
TOWN COUNCIL REGULAR MEETING 

Monday,  August 20, 2018

6:00 PM
Town Council Chambers

NOTICE:  The video and audio for this meeting are streamed to the public via the internet 
and mobile devices with views that may encompass all areas, participants, and audience 
members.  Please silence all electronic devices during the meeting. 

OPENING
A.   Call to Order / Roll Call

B.   Pledge of Allegiance

C.   Announcements:

          1.  Employee Introduction Floren Poliseo, Public Works Director 

PUBLIC COMMENT
This section is reserved for questions and comments from the public on items that are not 
otherwise included in this agenda.  If you would like to communicate with the Council during the 

meeting, please address them during open public comment, when public comment is called for on 
a specific item, or send an email to Council@jacksonwy.gov .

PUBLIC HEARINGS, DISCUSSION AND/OR ACTION ITEMS

Administration
1.   Consultant Selection for Karns Environmental Assessment (Larry Pardee, 

Town Manager)

A1_KarnsMeadowEA.pdf

Planning
1.   Item P18-163:  Conditional Use Permit for an antenna at Lot 59, Grand View 

Lodges, Third Addition.  Applicant requests continuation 

2.   Item P18-164:  Conditional Use Permit for an antenna at 402 E. Snow King 

Ave.  Applicant requests continuation
3.   Item P18-156:  Development Plan for Glenwood+Simpson at 175 S. Glenwood 

Street (Brendan Conboy, Associate Planner)
4.   Item P18-198:  Grand Targhee Master Plan (Roby Hurley, Teton County 

Planner)

B3_GlenwoodSimpsonDEVP18-156.pdf
B4_GrandTargeeMasterPlanP18-198.pdf

Public Works
1.   Intersection Turn Lanes at Maple Way and Buffalo Way (Johnny Ziem, Interim 

Public Works Director)

C1_InterstectionTurnLanesMaple-Buffalo.pdf

RESOLUTIONS

ORDINANCES
A.   Ordinance N:  An Ordinance Amending and Reenacting Section 13.12.020 of the 

Jackson Municipal Code regarding Procurement of Water Meters (Presented for 2nd 
Reading, Brian Lenz, Town Engineer)
B.   Ordinance O : An Ordinance Amending and Reenacting Section 1.12.010 of the 
Jackson Municipal Code regarding Penalties for Municipal Code Violations (Presented for 
2nd Reading, Audrey Cohen-Davis, Town Attorney)

Ordinance-N_WaterMeters.pdf
Ordinance-O_AmendingPenaltyProvision.pdf

MATTERS FROM MAYOR AND COUNCIL
A.  Board and Commission Reports 

MATTERS FROM THE TOWN MANAGER
A.  Town Manager's Report  

TownManagerReport082018.pdf

ADJOURN

Please note that at any point during the meeting, the Mayor and Council may change the 
order of items listed on this agenda.  In order to ensure that you are present at the time 
your item of interest is discussed, please join the meeting at the beginning to hear any 
changes to the schedule or agenda.

I.

II.

III.

III.A.

Documents:

III.B.

Documents:

III.C.

Documents:

IV.

V.

Documents:

VI.

VII.

Documents:

VIII.

mailto:
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STATEMENT/PURPOSE   
To inform Town Council that staff has reviewed the proposals from three Environmental Consulting 
firms and request that Council approve a Notice of Award for the Environmental Assessment.  
 
BACKGROUND/ALTERNATIVES   
In the February 5th Town Council meeting, the Council discussed various project components and an 
environmental assessment for Karns Meadow.  Staff was directed to prepare a Memorandum of 
Understanding with the Jackson Hole Land Trust to cover the funding of this process. 
 
In the June 4th Town Council meeting, the Council reviewed and approved the Memorandum of 
Agreement with Jackson Hole Land Trust for funding the Karns Meadow Environmental Assessment.   
 
The Parks and Recreation Department prepared and issue a Request for Qualifications for an 
Environmental Consultant which were due back by July 27th, 2018.  Three statements of qualifications 
were received from 1) Eco-Connect Consulting LLC, 2) Y2 Consultants, and 3) Biota Research and 
Consulting, Inc.  
 
Three independent reviews were made by department directors and the town manager.  Each making 
their recommendations for Council’s consideration. The quick overview is as follows:  

• Eco-Connect – was recommended because they completed the requirements in full, prior 
working experience in the area with a former employer who did not apply, and much lower 
billing rates. 

• Y2- Did not provide insurance sheet and had significantly higher billing rates. 

• Biota – did not provide estimated cost of services/billing rates and recent references pertaining 
to project were very dated. 

 
ATTACHMENTS   
None 
 
FISCAL IMPACT   
None at this time until staff meets with consultant to finalize complete scope of services and 
deliverables.  
 

 

TOWN OF JACKSON 
TOWN COUNCIL 
AGENDA DOCUMENTATION 

 
 
PREPARATION DATE:  August 16, 2018 SUBMITTING DEPARTMENT: Town Administration  
MEETING DATE:  August 20th, 2018 DEPARTMENT DIRECTOR: Larry Pardee 
 PRESENTER: Larry Pardee 
 
SUBJECT:  Environmental Consultant Selection for Karns Meadow Environmental Assessment 
 



STAFF IMPACT   
Staff impact thus far includes drafting and releasing the RFQ, and time to review each response. Staff 
impact if an award is made, will be time to negotiate contract services and costs for the 
Environmental Assessment Services and to bring back a contract for Council’s consideration. 
 
LEGAL REVIEW   
Yes, Town Attorney will be required to review contract for services.  
 
RECOMMENDATION   
Staff recommends Town Council move forward with a Notice of Award to Eco-Connect Consulting 
LLC. 
 
SUGGESTED MOTION   
Should Council be ready to make a motion, a suggestion would be: 
 
I move to direct staff to issue a Notice of Award to Eco-Connect Consulting LLC to provide an 
Environmental Assessment of Karns Meadows. 
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REQUESTED ACTION 

The applicant, representing Arts District Development, is requesting approval of a Development Plan to 
construct a new mixed use building as part of Phase 2 of the Millward + Simpson Planned Mixed Use 
Development with employee housing totaling 26,689 square feet located at 175 South Glenwood Street.   

APPLICABLE REGULATIONS 

Section 2325 Planned Mixed-Use Development (repealed) 
Section 8.3.2. Development Plan 

LOCATION 

The property is located at 175 South Glenwood Street and legally known as LOTS 11-12, BLK 2, WORT-2. 
An aerial photo and zoning map are shown below: 

TOWN OF JACKSON 
TOWN COUNCIL 
AGENDA DOCUMENTATION 

PREPARATION DATE:  AUGUST 16, 2018 SUBMITTING DEPARTMENT:  PLANNING 
MEETING DATE:  AUGUST 20, 2018 DEPARTMENT DIRECTOR:  TYLER SINCLAIR 

PRESENTER:  BRENDAN CONBOY 

SUBJECT:  ITEM P18-156:  DEVELOPMENT PLAN FOR A NEW PLANNED MIXED USE 
BUILDING CONTAINING COMERCIAL SPACE, SHORT TERM RENTAL UNITS, 
AND EMPLOYEE HOUSING LOCATED WITHIN THE LODGING OVERLAY AND 
COMMERCIAL RESIDENTIAL-ONE (CR-1) (LO) ZONING DISTRICT. 

APPLICANT:  Y2 CONSULTANTS, SCOTT PIERSON 

OWNER:   ARTS DISTRICT DEVELOPMENT LLC 
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BACKGROUND 
 

The subject property is a 0.34 acre (15,000 sf) lot within the Commercial Residential-1 (CR-1) zoning district 
and Lodging Overlay. The site is located at the northwest corner of South Glenwood Street and East Simpson 
Avenue. The site is home to the former Western Motel, which operated from 1954 to 2007. The parcel in 
question contains ten remnant one-story lodging units that were built as an extension of the Western Motel in 
1964 from the original Western Motel on the other side of West Simpson Avenue where the Springhill 
Marriott now stands. At one point a pool existed on the lot which was removed in 2012 in expectation of 
redevelopment.  
 
On September 16th, 2002 Town Council approved a Planned Mixed-Use Development Master Plan #02-02.2, 
for 18 lots fronting Simpson Avenue to the east and west of Millward Street, essentially surrounding the 
Town’s parking structure. The project consisted of 289,471 square feet of above grade development in 
addition to below grade parking garages, with a mix of uses including residential, office, commercial retail, 
restaurant, and short term lodging.  
 

 
Original Millward + Simpson PMD Lot Configuration 

 
The history of the project approved is provided below:  
 

• The Planned Mixed Use Development Master Plan #02-02.2 was approved by the Town Council on 
September 16, 2002 and recorded on December 3, 2002. 

• The Town Council granted a one-time, 90-day extension of the Master Plan with an expiration date of 
March 3, 2006 to submit an application for Final Development Plan. 

• The Final Development Plan for Phase I (now Phase 2) of the project was submitted on March 3, 2006 
and approved by the Town Council on September 18, 2006. 
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• A Building Permit application for what was then Phase I located at 175 S. Glenwood was submitted 
on November 30, 2007.  The Master Plan was set to expire on December 3, 2007, without an 
application for a Building Permit. 

• The Town Council approved the construction staging plan for Phase I on September 15, 2008, with a 
completion date of November 2009. 

• An Encroachment permit was issued on September 23, 2008, to install water and sewer to 175 South 
Glenwood and subsequently these utilities were installed that fall. 

• A Building Permit was issued on October 1, 2008, which expired on September 30, 2009.  An 
extension to the Building Permit was granted for 180 days or until March 30, 2010.  The Building 
Permit has since expired due to the lack of activity. 

• In a letter dated July 1, 2010 from the Town to the applicant, the Town informed the applicant that the 
Master Plan would expire on December 3, 2012 based upon the representation in the Master Plan 
phasing discussion that all portions of the plan would be completed within this 10 year timeframe 
from the date of original approval unless a request for extension was received by the Town 60 days 
prior to its expiration. 

• The applicant submitted a request for extension of the Master Plan on October 3, 2012, meeting the 
requirement that the request be received 60 days prior to the expiration date. 

• The Town Council approved on April 8, 2013, an extension to the Millward + Simpson PMD subject 
to an Affidavit and Agreement (“Affidavit”) with the Town and certain conditions of approval. The 
main requirements of the Affidavit and conditions are summarized below: 

o The PMD shall be reduced from 18 lots to 10 lots. All of the lots on the west side of Millward 
were removed, leaving 6 lots on the south side of Simpson between Glenwood and Millward 
(the full block), and the 2 lots subject to this application on the north side of Simpson fronting 
Glenwood Street; 

o The PMD Master Plan extension shall expire on March 18, 2015; 
o By the expiration date of March 18, 2015, a Final Development Plan 1) shall be approved by 

the Town for a six-lot hotel development (Phase 1); 2) a building permit for the six-lot hotel 
shall be submitted; and 3) within 60 days of approval of the building permit construction shall 
begin with continuous progress to completion; 

o Provided the applicant meets the conditions regarding the expiration, a 2-year period from the 
issuance of a Certificate of Occupancy for Phase 1 would be granted within which the same 
conditions of approval would be applied to the 2 remaining lots in the PMD at 175 South 
Glenwood (Phase 2). 

• The Town Council approved on December 15, 2014, an Amendment to the Millward + Simpson PMD 
Master Plan P14-070, a Final (Major) Development Plan for Phase 1 (the hotel) P14-071, and a 
Conditional Use Permit (dormitory) P14-072 to allow a 92,219 sf hotel containing 121 keys of 
lodging rooms, nine short-term rental condominiums, a 3,041 sf restaurant, four employee housing 
units, and a 6-bedroom dormitory in the Urban Commercial - Two (UC-2 (LO)) zoning district on the 
property addressed as 130-180 West Simpson Avenue and 235 South Glenwood subject to conditions 
of approval. The property has since been rezoned to Commercial Residential – One (CR-1 (LO)).  

• A Building Permit B15-011 was issued on June 25, 2015 to construct the hotel and a Certificate of 
Occupancy was issued on May 8, 2017. Per the Extension Agreement the PMD Master Plan shall 
expire on May 8, 2019, unless a Development Plan for Phase 2 is approved and an associated 
Building Permit is submitted with construction commencing within 60 days of issuance of the 
Building Permit with continuous progress until completion.  

• An approved Master Plan under the PMD ordinance serves as a Sketch Plan pursuant to the previous 
LDR Section 512000, Development Plan. The applicant has submitted this Development Plan 
application within the two year deadline from the date of issuance of the Certificate of Occupancy for 
the hotel as required by the Affidavit for Phase 2.  
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PROJECT DESCRIPTION 

 
The applicant is requesting approval of a Development Plan for Phase 2 of the Millward + Simpson PMD 
Master Plan at the property located at 175 South Glenwood Street. The approval in 2014 of the Amendment 
to the Millward + Simpson Master Plan and FDP included approval of a 2.05 FAR (92,219 sf) for the 6-lot 
Marriott hotel. A maximum FAR of 2.0 is allowed across the entire PMD Master Plan area, therefore the 
FAR for the two remaining lots for Phase 2 was reduced to 1.78 FAR (26,689 sf). The previous Glenwood + 
Simpson PMD FDP approval in 2006 which expired was for a 32,680 sf development at a FAR of 2.01. 
Consequently, the resubmission of this Development Plan has reduced the total floor area to comply with the 
requirement that both Phase 1 and 2 not exceed the collective FAR of 2.0 by reconfiguring the floor plan with 
one less employee unit (while still providing 4 bedrooms with the conversion of a single unit to a two 
bedroom), one less short term rental unit on the second floor, and two less parking spaces on site in the 
underground garage. While the floor area has been reduced, the overall bulk, scale, and design of the building 
generally mirrors the 2006 FDP that was approved by the town.  
 
The revised development plan consists of four commercial/retail spaces totaling 5,201 sf, eleven short term 
rental lodging units totaling 17,999 sf, and three employee housing units totaling 2,107 sf, with underground 
parking totaling 25 spaces. The total project contains 26,689 sf of floor area, not including employee housing. 
The ground floor of the development consists of retail space fronting Glenwood and Simpson with employee 
housing located in the interior. The second and third floors consist of short term rental units with third floor 
units featuring interior lofts set back from the street front. 
 
The Millward + Simpson PMD Master Plan provides for bonus development standards if a project meets at 
least two of the following criteria: 

• 50% or more of the total square footage is residential or lodging uses (within the Lodging Overlay). 
This condition is met with Phase 2 as 70% of the development is short term rental lodging. 

• Sub-grade parking must satisfy the majority of the parking requirements. Phase 2 meets this 
requirement with 25 underground parking spaces.  

• Exceeding the employee housing requirements (not including allowable credits) by at least 20%. 
Phase 2 employee housing requirements have been exceeded by 21% however this is achieved using 
existing credits. 

• Design and use features that substantially advance the goals of the Transportation Section within the 
Comprehensive Plan (1994). Phase 2 meets this requirement.  

 
The development standards presented in the Millward + Simpson PMD Master Plan as amended govern the 
review of the Glenwood + Simpson PMD. A summary of the approved PMD Master Plan dimensional 
limitations are shown below: 
 

 Allowed/ 
Required by 
Master Plan 
and Affidavit  

2006 FDP Approval  
(Expired) 

2018 Development Plan 
Proposal 

 
Complies? 

FAR 2.0 over total 
PMD area 

2.01 or 30,150 SF 1.78 or  
26,689 SF 

Yes 

LSR (min) 5% or  
750 SF 

5% or 
772 SF 

5% or  
750.2 SF 

Yes 

Plant Units N/A N/A 1 Plant Unit required 
Applicant proposes 3.42 

Plant Units * 

Yes 
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Minimum Lot 
Size 

15,000 SF 15,000 SF 15,000 SF Yes 

Height (Max) 46’ 46’ 46’ Yes 
Off-Street 
Parking 
(See Staff 
Analysis on 
Parking) 

27 basement 
spaces 

proposed 

34 spaces required/ 
27 basement spaces 

proposed 

23 spaces required**/ 
25 basement spaces  

proposed 

Yes 

Parking 
Credits 

10 10 10 Yes 

On-Street 
Spaces 

10 8 7 Yes 

Bicycle 
Parking 

N/A N/A 12 spaces proposed Yes 

Primary/ 
Secondary 
Street Yard 
Setback 

0’ 0’ 0’ 
(Variable stepback along 

Glenwood: 0’ to 14’ 
Simpson: 0’ to 1’)  

Yes 

Rear Yard 
Setback 

0’ 0’ 2’ Yes 

Side Interior 
Yard Setback  
(Alley) 

0’ 0’ 0’ 
(Variable stepback 0’ to 6’) 

Yes 

Number of 
Stories 

4 3rd floor contains loft 3rd floor contains loft Yes 

Street Façade 
Width (min) 

N/A N/A Simpson: 100% or 100’ 
Glenwood: 27% or 40’*** 

Yes 

3rd-Story 
Stepback 

0’ 
 

N/A 

0’ 
 

N/A 

0’ 
 

N/A 

Yes 

Transparency 
(min) 

N/A N/A Ground Story: 60% 
Upper Story: 40% 

Yes 

Blank Wall 
Area (max) 

N/A N/A 3’-6” to 6’-0” Yes 

Story Height 
(min) 

N/A N/A Ground:  
12’-2” to 14’-2” 
Upper Stories: 

12’-6” 
Lofts: 9’-5” 

Yes 

* Based on an Average Plant Unit Cost of $2,600. In addition to tree grates, the applicant proposes equivalents 
such as bicycle parking and planters in lieu of all required 6’-8’ large shrubs to maintain pedestrian frontage 
which is allowed per Sec. 5.5.3.E.3 - Alternative to Standard Plant Units, and Sec. 5.5.3.E.4 - Substitutions for 
Standard Plant Units 
** 2014 Millward + Simpson PMD Master Plan – 1st Amendment reduced parking requirement for 
lodging/residential use from 2 spaces per unit to 1 space per unit. 
*** The building façade along Glenwood steps back from the property line to create an expanded pedestrian 
area. 
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The following is a breakdown of each floor by size and use: 
 
LEVEL SIZE USES 
First Floor 8,887 sf 3 Employee Housing Units: 2,107 sf 

4 Commercial Spaces: 5,201 sf 
Common Areas: 1,579 sf 

Second Floor 9,686 sf 6 Short Term Rental Units: 8,622 sf 
Common Areas: 1,064 sf 

Third Floor 8,172 sf 5 Short Term Rental Units: 7,326 sf 
Common Areas: 846 sf 

Lofts  2,051 sf 5 Short Term Rental Units: 2,051 sf 
TOTAL 28,796 sf 3 Employee Housing Units 

4 Commercial Spaces 
11 Short Term Rental Lodging Units 

 
 

STAFF ANALYSIS 
 
Current LDRs 
 
Staff’s analysis of LDR compliance for the Development Plan is based primarily on determining consistency 
with the requirements of the approved Master Plan as amended which provides conceptual approval and 
direction for all future development of the site. The dimensional standards for PMD projects are found in 
Section 2325.D (repealed) and in the approved Master Plan. Per Section 2325.D.2, in order to allow design 
flexibility, deviation from all LDR standards may be allowed for a PMD based on the merits of the plan itself.  
Many of the dimensional standards are project-specific and only can be determined by reference to the 
approved Master Plan. Nevertheless, the proposed development meets many of the dimensional standards of 
the current LDRs for Complete Neighborhoods and CR-1 zoning and is in conformance with the 
requirements of the Master Plan.  
 
Conformance with the Comprehensive Plan  
 
All development rights that were approved in the original PMD Master Plan in 2002 that were not directly 
modified by the 2012 amendments are vested and deemed consistent with the 1994 Comprehensive Plan by 
virtue of the original PMD approval. Since the applicant is submitting an application for a Development Plan 
which is consistent with the original Master Plan and has not requested any amendments to the Millward + 
Simpson PMD Master Plan – 1st Amendment, the application need only demonstrate consistency with the 
1994 Comp Plan. This was the determination made by Staff during Phase 1, however the Phase 1 
development was based off of the 2012 Comp Plan because amendments were made to the Master Plan 
pertaining to height and setbacks. Even so, the proposed Phase 2 Development Plan is consistent with both 
the 1994 and 2012 Comprehensive Plan as detailed below in Staff Findings.  
 
Traffic/Access/Circulation 
 
Traffic Analysis: The original 18-lot Master Plan provided a Traffic Impact Analysis and Transportation 
Demand Management Plan, as required by the PMD. Under that Master Plan, the estimated peak AM hour 
trip generation was 283 trips and the peak PM hour was 281 trips for the entire development. These traffic 
counts did not lower the Level of Service (LOS) on nearby intersections to below a LOS C, which was 
considered acceptable by the Town and not in need of mitigation by the applicant. Under the amended 8-lot 
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Master Plan for the Phase 1, Springhill Suites, and Phase 2, Glenwood + Simpson, the estimated peak AM 
hour generation is 110 trips and the peak PM hour is 114 trips. The approximate 60% reduction in peak 
traffic volume anticipated by the smaller-scale amended Master Plan led Staff at the time of approval of the 
Phase 1 SpringHill Suites development to conclude that the traffic impacts from the hotel and the proposed 
Phase 2 development should not cause any significant traffic impacts to nearby intersections or require 
mitigation. The Millward + Simpson PMD Master Plan as amended states that “any type of monitoring of the 
travel demand management plan is unnecessary” under the section titled Transportation Demand 
Management. Staff finds that the application for Phase 2 complies with the PMD’s requirements for the 
Traffic Impact Analysis and Transportation Demand Management Plan as the project has not substantially 
changed and the changes that have been made have been to reduce the overall size of the project.  
 
Vehicular Access/Circulation: The proposed development restricts vehicular access to one alley access to 
underground parking. The alley is a one-way, single travel lane west to east, and is less wide than the Town 
standard of twenty feet. The vehicular entrance ramp to the underground parking is located as far as possible 
from the street as practical to minimize street and sidewalk traffic conflicts. The ramp is designed to provide 
a loading bay without obstructing traffic at the alley or otherwise block access to the ramp and parking garage 
itself. The applicant has submitted diagrams which demonstrate adequate turning movement clearance for all 
aspects of the project, along with site distances for vehicles exiting the alley.  
 
Capital Improvements Plan 
 
The PMD required approval of a Capital Improvement Plan (CIP) as part of the Master Plan. The Master Plan 
contains an updated CIP as part of the amendment to the Master Plan. Public Works has provided conditions 
as part of their departmental review which require the applicant to provide a stormwater management plan as 
part of their building permit submittal and to demonstrate the location of all onsite underground power. 
 
Phasing Plan 
 
The amended Master Plan contains a Phasing Plan that ensures that the development of the plan, its 
amenities, and public facilities necessary to serve the Plan, occur in a logical sequence. Public Works has 
required that the applicant submit for Town Engineer and Planning Director approval a detailed construction 
staging/phasing plan and narrative on the expected public impact prior to Building Permit approval. This 
application is in conformance with the Phasing Plan of the PMD at this point in time. 
 
Trash/Snow Storage/Bicycle Parking 
 
Trash and Snow: Service areas are consolidated, and trash and recycling areas are incorporated in enclosed 
areas along the alley. Snow storage is proposed adjacent to the curb on both Simpson and Glenwood in a five 
foot buffer comprised of sandset pavers. Proposed cantilevered canopies directed towards the building will 
provide cover and help keep walkways snow free.  
 
The applicant had previously proposed 12 bicycle parking spaces in the form of a U-rack style parking 
structure adjacent to the curb on both Simpson and Glenwood as well as adjacent to the employee housing 
units on the west. The revised site plan submitted on August 14, 2018, and shown below indicates bicycle 
parking in a centralized location adjacent to the edge of the curb on the bulb-out. Pathways Coordinator Brian 
Schilling has already provided detailed comments in his departmental review of appropriate bicycle parking 
locations and standards for both short and long term parking. As a condition of approval, Staff recommends 
that prior to Building Permit submittal, the applicant shall consult with and gain approval from the Pathways 
Director the appropriate location of bicycle parking spaces. 
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Streetscapes/Pedestrian Access  
 
The proposal is in conformance with the Master Plan as required. The proposal also complies with many of 
the form standards of the current LDRs.   
 
Streetscapes: Under existing conditions on the site, no sidewalk or curb is currently in place. Following the 
Planning Commission hearing, and in response to departmental review comments regarding the previously 
proposed pedestrian frontages, the applicant met with Staff, Town Engineering, and the Pathways 
Coordinator on July 26, 2018 to discuss changes to the pedestrian streetscape. Staff wanted to ensure that the 
streetscape maintains a 6’ wide unobstructed pedestrian corridor around the entirety of the pedestrian 
frontage on Glenwood and Simpson, that the bulb-out aligns with the bulb-out across Simpson Avenue at the 
Marriott, and that the ride-to-fly bus stop and loading area utilized by Vertical Harvest along the 
southwestern property line would be preserved. The applicant has since revised the pedestrian frontage and 
provided a preliminary site plan on August 14, 2018 for review. Shown below is the revised site plan: 
 
 

 
 
 
Revised Site Plan 
 
 

North 
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The changes made to the streetscape include: 

•  A 6’ wide unobstructed pedestrian corridor around the perimeter of the building where support 
columns for the canopy were previously obstructing 

• A buffer to protect the loading zone and ride-to-fly bus stop 
• The expansion of the sandset pavers from 4’ to 5’ to accommodate tree grates; and  
• The alignment of the bulb-out with the bulb-out across Simpson Avenue at the Marriott.  

 
The Town Engineer had discussed with the applicant the need for a 23’ width between bulb-outs where the 
applicant has shown 22’. In addition, the on-street parking on Glenwood has been pushed back to 
accommodate the expanded bulb-out, however this results in an on-street parking space directly adjacent to 
the alley entrance. Should the Town Engineer require, the applicant may need to reduce their on-street 
parking by one space to provide a red-curb at the entrance to the alley in order to maintain clear sightlines. 
As of the date of this report the Town Engineering and the Pathways Coordinator have not had a chance to 
review the revised streetscape proposal, however as a condition of Public Works’ departmental review the 
applicant will be required to provide a Pedestrian Corridor Plan prior to Building Permit approval which 
includes all dimensions and elevations in relation to existing curbs, future development, and demonstrate 
ADA compliance. Planning Staff has reviewed the proposal against the PMD Master Plan and finds that the 
overall function of the sidewalk is compatible with the current LDR form standards and that the applicant has 
responded adequately to Staff’s previous concerns. All changes will require approval by Planning, Public 
Works, and the Pathways Coordinator at time of Building Permit. As a condition of approval, Staff 
recommends that the final Pedestrian Corridor Plan shall demonstrate a clear 6 foot unobstructed pedestrian 
corridor around the entirety of the building as measured from the building to any support column.  
 
The applicant will be providing both a covered walkway as well as trees in grates along the streetscape. The 
covered walkway alternates between support columns for the second floor balconies on the northeast portion 
of the site on Glenwood and the southwest portion of the site on Simpson with a cantilevered awning around 
the main entrances of the building near the bulb-out. The sandset pavers are a change from the originally 
approved 2006 FDP plan which was formerly greenspace planted area to match the Center for the Arts across 
the street, however this was changed in response to Public Works’ concerns for adequate snow storage. Staff 
finds that the pedestrian frontages meet the intent and standards of the LDRs and the Comprehensive Plan. 
 
Pedestrian Access: Each proposed grade level commercial space has at least one large public storefront entry 
directly from the sidewalk arcade. Each commercial space has a secondary, rear entrance leading to common 
areas.  
 
Landscaping: The applicant has provided a landscape plan which proposes an LSR of .05 which equates to 
750.2 sf of landscaping which is coincident with what is required by the Master Plan. Under the development 
rights granted by the PMD Master Plan, development is permitted to extend directly to the lot lines on all 
sides. The applicant proposes to install 199 sf of screening along the west property line, 31.2 sf in a planting 
bed along the southwest corner, and 520 sf in a planting bed adjacent to the employee housing units. 
Additionally, each street tree contains 16 sf of landscaping in planters which adds an additional 144 sf.  The 
applicant is required to provide 2 plant units. Due to the urban nature of the site, the applicant proposes 
providing bicycle parking and attractive planters in addition to their required 2 plant units for a total of 3.42 
plant units. The applicant is reserving the right to add additional plantings in the form of moveable planters at 
the applicant’s discretion at a later date.  
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Location of proposed landscaping  
 
Parking 
 
Parking for the development is proposed to be on-site in an underground garage accessed from the alley. The 
Millward + Simpson PMD contains an approved shared parking methodology. The shared parking formula 
utilized follows the shared parking model derived from the Urban Land Institute (ULI) with modifications 
suggested by the Institute of Traffic Engineers (ITE). The approved Master Plan shared parking methodology 
follows four steps:  

1. Project Review: The number of units/square footage for each use are inserted into the parking 
formula. 

2. Project Demand Ratios: Base parking demand ratios are set forth in the amended Master Plan for each 
use. 

3. Analysis of Hourly Accumulation: Using base parking demand ratios, the parking requirements of 
each use are determined for time of day, day of week, and seasonal cycles of demand. The shared 
parking analysis utilizes 100% peak parking demand (determined to be evening in July) as the 
representative design model in order to ensure residential parking year-round and to provide a 
conservative buffer/margin of error. 

4. Estimated Shared Parking Formula: The parking formula is as follows, 
(Parking Demand Ratio) x (Square Footage/# of Units) x (Seasonal Adjustment Factor) x  
(Alternative Mode of Transportation Split) = Peak Parking Demand 

 
Use Parking 

Ratio per 
PMD 

Quantity Time of 
Day (9 
PM) 

Season 
(July) 

Alternative 
Transit 

Mode Split 

Total 
Required 

Residential/Lodging 1.0 per 
Unit 

11 98% 100% 1.0 10.78 
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Commercial 3/1000 SF 5,200 SF 61% 100% .75 7.14 
Employee Housing 1.5 per 

Unit 
3 98% 100% 1.0 4.41 

Total      22.33 
 
 
This formula results in a requirement of 23 spaces where 25 spaces are provided in the underground parking 
garage. The PMD Master Plan does not allow for on-street parking to be included in the tally of parking 
supply to meet parking demand. Staff finds that the applicant has sufficiently addressed parking on site both 
under what is required under the PMD Master Plan and what would be required under the current LDRs. 
 
For reference, the following table shows the parking requirements under CR-1 zoning: 
 
Use Unit Parking Ratio # of Units/SF Requirement 

Residential/Lodging 1/DU if < 2 bedrooms and 
< 500 sf; otherwise, 

1.5/DU 
25% Shared w/ 

Commercial 
 

11 16.5 spaces 
-4.13 shared 

 
12.38 Required 

Employee Housing 100% Shared 3 100% Shared 
Commercial Space 3.37/1000 SF 

 
5,201 SF 17.53 Spaces 

-7 On-street  
10.53 Off-street 

Required 
TOTAL REQUIRED   22.91 

 
Based upon CR-1 parking standards, only the 11 short term rental units and 4 commercial units generate 
parking. The 3 employee units benefit from 100% shared parking according to Section 6.2.2.B Shared 
Parking. This results in a 23 space requirement, identical to what is proposed by the PMD Master Plan 
parking formula, which the applicant would exceed with the proposed 25 garage spaces and 7 on-street 
spaces (allowed to be counted towards parking requirement in CR-1).  
 
Affordable/Employee Housing 
 
The applicant is required to provide employee housing for the proposed development according to the PMD 
Master Plan, LDR Division 49500, and the requirements of the Teton County Housing Authority. The 
Housing Mitigation Plan in the 2016 Millward + Simpson PMD Master Plan 1st amendment states that 
employee housing shall be provided for the commercial retail and residential/lodging proposed according to 
the requirements and standards of the current LDRs at the time of submission: 
 
 Employee housing shall be provided in conjunction with non-residential development pursuant 

to Division 49500 Employee Housing Standards of the current LDRs at the time of submission  
of the Final Development Plan applications with the exception of the following: 

 
Fee-in-Lieu payment shall not be permitted as a method of providing required 
employee housing with the exception of satisfying a fractional requirement. 

 
The applicant has mitigated at the rate required for short term rental units only and not residential uses 
despite the application referencing the second and third floors being a mix of residential and lodging uses. 
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Previous approvals in Town of dual entitlement short-term rental/residential uses have required the higher 
mitigation rate of short-term rental and residential, with residential requiring 20% affordable housing and a 
mixture of Categories 1, 2, and 3. Should the applicant at a later point wish to convert short term rental units 
to long term residential units they will be required to receive a separate approval from the Town. Approval of 
this Development Plan is for short term rental use only as identified in the application. Staff recommends as a 
condition of approval that the applicant shall not use any short term rental unit for long term residential use 
without a separate approval from the Town.  
 
The total requirement for the project with 28,876 sf and an FAR of 1.78 is as follows: 

  
Applicant’s Proposal: 
 
Use # of Units Square footage 
Employee 2 BR Unit 1 876 SF 
Employee 1 BR Unit 2 631 SF and 600 SF 
Total 3 2,107 SF 
 
The Housing Department has reviewed the housing mitigation plan and approved the proposal with 
conditions. The Housing Manager’s comments noted that the applicant had proposed to either rent or sell the 
Employee Housing units as employment-based units and that this is contrary to the LDRs as well as the 
Housing Rules and Regulations as Employee Housing Units are required to serve households earning less 
than 120% of Area Median Income. Ownership Units are required to be an even mix of Category 1, 2, and 3 
beginning with Category 1.  
 
