April 13, 2021 Matters from Planning #1

Board of County Commissioners - Staff Report
Subject: VAR2020-0003: Variance to the 150 ft River Setback
Agent/Applicant: Brian Francis
Property Owner: Brian Francis
Presenter: Chandler Windom

REQUESTED ACTION
Variance pursuant to Section 8.8.2 of the Teton County Land Development Regulations (LDRs) to vary Section
5.1.1.D.2.a for the 150-foot setback/buffer required from a river for future building additions and associated
improvements.

BACKGROUND/DESCRIPTION
PROJECT DESCRIPTION
The owner, Brian Francis, is requesting a variance to the required 150-ft river setback for a future addition to his
home located at 1675 E River Drive in Hoback. The existing home and cabin are located approximately 90 ft from
the top of the riverbank at the closest point. The owner wishes to build an addition to the home, as well as
relocate the older cabin in order to create a more functional living space but maintain the character of the
property. This application was previously presented at the September 15, 2020 Board of County Commissioners
meeting. Prior to that meeting the applicant discovered new information about the existing cabin that required
them to substantially revise their application. The Board voted to remand this application back to staff so that it
could be properly reviewed.
The applicant has now requested a variance to reduce the setback from the river in order to build two main
house additions, which will be no closer to the river than the existing structures on the property, approximately
90 ft. The basis of this request is that the existing location of the structures and layout of the home make it
impossible to locate any additions that would meet the 150 ft river setback. The existing home does not contain
the bedrooms and space needed for the applicant’s growing family. The date of the construction of the cabin is
unknown, however it appears on the aerial photos of this lot in 1977.

EXISTING CONDITIONS
The property is platted as Tract F of the Rogers Point Subdivision, Plat No. 146. There is an existing main house
connected to an older cabin. There are two existing sheds, one that is going to be relocated with the future
addition, the other will be removed. The lot has a steep slope well over 30% leading down to the bank of the
Hoback River with a topographical change of approximately 35 ft between the river and the building area.

LOCATION
The property is located at 1675 E River Drive, just south of Hoback Junction. The lot overlooks the confluence of
the Hoback and Snake Rivers. The property is zoned NC (Neighborhood Conservation) and is within the Natural
Resources Overlay (NRO). Due to the base zoning and single-family residential use, the property is exempted from
many NRO standards and Environmental Analysis requirements.
Legal Description:
PIDN:
Site Size:
Character District:
Subarea:
Zone:
Overlay:

Tract F, Rogers Point
22-39-16-26-2-03-006
1.10 acres
8: River Bottom
8.4: Hoback Junction
NC: Neighborhood Conservation
Natural Resources Overlay
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ZONING/VICINITY MAP

AERIAL MAP
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SITE PLAN

STAFF ANALYSIS
The applicant has requested this variance for the proposed development within the Hoback river setback. This lot
is part of the Rogers Point subdivision which was platted in 1958 prior to the first Teton County Land Development
Regulations. In 2003 the previous owners obtained a similar variance for the main house. However, that addition,
as a studio style residence, does not provide these new owners with suitable living space for their family. The
cabin is considered to be “past its useful life” according to the inspection report obtained by the owner. They
require these new additions and are limited by the location and layout of the current structure. Any addition to
the home would result in the need for a river setback variance. While the existing cabin cannot be restored to
livable condition, it is proposed to be relocated on the site to maintain the character of the property. The applicant
also requested the ability to reuse the cabin materials to build a new guest house (accessory residential unit) of
up to 1,000 sf of floor area. The proposed addition to the main house is no closer to the river than the existing
structures and allows for the expansion of the single-family home. The larger existing shed within the river setback
will be demolished and the smaller shed will be relocated out of the river setback. Staff believes this proposal
meets all the variance findings to approve a reduction to the required river setback for the building additions.
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Staff is recommending a condition of approval that the cabin/new guest house location be outside of the river
setbacks since there does not appear to be a hardship on the applicant to achieve this. There are several suitable
areas as shown by the site plan that could accommodate the relocated cabin or a new guest house structure of
1,000 sf.
The applicant also proposed a staircase leading down from the building site to the bank of the Hoback River. This
proposal cannot be considered without an additional variance request for development on slopes over 30%. The
hillside is comprised of steep slopes approximately 60% and greater. Crossing of steep slopes is only exempted for
vehicular and/or utility access where no alternative exists. A pedestrian staircase to the water does not meet this
exemption as indicated by the review from Ted VanHolland, Environmental Permitting Engineer, and therefore
cannot be approved without an additional variance. Staff cannot make the findings for approval of the staircase
with this variance. All neighboring properties adjacent to the Hoback or Snake Rivers have similar topographical
circumstances. Concerns were also raised by Kelly Owens, Forest Hydrologist for the Bridger Teton National Forest
Service regarding the Wild & Scenic River Act, and potential damage from spring runoff. Staff also cannot confirm
that the disturbance of the steep slopes near the surface water will not be injurious to the neighborhood or public
welfare. Therefore, staff is supportive of the building additions, but cannot recommend approval of the staircase
or relocating/rebuilding the guest cabin within the river setback.

