5:   

• Campground, RV Park or Travel Trailer Camp (Conditional Use) 
• Retreat Center (Conditional Use) 
• Dude Ranch (Permitted with Conditions) 

 
Although implementation of these uses and potential expansions is intended as a coordinated melding of related uses and 
inter-supported functions, each use will be addressed individually in the following sections. The use, its definition, and the 
manner in which the Applicant intends to comply with Use Definitions (as defined in Title 8 Zoning Regulations) are listed 
below. 

PROPOSED CAMPGROUND, RV PARK, TRAVEL TRAILER CAMP – CONDITIONAL USE 
The use falls under Retail/Services/Office, which is allowed in the A-2.5 zone as a Conditional Use (Title 8, Section 8.4.1, 
Table 1 Land Use Metrix). 
 
Per Title 8, Chapter 4, Section 8-4-2 Land Use Schedule Definitions, CAMPGROUND, RV PARK OR TRAVEL TRAILER CAMP is 
defined as “A parcel of land under single, unified ownership or control, within which spaces are rented or used by the 
ownership for occupancy by two (2) or more recreational vehicles and may include tent sites, cabin sites, or travel trailer sites 
for nightly or short-term rental.”   
 
The Applicant intends to expand the existing Campground, RV Park, Travel Trailer Camp use by maintaining the existing 
facilities (21 units) while also installing up to eighty-three (83) additional well-built lodging units. The additional units may 
include platform Tents, Conestoga Wagons, year-round winterized “Ski Cabins”, and premium RV Sites. These proposed 
additions will be designed with the visitor experience in mind and constructed with high-quality materials and workmanship.   
 
The existing use, and the Applicant’s proposed expansion of the use, meet each element of the Land Use:   
 
A parcel of land under sign, unified ownership or control…   
The four parcels of land which make up the existing Moose Creek Ranch are currently owned by the Love Family Ventures, LLC, 
and are under contract to be sold together.  As buyer, the Applicant intends to purchase, maintain and operate all of the 
parcels together under single ownership.  
 
Recreation vehicles, travel trailer sites…  
The Ranch currently maintains three (3) RV sites that are gravel-paved with full-service “hookup” infrastructure.  The Applicant 
intends to maintain these three (3) parking accommodations/hookups and to provide additional parking spaces for a total of up 
to 20 additional RVs and/or oversized vehicles.   
 
Tent sites, Cabin sites… 
Glamping tent sites. 
There are five (5) existing platform tents available, each of which sleeps up to two people. The Applicant intends to upgrade 
these to insure quality construction.  In addition, the Applicant intends to expand the lodging type to include additional sites. 
The new platform tents will be of two styles:  
 

Grand Tent style sites - Grand Tent facilities will consist of on-ground and/or elevated platforms with timber framed 
“American Safari” styled wall tents. This style sleeps up to 6 guests and includes full en-suite bathrooms, electricity, 
wood burning stoves and outdoor living areas. Grand tents shall be between 150 and 300 square feet each. 
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Traditional Tent style sites – Traditional Tent facilities will consist of on-ground and/or elevated platforms with one piece 
“Bell Tents” sleeping up to 4 guests and including electricity and outdoor living areas, but without en-suite bathrooms. 
Lodgers enjoying the Traditional Tents will utilize nearby shared Bath House(s). Traditional Tents are between 125 and 
175 square feet each.  

 
Where appropriate, the Tents will be constructed upon elevated platforms.  The elevated platforms will allow sunlight to 
penetrate to native plants growing beneath the platform, and allow for permeability of plant communities, runoff, and wildlife 
through the site.  In addition, the elevated platforms will provide safety and peace of mind for guests in bear country.  
 
The glamping tent sites shall be nestled in appropriately sited clusters for the most efficient use of the site. Spacing between 
individual tents within each cluster shall follow the directives outlined in the “Garfield County Glamping Ordinance”, Exhibit L. 
3. The platforms are proposed to be separated appropriately 50 feet of between each tent for privacy and lodgers’ quality of 
experience.     
 
Conestoga Family Wagons 
In addition to the platform tent options, the Applicant intends to offer a family-focused pioneer wagon experience. The 
custom-made Conestoga Family Wagons will sleep between 2 and 6 guests.  Up to 30 wagons are proposed to be 
implemented on-site.  The wagons are fully mobile and may be moved to offer a customized private and group experience in 
multiple locations. Guests lodging in the wagon facilities will have access to shared Bath House(s). 
 
Existing Ski Cabins 
Existing cabins are currently available for lodging guests on-site. The Applicant intends to maintain, upgrade, and/or repurpose 
the existing lodging cabins, for paying customers and/or for on-site employees.  Existing Cabins upgrades may include new 
windows, patio or deck extensions, new and/or renovated interiors, and winterization as appropriate for use as Ski Cabins. 
 
New Ski Cabins 
In addition to currently existing cabins, applicant intends to add up to twenty (20) additional Ski Cabins for year-round use. 
Cabins to be one- and two-bedroom units with en-suite bathrooms. The new cabins will be designed and constructed per the 
standards and quality of the recently added Love-Schack Architecture “green” cabins. Cabins will meet minimum requirements 
for ADA Standards for Accessible Design, including quantity of accessible units provided.   

RETREAT CENTER – CONDITIONAL USE 
The use falls under Public Quasi-Public, which is allowed in the A-2.5 zone as a Conditional Use (Title 8, Section 8.4.1, Table 1 
Land Use Metrix). 
 
Per Title 8, Chapter 4, Section 8-4-2 Land Use Schedule Definitions, RETREAT CENTER is defined as “A facility used by small 
groups of people to congregate temporarily for such purposes as education, meditation, spiritual renewal, meetings, 
conferences, or seminars and which may provide meals, housing, and recreation for participants during the period of the 
retreat or program only. Such centers may not be utilized by the general public for meal or overnight accommodations. Housing 
for participants may be in lodges, dormitories, sleeping cabins (with or without baths), or in such other temporary quarters as 
may be approved, but kitchen and dining facilities shall be located in a single centrally located building or buildings.”   
 
The existing uses, and the Applicant’s proposed uses, meet this definition: 
 
A facility used by small groups of people to congregate temporarily… education, meetings, conferences…  
The current operator advertises the availability of appropriate facilities for meetings, corporate retreats and family reunions: 
“Our newly renovated Lodge includes two large meeting rooms, a modern caterer’s kitchen, bride and groom dressing rooms 
and a recreation room, and our large banquet hall can comfortably accommodate 100-150 guests.“ A timber-frame Barn and 
Outdoor gathering areas are also available for large events. 
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Housing for participants may be in lodges, dormitories, sleeping cabins...  
Attendees at such retreats or conferences may be housed in any of the on-site facilities, including the cabins, tents and 
lodges.  
 
