February 20, 2018, Matter from Planning #: 2 & 3

Board of County Commissioners - Staff Report
Subject: CUP2017-0007, ZCV2017-0025, VAR2017-0002: To Amend Teton Raptor Center Institutional Use,
Analyze Visual Resources, and Vary Maximum Height of North Barn
Applicant: Amy McCarthy, Executive Director Teton Raptor Center
Property Owner: Teton Raptor Center
Presenter: Kristi Malone

REQUESTED ACTION
Conditional Use Permit, pursuant to Section 8.4.2 of the Teton County Land Development Regulations, to amend
an existing institutional use.
Zoning Compliance Verification for Visual Resource Analysis, pursuant to Section 8.6.2 of the Teton County Land
Development Regulations, to assess foreground scenic standards.
Variance, pursuant to Section 8.8.2, to vary Section 3.2.3.B.2 of the Teton County Land Development Regulations,
to allow improvements to be made to an existing 36-foot-tall structure that would result in a total structural height
of 38 feet where 30 feet is the maximum structure height allowance for the zone.

BACKGROUND/DESCRIPTION
PROJECT DESCRIPTION
This Conditional Use Permit application requests amendment to the rehabilitation, education and event
components of the Teton Raptor Center’s current institutional use. Proposed changes to operational
characteristics can be summarized as:
Raptor rehabilitation capacity

Educational programming

•
•
•
•
•
•
•
•

Staffing

Events

•
•
•
•

Construct a 3,879-sf indoor flight chamber
Rebuild clinic
Relocate historic pump house on-site for storage use
Convert historic Horse Barn to raptor research facility
Construct additional raptor mews (raptor housing) for full-time
education birds
Convert historic North Barn to indoor programmatic space
Move outdoor programmatic space from interior of campus to west
yard and construct pavilion
Improve accessibility by constructing a bike path with bicycle parking,
widening the driveway, and designating bus parking
Increase the number of on-site employees from 3 to 12
Increase the number of employees housed on-site from one to four by
constructing 2 ARUs
Construct staff offices
Allow up to 4 mission-based events with more than 100 people each
year under a Special Event Permit

All other components of the institutional “non-profit bird education and care facility” are proposed to remain
consistent with the standards and conditions of the effective 2008 Conditional Use Permit (CUP2008-0001). These
persisting allowances include conducting classes, workshops, and flight exhibits for less than 100 people, housing
a small raptor library, and hosting occasional special events for local residents and visitors also of less than 100
people.
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The Zoning Compliance Verification for Visual Resource Analysis included with this application demonstrates
measures taken for the proposed use and development to comply with the foreground scenic standards of LDR
Section 5.3.2.G.
The proposed Variance seeks a maximum height allowance of 38 feet for the existing North Barn (large gothicstyle Hardeman Barn closest to Highway 22) structure where a maximum of 30 feet is allowed in the R2 zone. As
it stands, the North Barn is 36 feet tall and is categorized as an existing nonconformity. While maintenance and
alteration of nonconforming physical development is permitted per LDR Section 1.9.2.B, replacement of structural
support or increasing the nonconformity is not permitted. The barn is proposed to remain in its current location
but requires replacement of the foundation, grading for positive drainage, and insulation which will result in
raising the maximum height by an additional two feet. The proposed improvements qualify as replacement of
structural support and increase in nonconforming height, so a variance is required.
At the time these applications were made, a Development Plan (DEV2017-0008) application was also submitted,
which has since been withdrawn by Planning Staff. Upon submission, the subject parcel was zoned Rural and
required Development Plan approval for any new nonresidential floor area over 3,450 square feet. On November
7, 2017, the Teton County Board of Commissioners approved a Zoning Map Amendment to rezone the subject
parcel to Rural-2 (R-2). The R-2 zone does not require a Development Plan to be obtained for nonresidential
development so the application was withdrawn. The R-2 zone requires a Conditional Use Permit or Special Use
Permit for any primary nonresidential use and integrates compatibility, setbacks/location, parking and access into
zone-specific use standards, which are reviewed in this staff report.

EXISTING CONDITIONS
The subject parcel is recognized as the site of the historic Hardeman Barns and currently houses operations for
the Teton Raptor Center. A conservation easement held by Jackson Hole Land Trust (link in Attachments) restricts
development and use of the parcel. The parcel is composed of two Comprehensive Plan districts (Wilson and
County Valley) and serves as a transition between Wilson’s historic character and the scenic and agricultural open
space that surrounds it.
The subject property was originally owned by C.C. Mosely, and the large red barn on the parcel, commonly known
as the Hardeman barn, was built in the early 1940s with construction of the South Barn occurring first and the
North Barn being adjoined soon after. The Hardeman family purchased the subject property along with the
approximately 110 acres to the east in 1956 and utilized it for a number of years for hay production and livestock
pasture.
The Jackson Hole Land Trust (JHLT), a local non-profit land conservation organization, bought the properties in
August of 1989, following a community-wide fundraising effort, including a $500,000 contribution from Teton
County. The JHLT sold the eastern portion of the property, subject to a conservation easement it held, to a
conservation buyer in September of 1989 to offset the purchase cost. The JHLT retained the right to grant a
conservation easement over the properties, and a Scenic and Conservation easement over the entire 137 acres
was granted to the Teton County Scenic Preserve Trust (TCSPT) in February of 1990 (link in Attachments). The
original conservation easement approved by the Board of County Commissioners acting as the Board of Trustees
of the Scenic Preserve Trust and recorded in 1990 states its purpose to,
“enhance, preserve, and protect the natural, ecological, water, wildlife, habitat, open space, scenic, aesthetic, and
ranching features and values,”
but specifically permitted the use and practice “to construct, enlarge, remodel, renovate, replace, rebuild, repair,
relocate and use nonresidential buildings in the Homestead Building Envelope.”
No apparent prohibition of replacement of existing structures or intended historic preservation of structures could
be found in Planning Staff’s review of the original conservation easement.
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The JHLT retained ownership of approximately 27 acres surrounding the Hardeman barn, including the 4-acre
parcel on which the barn is located, and the approximately 23-acre parcel east of the barn. In July of 1990, the
JHLT applied for a Boundary Adjustment (BDJ 1990-0006) which effectively combined the two parcels.
On May 1, 1990, a Conditional Use Permit (CUP1990-0006) was granted to the Snake River Institute for a private
school for the arts, humanities, and natural world (75 people per day on average), including offices, storage, artist
space, and meeting space. The permit included 26 conditions, relating primarily to parking and use limitations.
The “Horse Barn” was remodeled to accommodate the Institute’s office (BP 1990-0114). The Snake River Institute
ceased operations in 1998
Following the closure of the Snake River institute, the JHLT leased the property to the local 4-H until approximately
2001. The property was then leased to a livestock producer, and the horse barn structure was used as singlefamily employee housing.
In 2008, the JHLT began leasing the property to the Teton Raptor Center and they applied for permits to allow
them to use the property to provide care and rehabilitation for injured birds of prey, as well as educational classes
and workshops. The Raptor Center received approval of a Final Development Plan (DEV2008-0006) and a
Conditional Use Permit (CUP2008-0001) for an Institutional Use to allow use of the existing house (“horse barn”)
as their office and to remodel and build an addition on the existing “machine shed” to accommodate a bird
house/care facility. Three variances were approved to allow this to occur:
1. A variance (VAR2008-0005) to reduce the setback for an Institutional Use in the Rural Zone to 58 feet
where 300 feet is required in the Rural zone;
2. A variance (VAR2008-0006) to allow a minimum Base Site Area of 26.45 acres for a nonresidential use,
where 35 acres is required; and
3. A variance (VAR2008-0008) to allow a Floor Area Ratio of 0.015 where 0.007 is required, and where 0.014
exists.
The Development Plan (DEV2008-0006) and Conditional Use Permit (CUP2008-0001) were approved to:
o
o
o
o
o
o

Have three employees on site, working in the horse barn/house and machine shed;
Provide on-site housing for one of the three employees in the horse barn/house;
Conduct classes and workshops, including flight exhibitions, for less than 100 people;
House a small raptor library
Host occasional special events for local residents and visitors, also for less than 100 people;
Remodel the “machine shed” into a raptor care facility, with cages, weathering yards, flight yards
and a veterinary care room.

Another Variance (VAR2008-0011) was approved in 2008 to allow a 15’ wide nonresidential access drive where
24’ is required.
In 2012, the Teton Raptor Center submitted applications for a Development Plan, Conditional Use Permit,
Easement Amendment, Natural Resources Review, Visual Resources Analysis, and three Variances to redevelop
the property with a proposed floor area of 21,396 sf and a reduced west side property setback of 35 feet. The
applications were never found sufficient by the Planning Department and were withdrawn by the applicant.
In 2014, a Development Plan (DEV2014-0007) and Variance (VAR2014-0003) were approved for construction of a
1,000-square foot bird chamber 35 feet from the western property line, bringing the total floor area on site to
16,687 square feet. DEV2014-0007 was granted to Teton Raptor Center for the 1,000 square foot raptor chambers
with the condition that, “As described in the application materials submitted March 7, 2014, the proposed raptor
chambers building is a temporary structure and shall be removed if the Conditional Use Permit for the Teton Raptor
Center (CUP2008-0001) is no longer in effect.” This amended CUP proposes retaining this structure in its current
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use moved south of its current location. The above condition is still valid and if the Raptor Center discontinues use
on the parcel, the subject structure shall be removed.
On February 23, 2016, the Teton County Scenic Preserve Trust (TCSPT) easement was amended to further restrict
development and use on the subject parcel, and in April 2017, ownership of the parcel was transferred to Teton
Raptor Center and the TCSPT easement was transferred to Jackson Hole Land Trust.
On November 7, 2017, the parcel was rezoned to R-2.

LOCATION
Site of Teton Raptor Center and historic Hardeman barns; generally located in Wilson on the south side of Highway
22.
PIDN: 22-41-17-22-4-00-016
Site Size: 26.82 acres
Character 9: County Valley
Districts: 11: Wilson
Subareas: 9.3: Existing County Valley Subdivisions (Conservation)
11.4: South Wilson (Stable)
Zone: Rural-2 (R-2)
Overlay: Scenic Resources Overlay (SRO)

4

Organizational Excellence * Environmental Stewardship * Vibrant Community * Economic Sustainability

Board of County Commissioners February 20, 2018, Matter from Planning #: 2 & 3

VICINITY MAP

COMPREHENSIVE PLAN DISTRICTS MAP
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SITE MAP: EXISTING DEVELOPMENT
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SITE MAP: PROPOSED SITE PLAN

*conceptual landscaping; see final landscaping plan in application materials for proposed landscaping

STAFF ANALYSIS
A checklist review of the LDRs and other County Resolutions is attached.
General Discussion: As an amendment request for an existing use, accompanied by a Visual Resource Analysis and
height Variance request pertaining strictly to physical development, it is important to distinguish elements of
analysis relevant to each of the three applications. From a physical development perspective, the amount of
development on the property, measured by Floor Area, is not significantly changing (837 sf of net increase not
including 1,700 sf of exempted floor area of ARUs) and is regarded as a redevelopment project rather than a
substantial increase in overall development. Per application materials, existing Floor Area is 16,687 sf on site and
proposed Floor Area is 17,524 sf with an additional 1,700 sf of ARUs exempted from maximum floor area
calculations. Changes in physical development on site must also be in compliance with foreground scenic
standards, and the Variance request for height would result in the height of an existing structure increasing from
36 feet to 38 feet for purposes of historic preservation and adaptive reuse.
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An important component of this CUP review is examining how the proposed changes in physical development and
site design of the property impact the intensity and distribution of use. The total number of employees on site is
requested to be increased from 3 to 12, likely increasing the level of daily activity associated with bird care,
rehabilitation, and administrative functions on site. The number of employees living on site is proposed to be
increased from 1 to 4, likely increasing the level of “after hours” residential activity on site. With additional mews,
an indoor flight chamber and a rebuilt clinic, the number of birds in care or housed on site will likely increase. The
total number of people on site at any one time will stay the same as restricted in the 2008 CUP at no more than
100 individuals for educational programming or events, and the CUP application further clarifies that the 100person maximum occupancy includes staff, volunteers and visitors. The applicant has proposed that up to 4 events
per year be allowed to have crowds over 100 people on site. With dedicated indoor space via remodeling of the
North Barn, seasonal attendance of educational programs and events will likely be more constant since
accommodations are provided for winter and inclement weather. With a dedicated pavilion and flight yard,
outdoor educational programs will be relocated from temporary tents to the west yard. In careful review of the
proposed amendments to the Raptor Center use, conditions of use can be applied to ensure compliance with the
LDRs and Comprehensive Plan, provide predictability of use impacts to the applicants and surrounding
community, and better define elements of the use approved in the 2008 CUP.