Since the Planning Commission hearing, the applicant has worked with the Housing Department to clarify 
what will be required of the applicant, and the requirements for outdoor space and storage. The mitigation 
required for short term rental and commercial retail uses requires the following: 

• Ownership: these units will be employee units which may be owned by different businesses but can 
only be occupied by persons employed in Teton County meeting the Housing Departments rules, i.e. 
30 hours per week and not by the business owners. The units will be restricted based on hours worked 
and income earned per the employee deed restriction. 

• Parking: Available to employees in the underground parking garage.  
• Outdoor Space: On patios across from the unit’s doorways. 
• Storage: There will be storage allocated to the units in the underground parking area. 

 
Easement Request and Encroachment Agreement 
 
As part of this application the applicant is requesting that the Town consider providing an easement on the 
Town-owned property located along the Simpson Avenue Parking Garage, immediately to the southwest of 
175 South Glenwood. Although included in the narrative for this application, approval of this Development 
Plan does not constitute approval of an easement. Instead the applicant would be required to appear before 
Council at a later date to gain such approval. Staff is supportive of the request from a planning perspective, 

Use Square Footage Requirement Requirement 
New Short Term Rental 20,961.6 SF 47 SF / 1,000 SF 985.2 SF 

New Commercial  5,727.3 SF 156  SF / 1,000 SF 893.5 SF 
Existing Credit (Western Motel)  3,552 sf 47 SF / 1,000 SF -167 SF 
Net Total   1,712 SF 
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however Staff requests Council’s direction regarding the easement and whether the Town would seek 
compensation for such a request. The applicant is in the process of composing a draft Easement. 
 
The purpose of the easement would be to ensure in perpetuity that the existing plaza area in front of the 
airport shuttle remain unbuilt so as to allow windows/openings in the applicants building on the southwest 
corner. When Phase 2 was initially approved in 2006 it was unclear what the Parking Garage building 
dimensions would be and the applicant anticipated having a blank wall as it was thought that the property 
would abut directly against the Parking Garage structure which was expected to extend to the lot line. 
However, because the Parking Garage wall does not extend to the street next to the applicant’s property, an 
easement would allow the applicant to add windows and transparency to the southwest corner of the proposed 
development which would otherwise be precluded by building and fire codes. The applicant’s concern is that 
if the Parking Garage structure (or any future structure) were ever to be expanded in that location towards the 
Simpson Avenue lot line the windows would not be allowed. The Design Review Committee and the 
Planning Commission unanimously supported the design with ground floor windows over what would 
otherwise be a blank wall along the streetscape, however they did not discuss how this would benefit the 
Town over the applicant other than from a more aesthetic streetscape. Should Council decide against such an 
easement the southwest corner of the building will likely need to remain a blank wall.  
 
As a condition of approval, Staff recommends that prior to Building Permit submittal the applicant shall 
either obtain an easement to allow the design as proposed or otherwise comply with all building and fire 
codes in their plans.  

 
The location of proposed windows shown is circled in red. The requested general easement area is 
demarcated by a green rectangle. The blue rectangle is a proposed area where the applicant would like to 
provide public art such as a mural.  
 
In addition, the applicant has provided a draft Encroachment Agreement for the covered walkway which will 
encroach into the Town right-of-way. The Encroachment agreement will be finalized at the time of Building 
Permit.  
 
DRC Review 
 
This item was reviewed by the DRC three times, first as part of the original 2006 approval and then more 
recently voluntarily for preliminary review on February 14, 2018. No motion or vote was taken but the DRC 
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favored the overall design and materials and stated their support for the project. With this Development Plan 
submittal, the design went back before the DRC on July 11, 2018.  

 
The DRC unanimously recommended approval of the project to the Planning Director with the following 
additional comments:  

1. The DRC supports the applicant’s request that the Town Council consider granting an easement to 
allow for the southwest corner of the property to have windows where the building code otherwise 
would not allow. 

2. The DRC supports the inclusion of public art opportunities in the project.   
 
Planning Commission 
 
The applicant appeared before the Planning Commission on July 18, 2018 and received unanimous approval 
for the proposal. The Planning Commission discussed the need for a six foot clear unobstructed pedestrian 
walkway, and how the sidewalk would align with the existing curb in front of Vertical Harvest which the 
applicant has since addressed with their revised pedestrian frontage. In addition, the Commission discussed 
the requested easement and voiced approval of the request from an aesthetic perspective in that it allows for 
improvements to the streetscape and the building design, though they did not weigh in on whether the Town 
should require any payment or what the merits to the Town of providing such an easement other than the 
aesthetic improvements to the streetscape would be. The Commission suggested that potentially a deal could 
be reached between the Town and the applicant to locate additional bike parking off street in the location of 
the easement. The Planning Commission unanimously recommended approval of the proposed Development 
Plan subject to the following six conditions:  
 

1. Prior to issuance of a Building Permit the applicant shall provide a landscape bond in the amount of 
125% of the cost of the required plant units.  

2. Prior to issuance of a Certificate of Occupancy for the building the applicant shall work with the 
Jackson/Teton County Affordable Housing Department to record the required deed restrictions against 
the property.  

3. The applicant shall adhere to the rules and regulations of the Jackson/Teton County Affordable 
Housing Department if they propose to sell Employee Housing units. 

4. Prior to Building Permit submittal, the applicant shall consult with the Pathways Director to determine 
the location of 12 bicycle parking spaces. The applicant shall demonstrate on Building Permit plans 
six spaces located internally for long term bike parking and six spaces on Glenwood and Simpson 
frontages for short-term parking.  

5. Prior to Building Permit submittal the applicant shall either receive approval of an easement to allow 
the design as proposed or otherwise comply with all building and fire codes in the submitted plans. 

6. The applications for Phase 2 of this Millward + Simpson PMD Master Plan shall be in compliance 
with the phasing requirements in the amendment to the Master Plan Extension Agreement recorded on 
May 6, 2016 in the Teton County land records.”  

 
Since the Planning Commission hearing, the applicant has satisfied Condition Number 3:  
 

3.) The applicant shall adhere to the rules and regulations of the Jackson/Teton County Affordable 
Housing Department if they propose to sell Employee Housing units.  

 
The applicant has met with the Housing Department and made clear the rules pertaining to the employee 
housing units required for mitigation.  
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The wording of Condition Number 4 has been changed to “Prior to Building Permit submittal, the applicant 
shall consult with and gain approval from the Pathways Director to determine the appropriate location of 
bicycle parking.” This change has been made in order to provide the applicant and the Pathways Director 
flexibility since there have been revisions to the pedestrian frontage which may provide better opportunities 
for the location of bicycle parking and since the Pathways Director has not yet had a chance to review the 
revised site plan’s proposed bicycle parking location.  
 
Prior to the Planning Commission hearing, Condition Number 6 in the Staff Report read:  
 

6.) Per the Amended Master Plan Extension Agreement, The Master Plan shall expire and this 
Development Plan Shall expire on May 8, 2019, unless an associated Building Permit for this 
development plan is issued and upon issuance the applicant commences construction on Phase 2 within 
sixty (60) days of issuance of the Building Permit with continuous progress to completion.  

 
At the hearing the applicant requested an amendment to that condition which was approved by the Planning 
Director and the Planning Commission. The Planning Director deemed this change acceptable as it restates 
what was agreed to in the Master Plan. It is Staff’s judgment that the May 8, 2017 Certificate of Occupancy 
for the Springhill Suites Hotel governs the beginning of the two year window and expiration of Phase 2. The 
one point of clarification that the Planning Director made at that meeting was that the deadline was not 
incumbent on the issuance of a Building Permit, but rather the submission of a sufficient Building Permit 
within the allotted timeframe of May 8, 2019. 
 
See the Recommendations/ Conditions of Approval Section for the final and updated conditions from the 
Planning Commission.  
 

Staff Findings 
 

Staff has reviewed the proposal for conformance with both the 1994 Comprehensive Plan as well as the 2012 
Comprehensive Plan. 
 
1994 Comp Plan: 

Consistent With The Comprehensive Plan. The proposed development plan shall be consistent 
with the purposes, goals, objectives and policies of the Comprehensive Plan, including standards 
for building and structural intensities and densities, and intensities of use. 

  
Staff finds that the proposed Development Plan is consistent with the Comprehensive Plan. 
Mixed-use development is strongly encouraged where it is appropriate as a way to achieve a 
sustainable development pattern.   
 

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

1. Comprehensive Plan: The proposed project is consistent with the desired future character described 
for the site in the Jackson/Teton County Comprehensive Plan. 

 
The subject property is located within District 2 Town Commercial Core, specifically within Subarea 
2.3 Downtown. 
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Subarea 2.3 Downtown: This large, mixed-use, TRANSITIONAL Subarea currently consists of a 
variety of retail, restaurant, office and other commercial activities, along with long-term residences 
and lodging in a variety of building sizes and forms. Downtown is the center of civic, cultural, 
economic and social activity for our community as well as the center of the visitor experience, as a 
significant amount of lodging is located here. The existing character and built form is varied and 
inconsistent.  
 
The goal of this subarea is to create a vibrant mixed use area by accommodating a variety of uses and 
amenities. The Subarea will be the starting point for the development of a refined Lodging Overlay 
boundary and future discussion of the type and size of lodging desired. A key challenge will be to 
provide a balance between lodging and long-term residential housing. Future structures will be 
predominantly mixed use, while multifamily structures will be allowed if it properly addresses the 
street. Commercial uses that create an active and engaging pedestrian experience will be 
predominantly located on the first and second floors of buildings. Example of these units include 
restaurants, bars, a variety of retail shops and commercial amusement. Furthermore, as portions of 
the subarea will be located within a future Downtown Retail Shopping District, uses such as office, 
residential and lodging will be predominantly located on upper floors.  
 
A goal of the subarea will be to create a consistent building size and form. In the future, a variety of 
two to three story buildings are desired. Buildings should be located to create an attractive street wall 
and take advantage of good urban design principles including massing, articulation and the provision 
of public space. The pedestrian realm will be of great importance in this mixed use subarea, and 
emphasis should be placed on adding improvements focusing on the pedestrian experience. Parking 
should continue to be provided predominantly in public lots and on the street to create a vibrant, 
walkable area that is orientated to the pedestrian. On-site parking should be predominantly 
underground or screened from view. Future redevelopment should enhance the Flat Creek corridor 
for recreational and ecological purposes. Buildings should front onto the creek to provide 
opportunities for interaction and enjoyment of this community resource.  

 
Complies. Staff finds that the project is consistent with the described vision for Subarea 2.3. The 
proposed uses fit within the lodging overlay and are consistent with the physical development 
standards as approved in the Millward + Simpson PMD Master Plan. From a pedestrian standpoint, 
the proposed project will benefit the public with new sidewalks and landscaping to encourage 
walking. Parking will be primarily underground and screened from the street. In regards to size and 
scale, the new project will be consistent with surrounding development as it abuts the four story 
parking garage, the four story SpringHill Suites across West Simpson Avenue, and the four story 
Center for the Arts across South Glenwood Street. Furthermore, the project will create a new and 
attractive street wall with recessed third floor lofts that will provide an improved pedestrian 
experience.  

 
In addition, Staff finds that the application should be reviewed for consistency specifically with the 
policy objectives of District 2 Town Commercial Core as follows 

 
Common Value 1: Ecosystem Stewardship 
 
Complies. Not Applicable. 
 
Common Value 2: Growth Management 
 
Policy 4.1.b: Emphasize a variety of housing types, including deed-restricted housing 
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Complies. Staff finds that the proposed project provides short term lodging options with the potential 
for conversion to residential uses. In addition the applicant has provided three deed-restricted 
employee units on site, thus the project complies with Policy 4.1.b.   
 
Policy 4.1.d: Maintain Jackson as the economic center of the region  
 
Complies. Staff finds that the proposed project will maintain Jackson as the economic center of the 
region by improving an undeveloped site and by enhancing South Glenwood Street and West 
Simpson Avenue which serves as an important corridor within Town limits. 
 
Policy 4.2.c: Create vibrant walkable mixed use subareas 
 
Complies. Staff finds that the proposed project provides a significant improvement to this section of 
South Glenwood Street and West Simpson Avenue as it enhances pedestrian sidewalks along a busy 
town corridor. As the proposed development contains a mix of commercial and short term rental 
lodging uses, the new development will enhance and complement the neighborhood and 
accommodate foot traffic with the new pedestrian elements.  

 
Policy 4.2.d: Create a Downtown Retail Shopping District 
 
Not Applicable.    
 
Policy 4.2.f: Maintain lodging as a key component in the downtown 
 
Complies. Staff finds the proposal directly meets the intent of Policy 4.2.F as it provides the 
opportunity for lodging units on the second and third floors.  
 
Policy 4.4.b: Enhance Jackson Gateways 
 
Not Applicable. 
 
Policy 4.4.d: Enhance natural features in the built environment 
 
Not Applicable. 

 
Common Value 3: Quality of Life 
  
Policy 5.2.d: Encourage deed-restricted rental units 
 
Complies. The applicant is meeting their employee housing requirement in the form of three, on-site 
deed restricted units.  
 
Policy 6.2.b: Support businesses located in the community because of our lifestyle   
 
Complies. The proposed development will serve both the community and tourists and guests with a 
mix of lodging and commercial development. The proposed pedestrian improvements will also benefit 
all who use them including local business employees and patrons.  
 
Policy 6.2.c: Encourage local entrepreneurial opportunities  
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Complies. The provision of additional commercial space for lease may benefit local entrepreneurs.    
 
Policy 6.3.a: Ensure year-round economic viability  
 
Complies. Staff finds that the proposed project ensures year-round economic viability because of the 
need for the increasing need for year round lodging for tourists and guests, and the inclusion of 
ground floor commercial space.   
 
Policy 7.1.c: Increase the capacity for use of alternative transportation modes 
 
Complies. As conditioned, staff finds that the capacity for alternative transportation modes is slightly 
increased with the provision of bicycle parking and with improved pedestrian sidewalks and 
streetscapes. This site is already located within walking distance to the Downtown Core thus foot and 
bike traffic are already viable options. Furthermore, this site is within reasonable walking distance to 
the bus stops at the Antler Inn and Pearl and Glenwood. 

 
2. NRO/SRO: The proposed project achieves the standards and objective of the Natural Resource 

Overlay (NRO) and Scenic Resources Overlay (SRO). 
 

Not applicable. The property is not located within the Natural Resource Overlay (NRO) or Scenic 
Resources Overlay (SRO). 

 
3. Impact on Public Facilities: The proposed project does not have a have a significant impact on 

public facilities and services, including transportation, potable water and wastewater facilities, parks, 
schools, police, fire, and EMS facilities.    

 
Complies. As conditioned, staff finds that the proposed project will not have significant impacts on 
public facilities and infrastructure. In addition, the new building will be fire sprinkled which helps 
reduce impacts on the Fire Department. Furthermore, the removal of the existing access points to the 
Western Motel and replacement with one entrance from the alley significantly improves vehicular 
circulation and safety on South Glenwood Street and West Simpson Avenue.   

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

applicable.  
 

Complies. Per the Amended Master Plan, Development Plan applications must comply with the then-
current Town of Jackson Design Guidelines. Staff finds that the application complies with the Town 
of Jackson Design Guidelines based on the applicant going before the DRC and receiving unanimous 
support from all DRC members. 

 
5. LDR Compliance: The proposed project complies with all relevant standards of these LDRs and 

other Town Ordinances. 
 

Complies. Staff finds that the application meets all standards required of the Millward + Simpson 
PMD Master Plan as amended and other Town Ordinances.  

 
6. Past Approvals: The proposed project is in substantial conformance with all standards or conditions 

of any prior applicable permits or approvals.  
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Complies. The applicant has submitted a Development Plan which is in conformance with the PMD 
Master Plan (which serves as Sketch Plan) and the applicant has submitted the application within the 
timeframes required for the approved extension agreement for the PMD Master Plan.  

 
ATTACHMENTS 
  

Department Reviews  
Applicant Submittal  
 

STAKEHOLDER ANALYSIS 
 

The main stakeholders are the adjacent property owners, the public and pedestrians who will utilize the 
sidewalks.  
 

PUBLIC COMMENT 
 

None.  
 
FISCAL IMPACT 
 

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

There will be no significant impact to staff resources if the proposed project is approved. 
 

LEGAL REVIEW 
 

Complete. The no-build easement on the parking Garage property will have to be separately addressed with 
the Town Council due to the restriction on future options within and on the Town's property. The legal 
department has not seen or been provided with any draft easement from the applicant. 
 

RECOMMENDATIONS/ CONDITIONS OF APPROVAL 
 
The Planning Commission and the Planning Director recommend approval of Development Plan (P18-156) 
for a mixed use building with employee housing on a property located at 175 South Glenwood Street, subject 
to the department reviews attached hereto and the following seven revised conditions of approval: 

1. Prior to issuance of a Building Permit the applicant shall provide a landscape bond in the amount of 
125% of the cost of the required plant units.  

2. Prior to issuance of a Certificate of Occupancy for the building the applicant shall work with the 
Jackson/Teton County Affordable Housing Department to record the required deed restrictions against 
the property.  

3. Prior to Building Permit submittal, the applicant shall consult with and gain approval from the 
Pathways Director the appropriate location of bicycle parking spaces. 

4. The final Pedestrian Corridor Plan shall demonstrate a clear 6 foot unobstructed pedestrian corridor 
around the entirety of the building as measured from the building to any support column. 

5. Prior to Building Permit submittal the applicant shall either receive approval of an easement to allow 
the design as proposed or otherwise comply with all building and fire codes in the submitted plans. 
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6. The applications for Phase 2 of this Millward + Simpson PMD Master Plan shall be in compliance 
with the phasing requirements in the amendment to the Master Plan Extension Agreement recorded on 
May 6, 2016 in the Teton County land records. 

7. The applicant shall not use any short term rental unit for long term residential use without a separate 
approval from the Town. 

 
 SUGGESTED MOTIONS 

 
Based upon the findings for a Development Plan as presented in the staff report and by the applicant related 
to 1) Consistency with the Comprehensive Plan; 2) Achieves purpose of NRO & SRO overlays; 3) Impact of 
public facilities & services; 4) Compliance with Town Design Guidelines; 5) Compliance with LDRs & 
Town Ordinances; 6) Conformance with past permits & approvals for Item P18-156, I move to make findings 
1-6 as set forth in Section 8.3.2.C (Development Plan) of the Land Development Regulations to approve item 
P18-156 to develop a mixed-use building with employee housing for the property located at 175 South 
Glenwood Avenue, subject to the department reviews attached hereto and the following seven conditions of 
approval: 
 

1. Prior to issuance of a Building Permit the applicant shall provide a landscape bond in the amount of 
125% of the cost of the required plant units.  

2. Prior to issuance of a Certificate of Occupancy for the building the applicant shall work with the 
Jackson/Teton County Affordable Housing Department to record the required deed restrictions against 
the property.  

3. Prior to Building Permit submittal, the applicant shall consult with and gain approval from the 
Pathways Director the appropriate location of bicycle parking spaces. 

4. The final Pedestrian Corridor Plan shall demonstrate a clear 6 foot unobstructed pedestrian corridor 
around the entirety of the building as measured from the building to any support column. 

5. Prior to Building Permit submittal the applicant shall either receive approval of an easement to allow 
the design as proposed or otherwise comply with all building and fire codes in the submitted plans. 

6. The applications for Phase 2 of this Millward + Simpson PMD Master Plan shall be in compliance 
with the phasing requirements in the amendment to the Master Plan Extension Agreement recorded on 
May 6, 2016 in the Teton County land records. 

7. The applicant shall not use any short term rental unit for long term residential use without a separate 
approval from the Town. 
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Project Overview & Background  

Overview 

The Applicant is submitting this application for a Final Development Plan (FDP) for the Glenwood + Simpson Planned 

Mixed-Use Development (PMD). The Glenwood + Simpson PMD is the second and final phase of development under 

the Millward + Simpson PMD Master Plan.  Glenwood + Simpson will be a mixed-use development combining 

commercial/retail and employee housing units on the lower floor with market residential/lodging units above. 

Parking for the proposed development is provided on site in an underground parking structure accessed from the 

alley.   

 

The property is at the northwest corner of South Glenwood Street and East Simpson Avenue, addressed as 175 S. 

Glenwood, and legally described as Lots 11-12, Block 2 of the 2nd Wort Addition to the Town of Jackson.  It is 

Parcel Number: 22-41-16-33-1-08-004 and is approximately .34 acres or about 15,000 square feet. Under current 

regulations the property is zoned CR-1 (Commercial Residential -1) and it is within the Lodging Overlay. However, 

the development standards applicable to all aspects of the site are those specified in the approved and recorded 

Millward + Simpson PMD Master Plan.    

 

The property is directly north and across Simpson Avenue from the four-story SpringHill Suites by Marriott Jackson 

Hole (“SpringHill Suites”). The Center for the Arts which reaches 64-feet in height, is across Glenwood Street to the 

southeast and the two-story Antler Motel is across Glenwood Street to the northeast. The Town of Jackson’s four 

story 56.5-foot high parking structure and the four-story Vertical Harvest greenhouse are immediately adjacent and 

contiguous with the west side of the property.  To the north, immediately across the alley running east west 

between Simpson Avenue and Pearl Avenue is the two-story Pearl Place Commercial Building and a branch of Bank 

of the West. Just across that alley to the north the zoning is Downtown Core and all existing development along 

Pearl Avenue is commercial. The property is approximately two and half blocks from the Town Square.   

 

This property is under developed. It contains the ten (10) remaining one-story lodging units and some associated 

parking of the former Western Motel, which had extended across Simpson Avenue immediately to the south to the 

lots redeveloped as the SpringHill Suites. There was a swimming pool associated with the Western Motel on this 

site, but it was removed several years ago in anticipation of redevelopment. The project offers the opportunity to 

redevelop and significantly improve the streetscape of the intersection of Simpson Avenue and Glenwood that lies 

between two prominent civic features of the Town – the Center for the Arts and the Vertical Greenhouse.   

 

This application for a FDP mirrors the FDP approved by the Town Council for this property in September 2006 except 

for those alterations necessary to bring the application in compliance with its PMD Master Plan, which was 

amended in 2013.  The FAR for this development has been reduced to comply with the requirement that FAR for the 

entire development (Phase I and Phase II) not exceed 2.0 collectively.  The SpringHill Suites across Simpson Avenue 
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was developed as “Phase I” under the amended Millward + Simpson PMD Master Plan. Glenwood + Simpson will 

be Phase II of the Master Plan. 1    

 

Background  

The property is subject to an approved Master Plan, the Millward + Simpson PMD Master Plan – 1st Amendment 

recorded in the land records on May 6, 2016 as Document 0903940, Book 919, Pages 406-451. This FDP application 

is submitted for review under the standards for development established within that amended PMD Master Plan.  

On September 16, 2002, the Jackson Town Council approved the original Millward + Simpson Planned Mixed-Use 

Development Master Plan pursuant to the Planned Mixed-Use Development Option, Section 2325 of the Town Land 

Development Regulations, which has since been repealed. Though repealed, the PMD Ordinance and the Millward + 

Simpson PMD Master Plan govern review and approval of development of this property. A Master Plan under the 

PMD Ordinance is reviewed and approved under the procedures set forth for Sketch Plans and an approved PMD 

Master Plan serves as a Sketch Plan (pursuant to previous LDR Section 512000, Development Plan). Following 

approval, the approved PMD Master Plan was incorporated into an Affidavit and Agreement executed between the 

Town and the applicant and is recorded in the land records. The original Milward + Simpson PMD Master Plan was 

recorded as document 0583871 at pages 638-760 of Book 480 of Photo on December 03, 2002 in the Clerk’s Office 

of Teton County.  

 

The purpose of the PMD Option was “to provide flexibility in encouraging mixed-use commercial, office, and lodging 

(within the Lodging Overlay (LO)), and/or residential development which will, though an overall unified approach, 

provide superior results then would be achieved through lot by lot development that adheres to more rigid 

standards.” This PMD Master Plan was designed to provide a mix of synergistic uses responsive to a variety of 

community goals such as parking and transportation, on site employee housing, and prioritizing pedestrians 

consistent with its central downtown location and “Town as Heart” community ideals. 

 

The Millward + Simpson PMD Master Plan originally outlined the redevelopment of 18 essentially contiguous 

undeveloped or underdeveloped lots in downtown Jackson that front Simpson Avenue (north and south side of the 

street) to the east and west of Millward Street - from Glenwood Street to Jackson Street. The Master Plan 

approved approximately 289,471 square feet of above-grade development consisting of a mix of residential, office, 

commercial retail, restaurant, and short-term lodging uses with employee housing and below-grade parking 

garages. The properties would be developed in phases with a FDP application submitted for each phase.  

 

The Millward + Simpson PMD Master Plan received approval of a bonus to 2.0 FAR which could be averaged across 

the buildout of the 18 lots. An individual phase could exceed 2.0 FAR as long as subsequent phases were below 2.0. 

The PMD Ordinance gave the Town Council the flexibility to grant the 2.0 FAR upon a finding of “an extraordinary 

benefit to the Town of Jackson.” The Millward + Simpson Master Plan met the bonus requirement by providing 

development that was at least 50% residential and lodging and by providing the majority of its parking on site in 

                                                        

1 To avoid confusion please note that at the time it received approval from the Town in 2006, the Glenwood + Simpson project was 
characterized as “Phase I” of the Millward + Simpson PMD Master Plan. Subsequently, the SpringHill Suites project was developed first 
and became “Phase I” and the Glenwood + Simpson PMD project is now referred to as “Phase II.”   
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underground parking garages. It also met the bonus criteria by providing employee housing in excess of the 

requirements, decreasing employee generated traffic and downtown parking use, and by increasing the vitality of 

downtown Jackson.   

 

As per the standards established for the PMD Option, a deadline was established for the submission of the first FDP 

application as three years from the date of recordation, or December 3, 2005.  This deadline for the owner/applicant 

to submit its first FDP under the Millward + Simpson PMD Master Plan was extended by the Town Council to March 

3, 2006 in order to further explore the potential for a cooperative relationship and/or land swap between the Town 

and the applicant so that the private development would “wrap” around the Town’s then unbuilt parking structure 

(essentially surrounded by the Master Plan Development), which would have enabled the Town to potentially 

increase the capacity of the garage and screen the parking structure from the street.    

 

In 2006, a FDP application for the Glenwood + Simpson PMD was submitted as Phase I of the Millward + Simpson 

PMD Master Plan and approved by the Jackson Town Council on September 18, 2006.  An Encroachment 

Agreement was issued for Glenwood + Simpson on September 23, 2008 to allow for the immediate installation of 

water and sewer before the October 15th deadline to dig in the public right-of-way and those utilities were, in fact, 

installed that fall.   A Building Permit for this site was issued on October 1, 2008 (followed by an amendment to that 

Building Permit) but subsequently expired due to inactivity. 

 

The project was not built because of the global financial panic that occurred during September and October of 2008 

leading to global fiscal crisis and the most serious recession in the United States since the Great Depression of the 

1930s. The real estate market crashed, the stock market lost fifty percent of its value between September 2008 and 

March 2009, banks failed, the credit markets seized up, and borrowing rates for banks and businesses skyrocketed. 

Economic indicators did not begin to turn up again in the US until 2013. 

 

On July 10, 2010, the Town notified the owner/applicant that, based upon the representation in the Millward + 

Simpson PMD Master Plan that construction of the 18-lot development would be completed within 10 years, the 

development rights pursuant to that Master Plan would expire December 3, 2012 unless a request for extension 

was received by the Town sixty (60) days prior to that date.  

 

The owner/applicant requested an extension within the allotted time frame and on April 8, 2013 the Town Council 

granted an extension of the Millward+ Simpson PMD Master Plan which was memorialized in an Affidavit and 

Agreement Relating to Extension and Amendment of a Planned Mixed-Use Development Master Plan recorded on 

July 25, 2013 as Document 0841300 in Book 849 at Pages 640-645.  The most significant condition imposed by the 

Town Council before granting the extension was the removal of ten (10) lots from the original Master Plan 

development -  reducing the size of the Master Plan development from eighteen (18) lots to eight (8) lots. The eight 

lots remaining within the Master Plan development were intended to allow the hotel development planned as 

Phase I on the six lots on the south side of Simpson Avenue (Lots 1-6, Block 7 of 2nd Wort Addition), and, the two 

lots of this Glenwood + Simpson project (Lots 11-12, Block 2 of 2nd Wort Addition), that had previously received a 

FDP and Building Permit, now Phase II.  

 

The 2013 Affidavit and Agreement established that the amended Master Plan would expire March 18, 2015 unless 

a FDP application for development of the six-lot hotel (Phase I) was approved by the Town Council, a Building Permit 

issued, and construction begun within 60 days of the Building Permit issuance. The 2013 Affidavit and Agreement 
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stated that if the conditions for development of Phase I were satisfied, the same conditions would apply to the 

development of Phase II, the Glenwood + Simpson PMD. The owner/applicant would have two years following 

issuance of a Certificate of Occupancy for the hotel to secure a FDP and begin construction for the Glenwood + 

Simpson PMD.  

 

The 2013 Affidavit and Agreement also made modifications to some of the standards specific to the six-lot hotel 

site. Specifically, the hotel was reduced from 103,600 square feet to 95,000 square feet (excluding employee 

housing), its maximum allowable height would be 46’ with no 110% bonus allowed for slopped sites, the 4th floor 

could not be visible from Simpson Avenue, Glenwood Street, or Millward Street, and changes were made to the 

allowable setbacks.  The agreement stated that the applicants could “apply for an amendment to the Master Plan” 

concurrent with a Final Development Plan application. 

 

Phase I –SpringHill Suites by Marriott 

An application for a FDP for the SpringHill Suites (Phase I) was timely submitted and was approved by the Town 

Council on December 14, 2014.  In addition to the application for a Final Development Permit for the six lots 

comprising the hotel in Phase I, the applicant did request “additional amendments” to Master Plan – specifically to 

the development standards for the hotel site that had been altered in the 2013 when the extension was granted. 

These requested additional amendments were to once again allow the 110% height bonus for sloping sites, allow 

for different setbacks, and to allow the 4th story to be visible. All of the amendments requested by the SpringHill 

Suites developers were granted by the Town. An Affidavit and Agreement Relating to the 1st Amendment of the 

Millward and Simpson Planned Mixed-Use Development Master Plan that memorialized the 2013 and the 2016 

changes to the Master Plan was drafted and recorded on May 6, 2016 as Doc 0903940 in Book 919 at pages 406-

451. Exhibit B to that document is the Millward + Simpson PMD Master Plan – 1st Amendment.  

The SpringHill Suites was constructed in 2016 and 2017 and a partial Certificate of Occupancy for the hotel within 

the building was issued on May 8, 2017. A final Certificate of Occupancy for the residential/lodging portion of the 

project has not been issued as of May 15, 2018. 

 

Phase II – Glenwood + Simpson PMD 

There are no requested amendments to the Millward + Simpson PMD Master Plan for this application for an FDP for 

Phase II - the Glenwood+ Simpson PMD.  This FDP application mirrors the FDP approved in 2006 for the Glenwood + 

Simpson PMD except for those necessary alterations to comply with the allowable FAR of 2.0 for the eight lots 

combined - both Phase I and Phase II together.   

The SpringHill Suites developed as Phase I was built with a FAR of 2.05. Therefore, the FAR for this phase will be 

reduced to comply with the requirement that FAR for the entire Master Plan development (Phase I and Phase II) not 

exceed 2.0 collectively.  The 2006 Glenwood + Simpson PMD approved had a FAR of 2.01. This project, Phase II, 

now has a FAR of 1.78.  In all other respects the project is identical to the 2006 FDP that was approved by the Town.  

A Pre-application Conference was held for the Glenwood + Simpson PMD FDP on January 30, 2018 (P18-001). The 

following information is provided in a format that tracks the Pre-Application Conference Summary subsequently 

provided by the Town Planning Department.   
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GENERAL INFORMATION  

Planning Permit Application  

 See Exhibit A: DEV Application  

 Applicant will apply for a Basic Use Permit (BUP) application in the future. 

Notarized Letter Of Authorization 

 See Exhibit B: Notarized Letter of Authorization 

Application Fees 

 See Exhibit C:  Copy of Y2 check dated 5/9/2018 for $2,500 for DEV Application fees 

Mailed Notice Fee 

 Per LDR 8.2.14.C.2, Notice for Public Hearing, if more than twenty-five (25) notices are required to be 

 mailed, the Applicant will provide a check to the Town for the appropriate fee.  

  

Other Information Needed 

 See Exhibit D:  A thumb drive containing this application in its entirety will be provided to the  

    Town upon determination of sufficiency and may be inserted in the original  

    submittal binder as an Exhibit.  

 

Nine (9) hard copies of this application in its entirety will be provided to the Town upon determination of 

sufficiency. 

Response To Submittal Checklist 

 See Exhibit E:  Pre-Application Conference Summary dated January 30, 2018  

 Please refer to this application in its entirety with narratives and exhibits which is organized according to 

 the Pre-Application Conference Summary.   

Title Report 

 See Exhibit F: Title Report 

 See Exhibit G: Corrected Quitclaim Deed dated March 7, 2016 
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Narrative Description of the Phase II Development 

In the Pre-Application Summary checklist, the Planning Department requested the Applicant address how the 

proposed development is consistent with the previous PMD from 2006. The Comprehensive Proposed Development 

Summary provided below details the differences between the approved 2006 FDP Design, the approved 2008 

Building Permit design and the currently proposed 2018 FDP design. See also Exhibit H –Design Diagram Side by 

Side Glenwood + Simpson (2008 and 2018).  

