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LEGACY LODGE  
 

 

APPLICATION FOR 

Basic Use Permit 

1) Miscellaneous Professional Office Use 

2) Accessory Residential Unit Use 

 

STAGE STOP, INC 
Submitted: August 26, 2022 

Parcel 22-40-16-17-2-03-001 
 

 
 
 
Owner:  
 
Stage Stop, INC 
PO Box 1677 
Jackson, WY 83001 
 
Applicant 
 
HH Land Strategies, LLC 
PO Box 1902 
Wilson, WY 8301 
307-699-0265 
  



1. Introduction:   
On behalf of Stage Stop, Inc, owner of Lot 333, Rafter J Ranch located at 3000 W Big Trail Drive, 
we are submitting two Basic Use Permit applications.  The first application is to permit the use 
of a portion of the existing “Legacy Lodge” building as a commercial “miscellaneous 
professional office” use as more fully described within this application.  The second application 
is to permit Accessory Residential Unit use in a portion of the existing building that will be 
accessory to the principal commercial use.  No changes to the physical development on the 
subject property is being proposed by this application unless otherwise noted herein.   
 

2. Property Description and Application Description 
A. Property Description: 

The Legacy Lodge property (Rafter J Ranch Lot 333) was created in 1978 as part of the Rafter J 
Planned Unit Development.  As part of the Rafter J PUD, the property was established under 
the 1978 Teton County Land Development Regulations.  Unlike more recent Planned Unit 
Developments, there is no “Maser Plan” that governs how Lot 333 can be developed and used. 
On the Rafter J Ranch Subdivision Plat 330, Lot 333 is identified as the “Ranch Headquarters 
and Local Commercial” lot and is 5.37 acres in area.  (see attached Exhibit A – Vicinity Map) 
 
Pursuant to a Zoning Compliance Verification (ZCV2021-0012) the regulations that govern the 
permitted use and development of Lot 333, Rafter J PUD is the 11th Printing of the 1978 Teton 
County LUDRs.   
 
Based on the 1978 PUD approvals, and the 11th printing of the 1978 LUDRs the property is 
zoned Local Convenience Commercial (CL).  CL zoning allows for a wide range of uses, including 
uses under the following use classifications: 1) Residential Uses (limited to a caretakers 
residence and residential accessory units); Recreational Uses (including community center, 
parks, recreational buildings, spectator sports facility, and health clubs); Retail Commercial Uses 
(including convenience store, drug store, food stores, hardware store and liquor store); Service 
Commercial Uses (including banks, bars, gas service station, and restaurants); Office and 
Professional Uses (including individual small business offices, medical, legal, engineering and 
other types of professional offices); Industrial Uses (including asphalt and concrete plants and 
contractor shops); and Public Institutional Uses (including churches, day care, hospital, private 
schools and colleges, and nursing homes).   
 
Under the 1978 LUDRs, there is no limitation on the overall floor area of the property.  The 
scale and intensity of development permitted on the property is mainly governed by limits on 
impervious surface and required setbacks.  Lot 333 has an impervious surface limitation of .60, 
or approximately 140,000 s.f. of impervious surface.  A rough calculation of the existing 
impervious surface on the property based on GIS information reveals that the existing 
impervious surface on the property is approximately 82,000 s.f..  Based on this, approximately 
52,000 s.f. of impervious surface is available on the property.         



 
The subject property was developed as an assisted living facility which was approved under a 
Conditional Use Permit (CUP 98-0008) and a Development Permit (DEV00-0002).  The existing 
development on Lot 333 contains a 55 unit assisted living facility located in a single building 
that includes common areas, dining facilities and common amenities.  The property includes an 
outbuilding east of the main lodge that contains mechanical and utility equipment serving the 
main building on the property. The overall floor area of the building on the property is 
approximately 51,750 s.f.  (See attached Exhibit B – Existing Development Site Plan) 
 
The existing building is two stories and is configured with a central common area and 
commercial kitchen facility flanked to the north and south by two wings.  Each wing includes 
two stories, and each story of each wing contains a varying number of individual units.  
Individual units within the building have been designated as “studio” units, “one-bedroom” 
units and “two-bedroom” units.  Each unit within these specific unit type categories are 
substantially the same floor plan and contain the same amount of floor area.  As currently 
configured, the building contains 17 studio units, 32 one-bedroom units and 6 two-bedroom 
units for a total of 55 individual units.  Additional spaces within the building include mechanical 
equipment, laundry facility and other miscellaneous uses considered common uses for the 
entire building.   
 