KEY ISSUES
KEY ISSUE 1: Does the proposed CUP meet the zone-specific standards for an institutional use in the R-2 zone?
The following standards, represented in Section 3.2.3.E of the LDRs, are integrated as zone-specific standards for
Institutional and Infrastructure uses in the R-2 zone to be analyzed in the Conditional Use Permit review. This Key
Issue discussion includes elements of use proposed in the CUP under review, elements of use previously approved
in the 2008 CUP, and recommendations for defining conditional limitations on use that are explicit and
measurable.
•

Compatibility: The compatibility of one or more principal conditional uses on a site shall be defined
through the CUP review. In evaluating whether a particular use is appropriate, the Board shall consider
the following:
a. The extent to which the proposed use promotes or sustains the site’s open space; and
Since the property was voluntarily placed under conservation easement, any use that conforms to the
standards of said easement effectively sustains the site’s open space.
b. The cumulative impact of all permitted uses and development options on the site’s open space
compared to the use of the site at its base residential density.
Any allowed use on the parcel is subject to the existing conservation easement and must be located within
the designated development area (recognized as the Homestead Building Envelope), so there would be
no difference in impacts regarding location of use when comparing the proposed use versus a primary
residential use. However, a primary residential use would not be subject to the floor area ratio of 0.015
approved in VAR2008-0008 when the Teton Raptor Center initiated use on the property. This CUP to
amend the Teton Raptor Center use applies the 0.015 floor area ratio for a total floor area proposal of
17,524 sf whereas a use to which the 2008 variance does not apply would result in the R-2 zone allowance
of 11,682 sf of gross floor area. Per the current R-2 zone, no Development Option density bonuses are
available for a gross site area less than 35 acres to increase residential density beyond one single family
home and 11,682 sf of floor area for the property. Pursuing a noncontiguous Planned Residential
Development may work as a Development Option to increase residential density and Floor Area. If a
Planned Residential Development had been pursued in 2008 instead of establishing the Teton Raptor
Center use, the 24.32 acres of secured open space may have qualified for an increase in residential density
to two single family dwelling units and a total of 20,000 sf gross floor area allowance. Operationally, the
impact of an institutional use is generally greater than the impact of a residential use, but the existing
conservation easement applies to any uses on the property in protecting designated open space and the
8
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CUP process for institutional uses allows for limitations and conditions to be imposed, while single-family
residential use does not require a use-specific review and permit.
•

Maximum Intensity of Use: The intensity of the use shall be limited to maintain the rural character of the
area and the State or County road from which access is taken. If the proposed use is of a continuous nature,
the intensity shall be limited by restricting the maximum occupancy. If the proposed use involves discrete
occurrences, the intensity shall be limited by restricting the frequency of occurrence. Depending on the
nature of the use, the Board shall impose conditions based on one or both of the standards below:
a. Maximum Occupancy: The Board shall establish a maximum occupancy to protect community
character
i. The maximum occupancy shall not result in a change in the classification of the road from
which access is taken
ii. The maximum occupancy may be exceeded for discrete occurrences pursuant to the
standards of subsection E.2.c.ii, below
iii. The Board may impose a maximum occupancy restriction that is stricter than the limits
established in the standards above to mitigate potential impacts other than traffic, such
as impacts to wildlife. Stricter standards may be imposed on a seasonal or periodic basis.
This proposal maintains that daily rehabilitation functions, educational programming and on-site
events will be limited to a maximum total occupancy of 100 people on site, which was a condition of
approval on the 2008 Conditional Use Permit, with the exception of up to four larger annual events
on site.
The Planning Director and Planning Commission recommend maintaining this maximum occupancy
restriction, and a recommended condition of approval (#5) has been added to further clarify the terms
of this condition: it is measured as number of people at any one time on site and includes staff,
residents and volunteers as well as visitors. A recommended maximum occupancy of people on site
per day was not added by Planning Staff since limits on parking availability and hours of operation are
recommended, but it is within the purview of the Board of County Commissioners to further restrict
intensity of use by limiting occupancy on a wider temporal range, including maximum allowance of
people using the site per day.
The CUP application proposes a maximum of 12 employees on site at any one time and a maximum
of 4 of those employees living on site. Condition of approval #6 is recommended by the Planning
Director and Planning Commission to increase the number of employees allowed on site at any one
time from 3 (limited by 2008 CUP) to 12 and to increase the number of employees allowed to live on
site from 1 (limited by 2008 CUP) to 4. The recommended condition also provides a definition for
employees. This exclusion of volunteers and unpaid staff in the definition of employees is to
accommodate the diversity of programming offered by the Center, specifically those that integrate
volunteerism and stewardship work into educational class and workshop structures. Although
volunteers are included in the 100 people on-site maximum, Board of County Commissioners could
further restrict use by including volunteers in the twelve-employee maximum or establishing a
maximum occupancy limit specific to volunteers.
b. Frequency: If the proposed use involves discrete occurrences, the Board shall limit the frequency
of occurrences to protect community character. The Board may limit the number of overall
occurrences in a year, or in the number and frequency of occurrences during a specific season or
time period.
i. Total Occurrences: The total number of discrete events or occurrences, defined as being
no more than one calendar day in duration, shall not exceed 30 per year.
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ii. Traffic Demand Management: The applicant shall demonstrate traffic demand
management to maintain the rural character of the area and the access to the use.
The current use standard (per CUP2008-0001) allows the Teton Raptor Center to
“Host occasional special events for local residents and visitors, also for less than 100 people.”
Public concern was expressed in review of the proposed use amendment regarding the capacity for
commercialized events to occur outside of the educational and mission-based tenets of the nonprofit. Planning Staff did not initially address event use of the property because original application
materials for this amendment request excluded any proposed change to the above use allowance
approved in 2008 and strictly requested amendment to education and rehabilitation operations.
Prior to the January 22, 2018 Planning Commission meeting, the applicant proposed a condition of
approval for this CUP amendment
“To use the property for charitable, educational, and/or community functions consistent with
conservation, research, education, and wildlife rehabilitation,”
but also allowing up to four organized events of more than 100 people at each event within the
Homestead Building Envelope annually. Applicants indicate that the proposed condition is crafted to
copy the terms of the existing Jackson Hole Land Trust conservation easement. The Planning Director
does not support the proposed increase in maximum occupancy at event gatherings because staff
could not make a clear determination of compatibility with surrounding land uses based on the
information provided in application materials. However, the Planning Director recommends that if
the condition to allow events over 100 people is approved that a stipulation be added requiring that
the Teton Raptor Center obtain a Special Event Permit from the County for these larger events so that
use impacts like parking, traffic control, noise, hours and location can be assessed for compliance with
the effective Conditional Use Permit. It is also within the Board’s purview to recommend clarification
on the nature of events permitted on site without allowing for additional attendees over the 100
people currently allowed. The Planning Director recommends that all use on the property be limited
to conservation, research, education, and wildlife rehabilitation activities to prohibit non-mission
events from occurring, such as weddings, retreats, family reunions, facility rental for private parties,
etc. The Planning Commission recommends the same general use restriction but only applied to the
development area designated by the conservation easement (Homestead Building Envelope) and
agrees that up to four large events of over 100 people should be allowed annually.
c. Seasonal Limitations: The Board may limit a use to a particular season or time period. If an
Environmental Analysis was prepared in advance of the project, the Board shall consider the
recommendations of the EA in establishing seasonal limitations.
No seasonal limitations for protection of natural resources or wildlife were identified as necessary in
planning staff’s review of the Environmental Analysis exemption or in staff’s review of the Zoning
Compliance Verification for Environmental Standards.
d. Use Areas: Proposed outdoor or temporary storage or use areas, such as tents, shall be evaluated
as part of the CUP process, and conditions may be imposed to minimize impacts.
The proposed pavilion and west yard is an outdoor space for educational programming adjacent to
the 30-foot structure setback from the western property line. The pavilion is proposed to be screened
on the west and south walls with slatted partial walls.
Condition of approval #7 is recommended by the Planning Director and Planning Commission to limit
educational programmatic use of the pavilion and west yard daily and seasonally. While the Planning
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Director recommends restricting use to the summer months of June through September, the Planning
Commission recommends extending the season to allow use starting May 1st so that school programs
have access to the outdoor space. Both agree that daily programmatic use be limited to the hours of
10AM to 4PM. Due to State/Federal regulations requiring that birds in rehabilitation not comingle
with birds in the permanent education program, the Planning Director and Planning Commission
agree that there may be times that the west yard is used for exercising birds and that this activity,
with a bird and one or two handlers, has minimal impacts in terms of intensity of use outside seasonal
and daily limitations.
The applicant is requesting that use of a temporary tent for outdoor educational programs be
permitted until the permanent pavilion area is constructed and available for use. The Planning
Director agrees that some flexibility on location of the temporary tent that is currently located
seasonally between the North Barn and the Horse Barn is necessary to continue current levels of
educational programming during phased construction. The Planning Director is recommending this
condition (#15) be modified to include terms of expiration for this tent allowance: “The temporary
tent erected seasonally between the North Barn and Horse Barn for educational programs is permitted
to be moved within the building envelope south of the North Barn when construction and staging
requires it to be relocated. Prior to issuance of the Certificate of Occupancy on the North Barn or two
years after the issuance of this Conditional Use Permit (whichever is sooner), the allowance for a
temporary tent on-site for seasonal programmatic use shall expire.” The Planning Commission
recommends that the tent be located anywhere within the designated building envelope by modifying
the recommended condition to exclude the “south of the North Barn” limitation.
•

Setbacks and Location:
a. Uses shall be clustered adjacent to an existing ranch compound or physical development, unless
the applicant can demonstrate to the satisfaction of the Board that either,
i. The proposed use is dependent on or requires location adjacent to a natural feature, or
ii. An alternate location on the property better sustains or promotes the open space of the
property or minimizes potential impacts to neighboring properties.
The use will continue to be located within the 2.85-acre development area encompassing the existing
ranch compound structures. Per the applicant, the only uses occurring outside the prescribed
development area are agricultural, habitat enhancement, or research, which are not subject to
amendment in this application.
b. Setbacks for the use shall be established through the CUP process, and may vary for daily staff
functions and public events, and between indoor and outdoor activities.
The proposed use amendments occur within the existing development area prescribed by the
effective Jackson Hole Land Trust conservation easement. Per application materials, proposed rehab
and educational uses are located a minimum of 167 feet from the northern property line, 750 feet
from the eastern property line, 407 feet from the nearest neighboring parcel on Seaton Lane, 586 feet
from the southern property line, and 30’ from the wester property line. Proposed structures meet the
30-foor structure setback, with a less than 5-foot projection of the pavilion, from the western property
line for the R-2 zone. Outdoor use of the pavilion and west yard is limited by a recommended condition
of approval (#7), as discussed above. Please see the landscape plan submitted February 5, 2018 by
the applicant proposing landscape screening in key areas to mitigate use impacts along the western
property line.

•

Hours of Operation: The Board may limit the hours of operation for the use
a. Outdoor use setback less than 300 feet: An outdoor public event that is located less than 300 feet
from a property line, which is adjacent to an occupied or vacant residential site that is not part of
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the conditional use shall be limited to hours of operation of 9:00am to 9:00pm. Hours of staff
activities shall be established through the CUP process.
Recommended condition of approval #8 has been added by Planning Director and Planning
Commission limiting any outdoor event or outdoor educational programming to between 9:00am and
9:00pm.
b. Other use: Uses other than those regulated by Subsection e.i. above, shall be limited to hours of
operation of 9:00 am to 11:00pm. Hours for staff activities shall be established through the CUP
process.
Recommended condition of approval #9 has been added by Planning Director and Planning
Commission limiting all public activity on-site to between the hours of 9:00am and 10:00pm and
limiting all staff operation and activity on-site to the hours of 8:00am and 11:00pm. Residential activity
associated with the ARUs may occur outside these hours of operation. Staff activity necessary for bird
rehabilitation or care may occur outside these hours of operation but only in the raptor mews, clinic,
flight barn and storage structures. The Planning Director agrees that different activities on site may
be subject to different needs for hours of operation. The applicant is proposing to end all public
activity on site at 10pm (an hour before the 11:00pm cut off required by the zone standards) in
exchange for allowing staff to operate on site starting at 8:00am. More restrictive public or staff hours
of operation could be applied by the Board of County Commissioners to further limit intensity of use.
Commissioners may also consider simplifying the enforcement of hours of operation by making
different activities on site subject to a single daily operations limitation, such as, “All public and staff
activity, excluding residential and bird rehabilitation, shall occur between 8AM and 9PM.”
c. Music: All music shall end no later than 10:00pm
Recommended condition of approval #10 has been added by Planning Director and Planning
Commission prohibiting music after 10:00pm.
d. The Board may establish separate hours of operation that are more strict for amplified music or
sound associated with the use.
Recommended condition of approval #11 has been added by the Planning Director and Planning
Commission prohibiting amplified music or sound after 5:00pm.
e. The Board may impose hours of operations that are more strict than those established above
should site-specific or neighborhood conditions warrant additional limitations.
Site specific conditions were considered in recommending the above conditions on use. Conditions
#10 and #11 recommended by staff regarding music and amplified sound were added to mitigate for
potential anticipated impacts based upon zone-specific use standards for nonresidential uses in the
R-2 zone and are not resulting from a request by the applicant to increase noise or music on site
beyond their current activity. The Board of County Commissioners could apply further restrictions on
noise and sound if deemed necessary.
•

Parking: All standards of Division 6.2 shall apply, except that Commercial uses subject to this Subsection
shall be exempt from Subsection 6.2.5.A.1.
General parking standards are reviewed in the LDR Review Checklist attached to this report. This
application requests exemption from Subsection 6.2.5.A.1 regarding the requirement to pave parking
areas. Approval of the 2008 DEV/CUP did not require paving but did require curb stops to be installed to
designate spaces. The Planning Director and Planning Commission concur with this request. Please see
recommended conditions of approval #2 and #12.
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•

Access: Uses subject to the standards of this Subsection shall be exempt from Section 7.6.2.C.1, provided
all other standards of Division 7.6 are met and the access is approved by the Fire Marshal.
Not applicable—this site does not take direct primary access to a local residential street.

