February 16, 2021, New Business 1

Board of County Commissioners - Staff Report
Subject: SKC2020-0001 (JHHR Holdings Suburban Subdivision Sketch Plan)
Location: 1500 South Park Loop Road
Applicant: Susan Johnson, SJ Planning Solutions
Property Owner: JHHR Holdings, LLC
Presenter: Andrew Bowen, Senior Planner

REQUESTED ACTION SUMMARY

Sketch Plan pursuant to Section 8.3.1 of the Teton County Land Development Regulations (LDR), to develop an 84
Unit subdivision (one existing unit) at parcel PIDNs 22-40-16-06-3-00-005 and 22-40-16-06-3-00-012. This action
will result in the residential development of 26 acres of land zoned Suburban upon final Development Plan and
Subdivision Plat approval.

PURPOSE AND INTENT
SJ Planning Solutions in representation of JHHR Holdings, LLC, has proposed a sketch plan to develop an 84 Unit
subdivision (one existing unit) at parcel PIDNs 22-40-16-06-3-00-005 and 22-40-16-06-3-00-012. This subdivision
request also seeks to narrow certain sections of right-of-way for the majority of interior streets within the proposal
(ADJ2020-0005), under separate application.
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LOCATION

The subject properties are located at 1500 South Park Loop Road. (Existing Lot). The area to be subdivided is
located on the southeast corner of South Park Loop Road and High School Road. The parcels are zoned Suburban
and located within the Scenic Resources Overlay (SRO).

ZONING/VICINITY MAP

Existing Lot
with Home

LOCATION

PIDN: 22-40-16-06-3-00-005 and 22-40-16-06-3-00-012

Site Size: 3.01 ac and 37 ac

Character District: 5: West Jackson

Subarea: 5.6 Northern South Park
Zone: Suburban

Overlay: Scenic Resource Overlays (SRO)
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Zoning/ Overlays
Suburban
Scenic Resource Overlay

Comprehensive Plan
5. West Jackson
5.6 Northern South Park
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EXISTING SITE CONDITIONS

Currently, a single-family residence that was built in 1902 and a 320 square foot shed exist on the westernmost
smaller parcel. The larger parcel has historically been used for agricultural purposes with irrigation ditches (both
conveyance ditches and laterals) and a center pivot used for irrigation. There are no protected natural resources
on the property, but there are several cottonwood trees and willows that must be maintained per SRO Standards.
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5.2 Environmental Standards, Complies
An Environmental Analysis was not required for this Sketch Plan due to the historic agricultural use of the subject
property.
6.2 Allowed Uses, Complies
The development of 83 single-family market rate units is allowable per Section 6.2.
6.4 Affordable Housing Standards, Complies
While it is being proposed that all lots within the proposal be sold at market rate, a workforce housing fee in-lieu
will be required at the time of issuance of a building permit for any homes with habitable square footage over
2,500 square feet. As up to 83 units will be constructed, said fees could have a positive impact on the affordable
housing efforts of the Jackson/Teton Affordable Housing Department if the units developed exceed this threshold.
If all units developed are under 2,500 square feet, then no affordable housing or workforce housing fees-in-lieu
will be required.
7.6 Transportation Facility Standards, Complies as Conditioned
Please see the notes provided both within the analysis and findings for further clarification.
8.3 Physical Development Permits, Complies
All proper permitting mechanisms (below) have been, or are being pursued by the applicant, in order to obtain
final subdivision approval.
1.
2.
3.
4.
5.

PAP Preapplication Conference
ZCV Zoning Certification Letter
SKC Sketch Plan
DEV Development Plan
SD Final Subdivision Plat

STAFF ANALYSIS
In full review of the application materials submitted and the responses received from the Plan Review Committee
(PRC), there are several components of this Sketch Plan that need further consideration and discussion. Each of
these components will be covered separately below.
Planning staff recommends approval of SKC2020-0001, with four recommended conditions, as based upon the
following:
Connection to Public Water and Sewer Infrastructure versus Private Systems Provision
A common theme throughout the PRC responses was a concern for how the subdivision would both
provide water and dispose of wastewater.
On November 24, 2020, the applicant sent verification to Planning staff that the property owner had
formally requested connection to both the Town of Jackson’s water and wastewater systems (letter
attached). While no approvals have been granted (please see the capacity issues noted below), the
applicant has provided two distinctive alternatives for both water and sewer, thus Planning staff finds the
proposal as it stands sufficient for Sketch Plan approval.
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Water Supply
As stated by the applicant “Two options are available for the supply of potable water to the subdivision.
One option is to connect to the Town of Jackson water supply system, the other is to construct a small
community water system that serves the subdivision. The Town connection option is the preferred option
and emphasized in this report and shown on the accompanying drawings.”
One important concern that was addressed by the applicant was that in speaking with the Town, it was
stated that there was a need for storage and additional supply for Zone 3 of the Town’s System, which
encompasses both properties. Further, it was also indicated that regulatory fire flows were not currently
satisfied for this zone without upgrades to the system. While the Town’s Capital Improvement Plan calls
for these upgrades to occur, the timing of these improvements is uncertain. In their letter to Ms. Poliseo
(Town of Jackson Public Works Director), Jorgensen Engineering in representation of the applicant
stated the following:
“During our discussions with Town staff and their consultants in July they did not see evidence of
particular technical or capacity hurdles for connection of this development to the Town’s systems,
and that any enhancements needed are achievable. Enhancements that would support connection
of this development are already planned and programmed into the Town CIP. We also learned
that the Town may desire a site for an additional well for Zone 3 on the applicant’s property, which
we are willing to discuss in further detail.”
Due to the uncertainty around tapping into the Town’s system, the applicant has provided that they will
be able to develop a series of wells (site not displayed on plans), which will supply the lots with potable
water and fire protection through direct pumping. In speaking with Kathy Clay (PRC provided), per LDR
Section 7.7, subdivisions with more than 30 units require a community water system with hydrants.
It is the consensus of the PRC that more information is needed about how flow capacities from a “direct
pumping” system will be able to meet regulatory compliance. As provided by Ted VanHolland (PRC
attached), “groundwater is typically abundant and of good quality in this vicinity, the design and operation
of a system to serve 83 houses is challenging, and less reliable without the provision of adequate finished
water storage. A storage tank would likely require the space equivalent to one of the residential lots.” In
full review of the document, no mention is made about how water will be stored and what capacity will
be maintained for proper fire protection. In absence of a system that meets all regulatory flow criteria,
every home would be required to be privately sprinkled, which of course would add substantial cost to
the construction.
Wastewater Disposal
Many of the same concerns were raised by Mr. VanHolland in respect to wastewater disposal. In his review
of the application, Mr. VanHolland raised concerns with the uncertainty of the wastewater disposal
system. While these concerns are valid, it is important to note that this process of Sketch Planning is not
final. The applicant has provided two alternatives within their application and will be required at
Development Plan to have a fully executable plan ready for implementation.
Park Exactions
As noted by Steve Ashworth, Director of Parks & Recreation (PRC attached), there is also a concern that
the proposed park exaction areas do not fully meet the intention of the LDRs. While the exaction area
that runs adjacent to the northern property line makes sense for future pathway use, the exaction area
on the western side of the parcel does not meet the intent of public land exaction. This conclusion was
made due to the nature of the area’s intended use, which will serve as a landscape buffer to meet SRO
standards. While the designation of the western portion may meet the dimensional requirements for
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allocation, its functionality for future park use is questionable due to its shape and usage as a vegetative
buffer to meet SRO standards.