The project is a mixed-use development combining Commercial/Retail and Employee Housing units on the lower 

floor with Market Residential/Lodging units on the second and third floors, with third-floor units featuring interior 

lofts set back from the street front. There is underground parking accessed off the alley next to a semi-private rear 

court that provides access to the employee housing units.  See also Exhibit I – Artistic Renderings.   

The previous Glenwood + Simpson PMD that received a FDP in 2006 and a Building Permit in 2008 was 32,680 

square feet of gross area, 20,098 square feet of tabulated area, with a FAR of 2.01. There were four 

commercial/retail units on the first floor along with four (4) one-bedroom employee housing units. There were seven 

(7) market residential/lodging units on the second floor and five (5) on the third floor. There were twenty-seven (27) 

parking spaces provided on site in the underground parking garage.  

Due to the reduction in FAR necessary to comply with the Master Plan since Phase I was built, the project now 

includes one less employee unit on the first floor (but the number of employee housing bedrooms is still four 

because of the inclusion of a two-bedroom unit), one less market/residential unit on the second floor, and twenty-

five (25) parking spaces on site in the underground parking garage.  

This 2018 Glenwood + Simpson PMD is 26,689 square feet of gross area, a reduction of almost six thousand square 

feet and a tabulated site area of 14,811 square feet, a reduction of over five thousand feet. FAR for Glenwood + 

Simpson is now 1.78. The development is forty-six feet high- the third story has interior lofts that are set back from 

the street. On the first floor there are four (4) commercial/retail spaces of approximately 5,201 square feet total and 

approximately 2,107 square feet of employee housing in three (3) units –two (2) one-bedroom units and one (1) two-

bedroom unit. The second level has about 8,622 square feet of market residential / lodging – two (2) three-bedroom 

units and four (4) two-bedroom units with balconies overlooking Glenwood Street and Simpson Avenue. The third 

level is about 7,326 square feet with two (2) four-bedroom and three (3) three-bedroom market residential / lodging 

units each with a mezzanine/loft (for a total of 2,051 square feet) and balconies. There are twenty-five (25) parking 

spaces in an underground parking garage access from the alley that runs between Simpson Avenue and Pearl 

Avenue.  

The purpose of the Millward + Simpson PMD Master Plan is to provide flexibility in encouraging mixed-use 

development that will, through an overall unified approach, achieve results superior to those produced when 

development occurs lot by lot and adheres to rigid standards.  The Master Plan contemplated a mix of compatible 

uses at a scale consistent with the surrounding neighborhood, offering commercial, residential, and lodging uses in 

the heart of downtown.  These types of developments are intended to combat sprawl; however properties suitable 

for these types of developments are rare.  

The following objectives were established in the Millward + Simpson PMD Master Plan to guide the planning effort 

and have been maintained through the design of this proposed project: 
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 Jointly plan the 2 contiguous lots; Block Two within the context of the Millward + Simpson Master Plan, to 

provide a mix of compatible and complementary land uses that support one another so that the “whole is 

greater than the sum of its parts;   

 Create a project embodying the type of development that will support the “Town as Heart of the Region” 

concept; 

 Prioritize Pedestrians (sidewalks, covered walkways, pedestrian-scaled spaces, articulated entries - all to 

make walking desirable); 

 Contribute to the long-term parking/transportation solution - parking is provided as a shared utility between 

uses within the project; 

 Effectively address bicycle and transit transportation modes; 

 Create a mixed-use development to incorporate lodging and residential / lodging units in the downtown core.   

 

Additional objectives set forth in the Master Plan are to: 

 

 Encourage flexibility and creativity in the development of land to promote its most appropriate and efficient 

use; 

 Provide a mixture of compatible commercial, office, lodging and residential uses: 

 Lodging 

 Office and Services  

 Commercial/Retail  

 Restaurants 

 Residential; 

 Improve the design character and quality of the development beyond that which would be achieved by strict 

application of the underlying land development regulations;  

 Facilitate the efficient and economical provision of street improvements and utilities;  

 Preserve the significant features of a site;  

 Provide a functional and interconnected system of pedestrian walkways and streetscape, and pedestrian 

areas;  

 Encourage the conservation of energy; 

 Allow creative alternatives to surface parking and encourage and permit shared parking between proposed 

uses; and 

 Accommodate alternative transportation including transit, bikeways, and pathways where appropriate as 

consistent with the Transportation Master Plan.   
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Consistent with the objectives of the Millward + Simpson PMD Master Plan - Phase II, the Glenwood + Simpson 

PMD, addresses architectural form and space, vehicular access and parking, pedestrian use and streetscape in 

ways that respond creatively to its Downtown context. The result is a development planned to house a mix of 

synergistic uses, providing a pedestrian emphasis and making a positive contribution to the urban fabric of the 

neighborhood. 

The development will also support the recent downtown core/ urban neighborhood concepts in the Town’s new 

Comprehensive Plan and the new downtown character districts. With its varied forms and articulated, stepped 

down roofline, the Glenwood + Simpson PMD will act as a transition between the scale of the nearby Center for the 

Arts, the adjacent Vertical Greenhouse and the contiguous Town Parking Garage, all three of which are taller, have 

a higher density and FAR, and more massive street frontages than the downtown core. Similarly, the project adds a 

variety of quality housing, lodging, and complimentary commercial space to this transition area between the 

downtown core and the strictly residential area just south.   

The primary location of the commercial/retail on Glenwood Street and Simpson Avenue addresses the commercial 

character of these streets. And at the time of Master Plan approval it was expected that the construction of the 

Town’s parking structure would add to the busy character of these streets as would the Center for the Arts. This has 

been achieved. Since that time the addition of the SpringHill Suites to the neighborhood as well as the Vertical 

Greenhouse, which has attracted worldwide press, have only increased pedestrian traffic in the immediate vicinity. 

Given the site’s proximity to the Center for the Arts, the Town’s parking structure, other office/retail ½ block away 

on Pearl Avenue and Glenwood Street, and existing lodging in the area (Antler Motel and SpringHill Suites), it is 

anticipated that the commercial/retail space will attract a wide variety of potential tenants including retail and 

businesses such as law firms, advertising firms, financial planning and accounting companies, property managers 

and realtors, as well as lodging support businesses.  It is also likely that the proximity to the Center for the Arts will 

make this location desirable to an art gallery tenant or other arts-related use.  This is anticipated to create a fairly 

constant level of activity rather than a pattern of seasonal fluctuations characteristic of purely tourist-oriented 

operations. The implications of this constant level of activity for short- and long-term parking have been considered 

in the planning process and were anticipated and incorporated within the shared parking formula used to determine 

the parking requirement of this proposal.  

A goal of the Millward + Simpson Master Plan is to provide lodging and residential lodging units in the downtown 

core of Jackson. The residential/lodging units of Glenwood + Simpson are larger and have more amenities then 

typical motel rooms. They increase the diversity of available short-term accommodation options in Town. Growing 

numbers of visitors, especially families seek out a more intimate visitor experience - staying together in a single 

unit to experience our community on a more familiar home like setting, while supporting the local economy by 

staying for longer periods of time Such options would hold particular appeal during events like the Fall Arts Festival, 

Jackson Hole Wildlife Film Festival, Snowmobile Hill Climb, Stage Stop Sled Dog Race, Antler Fest, and various 

music festivals.  
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Proposed Development Program  
Town Development Standards Form (Amended)  

AREA CALCULATIONS 

  County GIS Base Site Area Adj. Site Area 

GROSS SITE AREA 
15,000 SF 

(Phases 1+2 = 60,000 SF)   

Land within road easements and rights-of-way  0  

Land within existing vehicular access easements   0 

Land between levees or banks of rivers and streams  0 0 

Lakes or ponds > 1 acre  0 0 

Land previously committed as open space  0  

50% of lands with slopes greater than 25%  0  

CALCULATED TOTALS  
15,000 SF 

(Phases 1+2 = 60,000 SF) 
15,000 SF 

(Phases 1+2 = 60,000 SF) 
 

 DEVELOPMENT CALCULATIONS 

TOWN ZONING:   
 CR-1: COMMERCIAL RESIDENTIAL-1 

Current LDR 
Standard 

PMD 
Master Plan 

Existing Proposed Gross 

Number of units or density   10 1 19 2 19 2 

Floor Area n/a  26,698 SF 
(Phase 1+2= 
120,000 SF) 

3,552 sf 1 
 

26,689 sf 
(+93,311 
Phase 1) 

26,698 SF 
 

FAR or maximum floor area 
 

.65 + .15 FAR 1.78 
(Phase 1+2 = 2.0) 

FAR 0.24 FAR 1.78 
(Phase 1+2 = 2.0) 

FAR 1.78 
 

Site Development 

Landscape Surface Ratio (BSA x 0.10) 
15,000 SF 

(BSA x 0.5) 
750.00 SF 

 N/A  750.20 SF 750.20 SF 

Building Setbacks      

     Primary Street 0' - 5' 0’ 0’ / 73’ ± 0’ / 0’ 0’ / 0’ 

     Secondary Street  0' - 5' 0’ N/A N/A N/A 

     Side interior (min) 0' - 5' 0’ 3’ ± 2’ 2’ 

     Rear (min) 10' 0’ 1’ ± 0’ 0’ 

     Abutting protected zone (min) 10' N/A N/A N/A N/A 

Building Setbacks      

     3rd story street façade 10' 0’ N/A 0’ 0’ 

     Encroachment in setback (%) 60% N/A N/A N/A N/A 

Parking Setbacks      

     Primary street, above ground (min) 30' N/A 0’ / 48’ ± N/A N/A 

     Secondary street, surface (min) 30' N/A N/A N/A N/A 

     Secondary street, other 0' N/A N/A N/A N/A 

Height       

     Overall 46' 46’ 12’ ± 46’ 46’ 

     Stories (max) 3 4 1 1 4 3 4 3 

Notes:   
1.  Existing lodging structure to be removed. 
2.  Proposed unit mix: (4) Commercial/Retail; (12) Lodging/Residential; (3) Employee Housing. 
3.  Fourth floor is comprised of loft spaces internal to 3rd level units. 
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Comprehensive Proposed Development Plan Summary  
Glenwood + Simpson PMD (Phase II of Millward + Simpson PMD Master Plan)  

 Underlying 2018 
Zoning (CR-1) 

Approved 2002 
PMD Master Plan   

(Snapshot 
Design) 

Approved 2006 
FDP Design 

Approved 2008 
Building Permit 

Design 

Proposed, 
Revised 2018 FDP 

Design 

Program Details      
 Commercial / Retail  4 units, or 

2 units + restaurant  
4 units 4 units 4 units 

 Lodging / Residential      
  No. of Units  14 units  13 units  12 units 11 units 
  No. of Bedrooms  37 bedrooms  27 bedrooms  29 bedrooms 26 bedrooms 
 Employee Housing      
  No. of Units  4 units 4 units 4 units 3 units 
  No. of Bedrooms  4 bedrooms 4 bedrooms 4 bedrooms 4 bedrooms 
      
Floor Area Allowed      
 Lot Size 15,000 sf 15,000 sf 15,000 sf 15,000 sf 15,000 sf 
 Maximum FAR 0.65 + 0.15 for 

lodging use 
2.0 spread over 

entire PMD  
2.01 2.01 1.78  

 Maximum Floor Area  12,000 sf N/A 30,150 30,150 26,689 sf 
      
Floor Area Proposed      
 Commercial / Retail  7,200 sf 5,834 sf 5,564 sf 5,201 sf 
 Common / Circ. Areas      
  Grade Level  -- 1,474 sf 1,788 sf 1,579 sf 
  2nd Level  -- 1,244 sf 1,482 sf 1,064 sf 
  3rd Level  -- 1,244 sf  1,217 sf 846 sf 
  Subtotal   4,170 sf 3,962 sf   4,487 sf  3,489 sf 
 Lodging / Residential      
  2nd Level  -- 9,865 sf 9,603 sf 8,622 sf 
  3rd Level  -- 8,219 sf  8,240 sf 7,326 sf 
  3rd Level Loft  -- 2,254 sf  2,204 sf 2,051 sf 
  Subtotal  22,570 sf 20,338 sf  20,047 sf 17,999 sf 
 Total Tabulated Floor Area  33,940 sf 30,134 sf 30,098 sf 26,689 sf 
 Tabulated FAR  2.26  2.01  2.01 1.78 
       
 Employee Housing  2,350 sf 2,545 sf  2,582 sf 2,107 sf 
 Total Above Grade Area  36,290 sf 32,679 sf  32,680 sf 28,796 sf 
      
Dimensional Limitations      
 Bldg. Height Above Grade 46’ if roof ≥ 5/12 

42’ if roof < 5/12 
46 feet 46 feet 46 feet 46 feet 

 No. of Stories Above 
Grade 

3 stories 4 stories  4 stories 
(3rd level contains  

interior lofts)  

4 stories 
(3rd level contains  

interior lofts) 

4 stories 
(3rd level contains  

interior lofts) 
 Building Setbacks      
  Street  0’ - 5’ 0 ft 0 ft 0 ft 0 ft 
  Alley 0’ or 5’ 0 ft 0 ft 0 ft 0 ft 
  Rear (side) 10’ 0 ft 0 ft 0 ft 2 ft 
      
Landscape Area      
 Minimum LSR 0.10 0.05 0.05 0.05 0.05 
 Landscape Area Provided  750 sf  772 sf 772 sf 750.2 sf 
 LSR Achieved  0.05  0.051  0.051  0.058 
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 Underlying 2018 
Zoning (CR-1) 

Approved 2002 
PMD Master Plan   

(Snapshot 
Design) 

Approved 2006 
FDP Design 

Approved 2008 
Building Permit 

Design 

Proposed, 
Revised 2018 FDP 

Design 

Employee Housing Required      
 Commercial / Retail      
  Rate 156 sf/1000 sf Defers to LDRs  0.42 persons/ 

1000 sf 
.42 persons/ 

1000 sf 
156 sf 

1000 sf 
  Calculated  -- 2.45 persons 2.45 persons 811.36 sf 
  Plus Circulation Areas     82.10 sf 
 Lodging / Residential      
  Rate 47 sf/1000 sf Defers to LDRs  1.75 persons/unit 1.75 persons/unit 47 sf/1000 sf 
  Calculated  -- 3.5 persons 3.5 persons 845.95 sf 
  Plus Circulation Areas     139.20 sf 
 Total Required  -- 7.95 persons 7.95 persons 1,878.70 sf 
       Credit (calculation below)      167 sf 
       Total minus Credit     1,711.70 sf 
Employee Housing Proposed      
 Floor Area Provided  N/A N/A N/A 2,107 sf 
 No. of Units Provided  5  4 4 3 
  1 Bedroom Units  5 4 4 2 
   Persons housed  7.0 persons 7.0 persons 7.0 persons N/A 
  2 Bedroom Units  0  0 0 1 
   Persons housed  0 0 0 N/A 
  Credit for Existing 

10-unit motel bldg: 
     

   Credit Rate 47 sf/1000 sf .13 persons/ 
bedroom 

.13 persons/ 
bedroom 

.13 persons/ 
bedroom 

47 sf/1000 sf 
 (24’x148’ bldg.) 

   Credit Calculated  1.3 persons 1.3 persons 1.3 persons 167 sf  
 Total Housing Provided     2,274 
  No. of People Housed  10.05 persons 8.3 persons 8.3 persons N/A 
 Surplus Provided sf  N/A N/A N/A 228.3 sf  
 Surplus Provided as %  ---- ----- -- 21% 
      
Parking Required LDR PER MASTER 

PLAN FORMULA 
PER MASTER 

PLAN FORMULA 
PER MASTER 

PLAN FORMULA 
PER MASTER 

PLAN FORMULA 
 Commercial / Retail      
  Rate 3.37 spaces/ 

1000 sf 
3 spaces/1000 sf 

within formula  
3 spaces/1000 sf 

within formula  
3 spaces/1000 sf 

within formula  
3 spaces/1000 sf 

within formula 
  Calculated  ----- ----- ----- 7.14 
 Lodging / Residential      
  Rate 1.5 spaces/DU 2/unit within 

formula 
2/unit within 

formula  
2/unit within 

formula  
1/unit within 

formula**  
  Calculated  ----- ----- ----- 10.78 
 Employee Housing      
  Rate 0 (on-site housing) 1/unit within 

formula 
1/unit within 

formula 
1/unit within 

formula 
1.5/unit within 

formula ** 
  Calculated  3.92 spaces 3.92 spaces 3.92 spaces 4.41spaces 
 Subtotal Required 34 spaces -- -- -- 22.33 spaces 
 Total Off-Street Reqd.  Not specified for 

individual phase 
34  spaces  32 spaces 23 spaces 

Parking       
  Basement Spaces  27 spaces 27 spaces 25 spaces 25 spaces 
  Credit for Existing Dev.  10 spaces 10 spaces  10 spaces  10 spaces  10 spaces  
 Total Parking Provided  37 spaces   35 spaces  35 spaces 35 spaces 
 Surplus Parking   -- 1 space  3 spaces 12 spaces  
 Curbside Street Spaces 

Available  
 10 spaces 8 spaces 7 spaces 7 spaces 

      

 
** 2014 Millward + Simson PMD Master Plan -1st Amendment changed lodging/residential requirement to 1 space per unit and changed the 
requirement for employee housing to 1.5 spaces per unit. 
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Site Plan 

 See Exhibit J:  Site Plan   

Floor Plans 

 See Exhibit K:  Floor Plans and Elevations  

Posted Notice 

 Public Notice in accordance with LDR Section 8.2.14.C.4. shall be posted on site by the applicant when 

 public meetings are scheduled by the Town Planning Department. 

 See Exhibit L:  Posted Public Notice Template 

IDENTIFIED APPLICABLE ARTICLES OF THE TOWN LDRS  

The Town Planning Department identified the following Land Development Regulations as applicable in the January 

30, 2018 Pre-Application Conference Summary: 

Article 1:  General Provisions. Division 1.9 Nonconformities   

There are no nonconformities associated with the Glenwood + Simpson PMD FDP application. The proposed 

development must be consistent with the approved Millward + Simpson PMD Master Plan, as amended.  

Article 2: Complete Neighborhood Zones  

The current zoning and neighborhood character zones are not applicable to this project. The development standards 

presented in the Millward + Simpson PMD Master Plan as amended govern the review of the Glenwood + Simpson 

PMD. However, in addition to conformance with the Master Plan the applicant will demonstrate the project’s 

benefits to the neighborhood considering the current zoning and the town’s current Comprehensive Plan, Community 

Streets Plan and Design Guidelines.  

Division 2.2.1: Rules Applicable to All Complete Neighborhoods  

Division 2.2.2.A:  Form Standards  

The physical development and form standards in the current LDRs for the Town are not applicable to this project. 

The development standards presented in the Millward + Simpson PMD Master Plan as amended govern the review 

of the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan this application will 

demonstrate the project’s benefits to the neighborhood considering the form standards adopted in recent years 

regarding Streets, Pedestrian Frontages, Building Frontages and Parking.  

 

39



Y2 CONSULTANTS 5/16/2018 
FINAL DEVELOPMENT PLAN APPLICATION  FOR GLENWOOD + SIMPSON PMD  PAGE 19 OF 53 
 

2.2.1.B: Streets 

The physical development and form standards in the current LDRs for sidewalks are not applicable to this project. 

The development standards presented in the Millward + Simpson PMD Master Plan as amended govern the review 

of the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan this application will 

demonstrate the project’s benefits to the neighborhood considering the form standards adopted in recent years. 

The Town of Jackson’s 2015 Community Streets Plan, specifically Town Neighborhood Form D2 “Town Commercial 

Core”, states that the “Town intent is that all residential areas shall have sidewalks provided on both sides of every 

street… Detached sidewalks with tree-planted furnishings zones are encouraged.”   The Application meets this 

philosophical intent and the literal terms of 2.2.1.B as described below in Pedestrian Footages and Building 

Frontages.  

2.2.1.C: Pedestrian Frontages  

The physical development and form standards in the current LDRs regarding pedestrian frontages are not applicable 

to this project. The development standards presented in the Millward + Simpson PMD Master Plan as amended 

govern the review of the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan this 

application will demonstrate the project’s benefits to the neighborhood considering the form standards adopted in 

recent years. 

Pedestrian frontages are the spaces that occur on public and private property between the curb and the building and 

are required along primary and secondary streets. In the current LDRs, good pedestrian frontages are deemed 

essential for fostering mixed-use, walkable, and pedestrian oriented development.  

One of the main objectives driving the planning and design process for the Millward + Simpson PMD Master Plan 

and the Glenwood + Simpson PMD for this site has been to place a priority on the development of great pedestrian 

spaces and connections. To the pedestrian the site is primarily experienced along its two most public faces – 

Simpson Avenue and Glenwood Street. The site plan responds to the character of these two streets. 

Along the entirety of both primary street frontages, the applicant proposes to construct an arcade or covered 

pedestrian walkway, which varies in width from 6’-2” to 18’-2” along its length with additional space indented at 

building entryways. The arcade will provide shelter from the elements and a clear walkway for pedestrians, adding 

to the covered walkways extending south from the Town Square, 1½ blocks to the north.  Combining the covered 

arcade and paved/planted strip areas, the total sidewalk width, from back of curb to face of building, will vary from 

11’-6” to 23’-6”.  Although the narrowest points are slightly less than the current 13’ standard for CR-1 Zoning, the 

overall function, appearance and intent are comparable - in fact matching the conditions at the Vertical Greenhouse 

to the west and greatly exceeding the conditions found at the property across the alley to the north.  Clear head 

height at the covered arcade area varies from 10’- 0” at the north east corner to 12’- 5” at the southwest corner.   

A four-foot-wide area of sandset pavers, to match Town’s streetscape standards, is proposed adjacent to the 

curbline on both Simpson and Glenwood to separate pedestrians from the street and provide snow storage space. 

Tree grates are proposed for all street trees to match the Town’s streetscape standards. In the 2006 FDP application 

a four-foot-wide planted area was originally proposed in part to mirror the Center for the Arts across the street, but 

public works was very concerned with having adequate snow plowing storage, so it was changed to pavers.  
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In addition to using that area for snow storage, it will look much better in the spring than snow-salt-smashed 

planting areas typically do.  With parallel parking along the street, people will be stepping out of their cars onto 

pavers, and not wet grass or mulch. In this potentially high-traffic area, landscapes may receive a lot of traffic and 

therefore compaction.  The trees will fare better if provided with Engineered Soils beneath permeable pavers 

protected by tree grates. Tree grates will be selected to reinforce the building’s design.  Pavers can also reduce the 

amount of dog mess in front of the building which may occur with a planted area. 

The three required components of the Pedestrian Frontage under current LDR Section 2.2.C have been addressed: 

 The Furnishing/Planting Area in the Glenwood + Simpson PMD is designed to accommodate utilities, 

 door swing, street trees, snow  storage, and building columns.  A pattern of scored concrete, interspersed 

 with sand-set pavers to match the Town’s streetscape standards, will further define use areas and provide 

 interest on the ground plane.  

 Additional sand-set pavers are located behind the curb in areas where parallel parking will occur.  These 

 pavers serve several purposes:  1) they differentiate the walking route from the door-opening, 

 toddler/parcel juggling area, thus reducing collisions; 2) provide safe all-season footing for those exiting 

 their vehicles at the curb; 3) provide an easy-to-clean surface during the year and after spring thaw; 4) 

 provide a temporary snow-storage area in winter; and 5) repeat the urban pavement pattern created 

 elsewhere by the Town.   

 Greenery is located specifically to contribute to the pedestrian safety and interest described above.   

 Tree grates will be selected to reinforce the building’s design for aesthetic continuity.  The grates will also 

 protect the trees’ roots and maintain the ADA walking surface around the trees.  The subgrade design and 

 engineering will allow each tree’s root zone to extend well beyond the “root ball” zone typically allowed 

 for street trees by installing the curb-back pavers atop plant-friendly engineered soils throughout the sand 

 set paver area. 

 The Applicant also will include stand-alone planters, selected to reinforce the building’s design for 

 aesthetic continuity and to highlight outdoor gathering areas while maintaining pedestrian flow and width.  

 Under the current LDRs the distance of the Furnishing/ Planting area is 18” to 3’ (min to max). For 

 Glenwood + Simpson PMD the distance is 24”.  

 The Clear Sidewalk minimum is eight feet under current LDR Section 2.2.1D. Consistent with the 

 Millward + Simpson Master PMD Master Plan governing the site, the Glenwood + Simpson PMD will  

 be a minimum of 6’ wide where direct movement is anticipated but widening at nodes and building 

 entrances. A covered walkway is provided, where the building overhang creates a gallery to further define 

 the space and to continue the pattern of covered walkways extending to the Town Square. The gallery 

 extends approximately 100% of the south façade along Simpson Avenue and 100% of the east façade 

 along Glenwood Street. Current LDR Section 2.2.1.C requires galleries be contiguous and extend for 75% of 

 the Primary Street façade.  

  The Building Transition Area in the Glenwood + Simpson PMD benefits from the varied pavement width 

 where the building footprints steps back, and patterns of sand-set pavers serving as visual “rugs” at 
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 entries, all in order to invite pedestrians to the businesses inside and to provide gathering areas. This is 

 consistent with  the current LDR section 2.2.1.C which requires Building Transition areas to be hardscape.  

A handicap ramp shall be installed at the intersection of Glenwood and Simpson streets – immediately adjacent to 

the building’s Main Entry and associated with painted crosswalks - to facilitate pedestrian  circulation to Center for 

the Arts and all points south.  Bicycle racks are included along both the Glenwood  and Simpson frontages, as well 

as adjacent to the employee housing units on the west, for a total of 12 bike parking spaces. 

2.2.1.D: Building Frontages  

The physical development and form standards in the current LDRs regarding building frontages are not applicable to 

this project. The development standards presented in the Millward + Simpson PMD Master Plan as amended govern 

the review of the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan this 

application will demonstrate the project’s benefits to the neighborhood considering the form standards adopted in 

recent years regarding building frontages.  

All of the uses along Glenwood Street and Simpson Avenue are commercial retail spaces which are considered 

“Shopfront” under the current LDRs (Section 2.2.1.D.1). However, it is quite possible one or more of the commercial 

retail spaces will end up being used for a law firm, financial planner/accounting firm, and/or real estate office and 

therefore “Office” form standards would apply (Section 2.2.1.D.2). 

Building frontages in the current LDRs set standards for building facades that face primary and secondary streets to 

ensure that the facades address each street appropriately. They play an important role in shaping the built 

environment and enhance the pedestrian experience.  

Both the Glenwood Street and Simpson Avenue frontages are considered “primary”, whereas the north alley façade 

is considered “secondary.”  The project is built to the property edges: at the ground level on Glenwood, the street 

wall steps back to acknowledge entrances to the retail and create wider and more inviting pedestrian space. Forty 

feet of the building is proposed to extend to the lot line along the Glenwood Street (east side) frontage, providing 

the immediate street/building connection that lends such a strong character to the center of the Town of Jackson.  

The remaining 110-feet is pulled back from the property line on the ground floor from 11-18 feet from the curb to 

provide an interesting and expanded pedestrian area. 

As noted, the ground floor along Glenwood Street and Simpson Avenue will have a number of retail and/or office 

tenants.  A cantilevered canopy will act as a common space addressing the individualized retail storefronts and 

entrances. The space created by the canopy will be at a human scale, reducing the perceived mass of the building 

and increasing the comfort of approaching the building on foot. By cantilevering the canopy from the face of the 

building and reducing the need for support columns, the canopy will provide the cover and character described 

above while keeping the walkway clear for pedestrian circulation, snow storage and removal. Where columns are 

located in the pedestrian right-of-way they are placed to ensure a minimum 6-foot clear, unobstructed walk and 

form the edge to the area along the curbline to create an inviting and unimpeded pedestrian way.   

The corner where Glenwood Street meets Simpson Avenue is the most prominent position on the site. A primary 

retail entrance is in this location and addresses the street corner. The sidewalk is widened and the building 

entrance steps back from the corner, creating 5-feet of extra room along both streets for the casual gathering or just 
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waiting to cross Glenwood on the way to a performance or opening at the Center for the Arts or for those headed to 

and from the SpringHill Suites across the street – perhaps to dine in their restaurant which is highly visible on the 

opposite corner of that intersection.  That intersection also offers a significant and potentially “first” view of the 

community’s Vertical Greenhouse – one of the first of its kind in the world and a tourist attraction.  Another function 

of the wider sidewalk is to narrow the street slightly at the corner – providing a comfortable pedestrian crossing of 

Glenwood Street over to the west Entry Plaza for the Center for the Arts located directly opposite. Such a crossing 

was envisioned by the South Glenwood St. Design Charrette; the proposed development aims to contribute to the 

realization of that community vision.  

Turning onto Simpson Avenue, the proposed building fronts directly onto the sidewalk to create a continuous 

building edge intended to be compatible with the parking structure and the Vertical Greenhouse. The unit on the 

ground floor of Simpson Avenue is also a commercial/retail use. Access to the employee units is from a walkway on 

the west side of the building.  Each employee housing unit has its own private entry off the walk, and planting areas 

flank the walkway and each entry door. 

The transition to Building Frontage is eased with the attention to detail in the Pedestrian Frontage which is in 

accordance with both the Millward + Simpson PMD Master Plan.  

Story Height - Shopfronts (2.2.1.D.1) 

The ceiling height of the grade level commercial/retail spaces (and the floor height of the second level 

residential/lodging spaces) is at a constant elevation, while the elevation of the ground level itself varies in 

response to the site’s sloped grade.   Ceiling finishes at the grade level commercial/retail spaces will be the 

responsibility of the individual owners or tenants as is customary - and thus may vary - but clear height from floor to 

bottom of structure varies from 10’-6” to 12’-6.” Actual floor-to-floor dimension, or story height, varies from 12’-2” 

to 14’-2”.  The floor-to-floor height between second and third floors is a constant 12’-6” throughout the building.  

The floor-to-floor height between the third level spaces and their internal lofts is 9’-5”, however those loft floors are 

not visible at the front of the building. 

Transparency – Shopfronts (2.2.1.D.1) 

Along the Glenwood and Simpson frontages, windows or glazed doors comprise 60% of the surface area of the 

grade level building façade below the sidewalk canopy, while windows or balcony openings comprise 40% of the 

second and third levels façade above the sidewalk canopy.  

Blank Wall Area – Shopfronts (2.2.1.D.1) 

At the grade level facade below the sidewalk canopy, the longest continuous section of blank, non-perforated wall 

is 3’-6”.  At the second and third levels façade above the sidewalk canopy, the longest section of blank, non-

perforated wall is 6’-0”. 

Pedestrian Access – Shopfronts (2.2.1.D.1) 

All grade level commercial/retail spaces have at least one large, well-articulated, public storefront entry leading 

directly from the sidewalk arcade.  If the two northern most units located on Glenwood Street are combined, the 
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resulting unit would have two entries.   In addition, each commercial/retail space has a secondary, rear entrance 

leading to the common lobby and restroom or loading dock areas.   

2.2.1.E: Parking  

The Glenwood + Simpson PMD will provide its required parking on site, in sufficient quantity to meet the maximum 

parking demand for this phase as per the shared parking methodology approved within the Millward + Simpson 

PMD Master Plan.  The amount of required parking is 23 spaces. There are 25 spaces in the onsite underground 

parking garage.  There are ten (10) existing parking credits allotted to the site under the Town LDRs for parking 

provided by existing development as of 1988 as determined in 2005. There are also 7 on-street parking spaces 

adjacent to the project frontage on Glenwood Street and Simpson Avenue that can serve as convenient short-term 

spaces for visitors, guests and patrons of the development and provide a buffer for high-season peak parking needs.  

See Comprehensive Development Plan Summary above and Section 6.2 Parking and Loading below, which has the 

detailed calculations of the shared parking formula.   

Division 2.2.3.A:  CR-1 Commercial Residential-1 

Again, the development standards for the current zoning and neighborhood character zones are not applicable to 

this project. The development standards presented in the Millward + Simpson PMD Master Plan as amended govern 

the review of the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan the 

applicant will demonstrate the project’s benefits to the neighborhood considering the current zoning.  

The property lies within the Commercial Residential - 1 (CR-1) zone adopted last year and is within the Lodging 

Overlay (LO).   The intent of the CR-1 zone is to provide for mixed-use development consisting primarily of offices, 

retail and residential development. Lodging uses are allowed within the Loading Overlay.  This zone is often located 

between secondary corridors and may serve as a transition zone between higher intensity commercial areas and 

residential neighborhoods (LDR 2.2.3.A. CR-1, Intent). The Glenwood + Simpson PMD lies is immediately adjacent to 

Downtown Core zoning along Pearl Avenue and one block north of an Auto-Urban Residential (AR) zone on Hanson 

Street.  

Division 2.2.3.B:  Physical Development 

The physical development standards in the current LDRs for the Town are not applicable to this project. The 

development standards presented in the Millward + Simpson PMD Master Plan as amended govern the review of 

the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan the applicant will 

demonstrate the project’s benefits to the neighborhood considering the current standards adopted in recent years. 
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Dimensional Schedule for Millward + Simpson PMD Master Plan  
The approved Master Plan established the following dimensional limitations for the overall PMD: 

  

Min. 

LSR 

Max 

Gross 

Density 

(du/ac) FAR 

Min. 

Site 

Area 

(sf) 

Min. 

Lot 

Size 

(sf) 

Min. 

Street 

Yard 

(ft) 

Min. 

Side 

Yard 

(ft) 

Min. 

Rear 

Yard 

(ft) 

Max 

Height 

(ft) 

PMD Master 

Plan 0.05 n/a 

2.0 

Avg. 22,500 n/a 0 0 0 46' 

 

The Millward + Simpson Master Plan provides that a development may utilize the bonus standards provided two of 

the following criteria are met:   

 Fifty percent (50%) or more of the total square footage as residential or lodging uses (within the LO), 

which is met as the Glenwood + Simpson PMD is seventy percent (70%) residential or lodging.  

