By Heather Thompson at 8:50 am, Dec 01, 2021

$2,500
010103
CUP2021-0007

Buffalo Valley Music and Arts Festival
Conditional Use Permit Application

APPLICATION FOR
Conditional Use Permit
for
Outdoor Recreation, Outdoor Reception Use
Buffalo Valley Land and Cattle, LLC
Submitted: _November 30, 2021__________________
Parcels 22-45-13-21-4-00-004 and 22-45-13-21-4-00-008

Owner:
Buffalo Valley Land and Cattle, LLV
PO Box 70
Moran, WY 83013-0070
Applicant
FIRE IN THE MOUNTAINS
PO Box 12527
Jackson, WY 83002

Preface
Fire in the Mountains was forced to cancel their 2020 and 2021 iterations in order to preserve the safety
of the public and adhere to the governmental standards set forth in response to the Coronavirus
Pandemic. These cancellations have put Fire in the Mountains in a precarious permitting situation due
to the 2020 LDR text amendment that changed the requirements for the permitting of events in Teton
County.
The newly mandated LDR text amendment’s now require any events of over 500 people to apply for a
Conditional Use Permit, rather than the previously used Special Event Permit. As part of the LDR text
amendment, any events that were forced to postpone in 2020 due to the pandemic were able to
reapply for 2021 through the original Special Event Permit Application. There was no language in the
new LDR’s addressing the same scenario, for the same pandemic, in 2021. This has created a situation
where Fire in the Mountains is now being forced to apply for a Conditional Use Permit in order to
conduct the same event that had already been permitted for in 2020 and 2021. It should be noted that
besides the proposed camping area of the festival, this is the same event, with the same ticket sales.
Because the event was postponed due to a global pandemic and was never cancelled, as is customary
with such events, Fire in the Mountains followed the industry standard and allowed ticket holders to
carry over their tickets to the 2022 event, having no reason to believe such negligence would occur
where no language was included in the updated LDR’s to address those events that were forced to
postpone due to the global pandemic which is approaching its third year.
Due to the aforementioned circumstances, Fire in the Mountains has now been forced to apply for a
Conditional Use Permit having already sold over 1,000 tickets, more than 800 of which were sold before
the pandemic when they had a Special Event Permit in hand.
It should also be noted that Fire in the Mountains had communicated this situation with all the County
Commissioners on February 22, 2021, by requesting a public hearing intending to address their Special
Event Permit for their 2022 event. Only one of the five Commissioners responded.
As always, the owners and operators of Fire in the Mountains look forward to working with Teton
County to produce a truly one-of-a-kind music, arts, and educational gathering that’s safe, clean, and
respectful. Thank you for taking the time to read this application.

1. Project Introduction, Goals, Property Descriptions, Applications
1.1 Introduction:
On behalf of Buffalo Valley Land and Cattle, LLC, owner of two parcels located at 16945 Buffalo
Valley Road (PIDN 22-45-13-21-4-00-004 and 22-45-13-21-4-00-008) and Heart 6 Ranch,
operator and manager of the Buffalo Valley Land and Cattle properties, we are submitting this
application for approval of a Conditional Use Permit (CUP) to allow the operation of the Buffalo
Valley Music and Arts Festival on the subject parcels. The CUP is for an Outdoor Recreation use,
specifically an Outdoor Reception use that that will include a single event hosting over 500
guests over cumulative days at one time per year. This application also includes a proposal to
host temporary overnight camping as an incidental use component of the primary outdoor
reception event. The two parcels that are the subject of this application (the “Subject Parcels”)
on which the Outdoor Recreation (Outdoor Reception) use will be take place are within the
Rural 1 (R-1 zone district and are also within the Natural Recourse Overlay (NRO) and the Scenic
Resource Overlay (SRO). The westernmost parcel is 39.86 acres, and the easternmost parcel is
39.76 acres. Combined, the subject parcels total 79.62 acres. Pursuant to LDR Section
6.1.3.C.1.viii.d.3, Outdoor Reception sites are exempt from the zone-based minimum site area
requirement if the use is limited to a one-time event or occurs once a year. A vicinity map of
the subject parcels is included in Exhibit A to this application.

1.2 Project Goals/Event Summary, Property Description and
Applications
A. Project Goals/Event Summary:
Buffalo Valley Land and Cattle, LLC, the owner of the subject parcels, and Heart 6 Ranch, the
operator of the properties, has partnered with the operator of The Buffalo Valley Music and
Arts Festival, otherwise known as “Fire in the Mountains,” to host the Outdoor Reception use
under a Special Event Permit in 2018 and 2019. In January of 2020, Fire in the Mountains
secured a Special Event Permit to host the Outdoor Reception in July of 2020. Due to the
Covid-19 pandemic, the event was postponed. The event was carried over and approved for an
additional Special Event Permit for July of 2021. The event was once again postponed due to
the concerns of the health and safety of Teton County in relation to the Covid-19 pandemic.
This Special Event Permit was not extended by the Board of County Commissioners to 2022. As
a result, the approval of a CUP for the proposed use is an outright requirement to hold the
event pursuant to LDRs effective 1/4/2021.
Fire in the Mountains was originally created to highlight the symbiotic relationship between
heavy music and mountain landscapes. It was a way to bring people together to experience
something extraordinary: the primal power of heavy music combined with the majesty and
wildness of the Teton Mountain Range. What transpired was a truly unique and inspiring
experience for the audience and bands alike.