In his correspondence, Mr. Ashworth suggested incorporating more public space adjacent to the proposed
pathway parcel that could serve both this development and adjacent neighborhoods. As mentioned by
Mr. Ashworth, such a one-acre mini-park would be similar to Garaman Park in the Town of Jackson, and
could be accessed via the pathway.
Pathway Considerations
While Jazmine Watson’s and Brian Schilling’s PRC responses have been provided as an attachment, it is
important to note their concerns in preparation for making findings. First and foremost, per PRC
comments, all pathway easements shall be 20’ wide in order to provide for a 10’ wide paved pathway with
5’ shoulders. This additional space is integral for snow removal. Further, Ms. Watson and Mr. Schilling
provided a set of recommendations that improve pathway orientation, connection, and future use. Their
recommendations have been provided below:
Internal Pathways and Sidewalks Staff recommends that the applicant provide detached
sidewalks along internal streets to provide residents and pedestrians with safe foot travel routes.
Future Pathway Connections Additional pathway ‘spurs’ should be included to provide
connectivity to possible future development to the south and to the east. These can be reserved
as easements for the time being, with a condition to construct the spur pathway(s) in the event
that development occurs adjacent to the current proposal. One possible location would be
between Lots 58 through 61 or between Lots 65 and 66, but additional spurs may be appropriate
in order to provide connectivity both to the south and east.
Entrance Pathways Pathways will be needed at the intersections of the internal streets with
South Park Loop Road and High School Road and continuing alongside the internal street for a
short distance.
1. At the South Park Loop entrance, this will mean a pathway from South Park Loop and
along Lot 8 at least to the first intersection between Lots 8 and 9.
2. At the High School Road entrance, this will mean a pathway from High School Road and
along Lot 76 or Lot 77 to the first internal intersection.
Pathway Crossings at Development Entrances Enhanced crossings are needed across South Park Loop
Road and High School Road for pedestrian safety.
Just prior to presenting this matter to the Planning Commissioners, the applicant stated the following:
“During a very productive meeting with Brian Schilling and Steve Ashworth on Friday, we made some great
progress on different options for an exaction/park parcel and considered a couple of different scenarios to
provide both internal connectivity for pedestrians, cyclists, and vehicles to access that park parcel, as well
as external multi-use pathway connections extending to High School Road, South Park Loop and to the
South/East. We are going to work through some different scenarios with our design team as we move
forward with our Development Permit application to provide quality open space and multi-modal
connectivity to get to it and connect to other potential future development areas to the south/east.”
Because of this development, Planning staff recommends a condition of approval to require the applicant
to provide a series of park alternatives, which will address both park and pathway concerns.
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Affordable Housing
The Jackson/Teton County Affordable Housing Department was involved in the PRC process. The
comments have been attached but are summarized below:
“This is a by right subdivision. The LDRs do not require housing mitigation at subdivision so there
is no housing requirement generated by this application. The Housing Department has no
comment.”
Streets and Connectivity
It is the consensus of the PRC that the street network design, as provided, needs improvement. While
the network meets the County’s road standards (outside of the proposed right-of-way reduction) for
design, (right-of-way width has been analyzed in detail in ADJ2020-0005), there are complete streets
and future connectivity schematics that should be addressed in order to fulfill Complete Neighborhood
goals, such as interior sidewalks and future street and pathway stub outs. Without more information on
pedestrian infrastructure design and connections to adjacent properties, the functionality of these roads
is reduced, and alternative modes of transportation, such as walking and bicycling, are limited.
Road Width
As mentioned within the PRC review, there was initial concern with a right-of-way (ROW) proposal of 40
feet due to a possible inability for proper snow storage to occur. In short, the original interpretation of
the Planning Department was that there would be only five feet allowed for snow storage along all
streets with a forty-foot ROW. The applicant team presented the following (also attached) cross-sections
at the Planning Commission hearing in response to PRC concerns. Along with the drawings a more
robust explanation of road design was given, which allowed for more clarity that there was to be 13 feet
of snow storage on streets with a 40 foot ROW. This discussion of proper ROW allocations will be the
topic of ADJ2020-0005, which the BCC will hear on February 16, 2020.
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KEY ISSUE

KEY ISSUE 1: Does the applicant need to display exact water and sewer plans for Sketch Plan?
Answer: It is the interpretation of the LDRs by the Planning Director that Sketch Plans may remain conceptual.
While the applicant will be required to have a formal and acceptable plan at the time of Development Plan review,
currently the proposal is acceptable as is.

PLAN REVIEW COMMITTEE ANALYSIS
A complete list of the Plan Review Committee with respective comments has been provided as an attachment.

PLANNING COMMISSION ANALYSIS
At their regularly scheduled meeting on December 14, 2020, the Planning Commission unanimously
recommended approval of SKC2020-0001 with five recommended conditions. During their discussion, the
Commission centered their conversations around the points made within the Staff Analysis with utilities, multimodel connectivity and neighborhood character filling much of the discussion.
Many Commissioners posed questions and concerns about, first the uncertainty of how public utilities were going
to be provided, and second how they could ensure that water quality would be protected during this development
process. Planning staff reminded the Commission that Sketch Plans were conceptual and such questions could
remain unanswered until Development Plan.

PUBLIC COMMENT
On January 3, 2021, notice of this public hearing was mailed to property owners within 800 feet of the site. Per
the LDRs, a notice of the public hearing for this application must be posted on the site at least 10 days prior to the
hearing date. The posting of notice was complete on 01/2202020. As of submittal of this report five public
comments have been received.

LEGAL
Gingery

ATTACHMENTS
Application
https://tetoncountywy.sharepoint.com/sites/TetonCountyArchive/PermitDocuments/SKC20200001,%20Application.pdf
ZCV2020-0027 (Visual Analysis ZCV for this Sketch Plan)

PLANNING COMMISSION RECOMMENDATION
The Planning Director and the Planning Commission recommend APPROVAL of Sketch Plan SKC20200001 to allow the development of an 84 Unit subdivision (one existing) at parcel PIDNs 22-40-16-06-3-00-005 and
22-40-16-06-3-00-012, dated September 15, 2020 being able to conditionally make all five (5) findings of
Section 8.3.1 of the Teton County Land Development Regulations with five (5) required conditions.
PLANNING COMMISSION RECOMMENDED CONDITIONS OF APPROVAL
1. At the time of Development Permit application submittal, the applicant shall show pathway
easements with a minimum width of 16-feet for easements located outside of road
easements/rights-of-way.
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2. At the time of Development Permit application submittal, the applicant shall show pathway and
roadway connectivity to potential future development to the south and/or east that are reasonably
acceptable to the Pathways Coordinator and the County Engineer.
3. At the time of Development Permit application submittal, the applicant shall provide a detailed
vegetation preservation and planting schedule that explicitly shows what vegetation will be
preserved, how preservation will occur, and where planting will occur to meet Scenic Resources
Overlay (SRO) standards, per ZCV2020-0027.
4. At the time of Development Permit application submittal, the applicant shall provide the County
with an alternative exaction plan, which better allocates land for public use.
5. At the time of Development Permit application submittal, the applicant shall have submitted a plan
for water supply and wastewater treatment.