 Sub-grade parking to satisfy the majority of the parking requirement (excepting surface spaces for 

loading/unloading or similar short term uses, which is met with the twenty-five (25) subgrade parking 

spaces.  

 Exceeding the employee housing requirements (not including allowable credits) by at least twenty 

percent (20%).  

 Design and use features that substantially advance the goals of the Transportation Section within 

the Comprehensive Plan (2004 Comprehensive Plan), which is met.  

Structure Location and Mass: 

 Setbacks (2.2.3.B.1) 

Consistent with the Millward + Simpson PMD Master Plan, the proposed setbacks are 0’ on all primary and 

secondary streets and interiors, along Glenwood Street and Simpson Avenue, and 2’ feet along the rear of the site 

which abuts the east wall of the Town Parking Garage. The project is built to the property edges. At the ground 

level on Glenwood Street, the street wall steps back to acknowledge entrances to the retail and create wider and 

more inviting pedestrian space.  

Setbacks in the CR-1 zone range from 0’ - 5’ on all primary and secondary streets and interiors, and 10’ minimum at 

the rear of the site and against abutting protected zone(s).   

Height (2.2.3.A.2) 

Under the Amended Millward + Simpson PMD Master Plan buildings: 

 [A]re 4-story, 46-foot to a maximum of 50.6 feet (when utilizing the 110% bonus for sloped sites) 

in height with a 3 -story façade along public streets and alleys. The fourth-floor steps back from 

the footprint to reduce the perceived mass of the buildings from the pedestrian realm as measured 
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from the immediately adjacent property boundaries (measurement per Town Design Guidelines). 

This stepping-back also allows southern exposure, natural light and views of the surrounding 

mountains and buttes to penetrate to the street level and the interior of the buildings. Utility 

elements of the buildings (elevator run-outs, mechanical, etc.) may be an additional 4-feet above 

the allowed building height as consistent with the Town of Jackson Design Guidelines.  

The maximum height of the Glenwood + Simpson PMD building is 46 feet.  Consistent with the Master Plan, the 

fourth floor, which serves as loft areas for the third-floor units, is set back from the front of the building resulting in 

a 3-story façade.  

Under current LDRs Section 2.2.3.A.2, for CR-1 “Buildings can be up to 3 stories in height. Buildings are pulled up to 

the street, awnings, galleries, porches, stoops, and windows and doors work in concert to provide an attractive 

pedestrian environment that complements and serves the surrounding neighborhood.” Under Section 2.2.3.B.2 

buildings may achieve a maximum of 46’ if the roof pitch is greater than or equal to 5/12.  The roof pitches at the 

tallest parts of the proposed building are 3.5/12 or flat.  However, in addition to being consistent with the Master 

Plan, those elements mirror the vocabulary of forms used at the adjacent buildings while at the same time being 

shorter than those buildings. 

FAR (2.2.3.B.2) 

Under current zoning for C-R-1. Maximum FAR is .65 with a .15 bonus of additional FAR for lodging uses. The 

Millward + Simpson PMD Master Plan, consistent with the goals of the PMD Ordinance, has an approved maximum 

FAR of 2.0 that may be averaged over the entire development.  Individual blocks as originally contemplated could 

exceed 2.0 as long as subsequent proposals are less than 2.0 and in aggregate the entire Master Plan does not 

exceed 2.0 FAR.   

During review and approval of the Millward + Simpson PMD Master Plan, architectural floor plans and site level 

plans were submitted and reviewed as part of the process to show an example of development that could be 

expected when applying the dimensional limitations, design guidelines and other provisions of the Master Plan.  

The floor/site plans, elevations program and uses, represented a Sketch Plan or “snap-shot” that was used to assist 

those reviewing the Master Plan in understanding the feasibility and character that could reasonably result from 

applying the Master Plan provisions.  The “snapshot” floor/site plans illustrated the following FAR for the blocks 

within the Master Plan:   

Millward + 
Simpson PMD 
Master Plan 
Phases:  

Block 1A: 
Removed from 

Master Plan 
(2013) 

Block 1B: 
Removed from 

Master Plan 
(2013) 

Block 2: 
Glenwood + 

Simpson PMD 
(Phase II) 

 

Block 3:  
Springhill Suites 

by Marriott 
(Phase I)  

Block 4: 
Removed from 

Master Plan 
(2013) 

FAR in 2002  1.68 1.86 2.26 2.30 1.68 

 

The 2006 Glenwood + Simpson PMD approved by the Town Council had a FAR of 2.01. The SpringHill Suites 

developed as Phase I has a FAR of 2.05. Therefore, the FAR for this phase has been reduced to comply with the 

requirement that FAR for the entire Master Plan development (Phase I and Phase II) not exceed 2.0 collectively. 

Glenwood + Simpson PMD as proposed in this application has a FAR of 1.78.  
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Scale of Development    

Building projections and the continuous sidewalk canopy bring the scale of the building down to human proportion 

at the pedestrian level. Stepping back the upper floors provides opportunities for screening taller building elements 

through “sky-plane” devices and yields a street-level experience of a two-story building.  Along the street and alley 

frontages, the third level is set back significantly from the front of the building and, in most of those cases, is also 

obscured by protruding, second story, covered balcony elements.  The only exception to this is at the northeast 

corner of the building, where the building’s most-prominent three-story mass extends all the way to the sidewalk - 

solidly anchoring the building to the site.  A significant portion of that mass above the sidewalk canopy is broken up 

by a two-story, covered balcony area.  In addition to serving as a beacon for the commercial retail functions of the 

building, this mass is also a necessary response to the rhythm of masses created by adjacent buildings:  The Center 

for the Arts, with its soaring studio spaces and 64’ tall theater fly-tower lies directly to the east of this building. The 

Vertical Greenhouse and the Town of Jackson’s parking structure, including 56’ tall circulation towers are 

immediately adjacent to this building on the west and the four-story SpringHill Suites is across the street to the 

south.  

Both additive and subtractive massing have been employed to reduce the visual impact of the building and to create 

engaging entrances and pedestrian spaces. The stepped-back upper roofs shed onto terraces or canopies, avoiding 

the deposit of snow and rain on pedestrian ways. The peaked upper roofs also further pull the highest parts of the 

building away from the view of the street and tuck the loft levels into roof structure as anticipated in the Master 

Plan sketches. 

Mechanical equipment is screened from view within the roof structure and directs noise upward, away from the 

inhabited spaces of the building and the outdoor public spaces. 

Building Design  

The Glenwood + Simpson PMD project will compliment other development in the immediate area such as the 

Center for the Arts, the SpringHill Suites, the Vertical Greenhouse as well, the two-story commercial building to the 

north on the southwest corner of Pearl and Glenwood and other buildings and infrastructure along Pearl Avenue.  

The project will also significantly mask the mass of the Town Parking Structure on its east side. The proposed 

project- located within 2 blocks of Jackson’s Town Square will contribute to the ongoing evolution of this vibrant, 

mixed-use, pedestrian-friendly neighborhood. The ground floor will include commercial retail or office space and 

lobby access to the lodging / residential units at the public street fronts, with employee housing accessed from a 

semi-private rear court.  The upper floors are comprised exclusively of market residential/lodging.   

Structured underground parking for the project will be accessed from the alley.  A fully-enclosed and screened 

garbage collection area is recessed off the alley ROW. 

Ground-floor retail spaces are provided in a variety of configurations.  Along the Glenwood Street frontage, where it 

is anticipated that the commercial occupants may be art galleries taking advantage of proximity to the Center for 

the Arts and helping to reinforce an “arts corridor” connection between the Town Square and the Center with large, 

unobstructed spaces and expansive exterior window walls combine to offer flexible floor plans with ample, indirect, 

natural lighting.   On the Simpson Avenue frontage, the retail spaces were designed to be more intimate in nature 
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for small boutique shops that may be the occupants in order to directly capitalize on proximity to the newly built 

hotel traffic not to mention Vertical Greenhouse and the Parking Garage.  

At the upper floors, luxury apartments are available in a range of sizes and configurations.  All apartments enjoy 

private exterior balconies, vaulted ceilings with high-window views to the mountains to the south, east or both, and 

all bedrooms have ample access to direct or indirect natural lighting. 

The ordering principles that have shaped the design are to provide a functional and appealing pedestrian experience 

and to ensure compatibility of uses and scale with surrounding potential development based on current zoning.  The 

resulting project is a positive contribution to the growth of the region - by optimizing the land within the Town and 

offering mixed use retail and residential/lodging unit types not currently available in the marketplace, the plan 

combats the tendency for sprawl.  The proposed building meets all of the requirements of the design guidelines 

established in the approved Master Plan, as well as the Town of Jackson Design Guidelines, as follows: 

Public Space 

 The project creates usable, human-scale public spaces that relate to the uses within the building and the 

individual characters of the adjacent streetscapes. 

 The building form creates a protected and inviting pedestrian way that connects to adjacent uses and 

walkways, including the primary link between the Town’s parking garage and the downtown area. 

 The public spaces surrounding the building form clear, engaging pedestrian entries along the street edges 

and at the street corner. 

 The public streetscape forms a seamless extension of the pedestrian walkway network of the downtown 

area, upgrading the existing sidewalks and encouraging pedestrian use. 

 The proposed sidewalks follow the precedent set by the Center for the Arts for the design of Glenwood Street. 

Most significantly, at the street corner the expanded sidewalk will make a more recognizable pedestrian 

entry to the building and provides a shorter crossing at the point directly opposite the Center for the Arts as 

pedestrians make their way between the Center for the Arts and the parking structure, or the Hotel and the 

Town Square.  

Composition 

The composition, proportion and rhythm of building elements and transparency of the ground floor make for clear 

entries and an inviting visual impact, particularly at the pedestrian level. 

The character of the Glenwood + Simpson building with its saw-toothed roof design and clerestory windows was 

designed specifically to mirror the roof forms at the Center for the Arts roofline and relate to its modulated, 

contemporary elements, without being directly derivative.  

The character of the development was intended to contribute to the appearance of a neighborhood that evolved and 

was built over time by ensuring a mix of styles and forms that are unique yet still respectful of each other.    

48



Y2 CONSULTANTS 5/16/2018 
FINAL DEVELOPMENT PLAN APPLICATION  FOR GLENWOOD + SIMPSON PMD  PAGE 28 OF 53 
 

Site Development 

The driveway for vehicular access to the below grade parking is accessed off the alley. For further discussion of the 

driveway and vehicular access standards (per Pre-Application Summary checklist), please see below under Article 6 

Division 6.2 Parking and Loading Standards and Division 7.6 Transportation Facility Standards.  

Fencing  

There are no fences proposed for this project. 

 Division 2.2.3.D: Development Options  

The project, once a building permit is issued, will begin the subdivision process for condominium ownership. The 

condominium subdivision will account for the various types of use and provide General and Limited Common Areas 

allocated appropriately for the various uses.   

Division 2.2.3.E:  Additional Zone-Specific Standards  

Additional specific standards identified by the Town Planning Department applicable to this development is the 

Millward + Simpson PMD Master Plan. The current FDP submittal is consistent with the Millward + Simpson PMD 

Master Plan as amended.  

See Exhibit M:  Affidavit and Agreement Relating to the 1st Amendment of the Millward and  

   Simpson Planned Mixed-Use Development Master Plan recorded May 6, 2016 

 

See Exhibit N:  Affidavit and Agreement Relating to Extension and Amendment of a Planned  

   Mixed-Use Development Master Plan recorded on July 25, 2013 

 See Exhibit O:  LDR Section 2325 Planned Mixed-Use Development (PMD) Ordinance   

  

Article 5: Physical Development Standards Applicable In All Zones 

In the Pre-Application Conference Summary, the Planning Department identified the following divisions of Article 5 

as applicable to Glenwood + Simpson PMD but noted that it is the Millward + Simpson PMD Master Plan that 

governs the uses and standards: 

 Division 5.5:  Landscaping Standards 

 Division 5.6:  Sign Standards 

  Division 5.7:  Grading, Erosion Control and Stormwater Management 

 Division 5.8:  Design Guidelines 

 

The physical development standards in the current LDRs for the Town are not applicable to this project. The 

development standards presented in the Millward + Simpson PMD Master Plan as amended govern the review of 
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the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan the applicant will 

demonstrate the project’s benefits to the neighborhood considering the current standards adopted in recent years.  

 

Division 5.5: Landscaping Standards 
 

Currently, the site boasts broken pavements and some luckless weeds, and is currently used for random overflow 

parking.  There are no existing trees nor landscaping of note.   

 

The approved Millward + Simpson PMD Master Plan 1st Amendment’s stated Site Design Intent is “to place a 

priority on the development of pedestrian spaces and connections.”   

 

Under the development rights granted by virtue of the PMD (and the site’s current zoning), development is permitted 

to extend directly to the lot lines on all sides.  At the same time the site is a principal north-south pedestrian 

corridor – all the way from Snow King to the Town Square, with side trips to the Snake River Brewing and the 

Center for the Arts along the way - and as such has an obligation to provide pedestrians with a pleasing, safe, and 

engaging experience.  

 

To the pedestrian the site is primarily experienced along its two most public faces – Simpson Avenue and 

Glenwood Street. The landscape plan responds to the character of these two streets and the anticipated volume of 

foot traffic.  In addition, the landscape elements are intended to compliment the architecture, and to allow the 

various street-level enterprises to engage pedestrians.  

 

Therefore, the Applicant considers hardscape and street furnishings a part of this Landscape discussion.  Refer to, 

Exhibit P - Landscape Plans Revised 2018 for elements discussed below. 

 

Revisions to the landscaping approved in 2006 reflected in this current application include:  

 

1. Reduced building footprint  

2. Additional street trees, increased number of trees and tree grates from 8 to 10 

3. Revised street tree species, to accommodate the overhead canopy 

4. Revised bicycle parking location and expanded bicycle parking  

5. Planting beds at-grade along west property line 

6. Additional plantings in the form of moveable planters (at Applicant’s discretion)  

 

 

5.5.2: Landscape Plan   

The required landscape areas are intended to:  

(1)  enhance interest and safety of the pedestrian experience throughout the Furnishing/Planting area, as 

 intended by the PMD 

(2)  soften the walkway to the employee residential units, further separate the walkway from the underground 

 parking ramp, and soften the appearance of utility boxes in that area  
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The proposed Landscape Plan meets all of the requirements of the design guidelines established in the approved 

Master Plan, as well as the Town of Jackson Design Guidelines, as follows: 

Public Space 

 The project creates usable, human-scale public spaces that relate to the uses within the building and the 

individual characters of the adjacent streetscapes. 

 The building form creates a protected and inviting pedestrian way that connects to adjacent uses and 

walkways, including the primary link between the Town’s parking garage and the downtown area. 

 The public spaces surrounding the building form clear, engaging pedestrian entries along the street edges 

and at the street corner. 

 The public streetscape forms a seamless extension of the pedestrian walkway network of the downtown 

area, upgrading the existing sidewalks and encouraging pedestrian use. 

 The proposed sidewalks follow the precedent set by the Center for the Arts for the design of Glenwood 

Street. Most significantly, at the street corner the expanded sidewalk will make a more recognizable 

pedestrian entry to the building and provides a shorter crossing at the point directly opposite the Center for 

the Arts as pedestrians make their way between the Center for the Arts and the parking structure, or the 

Hotel and the Town Square.  

 

Concrete walks shall feature score patterns sized for interest at the pedestrian scale; mortar-set pre-cast pavers 

will highlight the building entries; sand-set pavers to match the Town’s streetscape standards, will further define 

use areas and provide interest on the ground plane.  

 

 Additional sand-set pavers are located behind the curb in areas where parallel parking will occur.  These 

 pavers serve several purposes:  1) they differentiate the walking route from the car-door-opening, 

 toddler/parcel juggling area, thus reducing collisions; 2) provide safe all-season footing for those exiting 

 their vehicles at the curb; 3) provide an easy-to-clean surface during the year and after spring thaw; 4) 

 provide a temporary snow-storage area in winter; 5) repeat the urban pavement pattern created elsewhere 

 by the Town; reinforce the pattern of street tree plantings; and 6) provide a suitable growing environment 

 for successful street trees (described previously in the discussion on the Furnished/Planting Area) . 

 Greenery, although minimal, is located specifically to contribute to the pedestrian safety and interest 

 described above.   

 Tree grates will be selected to reinforce the building’s design for aesthetic continuity.  The grates will also 

 protect the trees’ roots and maintain the ADA walking surface around the trees.   

 The Applicant also intends to provide stand-alone Planters, selected to reinforce the building’s design for 

 aesthetic continuity and to highlight outdoor gathering areas. 
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5.5.3: Required Plant Units    

The LSR program for this Glenwood + Simpsons PMD and the differences from the 2006 design are as follows:  

 
  

 
Underlying 2018 
Zoning (CR-1) 

Approved 2002 
PMD Master Plan 

(Snapshot 
Design) 

 
 

Approved 2006 
FDP Design 

 
Approved 2008 
Building Permit 

Design 

 
Proposed 

Revised 2018 
FDP Design 

Site Area = 15,000 SF      
Landscape Area      
     Minimum LSR 0.10 0.05 0.05 0.05 0.05 
     Landscape Area Required 1,500 SF 750 SF  750 SF 750 SF 
     Landscape Area Provided  840 SF 772 SF 752.2 SF * 750.2 SF 
     LSR Achieved  0.06 0.051 0.05 0.05 

  * Note:  The Applicant reserves the right to add additional plantings in moveable planters, outside the   

    pedestrian travel area in order to highlight future uses and activities within the building frontage. 

 

Accordingly, 750.2 square feet of Landscape Area is provided under the current application, as shown on the Exhibit 

P - Landscape Plans Revised 2018, where the Landscape Area provided is achieved via at-grade plantings. One (1) 

Plant Unit is provided (where one (1) plant unit is provided per 1000 square feet of required landscape area).      

By comparison, under current LDRs in the CR-1 zone, the landscape surface ratio required is 10% (Section 2.2.3.B) 
and Per the Rules of Measurement (Section 9.4.7.E) 1,500 square feet of landscaping would be required: 
   

  LSR (0.10) / Gross Site Area (15,000 SF) = 1,500 square feet of landscape area required  

 

Plant Units required for all uses = 1/1000 SF of landscape area required + 1/12 parking spaces.  Whereas no surface 

parking spaces are proposed to be constructed, no parking space plant units would be required. Therefore, 1.5 plant 

units, rounded up to two (2) plant units – would be required (Section 5.5.3.2).  

 

Per Section 5.5.E.1, the following Plant Units, Alternative A, are proposed:  

  Per unit    x    # units =   Required plants Material  

  1 x 2 = 2 3” caliper canopy tree  

  6 x 2 = 12 6’-8’ large shrubs or multi-stem trees x   

  4 x 2 = 8 #5 container shrubs 

 

Because of the confined space on the site, the urban character which precludes large screening shrubs, and the 

importance to the pedestrian experience of street trees, the applicant proposes equivalents such as bicycle parking 

and attractive planters in lieu of all required 6’-8’ large shrubs.  In keeping with LDR 5.5.E.3, and per LDR 5.5.E.4, 

the following substitutions would be proposed: 

 Four (4) each #5 container shrubs may be replaced with 10 SF planters 

 One (1) each  3” canopy tree may be replaced with one (1) 6-bike rack  
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Therefore: 

 Required Provided  

 Plants       Plants and/or Equivalents Material  

    2  10  3” caliper canopy tree  

     1 Bike rack ( = 1 canopy tree) 

  12  0  6’-8’ large shrubs or multi-stem trees 

    8  0  #5 container shrubs 

     750.2 SF In-ground planters ( = 300 #5 container shrubs) 

 

The landscape materials required under the current LSR standards are exceeded under the proposed Glenwood + 

Simpson PMD.  See Exhibit P Landscape Plans Revised 2018.  

5.5.4: General Landscaping Standards  

In response to 5.5.4.C, the site currently has no mature trees, nor beneficial nor attractive plant materials, 

preservation of which would benefit the neighborhood.  Clearing of existing weeds is considered a positive 

improvement to the parcel.   

 

Per 5.5.4.B, the plants proposed, although non-native, are nevertheless naturalized to the urban environment.  They 

are not considered to be a threat to nearby native plant communities.   

 

Per 5.5.4.F. the Applicant is aware of the necessity to provide ongoing maintenance of the proposed landscaping, 

see below.   

5.5.5: Installation and Maintenance    

The Applicant agrees that supplemental irrigation must be provided to all plants proposed for the site.  An 

underground irrigation system will be designed and specified to meet current standards: the irrigation system will 

be isolated from the public water supply and the building’s water supply, at the point-of-connection, with a 

dedicated double-check valve backflow preventer.  The backflow prevention device will be specified to be installed 

per code, in a location readily available for inspection. The underground system will irrigate the street trees.  

 

The Applicant agrees that regular landscape maintenance will be required, including but not limited to weeding, 

pruning, deadheading, insect control, and repair and/or replacement of any damaged or deceased plant materials. 

 

Division 5.6: Sign Standards 

The Glenwood + Simpson PMD project will feature a combination of wall-mounted and canopy suspended signage 

elements as pertinent to the individual commercial/retail spaces.  Additionally, the residential/lodging and 

employee housing components will be addressed as a whole and identified with the central lobby space entry 

which is located on Simpson Avenue.   Dedicated locations for all such signs have been incorporated and designed 

into the architecture itself and are clearly shown on the exterior elevations included in Exhibit K Floor Plans & 

Elevations. 
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In order to encourage individuality, to enhance the visual interest of the building and to alleviate monotony 

otherwise common in large developments, each individual sign will be up to the tenant to design and propose on a 

one-by-one basis.  Thus, review, approval and permitting of each sign will occur at a future date and will be subject 

to the Town of Jackson’s signage code.   

 

Wall-mounted signs will feature direct front-lit illumination from surface-mounted light fixtures as indicated, and 

control of those fixtures will be by the building maintenance manager.   It is anticipated that, because of the nature 

of the upper floors functioning as sleeping quarters, the lights may be turned off during some non-business hours.  

The proposed light fixtures themselves are the same as approved as during the original 2006 FDP process, and are 

included in the attached Exhibit Q - Exterior Light Fixtures. 

 

Division 5.7: Grading, Erosion Control and Stormwater Management 

Although the site is relatively level (Teton County GIS Contours indicate less than 2 feet of elevation change across 

the site), the percentage of proposed impervious surface triggers a Plan-level grading review (LDR 5.7.1.D.4).  

Accordingly, a Pre-Application conference will be requested during development of the complete Grading and 

Erosion Control Plan for the proposed development.  Following the Pre-App, requested changes will be made to the 

Plan as appropriate, and a formal Grading and Erosion Control Plan will be submitted for review. 

See also attached Exhibit R – Geotechnical Report (2008).  

5.7.2: Grading Standards 

The site is nearly level, sloping slightly to the west-southwest at approximately 1%. Proposed grading will meet 

existing grades at the property lines.  Refer to Exhibit S – Civil Drawings (2008).   

General Standards (LDR 5.7.2.A) and Grading Standards (LDR 5.7.2.B) are, overall, not applicable. 

5.7.3: Erosion Control Standards 

Best Management Practices will be specified to reduce the potential for wind- or water- erosion of materials 

stockpile areas.  Due to the nature of the site, on site stockpiling of material will be minimal, with the majority of 

material storage and administrative activities occurring one block west at 165 S Milward.   

Design Criteria, Standards and Specifications (LDR 5.7.3.B) will be meticulously followed in order to avoid runoff of 

any contaminants.   Preliminary, suggested placement of runoff control measures is indicated in Exhibit AA – 

Construction Staging Plan.   

 

Formal details will be provided with the Grading and Erosion Control Plan submittal.   

 

5.7.4: Stormwater Management Standards 

As noted above, Best Management Practices will be specified to reduce the potential for stormwater runoff through 

the site during construction. 
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Detention and management of stormwater (LDR 5.7.4.A.2 and .3) will be meticulously followed in order to avoid 

runoff of any contaminants.  Storage capacity and outlet calculations will be provided with the Grading and Erosion 

Control Plan submittal.   

 

Currently the site holds an old one-story motel building, gravel and asphalt drives with parking and the lawn where 

a swimming pool used to be.  

 

The existing conditions on the site route stormwater runoff primarily to adjacent roads and ultimately to TOJ 

stormwater infrastructure. The LDR’s allow post- development stormwater flows to be released from a proposed 

development at a rate equal to or lower than the pre-development runoff rate.  For the vehicular parking ramp and 

all roofed building areas, this will be achieved via subgrade infiltration system, similar to other systems permitted 

by the Town of Jackson. Runoff from the suspended sidewalk canopy areas that are located along minor portions of 

both public frontages will be discharged directly to the street, via internal drain piping which daylights at the 

sidewalk curb. 

 

The Amended Master Plan identifies the use of stormwater facilities for storage and controlled release. An 

underground storage facility is shown on the attached plans for collecting and storing stormwater.  A sand/oil 

separator will be included in the garage to treat the runoff collected from the access ramp and drippings from 

automobiles as is indicated. The elevation of the parking garage will require a pump to route drainage to the 

stormwater collection system at the utility connection level. The final design configuration of the stormwater 

collection and storage system as well as the parking garage drainage system and pumping station will be detailed 

at the building permit level of the project as is appropriate.  

  

Division 5.8: Design Guidelines 

The physical development standards in the current LDRs for the Town are not applicable to this project. The 

development standards presented in the Millward + Simpson PMD Master Plan as amended govern the review of 

the Glenwood + Simpson PMD. However, in addition to conformance with the Master Plan the applicant will 

demonstrate the project’s benefits to the neighborhood considering the current standards adopted in recent years.                        

5.8.2: Design Guidelines   

Under the Millward + Simpson PMD Master Plan – 1st Amendment:  

Final Development Plan applications under the Amended Master Plan will comply with the then-

current Town of Jackson Design Guidelines. The Town of Jackson Design Guidelines were 

written and adopted after the original Millward + Simpson PMD approval, and are wholly 

consistent with design intent and substantially similar in prescriptive language to the original 

Millward and Simpson PMD Master Plan design guidelines. Compliance with Town Guidelines 

is intended to coordinate with current Town regulations and simplify the review of FDP 

applications under the Amended Master Plan.  

The Millward + Simpson PMD Master Plan – 1st Amendment envisioned the redevelopment of this “low-density, 

relatively-low-aesthetic quality area that is slightly off the beaten path into a vibrant pedestrian oriented anchor to 

the neighborhood.” The site is not on the Town Square or in the residential developments to the south but is a 
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transition area. The site is appropriate for development with an urban character mixing uses that cater to both 

visitors and residents. The proposed uses and scale and design are suitable to its location adjacent to the Town 

Parking Garage and between the Center for the Arts and the Vertical Greenhouse.  

Under the current Town Design Guidelines: 

 A. Public Spaces, by definition, should be useable and desirable to inhabit.  This aspect includes the 

 “transition” area between buildings and adjacent streets, and Entry points.  The proposed Glenwood + 

 Simpson PMD offers public spaces by virtue of the sidewalks, improved pedestrian experience and 

 commercial spaces. The site design pays close attention to the pedestrian experience including useable 

 spaces created by the building footprint,  connections from north to south by virtue of wide and welcoming 

 walkways.  

 B. Composition of proportion and rhythm will be a strong influence on the pedestrian experience.  The 

 articulation of windows and doors, paving patterns and planters, street trees and furnishings, will enhance 

 the pedestrian experience. 

 C. Massing, in the form of articulation of building forms and masses, is carefully considered in this 

 Application.  The Applicant is aware that the building will be highly visible from many vantage points 

 around Town, including distant views (from the top of Snow King mountain) to close-up views (that of  

 pedestrians traversing the property).  The building is conscientiously designed to appeal to observers’ sense 

 of balance and form.  

 D. Street Wall is a strong feature at this site in accordance with the requirements of Division 2.2, Complete 

 Neighborhood Character Zones: Building Frontage (addressed above.  

 E. Materials are selected with the immediate and far-flung environment in mind:  another interpretation of 

 “form follows function”.  The choice of building materials reflects the need to utilize durable, high-quality 

 materials that befit the vernacular building tradition of Jackson. Materials are employed to reflect the 

 different uses within the building while providing an engaging pedestrian experience that has an element 

 of overall unity.  Weathered, natural wood siding and trim, along with highly articulated, patinaed steel 

 structural elements will make up the bulk of exterior surfaces and details.  While offering a nod to the 

 contemporary expression of materials used at the Center for the Arts, the application of these materials will 

 serve as a transitional gesture between Center for the Arts and the more traditional design and character of 

 the SpringHill Suites. Refer also to Exhibit T - Exterior Materials. 

5.8.3 Design Review Committee  

The Applicant informally and voluntarily presented a snapshot preview of this Glenwood + Simpson PMD to the 

Design Review Committee on February 14, 2018, before submittal of this FDP application, in order receive 

preliminary comments and feedback on the design. Many of the current DRC members reviewed and approved the 

project back in 2006. No motion or vote was taken but the DRC favored the overall design and materials and stated 

their support for their project. See Exhibit U - February 15, 2018 letter from Town of Jackson to Applicant re: DRC 

preliminary review.  
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A final, formal presentation and recommendation from the DRC will be solicited upon determination of sufficiency 

of this FDP application. 

Article 6: Use Standards Applicable in All Zones 

The use standards in the current LDRs for the Town are not applicable to this project. The development standards 

presented in the Millward + Simpson PMD Master Plan as amended govern the review of the Glenwood + Simpson 

PMD. However, in addition to conformance with the Master Plan the applicant will demonstrate the project’s 

benefits to the neighborhood considering the current standards adopted in recent years.  

In the Pre-Application Conference Summary, the Planning Department identified the following divisions of Article 6 

as applicable to Glenwood + Simpson PMD but noted that it is the Millward + Simpson PMD Master Plan that 

governs the uses and standards:   

 Division 6.1: Allowed Uses 

 Division 6.2: Parking and Loading Standards 

 Division 6.3: Employee Housing Requirements 

 Division 6.4: Operational Standards 

 

Division 6.1:  Allowed Uses 

The Millward + Simpson PMD Master Plan – 1st Amendment allowed uses permitted under then-existing underlying 

zoning of UC-2 / LO. All of the proposed uses for the Glenwood + Simpson PMD are allowed under UC-2/LO as 

matter of right (no CUP is necessary). This includes a restaurant although one is not currently proposed. These uses 

are all allowed under the current LDRs with a Basic Use Permit pursuant to Division 6.1.1.  

The Millward + Simpson Master Plan set the following limits on the balance of uses within the total development: 

  
Use: Square Footage:  % of PMD Development: 

Lodging/Residential: 135,000 - 200,000 50% - 75% * 
* including Affordable & Employee 

Housing 
Commercial/Non-residential: 67,500 - 135,000 25% - 50% 
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Division 6.2: Parking and Loading Standards 

The majority of the parking is provided as a shared utility between uses and occupants within the building by the 

formula developed for the Millward + Simpson PMD Master Plan.  This methodology was reviewed and approved 

during the Millward + Simpson PMD Master Plan submission. It follows the shared parking model developed by the 

Urban Land Institute (ULI) with modifications suggested by the Institute of Traffic Engineers (ITE).  The “shared 

parking formula” is applied to each FDP proposal within the Master Plan to determine the peak parking demand. 

The Millward + Simpson PMD Master Plan – 1st Amendment states, “Application of the shared parking formula 

produces a reasonable calculation of peak parking demand for the proposed mix of uses. This formula shall be the 

acceptable calculation to determine the peak parking requirement for future Final Development Plan applications.”   

The approved Master Plan shared parking methodology follows four steps: 

 

1. Project Review. Any proposed FDP will include a summary of uses which are anticipated to include any of 

the following as appropriate to the phase: offices, commercial/retail and restaurant space, employee 

housing, and lodging/residential units. The specific number of units and square footages for each use, as 

identified in a Development Summary for each proposal within the Master Plan, are inserted into the 

formula to generate the specific parking requirement for that proposal based on the unique type/size of 

uses and number of lodging/residential and/or employee units. The Glenwood Simpson PMD proposed uses 

as outlined in the Development Plan Summary above are as follows:  

 
Use # of Units Square footage 

Commercial/Retail: 4 or 3 (if unit O and P combined) 5,200 SF 
Residential / Lodging  11 17,999 SF 
Employee Housing  3 2,107 SF 

 

 

2. Parking Demand Ratios. The Amended Millward + Simpson PMD Master Plan sets forth the following base 

parking demand ratios for each type of use within any proposed Master Plan project: 

 
Use: Factor per Unit: Factor per Square Foot: 

Residential / Lodging  1.0/unit N/A 
Employee Housing  1.5/unit N/A 
Retail  N/A 3/1,000 SF 
Office N/A 2.2/1,000 SF 
Restaurant  0.2/per seat N/A 

 

 

3. Analysis of Hourly Accumulation. Using the base parking demand ratios, the parking requirements of each 

use are then determined for time of day, day of the week and seasonal cycles of demand.  

 

Traffic counts in Jackson show that historically 75% of the July peak is greater than the maximum volumes 

seen over the ten non-summer-peak months of the year. As per the Amended Millward + Simpson PMD 

Master Plan, the shared parking analysis determined that the peak parking demand occurs on a July 

midweek day at approximately 9pm –  all other times of day and months of the year can be expected to 

generate less than this peak. The shared parking analysis takes the 100% peak as the representative 
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design model, for two reasons: first, the parking demand of the residential and commercial retail uses is not 

expected to be significantly seasonal; and second, by using the peak seasonal model the analysis allows a 

conservative buffer or margin of error.  

