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Dear P&Z:  
 
This letter is in response to a public hearing for a development known as High Noon Subdivision.  This 
letter will hopefully help you understand my concern with this development at this time.  If you have any 
questions, please let me know. 
 
I have consulted the Forest Land and Resource Management Plan (Forest Plan) for the direction on how 
we’re expected to manage the National Forest System land adjacent to this proposed development under a 
2.7(a) prescription that places emphasis on elk and deer winter range.  These areas are crucial mid to late 
season winter ranges which are the determining factor in a populations ability to maintain itself at a 
certain level over the long term.  Vegetation management on the Forest occurs to maintain or improve 
winter habitat conditions and public access is restricted to designated routes and there are extended 
motorized trail closures due to elk calving.  This area is closed to all human entry during the winter 
months (Thanksgiving Day to April 15) to protect wintering wildlife. 
 
Wildlife:  This subdivision is being proposed in a previously unoccupied area and can have significant 
affects to wildlife in addition to increasing recreational use of the National Forest.  I’m sure the Idaho 
Fish and Game is concerned about wildlife in the area, so will try to stay with issues directly affecting the 
National Forest and defer to their comments.   
 
Dude Ranch:  The application indicates the intent to have a Dude Ranch.  The applicant does not have a 
permit to conduct any commercial (Dude Ranch) activities on the National Forest.  Therefore, all “Dude 
Ranch” activities would need to be conducted on private property.  In addition, please be aware these 
activities likely require a state permit.   
 
Administrative Access:  I request administrative access to the National Forest for agency personnel and 
our contractors for the purpose of inspection, fire suppression, general administration and potential 
vegetation manipulation in appropriate locations spread out along the High Noon/Forest boundary.  This 
administrative access could be used for the removal of Forest products (large equipment) or more likely 
prescribed fire implementation and fireline construction along the subdivision/forest property line in order 
to reduce wildfire fuel loading and improve wildlife habitat as outlined in the Forest Plan.  We would be 
interested in further conversations with the developer on this request. 
 
Public Forest Access:  There is currently no public access from the private property onto the National 
Forest. When a subdivision borders the National Forest homeowners often create user created routes out 
their back doors onto the National Forest.  While I encourage hiking and riding on the National Forest, it 
is a violation of 36 CFR 261.10a to construct or maintain any kind of road or trail on the National Forest 
without authorization.  There are designated routes in the area that can be used for these activities.  I do 
not feel that there needs to be public access onto the National Forest from this proposed development if 
something similar to the following request is included and successfully implemented in the final CCR’s 
for the subdivision. 
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Trails:  Any new trails from the PUD to the surrounding public lands are subject to permit and 
approval of the USFS.  Any informal, unpermitted trails from the PUD onto the Forest Service 
Lands are prohibited.  The boundary of the PUD will be actively monitored by High Noon PUD 
on a yearly basis.  If unpermitted trails are identified, with the oversight of the USFS, the High 
Noon PUD will immediately close and revegetate these trails.  
 

Fire:  Since the property is adjacent to the National Forest, I requested that the subdivision be constructed 
firewise by removing flammable vegetation from around the buildings and using fire resistant 
construction material where possible.  I’m sure the fire department will provide the details for a firewise 
subdivision.  It is appropriate to require implementation and maintenance of firewise vegetation 
management before any lots are sold 
 
The prevailing winds would typically drive a fire from the Forest into the subdivision. Wildland 
firefighters and county resources would be expected to protect the homes.  Without firewise planning and 
implementation this is not a safe situation for firefighters; proper ingress & egress routes, safety zones 
and strategic fuel breaks are needed to ensure that firefighters will have adequate access and a safe place 
to go if a fire were to become too dangerous to stay in place.  By requiring firewise planning, construction 
& maintenance, fire suppression & protection costs that would otherwise be passed on to the taxpayer 
should be minimized. 

 
In addition, there is a hazard of fire coming from the subdivision onto the forest.  Research has shown that 
the most effective measures to protect homes from wildfire occurs within 300 feet of the home.   
 
The county should insist on a 300-foot setback from the National Forest property line for all structures.  
This setback would help ensure that there is not an undue burden placed on the taxpayers and National 
Forest to heavily treat Forest Vegetation in order to protect private structures.   
 
Please keep me informed and involved in the development of this project.  I wish I could help make your 
deliberation and decision easier.  If you need additional information, clarification or have questions please 
contact me. 
 
 
Sincerely, 
 
 
 
JAY PENCE 
District Ranger 
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���������������$0 7HWRQ�&RXQW\�0DLO���3URSRVHG�+LJK�1RRQ�5DQFK�6XEGLYLVLRQ

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

3URSRVHG�+LJK�1RRQ�5DQFK�6XEGLYLVLRQ
��PHVVDJH

.HYLQ�$OOHQ��DOOHQV����#VEFJOREDO�QHW! 7XH��2FW���������DW�������$0
7R��S]#FR�WHWRQ�LG�XV

7R�ZKRP�LW�PD\�FRQFHUQ�a�
��������������������:H�ZRXOG�OLNH�WR�YRLFH�RXU�RSSRVLWLRQ�WR�WKH�SURSRVHG�+LJK�1RRQ�5DQFK�VXEGLYLVLRQ��7KH\�DUH�SURSRVLQJ����QHZ
KRPH�ORWV�DORQJ�ZLWK�D�GXGH�UDQFK�LQ�DQ�DUHD�WKDW�LV�DQ�HON�DQG�PRRVH�PLJUDWLRQ�URXWH��7KLV�GHQVLW\�ZRXOG�EH�RYHUZKHOPLQJ�IRU
WKLV�DUHD��3UHVHQWO\�RQH�RI�WKH�URDGV�WKH\�DUH�SODQQLQJ�WR�XVH�DV�DFFHVV�WR�WKLV�SURMHFW�1�����LV�QRW�PRUH�WKDQ�D�SLWWHG�DQG
UXWWHG�SDWK��,W�ZRXOG�KDYH�WR�EH�FRPSOHWHO\�UHGRQH�DQG�PDGH�D�URDG�WR�DOORZ�WKHP�WR�FODLP�LW¶V�DQ�DFFHVV�URDG��
���������������������7R�VXJJHVW�GHYHORSLQJ�D�'XGH�5DQFK�LV�WR�WU\�WR�WXUQ�7HWRQ�9DOOH\�LQWR�DQRWKHU�-DFNVRQ��ZH�GRQ¶W�QHHG�WKDW�
(VSHFLDOO\�IURP�D�GHYHORSHU�IURP�)ORULGD��7KH�DGGHG�WUDIILF�DQG�QRLVH�WKLV�ZRXOG�EULQJ�LV�DQ�LQWHUUXSWLRQ�WR�WKH�VXUURXQGLQJ
IDUPV�DQG�UDQFKHV�ZLWK�OLYHVWRFN��
���������������������/HW¶V�GLVFXVV�WKH�ZDWHU�LVVXH��-XVW�XS�WKH�URDG�LV�DQRWKHU�VXEGLYLVLRQ��:HVW�5LGJH�5DQFK��WKDW�KDV�EHHQ
VWUXJJOLQJ�IRU�RYHU���\UV�UHJDUGLQJ�ZDWHU��7KLV�QHZ�SURSRVDO�VWDWHV�WKH\�WRR�ZLOO�EH�RQ�D�FRPPXQLW\�ZDWHU�V\VWHP�ZLWK�SRVVLEO\
KDYLQJ�LQGLYLGXDO�ORW�RZQHUV�GULOO�WKHLU�RZQ�ZHOOV��:DWHU�VXSSO\�LV�DQ�LVVXH�LQ�WKLV�DUHD�HVSHFLDOO\�VLQFH�WKH\�SODQ�RQ�KDYLQJ�D
UHWHQWLRQ�SRQG�WR�XVH�IRU�ILUH�VXSSUHVVLRQ��7KHUH�DUH�WZR�VXEGLYLVLRQV�RQ�3DFNVDGGOH�WKDW�KDYH�FRPSOHWHO\�GU\�SRQGV���
���������������������$W�WKLV�WLPH�RXU�YDOOH\�LV�VWUXJJOLQJ�ZLWK�KDYLQJ�HQRXJK�ZRUNHUV�WR�VXSSRUW�WKH�ORFDO�EXVLQHVVHV��7R�DWWHPSW�WR�DGG
���KRPHV�WKDW�ZH¶UH�VXUH�ZRQ¶W�EH�WKH�DIIRUGDEOH�KRXVLQJ�QHHGHG�WR�KRXVH�WKHVH�QHHGHG�ZRUNHUV��LV�WR�RYHUORDG�WKH�YDOOH\
HYHQ�PRUH�ZLWK�SHRSOH�ZDQWLQJ�WR�HDW�DW�XQGHUVWDIIHG�UHVWDXUDQWV�DQG�VKRS�DW�VKRSV�WKDW�KDYH�WR�FORVH�GXH�WR�ODFN�RI�ZRUNHUV�
7KLV�LV�D�WLPH�WKH�YDOOH\�QHHGV�WR�VWD\�VPDOO�DQG�WLJKW�DQG�QRW�EH�H[SDQGLQJ��,W¶V�D�IHDU�WKDW�VR�PDQ\�H[LVWLQJ�YDOOH\�UHVLGHQWV
DUH�JRLQJ�WR�EH�SULFHG�RXW�RI�WKHLU�RZQ�KRPHV�GXH�WR�KLJKHU�SURSHUW\�WD[HV��
����������������������6LQFHUHO\��

����������������������������6KDURQ�DQG�.HYLQ�$OOHQ��

6HQW�IURP�P\�L3DG�
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��������������30 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�5DQFK�3URSRVDO

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

+LJK�1RRQ�5DQFK�3URSRVDO
��PHVVDJH

1DWKDQ�%RZVHU��QERZVHU#JPDLO�FRP! 7XH��2FW���������DW������30
7R��S]#FR�WHWRQ�LG�XV
&F��.ULVWLQD�%RZVHU��JDPERQHN#JPDLO�FRP!

*UHHWLQJV���

,
OO�EH�RXW�RI�WRZQ�IRU�WKH�ILUVW�FRQFHSW�PHHWLQJ�EXW�SODQQLQJ�RQ�
DWWHQGLQJ�YLUWXDOO\��+HUH�DUH�VRPH�EULHI�FRPPHQWV�DIWHU�UHFHQWO\�
OHDUQLQJ�DERXW�WKLV�SURSRVDO��

���,
P�XQIDPLOLDU�ZLWK�QRLVH�RUGLQDQFHV�LQ�7HWRQ�9DOOH\��EXW�WKH�LGHD�
RI�D�GXGH�UDQFK�LQ�D�UHVLGHQWLDO�DUHD�FRQFHUQV�PH��:LOO�WKLV�GXGH�
UDQFK�KRVW�SDUWLHV��ZHGGLQJV��HWF"�6RXQG�FDUULHV�IDU�LQ�UXUDO�DUHDV��
VR�WKLV�VKRXOG�EH�D�FRQFHUQ�WR�PRVW�QHLJKERUV�LQ�WKH�DUHD��

���7KH�DGMDFHQW�IRUHVW�DUHD�LV�D�QR�JR�]RQH�a�LVK�PRQWKV�RXW�RI�WKH�
\HDU��,�FDQ
W�LPDJLQH�WKDW
V�JRLQJ�WR�ZRUN�ZHOO�ZLWK�WRXULVWV�DW�WKH�
GXGH�UDQFK��

���/HDGHUV�RI�WKH�FRXQW\�DUH�FRQVLVWHQWO\�WDONLQJ�DERXW�SUHVHUYLQJ�WKH�
UXUDO�QDWXUH�RI�79��7KLV�DUHD�RI�WKH�YDOOH\�LV�RQH�RI�WKH�ODVW�
XQGHYHORSHG�DUHDV��%XW�XQIRUWXQDWHO\�LI�\RX�ORRN�DW�SURSRVHG�
VXEGLYLVLRQV�DQG�WKH�EHKHPRWK�VXEGLYLVLRQ�RQ�WKH�EHQFK�DERYH�
SDFNVDGGOH��LW
V�JRLQJ�WR�EH�LQFUHGLEO\�RYHUEXLOW�DQG�ORVH�WKH�FRYHWHG�
UXUDO�DVSHFWV��,�WKLQN�WKH�GHJUDGDWLRQ�RI�WKLV�DUHD�LV�JRLQJ�WR�EH�
SURIRXQG��7KHUH�JRHV�WKH�GDUN�VNLHV��WKH�TXLHW��6WUHHW�OLJKWV��GXGH�
UDQFK�DFWLYLWLHV��URDG�OLJKWV��HWF�DUH�JRLQJ�WR�GUDPDWLFDOO\�FKDQJH�
WKLV�DUHD�RI�WKH�FRXQW\��

���7KLV�SURSRVDO�VHHPV�WR�FRQWUDGLFW�WKH�QHZO\�GHVLJQDWHG�:LOGOLIH�
0RYHPHQW�&RUULGRU��7KH�PHQWLRQHG�RSHQ�VSDFH�GRHVQ
W�DGGUHVV�VHFXULW\�
IRU�WKH�PLJUDWLQJ�HON��DQG�DV�PRVW�IRONV�NQRZ��WKLV�LV�D�KLVWRULF�
ODUJH�PLJUDWLRQ�SDWK�IRU�HON��7KLV�VHHPV�WR�GLUHFWO\�FRQIOLFW�ZLWK�
FRXQW\�SODQV��

���,
G�OLNH�DQ�H[SHUW�WR�ZHLJK�LQ�RQ�WKH�ZDWHU�VLWXDWLRQ��$�SURSRVDO�
RI�WKLV�VL]H�LV�VXUHO\�JRLQJ�WR�VWUDLQ�ZDWHU�UHVRXUFHV��:LOO�LW�LPSDFW�
WKH�SDFNVDGGOH�QHLJKERUKRRG�ZDWHU�VRXUFH"�:KDW�DERXW�GRZQVWUHDP�
IDUPHUV"�

���3XEOLF�VHUYLFHV�DUH�DOUHDG\�VWUDLQHG�DQG�OLPLWHG�RQ�WKLV�HQG�RI�WKH�
YDOOH\��7KH�URDGV�DUH�LQ�URXJK�VKDSH��(YHQ�VLQFH�WKH�ZHVW�ULP�
GHYHORSPHQW�RQ�WKH�EHQFK��WKH�DPRXQW�RI�WUDIILF��DQG�FRQVWUXFWLRQ�
YHKLFOHV��KDV�WRWDOO\�FKDQJHG�����1��+RZ�LV�WKH�FRXQW\�JRLQJ�WR�EH�
DEOH�WR�VXSSRUW�PDLQWDLQLQJ�WKH�URDGZD\V�IRU�WKLV�PXFK�WUDIILF"�$JDLQ��
DW�FDSDFLW\�WKLV�SODFH�LV�JRLQJ�WR�EH�ODUJHU�WKDQ�WKH�HQWLUH�WRZQ�RI�
7HWRQLD��

7KDQN�\RX��

��1DWH�%RZVHU�
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���������������$0 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�5DQFK�5XUDO�5HVHUYH

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

+LJK�1RRQ�5DQFK�5XUDO�5HVHUYH�
��PHVVDJH

%URZQ�5RELQ��5RELQ�%URZQ#FRORVWDWH�HGX! 7XH��2FW���������DW������$0
7R���S]#FR�WHWRQ�LG�XV���S]#FR�WHWRQ�LG�XV!
&F���%URZQ�5RELQ���5RELQ�%URZQ#FRORVWDWH�HGX!

0\�FRQFHUQ�UHJDUGLQJ�WKH�DERYH�LV�WKDW�LW�ZLOO�IROORZ�WKH�SDWK�RI�WKH�5LYHU�5LP�GHYHORSPHQW���$Q�XQILQLVKHG�JROI�FRXUVH�DQG
HPSW\�ORWV�ZLWK�QR[LRXV�ZHHGV�VDW�IRU�\HDUV�LQ�WKLV�GHYHORSPHQW����:LOO�WKH�+LJK�1RRQ�5DQFK�5XUDO�5HVHUYH�EH�DEOH�WR
ZLWKVWDQG�WKH�SULFH�RI�EXLOGLQJ��L�H��OXPEHU�DQG�WKH�GHOD\�LQ�VXSSOLHV��DV�ZHOO�DV�WKH�FKDQJLQJ�UHDO�HVWDWH�PDUNHW�SULFHV�RYHU�D
SHULRG�RI�WLPH"��,�KRSH�WKHVH�FRQFHUQV�FDQ�EH�DGGUHVVHG���7KDQN�\RX��
5RELQ�%URZQ��
�����*UDQGYLHZ�'ULYH
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���������������30 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�5DQFK�FRPPHQWV�IRU�3ODQQLQJ�DQG�=RQLQJ�3XEOLF�+HDULQJ

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

+LJK�1RRQ�5DQFK�FRPPHQWV�IRU�3ODQQLQJ�DQG�=RQLQJ�3XEOLF�+HDULQJ�
��PHVVDJH

3HJJ\�&RQUDG��SFRQUDG#DKDSURFHVV�FRP! 7XH��2FW���������DW�������$0
7R���S]#FR�WHWRQ�LG�XV���S]#FR�WHWRQ�LG�XV!

'DWH��2FWREHU��������

7R��7HWRQ�&RXQW\�3ODQQLQJ�DQG�=RQLQJ�&RPPLVVLRQ

)P��3HJJ\�&RQUDG��5HVLGHQW��3DFNVDGGOH�(VWDWHV�������$VSHQ�'ULYH�������3DFNKRUVH�7UDLO�������3DFNKRUVH�7UDLO�
7HWRQLD

�

5H��+LJK�1RRQ�5DQFK�5XUDO�5HVHUYH�38'�&RPPHQWV

�

'DUN�6N\��4XLHW��5XUDO�HQYLURQPHQW�±�WKRVH�DUH�WKH�%,*�UHDVRQV�,�FRQWLQXH�WR�OLYH�LQ�3DFNVDGGOH�(VWDWHV�LQ�7HWRQ�&RXQW\�
7KH�UXUDO�HQYLURQPHQW��PLOOLRQV�RI�VWDUV��WKH�48,(7��WKH�H[WUHPH�48,(7��WKH�QDWLRQDO�IRUHVW��KXPDQ�ZLOGOLIH�LQWHUDFWLRQ�]RQH�
WKH�DJULFXOWXUH��WKH�HON�PDUFKLQJ�E\��WKH�HFOLSVH�YLHZLQJ²DOO�PDNH�WKLV�QHLJKERUKRRG��DQG�WKLV�HQG�RI�7HWRQ�FRXQW\�DQ
H[WUDRUGLQDULO\�EHDXWLIXO�SODFH�WR�OLYH�

7KH�YHU\�WKRXJKW�RI�D�FRPPHUFLDO�HQWHUSULVH�RI����GXGH�UDQFK�XQLWV�EHLQJ�SHUPLWWHG�WR�EH�EXLOW�ULJKW�LQ�WKH�PLGGOH�RI�RQH�RI�WKH
ODVW�UXUDO�DJULFXOWXUDO�DUHDV�LQ�WKH�FRXQW\��DQG�GLUHFWO\�QH[W�WR�WKH�QDWLRQDO�IRUHVW�ZLWK�DOO�LWV�OLJKWV��DQG�FDPSILUHV��DQG�WUDIILF��DQG
$79V�URDULQJ��ZLWK�ODWH�QLJKW�SDUW\LQJ�UHYHOHUV�VLQJLQJ�DQG�\HOOLQJ��VQRZPRELOHV�UXPEOLQJ��GRJV�EDUNLQJ²3/86����KRXVHV
DQG�WKHLU�UHVLGHQWV�WRR²VHHPV�OLNH�D�PRQXPHQWDO�PLVILW����3OHDVH�VD\�QR�

6XFK�D�ODUJH�SURMHFW�RI�����GZHOOLQJV�ZLWK�WKHLU�UHVLGHQWV�DQG�VWDII²PRUH�GZHOOLQJV�WKDQ�DUH�DFWXDOO\�LQ�7HWRQLD�������DFFRUGLQJ
WR�:LNLSHGLD�²DQG�ILOOHG�ZLWK�SHRSOH��ZLWK�OLJKWV��DQG�QRLVH�ZLOO�'(6752<�WKH�YHU\�FKDUDFWHULVWLFV�WKDW�EURXJKW�WKH�FXUUHQW
UHVLGHQWV�WR�WKLV�VHFWLRQ�RI�7HWRQ�&RXQW\��DQG�WKH�EHDXW\�RI�WKH�GDUN�VN\�DQG�WKH�48,(7�ZLOO�EH�JRQH�IRUHYHU��

:KHQ�,�VHH�WKH�YDOOH\�IDUPODQG�LQ�WKH�YDOOH\�LQ�IURQW�RI�3DFNVDGGOH��,�LPDJLQH�VRPH�KRXVHV�ZLOO�HYHQWXDOO\�DSSHDU�WKHUH��EXW
QHYHU�GLG�,�WKLQN�IRU�D�PLQXWH��WKH�FRXQW\�ZRXOG�JLYH�SHUPLVVLRQ�WR�SXW�D�FRPPHUFLDO�HQWHUSULVH�OLNH�D�GXGH�UDQFK�ULJKW�VPDFN�LQ
WKH�PLGGOH�RI�DOO�WKLV�UXUDO�VSDFH��DGG����DGGLWLRQDO�KRXVHV�WR�LW�DQG�LQ�UHDOLW\�FUHDWH�D�VPDOO�WRZQ�

,I�ZH�ZDQWHG�WR�OLYH�LQ�D�WRZQ��ZH�ZRXOG�KDYH�ERXJKW�D�KRXVH�LQ�D�WRZQ��6R�ZRXOG�DOO�RXU�QHLJKERUV�

3OHDVH�ILQG�D�ZD\�WR�VD\�QR��DQG�VDYH�WKH�GDUN�VN\�DQG�48,(7��DORQJ�ZLWK�SUHVHUYLQJ�WKH�DJULFXOWXUDO��DQG�UXUDO�FKDUDFWHULVWLFV
RI�7HWRQ�&RXQW\�WKDW�ZH�DOO�NQRZ�DQG�ORYH�

7KDQN�\RX�

�

�

��DWWDFKPHQWV

+LJK�1RRQ�5DQFK�UXUDO�UHVHUYH�FRPPHQWV�SGI�
��.

ROHGDWD�PVR�
�.
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https://www.google.com/maps/search/9025+Packhorse+Trail?entry=gmail&source=g
https://mail.google.com/mail/u/0/?ui=2&ik=614b12520c&view=att&th=183a3ee902b1dfd1&attid=0.1&disp=attd&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=614b12520c&view=att&th=183a3ee902b1dfd1&attid=0.0.2&disp=attd&safe=1&zw
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Conrad ± High Noon Development comments  
P. 1 

 
High Noon Development 
 
Comments of Glenn Conrad 
3065 Aspen Drive 
Tetonia, Idaho, 83452 
 
October 2, 2022 
 
 

For the consideration of the Teton County Planning and Zoning Committee as it 
conducts its Concept Review of the High Noon Ranch Rural Reserve PUD 

 
 My name is Glenn Conrad.  I have been a land owner in Teton County, and participated 
in its affairs off and on since February 1981.  I have been a permanent resident at the address 
above since 2012.  The house where my wife and I live is about 1 mile northwest of the proposed 
High Noon development. 
 
 I believe that allowing the development to move forward would be a mistake. 
 
Summary 
 
 The notice of the Public Hearing and Solicitation for Comments restates the requirement 
that prior to approving the High Noon Concept ³Whe County shall consider the objectives of 
Teton County Title 9.´��,�ILQG�WKLV�reference to ³REMHFWLYHV´�GLVSRVLWLYHO\�Vignificant. 
 