KEY ISSUE 2: Are the 2008 Variances applicable to this CUP?
As briefly discussed in the Existing Conditions section of this staff report, four Variances were approved in 2008
when the Raptor Center commenced operations on the property.
The Variance permits issued were:
•

“…to allow a 58’ setback for an Institutional Use in the Rural Zone, where 300’ is required”
 No longer relevant because setbacks for Institutional uses in the R-2 zone are integrated into this CUP
review process, rather than as a mandatory application of 300’

•

“…to allow a minimum Base Site Area of 26.45 acres for a nonresidential use in the Rural Zone, where 35
acres is required”
 This CUP amendment is reliant on application of this Variance for continuation of the Raptor Center’s
use with the changes proposed

•

“…to allow a Floor Area Ratio of 0.015 for a nonresidential use in the Rural Zone, where 0.007 is required,
and where 0.14 exists”
 The development program linked to this CUP amendment is reliant on application of this Variance to
achieve the total Floor Area proposed

•

“…to allow a 15’wide nonresidential access drive, where 24’ is required”
 This CUP amendment is reliant on application of this Variance for the proposed widening of the access
drive to 20’ instead of 24’ to accommodate 2-way traffic while reducing impacts on adjacent wetlands.

Although the language regarding issuance references general applicability of these Variances to a nonresidential
use, the Variance permits also include the following statement under “Limitations and Conditions”:
“Variance permits are associated with the remodel of the machine shed and use of the Hardeman Barn property,
as approved in Development Permit DEV 08-0006 and Conditional Use Permit CUP 08-0001.”
This raises the question of whether the standards varied in 2008 are applicable to use and development of the
Teton Raptor Center moving forward.
From a historical perspective, in 2008 before Teton Raptor Center made application for a DEV, CUP and the above
Variances, Planning Staff’s pre-application conference summary identified the existing approximately 15,566 sf of
structures as existing nonconforming physical development exceeding the FAR of 0.007 for nonresidential uses
and explained, “the current policy in the Planning Department for dealing with nonconforming sites such as this
is to permit the existing level of floor area to remain. This means if you add 1,100 sf for the cages, you will need
to remove 1,100 sf somewhere else on the property…If you do not wish to remove any of the existing floor area,
you could apply for a Variance to the FAR standard.” When the 2008 applications were submitted by the Raptor
Center, the DEV application requested a remodel and expansion by 1,100 sf of the “machine shed” for use as a
raptor clinic and mews. This expansion in floor area was proposed in addition to the existing floor area on the
property, thus necessitating application for a variance to FAR.
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Application materials cite the desire to “protect and preserve the existing Hardeman Ranch” as justification for
needing a variance to add floor area rather than demo and reuse existing nonconforming floor area.
The 2008 CUP application requested use of the property for Raptor Center operations “in an effort to engage the
public and improve capacity for raptor services,” specifically proposing redevelopment of the “machine shed” for
bird care and redevelopment of the “horse barn” for offices and housing. No use of the other structures on the
property was proposed at that time. A variance application to minimum base site area was necessary since a new
nonresidential use was being proposed on a site less than 35 acres.
In Planning Commission minutes from the June 9, 2008 meeting, Commissioner Duncker questioned why only two
of the structures on property were proposed to be used. Planning Staff stated that, while some structures were
in use by the Land Trust for storage, many of the existing structures were in a state of disrepair beyond any
practical use. Teton Raptor Center representative Roger Smith expressed the need for a major remodel and
addition to accommodate the technical and veterinary needs required to advance the facility for its use and
described the
“big barn” as “in our wish list…We’d someday like to approach renovating that. At this point, we’re not; we’re just
trying to start one step at a time.”
In Teton County Board of Commissioners minutes from the July 15, 2008 meeting, Commissioner Ellis noted that
the Raptor Center’s lease agreement with then-owner Jackson Hole Land Trust was for the entire campus and was
curious if redevelopment could occur in an existing footprint rather than expanding the machine shed. In
response, Teton Raptor Center representative Roger Smith that a “Raptor House” was the primary need at that
time, but that the
“big barn is unsafe and in disrepair and the repair and use of the barn is their long term golden nugget.”
These public hearing discussions provide indicators that the use and development objectives made known to the
public and BCC comprised phasing of redevelopment and intensity of use over time with significantly remodeled
or expanded structures serving the technical needs of the use and restoration of the most iconic structures as
long-term goals.
In 2014, subject to DEV2014-0007, a new 1,000 sf raptor chamber was approved to be constructed west of the
renovated and expanded “machine shed.” The BCC upheld validity of the 2008 Variances in regard to minimum
Base Site Area and for maximum FAR for the Raptor Center use and did not require new Variances to be obtained
for the increase in use and floor area.
The Planning Commission and Planning Director’s recommendation of approval with conditions for the proposed
CUP amendment is reliant on continued applicability of these 2008 variances. Per the current Teton County Land
Development Regulations (LDRs),
“A variance may be sought for any standard of these LDRs unless the variance would:
1.Increase maximum density, FAR, or maximum scale of development…”
This applicability standard was not effective in 2008 at the time the previous variances were approved. If reliance
on the 2008 Variance for increased Floor Area Ratio is not applied to the applications currently under review,
obtaining a new Variance to increase Floor Area Ratio is not an option for the applicant.
The 2008 Variances to minimum Base Site Area and Floor Area Ratio for a nonresidential use should not be
addressed as an approval or denial as part of this application review since they were already approved in 2008. It
is Planning Staff's determination that the 2008 variances are still effective for the Teton Raptor Center since the
variations authorized are established, ongoing and in operation (pursuant to the 1994 LDRs, Section 5160
Expiration of a Variance, which were in effect when the 2008 variances were approved and in accord with the
Variance Permits issued on October 9, 2008). Notwithstanding, if a Commissioner cannot support applicability of
those prior variances to the current applications, that position should be addressed in the findings for the current
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applications, such as being unable to make required finding #8 for CUPs: “Is in substantial conformance with all
standards or conditions of any prior applicable permits or approvals.”
The application proposes removal of the South Barn so that floor area can be made available for use in other
structures. While the 2008 Variance to floor area referenced historic preservation of existing structures in findings,
no specific threshold was established and no condition limiting removal of existing structures was included. In the
Planning Commission public hearing on January 8, 2018, the applicant stated that the South Barn would be
transported off-site for reuse on another property. In response, the Planning Director is recommending that the
following condition (#16) be added to ensure follow-through on the proposal:
“Prior to the issuance of any new Building Permit on site, the South Barn shall be preserved and relocated off site
as indicated in applicant’s presentation of the applications.”
At their January 22, 2018 the Planning Commission discussed the feasibility of conditioning and enforcing
preservation of the South Barn for use as a barn on another property in Teton County. The applicant clarified that
while preservation of the South Barn in its current form off-site is ideal, it is possible that the barn would be
destructed for reuse of materials rather than remaining intact. The Planning Commission found the Planning
Director’s recommended condition to be overly burdensome and unenforceable, so they modified the
recommended condition as follows:
“Prior to the issuance of a Building Permit that relies upon the reclamation of the square footage of the South Barn,
the South Barn shall be relocated off site.”
The Planning Director agrees that requiring preservation of a structure in perpetuity on private property
unassociated with this CUP amendment is likely not feasible or enforceable, but requests that the Board of County
Commissioners address this issue on the record at public hearing to ensure that a decision or public perception is
not predicated on preservation of the South Barn off-site.
Condition of approval #2 recommended by Planning Director and Planning Commission requires that access be
widened to 20’ and paved for accessibility of emergency vehicles, relying on applicability of the 2008 Variance to
the 24’ access drive width for nonresidential uses, but ensuring that safe ingress and egress is provided.
KEY ISSUE 3: ARU standards and review
Two ARUs are proposed for use by Raptor Center employees. These ARUs are subject to the use restrictions
applicable to any ARU in Teton County, most notably a 90-day minimum lease period with rentals restricted to
people working within Teton County. As ARUs for a nonresidential use, deed restrictions are required to be
recorded on the property prior to use of the units. The applicant has initiated communication with the
Jackson/Teton County Housing Department in drafting a deed restriction. Correspondence is attached to this staff
report.
The R-2 zone encourages development of workforce housing by reviewing proposed Accessory Residential Units
via Basic Use Permit, subject to administrative review, and exempting ARU floor area from the maximum floor
area allowed on the site. Typically the number of employees living on-site would not be integrated into review of
a Conditional Use Permit application. In this case, CUP2008-0001 included specific approval to, “provide on-site
housing for one of the three employees in the horse barn/house” so amendment of the number of employees
living on site is subject to Teton County Board of Commissioners review.
KEY ISSUE 4: What happens if the Raptor Center discontinues use on the property?
Any non-residential or non-agricultural primary use of a parcel in the R-2 zone requires the landowner to first
obtain a Conditional Use Permit or Special Use Permit prior to commencement of operations. If the 2008 Variances
were deemed not applicable to the new use, the relevant elements would be considered nonconforming and
subject to the nonconformity standards of LDR Division 1.9.
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The staff report for CUP2008-0001 states:
“Per Section 2220 [of the 1994 LDRs], Institutional Uses include cemeteries, churches, community centers,
libraries, museums, private schools and other public and semi-public facilities. Staff has determined that
the proposed Raptor Center will function similarly to a community center, private school, and semi-public
facility and therefore should be categorized as an Institutional Use.”
Since this application is for an amendment to increase the intensity of the existing use and not a change
of use, the Institutional use classification persists with the effective LDRs delineating community centers
as “Assembly” use and schools as “Education” use—both of which are within the Institutional Use
classification for “the provision of a public or semi-public service by a public or private entity.”
This use classification represented in Planning Staff’s analysis is consistent with the use approved in 2008
and does not grant any additional use allowances beyond those explicitly described in application
materials and approved by the Board of County Commissioners.
Approval of this CUP would not allow any of the “Assembly” or “Education” uses included as examples
in the current LDRs other than the bird rehab and education facility described in application materials as
conditioned by the Board of County Commissioners. Any new or different use of the parcel, even if also
classified as Institutional (Assembly or Education), is required to obtain a CUP prior to commencement
of use, much like in this case where even an amendment of an existing use requires a CUP process.
If the Raptor Center discontinues use on the parcel, any future non-residential or non-agricultural use
other than the current, specific use as a bird rehabilitation and education facility limited to the terms
and conditions approved by the effective CUP would be required to obtain a new or amended CUP. The
applicants have provided additional materials (attached in Application materials) demonstrating their
contractual agreements with the Jackson Hole Land Trust including right of first refusal. Per conditions
of DEV2014-0007, the Raptor Center would be responsible for removing the 2014 raptor mews structure
upon discontinuance of their use.
PLANNING COMMISSION ANALYSIS
Approval of VAR2017-0002 and ZCV2017-0002 were recommended by the Planning Commission without further
substantive questions or discussion.
Regarding CUP2017-0007, the Planning Commissioners agreed with the Planning Director’s recommended
findings, adding that the North Barn and Wilson School frame the entrance to Wilson from the east and the parcel
serves as a transition area from Wilson to the surrounding open space. Commissioner Gill had concerns with some
of the proposed contemporary architectural styles not being compatible with the agricultural nature of the area
and was worried that the location of the proposed administration building may obscure views of the North Barn.
Commissioner Rockey discussed that the proposal achieves a balance between the desired character of Wilson
and the specific needs of the use. Commissioners could make all of the findings based on information included in
the staff report and proposed conditions.
Next, the Planning Commission addressed each of the recommended conditions.
No modifications were proposed to the Planning Director’s recommendation for conditions #1-4.
On recommended condition #5, Commissioners noted that both staff and volunteers are included in the 100person maximum occupancy. There was discussion of imposing a per day maximum occupancy to limit the number
of consecutive large group programs offered per day, but the Commissioners agreed that the condition as written
is sufficient.
No modifications were proposed to the Planning Director’s recommendation for condition #6.
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In response to the applicant’s request that seasonal use of the pavilion and west yard be extended to May 1 to
October 30, the Planning Commission compromised to recommend allowed use from May 1 to September 30.
No modifications were proposed to the Planning Director’s recommendation for conditions #8-12.
Recommended condition #13 was proposed by the applicant to appease community concern over misuse of the
property for events. The Planning Commission found four events over 100 people per year to be reasonable based
on past event use of the property but elected to limit the condition just to the development area to avoid
inadvertently limiting agricultural use of the open space and to specify which types of events are prohibited. This
condition is consistent with the use allowances included in the effective Jackson Hotel Land Trust Conservation
Easement.
Commissioners discussed appropriate timing of approval of a landscape plan (prior to use permit versus prior to
building permit) but decided not to modify condition #14 as recommended by the Planning Director since the
landscaping is intended to mitigate some impacts of the proposed intensity of use.
The Planning Commission revised condition #15 to allow the applicant to locate the temporary tent anywhere
inside their designated building envelope during construction.
Much discussion surrounded how recommended condition #16 should affect the removal of the South Barn. While
the Commissioners felt that preservation of the South Barn and use of the structure in its current form on another
property is ideal, they ultimately found the condition too onerous on the applicant and amended the
recommended condition to require relocation of the barn off-site before the barn floor area can be used in a new
structure. Commissioner Gill felt that an agreement could be reached to preserve the South Barn in some form
that would maintain its use in current structural form and was worried that the barn may be deconstructed for
future use as lumber or materials. Commissioners Rockey and Esnard were concerned about enforcement of a
condition for preservation once the barn has been moved off-site to a different owner or even years in the future.
Commissioner Hammer felt that the applicant’s proposal for adaptive reuse of the North Barn is a good
compromise. Commissioner Gill expressed concern that the conservation easement does not require preservation
of historic structures. She has concerns that future agricultural land owners may be hesitant to place conservation
easements on their properties because of this allowance for removal of square footage in historic structures for
reuse in new structures. Commissioner Hammer thinks this proposal is a better outcome than what could have
been in 1989 when multi-unit housing was proposed.