 

The rates/factors for Parking Generation, Seasonal, Time of Day and Mode Split to be utilized in calculating 

the requirement for each use are set forth in the amended Millward + Simpson PMD Master Plan. They are 

as follows: 

 
Use Parking Generation Time of Day 

Adjustment 
Seasonal 

Adjustment (July) 
Mode Split 

Lodging/Residential  1 98% 100% 1.0 
Employee Housing  1.5 98% 100% 1.0 
Commercial Retail  0.003 61% 100% 0.75 
Office  0.0022 3% 100% 0.75 
Restaurant 0.2 100% 100% 0.75 

 

 

4. Estimate of Shared Parking Using Formula. The ULI methodology hinges on a series of calculations based on 

the following formula: 
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The following table outlines the parking requirements for the Glenwood + Simpson PMD according to the formula 

and rates set forth in the Amended Millward + Simpson PMD Master Plan.  

 
Use/Component Parking 

Ratio/Factor 
Applicable 

Unit of 
Measurement 

Quantity Time of 
Day  

(9:00 PM) 

Season 
(July) 

Mode 
Split  

Total 

Lodging/ 
Residential  

1.0 Unit 11 98% 100% 1.0 10.78 

Commercial 
Retail  

0.003 Square 
footage  

5,200 61% 100% 0.75 7.14 

Employee 
Housing  

1.5 Units 3 98% 100% 1.0 4.41 

TOTAL 
REQUIRED: 

      22.33 

 

There were conservative factors built into the shared parking calculation itself and its application to Glenwood + 

Simpson PMD. For example, the formula is based on providing 100% of the yearly peak demand on site (parking 

necessary for 9pm in July). Additionally, adjustments were made to the seasonal and time of day factors in the ULI 

methodology to produce a more conservative result. The table in the ITE handbook used gives a parking generation 

rate for retail use of two (2) spaces per thousand square feet (1,000 SF) but the Master Plan used the more 

conservative rate of three (3) spaces per thousand square feet (1,000 SF). The downtown location makes alternative 

modes extremely convenient, as evidenced by a County study that measured mode split in the downtown core to be 

well in excess of the 25% utilized here - for bikers, walkers and those arriving in Town by car but making trips to 

multiple locations on foot once their car is parked. The ground floor spaces are treated as retail for the parking 
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requirement, although some amount of the space may be used for office (a use with a lesser parking requirement).  

The development is also immediately adjacent to significant existing public parking. For a more detailed description 

of the shared parking methodology, please refer to Shared Parking Formula in Exhibit M -  Millward + Simson PMD 

Master Plan – 1st Amendment. 

 

The parking requirement for the Glenwood + Simpson PMD is twenty-three (23) spaces. The project includes 

twenty-five (25) spaces on-site in the underground parking garage. There are ten (10) existing parking credits under 

the Town LDRs for parking provided by existing development as of 1988 as determined by the Town in 2005.  There 

are also seven (7) on-street parking spaces adjacent to the project frontage on Glenwood Street and Simpson 

Avenue that can serve as convenient short-term spaces for visitors, guests and patrons of the development and 

provide a buffer for high-season peak parking needs.  See also the Comprehensive Development Plan Summary.  

 

The underground parking structure is accessed from the alley between Simpson Avenue and Pearl Avenue. The 

vehicular entrance to the underground parking is located as far in from the street as practical to minimize conflicts 

with street and sidewalk traffic. The access is off the alley between Simpson Avenue and Pearl Avenues well clear 

of the corner.  The existing alley is a one-way, single travel lane west to east, and is less wide than the Town’s 

twenty-foot standard along this stretch.  There is no surface parking proposed along the alley. In addition to parking 

access being a use that the alley is intended to accommodate, alley access also acts to eliminate any additional 

curb cuts along Glenwood Street or Simpson Avenue, eliminating any conflict as automobiles cross pedestrian 

paths.  

 

Service areas are consolidated and loading areas, waste, and recycling areas are incorporated along the alley. 

Trash areas will be enclosed.  Loading is proposed to be accommodated along the parking structure access drive.  

This allows a delivery vehicle to pull off the alley and maintain a clear travel lane on both the alley and the parking 

drive.  This is appropriate given the minimal retail square footage proposed, and the typical timing and duration of 

such deliveries.  

Division 6.3: Employee Housing Requirements 

Employee housing is proposed to be provided according to the Millward + Simpson PMD Master Plan, the Town 

LDR’s Division 49500, and the requirements of the Teton County Housing Authority.  The Housing Mitigation Plan in 

the 2016 Millward + Simpson PMD Master Plan – 1st Amendment, which mirrors the original Master Plan, states 

that employee housing shall be provided for the commercial retail and residential/ lodging proposed according to 

the requirements and standards of the current LDRs at the time of submission:  

Employee housing shall be provided in conjunction with non-residential development pursuant 

to Division 49500 Employee Housing Standards of the current LDRs at the time of submission of 

the Final Development Plan applications with the exception of the following: 

 Fee-in-Lieu payment shall not be permitted as a method of providing required 

 employee housing with the exception of satisfying a fractional requirement.   

The number of employees required to be housed and the location where they will be housed 

shall be finalized as Final Development Plans within the Amended Master Plan are reviewed 

and acted upon. Each approved Final Development Plan shall establish the square footage of 
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employee housing required in accordance with applicable regulations and the locations in which 

they will be housed for that portion of the Amended Master Plan.  

The Millward + Simpson PMD Master Plan also has a phasing chart. Under Employee Housing it states,  

As individual developments are proposed, Requirement for square footage as per then Town LDR 

Section 49560. Requirement for unit sizes as per Town LDR’s. Required Special Restrictions 

agreement granted/executed.  

The employee housing requirement for the residential/lodging and retail uses for the larger building approved in 

2006 (32,680 square feet gross area and 2.01 FAR) was 4.65 people.  The employee housing included in that 

previously approved design consisted of four (4) one-bedroom units totaling 2,582 square feet, each of 

approximately 650 square feet, and housed 7 people (1.75 occupants per bedroom). This was in excess of what was 

required.     

The current proposal for the project with 28,876 square feet and FAR of 1.78 also has 4 bedrooms but in one (1) 

two-bedroom unit and two (2) one-bedroom units totaling 2,107 square feet.  

Employee Housing Required - Glenwood + Simpson PMD:  
Use Square Feet LDR Requirement  

Section 6.3.1. D 
Required Gross  

Square Feet  
Commercial Retail  
Circulation:  
Sub-Total: 

5,201 SF 
526.3 SF 

5,727.3 SF 

156 SF/1,000 SF 811.36 SF 
82.1 SF 
893.5 SF 

Residential / Lodging 
Circulation: 
Sub-Total: 

17,999 SF 
2,962.6 SF 
4761.6 SF 

47 SF/ 1,000 SF 845.95 SF 
139.20 SF 
985.20 SF 

Total Required: ----- ----- 1,878.70 SF 
Credit for Existing 10-Unit 

Motel Building  
24’ X 148’ building  

(3,552 SF) 
47 SF / 1000 SF  <167.0 SF> 

Total Required After 
Credit: 

----- -----  1,711.70 SF 

 

 Employee Housing Provided – Glenwood + Simpson PMD: 

Use # of Units LDR Requirement  
Section 6.3.1. D 

Square footage 

Employee 2 BD Unit 1 ------ 876 SF 

Employee 1 BD Unit 2 ----- 631 SF + 600 SF 

Total Provided: 3 ----- 2,107 SF 

Surplus Over 
Required SF:  

----- ----- 228.3 SF * 

Surplus Over 
Required as % 

------- ------ 21%  

*In addition, Phase I also provide a surplus of Employee Housing of 536 SF 

 

As approved in the Master Plan, the developer may maintain title to the deed-restricted affordable and employee 

housing units and make them available for rent according to the LDR’s and the Housing Authority’s guidelines. 

Alternately, the employee housing units may be deed-restricted and sold in conjunction with the commercial non-
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residential units within the development. If sold, these units would be sold as employment-based deed-restricted 

housing as established by the Housing Authority (similar to the 810 West and Pearl & Willow developments).   

 

A draft Special Restriction for Employee Housing, pursuant to Division 49500, is included for Teton County Housing 

Authority review and approval in conjunction with this Final Development Plan application process. See Exhibit V.  

 

Division 6.4: Operational Standards 

6.4.1:  Outside Storage   

Each of the residential/lodging units located on the upper floor features a private exterior balcony area.   Occupants 

will be permitted to place furnishings, planters and small barbeque grilles at these spaces, both on and off-season, 

as would be expected to utilize and enjoy those spaces.  Storage of other items will not be permitted.   All balconies 

are screened from below by solid railing features. 

6.4.2:  Refuse and Recycling   

The FDP design features a common recycling sorting and collection area, located in the basement adjacent to the 

elevator lobby.   Refuse collection for all building occupants will occur in the two full-size dumpsters which are 

located adjacent to the alley and which are screened with overhead doors.  Please see attached Exhibit K - Floor 

Plans and Elevations.   

6.4.3:  Noise    

No noise in violation of Town Ordinances will be permitted.   

 

Note that all rooftop-mounted mechanical equipment, with the exception of solar panels, is set back from the roof 

edge and screened from public view by sky planning.   (Note that it will be possible to see and possibly hear some 

equipment by peering over the edge of the adjacent parking garage, as it is taller than the proposed FDP.)   

 

6.4.4:  Vibration.   

No uses causing vibrations are anticipated. 

 

6.4.5: Electrical Disturbances.   

No uses causing electrical disturbances are anticipated. 

 

6.4.6:  Fire and Explosive Hazards.   

No uses causing fires nor explosions are anticipated. 

 

Article 7: Development Option and Subdivision Standards Applicable in 

All Zones 

In the Pre-Application Conference Summary, the Planning Department identified the following divisions of Article 7 

as applicable to Glenwood + Simpson PMD but noted that it is the Millward + Simpson PMD Master Plan that 

governs the uses and standards:  

 Division 7.6: Transportation Facility Standards 

 Division 7.7:  Required Utilities 
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Division 7.6: Transportation Facility Standards 
 

The purpose of this Division in the current LDRs is to control access to public roadways in manner that maintains 

the safety, capacity, and function of the roadway and to provide standards for transportation facilities, including 

streets, alleys, access easements, and pathways.  

 

A Transportation Demand Management (TDM) Plan and Traffic Impact Analysis was developed as a part of the 

original 18 lot Millward + Simpson PMD Master Plan, as was required. The Amended Master Plan incorporated the 

same analysis to identify the impacts the incremental increase in traffic may have on the surrounding roadway 

network. The current FDP submittal is entirely consistent with the uses explicitly allowed in the Millward + Simpson 

PMD Master Plan – 1st Amendment.   

 

Under the Master Plan, the estimated peak AM hour trip generation was 283 trips and the peak PM hour was 281 

for the entire development. This did not lower the Level of Service (LOS) on nearby intersections to below a LOS C, 

which was considered acceptable by the Town and no mitigation was required. That original traffic analysis was 

utilized as the existing neighboring conditions and hotel development were consistent with the strategies of the 

original TDM which was based on the anticipated development of an additional ten lots under the original Millward 

+ Simpson PMD Master Plan.  

 

When Phase 1, the SpringHill Suites was developed, no formal action or mitigation was proposed or required. 

However, because the original TDM describes the location of the hotel site as playing a key role in the ability to 

manage travel behavior, the applicants for the hotel committed to strategies to reduce vehicular trips including: 

providing an airport shuttle during peak season; communicating in promotional materials that a vehicle is not 

necessary for hotel visitors based on its downtown location and the availability of START Bus; encourage trips by 

modes other than single occupant vehicles by providing public information for potential customers, clients and 

guests;  purchase START passes for employees; offer employee incentive programs for utilizing other transportation 

modes along with on-site shower and locker facilities for staff. 

 

Phase II, the Glenwood + Simpson PMD, by its location and proximity to the Town Square, Center for the Arts, the  

SpringHill Suites, the Vertical Greenhouse, the Town Parking Garage, various restaurants, professional and public 

offices, commercial businesses, transit services, and the bike route on Millward, encourages trips by modes other 

than single occupant vehicles. The overall program of the Millward + Simson Master Plan was based on a 

pedestrian friendly environment located in close proximity to many amenities within the Town of Jackson. 

 

The staff report for the FDP/CUP for the SpringHill Suites also stated: 

 

“Given the approximate 60% reduction in peak traffic volume expected from the smaller-scale 

amended Master Plan, the traffic impacts from the proposed hotel and future Phase 2 

development should not cause any significant traffic impacts to nearby intersections 

or require mitigation.” 
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The Millward + Simpson PMD Master Plan – 1st Amendment, under Transportation Demand Management stated 

that “any type of monitoring of the travel demand management plan is unnecessary.” For more discussion please 

refer to the amended Master Plan.  

 

7.6.2:  Access to Roads, Streets and Highways  

 

Vehicle entrances to the underground parking have been limited to one alley access to eliminate auto/pedestrian 

conflicts. The ramp is also designed to accommodate a loading bay for the building occupants, without obstructing 

traffic at the alley or blocking access to the ramp and parking garage itself. 

 

The attached Exhibit W – Parking Basement and Exhibit X - Street Access and Loading, includes diagrams which 

show adequate turning movement clearance for all aspects of the project, along with site distances for vehicles 

exiting the alley.   Note that some of these diagrams were prepared for the prior 2006 FDP but that the current FDP 

design is virtually identical.  In the case of the alley sight distance diagram however, the northeast corner of the 

building is actually pulled back relative to the old design as a result of floor area reductions, allowing for even 

better visibility.   

 

7.6.3:  Streets, Alleys and Easements   

 

Street and alley access and easements for the Glenwood + Simpsons PMD project comply with the Millward + 

Simpson PMD Master Plan and are generally in harmony with current requirements of the Town. For more 

discussion see above in Narrative Description of Phase II Development, Parking and Loading Standards, and 

Transportation Facility Standards.   

 

A draft Encroachment Agreement for balconies, canopies and columns within the sidewalk area of Town property is 

attached as Exhibit Y.  

 

The applicant is requesting that the Town consider providing a ‘fire separation distance’ easement on the public 

property located along Simpson Avenue, immediately to the southwest of this property, and outside of the 

southeast entrance to the Parking Garage - approximately 17’ 2” x 18’ 6”.  Please see the attached K - Floor Plans 

and Elevations, for illustration.  The purpose of this easement would be to allow the Glenwood + Simpson PMD to 

address the Garage entry plaza in an appropriate and aesthetically appealing manner and potentially create a more 

useful public space in this area.   At the time of the earlier, 2006 PMD approval, it was not yet known how the Town 

would address this corner of the yet-to-be built Parking Garage, or how they would dispose of the remaining strip of 

property which eventually became the site of the Vertical Greenhouse.  Therefore in 2006, the Glenwood + Simpson 

PMD design simply presented an exposed, blank, CMU fire separation wall.  Now that those areas are resolved 

however, and since the resulting entry plaza is part of a public way, the Applicant would prefer to treat the adjacent 

part of this building with wood siding and storefront windows as it does at all other public ways.   No portion of the 

Glenwood + Simpson project would be constructed in the easement, and it would remain the exclusive property of 

the Town.  However, with the acquisition of an easement, the Building Inspector will essentially be able to review 

that portion of the Glenwood +Simpson PMD as if it is set further from a property line, which would in turn allow for 

the addition of wood siding and glazing materials.  As noted, the alternative would be to extend the CMU fire 

separation wall all the way to the south property boundary. 
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Division 7.7:  Required Utilities 

In 2008, the sewer and water lines and taps for the Glenwood + Simpson PMD were installed. When the project did 

not proceed the lines connected to the tap going into the site was reduced in size to accommodate and serve the 

existing 10-unit motel building.  

7.7.2: Potable Water Supply 

Per the 2006 development plans and per Permit No. B07-0770 issued in 2008, the property owner paid fees to the 

Town of Jackson for a 6” water tap.  This 6” tap was brought onto the site, separated into fire suppression and 

domestic service connections.  The fire suppression line was capped, and a 2” metered domestic service connection 

exists to the Motel structure that has remained on the site.  The water main is tapped off the Town of Jackson 

water main located in Glenwood Ave to the East of the project site.  See Exhibit Z – Potable Water Demand 

Calculations and Exhibit R – Civil Drawings (2008).  

7.7.3: Sanitary Sewer Systems 

Per the 2006 development plans and 2008 Building Permit, a 6” SDR35 Sanitary Sewer Service has been brought 

onto the site from a manhole in the alleyway to the North of the subject property.  At 50% capacity this pipe will 

convey upwards of 150 Gallons Per Minute of effluent, sufficient capacity for the proposed development.  Fees for 

this connection have already been assessed on a per-bedroom basis, although no indication of connection size is 

shown on the fee schedule.  Assumed sewer connection size is based on available drawings and will need to be 

verified in the field. See Exhibit R – Civil Drawings (2008).  

7.7.4: Irrigation Ditch Systems and Design 

No irrigation ditch systems on site. 

7.7.5:  Other Utilities 

Electric power will be brought in to the site from the existing power vault located at the northeast corner of the 

adjacent Town parking garage and encased in the concrete parking ramp for this project. Natural Gas services will 

be brought into the site from the alleyway to the north as well.  

7.7.6:  Fuel Storage Tank 

No fuel tank storage on site. 

DIVISION 8.2.3 CONFORMANCE WITH APPLICABLE FINDINGS 

The staff report for the FDP, CUP and requested amendments to the Millward + Simpson PMD Master Plan related 

to the development of Phase I, the Springhill Suites, stated the if not for the amendments requested to the Master 

Plan, the applicant would have to demonstrate the FDP’s consistency with the Town’s 1994 Comprehensive Plan 

and not the 2012 Comprehensive Plan. Specifically, in Consistency with Comprehensive Plan, the staff report stated:   

Subsequent to the approval of the Simpson + Millward [sic] PMD Master Plan in 2002, the Town 

adopted a new Comprehensive Plan in 2012. If the applicant were simply submitting its FDP for 
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the proposed hotel consistent with the original Master Plan without any requested amendments, 

then the FDP would need only to demonstrate consistency with the 1994 Comp Plan. However, 

because the applicant is requesting amendments to the Master Plan – specifically to the 

amendments to the conditions of approval of the 2013 Affidavit related to the 110% height bonus, 

visibility of the 4th story, and the average setback – after the adoption of the 2012 Plan [2014], 

these amendments must demonstrate consistency with the 2012 Plan. This approach is consistent 

with Staff’s recent review of PMD amendments requested after adoption of the 2012 Plan (e.g., 

North Cache PMD). More specific to this PMD, the Town Council’s conditional of approval of the 

Simpson + Millward [sic] PMD extension was based on Staff’s representation and analysis that 

the 2012 Plan applied to the approval of that extension and amendment to the PMD. Thus, given 

that the 2013 Master Plan amendments were reviewed against the 2012 Plan, the amendments 

to the 2013 amendments should also be reviewed against the 2012 Plan.  

As Mentioned briefly above, the only exception or clarification to the above analysis is that any 

development rights that were approved in the original PMD Master Plan [2002] that were not 

directly modified by the 2012 amendments are vested and deemed consistent with the previous 

1994 Plan by virtue of the original PMD approval. The status of these rights remain unchanged by 

subsequent changes to the Comp Pan. As stated in the 2012 Comprehensive Plan in Section 10 

Administration: Applicability of the Comprehensive Plan, where conflicts arise between the 

Comprehensive Plan and the Land Development Regulations the mechanism with the force of law 

– in this case the Land Development Regulations – will prevail.  For example, the conflict between 

the PMD Master Plan that allows the hotel to have a 4th story and the 2012 Plan that specifies 

that 3 stories represents the community’s highest desired number of stories is resolved in favor 

of the PMD because the 4th story was allowed by the LDRs and has not been disallowed (although 

it has been modified) by any subsequent Town action.  

Consistent with the above analysis, the requisite findings related to the applicant’s request for amendments to the 

Millward + Simpson PMD Master Plan for Phase I were evaluated against the 2012 Comprehensive Plan, while the 

findings necessary for the FDP for Phase I were evaluated against the 2004 Comprehensive Plan.   

There are no requested amendments to the Millward+ Simpson PMD Master Plan – 1st Amendment by 

the Applicant for Phase II. Because the current application is only a request for a FDP (nearly identical to the one 

approved in 2006) it is properly evaluated against the 2004 Comprehensive Plan and only the requisite findings 

related to the 2004 Comprehensive Plan are applicable. However, the Applicant will demonstrate the project’s 

benefits to the community and the neighborhood considering the current 2012 Comprehensive Plan as well.  

2004 Comprehensive Plan  

The goals of the 2004 Comprehensive Plan played a significant role in shaping the Millward + Simpson PMD Master 

Plan.  The Glenwood + Simpson PMD is consistent with the goals and objectives of the 2004 Jackson / Teton 

County Comprehensive Plan.  As reflected in the staff report for the Glenwood + Simpson FDP approved in 2006, the 

followings findings can be made: 

1. Consistency with Comprehensive Plan.  
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The finding can be made that the Glenwood + Simpson PMD is consistent the purposes, goals, objectives 

and policies of the 2004 Comprehensive Plan, including standards for buildings and structural intensities 

and densities, and intensities of use. Mixed--use development is strongly encouraged where it is 

appropriate as a way to achieve a sustainable development pattern.  

 

2. Impact on Public Facilities. 

The finding can be made that the Glenwood +Simpson PMD will not have a significant adverse impact on 

public facilities and services, including transportation, potable water and wastewater facilities, parks, 

schools, police, fire, and EMT facilities.   

 

3. NRO/SRO. 

This is not applicable as the proposed FDP is not in the NRO or SRO.  

 

4. Other relevant standards of these Land Development Regulations. 

The finding can be made that the Glenwood + Simpson PMD complies with all of the standards imposed on 

it by all other applicable provisions of these Land Development Regulations for use, layout, and general 

development characteristics.  Specifically, the project complies with relevant section of the LDRs and the 

standards set forth in the amended Millward + Simpson PMD Master Plan.  

 

5. Conditional and Special Uses. 

This is not applicable as the prosed FDP does not require any Conditional or Special Use permits.  

 

2012 Comprehensive Plan Findings  

While the Glenwood + Simpson PMD is not required to demonstrate that it is consistent with the 2012 

Comprehensive Plan, the Applicant will demonstrate how the project benefits the neighborhood in light of the 

current Comprehensive Plan and its policies.   

1. Consistency with Comprehensive Plan. 

  The Glenwood + Simpson PMD is consistent with the goals and objectives of the Jackson/Teton County 

 Comprehensive Plan and the Transportation Plan with its Town as Hearty of the Region Policy. The 

 proposed development is located within District 2 Town Commercial Core and within Subarea 2.3 

 Downtown of the 2012 Comprehensive Plan. Policy goals and objectives for Subarea 2.3 Downtown include:   

 Create a vibrant mixed-use area by accommodating a variety of uses and amenities  

 Provide a balance between lodging and long term residential housing   

 Commercial uses which may include restaurants/bars, a variety of retail shops and commercial 

amusement will be predominately located on the first and second floors of buildings and will create 

and active and engaging pedestrian experience  

 Create consistent building size and form for the Downtown subarea - a variety of two and three- 

story buildings are desired 

 Buildings should be located to create an attractive street wall  
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 The pedestrian realm will be of great importance in this mixed-use subarea and emphasis should 

be placed on adding improvements focusing on the pedestrian experience  

 Parking should continue to be provided predominately in public lots and on-street to create a 

vibrant, walkable area that is oriented to the pedestrian  

 On-site parking should be predominately underground or screened from view  

 

 The Glenwood + Simpson PMD also addresses several Common Values, Principles and Policies identified in 

 the 2012 Jackson / Teton County Comprehensive Plan including but not limited to: 

 Emphasize a variety of home types including deed-restricted housing (Policy 4.1.b of Common Value 

2: Growth Management,) 

 Create vibrant walkable mixed-use subareas (Policy 4.c of Common Value 2: Growth Management.) 

 Maintain Jackson as the economic center of the region (Common Value 2: Growth Management 

Policy 4.1.d) 

 Ensure year-round economic viability (Common Value 3: Quality of Life, Policy 6.3a) 

 Increase the capacity for use of alternative transportation modes (Common Value 3; Quality of Life, 

Policy 7.1.c) 

 Promote compatible infill and redevelopment that fits Jackson’s neighborhoods (Policy 4.1.c: of 

Principle 4.1—Maintain Town as the central Complete Neighborhood) 

 Direct growth out of habitat, scenery, and open space (Principle 3.1 of Growth Management and 

Policy 2.2.b of Principle 2.2 Reduce energy consumption through land use)  

 Enhance suitable locations as Complete Neighborhoods (Principle 3.2 of Growth Management and 

Policy 2.2.a of Principle 2.2 Reduce energy consumption through land use)  

 Meet future transportation demand through the use of alternative modes (Policy 2.3.a of Principle 

2.3 Reduce energy consumption through transportation) 

 Direct development toward suitable Complete Neighborhoods subareas (Policy 3.1.b of Principle 3.1 

Direct growth out of habitat, scenery and open space) 

 Cluster nonresidential development in existing locations (Policy 3.1.d of Principle 3.1 Direct growth 

out of habitat, scenery, and open space) 

 Enhance the quality of, desirability, and integrity of Complete Neighborhoods (Policy 3.2.a of 

Principle 3.2 Enhance suitable locations as Complete Neighborhoods) 

 Locate nonresidential development in Complete Neighborhoods (Policy 3.2.b of Principle 3.2 

Enhance suitable locations as Complete Neighborhoods) 

 Maintain Town as the central Complete Neighborhood (Principle 4.1 Section 4 - Town as the Heart 

of the Region) 

 Promote vibrant, walkable mixed-use areas (Principle 4.2 of Section 4 - Town as the Heart of the 

Region) 

 Create mixed use Subareas (Policy 4.2.a of Section 4 - Town as the Heart of the Region) 

 Maintain a diverse population by providing workforce housing (Principle 5.1 of 5  Local Workforce 

Housing) 

 House at least 65% of the workforce locally (Policy 5.1.a of Principle 5.1—Maintain a diverse 

population by providing workforce housing) 
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 Provide a variety of housing options (Policy 5.2.a of Principle 5.2—Strategically locate a variety of 

housing types) 

 Provide workforce housing solutions locally (Policy 5.2.c of Principle 5.2—Strategically locate a 

variety of housing types) 

The project is also consistent with the desired character for the site as set forth in the 2012 Comprehensive Plan. It 

is an appropriate scale and density of development for this location, adjacent to the Town parking garage, the 

Vertical Greenhouse and the Center for the Arts all of which are taller, have a higher density and FAR, and more 

massive street frontages. With its varied forms and articulated, stepped down roofline, the Glenwood + Simpson 

PMD will act as a transition between the scale of those buildings and the downtown core. Similarly, the project 

adds a variety of quality housing, lodging, and complimentary commercial space to the neighborhood - a transition 

area between the downtown core and the strictly residential area just south.  In keeping with the objectives of the 

Transportation Section of the Town/County Comprehensive Plan, the development is the type needed for Town to 

meet its downtown urban character goals; adding new dwelling units downtown “to ease the employee housing 

problem, to decrease employee-generated traffic and parking downtown, and to increase the vitality of downtown 

Jackson.” 2   

 

2. Consistency with Purpose and Intent 

 

The Glenwood + Simpson PMD is a redevelopment that will significantly improve the level of use, mix of 

uses, pedestrian streetscape, architectural character, amount and efficiency of off-street parking and 

residential density on this site. The redevelopment responds creatively to a broad array of community 

issues and achieves a unified mix of synergistic development.  

 

By maximizing density, the development achieves an efficiency that allows for the provision of subgrade 

parking, a generous amount of on-site employee housing and significant improvement to the public realm. 

This is consistent with the intent of the Comprehensive Plan and the LDRs to promote redevelopment and 

density downtown to allow more people to live and work downtown moving towards the goal of a more 

sustainable and vibrant downtown.  

 

3. Design Guidelines  

The Glenwood + Simpson PMD conforms to the Town Design Guidelines. A number of architectural 

strategies were utilized to achieve compliance and result in a building form that reduces the perceived bulk, 

scale and mass of the structure from the street including but not limited to the dramatic saw tooth roof.  

 

4. Transportation Element  

The Glenwood + Simpson PMD, as determined by the Traffic Impact Analysis and Transportation Demand 

Management Plan in the Millward + Simpson PMD Master Plan – 1st Amendment, demonstrates that the 

traffic generated by this development will result in no significant impact to the level of service on the 

adjacent existing street network. The development promotes alternative forms of transportation consistent 

                                                        

2 From the Town of Jackson Redevelopment Opportunities and Parking Analysis done by Fregonese Calthorpe Associates, December 1999 
as set forth in the Millward + Simpson PMD Master Plan – 1st Amendment.  
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with the Transportation goals of the 2004 Comprehensive Plan. The project -  by virtue of its mix of uses in 

this downtown location will -  by its very nature encourage less reliance on the single occupant vehicle. The 

development encourages people to live, work, and recreate in Town resulting in higher levels of 

sustainability and livability with less dependence on the automobile. The mix of uses is a more efficient end 

use that maximizes the use of this site which is appropriate for its location. It allows more people to live 

and work in Town, focusing development in Town making efficient use of existing infrastructure rather then 

expanding the infrastructure network. The development makes a significant contribution to quality of the 

public realm, supporting the goal of maintaining and enhancing the Town as a welcoming environment for 

pedestrians. 

 

5. Employee Housing 

The employee housing needs generated by the Glenwood + Simpson PMD as calculated under the current 

Town of Jackson LDRs, will be provided on site. In fact, employee housing in excess of that required is 

provided accommodating more people working in the community with affordable livable housing in the 

center of Town.  

 

6. Capital Improvements  

 The Glenwood + Simpson PMD ensures infrastructure and essential services will be provided in an 

efficient and timely manner to accommodate the project demands.  

 

7. Phasing Plan 

The Glenwood + Simpson PMD ensures that development and all amenities and public facilities necessary 

occur in logical sequence. The utilities, sewer and water taps, appropriate for this development have in fact 

already been installed (in 2008). Pursuant to the Millward + Simpson PMD Master Plan - 1st Amendment. 

The applicant is required to obtain a FDP for this Glenwood + Simpson PMD, Phase II, within two years of 

issuance of the final Certificate of Occupancy for Phase I, the SpringHill Suites constructed across the 

street. Construction must commence within sixty days following issuance of a Building Permit with 

continuous progress until completion.  

 

8. Development Standards 

The intent of the Millward + Simson PMD Master Plan was to encourage flexibility and creativity to 

produce a better quality design then what could be achieved under the LDRs.  The Glenwood + Simpson 

PMD meets all the development standards set forth in the Millward + Simpson PMD Master Plan – 1st 

Amendment. The project also comports with most of the development standards under the existing LDRs for 

CR-1/ LO.  
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PERMITTING FEES PAID IN 2008   

The Applicant believes that the following fees were paid in 2008 when the Building Permit (#B07-0770) was issued 

for the previously approved Glenwood + Simpson PMD: 

 2-inch water meter compound fee:   $1,046.00 

 6-inch water tap fee:     $2,124.00 

 Building Permit New/Addition fee:  $28,632.20 

 Sewer capacity fee:    $15,816.56 

 Water capacity fee:    $3,307.00 

 Total fees paid:    $50,916.76 

 

The Applicant requests consideration of an appropriate and reasonable credit for some for the fees already paid – in 

particular the tap and connection fees.  

RESPONSE TO COMMENTS FROM PLAN REVIEW COMMITTEE  

The following comments received by Plan Review Committee members were provided in the Pre-Application 

Conference Summary, PAP # P18-0-001, date of conference 01/30/18.  Responses by Applicant are included below 

or reference more detailed responses elsewhere here appropriate.  

Public Works / Town Engineer.  “APPROVED W/COND”, per Josh Frappart, 1/17/2018. 
The conditions imposed by Engineering are either addressed preliminarily above or will be addressed in detail during 
application for Building Permit. 
 
Mr. Frappart added the following specific requests for information: 
 
“A construction-staging narrative shall be submitted for review and approval with the final development 
plan.” 
 
See the attached Exhibit AA, Construction Phasing Plan, for a diagrammatic narrative of intended construction staging 
activities as well as Exhibit BB Shoring, for a narrative of intended excavation shoring methods. 
 
“A preliminary potable water system plan shall be provided on the plans consistent with the LDRs.  This 
plan shall include backflow device and meter locations.” 
 
All proposed plumbing fixtures are indicated on the detailed architectural floor plans included as part of Exhibit K - Floor 
Plans and Elevations.  Additionally, the civil drawings attached as Exhibit S, indicate the location and size of the potable 
water connection already installed to this site in anticipation of this development.   Detailed specifications of all actual 
equipment and plumbing components will be included as part of a future Building Permit application as is appropriate.   
Also see comments above in Article 2 Division 7.7 Requited Utilities. 
 
“A water system analysis indicating the required fire flow demands and the impacts to the Town’s existing 
system shall be required.” 
 
Please note that a complete fire protection plan was designed and approved as part of the Building Permit process for 
the previous, larger version of this FDP design; that a 6” water main supply was actually installed to the site in 
anticipation of that construction as shown at Exhibit S - Civil Drawing (2008); and that the existing supply remains 
adequate for the current version of the design. Also see comments above in Article 2 Division 7.7 Required Utilities.  
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Water supply information utilized in the previous fire sprinkler design was as follows: 
 
 Static Pressure:  65 psi 
 Residual Pressure: 44 psi 
 Flow Rate:   1,200 gpm 
 
“Information concerning the additional wastewater flows to be delivered to the Town’s system shall be 
required.  In addition, this information shall include a review of downstream impacts created from the 
additional flows being created.” 
 
