
AGENDA
Planning and Zoning Commission

April 3, 2019 – REGULAR MEETING

5:30 PM

The New Business items have been placed on the agenda in the order they were 
received. Please note that at 9:00 p.m., the Commission will evaluate the remainder 
of the agenda to determine if time constraints will permit the full agenda to be heard 
at this meeting. All items not heard at this meeting will be postponed to the next 
regularly scheduled PC/BOA meeting of April 17, 2019 or to a special meeting 
scheduled by the Commission.

NOTICE: THE VIDEO AND AUDIO FOR THIS MEETING ARE STREAMED TO THE 
PUBLIC VIA THE INTERNET AND MOBILE DEVICES WITH VIEWS THAT ENCOMPASS 

ALL AREAS, PARTICIPANTS AND AUDIENCE MEMBERS

PLEASE SILENCE ALL ELECTRONIC DEVICES DURING THE MEETING

  1.  CALL TO ORDER 

  2.  ROLL CALL 

  3.  MATTERS FROM THE PUBLIC 

  4.  APPROVAL OF MINUTES 

  I.  March 20, 2019 

  5.  OLD BUSINESS 

  6.  NEW BUSINESS 

  7.  BOARD OF ADJUSTMENT 

  8.  PLANNING COMMISSION 

 
I.  Item P19­018: Amendment to a Development Plan for Pine Glades Planned Unit 

Development (PUD) to modify and expand the existing duplex at 140 & 142 Pine 
Glades Drive. 

  II.  Item P19­008: LDR Text Amendment, Small Cell Wireless. (Continued to May 1, 
2019) 

  9.  MATTERS FROM THE COMMISSION 

  10.  AGENDA FOLLOWUP 

  11.  MATTERS FROM STAFF 

  12.  ADJOURNMENT 



MINUTES 
SPECIAL MEETING 

PLANNING AND ZONING COMMISSION 
TOWN OF JACKSON, WYOMING 

MARCH 20, 2019 
 

 
The meeting of the Planning and Zoning Commission was called to order at 5:30 p.m. on 3/20/19, in 
the Town Hall Council Chambers. 
 
ROLL CALL: 
  _x_ Anne Schuler, _x_ David Vandenberg,  _x_ Katie Wilson, _x_ Abby Petri, _x_ Chris Beaulieu,       
_x_ William Gale, _x_ Thomas Smits 
 
STAFF: Tyler Sinclair 
 
MATTERS FROM THE PUBLIC: None 
 
 
 
APPROVAL OF MINUTES:  
 
December 19, 2018 
 
A motion was made by:  Anne Schuler     seconded by:  Chris Beaulieu 
Motion approved by a _7_ to _0_ vote 
 
 
 
OLD BUSINESS: None 
 
 
PLANNING COMMISSION 
 

1. ITEM P18-338 & 339:  A REQUEST FOR APPROVAL OF ZONING MAP AMENDMENTS 
TO CHANGE ZONING TO PUBLIC/SEMI PUBLIC FOR THE PROPERTIES LOCATED AT 460 
AND 660 EAST BROADWAY 

 
 

STAFF PRESENTATION: Tyler Sinclair 
 
APPLICANT PRESENTATION: Brett Bennett 
 
PUBLIC COMMENT: None 
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PC DISCUSSION: Good project consistent with Zoning District intent. 
   
 
 
MOTION:  
 
Item A: Based upon the findings for a Zoning Map Amendment as presented in the staff report for 
P18-338 and by the applicant related to 1) The proposed project is consistent with the purposes and 
organization of the LDRs.; 2) Consistency with the Comprehensive Plan; 3) Public necessity; 4) 
Consistency with other adopted Town Ordinances I move to recommend approval to the Town 
Council approval of a Zoning Map Amendment for  the property located at 460 East Broadway 
Avenue from Neighborhood Medium Density-2 (NM-2) to Public-Semi-Public (P/SP-ToJ), subject 
to the department reviews attached hereto. 
 
A motion was made by: Chris Beaulieu   seconded by:  Anne Schuler      
Motion approved by a _7_ to _0_ vote 
 
 
Item B: Based upon the findings for a Zoning Map Amendment as presented in the staff report for 
P18-048 and by the applicant related to 1) The proposed project is consistent with the purposes and 
organization of the LDRs.; 2) Consistency with the Comprehensive Plan; 3) Public necessity; 4) 
Consistency with other adopted Town Ordinances I move to recommend approval to the Town 
Council approval of a Zoning Map Amendment for  the property located at 660 East Broadway 
Avenue from Office Residential (OR) to Public-Semi-Public (P/SP-ToJ), subject to the department 
reviews attached hereto. 
 
 
A motion was made by: Chris Beaulieu   seconded by: Thomas Smits      
Motion approved by a _7_ to _0_ vote 
 
 
 
 
 
 
 
 
 
JOING PLANNING COMMISSION 
 

2. ITEM P19-043: AMENDMENT TO COMPREHENSIVE PLAN SUBAREA 7.3 – 
MUNGER MOUNTAIN 
 

STAFF PRESENTATION: Tyler Sinclair 
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APPLICANT PRESENTATION:  
 
PUBLIC COMMENT:  
 
 
 
 
 
PC DISCUSSION:  
   
 
 
 
 
 
 
MOTION:  
 
I move to recommend APPROVAL of AMD2019-0001 (County) / Town P19-043 (Town), to add 
Subarea 7.3 – Munger Mountain Residential to the Comprehensive Plan, dated January 25, 2019, 
subject to any conditions identified at this meeting, pursuant to the conditions recommended by the 
Planning Directors, being able to make the findings for amendment to the Illustration of Our Vision 
chapter of the Comprehensive Plan as recommended by the applicant and described by the 
Commissions.  
 
Please note that while the above motion is stated in the affirmative as a matter of procedure, the 
Planning Directors suggest the motion be DENIED based on an inability to make the findings for an 
amendment to the Illustration of Our Vision chapter of the Comprehensive Plan as recommended by 
the Planning Directors. 
 
A motion was made by:              seconded by:   
Motion approved by a __ to __ vote 
 

 
 
 
 
NEW BUSINESS:  
 
 
 
MATTERS FROM COMMISSION:   
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AGENDA FOLLOWUP:  
 
 
MATTERS FROM STAFF:  
 
 
 
ADJOURN:  
 
A motion was made by:              seconded by:   
Motion approved by a __ to __ vote 
 
 



 
 
 
 
 
 
 
 

 
 
 
 

 
STATEMENT/PURPOSE  
 

The applicant is requesting approval of an amendment to the approved Final Development Plan for the Pine 
Glades Planned Unit Development (PUD), specifically to modify the existing duplex at 140 & 142 Pine 
Glades Drive with the following changes: 

• Convert the two 599 sf garages into habitable space. 
• Add two new garages, one on either side of the duplex. 
• Shift the two guest parking spaces from the east side of the duplex to the west. 
• Change the exterior materials from a wood/stone combination to primarily stone. 
• Install avalanche mitigation fencing  

 
APPLICABLE REGULATIONS 

 
Section 8.3.2 Development Plan 
  

LOCATION 
 

The property is located at 140 Pine Glades Drive (legally described as LOT 14, PINEGLADES 
TOWNHOMES PHASE 1), 142 Pine Glades Drive (legally described as LOT 13, PINE GLADES 
TOWNHOMES PHASE 1). An aerial photo and zoning map are shown below: 

 
 

TOWN OF JACKSON 
PLANNING COMMISSION 

AGENDA DOCUMENTATION 
 
 
PREPARATION DATE:  MARCH 29, 2019 SUBMITTING DEPARTMENT:  PLANNING 
MEETING DATE:  APRIL 3, 2019 DEPARTMENT DIRECTOR:  TYLER SINCLAIR 

PRESENTER:  TYLER VALENTINE, SENIOR PLANNER 
 
SUBJECT:   ITEM P19-018:  AMENDMENT TO A DEVELOPMENT PLAN FOR PINE GLADES 

PLANNED UNIT DEVELOPMENT (PUD) TO MODIFY AND EXPAND THE 
EXISTING DUPLEX AT 140 & 142 PINE GLADES DRIVE.  