STAKEHOLDER ANALYSIS
DEPARTMENTAL REVIEWS
The application was sent to the Engineering Department for review. Attached are the comments received from
Kurt Stout, Floodplain Administrator and Ted VanHolland, Environmental Permitting Engineer. Also attached is
comment received from Kelly Owens, Forest Hydrologist for the Bridger Teton National Forest Service.

PUBLIC COMMENT
Notice of this hearing was mailed to property owners within 800 feet of the site on February 5th, 2021 and posted
on the site on February 26th, 2021. As of the publishing of this report no public comments have been received.

PLANNING COMMISSION ANALYSIS
At their March 8th, 2021 meeting the Planning Commission voted 5-0 to recommend APPROVAL of VAR2020-0003
with the two recommended conditions, based on the findings recommended by staff. There was some discussion
about the history of staircase permitting in the area. Staff is unaware of any previous variance requests for similar
pedestrian staircases for river access. There was also some discussion about relocating the cabin and how the
nonconformities regulations would apply. If the cabin is relocated or rebuilt outside of the river setback as
conditioned, it would no longer be considered non-conforming physical development. There was also a question
regarding the maximum size of an accessory residential unit (ARU). The maximum size of an ARU is 1,000 sf of
gross floor area. The current cabin is approximately 300 sf, however the owner would like the opportunity to
rebuild the structure up to the maximum for an ARU. If built to this size, the proposed development would still
comply with the floor area maximums for the site.

LEGAL REVIEW
Gingery

RECOMMENDATIONS
PLANNING DIRECTOR AND PLANNING COMMISION RECOMMENDATION
Planning Director and Planning Commission recommend APPROVAL of VAR2020-0003, updated January 26, 2021,
to vary the 150-ft River setback for the proposed improvements at 1675 E River Drive, with two conditions, based
on the findings recommended below.
1. Approval of this variance does not approve the staircase to the riverbank as illustrated on the plans.
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2. If the guest cabin is to be relocated or rebuilt elsewhere on the property, it shall be outside of the Hoback
River setback.

