
AGENDA 
Design Review Committee 

July 8, 2026 – REGULAR MEETING 

5:30 PM 

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. ZOOM LINK FOR PUBLIC PARTICIPATION

To join, click link or copy it to your browser:

https://us02web.zoom.us/j/88169298976?pwd=5aSPqSstevlblZv1olg6zwX2SWDxJv.1 
Or join at zoom.com with Webinar ID: 881 6929 8976 and Password: 83001

2. CALL TO ORDER

3. ROLL CALL

4. NEW BUSINESS

I. P26-114: 305 W. Snow King (Rodeo Grounds) Stealth Wireless Facility Conditional Use 
Permit

II. P26-115: 655-665 South Cache Street Final Design Review

5. MATTERS FROM STAFF

I. DRC Chair and Vice Chair Appointments

6. ADJOURN

https://us02web.zoom.us/j/88169298976?pwd=5aSPqSstevlblZv1olg6zwX2SWDxJv.1


 
Meeting Date: July 8, 2026 Meeting Title: Regular Design Review 

Committee Meeting  
Applicant: Katie Harms - Diamond 

Communications LLC 
Presenter: Andrew Bowen 

Agenda Item: (P26-114) Rodeo Grounds Stealth 
Wireless Facility Conditional Use 
Permit (CUP) 

Public Comment: No 

 
Purpose and Policy Considerations 
All major use Wireless Facility CUP applications are subject to review by the DRC prior to submission to the 
Planning Commission. 
 
Recommendation 
The Applicant is requesting Final review from the DRC. 
 
Project Summary 
This is a request for Design Review Committee (DRC) review of a replacement wireless telecommunications 
facility located at the Teton County Fairgrounds. The applicant proposes to remove the existing freestanding 
wireless telecommunications tower located approximately 100’ to the west and construct a replacement facility 
that is architecturally integrated on top of the existing rodeo grandstand building. The replacement facility will 
conceal antennas, radios, and associated equipment within architectural screening elements designed to match 
the existing building's materials, colors, and character.   No changes are proposed to the primary use of the 
property, circulation patterns, parking areas, or public access facilities. 
 
Telecommunications equipment will be integrated into the existing building to eliminate exposed equipment to 
the greatest extent feasible while continuing to utilize the existing ground equipment area located within the 
base of the structure. The applicant states that the facility is intentionally designed to minimize visibility from 
adjacent properties, roadways, and public viewing areas while maintaining the operational requirements 
necessary to provide reliable wireless communications service. 
 
Land Development Regulations (LDR) Compliance 
Staff have conducted an initial, non-exhaustive review of LDR compliance.  
 
Public Space 
The proposed replacement wireless telecommunications facility is located within the developed rodeo lease 
area and will not alter the site's primary use, circulation patterns, parking areas, or public access. The applicant 
states that the project will utilize the existing developed setting and continue use of the existing equipment area 
with minimal site disturbance. As proposed, the project is intended to maintain the existing public function of 
the Fairgrounds while improving telecommunications infrastructure without adversely affecting pedestrian or 
vehicular access. 
 
Composition 
The applicant proposes to remove the existing freestanding wireless telecommunications tower and replace it 
with a facility that is architecturally integrated into the existing Fairgrounds building. The applicant states that 
integrating the facility into the existing building massing will create a more cohesive appearance while 
minimizing the visual prominence typically associated with wireless communication facilities. 
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Massing 
Rather than introducing a new freestanding tower, the proposed project incorporates the telecommunications 
equipment into the existing rodeo grandstands. The applicant states this approach substantially reduces the 
visual prominence of the facility by eliminating the existing tower and integrating the communications 
infrastructure into the existing development.  
 
Street Wall 
The proposed project does not modify the existing building footprint or establish a new street wall condition, 
however, the facility will be visually prominent due to its height and scale over the grandstands. Because the 
facility is integrated within the existing rodeo grandstands, the project will maintain the existing relationship 
between the building and adjacent public streets while minimizing the visibility of the telecommunications 
infrastructure. The applicant indicates the project is intended to reduce visual impacts from adjacent roadways 
and public viewing areas. 
 
Height 
The application does not propose a discussion of building height as part of the architectural integration. Instead, 
the project replaces an existing freestanding wireless telecommunications tower with equipment incorporated 
into the existing Fairgrounds building. The new structure will be 55 feet to its highest appurtenance. The 
applicant states this approach reduces the visual prominence of the facility while maintaining the operational 
requirements necessary to provide reliable wireless communications service. 
 

 
 
Note: As of drafting this staff report the Applicant has not provided scaled drawings. 
 
 
 

55’ 

31’ 

24’ 
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Tower to be Removed  

 
 
Materials 
According to the application, antennas, radios, and associated telecommunications equipment will be concealed 
within architectural screening elements designed to match the materials, colors, and character of the existing 
rodeo grandstands.  
 
Vision Statement:  
“The guiding vision for the Town of Jackson is to create a vibrant urban village to improve the quality of life and 
physical environment for both residents and visitors alike. The emphasis is on encouraging development that is 
economically, socially and ecologically sustainable. This concept includes a variety of land uses in the Town where 
citizens live and work. Future development should consider the regional vernacular of the Intermountain West 
while inspiring innovative design and creativity that emphasizes a positive pedestrian experience. This will 
become a reality when the entire community - including government, the private sector, social service groups 
and special interest groups - agree to positively impact the Town through cooperation, collaboration and 
partnership.” 
 
General Design Guideline Principles: 
 

A. Public Space 
 

1. Use 
• Human Scale: trees, canopies, other building elements to break the perceived height of adjacent 

facades. 
• Relationships: engage the interior of a building and relate it to the adjacent buildings’ function 

and use. 
• Details: lighting, signage benches, paving, planting, canopies, etc. should relate to overall 

function of the space. 
 

2. Location 
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• Seasonal Adaptability: protected from full exposure to sun, snow, wind and rain where possible, 
oriented to take advantage of daylight. 

• Transition between buildings and the adjacent streets and alleys. 
• Entry: points of entry should be engaging to the pedestrian. 