$PRQJ�7LWOH��¶V�RSHQLQJ�VHFWLRQV�DUH�VWDWHPHQWV�WKDW�³WKH�SXUSRVH�RI�WKHVH�UHJXODWLRQV�LV�
. . . to provide for  the harmonious development of the area in accordance with the Approved 
Comprehensive Plan´1  and also to provide ³IRU�WKH�SUHVHUYDWLRQ�RI�WKH�FRXQW\¶V�UXUDO�
character�´2 

 
 The Comprehensive Master plan then in effect, and still in effect notwithstanding the 
UHFHQW�UHSHDO�RI�7LWOH���LQFOXGHV�DPRQJ�LWV�REMHFWLYHV�DQG�SXUSRVHV�DQ�REMHFWLYH�WR�³PDLQWain, 
QXUWXUH�DQG�HQKDQFH�WKH�UXUDO�FKDUDFWHU�DQG�KHULWDJH�RI�7HWRQ�9DOOH\´3 
 
 One of the most recurrent and forceful statements of the objectives of past and present 
statements and implanting regulations of planning and development in Teton County is exactly 
this preservation of rural character, and in complementary statements, preservation of the 
agricultural charter of the county. 
 
 The High Noon development proposal not only fails to take these central objectives into 
account, it is irretrievably detrimental to these objectives, and should be rejected in its entirety. 

 
1 Teton County Code, 9-1-3A, available via www. https://www.tetoncountyidaho.gov/codePolicy.php 
2 Teton County Code, 9-1-3C, available via www. https://www.tetoncountyidaho.gov/codePolicy.php 
3 Comprehensive Plan ± A Vision and Framework 2012-2030, p. 16, available via www. 
https://www.tetoncountyidaho.gov/codePolicy.php 
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Conrad ± High Noon Development comments  
P. 2 

 There are, in addition, two other distinct reasons its rejection is justified.  They relate to  
its impact on wildlife migration and critical habitat.   
 
 
A breathtaking change in one of the few remaining rural parts of the County. 
 
 One can call attention to various places the High Noon concept documents get things 
wrong, or misstate or minimized them.  Some of these flaws alone should counsel against the 
FRQFHSW¶V�further consideration���%XW�LQ�WKH�HQG�LW�LV�WKH�FRQIOLFW�EHWZHHQ�WKH�FRQFHSW¶V�WRWDOLW\��
the sheer size and nature of this huge, newly-imagined community, and the overarching 
objectives of the applicable planning regulations and concepts that has already led reasonable 
people to conclude the concept is a mistake. 
 
 In essence, pursuit of the concept would result in the creation of a new small town in one 
of the only remaining agricultural and rural sections of the county. Its establishment would 
contribute significantly to the damage that has already been done to the character and nature of 
the entire Teton Valley, while providing none of the ancillary benefits contemplated by other 
objectives stated in our planning regulations.   
 
The proposed development abuts national forest habitat that has already been designated 
by the U.S. Forest Service as critical to wildlife. 
 
 I will return to the point made just above at the conclusion of my comments.  For now, a 
few other items: 
 
 On page 34 of High Noon Ranch Rural Reserve PUD Concept Plan Application 
6XSSOHPHQW��KHQFHIRUWK�&RQFHSW�3URSRVDO��ZH�HQFRXQWHU�WKH�RGG�VWDWHPHQW�WKDW�³>W@KHUH�DUH�QR�
IRUHVWV�RQ�RU�QHDU�WKH�SURSHUW\�´��The writer may be splitting hairs and referring to only one 
portion of the multi-unit property, but the fact is that 
on its western edge the property directly adjoins the 
Targhee National Forest. 
 
 The Forest Service maps indicate the areas of 
the forest extending several miles north, south and 
west of the proposed development FDUU\�WKH�³Area 
Reference Letter B.´  This means that from 
Thanksgiving Day to April 15 the area is closed to all 
human activity, specifically including hiking, cross-country skiing, and horse travel.  The 
purpose RI�WKH�UHJXODWLRQ�LV�³WR�protect wildlife in winter ranges�´  The forest areas adjacent to 
the development are literally off-limits for nearly half of the year. 
 
 The Concept Proposal offers the proximity to the National Forest as a positive attribute in 
several cases.  As early as page 1 it declares the project ³LQFOXGHV�SODQV�IRU�LQFRUSRUDWLQJ�
recreational elements such as equestrian events, trails for biking, hiking and recreational 
vehicles, farm-to-table JDUGHQV��DQG�VR�IRUWK�´  
 

 The adjoining Targhee 
Forest, to which the proposal 
suggests occupants will have 
recreational access is off-limits to 
human activity from Thanksgiving 
to April 15. 
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Conrad ± High Noon Development comments  
P. 3 

 In realty, if we are truly serious about respecting the objectives of the FRXQW\¶V�SODQV�DQG�
regulations, this image pulls us in the diametrically opposite direction.  The presence of a 
community of several hundred people with their $79¶V, snow blowers, lawn mowers, cars, 
bicycles, weed whackers, security lights, domestic animals, porch lamps, cats, dogs, fire pits, and 
garbage cans and so forth can hardly be thought to enhance the expressed desire to protect 
wildlife in an immediately adjacent critical winter range. 
 
 A general lack of understanding of the priorities in this specific area of Teton County is 
additionally evident in the reference RQ�SDJH���WKDW�³WKH�SURMHFW�LQWHQGV�WR�PDLQWDLQ�SXEOLF�DFFHVV�
to the USFS ground as it is presentO\�HQMR\HG�´���In fact, there is presently no access to this 
property and the forest adjoining it via public rights-of-way.  The only road leading into the 
property is a private driveway.  The nearest Forest Service access is via a platted but ungraded 
and overgrown extension of Valley Drive the leads to a foot-path gate at the eastern exit of Dry 
Hollow onto the valley floor.  Other than that, the nearest public access is to the Forest Service 
trail No. 070 at the upper and western extreme of the Packsaddle Subdivision. 
 
 To counter this observation by suggesting that additional motorized, mounted or other 
general access could be made available in the context of the proposed development simply lays 
bare the pervasive minimization of the proposal¶V detriment impact.  To add access in this area, 
or indeed to add human population, would be directly contradictory to its established status as 
habitat so critical that human intrusion is prohibited for almost half of the year. 
 
The envisioned development sits directly astride a tradition elk migration route. 
 
 The concept document makes a number of unavoidable references to the presence of a 
wildlife migration route.  Speaking from personal observation the most significant is an elk track 
into and out of the Big Hole Mountains.  Traditionally, the elk herds, in which I have personally 
counted as many as 90 individuals, would choose a route that ran near and parallel to Dude 
Creek, at whose mouth WKH�DQFKRULQJ�³High 1RRQ�'XGH�5DQFK´�is proposed.  With the 
construction of the two or three residences and outbuildings that now sit at that location, the 
usual route shifted about a half mile north, using the gentle slope that runs up into the National 
Forest midway between Dry Hollow and Dude Creek.   
 
 Whether this migration route would remain viable is doubtful.  The elk have already 
attempted their own mitigation, and how the route could be further squeezed, is hard to imagine.  
The addition of a community of several hundred people makes further mitigation essentially 
impossible.   
 
Sandhill crane stopover 
 
 The concept makes no mention whatsoever of a second problem: the fields at the eastern 
edge of the proposed development are used as a rest-recovery stopover location by migrating 
flocks of Sandhill Cranes for as much as three weeks each spring and  fall.  The fields and 
wooded hedgerow beyond also accommodate a half dozen or so nesting pairs who decide to stay.  
Again the impact of an semi-urban settlement this close is not entirely a closed point, but 
common sense must also be brought to bear and it suggests a highly negative outcome. 
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Conrad ± High Noon Development comments  
P. 4 

 
 Preservation of wildlife, and the ability to live harmoniously in its presence, along with 
the intangible and tangible benefits that accrue to our county from its presence, are among the 
objectives perennially stated and emphasized in our planning and aspirational land-use 
documents, both present and past.  The High Noon Subdivision and Dude Ranch would plainly 
make these objectives more difficult to achieve, doing so in one of the few parts of the County 
that has arguably reached a working accommodation with its wildlife population 
 
When quantitative facts become qualitative:  the sheer size of this concept. 
 
 The proposal contemplates 80 residential lots with an additional 69 units incorporated in 
a Dude Ranch, which would itself have several additional building, and owner and staff 
residences. 
 
 The average household size in Teton County 
according to the 2020 Census is 2.74 individuals.  
That means, at capacity, we are talking about a 
settlement of 408 people.  The 2002 Census lists the 
population of Tetonia as 369.  The development would 
be larger than Tetonia!  This is not a rural development, it is a small town!  
 
 This remains the case if one shifts the calculation from population to structures.  
According to www.city-data.com there are 141 houses in Tetonia, of which 95 are occupied.  
There would be 149 structures in the High Noon development, not counting staff and 
management accommodations 
 
 Discounting the difficult-to-quantify the area of Teton Springs and the looming sprawl of 
River Rim Subdivision, the High Noon Subdivision and Dude Ranch will be the third largest 
town in Teton County. 
 
 The rejoinder that that size would be achieved only if or when the developemnt is fully 
built RXW�DQG�WKH�'XGH�5DQFK�DW�FDSDFLW\��LV�WDQWDPRXQW�WR�VD\LQJ���³DRQ¶W�ZRUU\��RXU�YLVLRQ�
ZRQ¶W�HYHU�EHFRPH�D�UHDOity, so no problem.´ 
 
Road access 

 
The Proposal states optimistically, on page 7, that the development does not propose any 

new roads within the county.  This is disingenuous.  The county road immediately north of the 
development that bends south and continues past its eastern edge for several miles is not plowed 
during the winter.   

 
7KH�FRXQW\¶V�GLIILFXOWLHV in adding a relatively high-capacity road (estimated carrying 

400 cars/day) to its maintenance roster can be projected by looking at its record on the nearby 
West 4000 North.  By default that would become the main route in and out of the community.  
County Road and Bridge can confirm that the unpaved and perennially-fragmented West 4000 
North is already one of the most problematic surfaces in the county to maintain. 

At capacity, the High Noon 
development would be larger than 
the town of Tetonia. 
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Conrad ± High Noon Development comments  
P. 5 

 
Water 

 
The idea that developing a spring on the Dude Ranch could produce enough water to 

support drinking, plumbing, cooking, lawn watering, gardens, must be examined very carefully. 
 
And what of the water use by the ³YLDEOH�agricultural operation´ to be included?  Local 

residents like me will attest to the fact that Dude Creek presently enters the Dude Ranch area as a 
small but viable little stream, but is completely consumed by current use.  It emerges only as a 
muddy trickle that evaporates entirely in the course of the next 2 miles.  No water at all makes it 
to the Teton River. 

 
'HQVLW\��DQG�³UXUDO�QDWXUH�´ 

 
 On page 35, the Concept Proposal states without explanation that no zone changes are 
sought.  The applicable zoning designation is the now-abandoned A/RR 2.5.  Most citizens will 
therefore assume there can be no more than one 
building per 2.5 acres.  But since a PUD (Planned 
Unit Development) is being used, actual size of a lot 
will be as little as one acre.  This is confirmed by 
the text on page 13.  (For reference, in the Land 
Development Code that took effect August 3, 2022, the zones into which the High Noon parcels 
would fall DUH�GHILQHG�DV�³)RRW�+LOOV´�ZiWK�D����DFUH�SHU�KRXVH�GHQVLW\��DQG�³5XUDO�$JULFXOWXUH´�
requiring 35 acres.) 
 
 Even discounting the 69 units planned for the Dude Ranch the Concept Proposal projects 
80 residential units, implying, as it does repeatedly, that the proposal is going to be effective in 
preserving the rural nature of the area.  One must ask whether the thought of 80 houses, 
crammed together with whatever garages and outbuildings are permitted onto 80 acres comports 
with an image of UXUDO�VXUURXQGLQJV����$QG��UHPHPEHU��WKDW�GRHVQµW�HYHQ�WDNH�WKH���-unit Dude 
Ranch into account. 
 
 The County objective of preserving the rural/agricultural character of the county is not 
achieved, it is being assaulted. 
 
The cost-benefit of additional unneeded rural residential sites. 
 
 The index of the Subdivision Map on the County website suggest there are 391 extant 
subdivisions in Teton County.  The present proceedings involve plans for an additional six. 
 