PLANNING DIRECTOR RECOMMENDED FINDINGS
Pursuant to Section 8.8.2 of the Land Development Regulations:
1. There are special circumstances or conditions which are peculiar to the land or building for which the
variance is sought that do not apply generally to land or buildings in the neighborhood;
Can be made as conditioned. While the exact edge of the 150 ft river setback can fluctuate, the majority of
this lot (>65%) remains within the Hoback River setback. Development on the property has been controlled by
the location of the existing structures, which includes a cabin built in the 1970s prior to our Teton County LDRs.
Therefore, the location of any addition to the main house has been limited by the existing structure. The special
circumstance for the building additions is that there is no location for an expansion of the single family home
that is entirely outside of the river setback. The existing cabin is either going to be relocated elsewhere on the
property or the materials will be reused to build a new guest cabin. Based on the site plan there does not
appear to be a special condition or hardship that prohibits the cabin from being relocated or rebuilt in the area
outside of the river setback, therefore staff is recommending a condition of approval.
The proposed staircase is not the result of any special circumstance or condition. All neighboring properties
adjacent to the Hoback or Snake Rivers have similar topographical circumstances. Therefore, staff is
recommending a condition to remove the staircase from the approval.
2. The special circumstances and conditions have not resulted from any willful modification of the land or
building;
Can be made. There have been no willful modifications made by this property owner. They purchased the lot
with the existing structures already built and are therefore limited by possible addition locations. The special
condition of the river setback burdening the majority of this lot is not the result of any modification by the
owner. There is no special condition or circumstance that pertains to either the relocated cabin location or the
proposed staircase.
3. The special circumstances and conditions are such that the strict application of the regulation sought to be
varied would create a hardship on the applicant far greater than the protection afforded to the community;
Can be made as conditioned. The entirety of the existing structures on this lot are located within the 150 ft
Hoback River setback, meaning the applicant faces a real hardship when attempting to locate an addition to
the home that is outside of this setback. Without this remodel and addition, the residence is not suitable for
housing the applicant’s family. Relocating the main house outside of the setback is an undue hardship on the
owner. Therefore, the applicant requires this variance for the proposed improvements. This lot was created
through a subdivision prior to consideration of our natural resource setback regulations. However, there is not
a hardship that the applicant faces regarding relocating or rebuilding the cabin outside of the river setback.
The applicant stated that the roadway and powerlines are a hazard. However, the structure can still be located
a safe distance from both the powerline and meet the front street setback while remaining outside of the
natural resource setback.
The natural riparian buffer in the river setback will remain on this lot as conditioned to protect the waterbody.
Staff does not consider the staircase down to the riverbank to be necessary because of any special
circumstances or hardship. The staircase would also require a second variance for disturbance of the steep
slopes which exceed a 60% grade. Therefore, staff recommends removing the staircase from the approval. The
prohibition of development on steep slopes, especially near surface water, is an important protection afforded
to the community. As indicated by the review by the Floodplain Administrator, a Floodplain Development
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Permit may be required in the future for building within the special flood hazard area, however the variance
request for the building additions was supported from a floodplain development perspective.
4. The variance sought is the minimum variance necessary to provide balance between the purpose of the
regulation sought to be varied and its impact on the applicant;
Can be made as conditioned. The applicant has requested a reduction to the Hoback river setback for the
proposed home addition which will be no closer to the river than the existing structures (approximately 90 ft).
The existing home is a studio style and the owners require additional bedrooms for their growing family. They
also plan to relocate the cabin and build a new addition in its place. The owner originally wished to restore the
existing cabin, but later learned it was in an irreparable state. This is the minimum setback reduction needed
to create a suitable living situation out of the existing home. However, relocating or rebuilding the guest cabin
within the river setback does not seem necessary as there is an area outside of the setback that could
accommodate the structure. The proposed staircase also does not provide balance with the purpose of the
setback and slope regulations. Therefore, staff recommends the two conditions of approval relating to the
cabin relocation and staircase.
5. The granting of the variance will not be injurious to the neighborhood surrounding the land where the
variance is proposed, and is otherwise not detrimental to the public welfare; and
Can be made as conditioned. The proposed addition will comply with all other Land Development Regulations
and will match the character of the single-family neighborhood. No public comment was collected in opposition
of approving this variance, and staff does not believe the variance will be injurious to the neighborhood. The
development area for this project is set above the Hoback River, separated by a steep slope of approximately
40 ft of elevation gain, and within vegetation identified as primarily lawn and landscaping. The proposed
addition, being no closer than existing structures, is not anticipated to have any negative effects on the Hoback
River as a natural resource. Improvements to the existing structures on this lot are beneficial to the character
and value of the neighborhood as a whole. The staircase, however, poses a potential hazard by disturbing steep
slopes and potentially impacting the surface water. Therefore, staff recommends removing it from the
approval.
6. The granting of the variance is consistent with the general purpose and intent of these LDRs.
Can Be Made as conditioned. The granting of this variance is consistent with the intent of the LDRs for the
Neighborhood Conservation zone. The proposed addition of 1,539 sf brings the overall floor area on this lot to
3,470 sf. This will comply with the maximum allowed floor area of 5,265 sf. The intent of the 150 ft river setback
is to protect natural resources and environmental quality. The scale of the relief requested is minimal and will
not degrade the environmental quality of the river. Granting this variance will allow for the improvement of a
single-family home constructed within the physical development limits for this lot. Locating the cabin outside
of the river setback as conditioned will better meet the intent of the standards that apply to non-conforming
physical development. These regulations state “A nonconforming physical development shall be brought into
compliance with all applicable standards of these LDRs upon willful demolition of any structural support for the
portion of the physical development that is nonconforming.” Since the cabin is being willfully removed, staff
recommends it being placed or rebuilt outside of the river setback. Additionally, this finding does not apply to
the proposed staircase, which does not comply with the prohibition of development on slopes over 30%.
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ATTACHMENTS
•
•
•
•

Floodplain Administrator PRC, Kurt Stout
Environmental Permitting Engineer PRC, Ted VanHolland
USFS Bridger Teton Forest Hydrologist, Kelly Owens
Application:
https://developmentrecords.tetoncountywy.gov/Portal/Planning/StatusReference?referenceNumber=V
AR2020-0003

SUGGESTED MOTION
I move to APPROVE VAR2020-0003, updated January 26, 2021, to vary the 150 ft River Setback for the proposed
improvements at 1675 E River Drive, with two conditions, being able to make the six (6) findings of Section 8.8.2
as recommended by staff.
1. Approval of this variance does not approve the staircase to the riverbank as illustrated on the plans.
2. If the guest cabin is to be relocated or rebuilt elsewhere on the property, it shall be outside of the 150foot Hoback River setback.
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Attachments: Plan Review Committee Comments

Chandler Windom
From:
Sent:
To:
Cc:
Subject:

Ted VanHolland
Monday, February 8, 2021 7:43 AM
Chandler Windom
Amy Ramage
RE: PRC request on VAR2020-0003

Chandler,
Thank you for requesting the Engineering Department review and comment on this variance. Two LDR restrictions
appear to affect the proposed stairway connecting the upper bench of this lot to the river bank. First is the obvious
structure within 150’ setback to the Snake River. Secondly, the proposed structure is predominantly proposed upon
slopes of at least 30%, as mapped on the Teton County GIS system. Such construction is prohibited under LDR Div. 5.4.
The structure does not qualify for any of the exemptions provided, in the view of the Engineering Department.
Please let me know if something more formal is required than this email response.
Sincerely,
Ted Van Holland, P.E.
Environmental Permitting Engineer
Teton County Engineering Department
Sent from Mail for Windows 10
From: Chandler Windom
Sent: Friday, February 5, 2021 3:39 PM
To: Ted VanHolland
Cc: Amy Ramage
Subject: PRC request on VAR2020‐0003
Hi Ted,
I am reviewing a variance application for a reduction to the Hoback river setback at 1675 E River Drive. This application
was actually previous scheduled for public hearings, but then the applicant wanted to make some significant revisions so
it was remanded back to staff. Attached is the most recent submittal from the applicant. The reason I’m sending this to
you now is that the applicant added a proposal to construct a staircase down the slope to the bank of the Hoback river.
This slopes is well over 30%. Therefore, I don’t think we can even review this staircase without an additional variance for
development on steep slopes. A staircase doesn’t seem to meet the exception for “essential access for vehicles and/or
utilities.” I’m not sure if planning can meet the findings for the staircase as it relates to the river setback regardless. But I
would like to make sure that engineering would look at this proposal in a similar way as it relates to the slopes. I would
appreciate comments back by February 15th if possible.
Many thanks,
Chandler
Chandler Windom
Associate Planner / Teton County Planning and Building
PO Box 1727 / 200 S. Willow St.
Jackson, Wyoming
307‐733‐3959
1

Chandler Windom
From:
Sent:
To:
Subject:
Attachments:

Kurt Stout
Wednesday, July 22, 2020 5:34 PM
Chandler Windom; Ted VanHolland
RE: PRC Request for VAR2020-0003
18-08-1011A-560094.pdf; 18-08-1011A-Cover.pdf

Follow Up Flag:
Flag Status:

Follow up
Flagged

Hi Chandler,
In accordance with Panel 3155E of the Flood Insurance Rate Map for Teton County, Wyoming and Incorporated Areas,
dated September 16, 2015, the existing house is partially located within the Hoback River special flood hazard area
(Zone A). However, a Letter of Map Amendment (Case No.: 18‐08‐1011A) was issued by FEMA on August 14, 2018 (see
attachments), officially removing this home from the special flood hazard area. The Letter of Map Amendment
application was prepared by Meridian Engineering.
According to Flood Insurance Rate Map Panel 3155E, the existing shed to be relocated and proposed master bedroom
addition appear to encroach into the mapped special flood hazard area. Therefore, a Floodplain Development Permit
will be required for proposed development activities within the special flood hazard area unless information is provided
to the County demonstrating the activities are located above the base flood elevation.
In summary, the variance request is supported from a floodplain development perspective. However, a Floodplain
Development Permit may be required in advance of initiating development activities.
Let me know if I can be of further assistance.
Best Regards,

Kurt Stout, P.E., Floodplain Administrator for Teton County, Wyoming
Meridian Engineering, P.C.
605 Lakota Lane
P.O. Box 6677
Jackson, Wyoming 83002
Office Phone: (307) 739‐0500
Cell Phone: (307) 699‐1890

From: Chandler Windom
Sent: Wednesday, July 22, 2020 3:57 PM
To: Ted VanHolland; Kurt Stout
Subject: PRC Request for VAR2020-0003

Hi Ted & Kurt,
The planning office has received a request for a Variance to the Hoback river setback at 1675 E River Drive. I respectfully
request that you both review the attached application and let me know if there are any issues that you see from the
1

engineering and floodplain administrator realms. I think it’s fairly straight forward, but if you could get any comments
back to me by Wednesday August 5th, I would be most appreciative. Let me know if you require any additional
information.
Best,
Chandler
Chandler Windom
Associate Planner / Teton County Planning and Building
PO Box 1727 / 200 S. Willow St.
Jackson, Wyoming
307‐733‐3959
**Please note as of March 17th, 2020 the Planner of the Day will be available only via email and phone.
We are no longer accepting walk‐in visitors for Planner of the Day Service. We are doing our part and “social
distancing” to protect your health and ours. If you need to drop off or pick up plans or have another reason to visit
our office in person, please call or email us first to make an appointment. A Planner will still be available from 8am to
5pm (M‐F), via email or phone.**
Please see the updated Teton County Planning Website for more information.
http://tetoncountywy.gov/559/Planning‐Division
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Federal Emergency Management Agency
Washington, D.C. 20472
August 14, 2018
MR. KURT STOUT
MERIDIAN ENGINEERING, P.C.
PO BOX 6677
JACKSON, WY 83002