 
3. Connections 

• Consider how the proposed development connects with the street and other development on 
the same block. 

• Consider how the proposed development makes connections with the overall Town open space 
and pathways systems and Cache and Flat Creeks. 

 
4. Scale & Variety 

• Scale of open space should suit function of the development. 
• Consider within context of increasing the variety of sizes, types and locations of open space 

throughout Town. 
 

5. Screening 
• Screening: whenever possible, landscaping or architectural elements are used to buffer the 

pedestrian from automobiles, utilities and parking lots. 
• Edges: trees, architectural walls, benches, etc. are used to create edges for public space. Clearly 

define space without making it isolated or confined. 
 

B. Composition 
 

• Consider composition, proportion and rhythm of the materials, surfaces and massing of all 
building elevations to promote visual interest at the scale of both the automobile and the 
pedestrian. 

• Use composition, proportion and rhythm of the materials, surfaces and massing to create a sense 
of entry and a sense of place. 

• To the degree possible, utilize composition, proportion and rhythm to address adjacent buildings. 
 

C. Massing 
 

1. Mass & Height 
• Human-scale, pedestrian orientation; height should not overwhelm people walking in vicinity. 
• Canopies should be utilized over sidewalks or property lines to give buildings a human scale. 

 
2. Additive & Subtractive Massing   

Additive Massing increases the size of the building by linking smaller, compatible elements in a way that 
allows them to remain visible as separate pieces after they are put together.   
Subtractive Massing reduces a large building by taking parts of it away in a logical manner. 
 
Sky plane techniques, balconies that partially step into the building and partially cantilever out away 
from the building face. 
Architectural features on the second story and above may protrude into the public ROW a maximum of 
five (5) feet. 
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3. Volume Complexity 

Volume Complexity is achieved by linking a series of smaller masses, resulting in a building that can be 
seen as a group of related structures rather than one large element. 

• Avoid large monolithic buildings. 
• Projects that contain multiple lots shall pay close attention to breaking up the vertical façade into 

a pattern typical of single lot development. 
 

4. Roofs 
• Parapet, flat, sloping or barrel vaults. 
• Use parapet and flat roofs at the edges of sites to avoid safety problems associated with snow 

slides. 
• Roof designed so that no snow or rain is deposited onto adjacent public or private walking 

surfaces. 
 

D. Street Wall 
 

1. Connected Network of Comfortable and Inviting Pedestrian Paths 
• Project should generally be built to the property lines at the sides and along the street frontage. 

There should be no voids in the street wall except for the circumstances described below. 
• It is appropriate to open up the street wall for a portion of the frontage as necessary to create 

areas of public open space, identify entrances and make pedestrian connections. 
• At the corner, it is appropriate to step back the street wall to create comfortable pedestrian 

areas. 
• Vehicle entrances to underground or rear parking areas may be acceptable but should be 

minimized to avoid conflicts with pedestrians. 
 

E. Materials 
1. Application of Materials: 

• Consider which materials and their structural application are selected for vertical supporting 
elements (compressive), spanning over openings (tensile), or creating building planes such as 
walls (infilling) will lead to appropriate materials used in believable situations. 

 
2. Materials Selection 

• Consider impacts on surrounding buildings, natural environment and culture. 
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Meeting Date: July 8, 2026 Meeting Title: Regular Design Review 
Committee Meeting  

Applicant: Brad Hoyt – Hoyt Architects Presenter: Katelyn Page 
 

Item: 655-665 South Cache Street  
(P26-115) 

Recommendation: Final Design Review 
 

 
Purpose and Policy. 
A recommendation by the Design Review Committee (DRC) is required for applicable development in the Commercial 
Residential (CR-1) zoning district.  
 

Project Location. 
The project is located at 655 and 665 South Cache Street and legally described as Lot 12 and Lots 13-14, Blk. 4, Karns 
Second Addition to the Town of Jackson.   
 

Project Summary. 
The applicant is seeking final DRC review and recommendation on a new three-story mixed-use building. The proposed 

building spans three lots in the CR-1 zoning district and within the Lodging Overlay.  The project consists of redeveloping 

the existing surface parking lot and constructing a mix-use building with office, residential, and short-term rental uses. 

The proposed building is approximately 33,530 sf (gross) and consists of basement parking, first floor commercial and 

residential, and second and third floor short-term rental and residential units. Of that gross floor area, approximately 

23,500 sf is above ground, habitable floor area. The project uses approximately 18,800 sf of floor area that is part of the 

Workforce Housing Floor Area Bonus “2:1 Bonus” (LDR Sec 7.8.4). The program consists of the following approximate floor 

areas and unit mix: 

• Ground Floor Office: 5,700 sf - 4 units 

• Residential Units: 9 total 

o Market Residential: 11,300 sf - 5 units 

o Deed Restricted Residential: 5,670 sf - 4 units 

• Short-term Rental: 8,235 sf - 8 units 

• Internal Circulation and Mechanical: 3,190 sf 

 

Background. 
A Development Plan was approved in 2023 for a similar structure at this property but has since expired. Since the time of 
that approval, the Town’s Design Guidelines were updated in the Fall of 2024, and the new changes apply to this project. 
A summary of those changes include the following clarifications and/or added text:  
 

• Vision Statement – Specifying the unique vernacular of Jackson Hole as opposed to the “Intermountain West”; 

• Public Space – Addition of significant topographical features to consideration of public space; 

• Composition – Clarification that multiple adjacent buildings shall have composition, proportion, and rhythm that 
is diversified but in a complementary manner; 

• Massing –  
o Larger buildings will likely be required to make larger-scale additions and subtractions to achieve the 

intent of the Design Guidelines; 
o Monolithic buildings should be avoided; 
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o Multiple lots and/or large development sites must pay close attention to breaking up the vertical façade 
patterns unless the applicant can demonstrate a unified façade design fits better with the context of the 
block or neighborhood and achieves superior design.  