Today, Fire in the Mountains is so much more than just a concert in the mountains. Through the
deliberate curation of music, art, education, adventure, local and forageable food options, and
a social setting conducive to intellectual ferment, Fire in the Mountains seeks to pay homage to
the awe-inspiring nature of one of the last intact temperate ecosystems that still exists: the
Greater Yellowstone Ecosystem. At the very heart of this endeavor is the idea of protecting and
honoring that which we deem most sacred: the ability to commune with the wilderness,
affording the opportunity for those in attendance to engage in rewilding; that is, to reconnect
and immerse oneself with the natural world in order to cultivate our intrinsic nature.
Fire in the Mountains mission statement is as follows:

Connecting to nature and oneself through music, art, adventure,
and education, all in a remote wilderness setting, Fire in the
Mountains will act as an immersion-based experience seeking to
rekindle one’s inner fire and relationship with the natural world.
The festival will be held one weekend per year during the summer. The organizers plan to hold
the event during the third weekend of July every year. The festival itself will take place on a
Friday, Saturday, and Sunday. Ticketholders will be allowed to arrive on Friday at noon and will
be required to leave by Monday at noon. Set up and breakdown of the festival will take place a
few days before and after. All festival related activities (setup, the festival itself, and
breakdown) will last no longer than one week. Parking, camping, vendors, and the music itself
will take place for 3 days out of the year on the Friday, Saturday, and Sunday.
Camping will be provided on the subject parcel and will also occur on US Forest Service land
east of the event site. Parking, camping, vendors, and the music itself will take place for 3 days
on the Friday, Saturday, and Sunday. We anticipate that the event will include more that 500
guests for each day of the event. Parking will be limited and guests to the festival will be
encouraged to carpool. While ample parking will be provided, the event organizers will provide
shuttles to the event from the airport.
The event will include live music, art vendors, educational workshops (9am until the music
starts; Saturday and Sunday) and vendors providing food and drink. Alcohol will be served each
day of the event under a liquor license with a dude ranch designation held by Heart Six Ranch.
The event space will be open to ticketholders beginning at noon on the first day of the event
and 9:00 AM on the second and third day of the event. The event will be closed to visitors by
11:00 PM each day of the event. Event site-camping will also be permitted and guests with a
campsite reservation will be permitted to remain in the event space from noon on Friday until
noon on Monday. Art, workshops, retail, food, and alcohol vendors will be open during times
when non-camping ticket holders are permitted in the event space.

Music performances will occur on each night of the festival, for a total of three (3) nights over
the course of the festival. The music performance schedule will be limited to the following
hours:
First Festival Day: 6 PM Start – 10:00 PM performance end
Second and Third Festival Days: Noon start – 10:00 PM performance end
Soundcheck and other activities needed to prepare for music performances will occur a
maximum of two hours prior to start of music performances. Sound monitoring and mitigation
procedures will be in place over the duration of the event to ensure compliance with all noise
requirements of Teton County.
The one weekend per year (summer) event will provide 14 staff members during the time of
the event. The event will also provide 60 volunteers to assist in preparing for and managing the
event. Festival organizers anticipate providing 20 security personnel per day of the event in
addition to two hired sheriff deputies on site during festival hours of operation. These are the
staff and volunteer personnel currently planned for the festival and may be subject to change
based on how the event matures. In addition, the festival organizers will retain two
subcontractors professional production companies to assist in producing and managing the
festival.
No permanent structures will be erected in association with the festival. Stages, tents,
bathroom facilities, fencing and all other related event infrastructure will be erected and
removed within 36 hours before and after the festival. All lands impacted by the event will be
restored to pre-event condition within 2 weeks after the event.
B. Property Description:
The subject parcels are zoned R-1 and are within the NRO and SRO. An aerial detail of the
subject parcels is included in Exhibit B. Parcel 1 contains 39.86 acres and Parcel 2 contains
39.76 acres. Combined, the site subject to this CUP application contains a total of 79.62 acres.
The parcels are under ownership of Buffalo Valley Land and Cattle, LLC and are operated and
managed by the Heart 6 Ranch, LLC.
The majority of the site is used as a horse pasture. The pasture is on the opposite side of the
road from the lodge of Heart Six Ranch as well as being on the opposite side of the road from
adjacent land owners. The pasture lands are bordered on the south by the Buffalo Fork River.
As disturbed agricultural lands, the event site is an ideal location to provide ample space for
uses associated with the event, including parking, camping, concert stage and venue,
merchandise area, porta-potties, trash receptacles, bear proof trash and food storage, first aid
station, fire prevention station, electric generator, security, and food and drink venues.

An Environmental Analysis of the property, analyzing the impacts of the proposed conditional
use was completed by Y2 Consultants, dated February 27, 2020, and is on file with Teton
County.
C. Applications:
For the lands subject to this application, we are seeking approval of a Conditional Use Permit to
allow an Outdoor Reception as defined under LDR Section 6.1.3.C – Outdoor Recreation use.
This application narrative and supporting materials are provided and divided into two separate
sections below.

II. Application 1: Outdoor Reception Conditional Use Permit
A. Narrative Description of Proposed Use
The general description of the proposed use is described above under “Description of Project
Goals, Property and Applications”.
Specifically, the proposed outdoor reception use will be located primarily on Parcel 1, with
some limited tent camping and RV parking/camping located on Parcel 2. The areas of use are
divided into three primary categories, including 1) Festival Grounds, 2) Parking, 3) Camping.
The festival grounds will provide areas for the stage and areas for guests viewing of musical
events, areas for food and drink vendors, and areas for art exhibits, vendors, and workshops.
Delineated parking areas are for day-use parking and overnight parking associated with
ticketholders, Fire in the Mountains’ staff parking, and event support vehicles. The parking
areas will have parking attendants supervising a safe and orderly flow of traffic. Camping areas
are divided into tent camping areas, RV parking/camping areas and VIP camping areas. Sanitary
and bathroom (porta potty) facilities will be located within each of the use area categories to
effectively serve guests.
Access to the event site will be taken from Buffalo Valley Road utilizing two existing access
points and following existing dirt roads used throughout the year for agricultural purposes.
B. Proposed Development Program
No structures, roads, easements, permanent site disturbance or impervious surfaces are
proposed by this application. The following tables show the overall acreage of the site and the
event area and setback of event area from existing property lines and anticipated property
boundaries established through a proposed family subdivision, discussed elsewhere herein.
Gross Site Area Standards
Parcel 1

Parcel 2 Total

Gross Site Area

39.86 ac 39.76ac. 79.62 ac.

Proposed Driveway Easements

0

0

0

Existing & Proposed Access Ease.

0

0

0

20 ac

0

20 ac.