Please see attached Exhibit Z - Potable Water Demand Calculations, for an estimate of anticipated potable water needs.  
Inflow water demands and wastewater outflows may be considered as a directly correlated.   Please note that a 6” 
sewer connection was already installed to the site in anticipation of the previously approved version of this FDP as 
indicated at Exhibit R Civil Drawings (2008); that Town’s utilities were already deemed adequate based on that larger 
development; and that the sewer line itself remains adequate for the current reduced-size design. Also see comments 
above in Article 2 Division 7.7 Required Utilities.   
 
“A preliminary irrigation system design (if applicable) with backflow system plan shall be provided on the 
plans consistent with the LDRs” and  
 
“A complete and detailed landscaping plan shall be required.” 
 
Please see the attached Exhibit P - Landscape Plans Revised 2018, for a complete, preliminary design of all site 
improvements including paved areas, planted areas, proposed plant types and street furnishings.    Preliminary sprinkler 
system details are included in those drawings.   Detailed, final specifications of all components will be included as part 
of a future Building Permit application as is appropriate 
 
“A preliminary stormwater management plan shall be provided on the plans consistent with the LDRs.” 
 
See comments above in Article 2 Division 5.7 Grading, Erosion and Stormwater Management. Also see the attached 
Exhibit S, which indicates proposed locations for a detention basin, oil and sand separator and connection to the Town’s 
stormwater line.  Please recall that these drawings were part of a complete stormwater system design that was 
prepared and approved as part of the previous permitting process, that the connection to the town’s stormwater system 
was established in anticipation of that development as shown at Exhibit S; and that the general stormwater 
management system design will remain similar if not identical in this new version of the FDP.   
 
“A complete grading and erosion control plan shall be provided on the plans consistent with the LDRs.” 
 
See comments above Article 2 Division 5.7 Grading, Erosion and Stormwater Management. Also see the attached Exhibit 
S, which indicates all floor slab elevations, spot elevations for all sidewalks and curbs, and all finished grades 
associated with the previous version of the Glenwood + Simpson FDP.  This drawing was part of the previously 
submitted and approved permit drawings, and the current FDP design is intended to remain largely identical.   This 
drawing will be sufficient for discussion purposes during the required pre-application conference, and a new drawing 
will be submitted as part of the final Building Permit application as is appropriate. 
 
Building Official.  “NO COMMENT” per Jim Green 
 
Town Attorney.  “APPROVED” per A. Cohen-Davis, 1/18/2018 
 
Pathways Coordinator.  “NO COMMENT” per Brian Schilling 
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Teton County Housing Authority.  “NO COMMENT” per Stacy Stoker, 1/23/2018.  
 
Police Department.  “APPROVED W/COND” per Todd Smith, 1/4/2018. 
Chief Smith added: “Only concern is utilizing a traffic count from 2002 (16 years old).  I believe the area has developed 
and changed enough to warrant a more current look at traffic counts. No other concerns at this time.”  
 
Applicant refers to the discussion above in Division 7.6 Transportation Facility Standards.  In particular, the Staff Report 
for the FDP for Phase I noted that, because of the substantial reductions to the previously-anticipated size of the PMD, 
future traffic should not cause any significant traffic impacts to nearby intersections or require mitigation.  
 
START Bus.  “NO COMMENT” per Darren Brugmann, 1/23/2018. 
 
Jackson Hole Fire EMS.  “APPROVED W/COND, per Kathy Clay, 1/3/2018. 

 The conditions imposed by Chief Clay are either addressed preliminarily above or will be addressed in detail during 

 application for Building Permit.  Kathy Clay included a list of standard reminders regarding the necessity to comply 

 with adopted fire codes and Department policies, upon finalization of construction documents at the Building Permit 

 stage.  

 Proposed locations for a fire department connection, strobe and fire sprinkler equipment room are shown at the 

 attached Exhibit K, Floor Plans and Elevations.  Remaining items will be addressed as part of the Building  Permit 

 Application as is appropriate. 

Parks & Recreation Department.  No response provided in the Pre-App Conference summary. 
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LIST OF EXHIBITS  

 Exhibit A (DEV) Development Plan Permit Application 

 Exhibit B (LOA) Notarized Letter of Authorization 

 Exhibit C  Application Fee (copy of check ) 

 Exhibit D Digital application  

 Exhibit E Pre-Application Conference Summary - January 30, 2018  

 Exhibit F Title Report 

 Exhibit G  Corrected Quitclaim Deed dated March 7, 2016 

 Exhibit H Design Diagram Side by Side (2008 and 2018) 

 Exhibit I Artistic Renderings  

 Exhibit J Site Plan 

 Exhibit K  Floor Plans and Exterior Elevations 

 Exhibit L  Posted Notice (template to be used)  

 Exhibit M Affidavit and Agreement Relating to the 1st Amendment of the Millward  

and Simpson Planned Mixed-Use Development Master Plan recorded May 6, 2016 

 Exhibit N  Affidavit and Agreement Relating to Extension and Amendment of a  

Planned Mixed-Use Development Master Plan recorded on July 25, 2013 

 Exhibit O LDR Section 2325 Planned Mixed-Use Development  (PMD) Ordinance 

 Exhibit P Landscape Plans - Revised 2018 

 Exhibit Q Exterior Light Fixtures  

 Exhibit R Geotechnical Report (2008)  

 Exhibit S Civil Drawings (2008)  

 Exhibit T  Exterior Materials  

 Exhibit U Letter re: DRC preliminary review  

 Exhibit V  Deed with Special Restrictions for Employee Housing   

 Exhibit W Parking Diagram - Basement  

 Exhibit X Street Access and Loading  

 Exhibit Y Encroachment Agreement  

 Exhibit Z Potable Water Demands  

 Exhibit AA Construction Staging Plan  

 Exhibit BB Shoring Plan  
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Glenwood + Simpson PMD Final Development Plan 
Phase Two of Millward + Simpson PMD Master Plan 

175 South Glenwood Street 
 
 

 

EXHIBIT D 

 

THUMB DRIVE W/ DIGITAL APPLICATION 

 

 

 

 

 

 

 

 

(TO BE PROVIDED UPON DETERMINATION OF SUFFICIENCY OF THIS APPLICATION) 
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PRE-APPLICATION CONFERENCE SUMMARY 
Planning & Development Department 

Planning Division 
 

   
150 E Pearl Ave.  

P.O. Box 687 
Jackson, WY  83001 

ph:  (307) 733-0440 
fax: (307) 734-3563 
www.townofjackson.com  

 

   
 

PAP Summary 1 Effective 01/01/2015 

This Summary will be prepared by Planning Staff.  The applicant, or the applicant’s agent, shall receive a copy of this summary for 
their reference in submitting a sufficient application.  

Staff may request additional materials during review as needed to determine compliance with the LDRs.  
 

PRE-APPLICATION MEETING BASICS. 

PAP#: P18-001 

Date of Conference: 01/30/18 

Planning Staff: Tyler Valentine & Paul Anthony  
 

PROJECT.   

Name/Description: Glenwood & Simpson Development – Phase II (Millward & Simpson PMD) 

Physical Address: 175 S. Glenwood Street 

Lot, Subdivision LOTS 11-12, BLK 2, WORT-2 PIDN: 22-41-16-33-1-08-004 

Zoning District(s): CR-1 (Commercial Residential-1) PMD 

Overlay(s): Lodging Overlay  
 

STAKEHOLDERS.   

Applicant: Y2 Consultants – Scott Pierson  

Owner: Arts District Development LLC 

Agent: Scott Pierson  
 

REQUIRED APPLICATIONS.  (See B.12, C.1, D.4 of applicable zone in Article 2, 3 or 4)  This project will require the following 
applications: 

Application Reason Fee 

   

Development Plan (8.3.2) Required since original FDP expired $2,500 

Design Review Committee (DRC) Required for new commercial development  No fee 

Demolition Permit  Required for removal of physical development  TBD 

Grading Permit Pre-Application  Required for all grading permits $150 

Grading Permit / Building Permit Required for physical development  TBD 
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PAP Summary 2 Effective 01/01/2015 

MEETING ATTENDEES: 

Name Company Phone/Email 

Tyler Valentine Town Planning Department 307-733-0440, x1305 

Paul Anthony  Town Planning Department 307-733-0440, x1303 

Josh Frappart  Town Public Works Department 307-733-3079 x1413 

Andrew Erskine  Town Parks & Recreation Department 307-739-9025 

Scott Pierson Y2 Consultants 307-733-2999 

Keith Harger Harger Architects  307-690-9955 

Jay Varley  Arts District Development LLC  

Stephen King Spectrum Capital LLC 251-923-5404 

   

   

   

   

   

   
 

TIMELINES.  This table is intended to provide general information regarding the review process and timing of decisions.  See Article 
8 for a complete explanation of the review process. 
 
For administrative decisions made by the Planning Director, the following timelines are generally applicable: 

Application Types: Sufficiency  Planning Director  
 Within 14 days 

of Submittal 
Decision within                days of Sufficiency 

   
   

 
For decisions requiring a public hearing process, the following timelines are generally applicable: 

Application Types: Sufficiency  Planning Commission (PC) Town Council 
    
Development Plan  
  

Within 14 days 
of Submittal 

Hearing within 90 days of 
Sufficiency 

Hearing within 60 days of PC 
Recommendation 

 

 

GENERAL INFORMATION. 

         Required, If Checked. 

 If not checked, review requirement with a Staff member to determine if necessary for your application. 

Requirement Notes 

 
 

Planning Permit Application.  The application should list all pertinent 
permits (use, physical development, interpretation, relief from the LDRs, 
Development Option/Subdivisions, Amendments to the LDRs) for which 
you are applying. 

One digital copy & (9) hard copies  

Requirement Notes 
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 
 

Notarized Letter of Authorization.  See Section 8.2.4.A for requirements. 
A template is established in the Administrative Manual.  

One digital copy & (9) hard copies 

 

 
 

Application Fees.  Fees are cumulative. Applications for multiple types of 
permits, or for multiple permits of the same type, require multiple fees. 
See the currently adopted Fee Schedule in the Administrative Manual for 
more information.   

$2,500 total for Development Plan 

 
 

Review fees.  The applicant is responsible for paying any review fees and 
expenses from consulting services necessitated by the review of the 
application by the Town Surveyor, Town Engineer, Town Associate 
Engineer, Title Company and any other required consultant.  Such fees 
shall be paid prior to approval of the permit.   

 

 
 

Mailed Notice fee.  See Section 8.2.14.C.2 for notice requirements. If 
mailed notices are required, the applicant is responsible for paying for any 
mailing in excess of 25 notices.   

 

 
 

Other information needed.  All applications submitted to the Town of 
Jackson Planning Department must be submitted in digital format once 
the application is determined to be sufficient. 

 

 
 

Response to Submittal Checklist.  All applications require response to 
applicable review standards. For applications where a pre-application 
conference is required, applicable standards are identified below. If a pre-
application conference is optional, see the submittal checklist for the 
relevant application type, established in the Administrative Manual.  

One digital copy & (9) hard copies 

 
 

Title Report. A title report, title certificate or record document guarantee 
prepared within the last six months that includes evidence of ownership 
and all encumbrances on the subject property. Copies of the documents 
referenced in the report should not be submitted unless requested by the 
planner during review. 

If applicable.  

 
 

Narrative description of the proposed development. Briefly describe the 
existing condition of the property and the proposed use, physical 
development, subdivision or development option for which you are 
seeking approval.  

One digital copy & (9) hard copies 

Applicant should address how the project 
is consistent with the previous PMD and 
list all changes.  

 
 

Proposed Development Program. Please use the attached template 
established in the Administrative Manual.   

One digital copy & (9) hard copies 

 

 
 

Site Plan. Please see the attached list of minimum standards for a site plan, 
established in the Administrative Manual.    

One digital copy & (9) hard copies 

 
 

 Floor Plans. Include floor plans for any existing buildings that will be 
occupied by a proposed use. If changes to existing buildings are proposed, 
indicate those on the floor plans.   

One digital copy & (9) hard copies 

 

 
 

Neighborhood Meeting Summary. See Section 8.2.3 for Neighborhood 
Meeting requirements.  

Optional  

 
 

Posted Notice.  See Section 8.2.14.C.4 for Posted Notice requirements for 
all public hearings. 

Required to be installed a minimum of 10 
days prior to the first public hearing.  

 

Requirements listed under each Article will be checked if required for the application. 

        Required, If Checked. 

 If not checked, this requirement is not applicable to your application. 
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PAP Summary 4 Effective 01/01/2015 

 

 

ARTICLE 1, GENERAL PROVISIONS. 

Requirement Notes 

 
 

Division 1.9, Nonconformities  

1.9.2      Nonconforming Physical Development 
1.9.3       Nonconforming Uses  
1.9.4       Nonconforming Development Options and Subdivisions 
1.9.5       Nonconforming Signs 

The proposed development must be 
consistent with the approved PMD.  

 
 

ARTICLE 2, COMPLETE NEIGHBORHOODS, ARTICLE 3, RURAL AREA ZONES, and ARTICLE 4, SPECIAL PURPOSE ZONES – 
(Public/Semi-Public & Park and Open Space zones only).  

Applicable Zone:  Applicable LDR Section:   

SUBSECTION B, PHYSICAL DEVELOPMENT.  Please provide the following information for the applicable zone. 

 

Requirement 

 

Notes: 

 
 

Structure Location and Mass 

(Setbacks, Height, total site FAR) 

One digital copy & (9) hard copies 

 

 

 
 

Maximum Scale of Development 

(Individual building size)  

 

 

 
 

Building Design 

(Design Review Process) 

Applicant shall present in front of the Design Review Committee. Please see the 
design guidelines for submittal requirements.  

 

 
 

Site Development  

(Driveway and Access limits 

One digital copy & (9) hard copies 

 

 

 
 

Fencing 

(Height, Setback, Orientation) 

One digital copy & (9) hard copies (if applicable)  

 

 

Additional Comments: 

 

 
 

SUBSECTION C, ALLOWABLE USES.  Please provide the following information for the applicable zone. 

Requirement Notes: 

 
 

Maximum Scale of Use  
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PAP Summary 5 Effective 01/01/2015 

Additional Comments: 

 

SUBSECTION D, DEVELOPMENT OPTIONS.  Please provide the following information for the applicable zone. 

Requirement Notes: 

 
 

Subdivision and Development 
Option Permits 

State in the narrative whether the future plan will include subdividing any of the 
commercial or residential/short-term rental units.  

 

Additional Comments: 

 

SUBSECTION E, ADDITIONAL ZONE-SPECIFIC STANDARDS.  Please provide the following information for the applicable zone. 

Requirement Notes: 

 
 

Consistency with Millward/Simpson 
PMD Master Plan 

One digital copy & (9) hard copies. Describe how the development is consistent 
with the PMD. List all changes.  

 

 
 

Consistency with Conditions of 
Approval of Sketch Plan 

 

 
 

Consistency with Development 
Agreement 

 

 
 

  

 
 

  

Additional Comments: 

See standards in Sec. 2.3.6.E Additional Zone-specific Standards 

 

ARTICLE 4, SPECIAL PURPOSE ZONES (Planned Resort Zones and Planned Unit Development Zones only) 

Requirement Notes 

 
 

Division 4.3, Planned Resort Zones   

4.3.1      All Planned Resort Zones  
4.3.2      Snow King 

 

 
 

Division 4.4, Planned Unit Development   

4.4.1      All Planned Unit Development (PUD) Zones 
4.4.2      Planned Unit Development – Town 

 

 
 

ARTICLE 5, PHYSICAL DEVELOPMENT STANDARDS APPLICABLE IN ALL ZONES. 

Requirement Notes 

 
 

Division 5.1, General Environmental Standards   

5.1.1      Waterbody and Wetland Buffers 
5.1.2      Wildlife Friendly Fencing 
5.1.5      Water Quality (reserved for future standards) 
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PAP Summary 6 Effective 01/01/2015 

 
 

Division 5.2, Environmental Standards Applicable in Specific Areas 

5.2.1 Natural Resources Overlay (NRO) Standards 

 

 
 

Division 5.3, Scenic Standards. 

5.3.1 Exterior Lighting Standards 
5.3.2 Scenic Resources Overlay (SRO) Standards 

 

 
 

Division 5.4, Natural Hazard Protection Standards 

5.4.1 Steep Slopes 
5.4.2 Unstable Soils 
5.4.3 Faults 
5.4.4 Floodplains 
5.4.5 Wildland Urban Interface 

 

 
 

Division 5.5, Landscaping Standards 

5.5.2 Landscape Plan 
5.5.3 Required Plant Units 
5.5.4 General Landscaping Standards 
5.5.5 Installation and Maintenance 

One digital copy & (9) hard copies of 
Landscape Plan prepared by licensed 
landscape architect.  

 

 
 

Division 5.6, Sign Standards No signs advertising businesses will be 
approved through the Development Plan 
but rather separately through a Sign 
Permit. However, directional, handicap, 
and other related signage shall be 
included with the Development Plan.  

 

 
 

Division 5.7, Grading, Erosion Control and Stormwater Management  

5.7.2 Grading Standards 
5.7.3 Erosion control standards 
5.7.4 Stormwater Management Standards 

At the time when a grading permit is 
required, please apply for a pre-
application meeting with Public Works for 
said grading activities.  

 

 
 

Division 5.8, Design Guidelines  

5.8.2.     Design Guidelines 
5.8.3.     Design Review Committee 

Required for all commercial development.  

 

ARTICLE 6, USE STANDARDS APPLICABLE IN ALL ZONES. 

Requirement Notes 

 
 

Division  6.1, Allowed Uses Proposed uses and standards will need to 
be consistent with the Millward/Simpson 
PMD Master Plan. 

 
 

Division 6.2, Parking and Loading Standards 

6.2.2 Required Parking and Loading 
6.2.3 Location of Required Parking 
6.2.4 Maintenance of Off-Street Parking and Loading 
6.2.5 Off-Street Parking and Loading Design Standards 
6.2.6 Parking and Loading Standards in the Downtown Parking 

District 

Applicant shall demonstrate how the 
proposed plan is parked according to the 
LDRs or PMD.  
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PAP Summary 7 Effective 01/01/2015 

 
 

Division 6.3, Employee Housing Requirements Applicant shall provide a housing 
mitigation plan, affordable/employee 
housing calculation worksheet and draft 
deed restriction at the time of 
Development Plan submittal.  

 
 

Division 6.4, Operational Standards 

6.4.1 Outside Storage 
6.4.2 Refuse and Recycling 
6.4.3 Noise 
6.4.4 Vibration 
6.4.5 Electrical Disturbances 
6.4.6 Fire and Explosive Hazards 

 

 
 
 
 

ARTICLE 7, DEVELOPMENT OPTION AND SUBDIVISION STANDARDS APPLICABLE IN ALL ZONES. 

Requirement Notes 

 
 

Division 7.1, Development Option Standards 

7.1.3 Urban Cluster Development 
7.1.4 Mobile Home Park 

 

 
 

Division 7.2, Subdivision Standards 

7.2.2 Standards Applicable to all Subdivision 
7.2.3 Land Division Standards 
7.2.4 Condominium and Townhouse Subdivisions 

 

 
 

Division 7.3, Open Space Standards 

7.3.3 Configuration and Location of Required Open Space 
7.3.4 Use of Open Space 
7.3.5 Physical Development Permitted in Open Space 
7.3.6 Record of Restriction 
7.3.7 Ownership of Open Space 

 

 
 

Division 7.4, Affordable Housing Standards  

 
 

Division 7.5, Development Exaction Standards 

7.5.2.     Park Exactions 
7.5.3.     School Exactions 

 

 
 

Division 7.6, Transportation Facility Standards  

7.6.2 Access to Roads, Streets and Highways 
7.6.3 Streets, Alleys, and Easements 

 

 
 

Division 7.7, Required Utilities 

7.7.2 Potable Water Supply 
7.7.3 Sanitary Sewer Systems 
7.7.4 Irrigation Ditch Systems and Design 
7.7.5 Other Utilities 
7.7.6 Fuel Storage Tank 

Proposed standards will need to be 
consistent with the Millward/Simpson 
PMD Master Plan. 
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PAP Summary 8 Effective 01/01/2015 

 
 
Additional Comments: 

  
 

PLAN REVIEW COMMITTEE.  The Plan Review Committee consists of the following listed agencies.  Planning Staff will transmit 
pertinent portions of the application to each agency.  Other agencies and individuals not checked off on this list may be added to 
the PRC if necessary. 

 
 

Public Works/Town Engineer  
 

Police Department 

  
 

Building Official  
 

START Bus 

 
 

Town Attorney  
 

Jackson Hole Fire EMS 

 
 

Town Clerk  
 

Parks and Recreation Department 

 
 

Pathways Coordinator  
 

Teton County School District #1 

 
 

Surveyor  
 

Teton County Sheriff 

 
 

Title Company  
 

Wyoming Department of Game & Fish 

 
 

Teton County Housing Authority  
 

Wyoming Department of Transportation 

 
 

Teton County Weed & Pest  
 

Wyoming Department of Environmental Quality 

 
 

Teton County Planning  
 

Army Corp of Engineers 

 
 

Teton County Engineer  
 

Lower Valley Energy 

 
 

Teton County Assessor  
 

U.S. National Park Service 

 
 

Integrated Solid Waste and Recycling  
 

U.S. Forest Service 

 
 

Teton County Clerk  
 

U.S. Fish and Wildlife 

 
 

Teton County Public Health  
 

Other 

 
 

Teton County Scenic Preserve Trust 
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Guarantee 
 
SG  08010176 
 
SUBJECT TO THE EXCLUSIONS FROM COVERAGE, THE LIMITS OF LIABILITY AND OTHER 

PROVISIONS OF THE CONDITIONS AND STIPULATIONS HERETO ANNEXED AND MADE A PART 
OF THIS GUARANTEE, AND SUBJECT TO THE FURTHER EXCLUSION AND LIMITATION THAT NO 
GUARANTEE IS GIVEN NOR LIABILITY ASSUMED WITH RESPECT TO THE IDENTITY OF ANY 
PARTY NAMED OR REFERRED TO IN SCHEDULE A OR WITH RESPECT TO THE VALIDITY, LEGAL 
EFFECT OR PRIORITY OF ANY MATTER SHOWN THEREIN.  Old Republic National Title Insurance 
Company, a Minnesota corporation, herein called the Company GUARANTEES the Assured named 
in Schedule A, against actual monetary loss or damage not exceeding the liability amount stated 
in Schedule A which the Assured shall sustain by reason of any incorrectness in the assurances 
set forth in Schedule A.  
 

 
 
 
 
In witness whereof, Old Republic National Title Insurance Company has caused its corporate name and seal to be 
hereunto affixed by its duly authorized officers, the Guarantee to become valid when countersigned on Schedule A by 
an authorized officer or agent of the Company. 
 
 
 

 
 
 
 

Issued through the Office of: 
 
Jackson Hole Title & Escrow 

 
 
 

Authorized Signature 
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GUARANTEE CONDITIONS AND STIPULATIONS 
 

1. Definition of Terms. 

The following terms when used in the Guarantee mean: 

(a) the “Assured”: the party or parties named as the Assured in this Guarantee, or on a supplemental writing executed by the 
Company. 

(b) “land”: the land described or referred to in Schedule (A)(C) or in Part 2, and improvements affixed thereto which by law 
constitute real property. The term “land” does not include any property beyond the lines of the area described or referred to in 
Schedule (A)(C) or in Part 2, nor any right, title, interest, estate or easement in abutting streets, roads, avenues, alleys, lanes, 
ways or waterways. 

(c) “mortgage”: mortgage, deed of trust, trust deed, or other security instrument. 
(d) “public records”: records established under state statutes at Date of Guarantee for the purpose of imparting constructive notice of 

matters relating to real property to purchasers for value and without knowledge. 
(e) “date”: the effective date. 

2. Exclusions from Coverage of this Guarantee. 

The Company assumes no liability for loss or damage by reason of the following: 

(a) Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or 
assessments on real property or by the public records. 

(b) (1) Unpatented mining claims; (2) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (3) water 
rights, claims or title to water: whether or not the matters excluded by (1), (2) or (3) are shown by the public records. 

(c) Assurances to title to any property beyond the lines of the land expressly described in the description set forth in Schedule (A)(C) 
or in Part 2 of this Guarantee, or title to streets, roads, avenues, alleys, lanes, ways or waterways in which such land abuts, or 
the right to maintain therein vaults, tunnels, ramps or any other structure or improvement; or any rights or easements therein 
unless such property, rights or easements are expressly and specifically set forth in said description. 

(d) (1) Defects, liens, encumbrances, or adverse claims against the title, if assurances are provided as to such title, and as limited by 
such assurances. 

(2) Defects, liens, encumbrances, adverse claims or other matters (a) whether or not shown by the public records, and which are 
created, suffered, assumed or agreed to by one or more of the Assureds; (b) which result in no loss to the Assured; or (c) which 
do not result in the invalidity or potential invalidity of any judicial or non-judicial proceeding which is within the scope and 
purpose of assurances provided. 

3. Notice of Claim to be Given by Assured Claimant. 

An Assured shall notify the Company promptly in writing in case any knowledge shall come to an Assured hereunder of any claim of 
title or interest which is adverse to the title to the estate or interest, as stated herein, and which might cause loss or damage for which 
the Company may be liable by virtue of this Guarantee. If prompt notice shall not be given to the Company, then all liability of the 
Company shall terminate with regard to the matter or matters for which such prompt notice is required; provided, however, that failure 
to notify the Company shall in no case prejudice the rights of any Assured under this Guarantee unless the Company shall be 
prejudiced by such failure and then only to the extent of the prejudice. 

4. No Duty to Defend or Prosecute. 

The Company shall have no duty to defend or prosecute any action or proceeding to which the Assured is a party, notwithstanding the 
nature of any allegation in such action or proceeding. 

5. Company’s Option to Defend or Prosecute Actions; Duty of Assured Claimant to Cooperate. 

Even though the Company has no duty to defend or prosecute as set forth in Paragraph 4 above: 

(a) The Company shall have the right, at its sole option and cost, to institute and prosecute any action or proceeding, interpose a 
defense, as limited in (b), or to do any other act which in its opinion may be necessary or desirable to establish the title 

ORT Form 3796 
(CLTA Guarantee (Rev. 12/94) – Form 1025-7) 

 89



 

 

to the estate or interest as stated herein, or to establish the lien rights of the Assured, or to prevent or reduce loss or damage to 
the Assured. The Company may take any appropriate action under the terms of this Guarantee, whether or not it shall be liable 
hereunder, and shall not thereby concede liability or waive any provision of this Guarantee. If the Company shall exercise its 
rights under this paragraph, it shall do so diligently. 

(b) If the Company elects to exercise its options as stated in Paragraph 5(a) the Company shall have the rights to select counsel of its 
choice (subject to the right of such Assured to object for reasonable cause) to represent the Assured and shall not be liable for 
and will not pay the fees of any other counsel, nor will the Company pay any fees, costs or expenses incurred by an Assured in 
the defense of those causes of action which allege matters not covered by this Guarantee. 

(c) Whenever the Company shall have brought an action or interposed a defense as permitted by the provisions of this Guarantee, 
the Company may pursue any litigation to final determination by a court of competent jurisdiction and expressly reserves the 
right, in its sole discretion, to appeal from an adverse judgment or order. 

(d) In all cases where this Guarantee permits the Company to prosecute or provide for the defense of any action or proceeding, the 
Assured hereunder shall secure to the Company the right to prosecute or provide defense of any action or proceeding, and all 
appeals therein, and permit the Company to use, at its option, the name of such Assured for this purpose. Whenever requested 
by the Company, an Assured, at the Company‘s expense, shall give the Company all reasonable aid in any action or proceeding, 
securing evidence, obtaining witnesses, prosecuting or defending the action or lawful act which in the opinion of the Company 
may be necessary or desirable to establish the title to the estate or interest as stated herein, or to establish the lien rights of the 
Assured. If the Company is prejudiced by the failure of the Assured to furnish the required cooperation, the Company’s 
obligations to the Assured under the Guarantee shall terminate. 

6. Proof of Loss or Damage. 

In addition to and after the notices required under Section 3 of these Conditions and Stipulations have been provided to the Company, 
a proof of loss or damage signed and sworn to by the Assured shall be furnished to the Company within 90 days after the Assured shall 
ascertain the facts giving rise to the loss or damage. The proof of loss or damage shall describe the matters covered by this Guarantee 
which constitute the basis of loss or damage and shall state, to the extent possible, the basis of calculating the amount of the loss or 
damage. If the Company is prejudiced by the failure of the Assured to provide the required proof of loss or damage, the Company’s 
obligation to such assured under the Guarantee shall terminate. In addition, the Assured may reasonably be required to submit to 
examination under oath by any authorized representative of the Company and shall produce for examination, inspection and copying, 
at such reasonable times and places as may be designated by any authorized representative of the company, all records, books, 
ledgers, checks, correspondence and memoranda, whether bearing a date before or after Date of Guarantee, which reasonably pertain 
to the loss or damage. Further, if requested by any authorized representative of the Company, the Assured shall grant its permission, 
in writing, for any authorized representative of the Company to examine, inspect and copy all records,  books, ledgers, checks, 
correspondence and memoranda in the custody or control of a third party, which reasonably pertain to the loss or damage. All 
information designated as confidential by the Assured provided to the Company pursuant to this Section shall not be disclosed to others 
unless, in the reasonable judgment of the Company, it is necessary in the administration of the claim. Failure of the Assured to submit 
for examination under oath, produce other reasonably requested information or grant permission to secure reasonably necessary 
information from third parties as required in the above paragraph, unless prohibited by law or governmental regulation, shall terminate 
any liability of the Company under this Guarantee to the Assured for that claim. 

7. Options to Pay or Otherwise Settle Claims: Termination of Liability. 

In case of a claim under this Guarantee, the Company shall have the following additional options: 

(a) To Pay or Tender Payment of the Amount of Liability or to Purchase the Indebtedness. 
The Company shall have the option to pay or settle or compromise for or in the name of the Assured any claim which could result 
in loss to the Assured within the coverage of this Guarantee, or to pay the full amount of this Guarantee or, if this Guarantee is 
issued for the benefit of a holder of a mortgage or a lienholder, the Company shall have the option to purchase the indebtedness 
secured by said mortgage or said lien for the amount owing thereon, together with any costs, reasonable attorneys’ fees and 
expenses incurred by the Assured claimant which were authorized by the Company up to the time of purchase. Such purchase, 
payment or tender of payment of the full amount of the Guarantee shall terminate all liability of the Company hereunder.  In the 
event after notice of claim has been given to the Company by the Assured the Company offers to purchase the indebtedness, 
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the owner of such indebtedness shall transfer and assign said indebtedness, together with any collateral security, to the Company 
upon payment of the purchase price.   

Upon the exercise by the Company of the option provided for in Paragraph (a) the Company’s obligation to the Assured under this 
Guarantee for the claimed loss or damage, other than to make the payment required in that paragraph, shall terminate, including 
any obligation to continue the defense or prosecution of any litigation for which the Company has exercised its options under 
Paragraph 5, and the Guarantee shall be surrendered to the Company for cancellation. 

(b) To Pay or Otherwise Settle With Parties Other Than the Assured or With the Assured Claimant. 
To pay or otherwise settle with other parties for or in the name of an Assured claimant any claim assured against under this 
Guarantee, together with any costs, attorneys’ fees and expenses incurred by the Assured claimant which were authorized by the 
Company up to the time of payment and which the Company is obligated to pay. 

Upon the exercise by the Company of the option provided for in Paragraph (b) the Company’s obligations to the Assured under 
this Guarantee for the claimed loss or damage, other than to make the payment required in that paragraph, shall terminate, 
including any obligation to continue the defense or prosecution of any litigation for which the Company has exercised its options 
under Paragraph 5. 

8. Determination and Extent of Liability. 

This Guarantee is a contract of indemnity against actual monetary loss or damage sustained or incurred by the Assured claimant who 
has suffered loss or damage by reason of reliance upon the assurances set forth in this Guarantee and only to the extent herein 
described, and subject to the exclusions stated in Paragraph 2. 
The liability of the Company under this Guarantee to the Assured shall not exceed the least of: 

(a) the amount of liability stated in Schedule A; 
(b) the amount of the unpaid principal indebtedness secured by the mortgage of an Assured mortgagee, as limited or provided under 

Section 7 of these Conditions and Stipulations or as reduced under Section 10 of these Conditions and Stipulations, at the time 
the loss or damage assured against by this Guarantee occurs, together with interest thereon; or 

(c) the difference between the value of the estate or interest covered hereby as stated herein and the value of the estate or interest 
subject to the defect, lien or encumbrance assured against by this Guarantee. 

9. Limitation of Liability. 

(a) If the Company establishes the title, or removes the alleged defect, lien or encumbrance, or cures the any other matter assured 
against by this Guarantee in a reasonably diligent manner by any method, including litigation and the completion of any appeals 
therefrom, it shall have fully performed its obligations with respect to that matter and shall not be liable for any loss or damage 
caused thereby. 

(b) In the event of any litigation by the Company or with the Company’s consent, the Company shall have no liability for loss or 
damage until there has been a final determination by a court of competent jurisdiction, and disposition of all appeals therefrom, 
adverse to the title, as stated herein. 

(c) The Company shall not be liable for loss or damage to any Assured for liability voluntarily assumed by the Assured in settling any 
claim or suit without the prior written consent of the Company. 