 
APPLICANT:   CAROLYN BURKE – SAGEBRUSH ARCHITECT SERVICES  
 
OWNER: PINE CANYON, LLC  



 
 

 
 
 
 



BACKGROUND/ALTERNATIVES 
 

General Overview of the Pine Glades PUD  
 
The subject property is approximately 17.11 acres (745,445 sf) and is zoned Planned Unit Development – 
Neighborhood Low Density-3 (PUD - NL-3). On August 20, 2007, the Town Council approved a Sketch Plan 
for a 39-unit Planned Unit Development (PUD), consisting of 27 market townhome units and 12 affordable 
townhome units. On January 22, 2008, the Town Council approved a Final (Major) Development Plan and 
Hillside Conditional Use Permit (CUP) consistent with the previously approved Sketch Plan/PUD. After the 
completion of the first 2 of the 12 affordable units, the applicant requested that the remaining amount be 
reduced from 10 to 7. The Town Council approved the proposed amendment to allow the reduction in density 
provided the number of bedrooms remained the same as what was proposed with the previous 10 units. The 
final remaining number of deed restricted units is 9. 
 
The Pine Glades PUD consists of two roads, Pine Glades Drive and Jessica Lane. Pine Glades Drive, viewed 
as Phase I, is nearly completed. The completed work in Phase I includes the road/utility improvements, 12 
market townhome units (both duplex and triplex), 2 affordable condominium units (duplex) and 7 affordable 
townhome units (all attached). The remaining work in Phase I is a duplex (140 & 142 Pine Glades Drive) 
which is the subject of this application near completion. Jessica Lane, viewed as Phase II, includes 13 market 
townhome units consisting of three triplexes and two duplexes. At this time no townhomes in Phase II have 
been built nor is the road improved. The only completed improvements within Phase II are associated with 
the water/sewer main and retaining walls. The applicant has submitted a Development Agreement, requiring 
Town Council approval, which is required prior to commencement of Phase II construction. This agreement 
will come before the Council in the coming month(s).  
 
Most Recent Approvals Pertaining to the Subject Duplex  
 
Town Council approved an amendment to the Pine Glades Development Plan (P17-045) on April 15, 2017 
approving an addition of 600 sf of habitable space split between three duplexes (100 sf per unit), exterior 
architectural changes to the three duplexes, and the option to build the roof element over the covered parking 
originally proposed on Jessica Lane.  
 
The Planning Director approved a Zoning Compliance Verification (ZCV) on September 26, 2018 (P18-234) 
which established that 2,869 sf of habitable floor area is left over from the original approval and available to 
use if an amendment to the Development Plan is approved. This additional unused floor area was determined 
after the applicant provided in-depth data on as-built floor area and building permit plans that was less than 
what was originally approved, ultimately resulting in unused floor area.  
 

Project Description 
 
The applicant is proposing to amend the Pine Glades Final Development Plan to modify a nearly completed 
duplex at 140 (Lot 14) & 142 (Lot 13) Pine Glades Drive by 1) converting the two 599 sf (1,198 sf total) 
garages into habitable space to be used for media/storage, 2) add two new garages (725 sf and 1,210 sf) one 
on either side of the duplex, 3) shift the two guest parking spaces from the east to the west of the duplex, and 
4) modify the exterior materials of the duplex to primarily stone whereas previously the materials were a 
combination of stone, horizontal wood and shingles.  
 
The conversion of the existing garages are improvements done within the legally platted lots, Lot 13 & 14. 
However the new garages will be outside of the legal lots and encroach into Limited Common Elements and 
Common Areas of the plat which are currently not approved for such use. To address these changes, the 
applicant will bring back a separate application, after HOA approval, that vacates the existing Limited 



Common Elements associated with the duplex and record new Limited Common Elements for the new 
garages and guest parking.  
 
As the applicant was exploring the feasibility of expanding the footprint of the duplex by adding the garages, 
it was discovered through a site inspection that the original avalanche study incorrectly identified the location 
of the avalanche path in relation to the duplex. The original study concluded that the duplex was not in the 
avalanche path, however that conclusion is incorrect according to Chris Wilbur, an engineer who was part of 
the original study. The discrepancy in the location of the avalanche path was due to the topography mapping 
available at the time of the original study which was limited to 40’ contours. The developer later hired an 
engineer to provide a new topography map with 10’ contours which led to revisions to the avalanche map. A 
revised report was prepared (attached) which accurately identifies the avalanche path along with a mitigation 
fence that measures 65’ long by 13’ tall proposed to be located 30-50 feet up the hill from the duplex. Final 
engineer stamped plans for the fencing will be submitted as part of the building permit for the garage 
addition.  
 
Based on the PUD, the dimensional limitations for the PUD are shown below: 
 

 Allowed/Approved Proposal Complies? 
FAR 20% of 384,275 sf (Base 

Site Area) = 76,855 sf 
19.9% (75,200 sf) Yes 

Lot Coverage 25% of 384,275sf (Base Site 
Area) = 186,361 sf 

19% (144,047 sf) Yes 

LSR 70% of 745,445 sf (Gross 
Site Area) = 268,994 sf 

76% (293,986 sf) Yes 

Height 35’ No changes proposed Yes 
Density 36 units total No changes proposed Yes 

 
The applicant is also requesting that no affordable housing fees be required for the additional 1,198 sf of new 
habitable floor which would require a total fee of $3,880 for each unit. As of July 2018, calculating 
affordable housing moving forward is based upon square footage for townhomes, which are categorized by 
the Land Development Regulations (LDRs) as Attached Single-Family. This calculation method is different 
from how the Town used to calculate affordable housing which was based upon bedroom count used to 
determine how many persons need to be housed. The original approval required the applicant to provide 
affordable housing for 12 persons but the applicant went above and beyond and provided affordable and 
workforce housing for 25 persons. In summary, the applicant is making a case to avoid being subject to the 
adopted affordable housing requirements because the housing provided far exceeded the old and new 
requirements. Please refer to the applicant‘s submittal for the full narrative on housing.  
 
Finally, the applicant is seeking changes to the exterior materials for this duplex only. As stated above, an 
amendment to the Final Development Plan was approved in 2017 (P17-045) which included architectural 
changes to roof pitches and exterior materials. The applicant is seeking to make several small changes which 
include the use of stone as the main exterior material on the east and west side elevations. The stone is 
proposed on the side elevations from the base of the unit to the roof. Previous designs had stone about half 
way up the building which transitioned into horizontal wood siding and wood shingles. In addition, the stone 
chimney on the front elevation no longer continues to the ground, but starts on the second story. Windows on 
all elevations have changed slightly with regard to size and location. Additional stone is also used on the 
ground level columns and the columns themselves have been widened.  
 
The applicant is seeking these changes to reduce the maintenance costs associated with wood. In addition, 
because this development did not require review and approval by the Design Review Committee, the 



applicant finds that personalization of the units should not be of issue considering height is not increasing. 
Below reflects the original approval, the 2017 changes, and the proposed 2019 changes.  
 

Original Approved Duplex in 2008: 
 

 
 
 

Currently Approved Duplex as of the 2017 Amendment: 
 

 
 
 

Proposed Changes to Duplex: 
 

 
 



 
 

Staff Review  
  
Amendment to Development Plan 
 
This request is considered an amendment to the Final (Major) Development Plan based on the changes 
presented having no bearing on the original PUD. As part of the restructured LDRs effective on January 1, 
2015, new language was added regarding amendments to past permits or approvals. Section 8.2.13.B - 
Amendment of Permits or Approval states that:  
 

“All changes to an approved physical development permit, use permit, or development option plan 
not qualifying as minor deviations shall be considered amendments and shall be reviewed subject 
to the current procedure and standards of these LDRs.”  