…and which may provide meals, housing, and recreation for participants.  
The Applicant proposes to maintain the existing Retreat structures (Lodge, Barn, & Outdoor gathering areas) for large 
meetings, conferences and gatherings.  
 
… kitchen and dining facilities shall be located in a single centrally located building or buildings.  
Maintaining the existing use, the Applicant intends to make adjustments as necessary to update kitchen facilities, improve the 
ambiance of the Lodge, add a Dining Room, Bar/Lounge area. Notably, the Applicant intends to winterize the Barn facility.   

DUDE RANCH – PERMITTED WITH CONDITIONS 
Per Title 8, Chapter 4, Section 8-4-2 Land Use Schedule Definitions, DUDE RANCH is defined as “A ranch that provides multi-
night accommodations for guests, provides a recreational activity or immediate access to recreational activities, has dining 
facilities on-site, barns, associated buildings, corrals, pastures, and livestock related to a working ranch and/or the 
recreational activity available to guests. The guest/dude ranch does not include a commercial restaurant, café or bar that 
caters to the general public, nor does it actively solicit nightly accommodations.”   
 
The existing uses, and the Applicant’s proposed uses, meet this definition. 
  
The use falls under Agriculture, which is allowed in the A-2.5 zone as a use Permitted with Conditions (PC) (Title 8, Section 
8.4.1, Table 1 Land Use Metrix). 
 
Provides multi-night accommodations for guests…  
The Applicant intends to maintain, upgrade, and/or repurpose the existing lodging cabins.  Refer to Table 1a. 
 
Provides a recreational activity or immediate access to recreational activities… barns, associated buildings, 
corrals, pastures, and livestock related to a working ranch and/or the recreational activity available to guests...  
The existing Ranch maintains saddle horses on-site during the summer and offers guided horseback rides through the Caribou-
Targhee National Forest to lodging guests and day-visitors.  One-, two-, and three-hour rides, as well as full day rides, are 
offered: “Onsite horseback riding and easy access to other activities such as fly fishing, hiking and biking will add excitement 
to your retreat or conference.” 
 
The Applicant intends to maintain the existing trail ride operation, including the required existing Tack shed, Hay shed, corrals, 
pastures and fences to ensure the operation.  
 
Has dining facilities on site…  
The Applicant intends to maintain the existing operational necessities appurtenant to the Dude Ranch operation – including 
the kitchen and dining hall.  While maintaining their existing use, the Applicant intends to make adjustments as necessary to 
update the kitchen, improve the ambiance of the Lodge dining room, upgrade the game room, and reinvigorate the Bar and 
lounge area.   
 
The guest/dude ranch does not include a commercial restaurant, café or bar that caters to the general public, nor 
does it actively solicit nightly accommodations…   
The Applicant intends to abide by this stricture. 
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CONDITIONAL USE PERMIT APPLICATION – REQUIRED ITEMS 

CONDITIONAL USE APPLICATION FORM 
Attached hereto as Exhibit “A” 

LATEST RECORDED DEED TO THE PROPERTY 
Attached hereto as Exhibit “B” 

AFFIDAVIT OF LEGAL INTEREST 
Attached hereto as Exhibit “C” 

APPLICATION FEE PAID IN FULL  
Attached hereto as Exhibit “D” 

INFORMATION AND DATA  
Application in Full, see Table of Contents 

SITE PLAN  
Attached hereto as Exhibit “E”, Existing Conditions Site Plan.  See also Exhibit “E”, Proposed Site Concept. 
 

NARRATIVE OF COMPLIANCE 

THE LOCATION (PROPOSED USE) IS COMPATIBLE TO OTHER USES IN THE GENERAL 
NEIGHBORHOOD.  
The proposed project is an expansion of the existing uses, which have been successfully operating without undue burden on 
the neighborhood since the 1950s. 
 
Existing guest services provided by the current operators include the named Conditional Uses and uses permitted with 
conditions outlined in this proposal for ongoing and/or expanded uses by the Applicant.  Existing physical and programmatic 
elements, which support the conditional and permitted with conditions uses, are intended to remain and are only to be 
upgraded, expanded or repurposed.  These upgrades, expansions and repurposings include: lodging facilities, dining facilities, 
organized recreation programs, and group event programming (such as weddings, corporate retreats and family reunions.)  
 
Existing uses – and presumably expansion of those uses - successfully operating without undue burden on the neighborhood, 
are: 

CAMPGROUND, RV PARK, TRAVEL TRAILER CAMP 
The existing Moose Creek Ranch offers lodging opportunities ranging from a large ranch house, to cabins, to platform tents, to 
RV camping sites:  
 
Currently, up to 68 overnight lodgers may be accommodated on-site. 
 
The Applicant intends to maintain and/or relocate, rehabilitate and/or reuse, and potentially expand the existing cabins, 
platform tents, and RV site offerings. The Applicant also intends to expand this use, by carefully siting additional clusters of 
platform tents, and introducing moveable clusters of conestoga wagons.  
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This use is compatible with the general neighborhood as it is a rustic, traditional use in this rural setting.  The existing and 
proposed “dude ranch” ambiance is fitting within the Moose Creek canyon drainage. 

RETREAT CENTER.  
The current Ranch operator advertises the availability of appropriate facilities for meetings, corporate retreats and family 
reunions: “Moose Creek Ranch has recently renovated and remodeled its Lodge, which now includes two large meeting rooms, 
a caterer’s kitchen and a recreation room perfect for hosting large events.” (1)   
 
“Our newly renovated Lodge includes two large meeting rooms, a modern caterer’s kitchen, bride and groom dressing rooms 
and a recreation room, and our large banquet hall can comfortably accommodate 100-150 guests. While at Moose Creek 
Ranch, your group can relax and enjoy the recreation area which contains a large flat screen TV, fireplace, pool table, and free 
Wi-Fi.” (1)   
 
A timber-frame Barn is also available for large events: “This Historic Log Barn provides ample open space for a wedding 
reception or large group gathering. The barn is equipped with a rustic wood stove and dance floor and is perfect for gatherings 
in summer or winter.” (1)   
 
Outdoor areas are designed to accommodate large events: “We have two outdoor charcoal grills large enough to grill 
burgers or steaks for your entire party, as well as picnic tables, a horseshoe pit, spacious grassy lawn, and volleyball. The 
pond area, just behind the lodge, is perfect for an outside wedding or reception. Full catering kitchen on site. Most summer 
events dine outside under our light.” (1)   
 
The Catering Kitchen is dedicated to on-site guests: “The catering kitchen at Moose Creek Ranch is available for our 
weddings, family reunions, corporate events and of course for our Glamping Cabin clients. It is located in the main Lodge . 
Turn to the right out of the kitchen, and exit to the area we use for outside dining and a short walk from our outdoor fire pit 
and large charcoal BBQ. Turn left and you are in the Moose Creek Ranch main hall dining room. We have tables and chair for 
125 people available for use on site. When booking your event, a quote for the small fee for using the kitchen will be 
included.” (1)   

 
The Applicant intends to maintain and/or relocate, rehabilitate and/or reuse the existing group meeting facilities.  
 