PLANNING DIRECTOR RECOMMENDATION
The Planning Director and the Planning Commission recommend APPROVAL of Sketch Plan SKC20200001 to allow the development of an 84 Unit subdivision (One existing) at parcel PIDNs 22-40-16-06-300-005 and 22-40-16-06-3-00-012, dated September 15, 2020 being able to conditionally make all five
(5) findings of Section 8.3.1 of the Teton County Land Development Regulations with seven (7) required
conditions.
PLANNING DIRECTOR RECOMMENDED CONDITIONS OF APPROVAL
1. At the time of Development Permit application submittal, the applicant shall show pathway
easements with a minimum width of 16-feet for easements located outside of road
easements/rights-of-way.
2. At the time of Development Permit application submittal, the applicant shall show pathway and
roadway connectivity to potential future development to the south and/or east that are reasonably
acceptable to the Pathways Coordinator and the County Engineer.
3. At the time of Development Permit application submittal, the applicant shall provide a detailed
vegetation preservation and planting schedule that explicitly shows what vegetation will be
preserved, how preservation will occur, and where planting will occur to meet Scenic Resources
Overlay (SRO) standards, per ZCV2020-0027.
4. At the time of Development Permit application submittal, the applicant shall provide the County
with an alternative exaction plan, which better allocates land for public use.
5. At the time of Development Permit application submittal, the applicant shall have submitted a plan
for water supply and wastewater treatment in compliance with Wyoming Statute §18-5-306
and Chapter 23 of the State of Wyoming Water Quality Rules and Regulations. The Applicant
shall also submit at the time of their submittal for Development Plan Approval, a certificate
from the Wyoming Department of Environmental Quality showing a non-adverse determination.
6. All interior road right-of-way width schematics of SKC2020-0001, shall adhere to the specific rightof-way widths approved by the final determination of ADJ2020-0005.
7. Prior to submittal of a final Development Plan application to the Teton County Planning Department,
the Applicant shall meet with Planning staff and the Parks & Recreation staff to discuss the options
for park design. A final park design shall be included in the Development Plan application submittal.
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PLANNING DIRECTOR RECOMMENDED FINDINGS

Prior to approving a Sketch Plan, the Board of County Commissioners shall be able to make all five (5) findings as
required by 8.3.1. Said findings have been addressed below:
1. Is consistent with the desired future character described for the site in the Jackson/Teton County
Comprehensive Plan;

Character District 5: West Jackson
CAN BE MADE AS CONDITIONED. West Jackson and more specifically Northern South Park is an area where a
Complete Neighborhood node already exists, which meets the Common Values of the Sub-area. While the subject
parcel lies on the fringe of this established form, it is contiguous to an existing dense development and its
Complete Neighborhood amenities and characteristics. In looking at the subdivision’s dimensional characteristics,
the proposed 0.27-acre lot size for each parcel is consistent with lot sizes in neighboring Subarea 5.5, which
includes the Rangeview Park section of the Cottonwood Subdivision, as well as Indian Trails Addition.
A full review of the Common Values has been provided below:
4.1.b: Emphasize a variety of housing types, including deed-restricted housing COMPLIES.
Service ● Excellence ● Collaboration ● Accountability ● Positivity ● Innovation
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This subdivision is a by-right development entitlement and mitigation will be required at the time of construction
per LDR Section 6.3. Only detached single family homes are allowed by-right in the Suburban zone.

Pursuant to LDR Section 3.3.4.A, “The intent of the Suburban zone is to provide for low to moderate density
residential development with a range of residential uses, and uses associated with residential uses.” It is important
to note that the applicant has not proposed any deed-restricted workforce housing within the proposed
subdivision. The lots are described as “market lots” on page 2 of the application, which would not likely place
them within an affordable category.
4.1.d: Maintain Jackson as the economic center of the region COMPLIES. The proposed Sketch Plan continues to
maintain Jackson as the economic center of the region by providing housing close to downtown Jackson.
4.2.c: Create vibrant walkable mixed use subareas COMPLIES AS CONDITIONED. As conditioned, the proposed
subdivision will be connected to the Community Pathways network which will allow the community the
opportunity to access surrounding civic, educational, and commercial uses via alternative modes of travel.
However, no effort has been made in land design to allow internal multimodal connections for future
development to other developable abutting properties.
While said abutting parcels are currently vacant, their development is likely, thus infrastructure should be in place
to provide further neighborhood connectivity.
4.3.a: Preserve and enhance stable subareas NOT APPLICABLE. Subarea 5.6, Northern South Park, is a Transitional
Subarea.
4.3.b: Create and develop transitional subareas COMPLIES The applicant has proposed to develop housing density
in proximity to an established Complete Neighborhood, thus adding to the overall housing supply of the sub-area.
4.4.b: Enhance Jackson Gateways NOT APPLICABLE. The site proposed for residential development is not visible
from Highway 89. While the subject parcel is within the Scenic Resources Overlay, its development will not have
a large impact to the Town’s Gateway. Please see ZCV2020-0027 for Scenic Resource Overlay compliance as
submitted with this application.
5.3.b: Preserve existing workforce housing stock COMPLIES Currently, there is no existing workforce housing on
this site due to the agricultural use of the property. Lots within the proposal will be sold at market rate;, a
workforce housing fee in-lieu will be required at the time of building permit for any habitable square footage over
2,500 square feet. As up to 83 units will be constructed, said collective fees could have a positive impact on the
affordable housing efforts of the Jackson/Teton Affordable Housing Department.
6.2.b: Support business located in the community because of our lifestyle COMPLIES The proposed rezone supports
local businesses by providing potential housing for future patrons and possibly employees, depending on the final
rate of affordability for the subdivision. However, no commercial uses are proposed on this site.
6.2.c: Encourage local entrepreneurial opportunities NOT APPLICABLE. The applicant states that the proposed
rezone encourages local entrepreneurial opportunities by providing low to medium density housing in a zoning
district that permits home occupation and home business uses, which are intended to allow new business startups. While there is a possibility of someone starting a home occupation, the development of housing will not
encourage local entrepreneurial opportunities. Planning staff does not find that this policy is applicable to
residential development.
6.2.d: Promote Light Industry NOT APPLICABLE.; Light industry is not an allowed use within the Suburban zone.
7.1.c: Increase the capacity for use of alternative transportation modes COMPLIES AS CONDITIONED Per the
applicant’s proposal, “the proposal is for 84 residential lots that would create 615 Average Daily Trips, considering
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the 23% usage of alternative transportation modes envisioned by the Integrated Transportation Plan (ITP)”. This
information has been provided within a Traffic Impact Study (attached).