 In a University of Nebraska Masters Degree Thesis completed in 2019 entitled 
³&RPEDWWLQJ�=RPELH�6XEGLYLVLRQV�LQ�7HWRQ�9DOOH\��,GDKR´4 degree candidate Taylor Cooke cited 
statistics showing that there were 7,000 vacant subdivision lots available in Teton County, and 

 
4 Cook, Taylor, "Combating Zombie Subdivisions In Teton Valley, Idaho" (2019). Community and Regional Planning Program: 
Student Projects and Theses. 56. https://digitalcommons.unl.edu/arch_crp_theses/56 

 The  impact of a semi-
urban settlement. 
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Conrad ± High Noon Development comments  
P. 6 

that even if development and building rates returned to pre-2008 norms, it would take more than 
70 years for that surplus to be used. 
 
 I have not had the time or resources to update those figures.  And the effort has been 
complicated by the fact that in the three years since those statements were published, some 
empty subdivision have been vacated.  Others have been added.  For example, the six 
subdivisions being considered in the instant proceeding seek to add 246 additional plots. 
 
 I have, however, used the County GIS (Geographic Information System) maps to 
examine a much more finite set of existing developments within an approximate 3-mile radius of 
the High Noon site.  I looked at six.5  
 

Horseshoe Creek Ranch 
Sage Grouse Meadows 
West Ridge Park 

Appaloosa Ridge 
Double F Ranch 
Blue Indian 

 
 By my count, those six subdivisions contain a total of 226 building lots.  Of those, a mere 
17 lots have been developed.  That means 209 are still vacant.  In a three-mile radius. 
 
 Noticeably absent from that list is Packsaddle Estates, which local, unverified 
conventional wisdom says is WKH�FRXQW\¶V�first subdivision, platted in 1974.  In any event, it is an 
old subdivision and one with established and fully functioning systems.  There is a private, non-
profit water system dependent on a deep well, with something like 42 customers.  There is a tacit 
community agreement to keep outdoor lighting and skyward-pointing lamps to a minimum.  In 
other words, it is a pretty attractive draw as subdivisions go.  And yet, of its 95 lots, only 44 are 
now GHYHORSHG�DQG�³LQ�XVH´�47 years after being platted. 
 
 Add Packsaddle to the three-mile radius and the total of undeveloped sites among the set 
of existing local subdivisions becomes 260. 
  
 The number of developed lots within 3 miles of the proposed development is 61.  That is 
either 20 fewer, or 89 fewer than the total to be offered by High Noon6  And iW�GRHVQ¶W�HYHQ�
begini to see plots available in the hundreds of developments existing or planned east of the 
Teton River, or as far north as River Rim, or south beyond Horseshoe Creek. 
 
 The point of these figures is that there is no possible scenario under which it can be 
argued that Teton County, however defined, as a geographic area, as a community, or as an 
HFRQRP\��³QHHGV´�PRUH�subdivision lots. 
 

 
5 ,¶YH�VHHQ�VRPH�VXJJHVWLRQV�WKDW�RQH�RU�PRUH, like Appaloosa Ridge and Horseshoe Creek Ranch, DUH�QR�ORQJHU�³DFWLYH´��HYHQ�
though still shown on the GIS maps.  However, my set of six excludes eight subdivisions-in-waiting shown in the immediate vicinity 
RQ�WKH�&RXQW\¶V�³3HQGLQJ�6XEGLYLVLRQV�0DS�¶��,W�DOVR�H[FOXGHV�3DFNVDGGOH�(VWDWHV��ZKLFK�LV�TXDOLWDWLYHO\�GLIIHUHQW�DV�LW�LV�Vituated 
above the valley floor and not on otherwise arable land. 
6 Depending on how the Dude Ranch units are counted. 
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 Additionally, there is no possible scenario 
under which it can be argued that additional 
subdivisions benefit the citizenry of the County.  They 
are recreating an already abundant option.   
 
 The advantages of adding new lots are 
financial, and limited almost exclusively to the 
developers.7  There is nothing improper about that 
motivation.  But the notion that the County and 
community benefits in any way that makes the costs, tangible or intangible, acceptable, is simply 
untenable.  To the extent that we are engaged in an effort to make a wise decision that will be 
acknowledged as a good one years hence, that lack of public benefit must he acknowledged 
frankly. 
 
A rural/agricultural character?  Lip service or reality? 
 
 References to the desire, the need, the intention, and the objective of retaining Teton 
FRXQW\¶V�rural/agricultural character are ubiquitous. 
 
 Just a few examples: 
 

2012-2030 Comprehensive Plan 
(Executive Summary, p. 16) 
 

,QWHQW�WR�³PDLQWDLQ��QXUWXUH�DQG�HQKDQFH�
the rural character and heritage of Teton 
9DOOH\´� 
 

Teton County Code, Title 9 
(At 9-1-3C). 
 

>WR�SURYLGH�IRU�WKH@�³SUHVHUYDWLRQ�RI�WKH�
FRXQW\¶V�UXUDO�FKDUDFWHU´ 

Cindy Riegel ± County Commissioner 
(At www.electcindyriegel.com) 

³[E]nsure that we adequately protect 
critical wildlife habitat.´��³>6@upport her 
efforts to preserve the character 
of Teton Valley�´ 
 

Michael Whitfield ± County Commissioner, & candidate for re-
election 
(from campaign flyer) 

Conserve our unique Valley cultural 
heritage, agricultural economy, natural 
environment.  Sustainable protection for 
our natural resources ± farmland, wildlife 
habitat, clean water. 
 

Bob Heneage - County Commissioner, & candidate for re-election 
(from campaign door hanger) 
 

³3UHVHUYLQJ�WKH�YDOOH\¶V�UXUDO�FKDUDFWHU�´ 

John Smaellie ± candidate for County Commissioner 
(from blog at https://johnsmaellie.com) 

³I know that no one in this valley wants to 
see the beautiful landscape over-developed. 
I also know that we cannot solve a housing 
crisis with over-regulation.  . . .  I think 
there are better ways to focus development  

 
7 The arguments that new construction would benefit existing business and build the tax base may be valid on their surface, but note 
that Valley Lumber, Ace Hardware, our tax collector and our several gas stations, eateries and other businesses will benefit from 
additional lots whether they are added at the edge of the National Forest or in already-urbanized areas of the County. 

There is no possible 
scenario under which it can be 
argued that Teton County, 
however defined, as a geographic 
area, as a community, as an 
ĞĐŽŶŽŵǇ͕�͞ŶĞĞĚƐ͟�ŵŽƌĞ�
subdivision lots. 

4.3.i

Packet Pg. 229

A
tta

ch
m

en
t: 

H
. H

ig
h 

N
oo

n 
R

an
ch

 C
on

ce
pt

 P
ub

lic
 C

om
m

en
t  

(H
ig

h 
N

oo
n 

R
an

ch
 R

ur
al

 P
U

D
 C

on
ce

pt
 H

ea
rin

g)



Conrad ± High Noon Development comments  
P. 8 

within already-population dense areas 
throughout the county.´ 
 

Pete Moyer - candidate for County Commissioner 
(At moyerforcountycommissioner.godaddysites.com) 

³I fell in love with the small town 
atmosphere and the beautiful natural 
resources the valley had to offer.´   ³I 
believe in small businesses, a safe and 
prosperous family community, clean water, 
air and energy, protection of the Teton 
River, personal rights, and true 
preservation of our Agriculture 
community.´ 
 

Kevin Andrus ± State Rep. & candidate for reelection 
(At andrusforidaho.wordpress.com) 

³Agriculture is the lifeblood of Idaho. The 
State is changing and we are losing some 
of that identity every year. Kevin has 
shown that he supports the agriculture 
industry and fights hard to maintain our 
agricultural future.´ 
 

Josh Wheeler - candidate for state Representative 
(At wheelerforidaho.com) 

 

³Unprecedented growth has revealed 
weaknesses in our infrastructure, job 
training, traffic, and has increased strains on 
our natural resources. I will: Promote 
predictable tax policy and lower property 
taxes; Work to ensure that state policies 
must recognize the importance of local 
control and provide more flexibility to our 
local municipalities, county commissioners, 
and school boards; Be part of finding and 
creating solutions for 21st Century Idaho, 
where increased traffic and housing costs 
are beginning to plague our small 
communities.´ 
 

Erica Tremblay, P&Z Commissioner 
(biographical blurb at tetoncountyidaho.gov/pzc) 

[A] desire to support better community 
planning and a long term view of all 
decisions regarding land and development. 
 

 
 It will be entirely clear to anyone who lives in Teton County that if the agricultural/rural 
area of the county is to be preserved, it will have to be done in the part of the county to the north 
RI�'ULJJV�DQG�ZHVW�RI�WKH�7HWRQ�5LYHU����7KH�³VKLS�KDV�VDLOHG�´�LQ�WKH�VRXWK�DQG�WKH�HDVW,   Those 
areas have been built out in a pretty unplanned way, and the resulting sprawl is clearly among the 
factors that led to the adoption of the new regulations and guidelines that became effective 
August 3rd, just after the present flurry of applications squeezed in under the wire. 
 
 As further evidence one need only look at the existing subdivision map.  South of Driggs 
and east of the river the map is a crowded rainbow, with the swampy riverine areas being 
disregarded of necessity.  High Noon subdivision is proposed to be created smack in the center 
of one of the only truly rural/agricultural sections remaining in Teton County. 
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Conrad ± High Noon Development comments  
P. 9 

 7KH�TXHVWLRQ�EHFRPHV�³LV�DQ\�HIIHFW�JRLQJ�WR�be given to the universal desires to preserve 
the character of the County?´   If so, it has to be in the north and west of the county, and it has to 
be now, while there is still character to preserve. 
 
 In his PDVWHU¶V thesis mentioned above, Cooke REVHUYHV�WKDW�³MXVW�E\�WKH�WRWDO�QXPEHU�RI�
vacant lots  . . . one can easily infer that [the] idea of high density, residential develop near urban 
centers did not occur in Teton Valley.  The opposite occurred and that is why the Valley is facing 
WKH�LVVXHV�LW�KDV��VWLOO�WR�WKLV�YHU\�GD\�´8 
 
 Cooke saw reason for optimism, but only if 
decisionmakers found the courage to implement 
applicable existing regulations.  These comments join 
those of others that are asking you to find that courage 
in this instance.  It would be the beginning of an effort 
to give substance to the pleas to preserve the aspects of 
this County that most of us value the most, including 
you, I suspect. 
 
Would rejection be justified and supportable? 
 
 Ultimately the object here is not to whine about the way the things should be or about the 
nostalgia for how things used to be, nor even to point figure at what is almost universally 
acknowledged to be the failures of past leadership to effectively preserve so much of what we all 
valued about Teton Valley, and what drew us here whether we arrived in 1870 or 1970. 
 
 We must instead identify reasons that decision makers are justified in declining to 
advance a concept when the applicant has ostensibly been at least minimally responsive to the 
checklist of considerations. 
 
 There are three in this instance. 
 
 The first is found in the undeniable conflict with a senior adjoining property ± the 
National Forest.  The priorities in this part of the County, which of necessity extend beyond the 
barbed wire fence at the periphery, have been established.   
 
 The second is the conflict with the expressed objective of protecting wildlife in the 
County areas even outside the National Forest.  In this case an elk migration route, whose very 
existence is at stake, with no viable mitigation available.  
 
 Either of these two incompatibilities with the objectives of Title 9 would alone be 
sufficient to reject the concept. 
 

 
8 See footnote 1, p. 20 

 If the agricultural/rural 
area of the county is to be 
preserved, it will have to be done 
in the part of the county to the 
north of Driggs and west of the 
Teton River. 
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Conrad ± High Noon Development comments  
P. 10 

 But there is a much larger issue as well.  There 
is a well-known concept that a sufficient aggregation of 
details can morph from quantitative to qualitative if a 
critical mass turns out to be present.  That is decidedly 
the case here.  There is a problem here, a problem there, 
a detrimental effect over there, and another regarding a 
different subject.  And in the end it is the sheer mass of 
problems and detrimental impacts that coalesces.  And 
the sheer scale of the proposal.  It is the collective 
impact of the particulars, and not each specific detail in isolation that brings this proposal into 
unresolvable conflict with the land use regulations of Teton County and justifies its rejection. 
 