CASE NO.: 18-08-1011A
COMMUNITY: TETON COUNTY, WYOMING
(UNINCORPORATED AREAS)
560094
COMMUNITY NO.:

DEAR MR. STOUT:

This is in reference to a request that the Federal Emergency Management Agency (FEMA) determine
if the property described in the enclosed document is located within an identified Special Flood
Hazard Area, the area that would be inundated by the flood having a 1-percent chance of being equaled
or exceeded in any given year (base flood), on the effective National Flood Insurance Program (NFIP)
map. Using the information submitted and the effective NFIP map, our determination is shown on the
attached Letter of Map Amendment (LOMA) Determination Document. This determination document
provides additional information regarding the effective NFIP map, the legal description of the
property and our determination.
Additional documents are enclosed which provide information regarding the subject property and
LOMAs. Please see the List of Enclosures below to determine which documents are enclosed. Other
attachments specific to this request may be included as referenced in the Determination/Comment
document. If you have any questions about this letter or any of the enclosures, please contact the
FEMA Map Information eXchange (FMIX) toll free at (877) 336-2627 (877-FEMA MAP) or by
letter addressed to the Federal Emergency Management Agency, Engineering Library, 3601
Eisenhower Ave Ste 500, Alexandria, VA 22304-6426.
Sincerely,

Luis V. Rodriguez, P.E., Director
Engineering and Modeling Division
Federal Insurance and Mitigation Administration
LIST OF ENCLOSURES:
LOMA DETERMINATION DOCUMENT (REMOVAL)

cc: State/Commonwealth NFIP Coordinator
Community Map Repository
Region

ADDITIONAL INFORMATION REGARDING
LETTERS OF MAP AMENDMENT
When making determinations on requests for Letters of Map Amendment (LOMAs), the Department of
Homeland Security’s Federal Emergency Management Agency (FEMA) bases its determination on the
flood hazard information available at the time of the determination. Requesters should be aware that flood
conditions may change or new information may be generated that would supersede FEMA's determination.
In such cases, the community will be informed by letter.
Requesters also should be aware that removal of a property (parcel of land or structure) from the Special
Flood Hazard Area (SFHA) means FEMA has determined the property is not subject to inundation by the
flood having a 1-percent chance of being equaled or exceeded in any given year (base flood). This does not
mean the property is not subject to other flood hazards. The property could be inundated by a flood with a
magnitude greater than the base flood or by localized flooding not shown on the effective National Flood
Insurance Program (NFIP) map.
The effect of a LOMA is it removes the Federal requirement for the lender to require flood insurance
coverage for the property described. The LOMA is not a waiver of the condition that the property owner
maintain flood insurance coverage for the property. Only the lender can waive the flood insurance purchase
requirement because the lender imposed the requirement. The property owner must request and receive a
written waiver from the lender before canceling the policy. The lender may determine, on its own as a
business decision, that it wishes to continue the flood insurance requirement to protect its financial risk on
the loan.
The LOMA provides FEMA's comment on the mandatory flood insurance requirements of the NFIP as they
apply to a particular property. A LOMA is not a building permit, nor should it be construed as such. Any
development, new construction, or substantial improvement of a property impacted by a LOMA must
comply with all applicable State and local criteria and other Federal criteria.
If a lender releases a property owner from the flood insurance requirement, and the property owner decides
to cancel the policy and seek a refund, the NFIP will refund the premium paid for the current policy year,
provided that no claim is pending or has been paid on the policy during the current policy year. The
property owner must provide a written waiver of the insurance requirement from the lender to the property
insurance agent or company servicing his or her policy. The agent or company will then process the refund
request.
Even though structures are not located in an SFHA, as mentioned above, they could be flooded by a flooding
event with a greater magnitude than the base flood. In fact, more than 25 percent of all claims paid by the
NFIP are for policies for structures located outside the SFHA in Zones B, C, X (shaded), or X (unshaded).
More than one-fourth of all policies purchased under the NFIP protect structures located in these zones.
The risk to structures located outside SFHAs is just not as great as the risk to structures located in SFHAs.
Finally, approximately 90 percent of all federally declared disasters are caused by flooding, and homeowners
insurance does not provide financial protection from this flooding. Therefore, FEMA encourages the
widest possible coverage under the NFIP.