In early 2021, Legacy Lodge closed its doors, ceasing operations and use of the property as an 
assisted living facility.  The property has since been sold to the current owner, Stage Stop, Inc.  
Since that time the owners of the property submitted various applications to Teton County to 
change the use of the building from assisted living to workforce housing, a use clearly needed 
within the community.  These applications included an application to amend the PUD to allow 
apartment use and an application for a conditional use permit to review and establish 
standards for the proposed use.  After extensive public comment and public hearings on these 
applications, the proposed PUD amendment permitting Apartment use as a conditional use was 
approved by the Board of County Commissioners.  The Conditional Use Permit application 
permitting the proposed workforce housing use has yet to be approved.  Furthermore, the PUD 
amendment application is currently the subject of a lawsuit, rendering the future use of the 
property for workforce housing, which necessitates significant upgrades to the individual units, 
infeasible at this time.   
 
B. Application Description:  
 
In an effort to establish a productive use for the existing Legacy Lodge facility, the applicant has 
reviewed the uses permitted under the governing 11th printing of the 1978 LUDRs.  Included in 
the permitted uses as an “Outright Use” is the use titled “Medical, Dental, Legal, Engineering, 
and other types of professional office”.   
 
Uses considered “outright uses” under the 1978 LUDRs are considered “Basic Uses” under the 
current Land Development Regulations.  Because the application procedures set forth in the 
current LDRs have previously been applied to applications for the subject property, we are 



submitting this Basic Use application to permit the proposed miscellaneous professional office 
use.   

In addition to the application for the miscellaneous professional office use, we are seeking 
approval to use a portion of the building for an Accessory Residential Unit use as more fully 
described below.       

 
3. Miscellaneous Professional Office Basic Use Permit Application 
 
A. Narrative of Proposed Use:    

The “miscellaneous office use” proposed by this application will be located in each of the 
individual units within the first-floor, north wing and the first-floor, south wing.  No other use, 
except for using existing circulation and common space within the existing building to permit 
access to the proposed miscellaneous office units, is being proposed by this application.  Based 
on a detailed review of these individual units, the unit amounts, and unit types are as follows:   
 
 First Floor, North Wing:   2 studio units 
     9 one-bedroom units 
     2 two-bedroom units 
     13 total units 
 
 First Floor, South Wing: 11 studio units 
     4 one-bedroom units 
     0 two-bedroom units 
     15 total units 
 
Based on the above, the first floor of the building contains 28 individual units, which includes 13 
studio units, 13 one-bedroom units and 2 two-bedroom units. 
 
All 28 of the individual units proposed as miscellaneous professional office use will be leased, 
under single lease, to a single entity that will determine the professional employee occupants 
of the individual units.   
 
B. Proposed Development Plan: 
 
No changes to the existing development and/or improvements on the property are being 
proposed by this application.  As developed, the physical development on the property was 
approved and constructed in accordance with the requirements of the 1978 LUDRs governing 
development on the property.  Therefore, all physical development on the property is in 
conformance with applicable Teton County regulations governing physical development.   
 
Conformance with physical development requirements notwithstanding, the proposed 
miscellaneous professional office use will be contained within individual units within the overall 



facility, and it is necessary to establish the overall floor area of these individual units to 
demonstrate how the proposed intensity and density of the proposed use meets various LDR 
standards.   
 