• Street Wall – Clarification that opening up the street wall for portions of the building frontage to create semi-
public open spaces, landscape, and pedestrian amenities is appropriate; and 

• Materials – Street-facing facades that are highly visible and accessible to the public shall not use materials that 
are of poor quality or an inauthentic facsimile of another material.  

 

Public Space & Street Façade. 
Per the applicant, the commercial units are placed at street level along South Cache Street in an effort to enhance the 
pedestrian experience. The street wall is maintained for the majority of the South Cache Street frontage, with the 
exception of a 15’ utility easement on the southern end of the property and a purposeful break at the building’s northeast 
courtyard. Per the applicant, the courtyard provides amenities and a strong visual cue to the building’s primary entrance.  
 

Composition & Massing. 
Also, per the applicant, the building is intentionally organized to continue the rhythm and proportions established at the 
neighboring property to the north (645 South Cache Street). The project is defined by subtractive massing strategies 
including those at the ground level courtyard, upper story porches, and rear façade. 
 

Building Materials.  
The building’s material palette is intended as a continuation of the neighboring property to the north.  On the street-facing 
façade, the exterior materials are primarily glass and steel-clad window trim on the first level, hemlock board siding and 
dark charcoal steel-clad windows on the second level, and hemlock board, fiber cement panels and steel-clad windows on 
the third level. Dark charcoal steel form the fascia and all window trims. 
 
The southern and northern façades consist of dark fiber cement panels on the ground floor and hemlock board with fiber 
board accents on the upper stories. The western façade (alley) resembles the eastern street façade (South Cache Street) 
with the exception of fiber cement panels and smaller, steel-clad windows at the ground floor, where tuck-under parking 
is provided.  
 
An excerpt of the exterior material schedule is provided in Figure 1 on the following page. Additional details, including the 
project narrative, building renderings, and the applicant’s detailed response to the Design Guidelines are attached to this 
staff report. 
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Figure 1 

 
 

Land Development Regulation (LDR) Compliance. 
Staff have completed a preliminary review of LDR compliance and find the building and site to generally comply with the 
CR-1 zone. Staff review of LDR compliance at the DRC stage does not constitute a comprehensive and final review of the 
project.  
 

Vision Statement.  
“The guiding vision for the Town of Jackson is to create a vibrant urban village to improve the quality of life and physical 
environment for both residents and visitors alike. The emphasis is on encouraging development that is economically, 
socially and ecologically sustainable. This concept includes a variety of land uses in the Town where citizens live and work. 
Future development should consider the unique vernacular of Jackson Hole, including our authentic historic, cultural, and 
placemaking features, while inspiring innovative design and creativity that emphasizes a positive pedestrian experience. 
This will become a reality when the entire community - including government, the private sector, social service groups and 
special interest groups - agree to positively impact the Town through cooperation, collaboration and partnership.” 
 
The following items are a checklist of general Design Guideline principles to be used by the Committee in reviewing this 

application for consistency with the Design Guidelines: 

A) Public Space 

1. Use 

• Human Scale: trees, canopies, other building elements to break the perceived height of adjacent facades. 

• Relationships: engage the interior of a building and relate it to the adjacent buildings’ function and use. 

• Detail: lighting, signage benches, paving, planting, canopies, etc. should relate to overall function of the space. 
 

2. Location 

• Seasonal Adaptability: protected from full exposure to sun, snow, wind and rain where possible, oriented to 
take advantage of daylight. 

• Transition: between buildings and the adjacent streets and alleys. 

• Entry: points of entry should be engaging to the pedestrian. 
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3. Connections 

• Consider how the proposed development connects with the street and other development on the same block. 

• Consider how the proposed development makes connections with the overall Town open space and pathways 
systems and Cache and Flat Creeks. 

 
4. Scale & Variety 

• Scale of open space should suit function of the development. 

• Consider within context of increasing the variety of sizes, types and locations of open space throughout town. 
 

5. Screening 

• Screening: whenever possible, use landscaping or architectural elements to buffer the pedestrian from 
automobiles, utilities and parking lots. 

• Edges: use trees, architectural walls, benches, etc. to create edges for public space. Clearly define space 
without making it isolated or confined. 

 

B) Composition 

• Consider composition, proportion and rhythm of the materials, surfaces and massing of all building elevations 
to promote visual interest at the scale of both the automobile and the pedestrian. 

• Use composition, proportion and rhythm of the materials, surfaces and massing to create a sense of entry and 
a sense of place. 

• To the degree possible, utilize composition, proportion and rhythm to address adjacent buildings. 
 
C) Massing 
 

1. Mass & Height: 

• Human-scale, pedestrian orientation; height should not overwhelm people walking in vicinity. 

• Canopies should be utilized over sidewalks or property lines to give buildings a human scale. 
 

2. Additive & Subtractive Massing:  Additive Massing increases the size of the building by linking smaller, compatible 
elements in a way that allows them to remain visible as separate pieces after they are put together.  Subtractive 
Massing reduces a large building by taking parts of it away in a logical manner. 

• Sky plane techniques, Balconies that partially step into the building and partially cantilever out away from the 
building face. 

• Architectural features on the second story and above may protrude into the public ROW a maximum of five 
(5) feet. 

 
3. Volume Complexity:  Achieved by linking a series of smaller masses, resulting in a building that can be seen as a 

group of related structures rather than one large element. 

• Avoid large monolithic buildings. 

• Projects that contain multiple lots shall pay close attention to breaking up the vertical façade into a pattern 
typical of single lot development. 

 
4. Roofs:  

Parapet, flat, sloping or barrel vaults. 

• Use parapet and flat roofs at the edges of sites to avoid safety problems associated with snow slides. 

• Roof designed so that no snow or rain is deposited onto adjacent public or private walking surfaces. 
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D)   Street Wall 

Connected Network of Comfortable and Inviting Pedestrian Paths 

• Project should generally be built to the property lines at the sides and along the street frontage. 

• There should be no voids in the street wall except for the circumstances described below. 

• It is appropriate to open the street wall for a portion of the frontage as necessary to create areas of public 
open space, identify entrances and make pedestrian connections. 