 
Furthermore, this section also states that the threshold for review of the amendment shall be based on the net 
change of density or intensity, not the gross intensity of the initial approval. Because the proposed 
amendments on their own do not cross any LDR review thresholds in terms of density or intensity, the 
Planning Director may elevate the threshold for review in the case of incremental amendments that total a 
larger change. In the case with Pine Glades, staff felt that the proposed changes were significant enough to be 
elevated for public review. 
 
Conformance with the Comprehensive Plan 
 
As stated in the Staff Findings section below, staff finds that the proposed project is in conformance with the 
Comprehensive Plan. As conditioned, the proposed amendment does not pose any significant impacts or 
significant changes that would hinder available open space, wildlife corridors, hillside stability and visual 
appearance.  
 
Floor Area Ratio and Compliance with Final Development Plan  
 
Based on the approved Sketch Plan and PUD for Pine Glades, the applicant received approval for an FAR of 
19.8% (76,198 sf of habitable floor area). The 19.8% FAR was rounded up to a 20% FAR which was 
reflected both in the Sketch Plan/PUD file (P05-126 & 127) and the Final Development Plan file (P07-126 & 
127). Staff concludes that rounding up the FAR from 19.8% to 20% approved a total of 76,855 sf of habitable 
square footage. Based upon ZCV P18-234, an additional 2,869 sf of habitable square footage is leftover. This 
additional square footage was calculated based upon the applicant’s team measuring the currently built 
townhomes and verifying square footages in the approved building permits. Staff finds that adding a total of 
1,198 sf to the development is within the allowed FAR approved for the PUD and presents no significant 



impacts. In addition, the development is well within the required Landscape Surface Ratio (LSR) and Lot 
Coverage (Building Footprint Maximum) as shown above in the table of dimensional limitations. Finally, all 
proposed development has been shown to be located within areas already approved for site disturbance and 
staff finds that there is no need to amend the previously approved Hillside Conditional Use Permit (CUP). 
Staff has been working with the applicant at great length to discuss the proposed changes and made the 
applicant aware that disturbance beyond approved areas would require amending the Hillside CUP. The 
applicant has provided a site plan indicating the areas approved for disturbance and how the prosed 
development falls within those boundaries.  
 
Exterior Architectural Changes 
 
When the Pine Glades PUD and Final Major Development Plan were approved, the duplexes were designed 
to match the appearance of the triplex buildings. Although there were some minor architectural differences 
between the duplexes and triplexes, the common element shared was the building materials of stone, 
horizontal wood siding and wood shingles. Based on the residential nature of the Pine Glades project, review 
and approval was not required by the Design Review Committee (DRC). 
 
When the applicant received approval to amend the Development Plan in 2017, the roofs and exterior 
materials for the three duplexes were slightly modified and it was determined by Town staff and the Council 
that the new design was is in keeping with the character of the original design, especially considering the 
building materials are not changing. Since the last amendment in 2017, the applicant submitted revised 
building permit plans and the builder has been working to implement those changes but has slowed down 
construction work in anticipation of this most recent amendment. Staff would like to point out that during a 
recent site inspection it was observed that the current exterior materials installed on the duplex are not in 
compliance with both the 2017 amendment and building permit. The applicant has already installed the stone 
on the duplex similar to what is shown in the proposed elevations accompanying this request in hopes to 
receive approval knowing that if these changes are not approved they will be required to remove the stone 
and comply with the past approval which included horizontal wood and shingles.  
 
Beyond the matter of compliance, staff has no significant concerns with the proposed exterior changes. The 
additional stone is viewed as an upgrade and requires less maintenance than wood. In addition, the use of 
stone is common throughout the development and the applicant is not introducing a new material. 
Furthermore, no additional height is proposed. This project was not required to go before the DRC and staff 
is comfortable with the changes knowing that no additional height is being added and the proposed garages 
are only single story not resulting in significant visual impacts. Staff has added a condition of approval that at 
the time of building permit submittal for the new garages and habitable space that new elevations be 
submitted reflecting the modifications.  
 
Avalanche Mitigation  
 
Art Mears and Chris Wilbur prepared an avalanche study in 2005 for the Pine Glades PUD which was 
reviewed by Meteorologist and Avalanche Specialist Jamie Yount. Below is an exert taken from a letter 
(attached) Jamie wrote on behalf of the development with regards to avalanche hazards:  
 
‘The Swiss guidelines are the industry standard for avalanche hazard mapping and define three (3) main 
zones. The red zone (high hazard), the blue zone (moderate hazard), and the white zone (no hazard). 
According to the Swiss guidelines, the development is in the blue zone of the avalanche zoning plan. Blue 
zone avalanches are typically small and infrequent and can be addressed through site specific design and 
planning. Private homes are permitted in the blue zone if they are designed to resist avalanche forces or are 
otherwise protected by avalanche defense.’ 
 



Mistakenly, the original study had mapped the avalanche path incorrectly and a revised map was provided 
placing the existing duplex and the proposed eastern garage within the blue zone avalanche path. As 
described above, the reason for the discrepancy was the original avalanche study was based on a topography 
map with 40’ contours and the updated study is based on 10’ contours. In laymen’s terms, 10’ contours give 
more details on slope characteristics which is better for understand avalanche hazards. Chris Wilbur from 
Wilbur Engineering has provided a letter accompanied by a proposed mitigation plan to protect the duplex 
and garage from potential avalanche hazards. The plan calls for a 65’ long by 13’ tall avalanche fence to be 
located approximately 25’ uphill from the duplex. Staff replies on the expertise of Wilbur Engineering and a 
condition of approval has been added requiring the applicant to submit engineer stamped plans for the 
mitigation fence at the time of building permit submittal for the duplex built already.  
 
Affordable/Employee Housing 
 
Both Town Planning Director and Housing Director find that the proposed 1,198 sf of new habitable square 
footage should not be exempt from the current affordable housing requirements and the applicant should be 
required to pay the affordable fee-in-lieu of $3,880 per unit. Below is Staff’s response to each of the 
applicant’s points advocating to be exempt from paying the fee-in-lieu: 
 
 Original Mitigation Far Exceeds Old Requirements 

Staff Response: Providing affordable and workforce restricted housing above and beyond the 
minimum requirement was offered as part the Pine Glades PUD and banking of units was not 
contemplated or allowed. Exempting this request from the current requirements would be setting new 
precedent opening the doors for other similar requests on past projects that provided more housing at 
the time of their approval. 

 
 Original Mitigation Far Exceeds Current Regulations 

Staff Response: Similar to the response above, Pine Glades provided more affordable and workforce 
restricted housing than required which was offered as part of the PUD approval. Banking of units was 
not contemplated or permitted. Exempting this request from the current requirements would be setting 
new precedent opening the doors for other similar requests on past projects that provided more 
housing at the time of their approval. 

 
Banking Units 
Staff Response: Banking units was not contemplated or permitted at the time of the Pine Glades 
PUD approval. Although the current LDRs allow banking, the new regulations were not intended to 
retroactively go back in time to exempt older projects with excess deed restricted housing from new 
requirements.  

 
Square Footage Proposed is Already Mitigated  
Staff Response: Although the records reflect that Pine Glades was approved for 76,855 sf and has 
leftover square footage of 2,869, the old housing regulations were based on bedrooms and not square 
footage. The proposed habitable space was never contemplated and all new expansion of habitable for 
residential and commercial is required to meet the current regulations. For example, an existing 
single-family home that historically never had a housing requirement up until July 2018 would have a 
housing requirement upon expansion of its habitable square footage. As with this request, additional 
square footage is simply subject to the same rules that apply to all.  