This use is compatible with the general neighborhood as the lodge, barn, and cabins appear as rustic, traditional uses in this 
rural setting.  The existing and proposed “Retreat” ambiance is fitting within the Moose Creek canyon drainage. 

DUDE RANCH. 
The existing ranch offers guided horseback rides through the Caribou-Targhee National Forest.  One-, two-, and three-hour 
rides, as well as full day rides, are offered. “Onsite horseback riding and easy access to other activities such as fly fishing, 
hiking and biking will add excitement to your retreat or conference.”  (1)   
 
Horseback rides are offered to lodging guests and day-visitors. The Applicant intends to maintain the lodgings appurtenant to 
a Dude Ranch operation, and to maintain the horseback trail ride offerings.  
 
This use is compatible with the general neighborhood as the barn, tack shed, hay barn, corrals and paddock appear as rustic, 
traditional uses in this rural setting.  The existing and proposed “Dude Ranch” ambiance is fitting within the Moose Creek 
canyon drainage. 
 
(1)  www.MooseCreekRanch.com 
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THE USE WILL NOT PLACE UNDUE BURDEN ON EXISTING PUBLIC 
SERVICES AND FACILITIES IN THE VICINITY.  

EXISTING AND PROPOSED LODGER AND EMPLOYEE CAPACITY 
The existing Moose Creek Ranch offers lodging, group events, and recreation opportunities on the combined Moose Creek 
parcels.  Based on full occupancy of the named and described lodging options, the maximum number of guests which can 
currently be accommodated at any time is approximately 73 (TABLE 1A).  The maximum number of employees which currently 
work full-time – but do not reside on site - is approximately (quantity) in summer, and (quantity) in winter.  The existing 
utilities are adequate to the existing demand, see below. 
 
It is anticipated that future permitted expansion of the existing uses may result in additional Lodging capacity of up to 300 
additional lodgers, including up to sixteen full-time employees living in units provided on-site.  Therefore, future capacity of 
the property may bear as much as 373 (TABLE 1B).   The anticipated future demand may be met by expanding the 
existing systems.   

SEWER: THE RANCH UTILIZES ON-SITE SEPTIC TANKS AND LEACH FIELDS.  
According to permits and plans currently available for review (Sewer System Report dated 4/7/10 and Sand Mound Sewer 
System sewer plans dated 12/10, both by AW Engineering), the maximum number of guests which may be accommodated at 
any time is approximately 100.  The existing sewer is adequate to the existing demand plus an additional 32 people.   
 
Additional sewer capacity necessary to accommodate upward of 100 people will be determined, planned, designed and 
submitted for review prior to constructing lodgings for such additional guests/employees. The County will become aware of 
additional demand during review of Building Permit application(s). 

WATER: THE RANCH UTILIZES ON-SITE WELLS.  
The Applicant intends to test all well productivity, pump capacity, and water quality prior to installing additional guest 
capacity. Existing domestic wells appear to be adequate to the existing demand.    

FIRE SUPPRESSION: THE RANCH UTILIZES ON-SITE FIRE POND.  
According to permits and plans currently available for review, the Ranch has been conscientious about maintaining its fire 
control system.  Fire Pond Certificates dated 2016 and 2018 for Moose Creek Ranch Pond, prepared by AW Engineering, 
indicate that the pond, dry hydrant, water source, and pump rate were deemed adequate. The existing fire pond appears to 
be adequate to the existing demand. 
 
The Applicant intends to update the Fire Pond Certificate prior to constructing additional guest capacity. 

THE PROPERTY IS ACCESSED FROM E 10800 S COUNTY ROAD.  
The gravel road accessing the property is E 10800 S, a “Local Road” per Figure 2 “Existing Functional Classifications” of Teton 
County Idaho’s “Highways and Street Guidelines for Design and Construction” (as amended April 11, 2013).   

According to the Guidelines, the standard Average Daily Traffic (ADT) on a local road is <150.  We determine that the existing 
total guest vehicles + ride-sharing commuter employees may be as many as 25 (73 individuals at 1 vehicle/3 guests). Should 
guests wish to leave the Ranch for such as daily river trips, site seeing, Music on Main, etc., up to two times per day, ADT 
would be 25x4 = 100. The existing road is adequate to the existing demand. 
 
The Applicant intends to verify available conditions related to anticipated ADT prior to installing additional guest capacity. 
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TABLE 1A  – EXISTING DEVELOPMENT  

EXISTING -  
GUEST LODGING UNIT UNITS CAPACITY KITCHEN BATHS 

 
 
    LAUNDRY 

Aspen 1 (2br)  * 1 4 1 1  

Aspen 2 (2 br)* 1 4 1   

Pine 1 (2 br) 1 4 1 1  

Pine 2 (2 br) 1 4 1   

Willow 1 (2 br) 1 4 1 1  

Willow 2 (2 br) 1 4 1   

Sage Meadow 1 (2 br) 1 4 1 1  

Sage Meadow 2 (2 br) 1 4 1 1  

Rendezvous Ski Cabin 1 (1 br) 1 2 0 1  

Rendezvous Ski Cabin 2 (1 br) 1 2 0 1  

Moose Creek Ranch House (3br) 1 12 1 3  

Glamping Cabin (1 br) 5 10 0 0  

Lodge Room 1 (1 br) 1 2 0 1  

Lodge Room 2 (1 br) 1 2 0 1   

RV Site 1 1 3.5  (hookup)  

RV Site 2 1 3.5  (hookup)  

RV Site 3 1 3.5  (hookup)  
 
LODGE  

 
  

 

Restroom (sink + toilet)   0 2  

Caterer’s kitchen   1 0  
 
BATH HOUSE & LAUNDRY  

 
  

 