• At the corner, it is appropriate to step back to the street wall to create comfortable pedestrian areas. 
Vehicle entrances to underground or rear parking areas may be acceptable but should be minimized to avoid 
conflicts with pedestrians. 
 

E)   Materials 
1. Application of Materials 

• Pay attention to which materials and their structural application are selected for vertical supporting elements 
(compressive), spanning over openings (tensile), or creating building planes such as walls (infilling) will lead to 
appropriate materials being used in believable situations. 

 
2. Materials Selection 

• Consider impacts on surrounding buildings, natural environment and culture. 
 









655/665 PAP Narra
ve  

Exis
ng site condi
ons on 665/665 S. Cache include surface parking, trash and recycling 

enclosures, and a transformer, all serving the mixed-use project on 645 S. Cache.  645 S. Cache 

consists of 1 commercial and 2 residen
al condominium units.  

In December of 2023 a Development Plan for this project was approved by Town Council with 

condi
ons rela
ng to recording deed restric
ons and various easements.  Previously, an 

Administra
ve Adjustment reques
ng a 4’ setback from the side interior property line in lieu of 

the required 0’ or 5’ setback was approved by the Planning Director.  A Building Permit was not 

pursued at the 
me resul
ng in the expira
on of the Development Plan on June 7, 2025.  

Ownership would now like to pursue the comple
on of this project which will require a redo of 

the DEV Permit process.  It is understood that revisions to the design will have to be completed 

to address revisions to the LDR’s that have been adopted since the original Development Plan 

approval in 2023. Revisions to the design will include, but not necessarily be limited to, revisions 

to address new bike parking standards and alley access standards.  Part of the purpose of this 

requested PAP will be to iden
fy any other changes to the LDR’s that would poten
ally impact 

the design of this project.  

The previous itera
on of this project included a 3-storey mixed use structure comprised of 9 

residen
al units (5 market and 4 workforce), 4 short-term rental units, and commercial office 

space on the ground level facing Broadway.  

The itera
on currently proposed is very similar but with each of the 4 short term rental units 

being divided into 2 smaller units.  

• Total above-ground habitable floor area: 33,530 sf 

• Residen
al Units: 9 total 

o  5 Market Units (3 and 4 bedroom) 

o 4 Workforce deed-restricted units (1,2, and 4 bedroom) 

o  

• Short-term Rental (lodging) Units:  8 total (1 or 2 bedroom) 

• Total Commercial Floor Area:  5,795 sf office 

• Total Parking:  51 Vehicle Spaces Provided 

o 48 on-site spaces 

o 3 on-street spaces 
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1. Public Space.  The commercial spaces have been purposely placed on the ground level 

along S. Cache in an effort to enhance the pedestrian experience.  There is a canopy 

along the S. Cache eleva
on further reinforcing the commercial feel. A protected pocket 

park between the 645 and 665 buildings with built-in sea
ng and raised perennial beds 

has been added to mark the entry and for residents and passer byes to “eddy out”.   

2. Composi
on.  The building has been organized to read as a con
nua
on of the rhythm 

and propor
ons established in the neighboring 645 development.   The entry is similarly 

marked, as in the 645 form, with a covered recess, adjacent to the pocket park.  The 

ground level, commercial spaces are taller and more transparent than the residen
al 

levels above. Step backs on the upper level break up the massing. 

3. Massing.  The project is largely defined by employing subtrac
ve massing strategies.  

Subtrac
ve massing is used to break down the overall mass, to break the skyplane, to 

mark the main entry, to create covered parking off the alley, and to create upper-level 

outdoor spaces that help to ac
vate the street.  An addi
ve canopy is u
lized to create a 

human scale along S. Cache.  

4. Street Wall.  The building clearly maintains a streetwall presence with a purposeful break 

to mark a parklet and entry.  

5. Material.  The material paleHe is a con
nua
on of the 645 S. Cache paleHe.  The durable 

paleHe reflects immediate context and local culture.  The materials have been applied in 

a manner that strives to reflect the program within while reinforcing design concepts 

explored with composi
on, rhythm and massing.        



665 S Cache 

DRC Applica�on 

June 22, 2026 

 

Project Narra�ve 

 

In December of 2023 a Development Plan for this project was approved by Town Council with 

condi�ons rela�ng to the recording of deed restric�ons and various easements.  Previously, an 

Administra�ve Adjustment reques�ng a 4’ setback from the side interior property line in lieu of 

the required 0’ or 5’ setback was approved by the Planning Director.  A Building Permit was not 

pursued at the �me resul�ng in the expira�on of the Development Plan on June 7, 2025.  

Ownership would now like to pursue the comple�on of this project which will require a redo of 

the DEV Permit process.   

 

The project entails the re-development of exis�ng site condi�ons including surface parking, 

trash and recycling enclosures, and a transformer, all serving the mixed-use project on 645 S. 

Cache.  This development is envisioned as the second and final phase for developing lots 645 

and 665 S. Cache.  The lot is located in the CR-1 zone and within the Lodging Overlay.    

The project consists of redeveloping the parking lot as a mix-use structure consis�ng of below 

grade parking, office space, long term and short-term housing rental units, and deed restricted 

housing.  The workforce housing floor area bonus is being u�lized as well as housing credits 

from the 645 S. Cache redevelopment.   There is an exis�ng 15’ u�lity easement along the south 

property line which is to remain intact.   

The project follows material and design cues from the adjoining project at 645 S. Cache.  An 

updated floor area tabula�on and parking requirements are included in the applica�on as is the 

floor area bonus calcula�on.  The massing, which was previously found to be compliant with the 

form-based standards remain unchanged.  The street frontage follows the prescribed “trees in 

lawn” configura�on and the structure is set back from the back of curb by 13’-6”.   The height is 

42’-0” per the LDR’s for a non-sloped roof.  The third-floor steps back 10’ for 40% of the street 

front.  The alley setback is 10’-0” and will be used for the parking garage access and building 

services.   