 
In conclusion, staff finds that the original PUD was a negotiation between the Town and Developer and part 
of the deal was an offer of more deed restricted housing than the minimum required. At no point was the 
housing to be viewed as a surplus that could be used in the future for expansions. In addition, the Jackson / 
Teton County Housing Department (JTCHD) has clarified that the majority of the surplus housing provided 



was not affordable housing (i.e. Cat 1, 2 & 3) but was workforce restricted. Workforce restricted housing is 
not an allowed type of housing to mitigate a requirement. Please see the attached department reviews for 
comments from the Jackson / Teton County Housing Department. 
 
Future Applications 
 
There are a few remaining applications required by the applicant to complete the Pine Glades PUD. Below 
are the remaining required applications: 
 

1. Development Agreement (DA): a DA is required based upon the original Subdivision Improvement 
Agreement (SIA) and needs Town Council approval. The DA is related to improvements on Jessica 
Lane (i.e. road, utilities, trail, etc.) and the applicant already made application. The DA is set to be 
reviewed by Town Council sometime in April or early May.  

2. Grading Permit: A Grading Permit is required for the proposed work on Jessica Lane related to the 
road, building envelopes, multi-use trail and utilities.  

3. Building Permit: Building Permits are required for each of the remaining 13 market townhome units. 
4. Subdivision Plat: a Subdivision Plat is required to subdivide the remaining 13 townhomes for 

individual ownership as originally contemplated.  
 
Development Exactions 
 
None at this time. When the applicant/owner subdivides the individual units on Jessica Lane, then the 
property will be subject to the park and school exactions in Section 7.5.2: Park Exactions and Section 7.5.3: 
School Exactions. 
 

Staff Findings  
 

General Comment: Findings should only apply to changes, not original Development Plan 
 

Development Plan. All Development Plan proposals may be approved only if all of the following findings 
are made: 
 

1. The proposed project is consistent with the desired future character described for the site in the 
Jackson/Teton County Comprehensive Plan. 
 
The proposed application is located in Character District #6 Town Periphery: 
 
This residential, STABLE Subarea is defined by low to medium density platted single family homes 
with some pockets of multifamily development which should be maintained in the future. 
Consideration of clustered/multifamily development to preserve large portions of open space and/or 
wildlife habitat/movement corridors will also remain an option. In the future, building size should 
maintain the existing bulk and scale to avoid the construction of much larger homes that currently 
exist today. Development should be sensitive to the steep slopes, avalanche terrain and other natural 
features found in the subarea. Portions of this subarea also function as a wildlife movement corridor 
between the National Forest, Karns Meadow and the Southern hillsides of East Gros Ventre Butte. 
Wildlife permeability should be maintained or improved.  

 
Complies. Staff finds that the project is consistent with the vision for subarea 6.1 as described above, 
specifically as the amendment does not increase the existing density which is considered to be low to 
medium. The proposal is not attempting to break up the units which is in line with the consideration 
for clustering units together to preserve that maximum amount of open space and the natural features 



of the site. Building size and bulk is also not significantly changing from what was previously 
approved. Staff also finds that the development has been designed sensitively to the steep slopes, 
avalanche terrain and other natural features of the site and the proposed development does not pose 
significant changes or impacts. Furthermore, wildlife permeability was considered into the original 
design to help function as a wildlife corridor between the listed areas above (i.e. National Forest, 
Karns Meadow and Southern hillsides of East Gros Ventre Butte). The proposed amendments do not 
significantly impact such corridors. Staff also finds that the project is generally consistent will all 
other applicable provisions of the Comp Plan, and as such finds that it achieves the level of 
consistency necessary for FDP approval. 

 
In addition, staff finds that the application should be reviewed for consistency specifically with 
Subarea 6.1 Low to Medium Density Neighborhoods which states as follows as the desired vision for 
the subarea: 
 
Common Value 1: Ecosystem Stewardship 
 
Policy 1.1.c: Design for wildlife permeability  
 
Complies. The subject property is not located within the Natural Resource Overlay (NRO) or Scenic 
Resource Overlay (SRO), but an Environmental Analysis (EA) was done in 2005 which concluded 
that the site provides non-crucial habitat for deer, moose and elk. The EA acknowledged that the 
proposed disturbance may have negative impacts on wildlife due to changes to the natural 
environment, but that the overall open space provided was sufficient for wildlife movement.  
 
With regard to the proposed request, staff acknowledges that the amount of wildlife permeability will 
be slightly reduced by approximately 25’ due to the shifting of the guest parking spaces from the east 
to the west side of the duplex. This change essentially creates a tall retaining wall which is not 
conducive to wildlife movement compared to the previously approved terraced set of 4 smaller 
retaining walls. This will add to the several tall retaining walls already located throughout the site as a 
result of building on a steep property. However, because no clear standards for wildlife permeability 
have been established that define what exactly ‘designing for wildlife permeability’ means for this 
site, and this change is relatively small, staff cannot conclude that the requested change will have a 
significant negative impact on wildlife permeability. Furthermore, less than 4 of the 17 total acres are 
disturbed (i.e. roads and buildings) which leaves a substantial amount of open space for wildlife 
movements, especially on a site which is not considered crucial wildlife habitat and is not located 
within the NRO.   

 
Policy 1.3.b: Maintain expansive hillside and foreground vistas 
 
Complies. Staff finds that the project as previously approved maintains expansive hillside and 
foreground vistas through its design. The proposed amendment does not impact additional hillside 
disturbance beyond the previously approved and disturbed areas.  
 
Common Value 2: Growth Management 

 
Policy 4.3.a: Preserve and enhance stable subareas 
 
Complies. Staff finds that because the density and bedroom count will remain the same, the proposed 
project does preserve and enhance stable subareas.  

 
Policy 4.4.d: Enhance natural features in the built environment 



 
Complies. The proposed amendment is consistent with the previously approved PUD and 
Development Plan which was designed to enhance the natural features. Staff finds that the amendment 
has no significant impact in regards to this area.  

 
Common Value 3: Quality of Life 
  
Policy 5.3.b: Preserve existing workforce housing stock 
 
Complies. All nine (9) deed restricted units will not be affected by this proposal.  

 
2. The proposed project achieves the standards and objective of the Natural Resource Overlay (NRO) 

and Scenic Resources Overlay (SRO). 
 

Not applicable. 
 
3. The proposed project does not have a have a significant impact on public facilities and services, 

including transportation, portable water and wastewater facilities, parks, schools, police, fire, and 
EMS facilities.    

 
Complies. Staff finds that the proposed project will not have significant impacts on public facilities 
and services as the number of units or bedrooms are not increasing. Furthermore, as part of the 
original approval, significant off-site infrastructure improvements were completed to serve the site’s 
needs and help counter any significant impacts on public facilities and services. 

 
4. The proposed project complies with the Town of Jackson Design Guidelines, if applicable.  
 

Not applicable.  
 

5. The proposed project complies with all relevant standards of these LDRs and other Town Ordinances 
as can be determined by the level of detail of a sketch plan. 

 
Complies. As conditioned, staff finds that the proposed project complies with the standards of these 
LDRs as the request meets all requirements such as FAR, LSR, setbacks, height, etc. In addition the 
project is in compliance with all other Town Ordinances.  

 
6. The proposed project is in substantial conformance with all standards or conditions of any prior 

applicable permits or approvals.  
 

Complies. As conditioned, staff finds that the proposed project is in substantial conformance with the 
previously approved PUD. The units that have been built to date are consistent with the approved 
Development Plan and the applicant plans to comply with all previously approved standards and 
conditions from this point forward.  

 
ATTACHMENTS 
  

Applicant Submittal  
Department Reviews 
 
 
 



 
STAKEHOLDER ANALYSIS 
 

The primary stakeholders are the Pine Glades HOA who own the Common Area that will be slightly reduced 
in size as a result of new improvements.  

 
PUBLIC COMMENT 
 

None at this time.  
 
FISCAL IMPACT 
 

There will be no significant fiscal impact to the Town if the proposed project is approved. 
 
STAFF IMPACT 
 

Staff has spent a significant amount of time, more than a typical project of this size, meeting with the 
applicant, researching past approvals for Pine Glades, and drafting this report.  