As mentioned before, the proposed subdivision is close to the pathways system and START Bus route stops. While
the mode (vehicles, walking, biking, bus, etc.) choices of future residents are unknown, the infrastructure is
existing within the area to facilitate usage, connection to the existing system will be paramount to encourage
alternative mode choice. The applicant’s mention of 23% usage of alternative transportation modes is ambitious
and is not likely a true representation mode choice once the subdivision is developed, especially if sidewalks are
not provided.
As for the trip generation, this subdivision will impact both High School Road and South Park Loop Road, but in a
manner that is comparable to other neighborhoods within the district.
7.2.d: Complete key transportation network projects to improve connectivity COMPLIES AS CONDITIONED. This
subdivision will be accessed via two new curb-cuts with all streets internal to the subdivision remaining in a closed
loop. No provisions have been made in land design to allow internal connections for future development to other
developable abutting properties.
While adjacent parcels are currently vacant, their development is likely, thus infrastructure should be in place to
provide further neighborhood connectivity.
5.6: Northern South Park
As stated by the applicant, the subject property has been zoned Suburban for decades. Therefore, this action is a
by-right development entitlement as the subject property was not rezoned as part of the 2016 Rural Update. The
proposed 0.27-acre lot size is consistent with lot sizes in neighboring Subarea 5.5, which includes the Rangeview
Park section of the Cottonwood Subdivision, as well as Indian Trails.
2. Achieves the standards and objective of the NRO and SRO; CAN BE MADE.
Natural Resources Overlay: NOT APPLICABLE. The subject parcel is not within the NRO (see MSC2020-0007, which
approved an exemption to the requirement to prepare an Environmental Analysis).
Scenic Resources Overlay: COMPLIES. The proposal is located entirely within the SRO and will meet the applicable
SRO standards as required by LDR Section 5.3.2. Please see ZCV2020-0027 for SRO Compliance
3. Does not have significant impact on public facilities and services, including transportation, potable water and
wastewater facilities, parks, schools, police, fire, and EMS facilities; CAN BE MADE AS CONDITIONED.
Please review the staff analysis section of this staff report to review concerns with this proposal as presented.
These concerns are centered around water, sewer, connectivity and park exactions. The Planning Director’s
recommendation, as conditioned, seeks to fully address these concerns.
4. Complies with all relevant standards of these LDRs and other County Resolutions as can be determined by the
level of detail of a sketch plan; and CAN BE MADE AS CONDITIONED. In a full review of the documents
submitted, Planning staff finds that all relevant standards of these LDRs have been met that need to be met
during the Sketch Plan process.
All other LDRs that cannot be met at this time due to the conceptual nature of a Sketch Plan application will be
met at the time of Development Plan review. No County Resolutions apply to this development.
5. Is in substantial conformance with all standards or conditions of any prior applicable permits or approvals.
NOT APPLICABLE. There are no prior applicable permits or approvals.
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SUGGESTED MOTION
I move to APPROVE Sketch Plan SKC2020-0001 to allow the development of an 84 Unit subdivision as
presented in the application dated September 15, 2020, being able to make all five (5) findings of
Section 8.3.1 of the Teton County Land Development Regulations, with seven (7) required conditions.
1. At the time of Development Permit application submittal, the applicant shall show
pathway easements with a minimum width of 16-feet for easements located outside
of road easements/rights-of-way.
2. At the time of Development Permit application submittal, the applicant shall show pathway and
roadway connectivity to potential future development to the south and/or east that are
acceptable to the Pathways Coordinator and the County Engineer.
3. At the time of Development Permit application submittal, the applicant shall provide a detailed
vegetation preservation and planting schedule that explicitly shows what vegetation will
be preserved, how preservation will occur, and where planting will occur to meet Scenic
Resources Overlay (SRO) standards, per ZCV2020-0027.
4. At the time of Development Permit application submittal, the applicant shall provide the County with
an alternative development exaction plan, which better allocates land for public use.
5. At the time of Development Permit application submittal, the applicant shall have submitted a plan
for water supply and wastewater treatment in compliance with Wyoming Statute §18-5-306 and
Chapter 23 of the State of Wyoming Water Quality Rules and Regulations. The Applicant shall
also submit at the time of their submittal for Development Plan Approval, a certificate from the
Wyoming Department of Environmental Quality showing a non-adverse determination.
6. All interior road right-of-way width schematics of SKC2020-0001, shall adhere to the specific rightof-way widths approved by the final determination of ADJ2020-0005.
7. Prior to submittal of a final Development Plan application to the Teton County Planning
Department, the Applicant shall meet with Planning staff and the Parks & Recreation staff to
discuss the options for park design. A final park design shall be included in the Development Plan
application submittal.
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WYDOT Bob Hammond
WYDEQ James Brough
County Engineer Amy Ramage
Fire Marshal Kathy Clay
Sherriff Matt Carr
County Sanitarian Ted Van Holland
Parks and Recreation Steve Ashworth
Pathways Coordinator Brian Schilling
Road and Levee Dave Gustafson
Public Health Sara Budge
Housing Department Stacy Stoker
Teton County School District Jeff Daugherty
Town of Jackson Sewer Jeremy Parker
From: Kathy Clay <kclay@tetoncountywy.gov>
Sent: Monday, October 26, 2020 1:30 PM
To: Andrew Bowen <abowen@tetoncountywy.gov>
Subject: RE: PRC Request
From: Kathy Clay <kclay@tetoncountywy.gov>
Sent: Tuesday, October 27, 2020 10:31 AM
To: Andrew Bowen <abowen@tetoncountywy.gov>
Subject: RE: PRC Request
Andrew: This is a large subdivision required to have hydrants per The adopted Teton County Fire
Protection Resolution for New Subdivisions found here
http://www.tetoncountywy.gov/DocumentCenter/View/14996/Fire-Protection-Resolution-for-NewSubdivison-2018-Edition
Check out 2.2.3 for subdivisions with 30 or more residential lots. A water system will be required.
In lieu of a water system, if EVERY SINGLE OCCUPIED STRUCTURE was fire sprinklered, that requirement
could be waived……

Kathy Clay
Battalion Chief Fire Marshal
Jackson Hole Fire/EMS
(desk) 307-732-8506
Facebook JHFireEMS
www.jhfire-ems.org

From: Andrew Bowen <abowen@tetoncountywy.gov>
Sent: Tuesday, October 27, 2020 8:19 AM
To: Kathy Clay <kclay@tetoncountywy.gov>
Cc: Chris Neubecker <cneubecker@tetoncountywy.gov>; Hamilton Smith <hsmith@tetoncountywy.gov>
Subject: RE: PRC Request
If they can not tap into the Town’s water supply, will the hydrant proposal be an issue? There is no
elevation to facilitate a gravity tank.
Thanks,
Andrew
From: Kathy Clay <kclay@tetoncountywy.gov>
Sent: Monday, October 26, 2020 1:30 PM
To: Andrew Bowen <abowen@tetoncountywy.gov>
Subject: RE: PRC Request
Hi Andrew: All lots can be reached from the primary fire department access road. The two
ingress/egress options are critical. The gray shaded road will be required to meet fire department
access road widths and turning radii.
Notes indicate a hydrant system will be incorporated into the subdivision for water supply.
No further comments at this time.

Kathy Clay
Battalion Chief Fire Marshal
Jackson Hole Fire/EMS
(desk) 307-732-8506
Facebook JHFireEMS
www.jhfire-ems.org
From: Dave Gustafson <dgustafson@tetoncountywy.gov>
Sent: Wednesday, October 28, 2020 8:22 AM
To: Andrew Bowen <abowen@tetoncountywy.gov>
Subject: RE: PRC Request
Hi Andrew,