Attached as Exhibit C- Unit Type Floor Plans to this application are floor plans for each 
individual unit type, including detailed floor plans for the studio, one-bedroom and two-
bedroom units.  These include the overall floor area for each unit type and a breakdown of the 
floor area within each unit dedicated to “living area”, bedrooms and kitchen spaces.  The “living 
area” and bedrooms within each unit will be used as professional office spaces.  Each of the 
units include bathrooms and kitchen spaces that will not be used specifically as professional 
office space and are therefore excluded from the following floor area calculations for each of 
the units.  Below are the floor area proposed for professional office space within each unit type.     
 
 Studio:   248 s.f. (living area) 
 One-Bedroom:  245 s.f. (living area and bedroom) 
 Two-bedroom: 303 s.f. (living area and bedrooms) 
 
The total number of units proposed as professional office use on the first floor of both the 
north and south wings is 28, with 13 studio units, 13 one-bedroom units and 2 two-bedroom 
units.  Based on the individual unit type floor areas, the overall floor area of the professional 
office use is as follows:   
 
 Studio:   3,224 s.f.  (248 x 13 = 3,224) 
 One-bedroom: 3,185 s.f.  (245 x 13 = 3,185) 
 Two-bedroom  606 s.f.  (303 x 2 = 606) 
 Total:    7,015 s.f.   
 
Based on the above, the overall floor area within the existing Legacy Lodge building proposed 
for professional office space is 7,015 s.f.   
 
C. Use Standards 
 

1. Parking and Loading Standards 
 
The 11th printing of the 1978 LUDRs includes parking requirements for various uses.  The 
parking requirement for “general office, government office and veterinary hospital” use 
requires the provision of 5 spaces per 1,000 s.f. of the “general office…” use.  Based on 
the professional office floor area within each of the 28 units within the first floor of the 
north and south wings of the building the total floor area dedicated to professional 
office use is 7,015 s.f.   
 
The parking requirement of 5 spaces per 1,000 s.f. of “general office…” use this 7,015 
s.f. generates a parking requirement of 36 parking spaces.   
 



The existing parking lot and miscellaneous additional parking spaces on the Legacy 
Lodge property currently contains 35 parking spaces.  We have determined that by re-
stripping the parking areas on the property we can achieve a minimum of 41 parking 
spaces without any additional grading or site disturbance.  This is illustrated in the 
attached Exhibit D – Legacy Lodge Site Parking Review to the application.  Theis re-
stripping activity will be completed prior to miscellaneous professional office occupancy 
of the building.    
 
2. Employee Housing Standards 
 
The housing requirement generated by the proposed 7,015 s.f. of professional office use 
is 1.51 units.  (Considering that the building already exists, the “construction” portion of 
the source amount could be eliminated from the mitigation calculation, but this would 
represent a nominal reduction of approximately .04 units).   
 
The applicant proposes to provide for this 1.51 unit mitigation requirement by providing 
ARUs that will be subject the occupancy restrictions inherent to the ARU use within the 
current LDRs as more fully described below in the associated ARU Basic Use Permit 
application.    
 
3. Operational standards 
 
Neither the 1978 LUDRs or the current LDRs have specific operational standards for 
office uses.  However, as part of this BUP submittal, the applicant proposes to lease the 
all 28 office units to a single entity that will be responsible for determining the 
professional employee occupants of the individual units.   
 
4. Transportation facilities 
 
The existing transportation facilities on the site were approved by Teton County as part 
of the development Plan approval for the property and were constructed in accordance 
with this approval.  No changes to the transportation facilities on site (with the 
exception of re-stripping the existing parking spaces) is proposed by this application.   
 
5. Required Utilities 
 
All required utilities, including water and wastewater utilities are currently provided on 
site and are adequate to serve the proposed miscellaneous professional office use.    

 
D. Findings:   
 
“1. Complies with the use specific standards of Division 6.1 allowed uses and the zone.” 
 



As part of the Rafter J PUD, the Legacy Lodge property is subject to the standards and 
requirements of the 11th printing of the 1978 LUDRs, specifically the uses permitted under the 
CL Zone District.  The CL Zone District of the 1978 LUDRs permit, as an outright use,  “Medical, 
Dental, Legal, Engineering and other types of professional offices.”.  This application proposes 
the 28 units within the first-floor north wing and first floor south wing to be occupied by these 
outright uses.  Therefore, the application complies with the applicable use specific standards of 
the CL Zone district.   
 