 
LEGAL REVIEW  
 

Complete.  
 
RECOMMENDATIONS/ CONDITIONS OF APPROVAL 

 
The Planning Director recommends approval of P19-018 to amend a Development Plan to allow the 
proposed modifications listed in the application related to the duplex at 140 & 142 Pine Glades Drive, subject 
to the departmental reviews attached hereto and the following conditions of approval 
 

1. Prior to issuance of a Building Permit related to the new garages and conversion of existing garages, 
the applicant shall pay a housing fee-in-lieu in the amount of $3,880 for each unit.  

2. Prior to issuance of Certificate of Occupancy on the duplex, the applicant shall apply for an addendum 
to revise all exterior elevations to reflect the approved materials and changes.  

3. The applicant shall provide engineer stamped plans for the proposed avalanche fencing at the time of 
building permit submittal for the new garages. In addition, if the garage are not built for reasons 
unknown, an avalanche mitigation fence design shall be provided and installed prior to issuance of a 
Certificate of Occupancy for the existing duplex which was found to be located within the blue zone.  

 
 SUGGESTED MOTIONS 

 
Based upon the findings for a Development Plan as presented in the staff report related to 1) Consistency with 
the Comprehensive Plan; 2) Achieves purpose of NRO & SRO overlays; 3) Impact of public facilities & 
services; 4) Complies with Town Design Guidelines; 5) Compliance with LDRs & Town Ordinances; 6) 
Conformance with past permits & approvals as presented by the applicant and staff for Item P19-018, I move 
to recommend approval to the Town Council to amend a Development to allow the proposed modifications 
listed in the application related to the duplex at 140 & 142 Pine Glades Drive, subject to the departmental 
reviews attached hereto and the following conditions of approval: 
  

1. Prior to issuance of a Building Permit related to the new garages and conversion of existing garages, 
the applicant shall pay a housing fee-in-lieu in the amount of $3,880 for each unit.  



2. Prior to issuance of Certificate of Occupancy on the duplex, the applicant shall apply for an addendum 
to revise all exterior elevations to reflect the approved materials and changes.  

3. The applicant shall provide engineer stamped plans for the proposed avalanche fencing at the time of 
building permit submittal for the new garages. In addition, if the garage are not built for reasons 
unknown, an avalanche mitigation fence design shall be provided and installed prior to issuance of a 
Certificate of Occupancy for the existing duplex which was found to be located within the blue zone.  
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PINE CANYON, LLC

Project Name

AMENDMENT

Type

Subtype

Applied

Approved

Closed

Expired

Status 

1/23/2019

TV

STOL

OwnerApplicant Sagebrush Architectural Services

Site Address City State Zip

Parcel NoSubdivision

3/21/2019

22411633438008

General Plan

STAFF REVIEWStatus

DEVPLAN

Type of Review

Contact

Dates

Sent Received

Status

Due Remarks

Notes

Building

Kelly Sluder

1/23/2019 1/24/20192/13/2019APPROVED

Fire

Kathy Clay

1/23/2019 1/28/2019 Please see notes

TO: Tyler Valentine, Senior Planner

FROM: Kathy Clay, Fire Marshal

DATE: January 28, 2019 

SUBJECT: Amendment to Development Plan at Pine Glades Drive

P19-018

This office has received the request for a review of Amendment to the Development Plan at the above location.  The most current edition 

of the International Fire Code (IFC) and the 2017 edition of the National Electric Code (NEC) shall be used for building design.

Comments include, but are not limited to:

- Area is within the mapped Wildland Urban Interface

o Hazard rating will apply to structure construction.  

o No less than Class B roofing materials may be used

o No conifers within 10’ of structure and must be dispersed as per code within defensible space

o Fire department access is required. 

- Please feel free to contact me if you have any further questions at 307-733-4732.

2/13/2019APPROVED W/CONDITION

Legal

A Cohen-Davis

1/23/2019 3/21/2019 at this time2/13/2019NO COMMENT

Parks and Rec

Steve Ashworth

1/23/2019 2/13/2019NO COMMENT

Tyler ValentineReport By:

Project Reviews



Type of Review

Contact

Dates

Sent Received

Status

Due Remarks

Notes

Pathways

Brian Schilling

1/23/2019 3/27/20192/13/2019NO COMMENT

Planning

Tyler Valentine

1/23/2019 3/21/2019

(3/21/2019 3:13 PM TV)

Please see staff report.

2/13/2019APPROVED W/CONDITION

Police

Todd Smith

1/23/2019 3/27/20192/13/2019APPROVED

Public Works

Brian Lenz

1/23/2019 3/22/2019

(3/22/2019 1:19 PM BTL)

Development Plan Review – APPROVED

P19-018 

OWNER: Pine Canyon LLC

Sagebrush Architectural Services; Carolyn Burke

Pine Glades PUD

DATE: March 22, 2019

Brian Lenz, 733-3079

DATE OF SUBMITTAL: January 23, 2019

DATE OF MATERIALS: January 22, 2019 (Proposed Site Plan)

REVISION NO.: 00

The engineering division has reviewed your application for an Amendment to the DEVELOPMENT PLAN for the Pine Glades PUD 

submitted on and with application materials as dated above.

A final site plan showing the proposed amendment work and the revised avalanche blue zone shall be submitted.

Modeled vehicle turning maneuvers, assuming a regular sized pickup truck or large SUV for design vehicle, should be shown to show 

that access and use of the garages by vehicles is feasible and reasonable.

A detailed revised grading plan shall be submitted with any future building or grading permits .

Except for the two westernmost parking spaces and garage, the proposed east garage and grading generally conforms with the grading 

approved for the exterior parking spaces and retaining walls on the east. 

The grades within the two guest parking spaces on the west side is not detailed and may be a challenge to use as well as access from the 

steep drive.

The location of the existing trail system in the recreation easement should be shown on the plans. Depending on the final location of the 

avalanche protection fence relative to the trail, additional screening should be considered to screen the fence from the trail.

The feasibility of the western trail access has not yet been reevaluated for feasibility as a multiuse trail. The previous trail proposed as a 

minor deviation that was located in the vicinity of S1 was functional. Proposed finished grading for the S1 lot may be more easily 

adapted to accommodate access to the recreation easement than the western access. The addition of the garage would complicate or 

prohibit any potential use of thisarea as a trail access. It is recommended that no further construction take place until the feasibility of the 

western trail access be determined.

2/13/2019APPROVED W/CONDITION

Tyler ValentineReport By:

Project Reviews



Type of Review

Contact

Dates

Sent Received

Status

Due Remarks

Notes

START

Darren Brugmann

1/23/2019 2/13/2019NO COMMENT

TC Housing Authority

Stacy Stoker

1/23/2019 3/21/2019 See Comments

(3/13/2019 2:42 PM SAS)

The Housing Department does not agree that there should be no housing requirement. There are currently two Category 1, two Category 

2, one Category 3, and 4 employment-based restricted units at Pine Glades.

(3/13/2019 2:51 PM SAS)

The LDR housing requirements are for units to be provided with income and asset limits at less than 120% of median family income. 

This was the case under the old LDRs and is still the case with the new LDRs. The Employment-based units are intended to serve 

households at incomes higher than 120% of AMI and are priced to be affordable for households around 175% of median. They also have 

no income or asset limits. The price point allows them to be sold for little or no subsidy by the developer. Families earning less than 

120% of median family income cannot afford homes at these Employment-based price points. 

The Employment-based units were offered by the developer to add community benefit to the development and sweeten the pot for the 

Town Council to make it easier for them to approve it. The original Final Development Plan was approved with these units, which 

makes them a requirement for the development. The units were never contemplated as being banked or credits for future development 

requirements. They are simply a requirement of their original plan. Any expansion of that plan should have additional requirements.

The Housing Department recommends that the applicant pay a fee in lieu.