LOMAENC-1 (LOMA Removal)

The NFIP offers two types of flood insurance policies to property owners: the low-cost Preferred Risk
Policy (PRP) and the Standard Flood Insurance Policy (SFIP). The PRP is available for 1- to 4-family
residential structures located outside the SFHA with little or no loss history. The PRP is available for
townhouse/rowhouse-type structures, but is not available for other types of condominium units. The SFIP is
available for all other structures. Additional information on the PRP and how a property owner can quality
for this type of policy may be obtained by calling the Flood Insurance Information Hotline, toll free, at 1-800427-4661. Before making a final decision about flood insurance coverage, FEMA strongly encourages
property owners to discuss their individual flood risk situations and insurance needs with an insurance agent
or company.
FEMA has established "Grandfather" rules to benefit flood insurance policyholders who have maintained
continuous coverage. Property owners may wish to note also that, if they live outside but on the fringe of the
SFHA shown on an effective NFIP map and the map is revised to expand the SFHA to include their
structure(s), their flood insurance policy rates will not increase as long as the coverage for the affected
structure(s) has been continuous. Property owners would continue to receive the lower insurance policy
rates.
LOMAs are based on minimum criteria established by the NFIP. State, county, and community officials,
based on knowledge of local conditions and in the interest of safety, may set higher standards for
construction in the SFHA. If a State, county, or community has adopted more restrictive and comprehensive
floodplain management criteria, these criteria take precedence over the minimum Federal criteria.
In accordance with regulations adopted by the community when it made application to join the NFIP, letters
issued to amend an NFIP map must be attached to the community's official record copy of the map. That
map is available for public inspection at the community's official map repository. Therefore, FEMA sends
copies of all such letters to the affected community's official map repository.
When a restudy is undertaken, or when a sufficient number of revisions or amendments occur on particular
map panels, FEMA initiates the printing and distribution process for the affected panels. FEMA notifies
community officials in writing when affected map panels are being physically revised and distributed. In
such cases, FEMA attempts to reflect the results of the LOMA on the new map panel. If the results of
particular LOMAs cannot be reflected on the new map panel because of scale limitations, FEMA notifies the
community in writing and revalidates the LOMAs in that letter. LOMAs revalidated in this way usually will
become effective 1 day after the effective date of the revised map.

Your home has been reclassified
as moderate-to-low flood risk.
You may now qualify for a Preferred Risk Flood
Insurance Policy with rates starting as low as $129
per year. So, you may keep your home—as well as
its contents—covered all year for less money. Have
your insurance agent switch your policy today.
Remember, there’s no such thing as no flood risk.

Stay covered. Talk to an agent today.
Call 1-888-724-6390 or go to
www.floodsmart.gov/preferred
LOMA -3/11

People outside of high-risk areas
file over 20% of NFIP claims and
receive one-third of disaster
assistance for flooding.

Date: August 14, 2018
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LOMA

Case No.: 18-08-1011A

Federal Emergency Management Agency
Washington, D.C. 20472

LETTER OF MAP AMENDMENT
DETERMINATION DOCUMENT (REMOVAL)
LEGAL PROPERTY DESCRIPTION

COMMUNITY AND MAP PANEL INFORMATION

Plot F, Revised Map of Rogers Point, as shown on the Plat recorded
as Plat No. 146, in the Office of the Ex-Officio Register of Deeds,
Teton County, Wyoming

TETON COUNTY, WYOMING
(Unincorporated Areas)
COMMUNITY

COMMUNITY NO.: 560094
AFFECTED
MAP PANEL

NUMBER: 56039C3155E
DATE: 9/16/2015

FLOODING SOURCE: HOBACK RIVER; SNAKE RIVER

APPROXIMATE LATITUDE & LONGITUDE OF PROPERTY:43.319704, -110.732385
SOURCE OF LAT & LONG: LOMA LOGIC
DATUM: NAD 83

DETERMINATION
OUTCOME

LOT

BLOCK/
SECTION

SUBDIVISION

STREET

Plot F

--

Revised Map of
Rogers Point

1675 East River Drive

WHAT IS
REMOVED FROM
THE SFHA

FLOOD
ZONE

Structure
(Residence)

X
(unshaded)

1% ANNUAL
CHANCE
FLOOD
ELEVATION
(NAVD 88)

LOWEST
ADJACENT
GRADE
ELEVATION
(NAVD 88)

LOWEST
LOT
ELEVATION
(NAVD 88)

--

5931.9 feet

--

Special Flood Hazard Area (SFHA) - The SFHA is an area that would be inundated by the flood having a 1-percent chance of being
equaled or exceeded in any given year (base flood).