“2. Complies with all other relevant standards of these LDRs and all other County Resolutions” 
 
The 1978 LUDRs contain no standards specific to the proposed miscellaneous professional 
office use.  Similarly, the current LDRs contain no standards specific to office uses.  All other 
relevant standards of the LDRs are met by this application as described herein.   
 
“3. Is in substantial conformance with all standards of conditions of any prior applicable permits 
of approvals.”   
 
No changes to the physical development on the property is being proposed by this application 
and the existing physical development complies with the development plan approval for the 
existing facility.  The Legacy Lodge property is subject to the Rafter J PUD approval, which is 
governed by the 11th printing of the 1978 LURDs.  This application complies with all standards of 
the 1978 LUDRs as described herein.    
 
4. Accessory Residential Unit Basic Use Permit Application 
 
A. Narrative of Proposed Use:    

The Accessory Residential Unit use proposed by this application will be a use that is accessory 
to the miscellaneous professional office use proposed concurrently with this ARU Basic Use 
Permit application.  The ARU Use will be located within the existing Legacy Lodge building and 
not within an “Accessory Building”.  The proposed ARU use will be secondary and subordinate 
to the principal miscellaneous professional office use on the property that is being proposed 
concurrently with this application.  ARUs are a use that is specifically permitted as a Basic Use in 
the underlying Rural 2 (R-2) zone district.  Specific standards associated with the authorized 
ARU use apply under the current LDRs.  Compliance with these standards is addressed within 
this application.     
 
All of the proposed ARU units will be located in each of the individual units currently located on 
the second-floor, north wing and the second-floor, south wing of the Legacy Lodge building.  No 
other use, except for using existing circulation and common space within the existing building 
to permit access to the proposed ARUs, is being proposed by this application.  Based on a 
detailed review of these individual units, the unit amounts, and unit types are as follows:   
 
 Second Floor, North Wing:   2 studio units 



     9 one-bedroom units 
     2 two-bedroom units 
     13 total units 
 
 Second Floor, South Wing: 2 studio units 
     10 one-bedroom units 
     2 two-bedroom units 
     14 total units 
 
Based on the above, the second floor of the building contains 27 individual units, which 
includes 4 studio units, 9 one-bedroom units and 2 two-bedroom units. 
 
Based on the individual unit type floor areas, the overall floor area of each of the ARU unit 
types is as follows:   
 
 Studio:   326 s.f. 
 One-bedroom: 474 s.f.  
 Two-bedroom  708 s.f.   
 
Pursuant R-2 Zone specific standards for ARUs accessory to a principal use, all ARUs may have a 
maximum of 850 s.f.  All existing units within the Legacy Lodge building that are proposed as 
ARU meet this standard.   
 
All ARU units will be occupied by families or persons working within Teton County.  In addition, 
the proposed ARU units will be rented to families or persons for a minimum period of 90 days.   
 
No outside storage of possessions of ARU occupants will be permitted outside of the building.   
 
The miscellaneous professional office use proposed concurrently with this application on the 
same property and within the same building includes 28 individual units that will contain this 
principal use.  As the ARU use is proposed within 27 individual units, the ARU use is secondary 
and subordinate to the principal office use.   
 
B. Proposed Development Plan: 
 
No changes to the existing development and/or improvements on the property are being 
proposed by this application other than those specifically described herein.  As developed, the 
physical development on the property was approved and constructed in accordance with the 
requirements of the 1978 LUDRs governing development on the property.  Therefore, all 
physical development on the property is in conformance with applicable Teton County 
regulations governing physical development.   
 
Conformance with physical development requirements notwithstanding, the proposed ARU use 
requires certain improvements or alterations in ensure compliance with ARU standards.  ARUs 



are considered to be a dwelling unit under current LDRs and dwelling units are required to 
include “kitchens” as defined by the LDRs.  Prior to occupancy of any of the proposed ARUs 
each unit will secure a building permit and will be remodeled to contain a full kitchen in 
accordance with this definition.  
 