Women’s Bath (sink + toilet + shower)  0 2  

Men’s Bath (sink + toilet + shower)  0 2  
 Laundry (4 coin-op washing machines)  4 

TOTAL  21 73 10 18 +  4 

 

* Aspen Cabins may be converted to Employee housing in future if necessary, and/or may be relocated. 
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TABLE 1B  – PROPOSED FUTURE IMPROVEMENTS  

PROPOSED ADDITIONAL -  
GUEST LOGING UNIT* 

 
 
 

UNITS CAPACITY KITCHEN BATHS 

 
 

                 
LAUNDRY 

Ski Cabins:      

Rendezvous Ski Cabin (1-bedroom)   8 16 0 1  

Rendezvous Ski Cabin (2-bedroom)  8 32 0 1  

      

Glamping:      

Traditional Tent (4-person)  15 60 0 0  

Grand Tent (2-person)  5 10 0 0  

Grand Tent (6-person) 10 60 0 0  

Conestoga Wagon (2-person)  10 20 0 0  

Conestoga Wagon (4-person) 10 40 0 0   

Conestoga Wagon (6-person)  10 60 0 0   

      

RV Sites:  (3.5 person average)   7 24.5    

      

Bath House:      

Bath House 1   0 8  

Bath House 2   0 8  

Bath House 3   0 8  
 
REPURPOSED EXISTING =   
EMPLOYEE LODGING UNITS 

 

Bunk House 1  8 1 2 1 

TOTAL ADD’L FUTURE NEED  83 300 1 27 1 

 

*NOTE: the figures above are projected units, assumed to be preferred by lodgers. Should market influences determine that 
different type of unit will better meet the needs of lodgers, different combinations of offered units will be proposed to the 
County for review under building permit review.  
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SITE IS LARGE ENOUGH TO ACCOMMODATE THE PROPOSED USE AND 
OTHER FEATURES OF THIS ORDINANCE.  
The only scale- or density-based consideration within the Zoning Ordinance is the standard for Dude Ranches where 0.5 dudes 
are allowed per acre; Dude Ranch uses shall be clustered to not exceed 2% of the total site area; and uses shall not be closer 
than 200’ to any property boundary or county road (see Table 8-6-2.B, below).   

The applicant’s consultant was unable to locate any Zoning Ordinance code, Comprehensive Plan guideline, or other regulatory 
standards which specifically limit or otherwise define the optimal or maximum capacity of the remaining uses.  Regulatory 
restrictions or limits to future expansion will include limitations of the existing carrying capacity of county road E. 10800 S., 
and limitations imposed by site setbacks.   

Environmental restrictions or limits may include potential finite productivity of the domestic well(s); and the possible 
limitations of the site to accommodate future expansion of the septic systems. Refer to the discussion about EXISTING PUBLIC 
SERVICES, above.  Natural resource considerations will limit future development in accordance with the WW standards, to 15’ 
outside of any Ditch bank; consideration will be given to the fact that 300’ on either side of the Moose Creek is within the 
strictures of the WW; and development setbacks from Moose Creek are 50’ (8-5-2-D-8.F). 

Any future expansion will be reviewed by the County under Building Permit application. 
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PROPOSED USE IS IN COMPLIANCE WITH AND SUPPORTS THE GOALS, 
POLICIES, AND OBJECTIVES OF THE COMPREHENSIVE PLAN.  
This narrative articulates the proposed program’s compliance with the goals, policies and objectives of the county’s 
Comprehensive Plan. The review of the relevant codes and guidelines is presented numerically by chapter for convenience in 
cross-referencing sources.  The following pages discuss Codes in the following order: 

TITLE 8, CHAPTER 4 – BASE ZONING REGULATIONS 

Section 8-4-1: Zoning Restrictions and Land Use Table 

Section 8-4-4: Height, Setback and Lot Size 

Section 8-4-6: Outdoor Lighting 

TITLE 8, CHAPTER 5 – OVERLAY AREAS 

Section 8-5-1: Overlay Area Descriptions, F. (WW) Wetlands and Waterways Overlay Regulations 

TITLE 8, CHAPTER 6 – LAND USE PERMITS 

Section 8-6-1: Conditional Use Permit Procedures 

Section 8-6-2: Uses Permitted With Conditions Procedures 

TITLE 8, CHAPTER 9 – SIGNS 
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TITLE 8, CHAPTER 4 – BASIC ZONING REGULATIONS.  

SECTION 8-4-1: ZONING RESTRICTIONS AND LAND USE TABLE. 
Permitted land uses are outlined in the Land Use Matrix (Table 1), pgs 4-1 through 4-5. 
The subject existing and proposed uses are reproduced below.  Refer to the complete table for additional information.  
 
Zoning classification:  

P = Permitted by right 
C = Conditional Use (may be allowed)  
PC=Permitted with Conditions 

 
Land Use Zone       A-2.5  
Agriculture 

Dude Ranch       PC 
Retail/ Services/ Office 

Campground, RV Park, Travel Trailer Camp  CU 
Public, Quasi-Public 

Retreat Center     CU 
 
The existing and proposed uses, and permit review process, conform to the standards set forth in this section.  

SECTION 8-4-4: HEIGHT, SETBACK AND LOT SIZE. 
Physical development limitations are outlined in Table 2, Height, Setback and Lot Size Schedule, pg 4-21. 
The subject existing and proposed uses are reproduced below.  Refer to the complete table for additional information.  
 
Description A/RR A-2.5  

Maximum Height 30’  (60’ max for silos, barns, granaries) 
Min Front Yard Setback 30’  (for detached accessory structure 200 sq.ft. or less, min 12’ setback) 
Min Rear Yard Setback 40’  (   “          “          “          “         “          “          “          “          “ ) 
Min Side Yard Setback 30’  (   “          “          “          “         “          “          “          “          “ ) 
Min Teton River Setback 100’  (measured from side of channel or high water mark, whichever is greater) 
Min Stream, Creek Setback 50’    (   “          “          “          “         “          “          “          “          “     “      ) 
Min Irrigation Ditch Setback 15’    (   “          “          “          “         “          “          “          “          “     “      ) 
Min Lot Width          n/a 
Min Lot Size 2.5 acres 

 
The existing uses conform to the standards set forth in this section. Further, future expansion of uses such as new Glamping 
facilities will adhere to the requirements and restrictions of Title 8, Chapter 4. The County will have an opportunity to verify such 
compliance under Building Permit review processes. 