Event Area*

* event area is approximate – no limitation under LDR Standards
Setbacks –

From property boundary

North (Street)

50’

South (Rear)

30’

East (Side)

30’

West (Side)

30’

C. Site Plan
Please see attached “Exhibit B – Buffalo Valley Music and Arts Festival Proposed Conditional
Use Site Plan”.
The attached exhibit shows in detail the proposed location of the various uses proposed under
this application. It includes the location of vehicular ingress and egress, parking, camping,
festival grounds and stage locations. The exhibit also includes the location of the Buffalo Fork
River and associated river setback as delineated by the February 2020 Environmental Analysis
completed by Y2 Consultants. A portion of the festival grounds, and one stage are proposed to
be within the delineated river setback. These are temporary uses and have been carefully
located to minimize impacts to any existing riparian habitat, with the location being in an
existing horse pasture. As discussed in greater detail below, the event organizers will
undertake riparian habitat restoration work along the Buffalo Fork River and within the river
setback so the land within the setback is improved to a more naturally resiliant state than
currently exists. This riparian habitat restoration work is part of the event as a Scholarship
Program, which already exists. The long-term goals of the program are to improve the habitat
along the Buffalo Fork River, which will in turn improve its water quality.
The second stage, all generators, electrical applications, porta potties and vendors will be
located outside of the 150’ river setback. The only structure being proposed within the 150’
setback is the main stage. The main stage has a footprint of 86sq2. The location of the main
stage is essential in creating the atmosphere and ascetic draw Fire in the Mountains (FITM) has
created its brand around for the past seven years, differentiating itself from other outdoor
festivals with the allure of the Teton Mountain Range being the backdrop for the concert itself,
surrounded by the Buffalo Fork River. Both the Tetons and the Buffalo Fork create a sense of
place for participants of the weekend festival not found at any other festival in the world. It is
necessary to emphasize the fact that this is the primary reason people purchase tickets to
attend FITM. The stage has been strategically placed in its location (as shown in Exhibit B) in
order to entice participants to attend the festival, allowing us the opportunity to facilitate
environmental initiatives aimed at regenerating the habitat along the Buffalo Fork River, in
addition to the surrounding Greater Yellowstone Ecosystem.

At the heart of everything Fire in the Mountains does, is integrity. Thus, it’s imperative to
mention that FITM takes a regenerative approach when carrying out its festival. Part of that
regenerative approach is to create a Net-Positive impact upon the land being directly used, as
well as the health of the surrounding environment – ie. the sensitive and diverse Greater
Yellowstone Ecosystem. Fire in the Mountains has partnered with The Snake River Foundation
and the National Forest Service to conduct Riparian Restoration efforts on the Buffalo Fork
River. FITM will be offering a Scholarship Program for 25 participants to receive free tickets in
exchange for 6 hours of their time over the course of the weekend. Without the Teton
Mountains and Buffalo Fork River being a direct part of the musical experience (ie. during the
music itself), we are just another festival in a field and those 25 people don’t show up to repair
the landscape. The Tetons and the Buffalo Fork as a backdrop to the main stage, are essential
components to the riparian restoration work we are facilitating. The location of the stage being
within the 150’ setback is an “essential facility” to perform this riparian restoration work. The
stage is not a housing facility and is temporary in nature (3 days per year). Given these factors,
the main stage being located within the 150’ set river set back meets the requirements of LDR
Section 5.1.1.D.3 Development of Essential Facilities.
D. Neighborhood Meeting
No Neighborhood meeting is required. The applicant has not held a neighborhood meeting.
The applicant has reached out and will continue to reach out to neighbors before each event
offering them free entrance to all events throughout the weekend.
E. Structure Location and Mass
No structures are proposed with this application. However, based on the standards for an
Outdoor Recreation (Outdoor Reception) use, Planning staff indicated in the pre-application
conference request that a description of an operations plan be provided as part of the
application and within the “Structure Location and Mass” Portion of the application. This is
provided below and shown on the attached Exhibit B.
For a detailed description of the operations plan for the event, please see below discussion
under item O. Operational Standards
F. Maximum Scale of Development
No habitable or non-habitable floor area is being proposed by this application. The response to
the standards for Maximum Scale of Development are included in the attached Exhibit B and
Proposed Development Program above.
G. Site Development

The proposed Outdoor Reception use will utilize existing disturbed and/or impervious surfaces.
Additionally, any site disturbance associate with the proposed outdoor reception event will be
temporary in nature and will be reclaimed as part of the overall operations plan addressed
under “Structure Location and Mass” above.
H. Environmental Standards
1. Wild animal feeding, bear conflict standards, irrigation ditch setbacks:
No wild animal feeding will occur as a result of the proposed use. All refuse will be stored in
bear proof containers while on site and will be removed within 24 hours of the event. A bear
safety course administered by Wyoming Game & Fish will be made available to all campers,
with an incentive of reimbursing 50% of the camping fee to each participant. All activities and
temporary disturbances associated with the proposed Outdoor Reception use will be located
outside of any established irrigation ditches.
2. Natural Resource Overlay Standards:
On February 27, 2020 Y2 Consultants EA analyzed the proposed location of these various uses
within Figure 9.0 of the EA. This previously proposed location of event uses as shown in the EA
Figure 9.0 is included in this application as Exhibit C – Previously Proposed Location of Event
Uses. In this analysis, some of the proposed uses were located within and areas delineated by
Y2 to be in the 150-foot river setback. Y2 Consultants performed an analysis of an alternative
to the location of these uses to relocate the uses out of the 150-river setback that they
delineated. This alternative location of the proposed uses is included in Figure 10.0 of the Y2
EA. Figure 10.0 is included in this application as Exhibit D – Alternative Location of Event Uses
as Development by Y2 Consultants in February, 2020 Environmental Analysis.
The owner of the property disputes this river setback delineation on the grounds that the
setback is not measured from the mean high water or top of bank. Furthermore, the overall
site area of the subject parcels included in this application exceeds 70 acres and is used for
agricultural purposes. Based on this, LDR Section 6.1.3.B.2.d, which exempts agricultural uses
from natural resource buffers, including 150’ river setbacks. Considering the above, the yearround agricultural use is permitted to impact lands within the buffer. Considering the oneweekend-per-year, temporary nature of the proposed use, and that the existing agricultural use
is permitted to disturb the land in which a portion of the Outdoor Reception use is proposed to
be located, the property owner’s notion is that the proposed conditional use be exempted from
the river setback in the same manner that the agricultural use is exempted.
Recognizing that the proposed Outdoor Reception use is in close proximity to the Buffalo Fork
River, and that the proposed use may have an impact of a temporary nature, the applicant is
proposing within the application to remove the uses shown in Figure 9.0 of the Y2 EA (Attached
Exhibit C – Previously Proposed Location of Event Uses) to the greatest extent practical. This
alternative location of the proposed uses associated with the outdoor reception event is