ADDITIONAL CONSIDERATIONS (Please refer to the appropriate section on Attachment 1 for the additional considerations listed below.)
PORTIONS REMAIN IN THE SFHA
ZONE A
This document provides the Federal Emergency Management Agency's determination regarding a request for a Letter of Map Amendment for
the property described above. Using the information submitted and the effective National Flood Insurance Program (NFIP) map, we have
determined that the structure(s) on the property(ies) is/are not located in the SFHA, an area inundated by the flood having a 1-percent chance of
being equaled or exceeded in any given year (base flood). This document amends the effective NFIP map to remove the subject property from
the SFHA located on the effective NFIP map; therefore, the Federal mandatory flood insurance requirement does not apply.
However, the
lender has the option to continue the flood insurance requirement to protect its financial risk on the loan. A Preferred Risk Policy (PRP) is
available for buildings located outside the SFHA. Information about the PRP and how one can apply is enclosed.
This determination is based on the flood data presently available. The enclosed documents provide additional information regarding this
determination. If you have any questions about this document, please contact the FEMA Map Information eXchange (FMIX) toll free at (877)
336-2627 (877-FEMA MAP) or by letter addressed to the Federal Emergency Management Agency, Engineering Library, 3601 Eisenhower Ave
Ste 500, Alexandria, VA 22304-6426.

Luis V. Rodriguez, P.E., Director
Engineering and Modeling Division
Federal Insurance and Mitigation Administration
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Date: August 14, 2018

Case No.: 18-08-1011A

LOMA

Federal Emergency Management Agency
Washington, D.C. 20472

LETTER OF MAP AMENDMENT
DETERMINATION DOCUMENT (REMOVAL)
ATTACHMENT 1 (ADDITIONAL CONSIDERATIONS)
PORTIONS OF THE PROPERTY REMAIN IN THE SFHA (This Additional Consideration applies to the
preceding 1 Property.)
Portions of this property, but not the subject of the Determination/Comment document, may remain in the Special
Flood Hazard Area. Therefore, any future construction or substantial improvement on the property remains
subject to Federal, State/Commonwealth, and local regulations for floodplain management.
ZONE A (This Additional Consideration applies to the preceding 1 Property.)

The National Flood Insurance Program map affecting this property depicts a Special Flood Hazard Area that was
determined using the best flood hazard data available to FEMA, but without performing a detailed engineering
analysis. The flood elevation used to make this determination is based on approximate methods and has not
been formalized through the standard process for establishing base flood elevations published in the Flood
Insurance Study. This flood elevation is subject to change.

This attachment provides additional information regarding this request. If you have any questions about this attachment, please contact the
FEMA Map Information eXchange (FMIX) toll free at (877) 336-2627 (877-FEMA MAP) or by letter addressed to the Federal Emergency
Management Agency, Engineering Library, 3601 Eisenhower Ave Ste 500, Alexandria, VA 22304-6426.

Luis V. Rodriguez, P.E., Director
Engineering and Modeling Division
Federal Insurance and Mitigation Administration

Chandler Windom
From:
Sent:
To:
Subject:

Owens, Kelly - FS <kelly.owens@usda.gov>
Tuesday, February 16, 2021 5:14 PM
Milo, Alyssa - FS; Chandler Windom
RE: Application Public Hearing - Variance to Hoback River Setback

[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.]
Hello Chandler,
Alyssa apprised me of the proposal the county has for a homeowner in Hoback to build within the 150ft setback of the
Hoback River. It looks like they are proposing to build a staircase down to the water and into the river channel itself; this
is how I interpreted it from the plat map at least. I have a couple of comments about having the staircase built down to
and into the river channel.
1. A staircase built into the river channel will likely get washed away or at least damaged and eventually washed
away during spring runoff.
2. As you probably know, the Hoback River is a designated Wild and Scenic River. Any project that occurs within
the bed and banks of a designated river will require the Bridger‐Teton to complete what is known as a Section 7
review. A Section 7 review for WSRs is a requirement of Section 404 of the Clean Waters Act. A staircase built
into the bed and banks would fall into this category. I am happy to provide more information on this process,
what it entails and what information the Bridger‐Teton would need from the proponent to complete the review.
In order to avoid the staircase washing away and avoid what can be a cumbersome Section 7 permitting process, I would
recommend the proposal be changed so that staircase end above the highwater mark of the river.