SECTION 8-4-6: OUTDOOR LIGHTING. 
Physical development limitations are outlined in general in this section.  However, for the OUTDOOR LIGHTING standards 
applied to the existing and proposed uses in this project, please refer to the discussion surrounding Section 8-6-2.A, CRITERIA 
FOR APPROVAL/ STANDARD PC CONDITIONS – DUDE RANCH, below.   
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TITLE 8, CHAPTER 5 – OVERLAY AREAS  
A portion of the subject Properties lies within the WETLANDS AND WATERWAYS OVERLAY, as defined in Chapter 2, Section 
8-2-1-A: 

“OVERLAY AREAS: F. ( 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: 
;;; Moose Creek…” 
 

The Moose Creek Ranch property has been mapped for wetlands. Attached hereto as Exhibit I is a map entitled ‘WETLANDS 
DELINEATION EXHIBIT FOR DAVID BELL’, conducted by Jorgensen Associates and dated September 21, 2007. The map indicates certain 
areas of wetlands along the south and west property lines of the largest parcel (#RP03N46E206200).  

SECTION 8-5-1: OVERLAY AREA DESCRIPTIONS. 
“An “overlay area” is defined either by 1) an adopted overlay map (adopted and incorporated herein by reference) or, 
2) the delineations included in the overlay’s definition or, 3) both a map and the delineations. An “overlay area” 
overlays one or more zoning districts and requires special regulations and restrictions because of topography and 
geographical location, natural resource characteristics, health, safety, and general welfare issues. Overlay areas are 
not zoning districts. The purpose for each of the overlay areas is described below...” 
 
“…F. ( WW) WETLANDS AND WATERWAYS OVERLAY: The purpose of this overlay area is to ensure that any 
development that takes place in the wetland areas of Teton County occurs in low-density patterns. It is the intent of 
this overlay area to make maximum use of cluster designs in residential developments in order to leave critical open 
space areas intact and protect the important wetland environment. It is also the purpose of this overlay area to ensure 
that critical waterway frontages and corridors in Teton County are sufficiently protected from encroachment of land 
uses that would degrade the viability of the waterway.” 
 

The Applicant intends to adhere to the County’s regulations regarding clustered, low-density development of the areas 
surrounding Moose Creek 

SECTION 8-5-3: OVERLAY REGULATIONS. 
A portion of the subject Properties lies within the WETLANDS AND WATERWAYS OVERLAY, as defined above. The following regulations 
apply to such designated wetlands of the property: 

“F. (WW) WETLANDS AND WATERWAYS OVERLAY REGULATIONS: The WW Wetlands and Waterways Overlay shall 
apply to those lands within the boundaries of the WW Wetlands and Waterways Overlay area (as defined in Chapter 2). 
 
1. Wetland Map Information: The County zoning maps do not indicate the designated wetland areas in detail and included in the 
designated wetland areas are some designated upland areas. An applicant may contact the U.S. Army Corps of Engineers 
(USACE) to obtain detailed mapping information about wetlands on or near the proposed and included in a development 
application. If the Corps of Engineers provides written site-specific information regarding the location or extent of wetlands on an 
applicant’ s property, the County will use that information in its review of the application (in lieu of the more general definition in 
Chapter 2). 

a. Development Criteria: 
i.  All building envelopes shall be located at least 100 feet from the high water mark of the Teton River and at least 
50 feet from the high water mark of any waterway listed in the definition of the WW area in Chapter 2. 
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ii.  When an application contains “upland” areas, building envelopes may be located in upland areas with the 
approval of, and subject to any conditions imposed or recommendations made by, the Corps of Engineers. Preservation 
of open space between upland areas and wetland areas may be required to protect wetland functioning, and to protect 
fish and wildlife indicator species or habitat identified through the wildlife habitat assessment. 
iii.  All building envelopes shall comply with lot frontage, lot size, building setbacks, well, septic, sewer, and health 
requirements, as determined by Teton County, U.S. Army Corps of Engineers, and Eastern Idaho Public Health 
Department officials as applicable. Building setbacks in Section 8-4-4 shall also apply. 
 

Because the U.S. Army Corps of Engineers considers any wetlands delineation to be out of date and unusable after five (5) 
years, the Applicant has, in accordance with Section 8-5-3.F above, contracted with Y2 Consultants to map and otherwise 
document an updated Wetlands Delineation map and report, and submit the results to the USACE for verification and 
permitting. The work is anticipated to be completed on or before the end of August 2019 and will be submitted to the Teton 
County Idaho Planning Office as an Addendum to this CUP Application as soon as possible thereafter.  
 
Meanwhile, the Wetlands Delineations (Exhibit I) memorializes the 2007 delineation as a place-holder for reference purposes 
only, pending acceptance of the updated ‘Y2 Wetlands Delineation August 2019’, at which time any Exhibit site maps still 
pending County review will be updated to reflect the newest delineation.  Any findings as a result of this exercise requiring 
permitting by any local, state or federal agency will be fulfilled by the Applicant as appropriate. 

Further, future expansion of uses such as new Glamping facilities will adhere to the requirements and restrictions of Title 8, 
Chapter 5. The county will have an opportunity to verify such compliance under the Building Permit review processes. 

 

  



 

Y2 CONSULTANTS 6/20/2019 
MOOSE CREEK RANCH CUP APPLICATION PAGE 17 

TITLE 8, CHAPTER 6 - LAND USE PERMITS.  

SECTION 8-6-1: CONDITIONAL USE PERMIT PROCEDURES. 
Title 8, Chapter 6 LAND USE PERMITS, Section 1 CONDITIONAL USE PROCEDURES describes the process for apply for a 
Conditional Use Permit. This standard applies to the proposed CAMPGROUND, RV PARK OR TRAVEL TRAILER CAMP and 
RETREAT CENTER. 
 
Paragraph B PROCEDURE, required submittals: 
1. Application Form (Exhibit A) 
2 Filing Fee (Exhibit D) 
3. List of Property Owners within 300’ of property boundary (Exhibit H) 

SECTION 8-6-2: USES PERMITTED WITH CONDITIONS PROCEDURES. 
Title 8, Chapter 6 LAND USE PERMITS, Section 2 USES PERMITTED WITH CONDITIONS PROCEDURES describes the process 
for apply for the Use Permitted with Conditions. This standard applies to the proposed DUDE RANCH. 
 