C. Use Standards 
 

1. Parking and Loading Standards 
 
ARUs require parking in the amount of 1.25 spaces per ARU.  However, pursuant to LDR 
section 6.2.2.B.1 – Shared Parking, “A percentage of the parking spaces required for 
nonresidential uses may be considered shared with on-site residential uses…”.  This LDR 
section authorizes 100% of the required parking for ARUs can be shared with an office 
nonresidential use.   
 
The miscellaneous professional office use application submitted concurrently with this 
application requires the provision of 36 parking spaces for this use.  Based on the 
analysis included herein as Exhibit D – Legacy Lodge Site Parking Review the existing 
parking facilities on-site can be re-stripped without the need for additional grading or 
site disturbance to accommodate 41 parking spaces.  Therefore, the parking required by 
the miscellaneous professional office use can be exceeded by 5 spaces.  This application 
proposed sharing parking between the proposed ARU Use and the miscellaneous 
professional office use at 90%.   
 
This amount is justified on at least two counts.  1) it is reasonable to expect that at least 
a portion of the occupants of the miscellaneous professional office will occupy an ARU 
on site reducing the parking demand, and 2) the proposed ARU use includes a 
requirement that ARU occupants working within Teton County and it is reasonable to 
expect they will drive off-site to work while the professionals occupying the offices are 
parked on site.  In addition, the prospect of carpooling, individual users within the 
building not owning a car, alternative transportation options and START but service to 
the site will support this shared parking proposal.   
 
2. Employee Housing Standards 
 
The proposed ARU use is exempt from housing mitigation requirements.   
 
3. Operational standards 
 
Neither the 1978 LUDRs or the current LDRs have specific operational standards for ARU 
uses other than those addressed elsewhere herein.    
 
4. Transportation facilities 
 



The existing transportation facilities on the site were approved by Teton County as part 
of the development Plan approval for the property and were constructed in accordance 
with this approval.  No changes to the transportation facilities on site (with the 
exception of re-stripping the existing parking spaces) are proposed by this application.   
 
5. Required Utilities 
 
All required utilities, including water and wastewater utilities are currently provided on 
site and are adequate to serve the proposed miscellaneous professional office use.    

 
D. Findings:   
 
“1. Complies with the use specific standards of Division 6.1 allowed uses and the zone.” 
 
In accordance with ZCV (ZCV2021-0012) the regulations that govern the permitted use and 
development of Lot 333, Rafter J PUD is the 11th Printing of the 1978 Teton County LUDRs 
unless those regulations are silent.  If the 1978 LUDRs are silent, the regulations of the current 
LDRs, specifically those within the R-2 zone district apply.  ARUs accessory to a nonresidential 
use are permitted within the R-2 zone district subject to specific standards.  These standards 
associated with the proposed use have been addressed herein and comply with all applicable 
standards.   
 
“2. Complies with all other relevant standards of these LDRs and all other County Resolutions” 
 
The 1978 LUDRs contain no standards specific to the proposed ARU use.  The current LDRs do 
contain standards specific to the proposed use and this application has demonstrated 
compliance with these standards.  All other relevant standards of the LDRs are met by this 
application as described herein.   
 
“3. Is in substantial conformance with all standards of conditions of any prior applicable permits 
of approvals.”   
 
No changes to the physical development on the property is being proposed by this application 
and the existing physical development complies with the development plan approval for the 
existing facility.  The Legacy Lodge property is subject to the Rafter J PUD approval, which is 
governed by the 11th printing of the 1978 LURDs.  This application complies with all standards of 
the 1978 LUDRs as described herein.    
 
  



 
Exhibit A – Vicinity Map 

 

 
  



 
 

Exhibit B – Existing Development Site Plan 
 

 



Exhibit C- Unit Type Floor Plans 
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Exhibit D – Legacy Lodge Site Parking Review 
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