STAKEHOLDER ANALYSIS
DEPARTMENTAL REVIEWS
The application was sent to the following departments and agencies for review. All reviews are attached.
•
•
•
•
•
•
•
•
•
•

Bob Hammond and Darin Kaufman, WYDOT (Comment Attached)
Amy Ramage, County Engineering (No Response)
Kelly Sluder, Building Official (No Comments)
Kathy Clay, Fire Marshal (Comment Attached)
Ted Van Holland, County Sanitarian (Comment Attached)
Brian Schilling, Pathways Coordinator (No Comments)
Jim Whalen, Sherriff (No Response)
Rich Ochs, Emergency Management (No Response)
Dave Gustafson, County Road and Levee (No Response)
Jeremy Parker, Town of Jackson Sewer Capacity (No Response)

PUBLIC COMMENT
All pending applications have been properly noticed as required by the LDRs and Wyoming law. Noticing of public
hearings has occurred in conformance with the requirements of the effective LDRs for all applications under
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review. Section 8.2.14.C of the LDRs requires that all public hearings be noticed by mail at least 30 days prior to
the hearing, in the legal section of the newspaper at least 15 days prior to the hearing, and posted on site at least
ten days prior to the hearing. A neighbor notice to all land owners within a 1,300-foot radius of the subject parcel
was mailed by the Planning Department on December 8, 2017. A legal notice was submitted to the Jackson Hole
News & Guide by the Planning Department on December 14, 2017 for publication. The applicant posted notice
on-site on December 26, 2017. Each of these notices identified CUP2017-0007, ZCV2017-0025, and VAR2017-0002
as applications currently under review and subject to public hearing in front of the Planning Commission on
January 8, 2018 and public hearing in front of the Board of County Commissioners on February 6, 2018. The mailed
neighbor notice requested that written public comment be sent to the Planning Department by January 1, 2018
(three weeks after the notice was mailed) and specified that all application materials are available for public
review Monday-Friday between the hours of 8:00am and 5:00pm at the Planning Office. Planning Staff email and
phone number was also provided for anyone with questions or comments. Although all our applications are
uploaded online to improve accessibility and ease of public review and a link was provided in the neighbor
notification letter, online accessibility is not a requirement of the LDRs and Planning Staff never found the online
posting of application materials inaccessible by navigating through the County online GIS by property or Planning
Application Record Search by permit number. Additionally, neighbor notices, legal notice in the newspaper and
posted notice requirements were fulfilled prior to approval of ZMA2017-0004 by the Board of County
Commissioners in November. Original application materials for ZMA2017-0004, CUP2017-0007, ZCV2017-0025,
and VAR2017-0002 were submitted to the Planning Department on July 3, 2017. All comments received as of the
publishing of this report on February 12, 2018 are attached. Please note that the attached comments are
separated into those received after and before the mailing of the December 8th neighbor notice to ensure that
comments are relevant to the most current application materials. Also attached are 24 comments received in
response to the previous Zoning Map Amendment application since many referenced applications subject to this
staff report.

LEGAL REVIEW
Weisman

RECOMMENDATIONS
VAR2017-0002: PLANNING COMMISSION AND PLANNING DIRECTOR RECOMMENDATION
At their January 22, 2018 meeting, the Planning Commission agreed with the Planning Director’s recommendation
of approval, and voted 4-0 to recommend APPROVAL of VAR2017-0002, submitted July 3, 2017 with final
materials dated January 5, 2018, with no conditions, based on the findings below as recommended by the Planning
Director, with Commissioner Fodor absent

PLANNING DIRECTOR RECOMMENDED FINDINGS
Pursuant to Section 8.8.8.2 of the Land Development Regulations, a variance shall be approved upon finding:
1. There are special circumstances or conditions which are peculiar to the land or building for which the
variance is sought that do not apply generally to land or buildings in the neighborhood;
Can Be Made. The structure subject to this variance request was originally constructed in the 1940s for agricultural
use prior to effective Teton County Building Code requirements. A new foundation, positive drainage and
insulation is required for use and preservation of the historic structure and will result in a height increase of two
feet from its current height.
2. The special circumstances and conditions have not resulted from any willful modification of the land or
building;
Can Be Made. The structure exists in its original form, built prior to Building Code standards for structural integrity
or Land Development Regulations for height.
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3. The special circumstances and conditions are such that the strict application of the regulation sought to be
varied would create a hardship on the applicant far greater than the protection afforded to the community;
Can Be Made. Strict application of the 30’ maximum height standard would not permit structural replacement of
the foundation pursuant to current nonconforming physical development standards and the structure could not
be structurally preserved or used. Refusing a difference of two feet in overall height of an existing iconic structure
does not afford the intended protection afforded to the community.
4. The variance sought is the minimum variance necessary to provide balance between the purpose of the
regulation sought to be varied and its impact on the applicant;
Can Be Made. This proposal is only for insulation, foundation replacement for structural integrity and positive
drainage and does not include any increase in height for non-necessary improvements.
5. The granting of the variance will not be injurious to the neighborhood surrounding the land where the
variance is proposed, and is otherwise not detrimental to the public welfare; and
Can Be Made. An increase in existing building height of two feet for structural purposes is not injurious to
neighboring properties and improves health and safety associated with use in and around the structure.
6. The granting of the variance is consistent with the general purpose and intent of these LDRs.
Can Be Made. Maximum height restrictions are intended to minimize the bulk and scale of structures to a living
scale. An additional two feet in height allows required improvements to be made while maintaining the same
general bulk and scale of the existing historic structure.

ZCV2017-0025: PLANNING COMMISSION AND PLANNING DIRECTOR RECOMMENDATION
At their January 22, 2018 meeting, the Planning Commission agreed with the Planning Director’s recommendation
of approval, and voted 4-0 to recommend that the Board of County Commissioners finds ZCV2017-0025 for a
Visual Resource Analysis, submitted July 3, 2017 with final materials dated February 5, 2018, to be in substantial
conformance with Section 5.2.3 Scenic Resource Overlay (SRO) Standards of the Teton County Land Development
Regulations, with no conditions, based on the findings below as recommended by the Planning Director, with
Commissioner Fodor absent.

PLANNING DIRECTOR RECOMMENDED FINDINGS
Pursuant to Section 8.6.2.C of the Land Development Regulations, in order to issue a zoning compliance
verification the Planning Director shall find that the property, portion of the property, or attribute of the property
in question:
1. Is in substantial conformance with all relevant standards of these LDRs and other County Resolutions; and
Can Be Made. Please see the attached LDR Review Checklist for compliance standards.
2. Complies with all standards or conditions of any prior applicable permits or approvals.
Not applicable. A Visual Resource Analysis has not been reviewed prior to this application.

CUP2017-0007: PLANNING DIRECTOR RECOMMENDATION
The Planning Director recommends APPROVAL of CUP2017-0007, dated July 3, 2017 with final materials dated
February 5, 2017, subject to the 16 conditions recommended below, based on the findings recommended below.

PLANNING DIRECTOR RECOMMENDED CONDITIONS OF APPROVAL
1. Prior to issuance of a Certificate of Occupancy on any new Building Permit, the existing septic system shall
be decommissioned under direction of the Teton County Sanitarian and a permit shall be obtained from
the appropriate authority for connection to the public sanitary sewer.
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2. Prior to issuance of a Certificate of Occupancy for any new Building Permit on site, the access drive shall
be widened to 20’ to the west of the existing access drive to provide emergency vehicle access and shall
be paved. The parking lot may remain gravel with curb stops designating parking spaces.
3. Prior to installation of any signage, a Master Signage Plan shall be approved by the Planning Director.
4. Trash and recycling shall be stored inside a structure that is bear resistant and for purposes of shielding
view and containing smells.
5. Maximum occupancy on-site at any one time is limited to 100 people, including visitors, employees,
volunteers, residents, and any supplementary staff.
6. A maximum of 12 employees are allowed on site at any one time and a maximum of 4 of those employees
are permitted to live on-site. Employees are defined as persons employed for wages or salary and excludes
volunteers.
7. Use of the pavilion and west yard is limited to educational programmatic use and bird rehabilitation and
care. Educational programmatic use of the pavilion and west yard can take place from June 1st to
September 30th annually between 10:00AM and 4:00PM without use of any electronic amplification.
Activity necessary for bird rehabilitation or care in the west yard may occur outside these dates and times.
8. In addition to condition #7, any outdoor event or outdoor educational programming on site shall occur
between 9:00am and 9:00pm.
9. All public activity on site is limited to between the hours of 9:00am and 10:00pm. All staff operation and
activity on site is limited to between the hours of 8:00am and 11:00pm. Residential activity associated
with the ARU's may occur outside these hours of operation. Staff activity necessary for bird rehabilitation
or care may occur outside these hours, but only in raptor mews, the clinic, flight barn, and storage
structures.
10. Music is prohibited after 10:00pm.
11. Amplified music or sound is prohibited after 5:00pm.
12. Parking shall only be allowed in designated areas within the parking lot and two bus parking spaces.
13. All use of the property is limited to charitable, educational, administrative and/or community functions
consistent with conservation, research, education, and wildlife rehabilitation and the provision of
workforce housing.
14. Prior to issuance of this Conditional Use Permit, the Board of County Commissioners shall approve a final
landscape plan designed to mitigate impacts of use to neighboring properties.
15. The temporary tent erected seasonally between the North Barn and Horse Barn for educational programs
is permitted to be moved within the building envelope south of the North Barn when construction and
staging requires it to be relocated. Prior to issuance of the Certificate of Occupancy on the North Barn or
two years after the issuance of this Conditional Use Permit (whichever is sooner), the allowance for a
temporary tent on-site for seasonal programmatic use shall expire.
16. Prior to the issuance of any new Building Permit on site, the South Barn shall be preserved and relocated
off site as indicated in applicant’s presentation of the applications.