8-6-2-A.  Per Paragraph A PROCEDURE, required submittals are attached:  
1. Pre-Application Conference (meeting held May 21, 2019, see Summary Notes, Exhibit G) 
2. Application Form (Exhibit A) 
3. Filing Fee (Exhibit D) 
4. Criteria for Approval (see TABLE 8-6-2.a below) 

TABLE 8-6-2.A  CRITERIA FOR APPROVAL/ STANDARD PC CONDITIONS – DUDE RANCH (A-20, A-2.5) 

Condition/Restriction Existing Status / Proposed Implementation Compliance 

c.  Lighting: outdoor lighting… shall 
comply with Title 8, Section 8-4-6. 

Fully shielded fixtures; 3000K or less; Prevent light 
trespass; no flashing, blinking, searchlights, floodlights… 

Per code 8-4-6 I: Existing Lighting 
shall be brought into conformance 
within 30 days from issuance of a 

land use application. 
d. Parking: the requirements of Title 8 
Table 3 shall be met and ADA spaces 
provided 

The Applicant assumes that the existing parking 
configuration meets the requirements of this section. 

Any expansion of uses requiring 
additional parking will adhere to 

this standard. 
e.  Hours of operation shall be from 6:00 
a.m. to 10:00 p.m. Monday through 
Saturday, unless otherwise specified in 
Title 8 or in the PC Permit.  

The DUDE RANCH use will include overnight lodging 
guests enjoying dinner and campfires. Therefore Applicant 
requests a waiver to the hourly and daily operating 
restrictions. 

Requests waiver to accommodate 
overnight lodgers. 

g.  Outside storage, where permitted, 
shall be located in the rear yard, behind 
sight-proof fence or natural screening 1’ 
higher than stored material.   The Applicant intends to comply. 

 
In addition to the customary Criteria For Approval for a Use permitted with conditions, Title 8, Chapter 6, Section B PERMITTED 
WITH CONDITIONS-RESTRICTIONS describes the qualifying characteristics for a Dude Ranch #16:  

TABLE 8-6-2.B  PERMITTED WITH CONDITIONS – RESTRICTIONS, 16. DUDE RANCH (A-20, A-2.5) 
Condition/Restriction Existing Status / Proposed Implementation Compliance 

a.  A dude ranch shall be located on a 
parcel of at least 20 acres 
 
  

Parcel # RP03N46E206200 =  13.75 acres 
Parcel # RP03N46E208001 =  1.25 acres 
Parcel # RP03N46E206300 =  1.0 acres 
Parcel # RP03N46E293000 =  4.44 acres 

TOTAL = 20.44 acres  
Complies 
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b. The maximum number of guests shall 
be limited to 0.5 guests per acre 20.44 acres x 0.5 = 10.22 Dudes 

Applicant shall implement best 
practices to limit the # of “dudes” 

as dictated at any given time.  
c.  Where activities require the use of 
public lands, the dude ranch shall abut 
these lands… 

Moose Creek Ranch has direct access to USFS property (parcel 
# RP03N46E20USFS) which it abuts to the south. Complies 

… or by a recorded access 
agreement or easement across 
intervening lands or by public road 

Moose Creek Ranch has direct access between its own 
property and USFS property to the north (parcel 
# RP03N46E20USFS) along county road E. 10800 S. Complies 

d. Use of public lands for the activities 
provided… shall have permission from 
the appropriate agency. 

Trail rides are permitted by Moose Creek Ranch, which hires 
outfitters Debbie and Kevin Little as employees to oversee the 
trail rides.  The Special Use Permit # TEB415104 is issued to 
Love Family Ventures, d.b.a. Moose Creek Ranch, owner, by 
the Teton Basin Ranger District, Caribou-Targhee National 
Forest. See Exhibit M. Complies 

e.  Central dining facilities shall be 
provided for guests. 

Moose Creek Ranch currently has, and the Applicant will 
continue to operate, the on-site Kitchen and Dining Room for 
the benefit of its paying Dude Ranch guests Complies 

f.  Guest units shall not have cooking or 
eating facilities. 

The Applicant proposes that the existing cabins which DO 
have kitchens (refer to Table 1A) will be converted to 
employee housing or, as in the case of the Moose Creek Ranch 
House, will be restricted to use of lodgers under the RETREAT 
CENTER use.   Complies 

g.  Up to six (6) one day events may be 
held per year for guests who want to 
visit but not stay overnight. Applicant to provide detail on events… 

Applicant shall implement best 
practices to limit the # of “dudes” 

events as dictated per year. 

h. Intense recreational facilities such as 
a golf course or campground shall not be 
provided. 

No golf course shall be provided. The category 
CAMPGROUND, RV PARK, TRAVEL TRAILER CAMP – is 
proposed under this application as a Conditional Use on the 
same property. It is possible that some guests of the 
CAMPGROUND use may opt to partake of DUDE RANCH 
activities (trail rides)  – see response to question (d) above. Complies, with conditions 

i.  The sale of meals to persons who are 
not overnight guests of the dude ranch 
shall be prohibited, except for special 
events. 

The on-site Kitchen and Dining Room will be available to 
lodgers of the CAMPGROUND and DUDE RANCH uses only Complies 

j.  Guest units shall not be rented or sold 
for a dwelling unit. 

All cabins, platform tents and RV sites designated for lodging 
of paying guests shall not be rented or sold as dwelling units.  Complies  

k. A site plan shall be submitted that 
addresses the use of motorized vehicles 
to, from and within the site, including 
description of the types of vehicles and 
road and trail locations. 

See the discussion under The use will not place undue 
burden on existing public services and facilities in the 
vicinity, above. Note that all vehicles accessing the property 
for the named uses shall be private vehicles.  See Concept Site 
Plan, Exhibit F, for road, trail, and parking locations. Complies  

l.  Employee and guest parking shall be 
located entirely on-site. See attached Concept Site Plan, Exhibit F, Complies 
m. The site plan shall also show that a 
minimum of 60% of the property 
remains as open areas See attached Concept Site Plan, Exhibit F Complies 
n.  All dude ranch facilities shall be 
clustered to not exceed two percent 
(2%) of the total site area and shall not 
be closer than 200 feet to any property 
boundary or county road. See attached Concept Site Plan, Exhibit F Complies 
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TITLE 8, CHAPTER 9 – SIGNS. 
 
SECTION 8-9-4: SIGNS. 
Title 8, Chapter 9 SIGNS, Section 4 DESIGN AND CONSTRUCTION STANDARDS offers guidelines in interpreting standards 
and making sign permit applications.   
 
Paragraph G PERMITTTED SIGNS includes: 
 
 5. Agricultural Businesses:  Agricultural businesses are allowed one on-premises sign not larger than 32 square feet.  
 6. Entry Gate: Entry gate sign shall be permitted for ranch and subdivision identification. 
 