10. Reduction of Liability or Termination of Liability. 

All payments under this Guarantee, except payments made for costs, attorneys’ fees and expenses pursuant to Paragraph 5 shall 
reduce the amount of liability pro tanto. 

11. Payment of Loss. 

(a) No payment shall be made without producing this Guarantee for endorsement of the payment unless the Guarantee has been lost 
or destroyed, in which case proof of loss or destruction shall be furnished to the satisfaction of the Company. 

(b) When liability and the extent of loss or damage has been definitely fixed in accordance with these Conditions and Stipulations, the 
loss or damage shall be payable within 30 days thereafter. 

12. Subrogation Upon Payment or Settlement. 

Whenever the Company shall have settled and paid a claim under this Guarantee, all right of subrogation shall vest in the Company 
unaffected by any act of the Assured claimant. 
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The Company shall be subrogated to and be entitled to all rights and remedies which the Assured would have had against any person 
or property in respect to the claim had this Guarantee not been issued. If requested by the Company, the insured claimant shall 
transfer to the Company all rights and remedies against any person or property necessary in order to perfect this right of subrogation. 
The Assured shall permit the Company to sue, compromise or settle in the name of the Assured and to use the name of the Assured in 
any transaction or litigation involving these rights or remedies. 

If a payment on account of a claim does not fully cover the loss of the Assured the Company shall be subrogated to all rights and 
remedies of the Assured after the Assured shall have recovered its principal, interest, and costs of collection. 

13. Arbitration. 

Unless prohibited by applicable law, either the Company or the Assured may demand arbitration pursuant to the Title Insurance 
Arbitration Rules of the American Arbitration Association. Arbitrable matters may include, but are not limited to, any controversy or 
claim between the Company and the Assured arising out of or relating to this Guarantee, any service of the Company in connection 
with its issuance or the breach of a Guarantee provision or other obligation. All arbitrable matters when the Amount of Liability is 
$1,000,000 or less shall be arbitrated at the option of either the Company or the Assured. All arbitrable matters when the Amount of 
Liability is in excess of $1,000,000 shall be arbitrated only when agreed to by both the Company and the Assured. The Rules in effect 
at Date of Guarantee shall be binding upon the parties. The award may include attorneys’ fees only if the laws of the state in which the 
land is located permits a court to award attorneys’ fees to a prevailing party. Judgment upon the award rendered by the Arbitrator(s) 
may be entered in any court having jurisdiction thereof. 

The law of the situs of the land shall apply to an arbitration under the Title Insurance Arbitration Rules. 

A copy of the Rules may be obtained from the Company upon request. 

14. Liability Limited to this Guarantee; Guarantee Entire Contract. 

(a) This Guarantee together with all endorsements, if any, attached hereto by the Company is the entire Guarantee and contract 
between the Assured and the Company. In interpreting any provision of this Guarantee, this Guarantee shall be construed as a 
whole. 

(b) Any claim of loss or damage, whether or not based on negligence, or any action asserting such claim, shall be restricted to this 
Guarantee. 

(c) No amendment of or endorsement to this Guarantee can be made except by a writing endorsed hereon or attached hereto signed 
by either the President, a Vice President, the Secretary, an Assistant Secretary, or validating officer or authorized signatory of the 
Company. 

15. Notices, Where Sent. 

All notices required to be given the Company and any statement in writing required to be furnished the Company shall include the 
number of this Guarantee and shall be addressed to: Old Republic National Title Insurance Company, 400 Second Avenue South, 
Minneapolis, Minnesota 55401, (612) 371-1111. 
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  OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY 
  

Full Recorded Owner Guarantee - Wyoming 
  

Schedule A  
  

  
  

File No.      Liability Fee Reference Guarantee No. 

672106JAC   $1,000.00  $250.00  Arts District 
Development, LLC 
FROG  

SG 08010176  

  

1. Name of Assured:  Joe Moore 
  

2. Date of Guarantee:  02/27/2018 at 8:00 A.M. 

3. The estate or interest in the land hereinafter described is:  Fee Simple. 

4. Title to said or estate or interest at the Date hereof is vested in: 
  
Arts District Development, LLC, a Wyoming limited liability company  

5. The land referred to in this Guarantee is situated in the County of Teton, State of Wyoming and is 
described as follows: 

Lots 11 and 12 of Block 2 of the Second Wort Addition to the Town of Jackson, Teton 
County, Wyoming, according to that plat recorded in the Office of the Teton County Clerk 
on September 28, 1940 as Plat No. 129. 
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   OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY 
  

Full Recorded Owner Guarantee - Wyoming 
  

Schedule B-I Exceptions/Recorded Documents 
  
  

File No.      Liability Fee Reference Guarantee No. 

672106JAC   $1,000.00  $250.00  Arts District 
Development, LLC 
FROG  

SG 08010176  

  

As of the Date of this Guarantee, the following exceptions reference all recorded documents which 
may affect title to the herein described land: 

  

1. Covenants, conditions, restrictions, reservations, easements, encroachments, ditches, roadways, 
rights-of-way, common areas and building set back requirements as delineated on the 
recorded Plat Number(s) 129, records of Teton County, Wyoming. 

2. Affidavit and Agreement : 
  
Between: Town of Jackson, Teton County, Wyoming 
And: Undersigned Applicant Relating to a Planned Mixed Use 

Development Master Plan  
Recording Information: Book 480 of Photo, Pages 638-760  

 

3. Affidavit and Agreement Relating to Extension and Amendment of a Planned Mixed Use Development 
Master Plan:  
Recording Information Book 849 of Photo, Pages 640-645  
 

First Amendment to said Affidavit and Agreement recorded in Book 919 of Photo, Pages  406-451. 
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  OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY 
  

Full Recorded Owner Guarantee - Wyoming 
  

Schedule B-II Informational Notes 
  

  
  

File No.      Liability Fee Reference Guarantee No. 

672106JAC   $1,000.00  $250.00  Arts District 
Development, LLC 
FROG  

SG 08010176  

  
The following is provided for informational purposes and is not part of the Assurances given under this 

Guarantee:   
  

The Status of real property taxes is as follows: 
  
  

Tax ID# 2017 Tax Status  2018 Tax Status 

OJ-000259 1st Half in the Amount of $2,065.92 is PAID  Accruing lien not yet due or payable 

  2nd Half in the Amount of $2,065.91 is PAID    
We recommend that the person responsible for closing this verify this tax information prior to closing. 
*Real Estate Taxes are payable as follows 

*If making one payment:  Due on or before December 31. 
*If making two payments:  First half payable September 1 and delinquent November 10; 
  second half due March 1 and delinquent May 10. 
  

The PIDN for this property appears to be:  22-41-16-33-1-08-004  
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     FACTS 
WHAT DOES OLD REPUBLIC TITLE  

DO WITH YOUR PERSONAL INFORMATION? 

Why? 
Financial companies choose how they share your personal information. Federal law gives consumers the right to limit 

some but not all sharing. Federal law also requires us to tell you how we collect, share, and protect your personal 

information. Please read this notice carefully to understand what we do. 

What? 

The types of personal information we collect and share depend on the product or service you have with us. This 

information can include: 

• Social Security number and employment information 

• Mortgage rates and payments and account balances 

• Checking account information and wire transfer instructions 

When you are no longer our customer, we continue to share your information as described in this notice. 

How? 
All financial companies need to share customers' personal information to run their everyday business. In the section 

below, we list the reasons financial companies can share their customers' personal information; the reasons Old 

Republic Title chooses to share; and whether you can limit this sharing. 

 
 
 
 

Does Old Republic 
Title share? 

       Can you limit 
this sharing? 

      Reasons we can share your personal information  

For our everyday business purposes — such as to process 

your transactions, maintain your account(s), or respond to court 

orders and legal investigations, or report to credit bureaus 

Yes No 

For our marketing purposes — to offer our products and 

services to you 
No We don't share 

For joint marketing with other financial companies No We don't share 

For our affiliates' everyday business purposes — 

information about your transactions and experiences 
Yes No 

For our affiliates' everyday business purposes — 

information about your creditworthiness 

No We don't share 

For our affiliates to market to you No We don't share 

For non-affiliates to market to you No We don't share 
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How does Old Republic Title 

protect my personal information? 
To protect your personal information from unauthorized access and use, we use security measures 

that comply with federal law. These measures include computer safeguards and secured files and 

buildings. For more information, visit http://www.OldRepublicTitle.com/newnational/Contact/privacy. 

 

How does Old Republic Title 

collect my personal information? 

We collect your personal information, for example, when you: 

• Give us your contact information or show your driver's license 

• Show your government-issued ID or provide your mortgage information 

• Make a wire transfer 

We also collect your personal information from others, such as credit bureaus, affiliates, or other 

companies. 

 
Why can't I limit all sharing? Federal law gives you the right to limit only: 

• Sharing for affiliates' everyday business purposes - information about your creditworthiness 

• Affiliates from using your information to market to you 

• Sharing for non-affiliates to market to you 

State laws and individual companies may give you additional rights to limit sharing. See the "Other 

important information" section below for your rights under state law. 

 
 
Affiliates 

Companies related by common ownership or control. They can be financial and nonfinancial 

companies. 

• Our affiliates include companies with an Old Republic Title name, and financial companies such 

as Attorneys' Title Fund Services, LLC, Lex Terrae National Title Services, Inc., Mississippi Valley 

Title Services Company, and The Title Company of North Carolina. 

 
Non-affiliates Companies not related by common ownership or control. They can be financial and non-financial 

companies. 

• Old Republic Title does not share with non-affiliates so they can market to you 

 
Joint marketing A formal agreement between non-affiliated financial companies that together market financial 

products or services to you. 

• Old Republic Title doesn't jointly market. 
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 Oregon residents only: We are providing you this notice under state law. We may share your personal information (described on page one) 
obtained from you or others with non-affiliate service providers with whom we contract, such as notaries and delivery services, in order to 
process your transactions. You may see what personal information we have collected about you in connection with your transaction (other 
than personal information related to a claim or legal proceeding). To see your information, please click on "Contact Us" at 
www.oldrepublictitle.com and submit your written request to the Legal Department. You may see and copy the information at our office or 
ask us to mail you a copy for a reasonable fee. If you think any information is wrong, you may submit a written request online to correct or 
delete it. We will let you know what actions we take. If you do not agree with our actions, you may send us a statement. 

 
 

 

American First Abstract, 
LLC 

American First Title & Trust 

Company 

American Guaranty Title 

Insurance Company 

Attorneys' Title Fund 

Services, LLC 
Compass Abstract, Inc. 

eRecording Partners 

Network, LLC 
Genesis Abstract, LLC 

Kansas City Management 

Group, LLC 
L.T. Service Corp. Lenders Inspection Company 

Lex Terrae National Title 

Services, Inc. 
Lex Terrae, Ltd. Mara Escrow Company 

Mississippi Valley Title 

Services Company 
National Title Agent's Services Company 

Old Republic Branch 

Information Services, Inc. 

Old Republic Diversified 

Services, Inc. 

Old Republic Exchange 

Company 

Old Republic National 

Title Insurance Company 

Old Republic Title and Escrow of Hawaii, 

Ltd. 

Old Republic Title Co. 
Old Republic Title Company 

of Conroe 

Old Republic Title Company 

of Indiana 

Old Republic Title 

Company of Nevada 
Old Republic Title Company of Oklahoma 

Old Republic Title 

Company of Oregon 

Old Republic Title Company 

of St. Louis 

Old Republic Title Company 

of Tennessee 

Old Republic Title 

Information Concepts 
Old Republic Title Insurance Agency, Inc. 

Old Republic Title, Ltd. 
Republic Abstract & 

Settlement , LLC 
Sentry Abstract Company 

The Title Company of 

North Carolina 
Title Services, LLC 

Trident Land Transfer 

Company, LLC 
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NOTICE OF PUBLIC HEARING 
 

JACKSON TOWN COUNCIL:  DATE and TIME 
Location of Hearing:  Council Chambers, Town Hall 

150 E Pearl Avenue 
Jackson, WY 

 
Request:   FINAL DEVELOPMENT PLAN 

 
Proposal:   FDP FOR THE GLENWOOD + SIMPSON PLANNED MIXED-USE DEVELOPMENT 

A mixed-use development combining commercial/retail and  
employee housing units of the lower floor  

with market residential/lodging units above. 
 

Project Number: P18-001 
 

For information regarding this application, please contact: 
Y2 Consultants at (307) 733-2999 

-or- 
Jackson Planning and Building Department at (307) 733-0440 

Posting Date: insert date posted 

 
 
 

NOTICE OF PUBLIC HEARING 
 

PLANNING AND ZONING COMMISSION/BOARD OF ADJUSTMENT: DATE and TIME 
Location of Hearing:  Council Chambers, Town Hall 

150 E Pearl Avenue 
Jackson, WY 

 
Request:   FINAL DEVELOPMENT PLAN 

 
Proposal:   FDP FOR THE GLENWOOD + SIMPSON PLANNED MIXED-USE DEVELOPMENT 

A mixed-use development combining commercial/retail and  
employee housing units of the lower floor  

with market residential/lodging units above. 
 

Project Number: P18-001 
 

For information regarding this application, please contact: 
Y2 Consultants at (307) 733-2999 

-or- 
Jackson Planning and Building Department at (307) 733-0440 

Posting Date: insert date posted 
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1.  Provide an automated underground drip irrigation system, designed and installed to serve all proposed plantings such that all plantings receive irrigation at the following RELATIVE rates: 
          Trees shall receive irrigation at a rate of 12 GPH
          Shrubs     "          "          "          "          "    6    " 
          Planting beds      "          "          "          "    1    "    at every 8" o.c.
2.   At the building's potable water supply, downstream from the water meter, install a "tee" to a ball-valve shut-off and 1" irrigation supply Main Line. Isolate the irrigation system from the potable water with a reverse pressure principle backflow preventer as approved by the Town Engineer; provide fittings on either side of BFP to allow for removal and servicing.
3.   Provide appropriate fittings for forced-air winterization.  Slope Main Line and any rigid piping to manual drains at low points.
4.   Run all irrigation components (piping and control wires) beneath pavements in sleeves, 12"-18" below grade.  
5.   Install an automatic controller at the location designed by the Architect.
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                                                          750.2  sq.ft. *
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Geotechnical Review Report
Lot at Simpson and Glenwood

Jackson, Wyoming
WOMACK & ASSOCIATES, INC.

FIGURE

2
Site Location and Geologic Map

Site Location

Qc - Colluvium
Qf - Alluvial-Fan Deposits

Qls - Landslide Debris
Qs - Swamp Deposits

Ql - Loess
Kb - Bacon Ridge Sandstone

1200’0’

Qc
JACKSON THRUST

\\server\JH\HargerHoyt\varley\\Figure 2 Glenwood and Simpson geo map.pdf
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Special Restrictions - Employee 1 of 10 08 16 

Special Restrictions 
for Employee Housing 

Located at 175 S. Glenwood Street , The Town of Jackson 
 

 
These Special Restrictions for Employee Housing (the “Special Restrictions”), are made and 
entered into this ___ day of ____________________, 2018, by the undersigned Declarant 
(“Declarant”).   
 

RECITALS: 
  
WHEREAS, the Declarant holds fee ownership interest in that certain real property, located 
in the Town of Jackson Wyoming, and more specifically described as follows: 

 
Lots 11-12; Block 2; 2nd Wort Addition to the Town of Jackson  
 
PIN: 22-41-16-33-1-08-004 (the “Land”) 
 
WHEREAS, as a condition of its approval for permit #P18-001 (the “FDP Approval”), the 
Declarant is providing employee housing for 2,107 square feet or the equivalent of three 
(3) units of employee housing, as follows:   
 

 
The Final Development Plan Application for the Glenwood + Simpson PMD 
at 175 South Glenwood Street, Jackson, Wyoming for 26,689 square feet of 
commercial retail and market residential/lodging which generated a  
requirement to provide (requirement) 1,711.70 square feet of Employee 
Housing (the “Residential Unit”).  The declarant wishes to restrict Unit P, a 
600 square foot one-bedroom apartment , Unit Q, a 631 square foot one- 
bedroom apartment, and Unit R, a 876 square foot two bedroom apartment 
(for a total of 2,107 square feet of Employee Housing provided).  
 

WHEREAS, in furtherance of the goals, objectives, requirements and conditions of the FDP 
or other Approval, and consistent with the Town of Jackson’s goal of providing decent, 
safe and sanitary housing to qualified employees working in Teton County, Wyoming, that 
is affordable, Declarant agreed to restrict the use and occupancy of the Residential Unit to 
a “Qualified Household”, which meets employment, income and asset ownership 
qualifications as set forth herein; and 
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Special Restrictions - Employee 2 of 10 08 16 

WHEREAS, in accordance with the FDP Approval, the Residential Unit is intended to 
address the need for rental housing for employees in Teton County, Wyoming and 
therefore Declarant agrees it will not be owner-occupied.   
 
WHEREAS, Declarant desires to adopt these Special Restrictions and declare that the Land 
and the Residential Unit (sometimes  collectively referred to herein as the “Property”) shall 
be held, sold, and conveyed in perpetuity subject to these Special Restrictions, which 
Special Restrictions shall be in addition to all other covenants, conditions or restrictions of 
record affecting the Property, and shall be enforceable by the Jackson/ Teton County 
Housing Authority, a duly constituted Housing Authority  pursuant to W.S. §15-10-116, as 
amended, and its successors or assigns (collectively, “JTCHA”), the Jackson/Teton County  
Affordable Housing Department (the “Housing Department”), and the Town of Jackson, 
Wyoming;   

 
  

RESTRICTIONS: 
 
NOW, THEREFORE, in satisfaction of the conditions in the FDP Approval, and in 
consideration of such FDP Approval and the foregoing Recitals, which are incorporated 
herein by this reference, Declarant hereby declares, covenants and agrees for itself and 
each and every person acquiring ownership of the Residential Unit, that the Land and 
Residential Unit shall be held, used, occupied, developed, transferred and conveyed 
subject to the following Special Restrictions in perpetuity: 
 
SECTION 1.  JACKSON/TETON COUNTY HOUSING RULES AND REGULATIONS 
(GUIDELINES).  References made herein to the Housing Rules and Regulations 
and/or Guidelines or  are references to the written Rules and Regulations of JTCHA 
and/or the Housing Department, as the same may be amended, modified, or updated from 
time to time and which policies, procedures, and guidelines are on file with the Housing 
Department or otherwise with the Town of Jackson, Wyoming, or if there are no such 
written policies, procedures or guidelines (or a written policy, procedure or guideline with 
respect to a specific matter) then the reference shall be to the current applied policy or 
policies of JTCHA and/or the Housing Department (the “Guidelines”).  Procedural and 
administrative matters not otherwise addressed in these Special Restrictions shall be as set 
forth in the Rules and Regulations.   
 
SECTION 2. RESTRICTIONS ON OCCUPANCY AND USE OF RESIDENTIAL UNIT.  
Occupancy and use of the Residential Unit shall be restricted as follows:   
 
A. Qualified Household.  The use and occupancy of the Residential Unit shall be 
limited to a “Qualified Household”, defined as follows: 
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Special Restrictions - Employee 3 of 10 08 16 

 
1. Employment.  At least one member of the household must demonstrate on 
average thirty (30) hours per week of employment or volunteer work in Teton 
County, Wyoming, for a profit or non-profit employer(s), respectively, physically 
located in Teton County, Wyoming.   
 
2. Income Restriction.  The Qualified Household shall not earn more than one 
hundred twenty percent (120%) of the median household income in Teton County, 
Wyoming, as determined by the current year’s published Federal Department of 
Housing & Urban Development median income chart for Teton County, Wyoming 
(the “Income Cap”).   
 
3. No Teton County Residential Real Estate.  No member of the Qualified 
Household may own (whether individually, in trust, or through an entity including 
without limitation a partnership, limited partnership, limited liability company, 
corporation, association, or the like) residential real estate in The Town of Jackson, 
Wyoming.   
 
4. Determination by the Housing Department.  The Housing Department shall 
determine whether a prospective tenant is a Qualified Household.  In addition to 
any requirements set forth in the Rules and Regulations, such determinations shall 
be based upon written applications, representations, information and verification 
as are deemed by the Housing Department to be necessary to establish and 
substantiate eligibility.   

 
5. Continuing Obligation to Remain a Qualified Household.  The occupants of 
the Residential Unit shall satisfy the definition of a Qualified Household at all times 
during the occupancy of the Residential Unit.   
 

No owner of the Residential Unit, prospective purchaser of the Residential Unit, Tenant, 
renter or occupant, or other party shall have the right to sue or bring other legal process 
against the Town of Jackson, Wyoming, JTCHA or the Housing Department, or any person 
affiliated with the Town of Jackson, Wyoming, JTCHA or the Housing Department arising 
out of these Special Restrictions, and neither shall the Town of Jackson, Wyoming, JTCHA 
or the Housing Department have any liability to any person aggrieved by the decision of 
the Town of Jackson, Wyoming, JTCHA or the Housing Department regarding qualification 
of a Qualified Household or any other matter relating to these Special Restrictions. 

 
B. No Owner Occupancy.  No owner shall reside in or occupy the Residential Unit.  
For purposes of this paragraph, if an owner is an entity (including without limitation, a 
partnership, limited partnership, Limited Liability Company, corporation, association, or 
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other) or a trust, this prohibition on owner-occupancy shall extend to any partner, 
member, shareholder, other principal or owner of the entity, or trustee or beneficiary of 
the trust.   
 
C. Household Composition.  Only members of the Qualified Household may occupy 
a Residential Unit, except that the owner may restrict who may reside in a Residential Unit, 
provided that such owner-restriction does not violate Federal or state fair housing laws.  
Notwithstanding the foregoing, occupancy of the Residential Unit shall be in compliance 
with any and all building codes (or other relevant law, code, statute, ordinance or the like) 
regarding maximum occupancy standards or limitations.   
 
D. Rental.  Occupancy of the Residential Unit shall be pursuant to a written lease, the 
form of which may be approved by Housing Department as it may require.  At all times, 
the Residential Unit shall remain a rental unit for Qualified Households.  The owner of the 
Residential Unit shall obtain written verification of income, asset ownership, and 
employment in Teton County, Wyoming for each Qualified Household proposing to rent 
the Residential Unit prior to such Household’s occupancy, and upon each extension or 
renewal of any lease therefore.   
 
E. Rental Term.  The Residential Unit shall be offered for rent in periods of not less 
than one (1) month.  No Residential Unit shall be used as a guest house or guest facility.   
 
F. Rental Rates.  The rental rates for the Residential Unit shall not be greater than the 
current Fair Market Rent Assessment numbers for Teton County, Wyoming, as provided 
by the U.S. Department of Housing and Urban Development (HUD) and maintained by the 
Housing Department.  For purposes of applying the Fair Market Rent Assessment numbers 
for Teton County, Wyoming published by HUD to the Residential Unit, a dorm-style or 
studio Residential Unit shall be considered a “studio”.  The rent charged must include basic 
utilities (electric, gas, water, sewer) and trash removal. Notwithstanding the foregoing to 
the contrary, the rental rates charged by the owner may at any time be less than the 
applicable Fair Market Rent Assessment.  
 
G. Vacancies.  The Residential Unit may be vacant intermittently between tenancies 
to allow for proper verification, advertisement for Qualified Households and reasonable 
maintenance.  However, no Residential Unit shall be vacant for a period greater than sixty 
(60) days, unless authorized by Housing Department.  If any Residential Unit remains 
vacant for more than sixty (60) days without approval, then the Housing Department shall 
have the right, but not the obligation to identify a Qualified Household to rent the 
Residential Unit.  Anything herein and above notwithstanding, the owner shall have the 
right to deny occupancy to any proposed tenant who in its reasonable discretion does not 
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meet owner’s standard for occupancy, so long as such denial does not violate Federal or 
state fair housing laws.  
 
H. Compliance with Laws, Declaration.  The Residential Unit shall be occupied in 
full compliance with all laws, statutes, codes, rules, or regulations, covenants, conditions 
and restrictions, and all supplements and amendments thereto, and any other rules and 
regulations of any applicable homeowners association, as the same may be adopted from 
time to time. 
 
I. Maintenance.  The owner shall be responsible for the cost and expense to keep 
and maintain the interior of the Residential Unit and all other aspects of the Residential 
Unit not otherwise maintained by a homeowners association in a safe, decent and sanitary 
condition.  In the event the owner fails to maintain the Residential Unit in a safe, decent 
and sanitary condition and such condition continues for fourteen (14) days after notice 
from the Housing Department, the Housing Department shall have the right but not the 
obligation to enter the Residential Unit and repair such condition and owner shall 
reimburse Housing Department for such reasonable repair costs.  Payment to Housing 
Department from the owner shall be due upon receipt of invoice.   
 
J. Insurance.  The owner shall cause the Residential Unit to be continuously 
insured against “all risks” of physical loss (not otherwise covered by a homeowners 
association insurance), for the full replacement value of the Residential Unit 
 
K. Periodic Reporting, Inspection.  In order to confirm compliance with these Special 
Restrictions, each owner shall comply, and cause its tenants to comply, with any reporting 
or inspection requirements as set forth herein and as may be required by the Housing 
Department from time to time.  Upon reasonable notice to owner, the Housing 
Department shall have the right to inspect the Residential Unit from time to time to 
determine compliance with these Special Restrictions and to review the written records 
required to be maintained by Owner.  Owner shall maintain such records for a period of 
two (2) years.   
 
L. Preference.  The owner, at such owner’s option may give first priority to rent the 
Residential Unit to Qualified Households of which a member of the Household is an 
employee of the owner.  In the event there are no persons directly employed by the owner 
to whom the owner desire to rent the Residential Unit, then the owner may rent to any 
Qualified Household.   
 
 
Notwithstanding the foregoing, the Housing Department may approve uses inconsistent 
with this Section in accordance with the Rules and Regulations.    
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SECTION 3.  TERMINATION AND MODIFICATION OF SPECIAL RESTRICTIONS.   
 
A. Termination.  These Special Restrictions may be terminated after a determination 
by the Town of Jackson, Wyoming that these Special Restrictions are no longer consistent 
with the goal of providing housing affordable to employees in Teton County, Wyoming 
and that they should therefore be terminated. 
 
B. Amendment.  These Special Restrictions may be amended, in whole or in part, as 
follows: 

 
1. With the written consent of the owner of the Residential Unit, the Housing 

Manager for the Housing Department, and the Planning Director for the 
Town of Jackson, Wyoming.   

 
2. The Housing Department may unilaterally modify these Special Restrictions 

(i) to provide clarification to any provisions hereto which may be unclear or 
subject to differing interpretations, (ii) to correct any errors identified 
herein, or (iii) where the Housing Department deems such modification 
necessary to effectuate the purposes and intent of the Special Restrictions 
or the goals of the Town of Jackson in providing decent, safe and affordable 
housing, and where such modification does not, in the Housing 
Department’s reasonable discretion, materially impair the owner rights.   

 
SECTION 4.  VIOLATION.  In the event of a violation of these Special Restrictions, the 
Housing Department shall send written notice to the owner of such violation, the required 
action to cure and the timing for such cure.  If the owner disputes the violation, the owner 
shall proceed in accordance with the Rules and Regulations.  JTCHA, the Housing 
Department and the Town of Jackson shall have the right of specific performance of these 
Special Restrictions and the right to obtain from any court of competent jurisdiction a 
temporary restraining order, preliminary injunction and permanent injunction to obtain 
such performance.  Any equitable relief provided for herein may be sought singly or in 
combination with such other remedies as JTCHA, the Housing Department and the Town 
of Jackson may be entitled to, either pursuant to these Special Restrictions or under the 
laws of the State of Wyoming.   
 
SECTION 5.  SPECIAL RESTRICTIONS AS COVENANT.  These Special Restrictions shall 
constitute covenants running with the Land and the Residential Unit, as a burden thereon, 
and shall be binding on all parties having any right, title, or interest in the Land, the 
Residential Unit, or any part thereof, their heirs, devisees, successors and assigns, and shall 
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inure to the benefit of and shall be enforceable by JTCHA, the Housing Department and 
the Town of Jackson. 
 
SECTION 6.  NOTICES.  Any notice, consent or approval which is required to be given 
hereunder shall be in writing and when to an owner shall be deemed given by mailing the 
same, certified mail, return receipt requested, properly addressed and with postage fully 
prepaid to the owner’s mailing address as provided to the Housing Department or such 
address as is on record with the Teton County Assessor.  Any notice which is required to 
be given hereunder to JTCHA or the Housing Department shall be given by mailing the 
same, certified mail, return receipt requested, properly addressed and with postage fully 
prepaid to either JTCHA or the Housing Department, P.O. Box 714, Jackson, WY 83001.  
Alternatively, notice may be hand delivered, but any such hand delivery shall require a 
signed receipt from the owner or Housing Manager of the Housing Department, 
respectively, evidencing the same.  Failure of either party to pick up and/or sign for a 
certified mailing does not constitute failure to provide notice provided it was properly 
addressed and evidence of that mailing is retained.  In the event of notice by mailing, 
notice shall be deemed given when deposited in the U.S. Mail.   
 
SECTION 7.  ATTORNEY’S FEES.  In the event any party shall be required to retain counsel 
and file suit for the purpose of enforcing the terms and conditions of these Special 
Restrictions, the prevailing party shall be entitled to recover, in addition to any other relief 
recovered, a reasonable sum as determined by the court for attorney’s fees and costs of 
litigation. 
 
SECTION 8.  CHOICE OF LAW, FORUM.  These Special Restrictions and each and every 
related document, are to be governed by and construed in accordance with the laws of 
the State of Wyoming.  The parties agree that the appropriate court in Teton County, 
Wyoming and/or the Ninth Judicial District for the State of Wyoming shall have sole and 
exclusive jurisdiction over any dispute, claim, or controversy which may arise involving 
these Special Restrictions or its subject matter 
 
SECTION 9.  SEVERABILITY.  Each provision of these Special Restrictions and any other 
related document shall be interpreted in such a manner as to be valid under applicable 
law; but, if any provision, or any portion thereof, of any of the foregoing shall be found by 
a court of competent jurisdiction to be invalid or prohibited under said applicable law, 
such provision shall be deemed modified to the extent necessary and possible to render 
it valid and enforceable and the rights and restrictions set forth herein shall be construed 
and enforced accordingly, preserving to the fullest extent the intent of these Special 
Restrictions as set forth herein; , or if such modification is not possible, such provision shall 
be ineffective to the extent of such invalidity or prohibition without invalidating the 
remaining provision(s) of these Special Restrictions. 
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SECTION 10.  SECTION HEADINGS.  Paragraph or section headings within these Special 
Restrictions are inserted solely for convenience or reference, and are not intended to, and 
shall not govern, limit or aid in the construction of any terms or provisions contained 
herein. 
 
SECTION 11.  WAIVER.  No claim of waiver, consent or acquiescence with respect to any 
provision of these Special Restrictions shall be valid against any party hereto except on 
the basis of a written instrument executed by the parties to these Special Restrictions.  
However, the party for whose benefit a condition is inserted herein shall have the unilateral 
right to waive such condition. 
 
SECTION 12.  INDEMNIFICATION. The owner shall indemnify, defend, and hold the 
JTCHA, the Housing Department and the Town of Jackson, and its directors, officers, 
agents and employees harmless against any and all loss, liability, claim, or cost (including 
reasonable attorneys’ fees and expenses) for damage or injury to persons or property from 
any cause whatsoever on or about the Residential Unit, or for an owner’s breach of any 
provision of these Special Restrictions.  The owner waives any and all such claims against 
JTCHA, the Housing Department and the Town of Jackson. 
 
SECTION 13.  SUCCESSORS AND ASSIGNS.  These Special Restrictions shall be binding 
upon, and inure to the benefit of, the parties hereto and their respective successors, heirs, 
devisees, administrators and assigns.   
 
SECTION 14.  SOVEREIGN IMMUNITY.  Neither  the Town of Jackson, JTCHA, nor the 
Housing Department waive governmental  immunity by executing these Special 
Restrictions and specifically retain immunity and all defenses available to them as 
sovereigns pursuant to Wyo. Stat. § 1-39-104(a) and any other applicable law. 
 
IN WITNESS WHEREOF, the Declarant has executed this instrument on the ______ day of 
________, 20__ (the “Effective Date”). 
 
DECLARANT: 
TBD 
 
        
TBD    
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STATE OF                                    ) 
     ) ss. 
COUNTY OF                                ) 
 
On the ________________ day of ___________, 20 ____, the foregoing Special Restrictions for 
Employee Housing was acknowledged before me by Click here to enter Name of 
signer.as Click here to enter title of signer.ofClick here to enter name of entity.. 
 
Witness my hand and official seal. 
 
       (Seal) 
 
       
Notary Public 
 
 
THE TOWN OF JACKSON:  
 
 
________________________________________________ 
Click here to enter name of Mayor., Mayor 
 
ATTEST: 
 
 
_______________________________________________ 
Click here to enter name of Town Clerk., Town Clerk 
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STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON  ) 
 

On the _________ day of    , 20__, the foregoing instrument was 
acknowledged before me by Click here to enter name of Chair.as Chair of the The Town of 
Jackson Board of County Commissioners. 
 

Witness my hand and official seal. 
 

(Seal) 
      
Notary Public 
My commission expires: 

 
 
JACKSON/THE TOWN OF JACKSON AFFORDABLE HOUSING DEPARTMENT: 
 
 
____________________________________________________ 
Click here to enter name of Housing Manager., Housing Manager 
 
 
STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON  ) 
 
On the ______ day of     , 20__, the foregoing instrument was acknowledged 
before me byClick here to enter name of Housing Manager., as Housing Manager of 
the Jackson/The Town of Jackson Affordable Housing Department. 
 