Kelly J. Owens
Forest Hydrologist
Forest Service
Bridger-Teton National Forest
p: 307-739-5598
kelly.owens@usda.gov
340 N. Cache
Jackson, WY 83001
www.fs.fed.us

Caring for the land and serving
people
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Attachments: Updated Application Materials

By Chandler Windom at 8:24 am, Jan 27, 2021

January 26 2021
Teton County Planning & Building Department
200 South Willow Street
Jackson, WY 83001
Re: Relief from LDR - 150’ River Setback
Owners are experiencing hardships due to the current conditions of the existing house and
cabin. The previous owner applied for a variance in 2004 to build the existing house on the
property. Those plans were approved and the existing house is an open floor plan, zero
bedroom & two bathroom house, not suitable for a growing family. Since current owners have
closed on the house on June 2020, the owners have had a baby boy and require a bedroom +
work from home office. This causes hardship for the owners due to the lack of a bedroom, lack
of office space for the parents, & personal privacy for the owners. The existing conditions also
cause hardship for the baby as the house does not have a proper nursery + bedroom for the
baby. To resolve the hardship, the owners are applying for a variance to build over the existing
cabin footprint. Current owners will use the existing footprint to build a master bedroom suite on
the first floor and a children’s bedroom and nursery on the second floor. The addition sits within
the 150’ Hoback River setback but would not encroach the setback any further.
The current owners are also experiencing hardship due to lack of guest bedrooms for the
baby’s grandparents and family. To resolve the hardship, the current owners would like to move
the existing guest cabin or build a similar structure using the existing cabins materials on the
east edge of the property. As reference in the home inspection, the cabin is past its useful life
and requires a new roof, new windows, and a new foundation. The new guest cabin location is
no closer to the river than the existing buildings but still within the 150’ setback. Building or
moving the guest cabin that is “past its useful life”, would add value to the property and
neighborhood, while resolving the hardships caused by removing it completely.
The existing path to the river bank is dangerous for a baby. The current owners would like to
build stairs to the river bank to relieve the dangers of the existing path.
This would resolve the owners hardship and provide a healthy living environment for their
family. The additions will provide privacy, storage, and living space for the family.
The majority of the property is located within the 150’ river setback of the Hoback River which
lies to the North of the property. The entire existing house & cabin are located entirely within the
150’ river setback. We are proposing adding 800 square feet of habitable space and 300 square
feet of covered, inhabitable area. The proposed habitable addition is on the Northeast side of
the house, not closer to the river than the existing cabin. The proposed inhabitable covered
porch area will be south facing, away from the river.

Findings for Approval:
1. Approximately 70% of the property is located within the 150’ of the Hoback River. The
entirety of the existing house and cabin are located within the 150’ of the Hoback River.
2. The modifications to the land are not based on willful decisions but rather out of
necessity due to the hardship caused by existing conditions. The entirety of the existing

structure is located within the 150’ Hoback River setback and therefore any addition
connecting to the existing structure would result in building within the river setback. The
building addition is mindfully kept to a minimum footprint therefore limiting disturbance
within the setback. The addition will be connected to the existing structure, marrying the
two as one. We have enlisted the skills of a registered architecture familiar with the local
vernacular to maintain utmost integrity to existing conditions.
3. With the entire existing house located within the 150’ Hoback River setback, as well as
majority of the buildable property, it is impossible to have any kind of addition to the
house that would comply with the 150’ river setback.
4. The 150’ river setback is the only section of the LDR’s that prohibits the addition from
moving forward, and therefore is the only section we are asking relief from. We are
proposing the building to be no closer to the river than the existing house and cabin as to
not encroach any closer to the Hoback River.
5. The proposed addition complies with all other governing factors such as property
setbacks, easements, and building heights. The addition, and existing building, are well
under the maximum allowable floor area and site development for the property. The
character would match that of the existing building, as well as enhance the property’s
value and therefore improve the neighborhood as a whole.
6. We believe the granting of this variance is consistent with the general purpose of the
LDR’s. The owners/purchasers wish to improve their property & seek relief from their
hardships while complying with every aspect of the LDR’s possible. The 150’ river
setback is simply impossible to comply with.
Sincerely,
Brian Francis

SCHEMATIC SITE PLAN
2021-01-21

AREA CALCULATIONS
NEW CONDITIONED:
- NE ADDITION
- NW LEVEL 100 ADDITION
- NW LEVEL 200 ADDITION
SUBTOTAL

707 SF
416 SF
416 SF
1,539 SF

NEW UNCONDITIONED:
- COVERED PATIOS
- UNCOVERED PATIOS

282 SF
585 SF

SUBTOTAL

867 SF

LEGEND
NEW COVERED & UNCOVERED PATIO
(UNCONDITIONED)
NEW ADDITION (CONDITIONED)
EXISTING TO BE RELOCATED
EXISTING STRUCTURE
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SITE PLAN

-

SCALE: 1/16" = 1'-0"

FRANCIS MASTER ADDITION
1675 E RIVER DRIVE JACKSON WY 83001