PLANNING DIRECTOR RECOMMENDED FINDINGS
Pursuant to Section 8.4.2.C of the Land Development Regulations, a conditional use permit shall be approved upon
finding the application:
1. Is compatible with the desired future character of the area;
Can Be Made/Can Be Made as Conditioned/Cannot Be Made.
Subarea 9.3 Existing County Valley Subdivisions: Character Defining Features
This CONSERVATION Subarea borders the River Bottom (District 8) and agricultural open space. It is currently
characterized by older, low density, single family, workforce housing, but it is important for wildlife movement.
The goal for this subarea is to improve wildlife permeability and maintain the workforce housing character to the
extent possible, while respecting private property rights. Improved screening of development using natural
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vegetation and landforms that draw attention away from the development and toward the adjacent scenic
foregrounds should also be encouraged. Redevelopment should be sited and designed to improve wildlife
permeability and enhance wildlife habitat connections regardless of whether incentives to preserve workforce
housing or reduce density are successful. New development should implement wildlife friendly design best
practices, if nondevelopment conservation cannot be accomplished.
Subarea 11.4 South Wilson: Character Defining Features
This STABLE Subarea, south of the commercial core, is defined by wildlife movement and larger lots than the rest
of Wilson. It is less developed than the subareas to the north and serves as a corridor for wildlife to move from the
Teton Pass Area to Fish Creek and the Snake River. One detached residential unit per three acres or more will
continue to characterize development. Obstructions to wildlife movement should be avoided or minimized through
development and redevelopment. Of special consideration are Fish Creek, Edminston Spring Creek and the
wetlands of this district, which should be protected and enhanced to provide habitat and habitat connectivity. The
proximity of this subarea to the commercial core, coupled with its relatively low density, should allow pedestrians
and cyclists to share the internal roads with vehicles in order to access the amenities of the commercial core.
Referencing the Comprehensive Plan District map provided above, the 2.5-acre development area lies entirely in
the Complete Neighborhood of Wilson (Subarea 11.4) and the remainder of the parcel under conservation
easement is within the rural area surrounding Wilson (Subarea 9.3), characterizing this parcel as a transition area
between the higher density and nonresidential components of a Complete Neighborhood and the open space
values of surrounding rural areas. With a development area of 2.5 acres within a 26.82-acre parcel, this property
is much larger and overall less developed than subareas to the north. Dedicated open space retains the agricultural
character of the area surrounding Wilson while facilitating the wildlife movement corridor from Fish Creek to the
Snake River. Fence removal or alteration projects should be continued to improve permeability of the
conservation area. As a redevelopment project within an existing development area, encroachment into existing
wildlife movement areas is avoided. A Zoning Compliance Verification for Environmental Standards was
performed to identify and apply protection standards to wetlands and waterbodies in the vicinity of the
development area. A connector to the Pathways easement along Hwy 22 is proposed to improve pedestrian and
cyclist accessibility. Two ARUs are proposed on site to enhance workforce housing opportunity and a Visual
Resource Analysis has been provided demonstrating proposed measures to screen development and retain
historical foreground vistas. Ninety percent of the parcel is conserved as historical agricultural open space with
strict non-development restrictions imposed by an existing conservation easement.
Character District 9.3 and 11.4: Policy Objectives
Policy 1.1.c: Design for wildlife permeability. All development is constrained to an area 2.5 acres in size per the
existing conservation easement. Recent fence removal has occurred in the open space to improve wildlife
permeability.
Policy 1.2.a: Buffer waterbodies, wetlands, and riparian areas from development. ZCV2017-0007 was performed
to identify and apply protection standards to waterbodies and wetlands.
Policy 1.3.a: Maintain natural skylines. Not applicable. The parcel is not on a ridgeline.
Policy 1.3.b: Maintain expansive hillside and foreground vistas. ZCV2017-0025 in included in this review to ensure
compliance with foreground scenic standards.
Policy 1.3.c: Maintain natural landforms. Development and use us not proposed to alter existing land forms.
Policy 1.4.b: Conserve agricultural lands and agriculture. Ninety percent of the parcel is conserved as historical
agricultural land and non-development open space per the existing Jackson Hole Land Trust easement.
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Policy 1.4.c: Encourage rural development to include quality open space. Ninety percent of the parcel is
conserved as historical agricultural land and non-development open space per the existing Jackson Hole Land
Trust easement.
Policy 3.1.b: Direct development toward suitable Complete Neighborhood subareas. The 2.5-acre development
area is located within a Subarea of the Wilson Complete Neighborhood.
Policy 3.1.c: Maintain rural character outside of Complete Neighborhoods. Ninety percent of the parcel is
conserved as historical agricultural land and non-development open space per the existing Jackson Hole Land
Trust easement.
Policy 3.2.b: Locate nonresidential development to Complete Neighborhoods. The 2.5-acre development area is
located within a Subarea of the Wilson Complete Neighborhood.
Policy 3.2.d: Emphasize a variety of housing types. Workforce housing will be enhanced with the provision of two
ARUs.
Policy 3.2.f: Enhance natural features in the built environment. Landscape screening is proposed for the
development area. Condition of approval #14 recommended by the Planning Director and Planning
Commission requires that a landscape plan be approved by the Board prior to the issuance of a Conditional
Use Permit. Please see the landscape plan provided by the applicant on February 5, 2018.
Policy 5.3.b: Preserve existing workforce housing stock. Workforce housing will be enhanced with the provision
of two ARUs.
Policy 6.2.c: Encourage local entrepreneurial opportunities. Not applicable. This nonresidential use is a nonprofit.
Policy 7.1.c: Increase the capacity for use of alternate transportation modes. A connector to the Pathways
easement along Hwy 22 is proposed to improve pedestrian and cyclist accessibility and designated bus parking is
proposed.
Policy 7.2.d: Complete key Transportation Network Projects to improve connectivity. Not applicable.
Redevelopment of an existing use taking access from Hwy 22.
Policy 7.3.b: Reduce wildlife and natural and scenic resource transportation impacts. Minimal parking, bus
accessibility, and a Pathway connector encourage alternative transportation modes to reduce the number of
individual vehicle trips.

2. Complies with the use specific standards of Div. 6.1. and the zone;
Can Be Made, as Conditioned. The application complies with all relevant LDRs and other County Resolutions, as
conditioned, pursuant to the attached LDR Review Checklist and Key Issue #1.
3. Minimizes adverse visual impacts;
Can Be Made. ZCV2017-0025 in included in this review to ensure compliance with foreground scenic standards.
Additional landscape screening is proposed and development is limited to designated development area.
4. Minimizes adverse environmental impacts;
Can Be Made. ZCV2017-0007 was performed to identify and apply protection standards to waterbodies and
wetlands. Wildlife permeability is maintained through existing conservation easement and development is limited
to designated development area. Condition of approval #1 recommended by Planning Director and Planning
Commission requires that the existing septic system be decommissioned and proper connection to the sanitary
sewer system be made to reduce potential leaching impacts of septic in vicinity of Fish Creek.
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5. Minimizes adverse impacts from nuisances;
Can Be Made, as Conditioned. Recommended conditions of approval have been added to limit maximum
occupancy and hours of operation. Amplified sound or music is restricted by location and hours.. Condition of
approval #4 recommended by the Planning Director and Planning Commission requires that trash and recycling
be stored out of view inside a structure to reduce smells. Condition of approval #14 recommended by the Planning
Director and Planning Commission requires that a landscape plan be approved by the Board prior to the issuance
of a Conditional Use Permit.
6. Minimizes adverse impacts on public facilities;
Can Be Made, as Conditioned. Maximum occupancy and parking availability is limited to avoid increases in traffic
demand. Condition of approval #12 is recommended by Planning Director and Planning Commission to restrict all
parking to the designated spaces and two bus parking spots to reduce impacts and encroachment of vehicles on
the public roadway. The facility is required to connect to the Wilson Sewer District with appropriate permitting
and fee payment.
7. Complies with all other relevant standards of these LDRs and all other County Resolutions; and
Can Be Made, as Conditioned. The application complies with all relevant LDRs and other County Resolutions, as
conditioned, pursuant to the attached LDR Review Checklist. Conditions of approval #3 recommended by the
Planning Director and Planning Commission requires that prior to installation of any signage, a Master Signage
Plan be approved by the Planning Director. As a property in Conflict Priority Area 1, a recommended condition of
approval has also been added requiring bear-proof trash and recycling containers.
8. Is in substantial conformance with all standards or conditions of any prior applicable permits or approvals.
Can Be Made, as Conditioned. Relevant conditions from the 2008 CUP have been added as recommended
conditions of this review to provide consistency. Conformance with the relevant 2008 Variances is discussed in
Key Issue #2.

CUP2017-0007: PLANNING COMMISSION RECOMMENDATION
At the January 22, 2018 meeting, the Planning Commission agreed with the Planning Director’s recommendation
of approval, and voted 4-0 to recommend APPROVAL of CUP2017-0007, submitted July 3, 2017 with final
materials dated January 15, 2018, subject to the 16 conditions as amended and recommended below, being able
to make the findings of Section 8.4.2 as recommended above by the Planning Director, with Commissioner Fodor
absent.

PC RECOMMENDED CONDITIONS OF APPROVAL
The Planning Commission recommends approval of Conditions 1-6, 8-12 and 14 recommended by the Planning
Director. The Planning Commission recommends the following additions and modifications to Conditions 7, 13,
15, and 16 recommended by the Planning Director.
1. Prior to issuance of a Certificate of Occupancy on any new Building Permit, the existing septic system shall
be decommissioned under direction of the Teton County Sanitarian and a permit shall be obtained from
the appropriate authority for connection to the public sanitary sewer.
2. Prior to issuance of a Certificate of Occupancy for any new Building Permit on site, the access drive shall
be widened to 20’ to the west of the existing access drive to provide emergency vehicle access and shall
be paved. The parking lot may remain gravel with curb stops designating parking spaces.
3. Prior to installation of any signage, a Master Signage Plan shall be approved by the Planning Director.
4. Trash and recycling shall be stored inside a structure that is bear resistant and for purposes of shielding
view and containing smells.
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5. Maximum occupancy on site at any one time is limited to 100 people, including visitors, employees,
volunteers, residents and any supplementary staff.
6. A maximum of twelve employees are allowed on site at any one time and a maximum of four of those
employees are permitted to live on-site. Employees are defined as persons employed for wages or salary
and excludes volunteers.
7. Use of the pavilion and west yard is limited to educational programmatic use and bird rehabilitation and
care. Educational programmatic use of the pavilion and west yard can take place from MayJune 1st to
September 30th annually between 10:00AM and 4:00PM without use of any electronic amplification.
Activity necessary for bird rehabilitation or care in the west yard may occur outside these dates and times.
8. In addition to condition #7, any outdoor event or outdoor educational programming on site shall occur
between 9:00am and 9:00pm.
9. All public activity on site is limited to between the hours of 9:00am and 10:00pm. All staff operation and
activity on site is limited to between the hours of 8:00am and 11:00pm. Residential activity associated
with the ARU's may occur outside these hours of operation. Staff activity necessary for bird rehabilitation
or care may occur outside these hours, but only in raptor mews, the clinic, flight barn, and storage
structures.
10. Music is prohibited after 10:00pm.
11. Amplified music or sound is prohibited after 5:00pm.
12. Parking shall only be allowed in designated areas within the parking lot and two bus parking spaces.
13. All use of the development area designated by the Jackson Hole Land Trust conservation easement is
limited to charitable, educational, administrative and/or community functions consistent with
conservation, research, education, and wildlife rehabilitation and the provision of workforce housing.
Notwithstanding condition 5, up to 4 events with more than 100 people will be allowed each year under
a Special Event Permit. Non-mission events such as weddings, retreats, family reunions, facility rental for
private parties, etc. are prohibited.
14. Prior to issuance of this Conditional Use Permit, the Board of County Commissioners shall approve a final
landscape plan designed to mitigate impacts of use to neighboring properties.
15. The temporary tent erected seasonally between the North Barn and Horse Barn for educational programs
is permitted to be moved within the building envelope south of the North Barn when construction and
staging requires it to be relocated. Prior to issuance of the Certificate of Occupancy on the North Barn or
two years after the issuance of this Conditional Use Permit (whichever is sooner), the allowance for a
temporary tent on-site for seasonal programmatic use shall expire.
16. Prior to the issuance of any new Building Permit that relies upon the reclamation of the square footage of
the South Barn, on site, the South Barn shall be preserved and relocated off site as indicated in applicant’s
presentation of the applications.

ATTACHMENTS
1.
2.
3.
4.
5.
6.