included in this application as Exhibit B – Buffalo Valley Music and Arts Festival Proposed
Conditional Use Site Plan. This exhibit shows that only the main stage will be located within
the 150’ river setback. As previously mentioned, in past years the main stage has been
strategically placed in the location shown in Exhibit B, as permitted with a Special Event Permit.
Such a decision was necessary in order to create the brand Fire in the Mountains has been
promoting for 7 years and is the differentiating force behind people purchasing tickets to
attend Fire in the Mountains. These attendees are essential to execute riparian restoration on
the Buffalo Fork River as part of the Scholarship Program that Fire in the Mountains has built.
Due to this, the main stage located within the 150’ river setback is a necessary facility to
perform riparian restoration. Additionally, the main stage is not a housing facility, and is
temporary of nature (3 days per year). Given these factors, the main stage being located within
the 150’ set river set back meets the requirements of LDR Section 5.1.1.D.3 Development of
Essential Facilities.

I. Scenic Standards:
The property is within the Scenic Resource Overlay. However, based on scenic Resource
Standards, only permanent physical development is limited or otherwise restricted. No
permanent physical development is proposed by this application and therefore the SRO
standards do not apply.
J. Natural Hazards to Avoid
There are no steep slopes, unstable soils, fault areas, or flood plains within the proposed event
area or the access to the proposed event area. No structures are being proposed as part of this
application. Therefore, the Wild land Urban Interface requirements do not apply.
K. Signs
No permanent signs will be erected as part of this application. Any temporary signs will be
primarily for wayfinding purposes and will be removed in accordance with the operations plan.
L. Grading, Erosion Control, Stormwater Management
No grading, as defined by the LDRs, and exceeding the area thresholds that govern what is
considered grading will occur as part of this proposed use. At the setup of the event, erosion
control and stormwater management devices for temporary disturbances, including erosion
control fencing fronting any delineated waterway or water body, as required by grading control
and stormwater management standards will be installed. At the conclusion of the event, all
erosion control and stormwater management devices will be removed and properly disposed
of.

M. Allowed Uses
The proposed use is a Conditional Use in the R-1 zone district. The minimum Gross Site Area for
this proposed Outdoor Recreation use is 140 acres. The gross site area provided as part of this
application is 79.62 acres. However, the proposed use is a once-a-year Outdoor Reception use
as defined under Outdoor Recreation use requirements. Once-a-year Outdoor Reception uses
are exempt from the minimum site area requirements.
N. Use Requirements
1. Parking - Independent Calculation:
Primary parking will be designated to a 500,000 square foot rectangular grid in the 79
acre horse pasture (as shown in attached Exhibit B). This parking area is conveniently
located directly at the entrance to the venue off the Buffalo Valley Road to promote
efficient traffic flow and reduce traffic congestion. Cars will be able to drive directly into
the parking area through a clearly marked and visible general parking entrance and
guided by a parking attendant on the Buffalo Valley Road at the general parking
entrance
Three parking attendants will be located in the parking area to assists in an orderly
parking grid mapped out in advance. All parking attendants will be wearing highly
visible vests for safety. Every 100 feet each row and lane of travel will be marked with
stakes, twine, and visible ribbon to guide the parking attendant in adhering to the
parking grid.
A maximum of 50 recreational vehicles under 30 feet in length will have their own
entrance a quarter mile down the Buffalo Valley Road adjacent to the Heart 6 Ranch
guest parking area. In this case, there will be parking attendants at the general parking
entrance who will advise all recreational vehicles on how to arrive at their own entrance
which is located directly across from the Buffalo Valley Café just down the road from the
main entrance. This entrance will be staffed by another parking attendant who will
advise each recreational vehicle on how to drive into the allocated recreational vehicle
parking area located in the main event space.
Another parking attendant will be located in the recreational vehicle parking area to
guide each vehicle in an orderly parking grid mapped out in advanced. Each general
parking space will be 10 feet wide by 20 feet in length, as coded in the Teton County
Land Development Regulations to be a safe size for parking spaces.
Each recreational vehicle parking space will be 20 feet by 30 feet to give ample space for
all recreational vehicle sizes under the festival-imposed regulation of less than 30 feet in
length per recreational vehicle. Recreational vehicle parking permits will be issued and
tracked ahead of time through the official event website.