During the Planning Pre-Applica�on process, it was determined that the short-term rental units 

that were shown in the 2022 applica�on are no longer compliant with the maximum size units 



restric�on.  Each of the 4 previously planned short-term units were divided into 2 compliant 

units.  Previous parking overages accommodated for the addi�onal parking requirements.  Bike 

parking requirements will have to be recalculated to ensure compliance with the new 

regula�ons and the Engineering Department has requested that the storm drain and any shrubs 

over 6’ be removed from the easement along the south property line.  
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Land Development Regulation Compliance Summary 
   

LDR Standard Allowed Proposed Compliant 

FAR maximum See square foot 
calculation table 

See square foot 
calculation table 

Yes 

Workforce housing 
floor area bonus 

2 to 1 max 
(Long-term to 
Restricted units) 

See square foot 
calculation table 
 

Yes 
 

Lodging overlay  
floor area bonus 

Additional .15 FAR 
for Short-term units 

See square foot 
calculation table 
 

Yes 
 

LSR minimum 10 % of site area 
 

See Landscape 
drawings 

Yes 
 

Landscaping Plant 
Units 

1 / 1000 sf of 
landscape area  
1 / 12 parking spaces 
= 1 plant unit 

See Landscape 
drawings 

Yes 
 

Street Facade Min 80% 74%  
See east elevation 

See Forecourt rule 
(35’ depth) 

Height 42’ under 5:15 roof 
pitch 

42’ Yes 

Stories 3 maximum 3 Yes 

Step-back 3rd story 10’ 
60% max 
encroachment 

60% encroachment 
See east elevation 

Yes 
 

Street Setback 0’ to 5’ Pedestrian Frontage n/a 

Side Setback 0’ or 5’ 15’ South (utility 
easement) 
4’ North 

Administrative 
Adjustment of 20% to 
5’ setback  

Rear Setback 10’ 10’ Yes 

Parking Setback, 
tuck under 

0’ 22’ (alley parking) Yes 

Curb cut width 24’ None Yes 

Fencing  None Yes 

Pedestrian Frontage 13.5’ 13.5’ Yes 

Planting Area 5’ 5’ Yes 

Sidewalk 6’ 6’ Yes 

Planting Type Trees in Lawn Trees in Lawn Yes, planter box added 
per PC request. 

Building Frontage Office/Lodging Office/Lodging Yes 

Blank Wall 25’ max 3’ max Yes 

Pedestrian Access Facing Street Facing Street Yes 

Entrance Spacing 100’ max 24’ max Yes 

Parking Underground/Alley Underground/Alley Yes 

Exterior Lighting 50,000 Lumens max 
Per sf of dvlpmnt: 3 

< 50,000 Lumens, 
see ext. lighting plans 

Yes 

Signs 3 sf per foot of street 
façade - 150 sf max 

< 150 sf, TBD  Yes 
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Housing Mitigation Based on mitigation 
spreadsheet 

Existing 645 Cache 
housing credits to 
offset requirement 

Yes 
 

 
 





PO Box 1687 • Jackson, WY 83001 • 307-733-0440 or 0520 • www.townofjackson.com 
 

 

 

  

 

 

PLANNING & BUILDING DEPARTMENT 

 

 

 

 
 

 
October 16, 2023 
 
Martina Bello 
Hoyt Architects 
PO Box 7364 
Jackson, WY 83002 

 
RE:   P23-170 Approval Letter 

 Administrative Adjustment 655 S. Cache Street  
  

SENT VIA EMAIL 
 
Dear Applicant, 
 
This letter is to inform you that on October 13, 2023, the Planning Director approved an 
Administrative Adjustment to allow for a 4’ building setback from the side interior property line 
where a 0’ or 5’ setback is required at the property addressed as 655 S. Cache Street pursuant to 
Section 8.8.2 Administrative Adjustment and subject to the staff report dated October 13, 2023, 
and the department reviews attached hereto. 
 
Should you have any questions or require further information on this matter, please feel free to 
contact Katelyn Page at 733-0440, Ext. 1302. 
 
Sincerely,  
 

 
 

Katelyn S. Page, AICP 
Associate Planner 
 
enclosures:  Staff Report 
   Department Reviews  
 
cc:   Brad Hoyt 

 







PROJECT INFORMATION

PROJECT DESCRIPTION:

ZONING CODE ANALYSIS:

ZONING DISTRICT: CR-1, COMMERCIAL RESIDENTAL - 1 W/LODGING OVERLAY
42' MAX HEIGHT IF ROOF PITCH < 5/12, 3 STORY L MIT.
SEE G SHEETS FOR OCCUPANCY AND FAR CALCULATIONS SPREADSHEET.

This project redevelops the existing parking lot located at 665 S. Cache Street in the Town of 
Jackson into a new mixed-use building with offices, long- and shor -term housing.  The site is 
located in the CR-1 Zone within the Lodging overlay, with an area of 20,000 square feet.  The 
project is adjacent to 645 S. Cache, a completed mixed-use redevelopment, and will match that 
building in height and character.
The project will include deed restricted housing with the intent to utilize the workforce housing 
floor area bonus.  The bonus above the allowable FAR is proposed to fill out the volume, as 
allowed and prescribed by the LDR’s and zoning regulations. Existing housing credits from the 
645 S. Cache redevelopment are being used.  A sub grade parking structure, accessed from 
the alley, and existing on street parking will accommodate parking demand.
A (to be recorded) 15 foot utility easement along the south property line will provide landscape 
area for the required LSR, see landscape plans. 
A planning pre-application conference has been conducted. Previously DRC has reviewed & 
recommended approval of this design during the original DEV permit review. 

PARKING REQUIREMENTS:

VEHICLES:
A TOTAL OF 52 SPACES ARE REQUIRED & 52 SPACES ARE PROPOSED (INCLUDING 1 
FEE IN LIEU OF ) SEE TABLE BELOW
SEE FAR CALCULATIONS SPREADSHEET & CIVIL/ARCH DRAWINGS FOR REFERENCE.
BIKES: SEE BELOW
SEE LANDSCAPE DRAWINGS.