LDR Review Checklist
Departmental Reviews
Public Comment received after December 8th neighbor notice mailing
Public Comment received prior to December 8th neighbor notice mailing
Public Comment received prior to ZMA2017-0004 BCC hearing
Links to effective Jackson Hole Land Trust Easement:
Original Easement (http://tetonwy.greenwoodmap.com/clerk/pdf/0294707.pdf),
First Amendment (http://tetonwy.greenwoodmap.com/clerk/pdf/0380107.pdf),
Second Amendment (http://weblink.tetonwyo.org/weblink8/6/doc/153061/Page1.aspx)
7. Link to 2008 Variances: http://weblink.tetonwyo.org/weblink8/6/doc/72634/Page1.aspx
8. WYDOT access permit
9. Applications (physical copies available upon request):
CUP2017-0007: http://weblink.tetonwyo.org/Weblink8/DocView.aspx?id=163367&page=1&dbid=6
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ZCV2017-0025: http://weblink.tetonwyo.org/weblink8/6/doc/163328/Page1.aspx
VAR2017-0002: http://weblink.tetonwyo.org/weblink8/6/doc/162351/Page1.aspx

SUGGESTED MOTIONS
I move to APPROVE VAR2017-0002, submitted July 3, 2017 with final materials dated January 5, 2018, with no
conditions, being able to make the findings of Section 8.8.2 as recommended by the Planning Director.
I move to find ZCV2017-0025 for a Visual Resource Analysis, submitted July 3, 2017 with final materials dated
February 5, 2018, to be in substantial conformance with Section 5.2.3 Scenic Resource Overlay (SRO) Standards of
the Teton County Land Development Regulations, with no conditions, based on the findings recommended by the
Planning Director.
I move to APPROVE CUP2017-0007, an amended Conditional Use Permit, submitted July 3, 2017 with final
materials dated February 5, 2018, subject to the following sixteen (16) conditions recommended by the Planning
Commission, being able to make all eight (8) of the findings of Section 8.4.2 of the Teton County Land Development
Regulations as recommended by the Planning Director.
1. Prior to issuance of a Certificate of Occupancy on any new Building Permit, the existing septic system shall
be decommissioned under direction of the Teton County Sanitarian and a permit shall be obtained from
the appropriate authority for connection to the public sanitary sewer.
2. Prior to issuance of a Certificate of Occupancy for any new Building Permit on site, the access drive shall
be widened to 20’ to the west of the existing access drive to provide emergency vehicle access and shall
be paved. The parking lot may remain gravel with curb stops designating parking spaces.
3. Prior to installation of any signage, a Master Signage Plan shall be approved by the Planning Director.
4. Trash and recycling shall be stored inside a structure that is bear resistant and for purposes of shielding
view and containing smells.
5. Maximum occupancy on site at any one time is limited to 100 people, including visitors, employees,
volunteers, residents and any supplementary staff.
6. A maximum of twelve employees are allowed on site at any one time and a maximum of four of those
employees are permitted to live on-site. Employees are defined as persons employed for wages or salary
and excludes volunteers.
7. Use of the pavilion and west yard is limited to educational programmatic use and bird rehabilitation and
care. Educational programmatic use of the pavilion and west yard can take place from May 1st to
September 30th annually between 10:00AM and 4:00PM without use of any electronic amplification.
Activity necessary for bird rehabilitation or care in the west yard may occur outside these dates and times.
8. In addition to condition #7, any outdoor event or outdoor educational programming on site shall occur
between 9:00am and 9:00pm.
9. All public activity on site is limited to between the hours of 9:00am and 10:00pm. All staff operation and
activity on site is limited to between the hours of 8:00am and 11:00pm. Residential activity associated
with the ARU's may occur outside these hours of operation. Staff activity necessary for bird rehabilitation
or care may occur outside these hours, but only in raptor mews, the clinic, flight barn, and storage
structures.
10. Music is prohibited after 10:00pm.
11. Amplified music or sound is prohibited after 5:00pm.
12. Parking shall only be allowed in designated areas within the parking lot and two bus parking spaces.
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13. All use of the development area designated by the Jackson Hole Land Trust conservation easement
property is limited to charitable, educational, administrative and/or community functions consistent with
conservation, research, education, and wildlife rehabilitation and the provision of workforce housing.
Notwithstanding condition 5, up to 4 events with more than 100 people will be allowed each year under
a Special Event Permit. Non-mission events such as weddings, retreats, family reunions, facility rental for
private parties, etc. are prohibited.
14. Prior to issuance of this Conditional Use Permit, the Board of County Commissioners shall approve a final
landscape plan designed to mitigate impacts of use to neighboring properties.
15. The temporary tent erected seasonally between the North Barn and Horse Barn for educational programs
is permitted to be moved within the building envelope when construction and staging requires it to be
relocated. Prior to issuance of the Certificate of Occupancy on the North Barn or two years after the
issuance of this Conditional Use Permit (whichever is sooner), the allowance for a temporary tent on-site
for seasonal programmatic use shall expire.
16. Prior to the issuance of a Building Permit that relies upon the reclamation and use of the square footage
of the South Barn, on site, the South Barn shall be relocated off site.
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Attachment 1:
LDR Review Checklist

Applications: CUP2017-0007, ZCV2017-0025, VAR2017-0002
Purpose: To Amend Teton Raptor Center Institutional Use, Analyze Visual Resources, and Vary Maximum
Height of North Barn
Applicant: Amy McCarthy, Executive Director Teton Raptor Center
Property Owner: Teton Raptor Center
Reviewer: Kristi Malone
Recommendation: Approval with Conditions

Date: 2/12/2018

SITE DESCRIPTION
Type: Other Metes & Bounds
PIDN: 22-41-17-22-4-00-016
Subareas: 9.3: Existing County Valley Subdivisions
11.4: South Wilson
Zone: Rural (R)
Overlay: Scenic Resources Overlay (SRO)
Comments:

SITE AREA
Gross Site Area (GSA):
Road Easement:
Rivers/Streams:
Ponds > 1 acre:
Conservation Easement:
Slopes >30%:
Driveway:
Base Site Area (BSA):
Adjusted Site Area (ASA):

26.82
0
0
0
0
0
0.9
26.82
25.92
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PHYSICAL DEVELOPMENT (§ 3.2.3.B, ARTICLE 5)
LDR

Complies as Conditioned

Existing

Application

Location of Development in Natural Resources
River Setback (min)
(§ 5.1.1)
Stream Setback
(min) (§ 5.1.1)

150’

>150’

50’-150’

>150’ from Fish
Creek

Pond Setback (min)
(§ 5.1.1)
Wetland Setback
(min) (§ 5.1.1)

50’-150’

>150’

30’

Driveway within
wetland setback

Ditch Setback (min)
(§ 7.7.4.D)
Fencing (5.1.2)

15’

Elk Habitat
(5.2.1.G.1)
Mule Deer Habitat
(5.2.1.G.2)
Moose Habitat
(5.2.1.G.3)
Swan Habitat
(5.2.1.G.4)

Trout Spawning
(5.2.1.G.5)

Permit required over
38” for non-ag

Proposed Result

COMPLIES AS CONDITIONED

>150’

>15’
Unknown

>150’

Building envelope
Building envelope
outside stream
outside stream
setback established in setback established in
ZCV2017-0007
ZCV2017-0007
>150’
>150’
Compliant with
Compliant with
setbacks established setbacks established
in ZCV2017-0007
in ZCV2017-0007
>15’
>15’
None proposed

NRO

n/a; not within NRO n/a; not within NRO

None proposed;
existing
nonconformities
unknown
n/a; not within NRO

NRO

n/a; not within NRO

n/a; not within NRO

n/a; not within NRO

NRO

n/a; not within NRO

n/a; not within NRO n/a; not within NRO

300’ to nest or within No nests identified in No nests identified in
habitat
ZCV2017-0007;
ZCV2017-0007;
habitat in Fish Creek habitat in Fish Creek
protected by stream protected by stream
buffer
buffer
150’
>150’ from Fish Creek
ZCV2017-0007
review includes
condition for future
grading to
demonstrate no
runoff into Fish Creek
660’ to nest
No nests identified No nests identified in
in ZCV2017-0007
ZCV2017-0007
NRO
n/a; not within NRO n/a; not within NRO

Bald Eagle Habitat
(5.2.1.G.6)
Vegetative Cover
(5.2.1.F)
Environmental Analysis (8.2.2)
Comments:

No nests identified in
ZCV2017-0007;
habitat in Fish Creek
protected by stream
buffer
ZCV2017-0007 review
includes condition for
future grading to
demonstrate no
runoff into Fish Creek
No nests identified in
ZCV2017-0007
n/a; not within NRO

Exempt MSC2017-0027
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PHYSICAL DEVELOPMENT (§ 3.2.3.B, ARTICLE 5)
LDR

Existing

Complies as Conditioned
Application

Scenic Resources Overlay (5.3.2)
Foreground (5.3.2.G)

Wilson Approach

Remodeling or
ZCV2017-0025: Visual ZCV2017-0025: Visual
expansion
Resource Analysis
Resource Analysis
of structures that
existed prior to May
9, 1994, shall be
exempt from the
foreground standards
of
5.3.2.G.

General Location of
Structures

Side Edges of the
Side Edges of the
Side Edges of the
Foreground Where Foreground Where Foreground Where
There Is an Open
There Is an Open
There Is an Open
Meadow or Pasture; Meadow or Pasture; Meadow or Pasture;
Ranch Compound
Ranch Compound
Ranch Compound
within Irrigated
within Irrigated
within Irrigated
Pasture or Meadows. Pasture or Meadows Pasture or Meadows

Exterior Materials

Skyline (5.3.2.H)
Comments:

Proposed Result

Complies as Conditioned

Traditional Ranch
Traditional Ranch
Colors
Colors
Roof Materials
Color that of
Color that of
Surrounding Natural Surrounding Natural
Features; Treat
Features; Treat
Reflective Materials Reflective Materials
Earth Moving and
n/a; no man-made
n/a; no man-made
Berms
land forms for scenic land forms proposed
purposes
Roads and Driveways Existing driveway
Existing roads and
driveways shall be
used where practical;
subject to WYDOT
permit approval
n/a; not on ridgeline n/a; not on ridgeline n/a; not on ridgeline

Traditional Ranch
Colors
Color that of
Surrounding Natural
Features; Treat
Reflective Materials
n/a; no man-made
landforms proposed
Existing roads and
driveways shall be
used where practical;
subject to WYDOT
permit approval
n/a; not on ridgeline

Site Development (§ 3.2.3.B)
Site Development
(max sf)
Street Setback (min)

61,738

38,000*

52,136

52,136

50’ except driveway
across street yard
15’

270’*

234’

234’

750’

750’

30’

30’

407’
n/a

407’
n/a

660’*
Side Setback (min) east
Side Setback (min) –
15’
35’*
west
Rear Setback (min)
15’
500’*
Landscaping (min)
n/a
n/a
Comments: *Approximation per June 2017 aerial imagery on County GIS
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PHYSICAL DEVELOPMENT (§ 3.2.3.B, ARTICLE 5)
LDR

Existing

Complies as Conditioned
Application

Proposed Result

Structure Dimensions (§ 3.2.3.B)
Street Setback (min)
270*
50’
234’
234’
Side Setback (min) –
660*
30’
750’
750’
east
Side Setback (min) –
35*
30’
30’
30’
west
Rear Setback (min)
690*
30’
407’
407’
Architectural
Projections that clear
n/a
Pavilion projection
Pavilion projection
Projections
9’ above finish grade
may extend 5’ into
setback
Point Height (max)
30’
36’ (north barn per
38’ (north barn per 38’ (north barn per
application materials) approval of VAR2017- approval of VAR20170002)
0002)
Non-reflective, earthunknown
Non-reflective, earth- Non-reflective, earthRoof Materials
tones
tones
tones
Non-reflective,
earthunknown
Non-reflective,
earthNon-reflective,
earthSiding Materials
tones; traditional
tones; traditional
tones; traditional
ranch colors per
ranch colors per
ranch colors per
scenic standards
scenic standards
scenic standards
Signs (§ 5.6.2)
1 rustic freestanding SGN2017-0001: 1
None proposed
None proposed
or wall sign 4 sf max freestanding sign 5.84
area, 4’ max height sf in area and 10’ max
height
Comments: *Approximation per June 2017 aerial imagery on County GIS

Structure Scale (§ 3.2.3.B)
Building:
Above Grade
Floor Area (sf)

10,000

9,841 (north and
south barn per
application materials)
n/a

4,292 (north barn)

4,292 (north barn

Basement Floor
n/a
None proposed
None proposed
Area (sf)
Site Total
Above Grade
17,524
16,687
17,524
17,524
Floor Area (sf)
Basement Floor
n/a
n/a
None proposed
None proposed
Area (sf)
Comments: *0.015 FAR per VAR2008-0008
The floor area of an ARU accessory to a non-residential use shall be exempt from maximum floor area
calculations
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PHYSICAL DEVELOPMENT (§ 3.2.3.B, ARTICLE 5)
LDR