Note that the DUDE RANCH use is a qualified Agriculture use, under Title 8, Chapter 4 BASIC ZONING REGULATIONS, Land 
Use Table.  Therefore, the existing Entry Gate’s overhead sign meets the standards of this section.  See gate photo, Exhibit J. 
 
 

SUMMARY. 
The foregoing satisfies the stated requirements for review of compliance under the requirements of the Conditional Use Permit 
application. The Applicant is obliged to cooperate with County authorities to assist in the review of this application.  Please 
feel free to contact the Applicant or the Consultant with any questions, requests for clarification, or requests for additional 
documentation. Further information about the Applicant’s expertise and experience may be found in the discussion “Glamping 
– It’s a Thing,” Exhibit L.  
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1

Parcel ID Owner Mailing Address City State Zip Legal Description

RP03N46E197250 HARE, MERLIN PO BOX 420 MORAN WY 83013 SEC 19 T3N R46E

RP03N46E199000 WYMAN, DENNIS & JANE REV TRUST PO BOX 3902 SALT LAKE CITY UT 84110 SEC 19 T3N R46E

RP03N46E20USFS UNITED STATES FOREST SERVICE PO BOX 777 DRIGGS ID 83422 SEC 20 T3N R46E

RP03N46E20USFS UNITED STATES FOREST SERVICE PO BOX 777 DRIGGS ID 83422 SEC 20 T3N R46E

RP03N46E208002 SIDDOWAY SHEEP CO 1764 E 1200 N TERRETON ID 83450 SEC 20 T3N R46E

RP03N46E292600 SIDDOWAY SHEEP CO 1764 E 1200 N TERRETON ID 83450 SEC 29 T3N R46E

RP03N46E30USFS UNITED STATES FOREST SERVICE PO BOX 777 DRIGGS ID 83422 SEC 30 T3N R46E

Moose Creek Ranch: Neighbors Within 300'

ExhibitH_19101_190613_NeighborsNotify.xls
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GLAMPING - IT’S A THING 
 

INFORMATIONAL PACKET AND ILLUSTRATIONS 

TO ACCOMPANY 

MOOSE CREEK RANCH  

CONDITIONAL USE PERMIT APPLICATION 

 

Applicant: 

Conestoga Ranch – Grand Teton, LLC 

Attn:  Tom Hedges 

PO Box 11803 

Jackson, Wy 83002 

 Prepared by: 

Y2 Consultants, LLC 

Robert Infanger, PLA 

PO Box 2870 

Jackson, WY 83001 

 

June 20th, 2019 
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PERMANENT TENTED CAMPS, GLAMPING AND SIMILAR USES 

The definitive report “Permanent Tented Camps, Glamping and Similar Uses” (Exhibit L.1) defines glamping as “a shorthand 

term for Glamorous Camping”:  

 

“In general, glamping is used to described tents or structures located in commercial campgrounds that offer 

outdoor camping experiences with amenities such as beds, electricity, heat and indoor plumbing usually not 

used when camping. In comparison to caravan camps or KOA-type facilities, glamping accommodations are 

primarily permanent facilities, and usually include common facilities for cooking, dining, and similar uses…”  

- Permanent Tented Camps, Glamping and Similar Uses, Preliminary Report – Best Practices, Codes 

and Regulations, Practical Application, dated Rev. September 11, 2018 (Exhibit L.1) 

 

 

  
 

Picture Baroness Karen von Blixen (aka author Isak Dennison) on safari.  

 

At Moose Creek Ranch, the Applicant intends to expand the existing ‘Campground, RV Park, Travel Trailer Camp’ use by 

upgrading the existing Glamping Cabins, and also installing additional high-end and well-built glamping facilities in keeping 

with the successful visitor experience offered at the Conestoga Ranch, and in line with customer demand: 

 

“Toilets and bathrooms are provided both en-suite or as common ablutions, depending on the type of facility. 

Typical camps buildings include soft-side and/or framed canvas or similar material tents, as well as hard-

sided cabins, trailers and similar structures… Many glamping camps offer a range of accommodations under 

both categories.”   

- Permanent Tented Camps, Glamping and Similar Uses, Preliminary Report (Exhibit O-1) 
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THE APPLICANT’S VISION AND REPUTATION FOR EXCELLENCE  
 
Glamping is a relatively new concept. Its popularity has soared as Americans recognize the importance of a connection with 

the outdoors for child growth and development.  At the same time, many folks wish to share the experience without investing 

a fortune in camping gear, and without sacrificing comfort and convenience. 

 

The State of Utah’s “Trust Lands Administration” (trustlands.utah.gov/) commissioned a report entitled “Permanent Tented 

Camps. Glamping and Similar Uses – Best Practices, Codes and Regulations, Practical Application” (Exhibit L.1). 

Conestoga Ranch’s Garden City (Bear Lake), Utah, project is featured as an example of “Best Practice”. 

 

In addition, the Applicant’s work in Utah inspired Utah’s Garfield County officials to implement their own “Glamping 

Ordinance”, to guide future glamping operations in line with the high standards set by Conestoga Ranch operations. The 

Ordinance (Exhibit L.3) is directly modeled on Conestoga Ranch’s Garden City project.   

 

Finally, Garfield County’s Planner/Economic Director has proffered a letter of recommendation to the Teton County Idaho Board 

of County Commissioners, sharing their positive experience working with Conestoga Ranch, the outcome, and Garfield 

County’s Ordinance as an example. Please refer to Exhibit L.2, the open letter to the Teton County BCC.   

 

The Applicant intends to maintain, improve, expand and/or repurpose the existing uses by bringing a beautiful property with a 

wonderful lodging and special event operation to its full potential, while maintaining the integrity of the land, the place, and 

the surroundings.  

 

In conformance with appropriate review and permitting processes of Teton County ID, proposed improvements may include... 

 

 All older cabins to be freshened up with minor upgrades and renovations. 

 Bathhouses, laundry facility, RV parking areas, etc. all to be refreshed with upgrades and renovations to achieve a 

new standard of quality. 

 One or more of the older cabins near the main Lodge to be relocated on-site and repurposed as employee housing. 

 Adding one or more activities field for lawn games, frisbee, soccer, team building, snowball fights…  

 Adding high-quality platform tents on elevated platforms. The elevated platforms will provide safety and peace of 

mind for guests, minimize grading during construction, and maintain the underlying ground growing green and as 

close to its natural existence as possible. 

 The addition of family-friendly, high-quality, custom built replica Conestoga wagons. The Wagons will be fully mobile 

and may be utilized for individual guests or for “circling the wagons” for private groups such as family reunions and 

wedding parties. 