Parking for staff will be located at the far end of the general admission parking grid
closest to the Buffalo Fork River (as indicated on the map). The allocated staff parking
grid will not be within 150 feet from the Buffalo Fork River. Each staff parking space will
be 10 feet wide by 20 feet in length.
An independent review of the parking area composed by GOAL, an event operations and
consulting firm, calculated a total of 1,667 cars and 76 recreational vehicles can safely
park in the parking area shown on Exhibit B. Fire in the Mountains incentives carpooling
by offering free parking for vehicles with 3 or more people. In 2019 the event had 2.8
occupants in each car. Given this, the event can safely park 4,880 people. This number
is far more than the number of people Fire in the Mountains will have at the event,
which will create non-used open space at the event.
Additionally, many ticketholders will be staying at Heart Six Ranch, The Hatchet, Lutton’s
Teton Cabins, and Togwotee Mountain lodge. These ticketholders will be utilizing the
parking lots provided for guests at these lodges, which further reduces the parking load
within the festival area. There will be shuttles provided to transport guests between
these lodges and the event grounds. This will reduce the impact of traffic on the Buffalo
Valley Road as Heart Six Ranch guests drive to the ranch and utilize their parking area
throughout the year, regardless of the presence of the proposed event. Vendors and
musicians will be able to park vans and trailers along the perimeter of the music venue,
which helps dampen the volume of music that travels beyond the boundary of the music
venue and thus reduces negative impacts of live music on the adjacent landowners. Our
parking plan is purposefully designed to accommodate more cars than we are expecting.
2. Affordable Housing – Independent Calculation: The proposed outdoor reception use
requires the provision of an independent calculation for affordable housing
requirement.
The proposed conditional use will occur one time per year. No full-time employees will
be generated by the once a year event. In addition, 95 percent of event staff will be
volunteers, representing that any staff working on the event are either fully employed
and have secure housing, or are visitors to Teton County arriving for the event and
housed and employed elsewhere. No Affordable housing is required by this application.
N. Maximum Scale of Use
No buildings or floor area is being proposed by this application.
O. Operational Standards
The proposed use will occur one weekend per year, (three days per year). This is well below
the maximum 30 outdoor reception events permitted under the LDRs.

In addition, the following are operational standards that apply to this application, followed by
the method in which the proposed use will comply with each operational standard:
1. Outside Storage
Regulations addressing outside storage address storage of equipment, cars, boats and
other types of large vehicles and other similar items. These regulations restrict the
storage of these types of items based on location and duration. All limitations are
triggered based on a storage of these items for more that 30 days. No such vehicles, or
similar items will be located on the subject property for more than 30 days. See
operational plan for more information.
2. Refuse and Recycling
A minimum of areas within the concert venue will be designated as “trash areas.” In
these areas there will be 3 designated receptacles each for trash, plastic, and aluminum
cans. Volunteers will check the trash levels each hour to dispose of trash and recycling
and replenish trash bags as necessary. Trash and recycling will be stored in enclosed
and lockable bear proof trucks rented from Storage Stables or U-Haul. Each camping
area will also have six “trash areas” and will be monitored and dealt with in the same
manner as within the concert venue. After the event all trash and recyclables will be
disposed of at recycling centers and the Teton County Dump. Volunteers and event
staff will be employed after the event on each night to clean the festival grounds to
ensure no trash and recyclables remain on the venue outside of available receptacles.
The Monday after the weekend event will be entirely devoted towards cleaning the
event area and ensuring no trash or recyclables remain on the property. Fire in the
Mountains will enact Net-Positive standards, leaving the event space in better condition
than it was prior to the festival taking place.
In an effort to reduce waste, the event operator will provide, at an additional cost,
reusable cups that will help to reduce the use of one-use plastics. Each person who
purchases a reusable cup will receive a discounted price on all drinks. These cups are
Fire in the Mountains memorabilia and have sold out on the first day at previous events.
3. Noise
The event operators have staged two events on the subject site under a Special Use
Permit, one in 2018 and one in 2019. Under the conditions of the SUP they were
required to ensure the event meet Teton County noise limitations as defined by LDR
section 6.4.3. Previous years’ events have met these noise limitations. Additionally, Fire
in the Mountains has hired Precision Audio Services, to evaluate the event grounds and
create a strategy to further reduce noise volumes of the event. This report can be found
as Exhibit E – FITM Noise Abatement Report attached to this application. Also included

with this application as Exhibit F Is the overall sound mitigation plan employed during
earlier events that resulted in the noise abatement and measurements that stayed
within the Teton County noise limitations.
The event operators will employ the same noise abatement techniques that were
employed during earlier events. Every event under this CUP will also measure and
document noise levels to ensure compliance with noise abatement requirements and
report these to Teton Count within 3 months of the conclusion of each yearly event.
4. Vibration, Electrical Disturbances
Not applicable
5. Fire and Explosive Hazards
The proposed event will not have any explosives. The operations plan for the event
includes the provision of police and fire presence to mitigate any potential fire hazard.
N. Conditional Use Standards
A conditional use permit shall be approved upon finding the application:
1. Is compatible with the desired future character of the area;
The proposed event is located within Character District 15 – County Periphery, Sub
Area 15.3 – Buffalo Valley.
Part of the vision for Buffalo Valley is to maintain some commercial character of the
area. To quote the Sub Area vision, “...Maintaining the blend of resort, local
convenience commercial and dude ranch uses will keep the subarea viable and selfsufficient and reduce the need for residents to travel into Town.” The Heart 6 Ranch
provides resort, local convenience commercial, and dude ranch uses. The proposed
event will help support the continued use of Heart 6 Ranch for these purposes. The
staging of an event over a single weekend of the year will help maintain this blend of
resort, local convenience commercial and dude ranch use.
2. Complies with the use specific standards of Div. 6.1. and the zone;
The proposed event is located within the R-1 zone district. The uses permitted in the R1 zone district includes the ability to hold an Outdoor Recreation, Outdoor Reception
event through a conditional use permit. The standards of Division 6.1 are addressed
throughout this application.
3. Minimizes adverse visual impacts;

No permanent structures are proposed by this application. Therefore, the proposed use
will have no visual impacts.
4. Minimizes adverse environmental impacts;
The proposed use is located in an existing horse pasture that has been in agricultural use
for over a hundred years. The agricultural use, as a recognized allowed use within the
zone district, has ongoing environmental impacts. The proposed event will not increase
these environmental impacts. The proposed location of minimal use within the river
setback will be mitigated by the proposal to restore and enhance the riparian habitat
along the Buffalo Fork River as part of the Scholarship Program created by Fire in the
Mountains. A portion of every ticket sold will be donated to local environmental nonprofits. At the conclusion of the 2019 event, enough money was donated to Friends of
Bridger-Teton to purchase and install the first bear box at a disbursed campsite in
Buffalo Valley. Fire in the Mountains conducts a robust program to offset the carbon
load created by the event.
5. Minimizes adverse impacts from nuisances;
The applicant has gone to great effort to address and minimize the impact of a oneweekend-a-year event on the surrounding neighborhood. Please refer to the narrative
description of these efforts, as well and Exhibits E and F attached to this application.
6. Minimizes adverse impacts on public facilities;
This proposed event is designed to be completely self-contained and will have no
impacts to public facilities.
7. Complies with all other relevant standards of these LDRs and all other County
Resolutions; and
All other relevant standards of the LDRs and other County Resolutions are addressed
within the narrative description of the Conditional Use found within this application.
8. Is in substantial conformance with all standards or conditions of any prior
applicable permits or approvals.
Not Applicable. The proposed conditional use is not associated with any prior
applications.
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Exhibit C
Previously Proposed Location of Event Uses