2/13/2019

Tyler ValentineReport By:

Project Reviews



Housing Mitigation Worksheet

Use

Proposed Use 
Size 
(bedrooms)

Proposed Use 
Size (sf)

Proposed Use 
Quantity

Affordable 
Units 
Required

Attached Single-Family Unit (Unrestricted) 599 1 0.019
Attached Single-Family Unit (Unrestricted) 599 1 0.019

?
?
?
?
?
?
?
?

0 1198 2 0.037

LDR Schedule Proposed Custom % Customization Rules
0.000 0.000 0% Custom % shall be ≥ 25%
0.000 0.000 0% Custom % shall be ≥ 19%
0.037 0.037 100% Custom % shall be < 43%
0.000 0.000 0% Custom % shall be < 13%
0.037 0.037

Bedroom Mix 1 Bed/Studio 2 Bedroom 3 Bedroom Total Units

Total 
Employees 
Housed

LDR Schedule 0.000 0.037 0.000 0.037 0.067
Proposed Allocation 0.000 0.037 0.000 0.037 0.075

Employees per Unit per LDRs 1.45 2.00 2.10 1.80

1 Bed/Studio 2 Bedroom 3 Bedroom Total 1 Bed/Studio 2 Bed 3 Bed
Affordable to 50% Median Income 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.0 0.0 0.0 0.000 0.000 0.000 0.000
Affordable to 80% Median Income 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.0 0.0 0.0 0.000 0.000 0.000 0.000

Affordable to 120% Median Income 0.000 0.037 0.000 0.037 0.016 0.016 0.005 0.0 0.0 0.0 0.000 0.037 0.000 0.037
Workforce Restriction 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.0 0.0 0.0 0.000 0.000 0.000 0.000

Total 0.000 0.037 0.000 0.000 0.037 0.000

1 Bed/Studio 2 Bed 3 Bed 1 Bed/Studio 2 Bed 3 Bed
Affordable to 50% Median Income 0.000 0.000 0.000 0.000 0.000 0.000
Affordable to 80% Median Income 0.000 0.000 0.000 0.000 0.000 0.000

Affordable to 120% Median Income 0.000 0.000 0.000 0.000 0.000 0.000
Workforce Restriction 0.000 0.000 0.000 0.000 0.000 0.000

1 Bed/Studio 2 Bed 3 Bed 1 Bed/Studio 2 Bed 3 Bed
Affordable to 50% Median Income 0.000 0.000 0.000 0.000 0.000 0.000
Affordable to 80% Median Income 0.000 0.000 0.000 0.000 0.000 0.000

Affordable to 120% Median Income 0.000 0.000 0.000 0.000 0.000 0.000
Workforce Restriction 0.000 0.000 0.000 0.000 0.000 0.000

1 Bed/Studio 2 Bed 3 Bed 1 Bed/Studio 2 Bed 3 Bed
Affordable to 50% Median Income 0.000 0.000 0.000 -$               -$               -$               
Affordable to 80% Median Income 0.000 0.000 0.000 -$               -$               -$               

Affordable to 120% Median Income 0.000 0.037 0.000 -$               7,760$           -$               
Workforce Restriction 0.000 0.000 0.000 -$               -$               -$               

7,760$           

Please use this worksheet to calculate the  affordable workfoce housing requirements as drafted June 26, 2018. Cells that can be modified are highlighted in gold, other 
cells are locked. If you modify a gold cell for one example, and wish to use the worksheet for another example, it is best to start with a fresh worksheet in order to reset the 
auto population equations for the gold cells. 

Banked Units Used Existing Units Restricted

Units Provided via In-Lieu Fee

Total

Fee

Total Proposed total sall be >= Required

Step 4. How will the required housing be provided? The proposed LDRs require that unlesss impractical any housing requirement of 1 unit or greater be provided through 
consturction of housing. If impractical the units my be provided by dedication of land, use of a banked unit, or restriction of an existing unit. Only as a last option shall a 
fee be paid. Enter the number of units to be constructed or provided through land dedication, use of a banked unit, or restriction of an existing unit (gold boxes). The in-
lieu fee remaining will calculate. See also Section 6.3.5 of the proposed LDRs.

Units Constructed Units Provided via Land Dedication

Customization Rule

Proposed totals shall be >= Schedule totals

Step 3. Distribute the affordability and bedroom mix. The bedroom mix must be proportionaly distributed among the affordability mix. If you modify the distribution 
(gold cells) the totals must match your allocation totals (they will turn red if they don't). A customized distribution should be within 1 (rounded up or down) of the even 
distribution. See also Section 6.3.4 of the proposed LDRs.

Requirement Distribution Even Distribution

Affordability
Rental Units Affordable to Households making 50% Median Income
Rental Units Affordable to Households making 80% Median Income

Rental/Ownership Units Affordable to Households making 120% Median Income
Rental/Ownership Workforce Units

Step 1. Describe your project. Enter as many rows as needed to discribe the different uses and unit types proposed. Select a use from the use table in the left most gold 
boxes. In the other gold boxes, descibe each use's size in floor area and bedrooms (if applicable), then describe how many units of each use type are proposed.The 
required affordable housing will calculate for each unit and populate the Total box. See also Sections 6.3.2 and 6.3.3 of the proposed LDRs.

Step 2. What types of units are required? The proposed LDRs lay out a schedule for how many units have to be in each income ranges and how many units have to have 
1, 2, or 3 bedrooms. The LDRs also allow for adjustment. To propose an adjusted allocation, change the values in the proposed column/row (gold cells); the customized 
allocation must meet the customization rules provided, and may not result in less affordable workforce units provided than are required. If a rule is violated the cell will 
turn red. See also Section 6.3.4 of the proposed LDRs.

LDR Rate
0.000017(sf) + (Exp(-14.17 + 1.59*Ln(sf)))/2.176
0.000017(sf) + (Exp(-14.17 + 1.59*Ln(sf)))/2.176

Total











PROPOSED AMENDMENT TO THE PINE GLADES DEVELOPMENT PLAN 
February 5, 2019 

 
 
Project Name, Location     Approval Sought 
Pine Glades PUD      Development Plan amendment 
Pine Glades Townhomes, Phase 1, Lots 13, 14 
140, 142 Pine Glades Drive 
 

PROJECT STATUS 
 
Initial Approval 
The Pine Glades PUD was approved in 2008 and includes 27 free-market townhomes and 12 
affordable units (later reconfigured into nine affordable units with the same number of 
bedrooms).  The free-market units were approved for construction in two phases and consist of 
a combination of two-unit and three-unit buildings. 
 
Phase one has been developed with 12 free-market units (including the last duplex currently 
under construction) and the affordable housing units.  All of the units, except the duplex under 
construction (identified as S-1 on lots 13 and 14), have been sold and are occupied.  The last 
two-unit building in phase one that is under construction is the subject of this application. 
 
Phase two has not been fully developed although the major infrastructure has been installed 
under the future road.  Remaining to be constructed in phase two are 13 free-market 
townhomes, infrastructure services from the main lines to each unit, Jessica Lane and an 
associated retaining wall. 
 
The PUD approval included an extensive landscape plan that calls for the planting of a 
significant number of trees and a substantial portion of this planting has been completed.  
Phase two will include the remaining landscaping and the construction of a trail that will 
provide hiking access to the USFS land. 
 
New Owner 
Pine Glades has a 10-year history and currently sits in a half completed state in which much of 
the property is an unsightly aborted development.  The original developer of Pine Glades failed 
to complete the project and under financial stress sold the entire development.  The second 
owner also failed to complete the project and eventually sold all undeveloped portions of the 
development to Pine Canyon, LLC, the current owner and applicant.   
 
Pine Canyon, LLC is intent on completing the development.  In most instances when 
developments fail and then pass through several owners, the project is ultimately completed 
after obligations are reduced or development rights increased.  In this case, the current 
applicant is attempting to complete the development by elevating the amenities and making 
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visual upgrades to the development.  The best way to clean up the unsightly property and settle 
any outstanding questions is to complete the development.  This application is a first step in 
this process. 
 