The subdivision access roads to South Park Loop Road and High School Road meet the minimum
separation distance between access points. Even though High School Road, west of Middle School Road,
is in the County, the Town of Jackson maintains this section. I’m not seeing proposed radius dimensions
for each entrance. Is this information available? A transportation engineer will need to confirm
whether stop signs at each access are sufficient. Does the sketch plan submittal provide information on
crosswalks and appropriate signage/signals for pedestrian and cyclist crossings (SPLR & High School
Road)?
Based on my experience with the County road system, 5-foot snow storage along each side of a road is
inadequate. Is the subdivision proposing to periodically haul off snow?
Give me a call when you have time to discuss the proposed ROW. Thanks!
Dave
David Gustafson, PLS
Teton County Road & Levee
307-732-8586
From: Darin Kaufman <darin.kaufman@wyo.gov>
Sent: Friday, October 30, 2020 10:37 AM
To: Andrew Bowen <abowen@tetoncountywy.gov>
Subject: Re: SKC2020-0001 PRC
[NOTICE: This message originated outside of the Teton County's mail system -- DO NOT CLICK on links
or open attachments unless you are sure the content is safe.]
Andrew:
Thank you for the opportunity to comment.
The County should consider preserving the right-of-way and identify the location of the future proposed
east-west connector road alignment in relationship to this development which is mentioned throughout
the project narrative and traffic statement. How does the site's west access fit in with the future
proposed east-west connector road location on South Park Loop Road, as mentioned in Appendix C
Infrastructure Narrative?
The future east-west connector road intersecting US 89 shall meet the minimum access spacing
requirements per WYDOT's Access Manual. When this tie-in occurs, a traffic impact study must be
performed and an access application (M-3A) must be obtained from WYDOT.
The project narrative mentions a future street easement connection to the south for Complete
Neighborhood integration. It is assumed this south street extension would intersect with the east-west
connector road. This south street connection is not shown in the Suburban Sketch Plan found in
Appendix A. WYDOT concurs with this interconnectivity concept and recommends to the County in
addition to the south connection (to the future east-west connector road) a east street connection

preserving access easements between adjacent properties as they develop, minimizing external trips,
distributing/relieving vehicle pressure, and reliance on the surrounding roadway network.
Most the the following was provided the traffic consultant with regards to the Traffic Statement:
Traffic Statement - due to the size of the proposed development, the traffic study should review and
analyze the opening full build-out year plus 3 to 5 years after opening.
The traffic impact study at minimum should consider including High School Road and intersection with
US 89, South Park Loop Road, and Tribal Trails to the intersection with WY 22, as well as future EastWest connector road to US 89.
The traffic study should utilize the latest edition (10th or later) of the ITE Trip Generation Manual.
Trip distribution of 20% to/from the site south along South Park Loop Road seems high.
WYDOT would like to reserve the right to receive and review the final traffic impact study when
developed. Any mitigation measures determined by the study, shall be at the cost and responsibility of
the developer.
It appears there are no new utility connections within WYDOT R/W.
If you have any questions or concerns, please let me know.
Thank you,
Darin Kaufman, P.E., PTOE
WYDOT District 3 Traffic Engineer
3200 Elk Street
Rock Springs, WY 82902
Office: 307.352.3034
Cell: 307.389.0235
From: Steve Ashworth <sashworth@tetoncountywy.gov>
Sent: Thursday, November 19, 2020 11:06 AM
To: Andrew Bowen <abowen@tetoncountywy.gov>
Subject: RE: PRC request
Andrew, the exaction parcel on the north for a future pathway makes a lot of sense and we can support
that. The exaction parcel on the west does not meet the intent of public land exaction. The parcel is
being used as a development landscape buffer and does not provide public use or recreation value. I
would suggest incorporating public space adjacent to the proposed pathway parcel that can serve both
the development and the adjacent neighborhoods. A one acre park similar to Garaman park that can be
accessed by the pathway would be appropriate. Please let me know if you have any questions or
thoughts. Thanks, Steve

Rafter J Ranch Homeowner’s Association
2951 Big Trail Drive
Jackson, WY 83001
(307) 733-5262

Email: Office@RafterJ.org / Website: www.RafterJ.org
September 24, 2020

Dear Teton County Commissioners,
We are writing on behalf of the Rafter J Ranch Homeowner’s Association, with concerns about
how the proposed developments currently being considered in northern South Park might impact
water quality for Rafter J residents.
Rafter J ISD currently maintains 4 wells, fed by the Snake River Aquifer, that provide drinking
water to over 500 homes and commercial businesses. Sewage from Rafter J properties is
processed through the town sewer system.
We understand that northern South Park is the preferred area for further development in Teton
County. As you move toward that goal, we ask that you first develop a Water Quality Protection
Plan, especially focused on sewage and stormwater runoff, that will protect the drinking water of
thousands of county residents already living in South Park.
We will be following this issue as you consider current and future development proposals.
Thank you,

Board of Directors, Rafter J Ranch Homeowner’s Association
Kip MacMillan, Chuck Rhea, Michael Keegan, Brian Remlinger, Karen Jerger

The Meadows of Melody
Ranch Improvement and
Service District
PO Box 4337
Jackson, WY 83001
(307) 733-0205 / (307) 733-9033 Fax

RE: Northern South Park Planning & Proposals - Snake River Aquifer Protection
September 21, 2020
Teton Board of County Commissioners, Jackson Mayor and Town Council,
Our board has been tracking the discussions on both the joint Northern South Park master
planning as well as specific development applications that are under review by the County.
The Melody Ranch Improvement & Service District (Melody ISD) in addition to managing roads
and a sewage conveyance system directing our 371 lot’s and home’s sewage to the Town of
Jackson sewer plant – provides safe drinking water to nearly 1,000 residents. Our Melody ISD
covers all 331 homes in the Melody Ranch PUD and also provides drinking water to the 15
townhomes managed by the Jackson Hole Community Housing Trust (Glory View); the 23
townhomes overseen by the Jackson/Teton County Affordable Housing Department (Sage
Meadows); plus provides culinary water to two County owned lots – Munger View Park and the
Melody Park & Ride adjacent to HWY 89. This totals some 371 lots.
Nearly all of our homes are occupied by the local workforce and 45% of our homes are under
some form of deed restricted affordable workforce housing covenant held by the Jackson/Teton
County Affordable Housing Department, Habitat for Humanity or Jackson Hole Community
Housing Trust.
In all we are tasked to provide safe drinking water to nearly 1,000 residents plus the general
public when they access drinking water that is provided at the two County park parcels. We take
this responsibility extremely seriously.
We want to express that the protection of the sole source Snake River Aquifer (designated as
such by the US Environmental Protection Agency in 1991) from pollution from sewage and/or
storm water runoff is critically important. Our Melody ISD draws our water from the Snake
River Aquifer directly downstream of these Northern South Park proposals and planning efforts.
We request that your decisions result in the highest standards achievable to protect our water
quality.

In particular our Melody ISD draws water from two shallow 100’ deep existing wells (with water
accessed at around 70’) located along Melody Ranch Drive. We currently have over $2 million dollars in
water enhancement projects underway to upgrade our two existing shallow wells plus storage and
pumping capacity. In addition, with Wyoming provided grants and loans – we are adding a needed third
culinary well for increased capacity and redundancy. During the last year with Wyoming Water
Development grants (75/25 cost share) we drilled two exploratory test wells in the attempt to access a
deeper aquifer at 450’ deep. These test well locations were based on subsurface geology and the
performance of other wells in the area. One of the goals for this year of work completed at a cost
approaching $200,000 was to access water from a deeper aquifer that has better protections from surface
and shallow aquifer contaminants that include nitrates. The source of these potential surface and shallow
aquifer pollutants is predominately from septic tanks, leach fields, fertilizers, deep aquifer injection of
partially treated sewage as well as other less than ideal methods of treating sewage – some of which are
under discussion in the Northern South Park.