Exhibit D
Alternative Location of Event Uses as Development by Y2 Consultants in
February 2020 Environmental Analysis

Exhibit E
FITM Noise Abatement Report
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This report outlines information about sound level measurement
and abatement as it pertains to the Fire In the Mountains Fest
2022.
It includes some background information on how sound levels are
measured and classified, describes modifications to the sound
system design and deployment with the goal of better containing
the sound energy to the audience area, and describes real-time
monitoring efforts that will be employed during the event.
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Background Information

Sound level measurement is a commonly misunderstood topic. Although it may be
appealingly simple to observe a simple numerical value on an iPhone app or a
handheld sound level meter (SLM), the reality is more complex. A dB value stated
without its contextual suffix (a “naked” dB value) lacks the technical information to be
meaningful or actionable. The IEC 61672 standard, which governs sound level
measurement devices, describes multiple frequency and time weightings, all of which
are in common use in professional sound level measurement contexts. For this reason,
statements about sound level must always indicate frequency and time weighting to
be considered meaningful.

Frequency Weighting
Two frequency weightings are in common use: A Weighting and C weighting. Simply
put, C Weighting includes low-frequency energy (subwoofers) in the measurement,
while A Weighting does not.
With regards to characterizing nuisance noise, C Weighting is the more logical choice,
as low-frequency energy propagates the furthers outdoors and through structures and
so is most likely to cause nuisance, and A Weighting virtually ignores this lowfrequency energy.
However, almost all nuisance noise laws on the books in the United States specify A
Weighting, likely due to ill-advised adaptation from the (no longer enforced) Noise
Control Act of 19721. For this reason, we might be tempted to assume that any
environmental or nuisance noise regulations imply A Weighted values, even though no
weighting is specified, rendering the regulation incomplete from a technical
perspective.

1

https://www.gsa.gov/cdnstatic/Noise_Control_Act_of_1972.pdf
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The distinction between A and C weighting is not a trivial one. With typical live music
material, the difference between the two (“C-A”) can be expected to be
approximately 10 dB or more. Thus, from a legal / enforcement standpoint, it is not
possible to agree on whether a sound level limit has been violated unless the text of
the limit specifies a frequency weighting.

Time Weighting
Similarly, multiple time weightings are specified by Standard and are in common use in
professional sound level measurement. Since all give different results, it is critical that
a time weighting be specified for a sound level limit to be actionable, measurable, or
enforceable.
Although users of inexpensive (non-Class Compliant) handheld meters and smartphone
applications are most familiar with the time weighting options Slow and Fast, these
were developed for industrial steady-state noise measurements, and are the least
commonly used in professional sound level measurement applications surround live
events because they are too reactive to be meaningful or repeatable. (Slow has an
integration time of 1000 milliseconds and Fast has an integration time of 125ms. For
context, the Fast metric integrates over approximately the same amount of time as it
takes a human to blink their eyes.)
Sound level measurement in the context of live events has largely standardized on a
time-averaged metric that yields equivalent level over a period (Leq). The number in
the suffix indicates the number of minutes over which the average is taken. For
example, Leq 10 indicates a ten-minute average. The averaging allows the
measurement to provide meaningful data when applied to program material with high

4

dynamic range, such as live music, and to be robust against falsely inflated readings
from short-term environmental noises such as a passing vehicle or aircraft.2
Thus, since these different time weightings produce different values, any actionable /
enforceable sound level limit should specify time weighting.

2

Applicable standards also specify “Peak” and “Impulse” ballistics which are useful for health and safety evaluations of
transient noises such as in manufacturing environments, but are not application within the context of this discussion.

Ambient and Environmental
Noise Levels

On September 1, 2021, ambient noise level measurements were conducted at two
locations along the Heart Six Ranch property line (along Buffalo Valley Rd). This data
will establish ambient levels in the absence of any events or activities on the property
and help contextualize how much the ambient levels at the property line might
increase during a music event.
The ambient noise history timeline from two locations along Buffalo Valley Road is
presented in Figures 1 & 2.

Figure 1
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Figure 2

Metric
LCeq 1
LAeq 1

Max
68.4
62.3

L10
65.9
60.3

L50
60.0
52.3

L90
58.0
51.6

When measured as a 1-minute average (Leq 1), max ambient levels between the two
locations exceeded 62 dBA and 68 dBC. From this, we learn that ambient noise levels
at the property line exceed the current LDR language of “55 dB” (no time or frequency
weighting specified) even with no events happening.