BUILDING CODE ANALYSIS:

PROPOSED WORK SHALL COMPLY WITH THE FOLLOWING:
- INTERNATIONAL BUILDING CODE; 2024 EDITION WITH AMENDMENTS

- DESIGN CRITERIA UTILIZED:
SEISMIC DESIGN CATEGORY: D
WIND LOAD: 115 MPH
SNOW LOAD: 93 PSF

ICC/ANSI A 117.1, 2017 EDITION
INTERNATIONAL ENERGY CONSERVATION CODE, 2021 EDITION, WITH AMENDMENTS
NATIONAL ELECTRIC CODE, 2023 EDITION - NFPA 70
INTERNATIONAL FIRE CODE, 2024 EDITION 
INTERNATIONAL WILDLAND-URBAN INTERFACE, 2024 EDITION
INTERNATIONAL FUEL GAS CODE, 2024 EDITION
INTERNATIONAL MECHANICAL CODE, 2024 EDITION, WITH AMENDMENTS
INTERNATIONAL PLUMBING CODE, 2024 EDITION, WITH AMENDMENTS
INTERNATIONAL RESIDENTIAL CODE, 2024 EDITION, WITH AMENDMENTS
REGULATORY AGENCY
TOWN OF JACKSON, WYOMING

OCCUPANCY:

BUILDING OCCUPANCY:

302.1 OCCUPANCY CLASSIFICATION: GROUP B, R-2, S-2

303.1.1: A TENANT SPACE USED FOR ASSEMBLY PURPOSES OF AN
OCCUPANT LOAD OF LESS THAN 50 PERSONS SHALL BE CLASSIFIED AS
A GROUP B OCCUPANCY.

1004.7 OUTDOOR AREAS: YARDS, PATIOS, OCCUPIED ROOFS, COURTS AND
SIMILAR OUTDOOR AREAS ACCESSIBLE TO AND USABLE BY THE BUILDING
OCCUPANTS SHALL BE PROVIDED WITH A MEANS OF EGRESS AS REQUIRED BY
THIS CHAPTER. THE OCCUPANT LOAD OF SUCH OUTDOOR AREAS SHALL BE
ASSIGNED BY THE BUILDING OFFICIAL IN ACCORDANCE WITH THE ANTICIPATED
USE. WHERE OUTDOOR AREAS ARE TO BE USED BY PERSONS IN ADDITION TO THE
OCCUPANTS OF THE BUILDING, AND THE PATH OF EGRESS TRAVEL FROM THE
OUTDOOR AREAS PASSES THROUGH THE BUILDING, MEANS OF EGRESS 
REQUIREMENTS FOR THE BUILDING SHALL BE BASED ON THE SUM OF THE OCCUPANT
LOADS OF THE BUILDING PLUS THE OUTDOOR AREAS.

EXCEPTIONS:
1. OUTDOOR AREAS USED EXCLUSIVELY FOR SERVICE OF THE BUILDING
NEED ONLY HAVE ONE MEANS OF EGRESS.
2. BOTH OUTDOOR AREAS ASSOCIATED WITH GROUP R-3 AND INDIVIDUAL
DWELLING UNITS OF GROUP R-2.

REFER TO SHEET G003 & FAR SPREADSHEET FOR OCCUPANT LOAD CALCULATIONS.
TOTAL OCCUPANT LOAD PER LEVEL:

PARKING GARAGE: 83 OCCUPANTS
LEVEL 1: RESIDENTAL: 26 OCCUPANTS

   BUSINESS: 41 OCCUPANTS
   CIRCULATION: 12 OCCUPANTS
   MECHANICAL: 4 OCCUPANTS
   TOTAL L1: 83 OCCUPANTS

LEVEL 2: 61 OCCUPANTS
LEVEL 3: 50 OCCUPANTS

ACCESSIBILITY:

FOLLOW ICC A117.1 CODES
SEE G009 & G010 FOR ACCESSIBLE & TYPE B UNITS.

TYPE OF CONSTRUCTION:

TYPE VB CONSTRUCTION WHERE THE STRUCTURAL ELEMENTS, EXTERIOR
AND INTERIOR WALLS ARE OF ANY MATERIAL ALLOWED BY 2021 IBC CODE.

EGRESS WIDTH:

OTHER EGRESS COMPONENTS 1005.3.2

BASEMENT AND 1ST FLOOR CONVERGENCE OCCUPANT LOAD = 
(83 +26+ 41) OCCUPANTS x 0.15" = 22.8" 
MIN. WIDTH PROVIDED: 48"

PRIVATE RESIDENCES FIRST FLOOR:
IBC TABLE 1020.2 MIN MUM CORRIDOR WIDTH IS 36" FOR OCCUPANT LOAD LESS THAN 50.
MIN. WIDTH PROVIDED: 39" 

NOTE: OTHER COMPONENTS REDUCED BY 0.15" WHEN BUILDING EQUIPPED WITH 
AUTOMATIC SPRINKLER SYSTEM.

SECTION 1011.2

PUBLIC STAIRWAYS: 83 OCCUPANTS MAX x 0.20" = 17" REQ'D
44" MIN REQUIRED PER IBC 1011.2
MIN MUM STAIR WIDTH PROVIDED: 48"

PRIVATE RESIDENT STAIRWAYS: 61 OCCUPANTS MAX x 0.20" = 12" REQ'D
36" MIN REQUIRED PER IBC 1011.2 EXCEPTION NO.1
MIN MUM STAIR WIDTH PROVIDED: 48"

*NOTE: STAIRWAY CAPACITY FACTOR REDUCED BY 0.20" AND OTHER
COMPONENTS REDUCED TO 0.15" WHEN BUILDING EQUIPPED WITH
AUTOMATIC SPRINKLER SYSTEM.

EXIT ACCESS DOORWAYS:

TABLE 1006.3.3 MINIMUM NUMBER OF EXITS/ACCESS TO EXITS PER STORY:
1 - 500 OCCUPANTS = MIN. OF 2 EXITS/ACCESS TO EXITS PER STORY.