Existing

Complies as Conditioned
Application

Exterior Lighting (5.3.1)
Unshielded Lumens
(max)
Total Lumens (max)
Light Trespass

Proposed Result

not applicable
4,000

unknown

60,000 or 1.5/sf site
dev
Prohibited

unknown
unknown

Reviewed at Building Reviewed at Building
Permit
Permit
Reviewed at Building Reviewed at Building
Permit
Permit
Reviewed at Building Reviewed at Building
Permit
Permit

Comments:

Other Physical Dev. Standards
not applicable
Wildlife Feeding (§
5.1.3)
Bear Resistance (§
5.2.2)

Prohibited

Area 1 = bear
resistant trash
containers required
n/a; site <30%
Steep Slopes (§ 5.4.1)
TBD at time of
Unstable Soils (§
5.4.2)
building permit; GIS
data indicates no
history of landslide
Fault Areas (§ 5.4.3) No fault data per GIS
Floodplains (§ 5.4.4) Zone X w/in dev area
WUI (§ 5.4.5)
Partially in WUI
Grading (§ 5.7.2)

None outside of
raptor rehab program
unknown

n/a; site <30%
TBD at time of
building permit; GIS
data indicates no
history of landslide
No fault data per GIS
Zone X w/in dev area
Partially in WUI

Subject to phasing of Subject to phasing of
development
development
Demonstrated in GEC Demonstrated in GEC

Erosion Control (§
5.7.3)
Stormwater (§ 5.7.4) Demonstrated in GEC Demonstrated in GEC
GEX Exempt Water n/a; none existing or n/a; none proposed
Feature
proposed
Comments:

None proposed
outside of raptor
rehab program
Conditioned

None proposed
outside of raptor
rehab program
Conditioned

n/a; site <30%
n/a; site <30%
TBD at time of
TBD at time of
building permit; GIS building permit; GIS
data indicates no
data indicates no
history of landslide history of landslide
No fault data per GIS No fault data per GIS
Zone X w/in dev area Zone X w/in dev area
Partially in WUI ; see Partially in WUI; see
Fire Dept comments Fire Dept comments
Subject to phasing of Subject to phasing of
development
development
Demonstrated in Demonstrated in GEC
GEC
Demonstrated in GEC Demonstrated in GEC
n/a; none proposed n/a; none proposed
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USE (§ 3.2.3.C, ARTICLE 6)

COMPLIES AS CONDITIONED
LDR

Existing

Proposed Result

CUP
26.45 acres per
VAR2008-0006
n/a
See Key Issue #1

CUP
26.82 site area

CUP
26.82 site area

n/a
See Key Issue #1

n/a
See Key Issue #1

Allowed Use (§ 3.2.3.C.1): Assembly
Permit Required
Site Area (min) (§ Zone.C.1)
Density (max) (§ Zone.C.1)
Scale (max) (§ Zone.C.1)
Habitable Floor Area
Gross Floor Area
Use Standards (§ 6.1, § Zone.E.)

Setbacks established
35’ setback from west
through CUP, restrictions
property line
on intensity of use

30’ setback from west
property line with
restrictions on use in
that area

Comments:

Parking (§ Zone.C.2, Div. 6.2)
Required Parking (min)
Parking Location
Required Loading (min)
Loading Location
Comments:

Complies as Conditioned
Independent calculation
Off-street, on-site
n/a
n/a

38 spaces
Off-street, on-site
n/a
n/a

Employee Housing (§ Zone.C.3, Div. 6.3)
Employees Housed (min)
Housing Method
Comments:

Exempt
Exempt

38 spaces
Off-street, on-site
n/a
n/a

not applicable
Exempt
Exempt

Exempt
Exempt
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USE (§ 3.2.3.C, ARTICLE 6)

COMPLIES AS CONDITIONED
LDR

Existing

Operational Standards
Outside Storage (§ 6.4.1)

Refuse and Recycling (§ 6.4.2)

Noise (§ 6.4.3)

Prohibited

Prohibited

Bear-resistant

Unknown

55 DBA at property line 55 DBA at property line

Vibration (§ 6.4.4)

Prohibited

Electrical Disturbance (§ 6.4.5)

Prohibited

Fire/Explosive Hazard (§ 6.4.6)

Prohibited

Heat/Humidity (§ 6.4.7)

Prohibited

Radioactivity (§ 6.4.8)

Prohibited

Other Prohibitions (§ 6.4.9)

Proposed Result

Complies as Conditioned

n/a

None associated with
approved institutional
use
None associated with
approved institutional
use
None associated with
approved institutional
use
None associated with
approved institutional
use
None associated with
approved institutional
use
None associated with
approved institutional
use

Prohibited; structures
proposed for storage
purposes
Bear-resistant, shielded
inside structure required
as condition
55 DBA at property line
; additional conditions
restricting time of day
and amplification
None associated with
proposed institutional
use amendment
None associated with
proposed institutional
use amendment
None associated with
proposed institutional
use amendment
None associated with
proposed institutional
use amendment
None associated with
proposed institutional
use amendment
None associated with
proposed institutional
use amendment

Comments:

DEVELOPMENT OPTION & SUBDIVISION (§ ZONE.D, ARTICLE 7)
CONDITIONED
LDR

Existing

Development or Subdivision Option (§ Zone.D.1): Land Division
Lot Size (min)
Rural Area (min)
Conservation Area (min)
Development Area (max)
Density (max)
Additional Floor Area (max)
Comments:

Proposed Result

not applicable

n/a
n/a
n/a
n/a
n/a
n/a

n/a
n/a
n/a
n/a
n/a
n/a

n/a
n/a

n/a
n/a

Affordable Housing (Div. 7.4)
People to be Housed (min)
Housing Method
Comments:

COMPLIES AS

n/a
n/a
n/a
n/a
n/a
n/a

not applicable
n/a
n/a
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DEVELOPMENT OPTION & SUBDIVISION (§ ZONE.D, ARTICLE 7)
CONDITIONED
LDR

Existing

n/a
n/a

n/a
n/a

Hwy 22

Hwy 22

Driveway

Driveway

Easement Dedication (§ 7.6.5)
Intersection Clear View (§ 7.6.6)

n/a
Obstruction prohibited

Potable Water (§ 7.7.2)
Wastewater Treatment (§ 7.7.3)

well
Sewer connection
required
n/a
Required

n/a
No structures at
intersection
well
Septic system

COMPLIES AS
Proposed Result

Schools and Parks Exactions (Div. 7.5)
Required Land (min)
Exaction Method
Comments:

not applicable

Transportation and Utilities

n/a
n/a

Complies as Conditioned

Access (§ 7.6.2)

Road Standards (§ 7.6.4)

Irrigation/Water Rights (§ 7.7.4)
Utility Burial/Easement (§ 7.7.5)
Comments:

n/a
Required

OTHER COUNTY RESOLUTIONS

Hwy 22 (new WYDOT
permit attached to staff
report)
Expansion to 20’
conditioned
n/a
No structures at
intersection
well
Connection to sewer
required as condition
n/a
Required

NOT APPLICABLE
LDR

Existing

Other County Resolutions
n/a
n/a
Solar Access Resolution
Jackson Hole Airport Resolution
n/a
n/a
Open Space Resource Resolution No change proposed to No change proposed to
open space
open space
Comments:

Proposed Result

not applicable
n/a
n/a
No change proposed to
open space
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Attachment 2: Departmental Reviews
Kristi Malone
From:
Sent:
To:
Subject:
Attachments:

Darin Kaufman <darin.kaufman@wyo.gov>
Friday, July 14, 2017 11:57 AM
Kristi Malone
Re: Raptor Center Redevelopment
5.33 WYO 22 (ML 200B).pdf

This access was permitted in 1992 with the Snake River Institute phased development. Relocation will minimize
potential left‐turning movement overlap conflicts. Attached is the current access permit in place.
Darin Kaufman, P.E., PTOE
WYDOT District 3 Traffic Engineer
3200 Elk Street
Rock Springs, WY 82902
0ffice: 307.352.3034
Cell: 307.389.0235
On Fri, Jul 14, 2017 at 11:46 AM, Kristi Malone <kmalone@tetonwyo.org> wrote:
Great, thank you Darin!

We will likely be following up with you on access relocation questions since I nor the applicant was aware of this
requirement.

From: Darin Kaufman [mailto:darin.kaufman@wyo.gov]
Sent: Friday, July 14, 2017 10:37 AM
To: Kristi Malone <kmalone@tetonwyo.org>
Subject: Re: Raptor Center Redevelopment

Kristi,
Thank you for the opportunity to comment.

WYDOT has no objections on the various applications, and offers the following comments:
 Any utility work within the highway right‐of‐way will require each utility owner to obtain a utility license from

WYDOT.
 This may be long overdue; as a condition of the existing access permit, when the site reaches 36 parking spaces

the access shall be relocated directly across from 2nd St. Regardless of the parking criteria, the access shall be
relocated. For any access modifications the property owner shall obtain an access permit from WYDOT.
1
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If you have any questions or concerns, please let me know.

Darin Kaufman, P.E., PTOE
WYDOT District 3 Traffic Engineer
3200 Elk Street
Rock Springs, WY 82902
0ffice: 307.352.3034
Cell: 307.389.0235

On Thu, Jul 13, 2017 at 3:14 PM, Kristi Malone <kmalone@tetonwyo.org> wrote:
Hello everyone,

I have been assigned review of several applications for proposed redevelopment of the Raptor Center/Hardeman
Barns parcel on Highway 22
in Wilson. The applications include:
 Zoning Map Amendment (ZMA2017‐0004): Proposal to change the current Rural zone of the subject parcel to
Rural‐2 (R2) to establish consistent zoning with adjacent parcels and allow for institutional use setbacks to be
established through the Conditional Use Permit review rather than adhere to the Rural zone 300’ setback for
institutional uses.
 Development Plan (DEV2017‐0008): Proposal to remove 11,416 square feet of existing structures on the subject
parcel, retain 5,271 sf of existing structures and add 14,240 sf of new structures. Site design of the development will
be reconfigured within the development area mandated by the existing conservation easement.
 Conditional Use Permit (CUP2017‐0007): Proposal to amend the existing Conditional Use Permit granted for an
institutional educational and community use for a Raptor Center to increase the number of employees and include 2
employee housing units on‐site.
 Variance (VAR2017‐0002): Proposal to allow the north barn (existing historic Hardeman barn) to remain at its
current height of 36’ where a 30’ maximum height is required in the R2 zone.
 Zoning Compliance Verification for Visual Resources (ZCV2017‐0025): Analysis of visual impacts of propose
development since the subject parcel is within the Scenic Resources Overlay within the Highway 22 scenic corridor.
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Please review the applications at the links above and provide me with any comments or concerns you have that
are relevant to Board of County Commissioners decision by July 13, 2017. If you would like to discuss or need
further information, don’t hesitate to call me or shoot me an email.

Thanks for all your help on this project!

Kristi Malone
Associate Planner
Teton County Planning and Development
PO Box 1727
200 South Willow Street
Jackson, WY 83001
(Ph)307‐733‐3959
(Fax)307‐733‐4451

Correspondence, including e‐mail, to and from employees of Teton County, in connection with the transaction of
public business, is subject to the Wyoming Public Records Act and may be disclosed to third parties.

E‐Mail to and from me, in connection with the transaction
of public business, is subject to the Wyoming Public Records
Act and may be disclosed to third parties.

Correspondence, including e‐mail, to and from employees of Teton County, in connection with the transaction of public
business, is subject to the Wyoming Public Records Act and may be disclosed to third parties.
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Kristi Malone
From:
Sent:
To:
Subject:

Stacy Stoker
Thursday, January 11, 2018 10:23 AM
Kristi Malone
RE: Confirmation that proposed TRC ARU's are in full compliance

No, all employees may occupy. Members of the board of the non‐profit may not.
From: Kristi Malone
Sent: Thursday, January 11, 2018 10:17 AM
To: Stacy Stoker <sstoker@tetoncountywy.gov>; Richard Bloom <richbloom.jh@gmail.com>
Cc: Amy Brennan McCarthy <amy@tetonraptorcenter.org>; Jamie Reilly <jamie@tetonraptorcenter.org>
Subject: RE: Confirmation that proposed TRC ARU's are in full compliance
Thanks, Stacy. Recordation of the deed restriction will be included as a condition of approval when Planning issues the
BUPs for the ARUs.
Is there any conflict with Raptor Center employees occupying the units since the owner is the Raptor Center, a non‐
profit?
Kristi Malone
Associate Planner / Teton County Planning and Development
PO Box 1727 / 200 S. Willow St.
Jackson, Wyoming
307‐733‐3959
Correspondence, including e-mail, to and from employees of teton county, in connection with the
transaction of public business, is subject to the Wyoming Public Records Act and may be disclosed to third
parties.