Future Applications 
Completing the Pine Glades PUD will require the applicant to submit a series of applications 
that will appear on the Town’s agendas over the next few years.  The sequential timing of these 
future applications is dictated by the LDR.  For example, this amendment to the development 
plan will require a subsequent amendment to the subdivision plat and the planning staff does 
not allow the development plan and plat amendment to proceed concurrently through the 
review process.  Furthermore, as phase two buildings are constructed, the subdivision plat will 
be further amended to create the individual townhouse lots beneath each townhouse unit. 
 
The applicant also is considering three or four voluntary changes to Pine Glades that would 
increase the amenities for the residents, but he has not yet finalized his plans on these items.  If 
and when decisions are finalized to pursue these changes, an additional application would be 
submitted to incorporate these changes into the PUD. 
 
We wish to avoid creating the impression that the multiple applications over the next few years 
is caused by a piecemeal and disjointed plan for completing Pine Glades.  To avoid such an 
impression, we provided the Town departments a full description of all potential changes and 
then met with the Town departments to discuss them.  The Town staff is able to review and 
comment on each of the Pine Glades applications with the full knowledge of all potential 
changes that may be proposed. 
 
 

DESCRIPTION of PROPOSED CHANGES 
 
The applicant proposes changes to the duplex S-1 that is being constructed on townhouse lots 
13 and 14.  The detailed description of the changes is listed below and illustrated on the 
attached site plan.  In general terms, the 599 square foot garages that are included in each of 
the two duplex units will be converted to habitable floor area and two new exterior garages will 
be constructed.  Below is a detailed description of these changes. 
 

1. Add 2-car garage to east end of the duplex S-1.  
a. Relocate 2 surface guest parking spaces from the east end of the duplex to the 

west side of the building.  
b. Construct a deck over the space on the east end where the surface guest parking 

was to be located and add a hot tub on deck.  The area below the deck where 
the former parking spaces were to be located will house mechanical equipment 
for the hot tub as non-habitable space. 

c. Construct a new garage at the end of the driveway that serves the duplex S-1. 
d. Add same stone veneer and stone cap to the new retaining wall that exists on 

the existing wall on the east end of S-1. 
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e. Install avalanche fencing uphill of the new garage with a landscape screen as 
recommended by an avalanche report. 

f. Convert existing 599 sq. ft. garage on townhouse lot 14 to habitable space.  
(2,812 sq. ft. of floor area is unallocated and available for the overall PUD.) 

g. Add stone to eave on east and west ends of S-1 building where wood 
siding/shingles was planned.  Add stone to columns in front of the S-1 building 
where wood siding was planned.  (The wood siding on the columns of the 
existing buildings wick water.) 

 
2. Add 2-car garage to west end of the same duplex S-1. 

a. One guest space relocated from the east side of the building will be adjacent to 
the new garage and the other relocated space will be adjacent to the driveway. 

b. Construct a retaining wall at the head of the new garage and the relocated space 
adjacent to the garage  

c. Convert the existing 599 sq. ft. garage on townhouse lot 13 to habitable space.  
(2,812 sq. ft. of floor area is unallocated and available for the overall PUD.) 

 
 

RESPONSES to CHECKLIST 
 
Development Program 
The tables below detail the existing and proposed development. 
 

DEVELOPMENT PROGRAM for PINE GLADES PUD 

  Existing Approval Sq. Ft. 
Total Habitable Floor Area Allowed 76,855 

Total Habitable Floor Area Constructed in Phase 1 and 
Allocated for Construction in Phase 2 73,986 

Allowed and Unallocated Habitable Floor Area 2,869 
  Exempt from Floor Area Limitation  
Garages 15,182 
Affordable Housing 12,366 

  Proposed Amendment  
Convert Garages in Units 13 and 14 to Habitable Floor 
Area and Construct New Non-habitable Garages 1,198 

  Remaining Allowed and Unallocated Floor Area  
after Amendment 1,671 
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FLOOR AREA in  
EXISTING PHASE 1 and UNBUILT PHASE 2 UNITS 

 
Existing Units – Phase 1  Future Units – Phase 2 

 
Lot Habitable Garage 

 

Lot Habitable Garage 

1 2,626 608 A-1 2,781 599 

2 2,830 608 A-2 2,781 599 

3 2,626 608 B-1 2,779 608 

4 2,626 608 B-2 2,766 608 

5 2,830 608 B-3 2,779 608 

6 2,626 608 C-1 2,779 608 

7 2,626 608 C-2 2,766 608 

8 2,830 608 C-3 2,779 608 

9 2,626 608 D-1 2,781 599 

10 2,626 608 D-2 2,781 599 

11 2,830 608 E-1 2,779 608 

12 2,626 608 E-2 2,766 608 

13 2,781 599 E-3 2,779 608 

14 2,781 599    

Total 37,890   36,096  
 
 
Housing Mitigation 
This nine affordable housing units constructed in phase one of Pine Glades accommodates any 
workforce housing requirement created by the conversion of two 599 square foot garages to 
habitable space and no additional affordable/workforce housing should be required.  This is the 
result of applying both the past housing regulations that were in effect when Pine Glades was 
originally approved and the current housing regulations, if they were to be applied today to the 
Pine Glades PUD.   
 
The current workforce housing regulations establish the concept of banked units that allows 
deed restricted units to be built with no associated housing requirement, and for up to 20 years 
after the units are constructed they can be credited against a workforce housing requirement.  
The nine affordable housing units in Pine Glades significantly exceeded the housing 
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requirement when the development was originally approved and these nine units also exceed 
the housing requirement that would be applied if the Pine Glades PUD were proposed today 
under the current regulations.  The nine affordable housing units in Pine Glades equal 160% of 
the affordable housing requirement when the PUD was originally approved and they equal 
236% of the workforce housing requirement if Pine Glades were proposed under the current 
housing regulations.  Based on both the history of Pine Glades and how the current housing 
regulations would apply if Pine Glades was proposed today, the concept of banked units should 
apply to the existing affordable housing units that exceed the past and current housing 
requirements. 
 
When Pine Glades was originally approved the Teton County Housing Authority commented 
that “TCHA staff are thrilled that the applicant is proposing housing at double the minimum 
requirement … ,”  but then the TCHA corrected a math error in their calculations and 
acknowledged that Pine Glades contained affordable housing that was 60% above the 
requirement.  They described this calculation as “great.” 
 
If Pine Glades PUD is subjected to today’s housing requirements 4.05 workforce housing units 
would be required.  This requirement is less than half of the nine affordable units that already 
have been constructed.  Furthermore, this requirement of 4.05 units assumes all of the 
approved 76,798 square feet of floor area is constructed, the maximum floor area approved for 
the entire PUD.  However, the existing phase one buildings and the approved but unbuilt phase 
two buildings total only 73,986 square feet, leaving 2,812 square feet of floor area that is 
allowed by the Pine Glades approval but not scheduled for construction.  Under this calculation, 
the two 599 square foot garage conversions (which will be deducted from the 2,812 sq. ft.) are 
already included in the mitigation of 4.05 units.  An additional housing requirement on top of 
4.05 units would be a double requirement for the two garage conversions.   
 
We have found no evidence in the Pine Glades planning file that suggests the extra affordable 
housing was required to obtain approval.  In fact, the TCHA’s review comments in 2008 
described the extra housing as “voluntary affordable housing.”  The TCHA further praised the 
affordable housing plan because it directly responded to a need that was described in the 
town/county Housing Needs Assessment.  This Assessment defined an issue in which many 
households did not qualify for affordable housing due to higher incomes but also did not have 
enough income to enter the housing market.  The Assessment promoted the construction of 
housing that filled this niche and the TCHA complimented Pine Glades for doing so.    
 