EXTERIOR EXIT SEPARATION:

SEE G004-G008

EGRESS ILLUMINATION:

1008.2 ILLUMINATION REQUIRED:
THE MEANS OF EGRESS SERVING A ROOM OR SPACE SHALL BE ILLUMANTED AT ALL TIMES THAT 
THE ROOM OR SPACE IS OCCUPIED.

(PLEASE SEE SECTION 1008.2 FOR ALL NECESSARY EGRESS ILLUMINATION REQUIREMENTS)
1008.2 EXCEPTION 3 - DWELLING UNITS AND SLEEPNG UNITS IN GROUPS R-1, R-2, AND R-3 ARE NOT 
REQUIRED TO HAVE EGRESS ILLUMINATION.

CONSTRUCTION / HEIGHT & AREA:

V-B FULLY SPRINKLED THROUGHOUT (SM)

ALLOWABLE HEIGHT BASED ON MAIN OCCUPANCY (R-2): 3 STORIES IBC508.2.2

ACCESSORY OCCUPANCIES TO BE LOCATED IN APPROPRIATE STORIES PER
IBC 504, TABLE 504.4

B:    3 STORIES
R-2: 3 STORIES
S-2: 3 STORIES

ALLOWABLE HEIGHT FOR ALL OCCUPANCIES IN FEET: 60 IBC 504.3

ALLOWABLE AREA (SM)
IBC 508.4, TABLE 506.2

MOST RESTRICTIVE OCCUPANCY (B): 5,690 SF

ACTUAL HEIGHT:
3 STORIES AND BASEMENT PARKING GARAGE

REQUIRED SEPERATION (TABLE 508.4)
BUSINESS TO BUSINESS: 0 HOURS
BUSINESS TO RESIDENTIAL: 1 HOUR
BUSINESS/RESIDENTIAL TO S-2 PARKING: 1 HOUR

FIRE RESISTANCE RATING:

ELEVATOR
IBC 3002
90 MINUTE FIRE RATED ELEVATOR DOORS WITH SMOKE AND DRAFT
PROTECTION  REQUIRED. PROVIDE PHASE I EMERGENCY RECALL OPERATION AND 
PHASE II EMERGENCY IN-CAR OPERATION IN ACCORDANCE w/ASME A17.1/CSA B44.

KNOX BOX: REQUIRED, SEE CIVIL DRAWINGS

STAIRWAYS:

711.3
EXCEPTION FOR HORIZONTAL ASSEMBLIES IN TYPE VB BUILDINGS PROVIDED THAT
THE FIRE RESISTANCE RATING DOES NOT EXCEED 1 HOUR.

711.2.3 
2 HR RATED OFFSETS TO BE SUPPORTED WITH 2 HR. RATED CONSTRUCTION TO THE
FOUNDATION 

1023.2 AND 707.5
STAIR SHAFTS TO BE CONTINUOUS

718.2 AND 707.5.1
ANY HOLLOW SPACES IN WALLS OR HORIZONTAL ASSEMBLIES TO BE FIREBLOCKED

ALLOWABLE AREA OF EXTERIOR WALL OPENINGS:

SECTION 705.8.4 MIXED OPENINGS
TABLE 705.8: UNPROTECTED, SPRINKLERED OPENINGS. <3': NOT PERMITTED.
3' TO LESS THAN 5' UNPROTECTED AND SPRINKLERED = 15% ALLOWABLE AREA
5' TO LESS THAN 10' UNPROTECTED AND SPRINKLERED = 25% ALLOWABLE AREA
10' TO LESS THAN 15' UNPROTECTED AND SPRINKLERED = 45% ALLOWABLE AREA

FIRE SPRINKLER/ALARM SYSTEM:

NFPA 13 SPRINKLERED BUILDING: AN AUTOMATIC SPRINKLER
SYSTEM SHALL BE INSTALLED IN ACCORDANCE TO SECTION 903
IN THE 2024 IBC.
CONTRACTOR TO COORDINATE SMOKE DETECTOR W/ SPECIAL FIRE ALARM SYSTEM &
SPRINKLER SYSTEM. FIRE ALARM & SPRINKLER ALARM TO BE DESIGNED, COORDINATED,
& SUBMITTED FOR APPROVAL TO JACKSON HOLE FIRE EMS BY GENERAL CONTRACTOR.

EXIT SIGNAGE:

1013.1. EXIT SIGNAGE PROVIDED AT EACH EXIT AND EXIT ACCESS DOORWAY

1013.4. TACTILE EXIT SIGNS PROVIDED AT ENTRANCES TO STAIRWAYS AND ALL EXTERIOR EXIT DOORS

1111.1. SIGNAGE AS REQUIRED BY SECTION 703 OF ICC A117.1-09 AT PUBLIC RESTROOMS

1023.9. SIGNAGE AT INTERIOR EXIT STAIRS

3002.3. EMERGENCY SIGNAGE AT ELEVATOR

1009.10. ADDITIONAL DIRECTIONAL SIGNAGE AT ELEVATOR INDICATING ACCESSIBLE MEANS OF EGRESS.

GENERAL NOTES:

1. IT IS EACH CONTRACTOR'S RESPONSIBILITY TO THOROUGHLY REVIEW AND BECOME FAMILIAR WITH
ALL PERTINENT DOCUMENTS AVAILABLE REGARDING THE CONSTRUCTION OF THIS PROJECT. ANY AMBIGUITY
OR DISCREPANCY DISCOVERED IN THE DOCUMENTS SHALL BE IMMEDIATELY REPORTED TO THE ARCHITECT
WHO SHALL MAKE CLARIFICATIONS AND INTERPRETATIONS IN A TIMELY MANNER. THE CONTRACTOR'S FAILURE
TO DISCOVER AND NOTIFY THE ARCHITECT OF SAID AMBIGUITY OR DISCREPANCY PRIOR TO THE START OF 
CONSTRUCTION SHALL NOT RELIEVE THE CONTRACTOR OF RESPONSIBILITY RELATING OT THE MATTER.