From: Stacy Stoker
Sent: Thursday, January 11, 2018 9:53 AM
To: Richard Bloom <richbloom.jh@gmail.com>
Cc: Kristi Malone <kmalone@tetoncountywy.gov>; Amy Brennan McCarthy <amy@tetonraptorcenter.org>; Jamie Reilly
<jamie@tetonraptorcenter.org>
Subject: RE: Confirmation that proposed TRC ARU's are in full compliance
Richard,
This email is to confirm that the Housing Department has been working with the Teton Raptor Center to draft a deed
restriction that will be recorded on the proposed ARUs associated with the development application that is currently
going through the approval process at the County. The restriction is in line with the Land Development Regulations for
ARUs that are accessory to non‐residential uses. The restriction will require that the ARUs’ rental terms are for a
minimum of ninety days and may not be used as a guest house or guest facility. The ARUs must be rented to households
who are employed full‐time in Teton County, and no one in the household is allowed to own residential real estate in
Teton County, Wyoming. The units are not allowed to be divided from the accessory use. Owner(s) may not occupy the
ARUs. The Housing Department has authority to enforce the restrictions, and will be annually checking to ensure that
1
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the units are being used as they are intended. The restriction will be recorded prior to Certificate of Occupancy on the
ARUs.
Sincerely,
Stacy Stoker
Housing Manager
Jackson Teton County Affordable Housing
320 S. King Street
Jackson, WY 83001
P: 307.732.0867
F: 307.734.3864
www.jhaffordablehousing.com
Find us on Facebook
#jhaffordablehousing#jhEngage2017

From: Richard Bloom [mailto:richbloom.jh@gmail.com]
Sent: Thursday, January 11, 2018 8:40 AM
To: Stacy Stoker <sstoker@tetoncountywy.gov>
Cc: Kristi Malone <kmalone@tetoncountywy.gov>; Amy Brennan McCarthy <amy@tetonraptorcenter.org>; Jamie Reilly
<jamie@tetonraptorcenter.org>
Subject: Confirmation that proposed TRC ARU's are in full compliance

Stacey - thanks for the phone call yesterday.
Can you send either an email or letter to our planner Kirsty Malone and copy myself, Amy and Jamie that our
two BUP applications for two voluntary employment based deed restricted ARUs tied to a primary nonresidential use are fully compliant with all LDRs and County resolutions. There have been false claims that we
were applying for them to be used for less then 90 days and/or for other then qualified Teton County employees.
We want to correct this assertion that our proposed ARU's are not in compliance with the relevant LDRs. There
has been public comment, with a suggested condition, to restrict the units which we wish to clarify to the
Planning Common is not needed. We would like your email or letter to be part of the packet that Kristi is
sending out to the Planning Commission next Tuesday as a supplement to their continued review scheduled for
Monday, January 22. A primary focus at this meeting is to review the 12 recommended conditions (CUP)
proposed by planning - and explore if any addition ones need to be added.
The two BUP applications are attached below as I do not know if Kristy had them reviewed by your office or
not. I believe she did but we have never seen a written confirmation. Of course we worked with your office to
2
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make sure they were in full compliance last June before submittal. Kristy has already affirmed they comply for
the relevant zone and as two ARUs tied to a primary non-residential use (Institutional-Assembly).
It would also be very much appreciated if your department acknowledged that these units were voluntary. Note
second paragraph below.
Per our narrative:
Narrative Description of the Use
Teton Raptor Center proposes to construct two 850 sf ARU with 150 sf of attached storage tied to
primary non-residential use (Institutional - Assembly). These units are part of an amendment to
development plans DEV 2008-0006 and DEV 2014-0007. The intent is to provide employment-based
housing for up to 4 staff members of the Teton Raptor Center. We are submitting a separate BUP for each
unit.
Although employee housing is neither a requirement of TRC’s Conditional Use Permit (CUP2008-0001)
and TRC’s institutional use is exempt from employee housing requirements under Teton County LDR
Division 6.3 - Employee Housing Requirement, TRC is voluntarily dedicating scarce and valuable
resources to address the pressing need for workforce housing in Teton County. While the square footage
for this unit is exempt from county FAR limits, TRC is encumbered by a conservation easement that
limits habitable square footage to 10,000 sf. TRC is committing 17% of this limited allowance along with
significant financial resources to construct this Unit.
Again we would like this to be part of the packet that Kristi is sending out to the Planning Commission next
Tuesday as a supplement to their continued review scheduled for Monday, January 22.
In closing we went over the terms, conditions and draft deed restrictions required in order to meet all LDR
standards and County resolutions last June with you before we submitted our entire suit of seven applications
including the two BUP (one for each unit) attached below. Planning has already issued a staff report
acknowledging the two BUP’s (ARUs) are compliant and recommending approval of each and every other
component of our suite of applications.
Any questions - please call.
Thanks - Rich
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Kristi Malone
From:
Sent:
To:
Subject:

camilleobering@gmail.com on behalf of Camille Obering <camille@camilleobering.com>
Wednesday, January 17, 2018 3:44 PM
Kristi Malone; County Planning Commission; Tyler Sinclair
Teton Raptor Center - current proposal should be declined.

Dear Planning Commission,
I am writing again to express my interest in the TRC proposal having conditions and restrictions put on it. I ask that the
current proposal is declined and reworked to include the conditions that Robbin Levy has articulated. I don't know how
this process works and I missed my opportunity to express my concern and voice an opposition to the zone change that
the TRC asked for from Rural to R2 so I am eager not to miss opportunity to make my voice heard. I have been told that
notes for findings on questions posed at the 1/8 meeting should be available to the community for review prior to the
1/22 meeting. And that the community should have ample time to review those notes. If notes are not posted today or
your staff doesn't know where to direct people to find those notes, I ask that the 1/22 meeting be delayed so that the
community has ample time to review findings and so that they can make comment. Please keep me posted on this
front.
As I indicated in my prior communications to the county and at the Monday meeting 1/8, my concerns are 1.) TRC using
their new space for events, corporate gatherings, etc., 2.) buying Charlotte Oliver's land and expanding their building
capacity further, and 3.) setting a precedent that allows other developers to leverage the exception given to the TRC for
their projects. The concerns are real and many people are fearful of what the TRC has in mind because they continue to
push further and further, using their benevolent mission as leverage to do so.
Hearing stories like Reynolds and Betty Pomeroy who trusted and supported the TRC in the Rural to R2 zone change only
to feel they had been deceived when their plan was rolled out, has me and many neighbors on high alert. That is why I
ask for TRC to accept and the planning commission demand the conditions that Robbin Levy laid out. We ask that they
are not granted a general assembly permit which would allow them to bus in tourists and host events of 100 people at a
time, not per day. Even 100 people a day is way too much. If TRC intends to strictly do educational events at a
reasonable level with school kids etc. then put that in the conditions. Of course it excites me to think my children could
go to the Raptor Center and see these magnificent animals. But, the idea of this becoming a glorified convention center
where TRC rents to corporate outings to meet the birds or it becomes a stop on the tourist bus itinerary, or weddings
and birthdays etc. that is not appropriate. In addition every exception that TRC is given, gives another developer down
the road leverage to use in their case for their project and I don't think that is in the best interest of this community. In
addition if this property is sold to another person what will happen?
A couple years ago we contacted the TRC to see if we might borrow a bird for a photo shoot in exchange for a
donation. We were told that TRC was not allowed to use the birds for financial gain or commercialism ‐ more or less (I
can't remember the exact words). Though disappointed, we felt that was honorable and made a donation to the TRC for
their time and found another bird to work with. This summer, Tayloe Piggott released a huge jewelry campaign shot
with TRC birds. Perhaps TRC can explain why that was permitted? Regardless it shows a loosening of the interpretation
of commercialism and financial gain in exchange for the birds time. That coupled with TRC's aggressive building plans,
TRC trustees suggestion that the site would be used for corporate / event rentals, and their application for substantially
unlimited assembly give me no reason to think that TRC doesn't intend to commercialize the TRC in the way that is
described above.
If their intentions are to have school kids learn about the birds and have an event like Raptor Fest at the site once a year
so the community can enjoy the historic venue, see the birds up close and appreciate the work they do, wonderful!
Please limit yourself by accepting those conditions.
1
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Thank you,
Camille
‐‐
Camille Obering
Mohinga Music // Benyaro
Camille Obering Fine Art, LLC
917‐617‐1207

www.camilleobering.com
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Kristi Malone
From:
Sent:
To:
Cc:
Subject:

Kelly Ryan
Wednesday, January 17, 2018 1:47 PM
Camille Obering
Kristi Malone; County Planning Commission; Tyler Sinclair
Re: Notes on Planning Commission meeting for Teton Raptor Center

Hi Camille,
I will let Kristi answer to the posting of answers/notes and community review. I can only speak to how the
meeting minutes are handled. I'm hoping Kristi will be in the office tomorrow and will be able to answer those
questions.
Thank you,
Kelly K Ryan
Office Assistant
Teton County Planning and Development
PO Box 1727
200 South Willow Street
Jackson, WY 83001
(Ph)307‐733‐3959 ext.8408
kryan@tetoncountywy.gov

From: camilleobering@gmail.com <camilleobering@gmail.com> on behalf of Camille Obering
<camille@camilleobering.com>
Sent: Wednesday, January 17, 2018 1:44:11 PM
To: Kelly Ryan
Cc: Kristi Malone; County Planning Commission; Tyler Sinclair
Subject: Re: Notes on Planning Commission meeting for Teton Raptor Center
Hi Kelly,
Thanks for getting back to me. I don't know how this works, but I was of the understanding that the Planning committee
was to meet to answer questions from the January 8th meeting. Then post those answers and notes to those questions
for the community to review before the next meeting which has been scheduled for 1/22. If the notes are not posted
how can the community review the answers and make an appropriate response or comment to the meeting?
Thanks for clarifying this process. I know numerous community members who are trying to keep track of this
development and make their voices heard.
Best,
Camille
On Wed, Jan 17, 2018 at 1:16 PM, Kelly Ryan <kryan@tetoncountywy.gov> wrote:

Hi Camille,
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I thought I would answer your question as Kristi is out of the office. Minutes from the January 8th PC Hearing
will not be available until after the January 22nd PC Hearing. The minutes from January 8th will be approved
on January 22nd and then be available online.
You will be able to access them by going to our website http://www.tetoncountywy.gov/ scroll down until
you see Agendas & Minutes. If you have any trouble next week accessing them please feel free to contact me
at 733‐3959.
Thank you,
Kelly K Ryan
Office Assistant
Teton County Planning and Development
PO Box 1727
200 South Willow Street
Jackson, WY 83001
(Ph)307‐733‐3959 ext.8408
kryan@tetoncountywy.gov

From: camilleobering@gmail.com <camilleobering@gmail.com> on behalf of Camille Obering
<camille@camilleobering.com>
Sent: Wednesday, January 17, 2018 12:29:50 PM
To: Kristi Malone; County Planning Commission; Kristi Malone
Subject: Notes on Planning Commission meeting for Teton Raptor Center
Hi Kristi,
Have the notes on the Planning commission meeting regarding Teton Raptor Center been posted? If so where should I
find them? Thank you.
Best,
Camille

‐‐
Camille Obering
Mohinga Music // Benyaro
Camille Obering Fine Art, LLC
917‐617‐1207

www.camilleobering.com

Correspondence, including e‐mail, to and from employees of Teton County, in connection with the transaction of public
business, is subject to the Wyoming Public Records Act and may be disclosed to third parties.

‐‐
Camille Obering
2
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Kristi Malone
From:
Sent:
To:
Subject:

Carol Poole <cbpoolern@gmail.com>
Tuesday, January 9, 2018 8:15 PM
Kristi Malone
Fwd: Teton Raptor Center

Sent from my iPad
Begin forwarded message:
From: Carol Poole <cbpoolern@gmail.com>
Date: January 8, 2018 at 9:39:51 AM MST
To: commissioners@tetoncountywy.gov
Subject: Teton Raptor Center
Dear Commissioners,
I am writing to you to voice my opinion for approval of the Teton Raptor Center (TRC) application and I
support their long range plan. TRC's plan is in accordance with the Comprehensive Plan, the Teton
County LDRs, and the JH Land Trust Conservation easement. As a Wilson resident for 30 years, residing
within one half mile of the TRC, I think the TRC mission is exactly what the founders of the JH Land trust
had in mind when they set this precious property aside. The TRC long range plan reflects the team's
careful consideration of existing regulations, conservation principles and community. Thank you for
your service to our community.
Respectfully,
Carol Poole
Box 237
Wilson, WY 83014
Sent from my iPad
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