Furthermore, there is no evidence that suggests the over supply of affordable housing was 
needed entice the Town Council to approve the PUD.  There is substantial evidence to the 
contrary.  Pine Glades replaced a 16 lot single family subdivision that previously had gained 
sketch plan approval.  A subdivision of single family house lots would have had significantly 
greater impact on the hillside than the Pine Glades townhomes.  The Town Council’s findings 
for approval established this fact a part of the basis for their 2008 approval.  Pine Glades also 
contained less density than was allowed by the underlying zoning at the time of its approval.  
Furthermore, a tunnel was constructed to avoid Pine Glades traffic passing through the Pine 
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Drive and Wister Drive neighborhoods, and a commitment was made to record trail easements 
where neighbors had been hiking across the property with no legal access.  In the terms of the 
LDR, hiking access to the USFS land, and traffic impact on adjoining neighborhoods, Pine Glades 
PUD was much more desirable that the alternatives that were allowed by right in the 2008 LDR. 
 
Only if the conversions of the two 599 square foot garages are parsed out of the overall Pine 
Glades development and treated as a stand-alone development, as though they are unrelated 
to everything around them, can one claim a workforce housing requirement should be 
imposed.  Such an approach would disallow the option of banked units applying to the 
voluntary affordable housing constructed as part of the original approval and disregard the fact 
that this housing is more than double the requirement under the current regulations if the Pine 
Glades PUD was proposed today. 
 
Hillside Disturbance 
The overall Pine Glades development has a Conditional Use Permit for hillside development and 
grading permits have been issued for each of the phase one buildings.  The original Pine Glades 
developer over – excavated when preparing the site for development and created larger areas 
of disturbed ground that shown in the CUP.  These areas of over – dig have been restored and 
reclaimed as the phase one buildings were completed.  One of these areas of excavation exists 
to the west of the S – 1 duplex and is the location where the west side garage and one guest 
space will be located.  (The other guest space will be adjacent to the driveway.)  
 
 A grading permit was issued for S – 1 that shows fill and retaining walls in this area of west side 
excavation.  This grading plan is being amended to accommodate the garage, two surface 
parking spaces and a redesigned retaining wall on the west side of the building.  The garage and 
deck on the east side of S – 1 will displace currently permitted development.  
 
Updated Avalanche Report 
Art Mears and Chris Wilbur prepared an avalanche report as part of the original proposal and 
they prepared a revised report as part of this proposal.  During a site visit by Mr. Wilbur in April 
of 2018 it was discovered that the avalanche zone delineated in the 2008 proposal and 
approved on the original site plan was incorrect.  The disbelief in this discovery launched six 
months of research to determine what happened when the original report was compiled. 
 
It appears the initial improvement plans did not reflect the updated 2005 topographic data by 
Mears and Wilbur which was again updated in 2009 when the affordable housing was 
constructed.  Consequently, it was discovered that not only is a 30 foot long avalanche 
mitigation fence required for the new garage that is proposed on the east side of the S – 1 
duplex, but additional avalanche mitigation fencing is required for the eastern 30 feet of the S -
1 building which is under construction.  Chris Wilbur has now designed and engineered a 13 
foot high by 65 foot long avalanche mitigation fence that will be installed between 30 and 50 
feet uphill from the back deck of the S – 1 duplex.  (See attached plan.)  The mitigation fence 
will be visually screened by spruce trees that will be planted downhill of the fence. 
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Miscellaneous Points on the Checklist 
Review fees will be paid when they are known and the public notice will be posted on the 
property when public hearing dates are established.  Also, a digital version of the application 
submittal is provided with this submittal. 
 
Plat and Limited Common Elements 
A future application will be submitted very soon after this amendment to the development plan 
that will vacate two Limited Common Elements from the subdivision plat.  This application will 
be a partial plat vacation that will remove notes from the plat that presently designate Limited 
Common Elements on the east side of the S – 1 duplex for parking and a drive.  New Limited 
Common Elements for  the two new garages, guest parking and a deck/storage area will be 
created in a Supplemental Declaration, and not placed on the subdivision plat.  Creating future 
LCE in the Supplemental Declaration will allow them to be modified, if necessary, without 
having the amend the subdivision plat.  This partial plat vacation and the new Supplemental 
Declaration will be described in more detail when the partial plat vacation is submitted. 
 
 

FINDINGS FOR APPROVAL 
 
8.3.2. Development Plan - Findings for Approval of a development plan 
 
1. Is consistent with the desired future character described for the site in the Jackson/Teton   

County Comprehensive Plan.  
 

Pine Glades is legally vested and can be completed under the currently approved 
plans, but the PUD also complies with the 2012 Comprehensive Plan.  The 
development is in Character District 6.1, which calls for the character of a low to 
medium density residential neighborhood with some pockets of multi-family 
development.  Although Pine Glades is a PUD, it is developing at a density that 
complies with the underlying Suburban zoning that was in place when Pine Glades 
was approve.  The Suburban zoning district permitted 2.9 units per acre; Pine Glades 
is developing at 2.3 units per acre. 
 
The 2012 Plan also calls for consideration of clustered development with large areas 
of open space.  Pine Glades is clustered with a lot coverage of 19% of the Base Site 
Area when 25% coverage was permitted when the PUD was approved.  The Pine 
Glades development has 77% of the property in open space when only 70% was 
required.  The Pine Glades PUD is significantly less impactful to the landscape than 
the subdivision of single – family lots that was initially approved for the property.  
The single family lot subdivision was an outright use in the Suburban zoning district 
when Pine Glades PUD was approved. 

 
2. Achieves the standards and objective of the Natural Resource Overlay (NRO) and Scenic 

Resources Overlay (SRO), if applicable.  
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Neither the NRO nor the SRO apply to the subject property. 
 
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.  
 

When granting the original approval of Pine Glades in 2008, the Town Council 
agreed with the planning department’s finding “that the proposed development will 
not have a significant adverse impact on public facilities beyond that of a use 
allowed by right within the zone.  The applicant has proposed significant 
infrastructure improvements within and beyond the subject property.”  This finding 
remains applicable today as the numbers of units and bedrooms will not change 
from the initial approval.  
 

4. Complies with the Town of Jackson Design Guidelines, if applicable.  
 

This proposed change keeps the same design and materials as originally approved in 
2008.   

 
5. Complies with all relevant standards of these LDRs and other Town Ordinances.  
 

The Town Council agreed with the planning department’s conclusion in 2008 that 
the PUD complied with all relevant LDR standards and other town ordinances.  This 
finding remains applicable today as the proposed revision does not lessen 
compliance. 

 
6. Is in substantial conformance with all standards or conditions of any prior applicable permits 

or approvals. 
 

Pine Glades is partially completed and is in substantial conformance with the 2008 
approval as evidenced by the issuance of building permits for the 21 units and 
certificates of occupancy for the 19 completed townhouses in the development. 

 



SUPPLEMENNTAL ADDITIONS to 
DESCRIPTION of PROPOSED CHANGES 

 
 
 
Item 1 g., in the section entitled Description of Proposed Changes, is expanded to read as 
follows. 
 
1.g 
Add stone to eave on east and west ends of S-1 building where wood siding/shingles was 
planned.  Add stone to columns in front of the S-1 building where wood siding was planned.  
(The wood siding on the columns of the existing buildings wick water.) 
 
While the windows will remain the same, they will no longer have grills in them.  The limited 
wood siding under the drive isle and on the rear of the structure will be vertical instead of 
horizontal siding.  Deck railings will be metal and horizontal instead of wood and vertical.  These 
elevation changes respond to the difficulty in maintaining stained wood on this site and the 
preferences of the owner to upgrade the materials in the S – 1 building.   
 
It should be noted that there are no design guidelines or regulations that prescribe the 
elevation design or materials for the buildings in Pine Glades, and therefore the Design Review 
Committee did not review the development.  Nonetheless these changes deviate from the 
elevations that have been a part of the previous applications and approvals and therefore are 
included in this proposed amendment.  Attached are two elevations that show the currently 
approved design and the proposed design. 
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