Sound System Design and Deployment

After a site visit was conducted and ambient noise levels were measured, several
modifications to the planned sound system design and deployment are suggested:
1. Main Stage – Main PA – longer line length.
By expanding the length of
the main arrays, the
system gains directivity in
the low-frequency range,
which is the most
problematic and most
likely to disturb neighbors.
Figure 3, adjacent, shows
the previous system
deployment of 4 elements Figure 3
per side (top) versus the
recommended 2022 deployment of 7 elements per side (bottom). Note the
increased directional control caused by the longer line length, which results in
more of the system’s low frequency energy being directed where intended (the
audience area) and less energy elsewhere.
Althought we expect to use line array technology on the secondary stage as well,
this is not as critical of an application since the stage faces away from the
adjacent properties who stand the highest likelhood of disturbance.
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2. Main Stage and Secondary Stage – Cardioid subwoofer arrays. Due to the length
of the wavelengths of bass frequencies (10 – 30 ft+), subwoofers cannot be
simply aimed like full-range loudspeakers can. The sound energy tends to radiate
in all directions regardless of
the direction the enclosure is
physically pointing. In an
effort to constrain radiation
to the forward direction
(audience area), cardioid
subwoofer arrays will be
implemented. This
configuration involves
deploying several
Figure 4
subwoofers with
mathematically determined spacing and signal processing, which results in the
rear-ward energy being drastically reduced (typically on the order of 10 – 12 dB
in the field). See Figure 4, adjacent.
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Realtime Monitoring
During the event, real-time level monitoring using class-compliant, calibrated sound
level logging equipment will be conducted at the property line along Buffalo Valley
Road. In addition, calibrated sound level monitoring equipment will be deployed at mix
position, providing real-time
feedback for the mix
engineers to manage levels.
Both locations will be
collecting time-stamped log
data, which can be used to
establish an objective record
of what levels occurred at
what times. In this way, all
involved parties will be
working from the basis of the
same data, and the on-site
sound level engineer will be
able to coordinate and
manage the situation in real Figure 5 - Realtime SPL monitoring example. On the left monitor, real-time SPL meters are visible
time based on the generated
data. After the event, this data will be made available upon request to the authority
having jurisdiction.
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Summary and Objectives
A review of the data presented above as well as additional considerations gathered on
site supports the following assertions:
1. Ambient noise measurements conducted at the property line reveal that the
sound level limits specified by the current LDR language are unachievable, even in
the absence of a live music event, due to noise from wind and passing vehicles.
2. FITM organizers are taking seriously the issue of nuisance noise and have
proactively instituted numerous changes and improvements to their production
strategy with the intent of managing and reducing potential disturbance to
neighbors.
3. Since Class-Compliant sound level logging equipment will be deployed at the
property line during the event at FITM’s expense, FITM offers to make a copy of
the log data available to local authorities to serve as an objective basis for further
discussion surrounding the topic of nuisance noise management.

Exhibit F
Fire in the Mountains Sound Mitigation Plan, 2020
Teton County LDRs state that decibel readings for events such as Fire in the Mountains must
stay at, our below, 55 decibels at the property boundary of the event. For the past two years, we
have stayed within the legal readings of 55 decibels at the property boundary of Heart 6 Ranch,
as was confirmed by both our lead sound engineer, Kelly Stevens, as well as sheriff deputies
present for the festival. Kelly Stevens will work closely with the deputies to ensure the decibel
levels are within legal limits once again in 2020. In addition to assuring that sound levels are
adequate at the property boundaries of Heart 6 Ranch, we are willing to work with the Buffalo
Valley neighbors to accommodate their complaints of noise levels rising above 55 decibels at
their property. In order to do so, we are willing to hire an independent third-party sound
monitoring professional to measure and record noise levels at their properties during sound
checks to assure that their personal property is not adversely affected by our festival.
Because both our lead sound engineer and sheriff deputies on duty both officially confirmed our
noise levels were at, or below 55 decibels during the permitted hours of music, all of whom had
sound level meters that met the standards of the “American Standard Specification for General
Purpose Sound Level Meters”as stated in Article 6.4.3 - C, we felt it necessary to outline a
number of factors that must be taken into account in order to evaluate the accuracy of the
neighbors claims, which will help to assess our future impact on Buffalo Valley.
• Were the decibel readings measured by a professional and impartial sound engineer?
• How long were the decibel readings over 55 decibels each day during the festival? This
is important because as noted in Article 6.4.3 Noise, section B.2, Limited
Exception/Limited Interval of Time/One Day states: “ The maximum permitted sound
level may be exceeded by 10 DBA for a single period, not to exceed 15 minutes, in any
one day.”
• How did non-festival related environmental factors influence the decibel readings that
spiked over 55 decibels? Both days of the festival in 2019 were windy days. The wind
blowing past the microphone on the decibel meters used by sound engineers of Fire in the
Mountains often created decibel readings over 55 decibels. This occurred when there
was no amplified music. Additionally, were decibel readings over 55 decibels being
measured when there was traffic on the road, a lawnmower in the distance, a phone
ringing in the background, etc. The reality is that 55 decibels is an unrealistically low
volume to measure due to the fact that background noise is often over 55 decibels as
referenced in Article 6.4.3 Noise, section B.3: “…impact noises are those noises whose
peak values are more than 6 DBA higher than the values indicated on the sound level
meter, and are of short duration, such as the noise of a forging hammer or punch press.
For impact noises, the maximum permitted sound level may be exceeded by 10DBA.”
• Most household appliances and background noise in the average house is around 55
decibels. This makes it difficult to accurately measure the real decibel levels being
emitted by amplified music and is why Article 6.4.3 Noise has a section C: Measurement.
This section states: “Noise shall be measured with a sound level meter meeting the