 What is obvious is that a development of this physical size and nature, to say nothing of 
its potential population, would create massive problems even if lodged in one of our existing 
population centers. 
 
 The proposed development fails to meet the objectives of planning development 
regulations in place at the time it was submitted and those that have been put in place 
subsequently. 
 
Conclusion 
 
 In conclusion, this massive proposed subdivision brings no direct benefits to anyone in 
our community except for the developer.  He will benefit financially.  Nothing wrong with that, 
per se.  It is a legitimate motivation for him.  But it must be acknowledged that any benefits 
flowing to anyone else in Teton County will be overwhelmingly offset by the damage it causes, 
to those nearby, to our values and aspirations, and to the objectives embodied in our 
Comprehensive Plan and land use regulations. 
 

x The subdivision does not enhance residential homebuilding opportunities ± there are 
more of those than we can handle already. 

x It will have serious detrimental impacts to our expressed collective desire to see our 
community retain what remains of its rural and agricultural character.  

x It will inevitably and seriously degrade the wildlife habitat that has already been declared 
critical by the stewards of our forest. 

x It will disrupt and likely end a traditional migration of elk from our valley up into the Big 
Hole Mountains.  

x It will compromise a habitual recovery stop for migrating sandhill cranes. 
x ,W�ZLOO�HQG�WKH�H[LVWHQFH�RI�D�³GDUN�VN\³�area, one of a diminishing few that even in Teton 

County are now found only in out-of-the-ways rural patches. 
x It will extend the haphazard residential sprawl that already characterizes most of eastern 

and southern Teton County into the northwest quadrant, that has not yet recovered 
meaningfully from that last spasm of over-development.  

 

It is the collective impact of 
the details and not each specific 
onr in isolation that brings this 
proposal into conflict with the 
objectives of the guiding 
documents and justifies its 
regulation. 
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Conrad ± High Noon Development comments  
P. 11 

 The long term implications are even more pernicious  If the subdivision is eventually 
filled, it will have created the third largest town in the county, in what has been farmland since 
European settlers arrived.  
 
 As I noted at the outset, the flyer we have received states verbatim that the county ³shall 
consider the objectives of Teton County Title �´��Those objectives were expressed in the 
Comprehensive Plan 2012 - 2030.  They included the objective to ³PDLQWDLQ��QXUWXUH�DQG�HQKDQFH�
the rural character and heritage of Teton Valley.´� 
  
 To allow this concept to proceed would be an evisceration of this expressed objective of 
the regulations to preserve and promote the rural and agriculture character of the county in those 
few areas where that is still possible.  It would be stark evidence that there is much lip service to 
this objectives, but no real content.   It is hard to imagine a case where the collision with those 
expressed objectives is more obvious.  

 
Those are the reasons I urge you to reject this Concept Proposal.  I have no desire to cast 

aspersions on anyone who has been involved in promoting it.  My neighbors, the Lerwells, have 
pocketed a tidy piece of change, I hope.  Good for them.  And Mr. John Stern of Florida has 
shared a sweeping vision.  It is interesting on the level of its ambition and its effort to be 
creative.  But I think we are highly justified in saying to Mr. 6WHUQ�³7KDQN�\RX��EXW�WKis is not 
ZKR�ZH�DUH��DQG�WKLV�LV�QRW�ZKDW�ZH�ZDQW�WR�EH�´ 

 
Those of us making this request need to be prepared to support the decisionmakers with 

the courage to make that statement.  And let us instead say to Mr. 6WHUQ��³-RKQ��Fome on up from 
Florida, build two-three houses down there at the base of the hill, and move on in.  Get a fishing 
license.  And a set of binoculars to watch the cranes.  Join our community.  YRX¶G�EH�ZHOFRPH�  
$QG�ZH�WKLQN�\RX¶G like it�´ 

 
Respectfully submitted, 

 
Glenn Conrad 

4.3.i

Packet Pg. 233

A
tta

ch
m

en
t: 

H
. H

ig
h 

N
oo

n 
R

an
ch

 C
on

ce
pt

 P
ub

lic
 C

om
m

en
t  

(H
ig

h 
N

oo
n 

R
an

ch
 R

ur
al

 P
U

D
 C

on
ce

pt
 H

ea
rin

g)



���������������$0 7HWRQ�&RXQW\�0DLO���6XE�&RQFHSW�UHYLHZ�IRU�+LJK�1RRQ�5DQFK�5XUDO�5HVHUYH�38'

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

6XE�&RQFHSW�UHYLHZ�IRU�+LJK�1RRQ�5DQFK�5XUDO�5HVHUYH�38'�
��PHVVDJH

*UHHQ�(ODLQH��(ODLQH�*UHHQ#FRORVWDWH�HGX! 7XH��2FW���������DW������$0
7R���S]#FR�WHWRQ�LG�XV���S]#FR�WHWRQ�LG�XV!

,�RZQ�D�UHVLGHQFH�LQ�3DFNVDGGOH�(VWDWHV��3OHDVH�FRQVLGHU�P\�FRPPHQWV�DV�\RX�HYDOXDWH�WKH�SURSRVHG�+LJK�1RRQ�5DQFK
GHYHORSPHQW��,�KDYH�DUUDQJHG�P\�FRPPHQWV�E\�WKH�FDWHJRULHV�\RX�SURYLGHG�LQ�WKH�QRWLFH�RI�WKH�SXEOLF�KHDULQJ��

$���&RPSUHKHQVLYH�SODQ��7KH�DUHD�LQ�TXHVWLRQ�LV�]RQHG�DV�55����EXW�WKH�SURSRVDO�LV�IRU�ORWV�WKDW�³DYHUDJH����´��PHDQLQJ�WKDW
DSSUR[LPDWHO\�KDOI�ZLOO�EH�VPDOOHU�WKHQ�����DFUHV��7KLV�VHHPV�WR�EH�DW�RGGV�ZLWK�WKH�FXUUHQW�FRPSUHKHQVLYH�SODQ��

'���6XSSRUW�IRU�VHUYLFHV���,QFUHDVLQJ�WKH�UHVLGHQWLDO�SRSXODWLRQ�RQ�WKLV�ORFDWLRQ�ZLOO�GUDPDWLFDOO\�LQFUHDVH�WKH�WUDIILF�RQ�RXU�UXUDO
URDGV��:����1��3DFNVDGGOH�5RDG��VKRZV�VLJQLILFDQW�GHWHULRUDWLRQ�ZLWKLQ�GD\V�RI�EHLQJ�JUDGHG�DW�WKH�FXUUHQW�OHYHO�RI�XVH��,W
VKRXOG�EH�FRPSOHWHO\�SDYHG�WR�DFFRPPRGDWH�LQFUHDVHG�WUDIILF��(YHQ�WKRXJK�,�GRQ¶W�QHHG�WR�XVH������RU������WR�JHW�WR�P\
UHVLGHQFH��WKHVH�URDGV�ZLOO�UHTXLUH�PRUH�PDLQWHQDQFH�WKHQ�FXUUHQWO\�SURYLGHG�

(���2WKHU��7KH�HQWLUH�³'XGH�5DQFK´�ZLWK����ORWV�DQG����ORWV�LQ�WKH�PDLQ�GHYHORSPHQW�DUH�VLWHG�LQ�D�PLJUDWLRQ�]RQH��,
YHKHPHQWO\�RSSRVH�VXFK�GHYHORSPHQW�WKDW�ZLOO�LQWHUIHUH�ZLWK�WKH�PLJUDWLRQ�RI�HON�DQG�RWKHU�QDWLYH�ZLOGOLIH��

7KH�GHYHORSPHQW�LV�TXLWH�DPELWLRXV��,W�LV�LPSRUWDQW�WR�PH�WKDW�WKH�//&�KDYH�WKH�FDSDFLW\�DQG�H[SHULHQFH�WR�FRPSOHWH�WKH
SURMHFW�VR�LW�LVQ¶W�OHIW�DV�DQ�H\H�VRUH�LQ�RXU�YDOOH\��7KH�5LYHU5LP�H[SHULHQFH�VHHPV�LQVWUXFWLYH��

7KDQN�\RX���

(ODLQH�*UHHQ�
�����*UDQGYLHZ�'ULYH�
7HWRQLD�
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��������������30 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�5DQFK�&RPPHQW
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6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

+LJK�1RRQ�5DQFK�&RPPHQW�
��PHVVDJH

(PLO\�6DGRZ��VQRZPDYHQ#JPDLO�FRP! 7XH��2FW���������DW������30
7R��S]#FR�WHWRQ�LG�XV

'HDU�3	=�&RPPLVVLRQ�

,�DP�ZULWLQJ�WR�DVN�\RX�WR�GHQ\�WKH�FRQFHSW�SODQ�IRU�+LJK�1RRQ�5DQFK�

,�IHHO�WKHUH�DUH�PDQ\�LVVXHV�ZLWK�WKLV�KXJH�GHYHORSPHQW�IURP�DQRWKHU�RXW�RI�VWDWH�GHYHORSHU�ZKR�VTXHH]HG�KLV�DSSOLFDWLRQ
ZKLOH�WKH�ROG�FRGH�ZDV�VWLOO�LQ�HIIHFW��+RZHYHU��ORRNLQJ�DW�DOO�WKH�ZDWHU�LVVXHV�LQ�WKLV�DUHD�RI�WKH�YDOOH\�LW�VHHPV�WKDW�WKDW�VKRXOG
EH�HQRXJK�WR�VKXW�LW�GRZQ��1RW�WR�PHQWLRQ�WKH�KXJH�LPSDFW�LW�ZLOO�KDYH�RQ�WKH�%LJ�*DPH�0LJUDWLRQ�FRUULGRU�	�6KDUSWDLO�*URXVH
%UHHGLQJ�*URXQGV���

7KHUH�LV�D�KLVWRU\�RI�ZDWHU�EHLQJ�XQUHOLDEOH�LQ�WKLV�FRUQHU�RI�WKH�YDOOH\�IRU�UHVLGHQWLDO�XVH��2WKHU�VXEGLYLVLRQV�WKDW�KDYH�EHHQ
UHFRUGHG�DQG�DSSURYHG�RXW�WKHUH�FRQWLQXH�WR�KDYH�PLQLPDO�KRPHV�EXLOW�EHFDXVH�RI�WKH�ZDWHU�WDEOH��7R�SURSRVH�D�GHYHORSPHQW
RI�WKLV�VL]H�LV�LUUHVSRQVLEOH�WR�WKH�ZKROH�FRPPXQLW\��+LJK�1RRQ�ZRXOG�EH�FRPSULVHG�RI�����WRWDO�DFUHV�ZLWK����ORWV���'XGH
5DQFK��WKHUH�LV�QR�PHQWLRQ�RI�KRZ�PDQ\�XQLWV�WKDW�ZLOO�FRQVLVW�RI���7KH�ODQG�LV�ERUGHUHG�E\�86�1DWLRQDO�)RUHVW�DQG�FRQWDLQV
VORSHV�!�����7KLV�GHYHORSPHQW�SURSRVHV�WR�EH�EXLOW�RQ�ZLOODQG�LQWHUIDFH�ZKHUH�ILUHV�DUH�EHFRPLQJ�ODUJHU�DQG�PRUH�IUHTXHQW�
+RZ�LV�WKH�LVVXH�ZLWK�WKH�ZDWHU�WDEOH�JRLQJ�WR�LPSDFW�WKH�DELOLW\�WR�ILJKW�ILUH�LQ�WKH�DUHD"

7KLV�GHYHORSHU�GRHV�QRW�QHHG�WR�FRQWLQXH�SXWWLQJ�KLV�PRQH\�LQWR�D�ORVW�FDXVH��3OHDVH�GHQ\�WKLV�FRQFHSW�DQG�HQFRXUDJH�KLP�WR
ORRN�LQWR�D�ORFDWLRQ�WKDW�PDNHV�PRUH�VHQVH�IRU�WKH�FRPPXQLW\�DQG�WKH�HFRV\VWHP�

5HVSHFWIXOO\�
(PLO\�6DGRZ
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Teton Regional Land Trust  l  PO Box 247  l  Driggs, ID  83422  l  208.354.8939  l  www.tetonlandtrust.org 

 

 

 

 

October 4th, 2022 

Teton County Planning & Zoning Commission 
Planning Department 
150 Courthouse Drive, Rm 107 
Driggs, Idaho 83422 
 
Dear Planning and Zoning Commissioners, 

Thank you for allowing Teton Regional Land Trust the opportunity to provide information regarding the 
potential adoption of the proposed High Noon Ranch, LLC. A portion of the proposed development 
adjoins two properties, totaling 869 acres protected by a perpetual conservation easement held by 
TRLT.  