2. CHANGES OR DEVIATIONS FROM THE DOCUMENTS, MADE BY THE CONTRACTOR OR THEIR SUPPLIERS, WITHOUT
THE WRITTEN CONSENT OF THE ARCHITECT, ARE UNAUTHORIZED CHANGES TO THE WORK AND AS SUCH SHALL 
RELIEVE THE ARCHITECT OF ALL RESPONSIBILITY FOR THE CONSEQUENCES ARISING THERE FROM.

3. PRIOR TO BEGINNING ANY NEW WORK OR INSTALLATION, IT IS EACH CONTRACTOR'S RESPONSIBILITY TO INSPECT
PREVIOUSLY INSTALLED WORK AND/OR SUBSTRATE AND VERIFY THAT ALL SUCH WORK IS SATISFACTORY AND
COMPLETE TO THE REQUIRED LEVEL OF ACCEPTANCE TO ALLOW FOR THE START OF SUBSEQUENT WORK. THE
COMMENCEMENT OF ANY WORK SHALL INDICATE THAT ALL PREVIOUSLY INSTALLED WORK AND/OR SUBSTRATE WAS
FOUND TO BE ACCEPTABLE AND INSTALLED ACCORDING TO INDUSTRY STANDARDS. AMY WORK FOUND TO BE IN
UNACCEPTABLE CONDITION SHALL BE REMOVED AND REPLACED AT NO ADDITIONAL COST TO THE OWNER.

4. EACH CONTRACTOR SHALL VISIT THE PROJECT SITE PRIOR TO ESTIMATING THE COST OF THE SCOPE OF WORK AND
PRIOR TO ORDERING OR FABRICATING MATERIALS OR BEGINNING ANY CONSTRUCTION RELATED ACTIVITIES FOR THE 
PURPOSE OF BECOMING COMPLETELY FAMILIAR WITH THE SITE AND ALL EXISTING CONDITIONS WHICH MIGHT IMPACT
THE COST OF, OR PERFORMANCE OF THE SCOPE OF WORK.

5. ALL CONSTRUCTION IS TO BE PREFORMED IN ACCORDANCE WITH ALL APPLICABLE CODES AND THE REQUIREMENTS
OF ALL REGULATORY AGENCIES HAVING JURISDICTION OVER THE PROJECT. UNDER NO CIRCUMSTANCES OR 
CONDITION DOES THE ARCHITECT HAVE RESPONSIBILITY FOR THE MEANS OR METHODS USED BY A CONTRACTOR IN 
THE PREFORMANCE OF THE WORK OR FOR CONDITIONS OF SAFETY AT THE JOB SITE.

6. CONTRACTOR SHALL COORDINATE ALL FINISHES, MATERIALS, AND COLORS WITH THE ARCHITECT AND OWNER AND
INTERIOR DESIGNER.

7. D MENSIONS OF AND FROM EXISTING CONDITIONS HAVE BEEN TAKEN FROM EXISTING DRAWINGS AND/OR FIELD
MEASUREMENTS. ALL EXISTING DIMENSIONS ARE TO FINISH FACE UNLESS NOTED OTHERWISE ON DRAWINGS. THE
CONTRACTOR SHALL FIELD VERIFY ALL DIMENSIONS PERTAINING TO THE EXISTING CONDITIONS, INCLUDING ALL WORK
ALREADY IN PLACE, PRIOR TO ORDERING OR FABRICATING MATERIALS, AND PRIOR TO START OF CONSTRUCTION.

8. CONTRACTORS SHALL KEEP PREMISES FREE FROM ACCUMULATION OF WASTE MATERIALS AND DEBRIS.

9. DO NOT SCALE THE DRAWINGS. IF QUESTIONS ARISE AS TO DIMENSIONAL REQUIREMENTS, CONTACT THE ARCHITECT
FOR CLARIFICATION.

10. ALL MATERIALS, FIXTURES AND EQUIPMENT PROVIDED UNDER THIS CONTRACT ARE TO BE PROVIDED IN NEW
CONDITION WITH FULL MANUFACTUER'S WARRANTY, UNLESS OTHERWISE SPECIFIED BY THE OWNER, AND ARE TO BE
STORED AND INSTALLED PER THE MANUFACTURER'S SPECIFICATIONS. DAMAGED ITEMS SHALL BE REPLACED AT NO
ADDITIONAL COST TO THE OWNER. 

EXTERIOR WALLS:

TABLE 705.5: FIRE SEPARATION DISTANCE
0 TO 10': 1 HOUR RATING REQUIRED
>10: 0 HOUR RATING REQUIRED

RADIO COMMUNICATION:

BDA RADIO COMMUNICATION SYSTEM REQUIRED, IN ACCORDANCE w/NFPA 241.

SPACES PER LDR REQ. BICYCLE
PARKING CHART

LODGING (0.75 PER BEDROOM 100% LTM)
RESIDENTIAL (0.75 PER BEDROOM 25% SHTM & 75% LTM) 
OFFICE (1 PER 1650 SF 50% SPLIT BETWEEN SHTM & LTM) 

SHORT TERM   LONG TERM

LODGING

HOUSING

OFFICES

TOTAL

0

4

2

6

6

10

2

18

DEVELOPMENT PLAN SET

Date

Drawn by

Checked by

REVISIONS

  ©  2026   |    ALL RIGHTS RESERVED

Jackson Wyoming
307.733.9955

This drawing and design is the property of 
Hoyt Architects. They are submitted on the 

condition that they are not to be used, 
reproduced, or copied, in whole or part, or 
used for furnishing information to others, 

without prior written consent of Hoyt 
Architects. All common law rights of 

copyright & otherwise are herby 
specifically reserved.
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	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. ZOOM LINK FOR PUBLIC PARTICIPATION
	I. To join, click link or copy it to your browser: ht
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	3. ROLL CALL
	4. NEW BUSINESS
	I. P26-114: 305 W. Snow King (Rodeo Grounds) Stealth 
	Rodeo Ground Wireless Facility_DRC Checklist_FINAL

	II. P26-115: 655-665 South Cache Street Final Design R
	P26-115 DRC Checklist_655-665 S. Cache Street_Redacted


	5. MATTERS FROM STAFF
	I. DRC Chair and Vice Chair Appointments

	6. ADJOURN