Our first exploratory deep well was drilled adjacent to the Pump House on Palomino Drive last
fall; however, it did not yield desired results. We then drilled a second deep test well last
February adjacent to Melody Ranch Drive – it also did not yield the desired results. Being
unable to locate a well in a suitable deeper aquifer we were forced to submit to the State our
10% design for water resource upgrades that includes the addition of a third well at a depth of
approximately 100 feet below surface. This new well will be in the same vicinity of our two
existing 100 foot (shallow) wells.
As you proceed on both the joint Northern South Park holistic neighborhood plan as well as the
County review of active development proposals – along with any future applications that may
come along in South Park upstream of our sole source Snake River Aquifer – we request that you
take steps that offer the best and most assured methods to protect this shared sole source aquifer
from any and all potential pollution sources. It is imperative that your decisions result in the
highest possible standards that protect our downstream water quality.
Respectfully,
Melody Ranch ISD Board of Directors
Bob Hammond - Rich Bloom - Kent Van Riper - Matt Hare - Jim Miller

Appendix:
Water Quality Concerns Related to Northern South Park – Protect Our Water Jackson Hole

Water Quality Concerns Related to the Development of Northern South Park:
•

•

•

EPA Designated Sole Source Aquifer – In 1991, the Snake River Aquifer underlaying
Teton County was designated a Sole Source Aquifer by the United States Environmental
Protection Agency. Two factors influenced this important designation; first the Snake
River Aquifer provides drinking water to nearly the entire population of the region, and
secondly, there is virtually no alternative drinking water sources available if the aquifer
were to become contaminated.
Wyoming State Water Plan, Snake/Salt River Basin Plan – A couple of notes from the
Snake/Salt River Basin Plans that are of importance.
o The ease with which contamination may enter an aquifer is commonly termed
the “aquifer sensitivity”. It is primarily a function of the permeability distribution
above and within the aquifer, the depth to groundwater, and the rate of
recharge from the surface to the aquifer. As a general statement, the productive
aquifers of the Snake/Salt River basin have a relatively high sensitivity to
contamination because:
§ High aquifer permeabilities allow rapid movement of contaminants
between points of recharge/infiltration and discharge.
§ Permeable soils and the absence of low-permeability strata (e.g.
confining layers) between the surface the underlying aquifers allow
surface contaminants to readily reach groundwater.
§ Depths to water are relatively small, allowing rapid transmission of
surface contaminants to the water table.
§ Aquifer recharge, particularly in areas subject to irrigation, provides the
water to carry contaminants into the groundwater system.
Northern South Park Soil Characteristics - Potential homesites in the Northern South
Park area of Teton County are located on the floodplain of the valley floor. This area is
dominated by Tetonville series of soils. Tetonville soils are characterized by a thin upper
layer of fine sandy loam soils (0-17 in.) overlaying an extremely gravelly sand layer (1760 in.). The water table can typically be found at depths around 36 inches with seasonal
depths near 12 inches.
o 99.4% of the area is very limited for the use of onsite treatment with septic
systems based on the soil properties that affect absorption of the effluent,
construction and maintenance of the system, and public health.
o Groundwater can be polluted if highly permeable sand, gravel, or fractured
bedrock is less than 4 feet below the leachfield.
o These soils types often do not adequately treat wastewater before it reaches the
groundwater. A major concern in this location is that the density of the septic
tanks could be greater than the natural ability of the subsurface environment to
receive and purify system effluents prior to their movement into groundwater.
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•

Wastewater Planning in Teton County - Planning for wastewater treatment and
disposal facilities is critical for every community to protect public health and maintain a
high quality of life. The planning, design, construction, and maintenance of wastewater
facilities should be environmentally sound and an efficient use of public funds.
o The water quality issues in Hoback Junction and the Westbank of the Snake River
highlight the urgent need for a Wastewater Management Plan (WMP) in Teton
County. Without a WMP, Teton County will be forced to continue to react to
water quality issues that pose serious threats to human health and the
environment and will be unable to meet the community’s stewardship vision for
our water resources.
o The effects of sustained growth in Teton County have had a profound impact on
the development of regional wastewater infrastructure. Aside from the Town of
Jackson’s centralized sewerage system, the lack of strong regional coordination
has led to a distributed patchwork of small wastewater treatment plants
(WWTPs), independent sewer districts (ISDs) and small onsite wastewater
facilities known as septic systems.
o As our population and the number of visitors to our valley have grown that
patchwork of WWTPS, ISDs and septic systems has become responsible for
treating larger and larger quantities of waste and, as a result, these systems are
no longer sufficient for properly removing enough nitrogen and phosphorus
from wastewater before it is discharged into our surface or ground water.
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Dear Chairwoman Macker and Commissioners:
We hope your new year is off to a safe and healthy start. We are writing you today regarding the
Gill’s proposal for a residential development consistent with the allowances on their Suburbanzoned property in Northern South Park (SKC2020-0001).
We have reviewed public comments that suggest you should condition or delay the approval of
SKC2020-0001 until the Neighborhood Plan is complete. We believe this would violate the Gill’s
decades old legal right to develop their 26 acres of land zoned Suburban.
The Gills acknowledge that a “neighborhood planning effort” for Subarea 5.6 of Northern South
Park is contemplated by the current Comprehensive Plan and was considered in the 2012
Comprehensive Plan to address traffic congestion. Even so, it is important to keep in mind that
both versions of the Comp Plan also contemplate the development of Subarea 5.6 at a density
similar to the adjacent Subarea 5.5, and that the stated objective of the “neighborhood planning
effort” is to rezone Subarea 5.6. We thus seriously question any attempt by the County to impose
the “neighborhood planning effort” to the Gill’s 26 acres of land – land that is already zoned
consistent with the Town-level density of the adjacent neighborhood. Because Suburban zoning is
already aligned with the density of the adjacent neighborhood, the only logical application of the
“neighborhood planning effort” is to rezone the rural zoned land in Subarea 5.6 that might one
day be considered for Town-level density zoning. It is unnecessary and inappropriate to include
the Gill’s 26 acres of Suburban-zoned land in the “neighborhood planning effort,” as its current
zoning is plainly consistent with the current Comp Plan, and the Gills are not open to a zone change
on the 26 acres.
Furthermore, any denial, delay or conditional approval of SKC2020-0001 based on completion of
the Neighborhood Plan would plainly diminish the zoning rights expressly conferred by the Land
Development Regulations on the Gill’s Suburban-zoned property. Any such denial, delay or
conditional approval would give primacy to the Comp Plan at the expense of the Land
Development Regulations, even though the Wyoming Supreme Court and your own County
Attorney have made clear that the Land Development Regulations, not the Comp Plan, are “the
law.”
As the Gills move through the Sketch Plan, Development Plan and Plat approval processes, they
will need to demonstrate that the Suburban-zoned neighborhood proposed on their 26 acres will
address transportation impacts and connectivity, infrastructure (including water, sewer and storm
water), and public services (police, fire, parks and schools) in order to meet the requirements of
the Land Development Regulations. The Neighborhood Plan is not the tool by which to ensure
these important subjects are addressed. Rather, the tools are your Land Development Regulations
and Wyoming Statutes, which the Gills have and will continue to follow at every step of the
proposed development.

60 East Simpson Avenue
P.O. Box 4211
Jackson, Wyoming 83001
o: 307.733.6688
f: 307.733.3758

January 20, 2021
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Finally, notwithstanding their previously voiced opposition to a Neighborhood Plan being required
prior to developing their land in Northern South Park, the Gills are actively participating in the
planning effort. But, in that context, it is important that the County planning staff and County
Commissioners continue to recognize and honor the Gill’s existing legal rights on their Suburbanzoned land. Any planning must take into account that 26 acres of Subarea 5.6 are already zoned
Suburban, rather than assuming that such zoning does not exist or could somehow be taken away
as a result of the Neighborhood Plan.
The Gills look forward to presenting their Sketch Plan to you on February 2nd and trust that you
will consider it on its merits, rather than delaying or conditioning that consideration until the
conclusion of the neighborhood planning effort.
Thank you for your time and attention. Please do not hesitate to contact us with any questions.
Sincerely,

Amberley G. Baker
Cc: William P. Schwartz, Esq.