standards of American National Standards Institute (ANSI S1.4-1983) “American
Standard Specification for General Purpose Sound Level Meters.”
Another logical explanation for the varying claims of decibel levels measured by Fire in the
Mountains’ sound engineers and the some neighboring landowners could be the topography of
the valley itself. As per the Teton County LDRs, sound levels must be no higher than 55
decibels at the property boundary. Therefore, we were measuring decibel levels at Heart Six
Ranch’s property boundary on the Buffalo Valley Road. However, the neighboring landowners
who measured higher than 55 decibel levels are higher in altitude from where the Buffalo Valley
Road is. This natural amphitheater effect is likely the result of the varying decibel level claims.
Below are the carefully planned measures Fire in the Mountains will operate under in order to
maintain sound levels at or under 55 decibels for everyone in Buffalo Valley. The first measure
is a proposal to work with the neighboring landowners to ensure they do not experience sound
levels over 55 decibels. However, in order to achieve this, we must be able to work with the
neighboring landowners.
• We propose to work with the neighboring landowners to hire an independent third-party
sound monitoring professional professionally to measure the decibel levels of the
amplified music during the sound checks, and during the festival itself. This sound
engineer can work with the Fire in the Mountains’ sound engineers during the sound
check before the festival to set the levels of the amplified music to 55 decibels at the
concerned neighboring landowners’ houses. If we can perform these decibel readings
during the soundcheck from their houses, we can set the appropriate levels with the sound
engineers in the festival grounds to ensure readings do not exceed 55 decibels at those
properties beyond Heart 6 Ranch. Fire in the Mountains will happily pay for the
professionally licensed and impartial sound engineer.
• Fire in the Mountains will set up a task force to begin communication with concerned
landowners in Buffalo Valley to establish the key properties to take sound decibel
readings at during the sound check. We would like these properties to be established
through the responses from the neighboring landowners, as well as any personnel from
Teton County who would like to work with us.
• We have already rented an advanced monitor and PA system from Hughes Productions.
This system is designed specifically for outdoor music events with decibel meter
limitations. It focuses the sound waves on a specific location rather than dissipating the
sound waves in all different directions.
• 4 sound engineers and 1 sound technician on staff, all with sound level meters meeting
the standards specified in Article 6.4.3. Noise under section 3, Measurement. Last year
we only had two sound engineers. We are increasing our sound staff by 3 people this
year. 1 sound engineer will be at the property boundary at all times with a decibel meter
monitoring the decibels levels. This sound engineer will have a two-way radio to be able
to quickly communicate with the sound engineers controlling the sound levels at the
concert venue. Full-time monitoring and communication between the sound engineers
will help maintain levels below the 55 decibel limit, and decrease the likelihood of
festival related sound spikes. The sound engineers and sound technicians are:
o Kelly Stevens

▪

•

•

•

•

•

•

Principle sound engineer and lighting director for Austin City Limits in
Austin, Texas. Lead sound engineer for WYOBASS. Experienced with
sound meters and use for outdoor events to help establish sound levels to
mitigate sound waves leaving properties for outdoor music events. Lead
sound engineer for Fire in the Mountains since its conception.
o Steven Jackson
▪ Front of House Sound Engineering for Live Nation (formerly Soda Jerk
Presents before buyout) in Denver, CO. Freelance Front Of House Sound
Engineering for AEG Presents in Denver CO. Touring Front Of House
Sound Engineer for Emma Ruth Rundle
o Steve Goldberg
▪ Front of House Sound Engineering for AEG Presents in Denver Colorado.
Freelance Front of House Sound Engineering for Festivals internationally.
Touring Front of House Sound Management for The Flaming Lips.
o TJ Smith
▪ Alumni from Berklee College of Music. 10 years as the primary concert
promoter for Live Nation and Electric Factory Concerts. 10 Years as the
principle festival and artist Manager for Live Nation and Electric Factory
Concerts, Philadelphia, PA.
o Hughes Productions will be supplying us with a sound technician as part of the
sound equipment package we have rented from them.
The main stage will be angled more in a southerly direction than in the previous two
years. This will concentrate the travel of sound away from the residents of Buffalo
Valley.
The second stage will be facing away from the nearby residents. Half of the amplified
music will be directed in the opposite direction of the residents, thus greatly reducing the
amount of noise they experience.
The PA speakers will be angled facing in towards each other and pointing slightly down
than they were in the previous two years. This will concentrate the sound on the middle
of the concert venue rather than outward towards the residents of Buffalo Valley.
Sound barrier material will be positioned around the drum kit. This will block the higher
end sounds that drums create. These sounds travel farther and are louder than other
sounds. This will highly reduce the impact of drum sounds on the residents and wildlife
of Buffalo Valley.
More broad-sided vehicles will be at Fire in the Mountains this year than last year. These
vehicles include food vendors, band vans, and U-Haul trucks rented for the purpose of
trash disposal and food storage. All these vehicles will be parked in a way that surrounds
the concert venue creating a wall of solid surface space. This will block sound traveling
in all directions, thus reducing sound levels on the residents and wildlife of Buffalo
Valley.
Acoustiblok fencing material will be built on the back and sides of the stage.
Acoustiblok is a patented sound absorbing material designed specifically to reduce the
impact of loud noises from music events, construction projects, and generators. We are

•

•

working directly with the sales team at Acoustiblok to design a building plan with this
material. The Acoustiblok fencing material will absorb the loud sounds from the music
directly at their source on the stage itself.
There will be a strict afterhours noise ordinance in the camping area. No music through
speakers or radios will be permitted after 12:00am. The camping area will have 24-hour
security personnel presence.
This sound mitigation plan will be shared with all sound engineers employed by Fire in
the Mountains. It will also be shared with Hughes Productions who will be setting up the
stage and monitors. On the morning Friday July 10th, 2020 there will be a meeting
between the sound engineers and Hughes Productions so they can go over this sound
mitigation plan together and be sure all their set up is in line with this sound mitigation
plan. They will then have a meeting after the first sound check where levels will be set
based on the decibel reading composed at the neighboring landowners’ properties. They
will discuss these levels that are set and make any infrastructural changes that could help
reduce sound levels even more. This will increase communication and ensure everyone
is on the same page.

We feel confident that by operating under the sound mitigation techniques mentioned above we
will stay under the 55-decibel level throughout Buffalo Valley, not just on the Buffalo Valley
Road. This is the key difference between 2019 and 2020’s sound mitigation plan. Working
together with neighboring landowners to set the amplified music volume at, or below, 55
decibels at their properties, not just at the Buffalo Valley Road. Additionally, we will measure
these volumes with a fully licensed and impartial sound engineer. This will ensure decibel levels
are accurate and officially recorded. Additionally, added meetings and communication between
Fire in the Mountains’ sound engineers and the staff of Hughes Productions will ensure the stage
and sound equipment infrastructure is set up in a way that diminishes factors that could cause
amplified sound to be louder for the neighboring landowners than is necessary. This plan will
allow us to follow all sound level rules, while continuing our effort to be respectful stewards to
the residents, wildlife, and the land of Buffalo Valley, all while continuing to grow and expand
upon our vision with Fire in the Mountains. There is no reason why this festival cannot be a winwin for all parties involved. We aim to set that standard.