These two conservation easements are located along the northern and eastern boundaries of the 
proposed development. The attached map depicts the proximity of the proposed development to these 
and other conserved properties.  

The Land Trust is obligated to ensure that the conservation values of these conservation easement 
properties remain intact. The conserved properties were preserved because of their natural, scenic, 
wildlife and agricultural values, and are part of the Natural Resource Conservation Services Farm and 
Ranchland Protection Program (FRPP) which protects land with prime, unique, or other productive soil 
for the purpose of protecting topsoil from conversion to nonagricultural uses. Preservation of these 
properties also supports the open space and agricultural goals of the County’s Comprehensive Plan. 
Moreso, these properties were conserved to protect Columbian Sharp-tailed Grouse lekking and nesting 
habitat, as well as wintering and transitional habitat for elk and mule deer. In effort to fulfill our 
obligation to protect the conserved resources of these properties, TRLT would like to make sure the 
Commissioners are aware of the proximity of the proposed development to these important resources.  

The Land Trust is committed to ensuring the integrity of the resources we steward. Thank you for your 
consideration and helping us ensure that these lands remain protected for the benefit of present and 
future generations.  
 
Sincerely,  
 

 
 
Tamara Sperber 
Conservation Director 
 
encl 
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Teton Regional Land Trust  l  PO Box 247  l  Driggs, ID  83422  l  208.354.8939  l  www.tetonlandtrust.org 
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6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

&RQFHSW�5HYLHZ�IRU�WKH�+LJK�1RRQ�5DQFK�SURSRVDO���SXEOLF�FRPPHQW�
��PHVVDJH

5HEHNDK�-RKQVRQ��EHHM���#JPDLO�FRP! 0RQ��2FW���������DW������30
7R���S]#FR�WHWRQ�LG�XV���S]#FR�WHWRQ�LG�XV!

'HDU�PHPEHUV�RI�WKH�7HWRQ�3ODQQLQJ�DQG�=RQLQJ�&RPPLVVLRQ�

,�DP�D�UHVLGHQW�RI�3DFNVDGGOH�(VWDWHV�DQG�DP�YHU\�FRQFHUQHG�DERXW�WKH�SURSRVHG�GHYHORSPHQW�FDOOHG�+LJK�1RRQ�5DQFK�5XUDO
5HVHUYH�38'��7KHUH�DUH�VHYHUDO�UHDVRQV�WKDW�,�DP�VWURQJO\�RSSRVHG�WR�WKLV�GHYHORSPHQW�

���7KH�VKHHU�VL]H������EXLOGLQJV��DQG�SURSRVHG�OD\RXW�LV�DSSUR[LPDWHO\�WKH�VL]H�RI�D�PHGLXP�VL]H�VXEXUE�LQ�D�FLW\��7KH�QRLVH�
OLJKW�SROOXWLRQ�DQG�ZDVWH�GLVSRVDO�SUREOHPV�ZRXOG�UXLQ�WKH�SHDFHIXO�DQG�UXUDO�VHWWLQJ�WKDW�ZH�DOO�YDOXH�VR�PXFK��$OVR��WKH
SURSRVHG�GXGH�UDQFK�LV���WR���WLPHV�WKH�VL]H�RI�D�W\SLFDO�GXGH�UDQFK��7KHUH�LV�D�YDJXH�PHQWLRQ�RI�SURSRVHG�DFWLYLWLHV�DW�WKH
GXGH�UDQFK�ZKLFK�PLJKW�LQFOXGH�HTXHVWULDQ�HYHQWV��ELNLQJ��KLNLQJ��UHFUHDWLRQDO�YHKLFOHV���DQG�VR�IRUWK��6RXQGV�PRUH�OLNH�35�WR
ILOO�D�EURFKXUH�WKDQ�DQ�DFWXDO�SODQ��

���7KH�PRVW�GLUHFW�URDG�WR�WKH�WXUQRII�IRU�WKLV�SURSRVHG�GHYHORSPHQW�LV�����1��7KLV�LV�D�SRRUO\�PDLQWDLQHG�URDG�WKDW�FDQ�EDUHO\
KDQGOH�WKH�FXUUHQW�WUDIILF�ORDG��$W�WKH�&DFKH�%ULGJH�FURVVLQJ��LQ�VXPPHUWLPH��WKHUH�DUH�RIWHQ�FDUV�SDUNHG�RQ�WKH�URDG�DW�WKH
SXW�LQ�FUHDWLQJ�KD]DUGRXV�GULYLQJ�FRQGLWLRQV��:LQWHU�GULYLQJ�RQ�WKLV�URDG�LV�WUHDFKHURXV�DV�ZHOO��HVSHFLDOO\�EHWZHHQ�����:�DQG
����:��$QRWKHU�LVVXH�ZLWK�WKLV�URXWH�LV�WKDW�LQ�WKH�ZLQWHU�WKH�WUXPSHWHU�VZDQV�QHVW�DQG�IHHG�RQ�WKLV�VHFWLRQ�RI�WKH�7HWRQ�5LYHU
GXH�WR�WKH�ZDUP�VSULQJV�LQ�WKH�DUHD��7KLV�LV�D�WKUHDWHQHG�VSHFLHV�DQG�WKH�LQFUHDVHG�WUDIILF�ZRXOG�DGYHUVHO\�DIIHFW�WKHP��

���)LUH�3URWHFWLRQV��2Q�SDJH����RI�WKH�FRQFHSW�DSSOLFDWLRQ�LW�VWDWHV�WKDW�WKHUH�DUH�QR�IRUHVWV�RQ�RU�QHDU�WKH�SURSHUW\��7KH�QRWLFH
IRU�WKH�SXEOLF�KHDULQJ�WKDW�WKH�FRXQW\�VHQW�WR�SURSHUW\�RZQHUV�FOHDUO\�VKRZV�WKDW�WKH�SDUFHO�JRHV�LQWR�D�IRUHVWHG�DUHD�WKDW�LV
DGMDFHQW�WR�WKH�1DWLRQDO�)RUHVW�

���:LOGOLIH�FRUULGRU�DQG�RSHQ�VSDFH��7KLV�LV�D�YHU\�LPSRUWDQW�LVVXH�EHFDXVH�WKHUH�DUH�D�ORW�RI�DQLPDOV�ZKR�UHJXODUO\�SDVV
WKURXJK�WKLV�DUHD��7KHUH�DUH�VDJH�JURXVH��VDQGKLOO�FUDQHV��PRRVH�WR�QDPH�D�IHZ�RI�WKH�DQLPDOV�WKDW�ZRXOG�EH�DGYHUVHO\
DIIHFWHG�E\�ORVLQJ�WKLV�FRUULGRU�7KLV�ODQG�LV�QHDU�SURWHFWHG�1DWLRQDO�)RUHVW�ODQG�DQG�LW�ZRXOG�EH�D�JUHDW�EXUGHQ�RQ�WKH�ZLOGOLIH�WR
ORVH�DFFHVV�WR�WKH�VWUHDPV�LQ�WKH�DUHD��7KHUH�LV�QRW�PXFK�ZDWHU�LQ�WKH�DUHD��HVSHFLDOO\�GXULQJ�GURXJKWV��

,Q�FRQFOXVLRQ��,�JUHZ�XS�LQ�D�UXUDO�FRPPXQLW\�OLNH�WKLV�DQG��DIWHU�OLYLQJ�PDQ\�\HDUV�LQ�D�KLJKO\�XUEDQ�DUHD��ZDV�WKULOOHG�WR�ILQG
WKLV�YDOOH\�ZLWK�VWURQJ�YDOXHV�RI�FRPPXQLW\�DQG�JRRG�VWHZDUGVKLS�RI�WKH�ODQG��7KLV�LV�D�UDUH�DQG�VSHFLDO�SODFH�DQG�,
G�KDWH�WR
VHH�XV�ORVH�LW�WR�DQ�RXW�RI�VWDWH�GHYHORSHU�ZKR�VXEPLWV�VXFK�DQ�LOO�FRQFHLYHG�SURMHFW�DV�WKLV�

7KDQN�\RX�IRU�UHDGLQJ�P\�OHWWHU��,�KRSH�\RX�ZLOO�DJUHH�ZLWK�PH�DQG�QRW�DOORZ�WKLV�SURSRVDO�WR�JR�WKURXJK�

6LQFHUHO\�\RXUV�
5HEHNDK�-RKQVRQ
�����*UDQGYLHZ�'ULYH
7HWRQLD��,'�������
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https://www.google.com/maps/search/3147+Grandview+Drive+Tetonia,+ID+83452?entry=gmail&source=g
https://www.google.com/maps/search/3147+Grandview+Drive+Tetonia,+ID+83452?entry=gmail&source=g


���������������$0 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�5DQFK�38'

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

+LJK�1RRQ�5DQFK�38'�
��PHVVDJH

5RE�<RXQJ��JRRVHKDYHQ#VLOYHUVWDU�FRP! 0RQ��2FW���������DW�������30
7R���S]#FR�WHWRQ�LG�XV���S]#FR�WHWRQ�LG�XV!

�

�

3HRSOH�

7KHUH�LV�DEVROXWHO\�QR�UHDVRQ�IRU�WKLV�GHYHORSPHQW�WR�WDNH�SODFH��JLYHQ�WKH�KXJH�DPRXQW�RI�ORWV�DQG�VXEGLYLVLRQV�DYDLODEOH�LQ
7HWRQ�&R���,'�

�

$V�D�IXOO�WLPH��\HDU�DURXQG�UHVLGHQW�DQG�KRPHRZQHU�LQ�3DFNVDGGOH�(VWDWHV�VXEGLYLVLRQ�IRU�RYHU����\UV���,�IHHO�TXDOLILHG�WR�PDNH
VRPH�REVHUYDWLRQV��)LUVW�RI�DOO��,�DQG�RWKHUV�GLG�QRW�EX\��EXLOG�DQG�OLYH�KHUH�EHFDXVH�ZH�ZDQWHG�WR�OLYH�LQ�D�WRZQ��7KDW�VKRXOG
EH�REYLRXV��,I�WKLV�38'�LV�DFFHSWHG�D�GHIDFWR�WRZQ�ZLOO�EH�GXPSHG�RQ�RXU�GRRUVWHS�ZLWK�DOO�WKH�SUREOHPV�WKDW�WRZQV�SURGXFH�
:H�EXLOW�KHUH��URXJKO\����PLOHV�IURP�WKH�QHDUHVW�WRZQ��WR�DYRLG�VXFK�LUULWDWLRQV��&OXVWHUV�RI�SHRSOH�DUH�OLNH�VHFRQG�KDQG
VPRNH��7KH�HIIHFWV�VSUHDG�RXW�LQ�DOO�GLUHFWLRQV�SDVW�WKH�RULJLQDO�ERXQGDULHV�DQG�LQWR�RWKHU¶V�SHUVRQDO�VSDFH�

�

7KH�SURSRVDO�LV�HVVHQWLDOO\�DQ�HQWHUWDLQPHQW�UHVRUW�ULJKW�XS�DJDLQVW�WKH�QDWLRQDO�IRUHVW��,W¶V�VROH�SXUSRVH�LV�WR�PDNH�PRQH\�E\
SHUSHWXDWLQJ�WKH�P\WK�RI�WKH�ZHVWHUQ�FRZER\��VRUW�RI�D�%DU�-�&KXFNZDJRQ�:HVW��,W�VSHDNV�RI�KRUVH\�HYHQWV��XVLQJ�WKH�ZRUG
HTXHVWULDQ�GRHV�QRW�PDNH�URGHR�PRUH�FODVV\���:H�DOUHDG\�KDYH�SODFHV�IRU�WKDW�

�

0\�FRQFHUQV�DUH�QRLVH�SROOXWLRQ��OLJKW�SROOXWLRQ��ZDWHU�SROOXWLRQ�DQG�ZLOGOLIH�GLVUXSWLRQ��8VLQJ�WKH�WHUP�PLWLJDWLRQ�MXVW�PHDQV
WUDGLQJ�RQH�LWHP�RU�VLWXDWLRQ�IRU�DQRWKHU��,W�GRHV�QRW�VROYH�WKH�SUREOHP�

�

³(YHQWV´�EULQJ�QRLVH��PXVLF�DQG�DQQRXQFHUV�RQ�3$�V\VWHPV��FKHHUV�DQG�DSSODXVH��,I�,�ZDQWHG�WR�OLYH�QHDU�WKH�IDLUJURXQGV��,
ZRXOG�KDYH�

�

)URP�H[SHULHQFH��,�FDQ�WHOO�\RX�WKDW�SHRSOH�IUHVK�IURP�WKH�FLW\�DQG�QHZ�WR�WKH�DUHD�ZDQW�YHU\�PXFK�WR�EULQJ�WKH�FLW\�ZLWK�WKHP�
HVSHFLDOO\�H[WHULRU�OLJKWV��PRWRUL]HG�WR\V��DWYV��GLUW�ELNHV��VQRZPRELOHV��DQG�ORXG�SDUW\�PXVLF��7KDW¶V�DOO�ILQH�LQ�WKH�ULJKW
ORFDWLRQ��7KLV�LV�QRW�WKDW�ORFDWLRQ��7KH�PLJUDWRU\�PHJDIDXQD�ZRXOG�DJUHH�ZLWK�PH�RQ�WKDW�RQH�

�

/HW¶V�QRW�IRUJHW��PDQ\�ZDQW�GRJV�DQG�FDWV��ZKLFK�WKH\�LQHYLWDEO\�OHW�UXQ�IUHH��7KHUH�JRHV�WKH�ZLOGOLIH��,Q�WKLV�VXEGLYLVLRQ�ZH
ILQDOO\�KDYH�UHVSRQVLEOH�GRJ�RZQHUV��&DWV�DUH�DQRWKHU�VWRU\��6RPHWLPHV�WKH�VKRRW��VKRYHO�DQG�VKXW�XS�SHUPLW�KDV�WR�EH
H[HUFLVHG��'RJV�DQG�FDWV�DUH�SUHGDWRUV�DQG�DFW�DFFRUGLQJO\��'HHU�DQG�PRRVH�DUH�FKDVHG��UXIIHG�JURXVH�DQG�VRQJ�ELUGV�DUH
NLOOHG��<HV��,�KDYH�ZLWQHVVHG�LW�

�

2Q�WKH�RWKHU�KDQG��WKH�EHDU��PRXQWDLQ�OLRQ�DQG�O\Q[�SRSXODWLRQV�KHUH�PD\�ILQG�WKH�JDUGHQV�DQG�OLWWOH�)LIL�TXLWH�WDVW\�

�

7KH�%LJ�+ROHV�KDYH�EHHQ�GHOLJKWIXOO\�IUHH�RI�³KRUVH�DSSOHV´�VLQFH�WKH�DGYHQW�RI�WKH�DWY��7KH�UHPRYDO�RI�WKH�KRUVH�PHDQV�WUDLOV
DUH�PRUH�XVDEOH�IRU�HYHU\RQH�HOVH��DQG��WKH�KRUVHIO\�SRSXODWLRQ�KDV�GURSSHG�WR�QHDU�]HUR��7KLV�SKHQRPHQRQ�KDV�DOVR�WDNHQ
SODFH�LQ�WKH�*713�ZKHQ�KRUVHV�ZHUH�UH�GLUHFWHG��6RXQGV�WULWH��EXW�ZH�FDPH�KHUH��LQ�SDUW��IRU�WKH�RXWGRRU�UHFUHDWLRQDO
H[SHULHQFH�IUHH�RI�DV�PDQ\�LUULWDQWV�DV�SRVVLEOH��5LJKW"�(YHQ�JDUGHQ�ZRUN�FDQ�EH�KHOO�LVK�LI�LW¶V�KRUVHIO\�WLPH��6LQFH�KDQGOLQH
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���������������$0 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�5DQFK�38'

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

LUULJDWLRQ�KDV�EHHQ�GLVFRQWLQXHG��WKH�PRVTXLWR�SRSXODWLRQ�KDV�DOVR�WDNHQ�D�GLYH��:LWK�SRQGV�DQG�PRUH�VXUIDFH�ZDWHU��ZLOO�WKH
PRVTXLWRHV�UHWXUQ"

�

7KHUH�ZLOO�EH�OLJKW�SROOXWLRQ��7KH�VWDUV�ZLOO�EH�PRUH�GLIILFXOW�WR�VHH��WKH�&LW\�(IIHFW��1R�DPRXQW�RI�'DUN�6N\�FRPSOLDQFH�FDQ�IL[
WKDW��3HRSOH�DUH�LQKHUHQWO\�DIUDLG�RI�WKH�GDUN��7KH\�ZDQW�VWUHHW�OLJKWV��EDUQ�OLJKWV��WKH�DGXOW�YHUVLRQ�RI�WKH�FKLOG¶V�QLJKW�OLJKW��DQG
�IRU�VRPH�UHDVRQ��DUFKLWHFWXUDO�OLJKWLQJ�DQG�LW¶V�RQ�$//�1,*+7��7KH\�IHDU�FULWWHUV�DQG�HDFK�RWKHU��6R�IDU�WKLV�VXEGLYLVLRQ�GRHV
QRW�KDYH�WRR�PXFK�OLJKWLQJ��H[FHSW�IRU�RQH�SUREOHP�FKLOG�WKDW�ZH�DUH�WU\LQJ�WR�WDPH��7KH�PHUFXU\�YDSRU�ODPSV�WKDW�ZHUH�KHUH
DUH�ORQJ�JRQH�DQG�JRRG�ULGGDQFH��,I�SHRSOH�ZRXOG�MXVW�VWHS�RXWVLGH�DW�QLJKW��DZD\�IURP�WKHLU�EXEEOH�RI�DUWLILFLDO�OLJKW��WKH\�ZRXOG
EH�DPD]HG�DW�WKH�DPRXQW�RI�DPELHQW�OLJKW��,¶YH�KLNHG��UXQ��FOLPEHG�DQG�VNLHG�E\�VWDUOLJKW�IRU�GHFDGHV�

�

:DWHU�SROOXWLRQ�DQG�FRQVXPSWLRQ��&RQVXPSWLRQ�LV�D�ZDWHU�ULJKWV�SUREOHP��3ROOXWLRQ��WKH�KRUVHV�DUH�ULJKW�QH[W�WR�DQ�DOOHJHG
VWUHDP��'XGH�&U���7KH�FUHHN�LV�QRW�WKH�QLFH�EOXH�OLQH�RQ�WKH�GUDZLQJ��,W¶V�LQWHUPLWWHQW��:KHUH�GRHV�DOO�RI�WKH�KRUVH�GHEULV�JR"
$UH�WKH�GHYHORSHUV�JRLQJ�WR�VWDUW�SXPSLQJ�ZDWHU�WR�PDNH�DQ�DUWLILFLDO�VWUHDP�DQG�SRQG�V�"�:KHQ�LW�UDLQV�DQG�ZLWK�VSULQJ�VQRZ
PHOW��ZKDW�LV�LQ�WKDW�ZDWHU"�$UH�ZH�JRLQJ�WR�KDYH�D�VPHOO\�IHUWLOL]HU�ULFK�HIIOXHQW�DORQJ�WKH�FRXQW\�URDG"�7KH�VRLO�LV�YHU\�SRURXV�
EXW�WKLQJV�FKDQJH�

�

5RE�<RXQJ�5RGHOPHLVWHU

7HWRQLD��,'������

�

�
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���������������$0 7HWRQ�&RXQW\�0DLO���+LJK�1RRQ�VXEGLYLVLRQ

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPWKLG WKUHDG�I��$�������������������	VLPSO PVJ�I��$�����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

+LJK�1RRQ�VXEGLYLVLRQ�
��PHVVDJH

$O�<RXQJ��ELNHUDO����#\DKRR�FRP! 6XQ��2FW���������DW�������$0
5HSO\�7R��$O�<RXQJ��ELNHUDO����#\DKRR�FRP!
7R���S]#FR�WHWRQ�LG�XV���S]#FR�WHWRQ�LG�XV!

,�DP�ZULWLQJ�WR�H[SUHVV�P\�IHHOLQJV�DJDLQVW�WKH�+LJK�1RRQ�VXEGLYLVLRQ�SURSRVDO�

,W�LV�ORFDWHG�LQ�D�SULPH�PLJUDWRU\�SDWK�IRU�WKH�HON�

,W�LV�LQ�D�SULPH�DJULFXOWXUDO�DUHD��RQH�RI�WKH�EHVW�LQ�7HWRQ�9DOOH\����6RPH�GD\�WKHUH�ZRQ
W�EH�HQRXJK�IDUP�ODQG�WR�JURZ�IRRG�IRU
WKH�ZRUOG���7HWRQ�&R��KDV�DOUHDG\�ORVW�WKH�3DFNVDGGOH�EHQFK�DUHD�WR�D�VXEGLYLVLRQ�DV�ZHOO�DV�WKH�IDUP�ODQG�EHORZ�WKDW�EHQFK���,
IHHO�VXEGLYLVLRQV�VKRXOG�RQO\�EH�DOORZHG�LQ�DUHDV�XQVXLWDEOH�IRU�IDUPLQJ���$QG�WKDW�PHDQV�WKH�JRYHUQPHQW�QHHGV�WR�PDNH
IDUPLQJ�PRUH�SURILWDEOH��PD\EH�OHVV�WD[HV��VR�IDUPHUV�GRQ
W�IHHO�WKH�QHHG�WR�PDNH�VXEGLYLVLRQV���

7KHUH�DUH�VHYHUDO�VXEGLYLVLRQV�LQ�7HWRQ�&R�WKDW�KDYH�ORWV�WKDW�KDYHQ
W�EHHQ�EXLOW�XSRQ���:(�'21
7�1(('�$1<�025(
68%',9,6,216�

$W�WKH�UDWH�ZH�DUH�
JURZLQJ
��RXU�YDOOH\�ZLOO�VRRQ�EHFRPH�QRQ�UXUDO�����,�GRQ
W�ZDQW�D�
FLW\
�EXLOW�ULJKW�LQ�IURQW�RI�PH���$QG�WKH
SURSRVHG�VXEGLYLVLRQ�FRXOG�KRXVH�PRUH�SHRSOH�WKDQ�WKH�FLW\�RI�7HWRQLD���/,*+76��12,6(��75$)),&"��1RW�ZDQWHG�RU�QHHGHG���

,Q�P\�RSLQLRQ��WKH�FRXQW\�KDV�GRQH�D�YHU\�SRRU�MRE�RI�PDLQWDLQLQJ�3DFNVDGGOH�5G�IURP�WKH�ULYHU�WR��������:KDW
V�JRLQJ�WR
KDSSHQ�ZLWK�DOO�WKH�H[SHFWHG�WUDIILF�IURP�WKDW�KXJH�SURSRVHG�VXEGLYLVLRQ"��2K��PD\EH�WKH\�ZLOO�SDYH�LW�WKHQ�OLNH�WKH\�VKRXOG
KDYH�GRQH�\HDUV�DJR����$QG�UDLVH�RXU�WD[HV�WR�GR�VR��

,
P�VXUH�,�FDQ�WKLQN�RI�PRUH�UHDVRQV�ZK\�WKLV�VXEGLYLVLRQ�VKRXOG�QRW�KDSSHQ�EXW�WKHVH�DUH�WKH�ELJ�UHDVRQV���6XEPLWWHG�E\�$O
<RXQJ��������6�$VSHQ�LQ�3DFNVDGGOH��
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���������������$0 7HWRQ�&RXQW\�0DLO���2FWREHU����������3=&�PHHWLQJ

KWWSV���PDLO�JRRJOH�FRP�PDLO�X���"LN ���E�����F	YLHZ SW	VHDUFK DOO	SHUPPVJLG PVJ�I��$�������������������	VLPSO PVJ�I��$����������« ���

6KDURQ�)R[��VIR[#FR�WHWRQ�LG�XV!