November 3, 2020
Susan Johnson, SJ Planning Solutions
PO Box 523
Jackson, WY 83001
(sent via email susan@sjplanningsolutions.com )
RE: ZCV2020-0027 - Zoning Compliance Verification for a Visual Resource Analysis: As part of a Suburban Sketch Plan
Proposal at property PIDNs# 22-40-16-06-3-00-012 and 22-40-16-06-3-00-005.
Request Summary
As part of a greater Sketch Plan proposal, which will result in an 84 unit (1 existing) subdivision being developed on a 26
acre portion a Hereford Ranch parcel, this Zoning Compliance Verification letter seeks to ensure that said proposal
complies with LDR Section 5.3.2 (Scenic Resource Overlay Standards). As noted within the application, this parcel along
with the majority of land within South Park Loop lies within the Scenic Resource Overlay (SRO), therefore, compliance is
mandated by the LDRs. In application to the two subject parcels, two scenic areas described within the LDR’s shall be
protected. These are the South Highway 89 and South Park Loop Scenic Areas.
Requested Visual Impacts on South Park Loop
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Note: The parcels to be developed are approximately 4,000’ from Highway 89, with ample meadow land existing between.
The Highschool also sits between the affected parcels and the Highway, as shown below.
Visual Impacts on Highway 89

Subject Parcels

Jackson Hole High School

Dear Ms. Johnson,
This letter is to confirm that planning staff has reviewed your September 15, 2020 submittal of ZCV2020-0027. Said
application was reviewed and declared as sufficient on September 29, 2020. Thank you for providing a thorough
application packet. Please note that a zoning compliance verification shall only apply to the circumstances reviewed and
will only be as detailed as the information provided in the request. A zoning compliance verification does not permit any
physical development, use, development option, or subdivision, nor does it guarantee approval of any application. This
review shall only verify zoning compliance at the time it is used.
In full review and drafting of this ZCV, the following County regulations and documents were analyzed and considered in
making all determinations:
•
•
•
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ZCV2020-0027 Application
LDR Section. 5.3.2
County Archived Aerial Imagery

As found in LDR 5.3.2.G, there are specific standards to be met when land within the SRO is proposed to be subdivided. It
is mandatory that all applicable standards of this section be met in full compliance prior to any Sketch Plan Approval. As
you have provided response to each applicable standard within the application, I will address each standard with your
review in blue and provide my analysis in bold.
G. Foreground Standards
All physical development, use, development options, and subdivision within the Foreground of the Scenic Areas described
above shall comply with the following standards.
1. General Location of Structures. Physical development, use, development options ,and subdivision in the Foreground
shall be sited in one or a combination of the following locations: (1) at the rear edge of the Foreground at the back of an
open meadow or pasture; (2) at the side edges of the Foreground where there is an open meadow or pasture; (3) behind
an existing stand of vegetation; (4) behind or built into a change in natural topography; or (5) within a pasture or meadow,
clustered in the form of a ranch compound, or adjacent to or integrated into an existing ranch compound. Standards for
each of these locations are as follows.
c. Behind Existing Stand of Vegetation. When located in the Foreground behind an existing stand of vegetation, including
vegetation which has grown naturally on the site and vegetation planted as an agricultural wind row, the physical
development, use, development option, or subdivision shall comply with the following standards.
i. Scale. The scale of the physical development, use, development option, or subdivision shall not interrupt or obscure the
existing occurring stand of vegetation behind which it is located.
ii. Supplementary Vegetation. Where natural vegetation does not adequately screen the physical development, use,
development option, or subdivision as determined by the visual analysis, native vegetation shall be planted to augment
the existing vegetation and maintain the visual integrity of the view shed.
Complies. The proposed development will be located behind existing vegetation to the extent possible and will
maintain all existing vegetation to the maximum extent practical. Supplementary vegetation in the form of
cottonwood trees will be planted along South Park Loop Road to mimic the existing vegetation in order to augment
the visual integrity of the viewshed.
Requires More Detail. It is important to note that visual protection from South Park Loop is the most pivotal step
in ensuring LDR compliance with this ZCV. While Scenic Corridor protection for HWY 89 is important, there is
ample meadow space (4,000’ +) between the development area and HWY 89.
Section 3 (highlighted above) has been provided for justification of the subdivision’s orientation, however, the
application language and screening plan that has been provided is not detailed enough to carry said justification
as to the view from South Park Loop Road, a county road.
As mentioned by the applicant and clearly seen within aerial photography, these parcels are unlike most parcels
within the South Park Loop Scenic Corridor, because there is a lack of relic Cottonwood stands adjacent to/present
on the western property line. This is especially evident on the southwestern property line. While the submitted
vegetation plan on drawing sheet L1 makes an effort to screen the proposed development from South Park Loop
Road, there needs to be further clarification of which existing trees will be preserved and how many trees will be
planted. In doing so, Standard 3 compliance will be better justified.
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Note: Please remember that understory protection and planting should be considered for overall vegetative
health and corridor screening. Several Best Management Practices can be utilized during construction to limit
native vegetative destruction.

2. Exceptions to General Location of Structures. If it is demonstrated that the maximum amount of density/intensity
allowed for the land has been located pursuant to the general location of structures standards above, the remaining
density/intensity allowed for the land shall be located at other locations, subject to the following standards:
a. Along Front Edge of Meadow or Pasture. To the extent practicable, it shall be located along the front edge of the
meadow or pasture. To the extent possible, it should be located in proximity to similarly situated development on adjacent
lands.
b. Maintain Contiguous Open Space. It shall be located so as to maintain the largest amount of contiguous open space
practicable, in relation to the scenic view being regulated.
c. Screening. The physical development, use, development option, or subdivision shall be screened with native vegetation
planted to mimic either the existing species composition and pattern of growth or, traditional farm and ranchstead planting
patterns of the American west. To accomplish these goals the Planning Director will be at liberty to vary the requirements
of 5.5.3.E. As with all proposed planting in Teton County, applicants are strongly advised to use endemic plant materials
and consider their relative attractiveness to wildlife.
Complies. Because existing vegetation is not continuous along the eastern side of South Park Loop Road, it is not
possible to locate all of the allowed density/development behind existing stands of vegetation. The proposal is to
locate development along the front edge of the pasture along South Park Loop Road, similar to the location of
development to the north along South Park Loop Road, but with 92 feet of contiguous open space between the
South Park Loop Road easement and the closest new structure (52 feet within proposed open space and exaction
land in addition to the required 40-foot rear setback required for structures in the Suburban zone). Cottonwood
plantings would be added for screening to mimic the existing species composition and pattern of growth of
traditional ranchland plantings found along irrigation ditches in the American West. For scale, the existing historic
ranch homestead is located approximately 75 feet from the South Park Loop Road easement.
Requires More Detail. As Section 3 is the sole justification for the orientation of the subdivision, and existing
vegetation is already sparse, a more robust planting schedule will be required for planning staff to determine LDR
conformity. It would also be helpful for a landscape architect to provide drawings with a canopy and understory
that has achieved maturity.
3. Exterior of Structures
a. Earth Tone Materials. The exterior of all physical development, except that located and designed in the form of a ranch
compound, shall be built or painted with indigenous earth tone materials.
b. Traditional Ranch Colors. The exterior of a ranch compound shall be built or painted with indigenous earth tone
materials, or shall be painted or stained using local, traditional ranch colors, which shall include shades of red or brown.
Paints or stains which simulate weathered barn wood also shall be permitted.
Complies. All structures will be required to be built or painted with indigenous earth tone materials. Because the
proposal is not for a Ranch Compound, Traditional Ranch Colors are not applicable.
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Shall Comply at BDR. All structures built within the subdivision as proposed shall comply with the LDR’s, which
require exterior materials to be both earth toned and non-reflective.