 The addition of new “green” cabins similar in style and quality to the two (2) new cabins designed and built by Love-

Schack Architecture. 

 Full renovation of the main Lodge to include a reception area/lobby, substantially improved dining facility/kitchen, 

and bar/game room. Breakfast, lunch and dinner shall be served daily to on-site guests. Kitchen to be sizeable 

enough to host a catering operation for any special event catering needs. 

 General landscaping and circulation improvements including areas for private self-reflection and relaxation and better 

access to Moose Creek. 

 Improved and organized parking area. 

 The addition of a foot bridge across Moose Creek to the southern portion of the property. 

 

 

Tom Hedges 
Conestoga Ranch – Grand Teton, LLC 
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GLAMPING OPTIONS AT MOOSE CREEK RANCH – EXISTING AND PROPOSED 

 

Existing Moose Creek Ranch 

Glamping Cabin 

The Applicant intends to 

maintain and renovate (and 

possibly relocate) the five (5) 

existing “Glamping Cabins” 

(photo, right) currently available 

to overnight lodgers at the 

Moose Creek Ranch.  The 

existing platform tents are 

currently located privately within 

sound of Moose Creek.  

 

Each is constructed upon a 12x14 

platform and accommodates up 

to two people.  

 

In future, as now, the Glamping Cabins will be clustered – near together to ensure that access to a shared Bath House is 

convenient – while enjoying separation to ensure privacy.    

 

Traditional Tent  

At a cozy 175 sq.ft., this teepee-

style option (photo right) has 

proven successful at the 

Applicant’s Bear Lake destination. 

The lodgings are relatively 

affordable, without sacrificing 

comfort or convenience.    

 

Each “Traditional” style tent 

accommodates up to four (4) 

occupants, convenient for a 

family or a group of friends 

traveling together. 

 

This style of lodging is 

anticipated to be clustered in 

groups of up to 6 units. Guests 

will access facilities at a shared Bath House.   
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Grand Couple Tent.  

Ideal for romantic getaways, at 

150 sq.ft.-300 sq.ft. the plush  

Grand Couple Tents feature a 

king size bed, en-suite 

bathroom, hot water, electricity, 

heat, minisafe for valuables, 

mini refrigerator, access to a 

campfire patio, dining table and 

other hand-selected furnishings.  

Rustic elegance at its best 

(photo right). 

 

The en-suite bathroom is tucked 

behind the rustic headboard –

privacy with convenience.  

 

These units shall be located in a 

semi-secluded setting, in 

keeping with their exclusive 

features. 

 

En-suite bathrooms. 

Separated from the main sleeping chamber 

by the rustic headboard, the bathrooms offer 

privacy with convenience.  Toilet, wash 

basin, shower – a relaxing way to wind 

down after a long trail ride, float or hike. 

 

 

 

 
 

 

 

 

 

 

 

A room with a view.  

In the manner of historic fire lookouts through our National Forests (photo right), in some 

cases the glamping tents may be built on platforms, 8’-10’ above grade.  The elevated 

platforms will provide a prospect over the willows to Moose Creek and assure safety, 

privacy and peace of mind for guests. In addition, platforms atop stilts will require 

minimal site grading and allow the Applicant to utilize the steeper portions of the site 

south of Moose Creek.  

 

Most importantly, the stilt footers will impose a minimal footprint on the land and allow 

permeable movement through the site for vegetation and small animals. Undisturbed or 

reclaimed ground will keep the environment as close to its natural state as possible. 
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Grand Family Tent.  

The largest platform tent 

option sleeps up to six (6) 

occupants (photo right and 

below).   

 

Each family tent includes an 

en-suite bathroom with tub 

(see previous page).   

 

These units are intended to be 

located in a private setting, 

where families can visit 

quietly around the campfire in 

the evening, enjoying the 

stillness of the setting and 

each other’s company.  
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Conestoga Family Wagons.  In additional to the platform tent options, the Applicant intends to offer a family-focused 

pioneer wagon experience.  The custom-made Conestoga Family Wagons will sleep up to 2 persons in the smallest “couples” 

wagon, and up to 4 to 6 persons in a family wagon (photo below).  The average wagon footprint is less than 200 sq.ft. 

 

The wagons are fully mobile and may be moved to offer a customized group experience. Guests will share a central fire pit and 

access facilities at a shared, centrally located Bath House.  
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SITE PLANNING AND AMENITIES 

It is critical to get the Site Planning right the first time.  Although the tent platforms are technically portable, the Applicant 

intends to place considerable thought into their clustering and placement.  

 

Bath House. The Existing Glamping Cabins, the Traditional 

Tents, and the Conestoga Wagons will feature access to a 

shared Bath House.  

 

Rather than providing a single enormous building, the 

Applicant intends to locate smaller facilities near or within 

clusters of tents/wagons. This will increase convenience, and 

also to reduce the size of the building’s footprint. Each such 

bath house may include up to six (6) sets of sink/ toilet/ and 

tub or shower.  ADA facilities will be available, including 

accessible toilets, shower stalls/tubs and sinks.  

 

 
Campfire Ring. To reduce the number of open fires, the 

Applicant intends to provide a single shared fire pit among 

clusters of tents/ wagons. The community fires may be 

provided in the form of hanging kettles (photo right) which 

– in addition to being portable - are excellent for warming 

toes, roasting marshmallows, and reducing risk of 

wildfire.  

 

Lodgers will receive the attentions of a Campfire Butler.  

In addition to starting fires, serving s’mores and sharing 

the occasional tall tale, the Butler will make sure all fires 

are Dead Out by Lights Out!  

 

  

 

Bears. According to the Wyoming Game and Fish, the west slope of 

the Tetons is prime black bear habitat. This fact will severely limit 

Lodgers’ options for storing food in soft-sided tents.   

 

The Applicant intends to take measures to minimize bear-human 

conflicts, such as: 

• Providing bear-proof trash/recycling receptacles;  

• Entirely eliminating individual cooking facilities, instead serving 

meals only in designated areas within the grounds or the Dining Room 

inside the Lodge; 

• Installing glamping tents on elevated platforms with safety railing 

all around and a gate at the top of the steps – see “A room with a 

view”, above.   

 

This packet, including Exhibits L, L.1, L.2 and L.3, is provided for informational purposes, and as a starting point for 

discussion.  The Applicant looks forward to reviewing this Conditional Use Application with the County, and providing any 

additional information requested.  Thank you for your time and attention. 
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