2FWREHU����������3=&�PHHWLQJ
&KHU\O�<RXQJ�0HWRV��\RXQJPHWRV#JPDLO�FRP! )UL��6HS����������DW������30
7R��S]#FR�WHWRQ�LG�XV

��d�͗�^ĞƉƚĞŵďĞƌ�ϯϬ͕�ϮϬϮϮ�
dK͗�dĞƚŽŶ��ŽƵŶƚǇ�WůĂŶŶŝŶŐ�ĂŶĚ��ŽŶŝŶŐ��ŽŵŵŝƚƚĞĞ�ŵĞŵďĞƌƐ�
&ZKD͗��ŚĞƌǇů�zŽƵŶŐͲDĞƚŽƐ͕������*UDQGYLHZ�'U͘�;WĂĐŬƐĂĚĚůĞ��ƐƚĂƚĞƐͿ�dĞƚŽŶŝĂ͕�/ĚĂŚŽ�
Z�͗�,ŝŐŚ�EŽŽŶ�ZĂŶĐŚ�ZƵƌĂů�ZĞƐĞƌǀĞ�Wh��ĐŽŵŵĞŶƚƐ�ƚŽ�ďĞ�ŝŶĐůƵĚĞĚ�ŝŶ�KĐƚŽďĞƌ�ϭϭ͕�ϮϬϮϮ�W���ŵĞĞƚŝŶŐ�

/�Ăŵ�ǁƌŝƚŝŶŐ�ƚŽ�ǇŽƵ�ĂƐ�Ă�ůŽŶŐƚŝŵĞ�ŽǁŶĞƌ�ŽĨ�ĚĞǀĞůŽƉĞĚ�ƉƌŽƉĞƌƚǇ�ŝŶ�ŶĞŝŐŚďŽƌŝŶŐ�WĂĐŬƐĂĚĚůĞ��ƐƚĂƚĞƐ͘�
/�ŚĂǀĞ�ƚŚƌĞĞ�ĐŽŵŵĞŶƚƐ�ĨŽƌ�ƚŚĞ�W���ƚŽ�ĐŽŶƐŝĚĞƌ�ĂƐ�ƚŚĞǇ�ĞǀĂůƵĂƚĞ�ƚŚŝƐ�ƉƌŽƉŽƐĞĚ�ĚĞǀĞůŽƉŵĞŶƚ͘�
dŚĞ�ĨŝƌƐƚ�ƌĞŐĂƌĚƐ�ƌŽĂĚ�ĂĐĐĞƐƐ�ƚŽ�ƚŚĞ�ĚĞǀĞůŽƉŵĞŶƚ͘��&ƌŽŵ�ƚŚĞ�ŵĂƉƐ�ƉƌŽǀŝĚĞĚ�ŝƚ�ĂƉƉĞĂƌƐ�ĂĐĐĞƐƐ�ĨƌŽŵ��ƌŝŐŐƐ�ǁŝůů�ďĞ�ǀŝĂ�
tϰϬϬϬ�EŽƌƚŚ�ĂŶĚ�EϴϬϬϬ�tĞƐƚ�ŽǀĞƌ�ƚŽ�tϯϬϬϬ�EŽƌƚŚ͘��^ĞĐƚŝŽŶƐ�ŽĨ�ϰϬϬϬ�EŽƌƚŚ�ĂŶĚ�Ăůů�ŽĨ�ϴϬϬϬ�tĞƐƚ�ĂƌĞ�ƵŶƉĂǀĞĚ͘��dŚĞ�
ƵŶƉĂǀĞĚ�ƐĞĐƚŝŽŶƐ�ŽĨ�ϰϬϬϬ�EŽƌƚŚ�ĂůƌĞĂĚǇ�ƐƵĨĨĞƌ�ĐŽŶƚŝŶƵĂůůǇ�ĨƌŽŵ�ůĂƌŐĞ�ƉŽƚŚŽůĞƐ�ĂŶĚ�ǁĂƐŚďŽĂƌĚ�ƚŚĂƚ�ĂŶŶƵĂůůǇ�ŐƌĂĚŝŶŐ�ŽŶůǇ�
ĨŝǆĞƐ�ƚĞŵƉŽƌĂƌŝůǇ͘��dŚĞ�ŝŶĐƌĞĂƐĞĚ�ƚƌĂĨĨŝĐ�ƚŽ�Ă�ĚĞǀĞůŽƉŵĞŶƚ�ŽĨ�ƚŚĞ�ƉƌŽƉŽƐĞĚ�ƐŝǌĞ�ǁŝůů�ŽŶůǇ�ĨƵƌƚŚĞƌ�ĞǆĂĐĞƌďĂƚĞ�ƚŚĞƐĞ�
ĐŽŶĚŝƚŝŽŶƐ͘��,Žǁ�ǁŝůů�ƚŚŝƐ�ďĞ�ĂĚĚƌĞƐƐĞĚ͍�
^ĞĐŽŶĚůǇ͕�Ă�ďŝŐ�ŐĂŵĞ�ŵŝŐƌĂƚŽƌǇ�ƉĂƚŚǁĂǇ�ĞǆŝƐƚƐ�ĨƌŽŵ�ƚŚĞ�&ŽƌĞƐƚ�^ĞƌǀŝĐĞ�ƉƌŽƉĞƌƚǇ�ŝŶ�ƚŚĞ��ŝŐ�,ŽůĞƐ�ĂĚũĂĐĞŶƚ�ƚŽ�ƚŚŝƐ�
ƉƌŽƉŽƐĞĚ�ĚĞǀĞůŽƉŵĞŶƚ͕�ǀŝĂ��ƵĚĞ��ƌĞĞŬ�ƚŽ�ƚŚĞ�ǀĂůůĞǇ�ĨůŽŽƌ͘��dŚŝƐ�ĚĞǀĞůŽƉŵĞŶƚ�ǁŽƵůĚ�ĞĨĨĞĐƚŝǀĞůǇ�ĐůŽƐĞ�ƚŚŝƐ�ŽĨĨ͘��,Žǁ�ǁŝůů�
ƚŚŝƐ�ďĞ�ĂĚĚƌĞƐƐĞĚ͍�
�ŶĚ�ůĂƐƚůǇ͕�ŝƐ�ƚŚĞƌĞ�ƐƵĨĨŝĐŝĞŶƚ�ǁĂƚĞƌ�ƚŽ�ƐƵƉƉůǇ�Ă�ĚĞǀĞůŽƉŵĞŶƚ�ŽĨ�ϴϬ�ŶĞǁ�ŚŽƵƐĞŚŽůĚƐ�ĂŶĚ�Ă�ĐŽŵŵĞƌĐŝĂů�ĚƵĚĞ�ƌĂŶĐŚ�
ďƵƐŝŶĞƐƐ͍��tŝƚŚ�ŶĞǁ�ĂŶĚ�ĞŵĞƌŐŝŶŐ�ĚƌŽƵŐŚƚ�ĐŽŶĚŝƚŝŽŶƐ�ŶŽǁ�ĞĨĨĞĐƚŝŶŐ�dĞƚŽŶ�sĂůůĞǇ͕�ŚŽǁ�ǁŝůů�ƚŚŝƐ�ďĞ�ĂƐƐĞƐƐĞĚ�ĂŶĚ�
ĂĚĚƌĞƐƐĞĚ͍��
dŚĂŶŬ�ǇŽƵ�ĨŽƌ�ƌĞǀŝĞǁŝŶŐ�ŵǇ�ĐŽŵŵĞŶƚƐ�ĂŶĚ�ŝŶĐůƵĚŝŶŐ�ƚŚĞŵ�ŝŶ�ǇŽƵƌ�ĚŝƐĐƵƐƐŝŽŶ�ŽĨ�ƚŚŝƐ�ƉƌŽƉŽƐĞĚ�ĚĞǀĞůŽƉŵĞŶƚ͘�
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https://www.google.com/maps/search/3471+Grandview+Dr?entry=gmail&source=g


 
 
To: Jade Kruger; Teton County Planning and Zoning Commission 
Re: High Noon Ranch Rural Reserve PUD Concept Plan Application  
 
Please accept this written comment, on behalf of Friends of the Teton River, on the concept plan 
application submitted for the proposed High Noon Ranch Rural Reserve PUD.   

The mission of Friends of the Teton River is to restore and conserve the Teton River Watershed, 
ensuring a lasting legacy of clean water, healthy streams, and a thriving wild fishery.  We 
implement programs and projects founded on sound science, community education, and 
cooperation with landowners, citizens, and agency partners.  

As such, comments from FTR are often requested by our partners, stakeholders, and/or agency 
partners on land use changes that may have an impact on water resources.  We approach these 
comments from a scientific standpoint, and try to ensure that our comments reflect the best 
science available to us at the time of writing.   
 
FTR is concerned that the applicant has not completed the due diligence necessary to determine 
whether there is adequate water physically and legally available to complete the proposed 
project. Significant issues with water availability in this region, combined with rapidly changing 
water administration at the state and regional scale, require that a thorough review of water 
resources should be undertaken in determining whether the proposed development is feasible at 
this location. 
 
The County’s Concept Plan Application Form requires that the applicant submit detailed 
information on Water Resources, High Noon Ranch has failed to meet this requirement, as they 
have failed to adequately address the following required checklist items: 

x a description of the proposed irrigation system  
x a description of the proposed culinary water system 
x information on the water rights that will be used to supply irrigation, culinary water, and 

fire protection for the proposed project 
 
There are few culinary wells on the west side of Teton valley, in large part because groundwater 
is deeper and less plentiful than in other parts of the valley. Individual private wells that do exist 
in these western highlands are deep, and previously proposed developments in the western 
foothills (including West Ridge Ranch and Canyon Creek Ranch) have been plagued by 
significant water issues. It is likely that the proposed High Noon Ranch will face similar issues 
with groundwater availability. 
 
Additionally, both surface and groundwater rights in this region in general, and in Teton Valley 
specifically, are coming under increasing scrutiny. It is likely that groundwater curtailments, 
similar to those seen in the Eastern Snake Plain region, will be experienced in the future. This 
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makes securing new water rights for the proposed High Noon Ranch unlikely as an adequate 
solution. 
 
We request that, prior to approving any further progress on this application, Teton County 
require that the applicant provide detailed information about water resources for this proposed 
project. This information should include: 

x A detailed description of the proposed irrigation system for all agricultural acres, open 
space, and residences, and the volume of water needed to support the proposed uses. This 
should include a detailed assessment of whether enough water is physically available in 
this location to meet the proposed irrigation needs. 

x A detailed description of the proposed culinary water system for all public buildings and 
facilities, as well as all proposed private residences, and the volume of water needed to 
support the proposed uses. This should include a detailed assessment of whether enough 
water is physically available in this location to meet the proposed culinary water needs.   

x A detailed description of the proposed ponds and water features, as well as the proposed 
fire water system, and the volume of water needed to support the proposed uses. This 
should include a detailed assessment of whether enough water is physically available in 
this location to meet the proposed pond, water feature, and fire water needs.   

x Detailed information on the water rights associated with this property. This report should 
confirm that the applicant has fully secured the legal rights to divert the total quantity of 
ground and/or surface water that will be required to meet the combined total of the 
proposed irrigation, public and private culinary, and pond/water feature/fire water that is 
proposed in the application; and, that these water rights are of reasonably senior priority 
to be physically and legally available throughout the year,  

 
 
Please let me know if you have questions or need additional information.  
 
Sincerely, 

 
Amy Verbeten 
Executive Director 
208.354.3871 ext. 13 
amy@tetonwater.org 
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https://www.tetonvalleynews.net/news/the-west-ridge-blues-lot-owners-look-to-overcome-water-problems/article_3b1e3e0e-1ade-11e7-8248-0bfd5cd6c287.html
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https://www.tetonvalleynews.net/news/the-ghosts-of-canyon-creek/article_f4040584-9d25-11e6-87d5-abed8762be48.html
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