4. Roof Materials
a. Color that of Surrounding Natural Features. The color of all roofs shall be similar to the colors of surrounding vegetation
or land features.
b. Treat Reflective Materials. Reflective roof materials shall not be used, unless the materials are treated to eliminate
reflection.
Complies. Roofing materials will be nonreflective and similar in color of surrounding vegetation and land features.
Shall Comply at BDR. All structures built within the subdivision as proposed shall comply with the LDR’s, which
require exterior materials to be both earth toned and non-reflective.

5. Earth Moving and Berms
Complies. No berms are proposed.
Not Applicable. No berms have been proposed by the applicant.

6. Roads and Driveways
a. Avoid Dividing Meadows and Pastures. To the maximum extent practical, roads and driveways shall be located to skirt
the edge of and avoid dividing meadows and pastures. Roads and driveways shall take advantage of the screening potential
of natural topography and existing vegetation. Existing roads and driveways shall be used where practical. To enhance
screening, ditches may be dug parallel to roads or driveways, and a row of cottonwood trees may be planted along the
roads or driveways.
b. Soft Edges. To the maximum extent practical, roads and driveways located around the edge of or in meadows shall be
laid out with soft, curving edges and shall avoid straight line corridors which are incongruous with the natural setting.
Complies. In order to facilitate a desired grid street pattern that enhances connectivity and road redundancy, as
well as to meet the required 300-foot roadway separation distance, it is not possible or practical to locate roads
that skirt the edge of the pasture or avoid straight line corridors.
Complies. Planning Staff agrees with the statement made above that the street network as proposed must exist
in form, to allow for connectivity and redundancy.
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In conclusion, the subdivision as oriented, meets all applicable SRO standards mandated by LDR Section 5.3.2.. However,
it will be a recommended condition of approval that a more robust vegetation plan and schedule be required for Sketch
Plan Approval. This will ensure that the applicant’s basis of orientation (Orientation Standard 3), upholds the spirit of the
LDRs with integrity.
Recommended Condition of Approval at Sketch (SKC2020-0001)
1. The applicant shall provide a detailed vegetation and tree preservation plan, which explicitly outlines a schedule of
vegetation to be saved and vegetation to be introduced to all site areas adjacent to South Park Loop Road.
If you have any questions and or concerns about this letter or about next steps for this subdivision’s development, please
email me at abowen@tetoncountywy.gov, call me at (307) 733.3959 or stop by our office.
All the best,

Andrew Bowen
Senior Planner
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February 5, 2021
Dear Chairwoman Macker and Commissioners:
The Gills have carefully considered all of your comments during the February 2nd County Commission
meeting regarding SKC2020-0001. Each of you expressed concern with finding #3, and requested more
information regarding water, wastewater, the park, pathways and rights-of-way. At least one of you also
expressed a desire for more time to allow the Town of Jackson to complete their capacity and rate study.
To support finding #3, the Gills would like to present a condition for your consideration in advance of your
February 16th meeting regarding SKC2020-0001. The proposed condition is as follows:
The applicant shall submit their Development Permit application no earlier than December 31, 2021,
which shall include an alternative plan for water supply and wastewater treatment if the applicant's
preferred connection to public (municipal) water and sewer facilities cannot be obtained as required
by LDR Sections 7.7.2 and 7.7.3.
Prior to the February 16th meeting regarding SKC2020-0001, the Gills will also submit supporting visuals
that depict the park, pathways and rights-of-way, as well as the connectivity to nearby schools.
We believe that the condition proposed above, along with the supporting visuals, addresses all of the
concerns you expressed in the February 2nd meeting regarding finding #3, and SKC2020-0001 generally.
There is no reason to deny SKC2020-0001 as it meets all the findings as determined by your staff in the
staff report, and with this condition, you are assured that the Development Permit application will not be
submitted until 2022. The Gills are hopeful that the Development Permit application will include a
readiness to serve letter from the Town of Jackson for water and wastewater, because the Town will have
had all of 2021 to complete their capacity and rate study, and if they so desire, to take into account the
neighborhood planning effort. Speaking of the neighborhood planning effort, according to the schedule
you approved, it will conclude by August 2021.
The Gills appreciate your stated desires to continue to recognize and honor the Gill’s existing legal rights
on their Suburban-zoned land. We are hopeful that this condition along with the supporting visuals further
prove that all of the findings can be made, and therefore SKC2020-0001 must be approved at your February
16th meeting. We believe this condition is a reasonable approach to the Sketch Plan approval of this byright development.
Thank you for your time and attention. Please do not hesitate to contact me with any questions.
Sincerely,

Amberley G. Baker
Cc: Keith Gingery
Andrew Bowen
Chris Neubecker

60 East Simpson Avenue
P.O. Box 4211
Jackson, Wyoming 83001
o: 307.733.6688
f: 307.733.3758

MEMO
DATE: February 1, 2021
TO:

Board of County Commissioners, County Planning Director

FROM: Amy Ramage, PE – County Engineer
RE:

ADJ2020-0005 Administrative Adjustment for Road Exception Request
SKC2020-0001 Suburban Sketch Plan
1500 South Park Loop Road and a portion of the revised Hereford Ranch Tract 1
Applicant/Agent: JHHR Holdings I LLC / SJ Planning Solutions

This memo is intended to provide information regarding my recommendations for review of this Administrative
Adjustment (ADJ2020-0005) which is a Road Exception Request (RER) and its associated sketch plan (SKC2020-001).
Road Exception Requests are a mechanism to provide flexibility in the Road and Street Standards within the Land
Development Regulations. The process by which to consider exceptions to these standards is outlined in Article
7.6.4.C.2-3.
This request is to allow for 40’ road right-of-way width for the lower volume street network within their proposed
sketch plan. The standards within the LDRs require 60’ width be provided.
Usually, RERs are requested due to construction complexity or cost, impacts to natural resources, or physical
constraints of a site that require a technical review to determine if adjustments do not materially compromise public
safety and any proposed risk mitigation is adequate. This RER request is principally related to street setback and open
space dimensions for this greenfield development, rather than technical engineering components associated with
road infrastructure and geometry.
Per Article 8.2.9.C. “If an application that would generally be subject to a decision by a County official will have
significant local and community impacts that warrant public review, the County official may require the application be
reviewed by the appropriate advisory bodies and decided upon by the appropriate decision-making body.” Given the
direct correlation with the decision making of the Sketch Plan lying with the Board of County Commissioners, and the
findings to be made whether the ADJ request better “supports the purpose of the zone”, as required in LDR Article
8.8.1.C, I recommend that this ADJ application be considered by the Board of County Commissioners rather than a
staff level review and also recommend that it be considered concomitantly with the associated Sketch Plan as these
two applications are inherently interrelated.
Due to an error in in legal noticing, the sketch plan is scheduled to be heard before the Board of County
Commissioners on February 2, 2021, while the ADJ is currently scheduled in mid-February 2021. A staff report shall
contain additional information specific to the ADJ road exception at the time that it is heard before the Board.