Witness my hand and official seal. 
 

(Seal) 
      
Notary Public 
My commission expires: 
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ENCROACHMENT AND EASEMENT AGREEMENT 
 

 This Agreement dated this ___ day of_________, 2018, by and between TBD 
Jackson, WY 83001, hereinafter collectively referred to as “Encroaching Party” and the 
Town of Jackson, a municipal corporation of the State of Wyoming, hereinafter referred 
to as “the Town”, provides as follows: 
 
 WHEREAS, Encroaching Party is the owner in fee simple of that certain real 
property in Teton County, Wyoming, described as follows: 
 

Lots 11 and 12, Block 2, Second Wort Addition to the Town of Jackson, 
Teton County, Wyoming, according to that Plat recorded September 28, 
1940 as Plat No. 129. 
 
PIN: 22-41-16-33-1-08-004 
 

 WHEREAS, the above real property is subject to an Approved Amended Master 
Plan and the Affidavit and Agreement Between the Town of Jackson, Teton County, 
Wyoming and the Undersigned Applicant Relating to a Planned Mixed-Use Development 
Master Plan Pursuant to Ordinance No. 680, Section 2325 of the Town of Jackson Land 
Development Regulations, which Affidavit and Agreement Relating to the 1st Amendment 
of the Millward and Simpson Planned Mixed-Use Development Master Plan recorded 
May 6, 2016 as Doc 0903940 in Book 919 at pages 406-451. 
 
 WHEREAS, the Town is the owner of those certain public rights-of-way known as 
Glenwood Street and Simpson Avenue contiguous to said Lots, as shown on: 
 

The Plat of the Second Wort Addition to the Town of Jackson, also known as Plat 
129, as recorded in the Office of the Teton County Clerk, 
 

which public rights-of-way adjoin Encroaching Party’s property. 
 
 WHEREAS, Encroaching Party desires in the future to erect, construct, and 
maintain private improvements within, on, and above the above-referenced public rights-
of-way described as follows: 
 

Building projections and roof overhangs including but not limited to 
canopies, enclosed (but non-interior and non-habitable) balconies, roofs, 
parapets, support columns, and structures, together with overhead lighting 
and related utilities as shown on: 
 
 (a) The sketch attached as Exhibit A, and 
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Page 2 

(b) The dimensional legal description attached hereto as Exhibit B  
 
 

 WHEREAS, Encroaching Party recognizes that it cannot acquire any right, title or 
interest in and to the said public rights-of-way by adverse possession or otherwise due to 
the encroachment and has agreed to quitclaim to the Town any and all right, title or 
interest it may have in and to the said public rights-of-way. 
 
 WHEREAS, the development project approved for Lots 11 & 12 of Block 2 of the 
2nd Wort Addition permits seven separate residential and/or commercial units to encroach 
upon the Town rights-of-way in general compliance with the Exhibits attached hereto, 
and 
 
 WHEREAS, the Encroaching Party has further agreed that such payment shall be 
made prior to issuance of the Certificate of Occupancy with regard to the structure, and, 
 
 WHEREAS, the Encroaching Party and the Town agree that payment of such 
sums shall be a condition precedent to issuance of the Certificate of Occupancy. 
 
 NOW, THEREFORE, it is hereby agreed that for and in consideration of the 
aforesaid promises and other good and valuable consideration, the receipt of which is 
hereby acknowledged, Encroaching Party and the Town do mutually covenant and agree 
as follows: 
 

1. Conveyance and Quitclaim.  Encroaching Party conveys and quitclaims to 
the Town all right, title and interest now owned or hereafter acquired in and to the 
afore-referenced public rights-of-way. 
 
2. Agreement to Allow Encroachment.  The Town agrees that Encroaching 
Party shall have the right to have the private improvements overlap and extend 
beyond the boundary line of the Lots and to encroach on, in, and above the Town 
rights-of-way as generally depicted on Exhibits A and B . 
 
3. Right to Maintain.  Encroaching Party shall have the right from time to time 
to go upon the adjoining Town rights-of-way for the purpose of maintaining the 
private improvements, provided that any damage occurring to the property of the 
Town as a result of such maintenance shall be corrected or repaired at the sole 
expense of Encroaching Party or its successors and assigns.  Under no 
circumstances shall the Encroaching Party be allowed to increase the existing 
encroachment, absent written approval (including applicable regulatory approval) 
from the Town.  Notwithstanding the foregoing, no provision in this Agreement 
shall limit or prohibit Town from pursuing its right of eminent domain with regard 

273



 

 
ENCROACHMENT AGREEMENT 

Page 3 

to the Encroaching Improvements and no provision of this Agreement shall limit 
or prohibit Encroaching Party from defending its property therefrom. 
 
4. Release of Claims.  Encroaching Party, and his successors or assigns,  
hereby releases and holds harmless the Town of Jackson from any and all damage, 
claim, cause, or right of action which may arise from normal Town use, 
maintenance, construction, repair or replacement activities by the Town associated 
with the Town  rights-of-way in its present configuration and alignment and any of 
the present utilities within the Town rights of way and which may arise due to the 
proximity of the encroaching private improvements to the work activity being 
conducted by the Town. 
 
5. Indemnification – General.  Encroaching Party, and his successors in 
interest and assigns, hereby agrees to indemnify and hold harmless the Town of 
Jackson from any and all losses, damages, claims, causes of action, or rights of 
action, including reasonable attorneys fees, which the Town may incur as a result 
of in any way related to the construction, use, and/or maintenance of these 
encroaching improvements.  The Town will give the Encroaching Party prompt 
notice of any claims against it arising from or related to such improvements and 
the Encroaching Party will be kept fully informed and advised of material matters 
relating to the defense and handling of such claim by the Town, its insurers, or its 
attorneys.  Nothing in this Agreement shall alter, amend, modify, or diminish the 
existing statutory, constitutional, or legal defenses of the Town in relation to such 
claims under the Wyoming law. 
 
6. Insurance. Encroaching Party, on his own behalf and on behalf of his 
successors and assigns, further covenants and agrees that, starting with the 
commencement of construction activities within the Town right-of-way and 
continuing thereafter during the entire term of this Agreement, the Town of 
Jackson shall be an additional insured on the policies of general liability insurance, 
with aggregate limits of at least One Million Dollars issued to Encroaching Party, 
his successors or assigns, including, specifically, any building owner, 
building/unit/condominium/homeowner’s association, or other entity comprised of 
the owners of the units within the structure, including any or all of the encroaching 
units.   
 
 a. Encroaching Party and/or his successors and assigns, hereby agrees 

to provide the Town Clerk written evidence of the required insurance at the 
time of issuance of a building permit for any structure involving 
encroachments and within thirty (30) days of each annual or other periodic 
renewal of such insurance coverage.   
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 b. This obligation to maintain insurance shall be absolute, without 
regard to any disputes between or among members of the Owner’s 
Association, with regard to the payment of the premiums for such 
insurance.  This obligation shall be included in the Declaration of 
Condominium, Declaration of Covenants, Conditions, and Restrictions or 
other legal documents relating to the Owner’s Association or the structure, 
its governance and management. 

 
7. Binding Covenant.  The provisions of this Agreement shall operate as a 
covenant running with all parcels of land above described and shall bind both 
parties hereto and their respective successors and assigns.   

 
8. Effective Date of Agreement.  This Agreement shall become effective only 
upon approval of a Final (Major) Development Plan for Phase II of the Millward 
& Simpson Planned Mixed Use Development located at 175 S. Glenwood Street. 
 

 9. Term of Agreement.  This instrument and all the undertakings, promises 
and covenants contained herein shall remain in full force and effect until such time 
as the structure encroaching is removed, demolished or destroyed, whether 
intentionally or by casualty loss, such as fire, earthquake, or other unforeseen 
occurrence, in which event all of the rights of the Encroaching Party or its 
successors and assigns hereunder to the encroachment shall cease.  Provided, 
however, if, within a reasonable time (not to exceed two years) after such event, 
the Encroaching Party or their successor in interest initiates repairs, replacements, 
or reconstruction of the structure in essentially the same outside dimensions and 
configurations as the original encroaching structure, then all its rights shall be 
reinstated nunc pro tunc and preserved on the same terms set forth in this 
Agreement.  Upon the development of compelling municipal interests with which 
the encroachments may interfere, Encroaching Party, its successors and assigns 
agree to cooperate with the Town to the fullest extent possible under then existing 
circumstances to accommodate and/or mitigate such interference by its 
encroachment. 

 
 10. Additional Documents and Acts. Each party agrees to execute and deliver 
 such additional documents and instruments and to perform such additional acts as 
 may be necessary or appropriate to effectuate, carry out and perform all of the 
 terms, provisions, and conditions of this Agreement and the transactions 
 contemplated hereby. 
 

11. No Third-Party Beneficiary.  This Agreement is made solely and 
specifically among and for the benefit of the parties hereto, and their respective 
successors and assigns, and no other person or entity will have any rights, interest, 
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or claims hereunder or be entitled to any benefits under or on account of this 
Agreement as a third party beneficiary or otherwise. 

 
 12. Headings. Headings used in this Agreement are for convenience only 
 and shall not be deemed to constitute a part hereof, or shall not be deemed to limit, 
 characterize, or in any way affect the provisions of this Agreement. 
 
 13. Modification in Writing. No modification, waiver, amendment, addition 
 or cancellation of this document shall be effective unless in writing and signed by 
 corporate officers of both parties. 
 
 14. Binding Effect.   This Agreement shall be binding upon and shall inure to 
 the benefit of the parties hereto and their respective successors and assigns. 
 

15. Recording.  This Agreement shall be executed upon its approval by the 
Jackson Town Council and shall thereupon be filed with the Town Clerk and 
recorded in the Land Records of Teton County, Wyoming. 

 
TOWN OF JACKSON      APPROVED AS TO FORM: 
 
 
              
Pete Muldoon, Mayor    Audrey Cohen-Davis 

Town Attorney  
 
 
ATTEST:      APPROVED: 
 
 
              
Sandy Birdyshaw, Town Clerk   Brian Lenz, Town Engineer 
 
 
ENCROACHING PARTY 
 
 
       
TBD 
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STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON ) 
 
 The foregoing instrument was acknowledged before me by Pete Muldoon and Sandy 
Birdyshaw, as Mayor and Town Clerk, respectfully, of the Town of Jackson, this ___ day of 
_________, 2018. 
 
 Witness my hand and official seal. 
 
             
SEAL      Notary Public 
 
 
 
 
STATE OF WYOMING ) 
    ) ss. 
COUNTY OF TETON ) 
 
 The foregoing instrument was acknowledged before me by_____TBD________, this ___ 
day of _________, 2018. 
 
 Witness my hand and official seal. 
 
             
SEAL      Notary Public 
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                                                                                  March 01, 2018 
PO Box 487 Jackson, WY 83001 
(307)690-9955 
keith@hargerarchitects.com 

 

 
 
Re: Glenwood & Simpson Mixed Use Building 

(Phase 2 of the Milward + Simpson PMD) 
Domestic Water Demand Calculations 

 
 
The following table is a summary of the plumbing fixtures proposed for this development 
and the appropriate water use calculation: 
 
GROUND LEVEL RETAIL, PRIVATE RESTROOM 

     
Quantity  Fixture Fixture unit Total 

1  Flush tank water closet 2.5 2.5 

1  Lavatory 1.0 1.0 

  Subtotal 
 3.5 

     
GROUND LEVEL RETAIL, COMMON RESTROOMS 

     
Quantity  Fixture Fixture unit Total 

3  Flush tank water closet 2.5 7.5 

1  Urinal 20.0 20.0 

2  Lavatory 1.0 2.0 

1  Drinking fountain (in lobby) 0.5 0.5 

1  Janitor’s sink 2.5 2.5 

  Subtotal 
 32.5 

     
GROUND LEVEL EMPLOYEE HOUSING 

     
Quantity  Fixture Fixture unit Total 

3  Flush tank water closet 2.5 7.5 

3  Shower 2.0 6.0 

3  Lavatory 1.0 3.0 

3  Kitchen sink 1.5 4.5 

3  Clothes washer 4.0 12.0 

  Subtotal 
 77.0 
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2
ND

 LEVEL LODGING / RESIDENTIAL UNITS 

     
Quantity  Fixture Fixture unit Total 

14  Flush tank water closet 2.5 35.0 

12  Shower 2.0 24.0 

20  Lavatory 1.0 20.0 

6  Kitchen sink 1.5 9.0 

6  Clothes washer 4.0 24.0 

  Subtotal 
 112.0 

 

3
RD

 LEVEL  LODGING / RESIDENTIAL UNITS 

     
Quantity  Fixture Fixture unit Total 

15  Flush tank water closet 2.5 37.5 

14  Shower 2.0 28.0 

20  Lavatory 1.0 20.0 

5  Kitchen sink 1.5 7.5 

5  Clothes washer 4.0 20.0 

  Subtotal 
 87.0 

    

  Total 
 309.5 

 
 
Based on the Hunter Curve in the ASHRAE Applications Manual, 310 fixture units = 56 
gpm peak hour demand for hotels (42 gpm for apartment houses), or 28 gpm average 
demand at a 50% usage factor.  The daily water use would be 28 gpm x 1,440 min. (24 
hr. day x 60 min.) = 40,320 GPD (gallons per day) 
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                                                                                  March 01, 2018 
PO Box 487 Jackson, WY 83001 
(307)690-9955 
keith@hargerarchitects.com 

 

 
 
Re: Glenwood & Simpson Mixed Use Building 

(Phase 2 of the Milward + Simpson PMD) 
Proposed Excavation Shoring Methods 

 
 
This development anticipates using a vertically cantilevered shoring system, consisting 
of steel piles and wood lagging.  This system eliminates the need for over-dig, minimizes 
encroachment into adjacent public rights of way, reduces risk to adjacent utility 
installations, and is suitable for use in excavations which are located in close proximity to 
neighboring foundations, such as exists at the parking garage.   
 
The shoring system design and installation will be performed by a qualified, specialized 
geotechnical shoring contractor, to be determined at the time of construction. 
 
The following excerpt from the Earth Retention Handbook

 adequately describes the 
cantilever shoring system as follows: 
 

Typically used when the vertical face of the excavation is less than 20 feet, cantilever shoring 

consists of soldier piles and lagging. Soldier piles are constructed with steel I-beams, driven 

vertically into the ground to some distance below the depth of the excavation.   

 

Wood or steel plate lagging is then placed between the I-beams to hold the earth in place 

 

A slurry system is applied to the inside face of the wood or steel plates and, when the actual 

foundation wall is poured against it, ultimately becomes the waterproofing for the foundation. 

 

In cantilevered shoring situations, a wall accepts a horizontal force against it and resists the force 

by rigidity of its embedment into the soils beneath the excavation.  The embedded portion of the 

wall will develop a point of rotation, and passive forces will act on both sides of this point.  (See 

force diagram 9.1) This is called a moment couple. ¹ 

 
The above-referenced soil loading force diagram, along with a typical construction detail 
and pictorial example, are included on the following pages: 
 
 
 
 
 
 
 
 
 
1.  Earth Retention Systems Handbook; McNabb; McGraw Hill, 2002. 

 

290

pate
Text Box
Exhibit BB



291



292



293



Town of Jackson

PLANNING

Project Plan Review History

1Page7/18/2018

Project Number P18-156

DevPlan - Glenwood+Simpson PMD

175 S GLENWOOD STREET JACKSON WY 83001

ARTS DISTRICT DEVELOPMENT, LLC

Project Name

Type

Subtype

Applied

Approved

Closed

Expired

Status 

5/17/2018 STOL

OwnerApplicant Scott Pierson

Site Address City State Zip

Parcel No

WORT ADDITION 2ND

Subdivision

22411633108004

General Plan

STAFF REVIEWStatus

DEVPLAN

Type of Review

Contact

Dates

Sent Received

Status

Due Remarks

Notes

Building

Jim Green

5/17/2018 6/7/2018NO COMMENT

Fire

Kathy Clay

5/17/2018 5/22/2018 see notes please6/7/2018APPROVED W/CONDITION

Brendan ConboyReport By:

Project Reviews
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MEMO

FIRE REVIEW

TO: Paul Anthony, Principal Planner

Tiffany Stolte

Cc:  Keith Harger, keith@hargerarchitects.com

FROM: Kathy Clay, Fire Marshal

DATE: May 22, 2018 

SUBJECT: Mixed Use Structure

130-180 W Simpson, 235 S Glenwood Street

P18-156

 

This office has received the request for 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.

PLEASE TAKE SPECIAL NOTE OF ALL ***STARRED*** ITEMS.  

Comments include, but are not limited to:

General Requirements

1. Fire apparatus access shall be provided. (2015 IFC 503.1.1) 

2. Visible address numbers, a minimum of 4 inches in height and 0.5 inch stroke width, shall be installed on all structures.  (IFC 505.1)

3. Portable fire extinguishers shall be placed in accordance with code requirements. (IFC 906). 

4. Interior finishes shall meet fire code requirements. (IFC Chapter 8)

5. Means of egress shall meet fire code requirements. (IFC Chapter 10)

6. The means of egress, including exit discharge, shall be illuminated at all times building space served by means of egress is 

occupied. (IFC 1008.1)

7. Illumination shall be provided in the means of egress in accordance with (1008.2). Under emergency power, means of egress 

illumination shall comply with (1008.3).

8. Any hazardous material storage shall meet fire code requirement. (IFC Chapter 27)

9. Should any fuel-fired appliances be installed, requirements for carbon monoxide detection shall be followed. (IFC 908.7)

10.  Final fire inspection shall be required before certificate of occupancy is released.

11. Plans submitted to Fire Department for review shall consist of one set of paper plans and one set of electronic plans (CD, thumb 

drive, or PDF format).  

Emergency Responder Radio Coverage

1. Where required, new building shall have approved radio coverage for emergencyresponders withhin the building based upon the 

existing coverage levels of the public safety communication systems of the jurisdiction at the exterior of the building.  (IFC 510)

Sprinklers

1. As determined by the Building Official, the structure will have an automatic fire sprinkler system in accordance with appropriate 

NFPA standard for the occupancy type; mixed use shall require NFPA13 design. (IFC 903.2.7)  

2. Fire Department Connection (FDC) location shall be determined by the AHJ and noted in the fire sprinkler plan review.  

3. Knox Box shall be installed in an approved location at each structure having a fire sprinkler system.  (IFC 506.1)

4. Water main shall be installed in accordance to NFPA 13 and NFPA 24 to provide for proper clearances, seismic requirements, 

flushing and hydro testing. (IFC 901.4.1)

5. Fire flow requirements shall meet Appendix B of the International Fire Code.

6. Pitot water flow test is required on all new fire sprinkler installations for NFPA 13R and NFPA 13 systems.  Plans will not be 

approved without certified test. (NFPA 291) 

7. Horn/strobe shall be installed above the fire department connection. (IFC 912.2.2.1) 

8. Room which houses fire sprinkler riser shall be no less than 5’ x 7’ in dimension and shall be accessible from outside grade.  (IFC 

Brendan ConboyReport By:

Project Reviews
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903.2.11.1.1) 

9. Concealed spaces within NFPA 13 protected structures having combustible materials shall comply with the requirements and may 

require additional protection. (IFC 903.3)  ALL CONCEALED SPACES REQUIRE FIRE DEPARTMENT INSPECTION PRIOR TO 

CLOSE UP.

10. Exterior overhangs exceeding 4 feet shall be protected using fire sprinklers when combustible construction is used ( NFPA 13). 

11. Exterior egress stairways built of combustible construction shall be protected with fire sprinklers (NFPA 13). 

Alarms 

12. Building shall have a complete alarm system per NFPA 72. A full set of fire alarm plans from a fire alarm contractor shall be 

submitted with all calculationsand cut sheets of all equipment. 

(IFC Chapter 9)

13. Tactile appliances shall be installed where needed to notify occupants unable to see or hear emergency alarms, per most current 

edition of NFPA 72. 

14. Audible appliances provided for the sleeping areas to awaken occupants shall produce a low frequency alarm signal per most 

current edition of NFPA 72. 

15. Any structure with Group R occupancy shall have required carbon monoxide detection as required. (IFC 915.1)

Elevator

16. Elevator shall comply with ASME A17.1 with Phase I and Phase II of elevator emergency operations; subject to recall if required.  

(IFC Section 607)

Kitchen Fire Suppression

17. Commercial cooking hood exhausting foods creating grease laden vapors shall be of Type I and follow requirements of the 

International Mechanical Code.  (IFC 609.2)

18. The automatic fire extinguishing system for commercial cooking systems shall be tested in accordance with UL300. (IFC 904.1)

19. Horn strobe shall tie into the fire extinguishing system under the commercial hood and be placed to alert occupants in the dining 

area (IFC 904.3.4)

Please feel free to contact me if you have any further questions at 307-733-4732 or kclay@tetoncountywy.gov 

6. The means of egress, including exit discharge, shall be illuminated at all times building space served by means of egress is 

occupied. (IFC 1008.1)

7. Illumination shall be provided in the means of egress in accordance with (1008.2). Under emergency power, means of egress 

illumination shall comply with (1008.3).

8. Any hazardous material storage shall meet fire code requirement. (IFC Chapter 27)

9. Should any fuel-fired appliances be installed, requirements for carbon monoxide detection shall be followed. (IFC 908.7)

10.  Final fire inspection shall be required before certificate of occupancy is released.

11. Plans submitted to Fire Department for review shall consist of one set of paper plans and one set of electronic plans (CD, thumb 

drive, orPDF format).  

Emergency Responder Radio Coverage

1. Where required, new building shall have approved radio coverage for emergencyresponders withhin the building based upon the 

existing coverage levels of the public safety communication systems of the jurisdiction at the exterior of the building.  (IFC 510)

Sprinklers

1. As determined by the Building Official, the structure will have an automatic fire sprinkler system in accordance with appropriate 

NFPA standard for the occupancy type; mixed use shall require NFPA13 design. (IFC 903.2.7)  

2. Fire Department Connection (FDC) location shall be determined by the AHJ and noted in the fire sprinkler plan review.  

3. Knox Box shall be installed in an approved location at each structure having a fire sprinkler system.  (IFC 506.1)

4. Water main shall be installed in accordance to NFPA 13 and NFPA 24 to provide for proper clearances, seismic requirements, 

flushing and hydro testing. (IFC 901.4.1)

5. Fire flow requirements shall meet Appendix B of the International Fire Code.

6. Pitot water flow test is required on all new fire sprinkler installations for NFPA 13R and NFPA 13 systems.  Plans will not be 

approved without certified test. (NFPA 291) 

7. Horn/strobe shall be installed above the fire department connection. (IFC 912.2.2.1) 

8. Room which houses fire sprinkler riser shall be no less than 5’ x 7’ in dimension and shall be accessible from outside grade.  (IFC 
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903.2.11.1.1) 

9. Concealed spaces within NFPA 13 protected structures having combustible materials shall comply with the requirements and may 

require additional protection. (IFC 903.3)  ALL CONCEALED SPACES REQUIRE FIRE DEPARTMENT INSPECTION PRIOR TO 

CLOSE UP.

10. Exterior overhangs exceeding 4 feet shall be protected using fire sprinklers when combustible construction is used ( NFPA 13). 

11. Exterior egress stairways built of combustible construction shall be protected with fire sprinklers (NFPA 13). 

Alarms 

12. Building shall have a complete alarm system per NFPA 72. A full set of fire alarm plans from a fire alarm contractor shall be 

submitted with all calculations and cut sheets of all equipment. 

(IFC Chapter 9)

13. Tactile appliances shall be installed where needed to notify occupants unable to see or hear emergency alarms, per most current 

edition of NFPA 72. 

14. Audible appliances provided for the sleeping areas to awaken occupants shall produce a low frequency alarm signal per most 

current edition of NFPA 72. 

15. Any structure with Group R occupancy shall have required carbon monoxide detection as required. (IFC 915.1)

Elevator

16. Elevator shall comply with ASME A17.1 with Phase I and Phase II of elevator emergency operations; subject to recall if required.  

(IFC Section 607)

Kitchen Fire Suppression

17. Commercial cooking hood exhausting foods creating grease laden vapors shall be of Type I and follow requirements of the 

International Mechanical Code.  (IFC 609.2)

18. The automatic fire extinguishing system for commercial cooking systems shall be tested in accordance with UL300. (IFC 904.1)

19. Horn strobe shall tie into the fire extinguishing system under the commercial hood and be placed to alert occupants in the dining 

area (IFC 904.3.4)

Please feel free to contact me if you have any further questions at 307-733-4732 or kclay@tetoncountywy.gov

Legal

A Cohen-Davis

5/17/2018 7/18/2018 Concern regarding easement

(7/18/2018 2:04 PM AC)

The easement will have to be separately addressed with the Town Council due to the restriction on future options within and on the 

Town's property.  The legal department has not seen or been provided with any draft easement from the applicant.

6/7/2018APPROVED W/CONDITION

Parks and Rec

Steve Ashworth

5/17/2018 6/7/2018NO COMMENT

Pathways

Brian Schilling

5/17/2018 6/25/20186/7/2018APPROVED W/CONDITION
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(6/25/2018 9:00 AM STOL)

** See Attachment for pictures***

P18-156 – 175 S Glenwood – Arts District Development Plan

Comments from Teton County/TOJ Pathways Department

Status: approved w/conditions

• It appears that the majority of comments from the pre-app review with regards to the street frontages were not addressed. (If this is 

incorrect, please inform where changes were made in the plans to address the comments from the pre-app review).

• Repeated from pre-app comments

o The streetscape on Glenwood should match the dimensions laid out in the Community Streets plan. This block of Glenwood is 

classified as a local non-BT street, which calls for a 37’ street width (curb to curb) where there is on-street parking. The curb line should 

be adjusted to match that. (This should actually allow for moving the Glenwood face of the building further east, maybe allow for 

greater square footage?)

o The sidewalk width on both frontages needs to be a minimum of 8’ clear width (with a buffer “frontage zone” space of 2.5’) and 

(typically) a 5’ min furnishing zone. Provided that there is an ample bumpout at the corner that will accommodate the pedestrian ramps, 

a 4’-wide tree grate area along the majority of the sidewalk may be sufficient. See the example for Commercial Pedestrian Frontage on 

p. 31 of the Community Streets Plan. 

o The curbline on Simpson should match the curb to the west in front of Vertical Harvest (except at the bumpout, where the distance 

between curbs should be 22-24’). 

o The curb radius on the bumpout should match the bumpout to the south, or be 15’, whichever is smaller. 

o The curbline at the alley to the north along Glenwood should not bend in—this reduces the sidewalk width unnecessarily. Also, the 

sidewalk should be carried across the alley to meet the sidewalk on the north half of the block, and it should be a “continuous” sidewalk 

(see below).

o Continuous sidewalk

? Sidewalks shall be continuous when crossing access driveways and alleys. (See inset).

? The concrete sidewalk surface and texture shall continue uninterrupted across the entire access driveway. The sidewalk shall be 

constructed so that it remains at a consistent vertical alignment with the sidewalk legs on either side of the driveway. I.e., the sidewalk 

shall not ramp down when crossing the driveway access, rather the driveway should rise to the level of the sidewalk. Any vertical change 

from the street elevation to the sidewalk elevation should be restricted to the driveway apron in the buffer space between the sidewalk 

and street.

• Bicycle Parking

o The proposed location for bike parking (in the alley, next to the dumpsters) is neither convenient for short-term parking nor secure 

for long-term parking. Racks need to be moved to locations that meet the criteria for short-term or long-term parking, i.e. not next to the 

dumpster.

o The landscape plans maybe show racks located in the furnishings zone along Glenwood (but these may have been deleted—the 

plans are not entirely clear). This is an excellent location for short term parking.

o The rack detail (Sheet L4.01) for the U-rack looks great.

o Given the location, type of use, and parking plan of the proposed development, staff expects that there will be a high demand for 

bicycle parking. The bike parking should ideally be a mix of short-term (for visitors) and long-term (for employees or residents). 

o Given the project’s downtown location, it is quite likely that visitors would utilize the Town’s new bike share system. The applicant 

may even wish to consider locating a START Bike hub on the property as an amenity for tenants. 

o Staff supports credits for bike parking towards the development’s overall parking requirement.

o Short-term parking (for visitors or guests parking for a few hours or less): the best location for a rack area is immediately adjacent 

to the entrance it serves. Bike parking should be hardscaped and should not obstruct pedestrian flow.

? The furnishingzones along Glenwood and Simpson are suitable places to locate short term parking. 

o Long-term parking (for employees/residents parking for more than a few hours—i.e. all-day or overnight): the recommendations for 

long-term parking include providing a secure, well-lit, covered area with racks or lockers that will protect bikes from rain, snow and 

other elements and deter bike theft. The area does not have to be immediately adjacent to the access door for the business or residence, 

but should be located in a secure or monitored location or in a locked enclosure. 

o Staff supports including the bike parking towards the landscape surfacing requirement so that bike parking does not detract from the 

applicant’s landscape requirements. Conversion of a car parking spot to bike parking would also be supported.

o Jackson Hole Community Pathways will be happy to provide additional background information and guidance on site selection, 

layout, rack selection, and rack installation.

• For any of these recommendations, JHCP staff will be happy to clarify the comments or provide assistance and design guidance.

Planning

Brendan Conboy

5/17/2018 See Staff Report6/7/2018NO COMMENT

Brendan ConboyReport By:

Project Reviews

302



Type of Review

Contact

Dates

Sent Received

Status

Due Remarks

Notes

Police

Todd Smith

5/17/2018 5/18/2018

(5/21/2018 11:35 AM STOL)

No concerns from the police department.

Todd

6/7/2018NO COMMENT

Public Works

Jeremy Parker

5/17/2018 7/16/20186/7/2018APPROVED W/CONDITION
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(7/16/2018 11:45 AM JP)

Plan Review Comments – Approved w/ CONDITIONS

P18-156

Development Plan

Scott Pierson – Y2 Consultants (Owner: Arts District Development, LLC)

175 South Glenwood Street

June 28, 2018

Jeremy Parker, (307)733-3079

The sidewalk area shall have a minimum width of 6-feet as measured from the back of the brick paver buffer zone.

The buffer zones shall be a minimum of 5-feet in width as measured from the top back of curb. This width allows for installation of a 

TOJ standard concrete tree well (4’ 10” square box) within the brick paver buffer area.

The proposed pedestrian ADA ramps on the corner of Glenwood and Simpson shall be constructed to align as best as possible with 

existing ramps south of Simpson and future improvements east of Glenwood. Please coordinate with TOJ Engineering staff prior to 

Commercial Building permit submittal.

Prior to Commercial Building permit approval:

• The applicant shall be required to submit for Town Engineer and Planning Director approval a detailed construction staging /phasing 

plan and narrative on the expected public impact. Please be advised that the project will be required to construct and install temporary 

sidewalk protection (hoarding) per TOJ standards.

• Prior to the start of construction, the applicant/contractor shall be required to obtain approval from Town Council for the 

construction staging and phasing plan and the anticipated impacts to the public right-of-way.

• A complete water system plan shall be provided for review which includes the proposed locations of water meters and required 

backflow prevention devices (fire suppression system, irrigation system, commercial potable system). Please be advised that principle 

backflow assemblies are required on all systems.

• A complete stormwater management plan for the site shall be provided on the plans consistent with the LDR’s. Complete plans, 

calculations, and details shall be included for review.

 

• An irrigation system design (if applicable) with backflow system plan shall be provided on the plans consistent with the LDR’s.

• A complete and detailed landscaping plan shall be required.

 

• A complete grading and erosion control plan shall be provided on the plans consistent with the LDR’s.

• Site contours (existing and proposed) shall be provided on the plans beyond all property boundaries per the LDR’s to ensure the 

development’s integration into the surrounding public and private property.

• A pedestrian corridor plan shall be provided for review.  This shall include all dimensions and elevations in relation to existing curb 

and future development together with ADA compliance.  If awnings or canopies are proposed within the right-of-way, dimensional and 

drainage information shall be included on the plans.

• All work to be completed within the Town’s right-of-way shall be specifically addressed.

 

• All onsite power shall be shown as underground and location(s) of transformers indicated.

• Snow storage areas for the site shall be indicated on the plans.
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Please be advised that infrastructure improvements necessary to meet the capacity demands and requirements for the proposed 

development shall be the responsibility of the developer. The Town of Jackson is not responsible for upsizing or extending of potable 

water, sanitary sewer, or storm drainage to meet development needs so long as the existing utility systems are within a reasonable 

distance of the subject property.

Please be advised that a demolition permit shall be required for each existing structure to be removed from the site.  Water and sewer 

services to be abandoned for the project shall be abandoned at the main during the demolition phase of the project.

Please be advised that failure to commence with construction activities and/or show reasonable progress within two (2) years of Building 

Permit approval shall result in pulling of appropriate bonds in order to abandon utility connectionsto Town of Jackson utility systems 

(Water, Wastewater, Storm Drainage) and/or repair impacted areas of the Town right-of-way.

START

Darren Brugmann

5/17/2018 6/7/2018NO COMMENT

TC Housing Authority

Stacy Stoker

5/17/2018 6/21/2018 See Notes

(6/21/2018 11:57 AM SAS)

The Employee Housing Units must meet the Jackson/Teton County Housing Rules and Regulations Livability Standards:

Size Requirement: The units meet the size requirement.

Ownership or Rental: The applicant has proposed to either rent or sell the Employee Housing units. They have indicated that if sold, 

they will be sold as Employment-based  units. This is contrary to the Land Development Regulations as well as the Housing Rules and 

Regulations as Employee Housing Units are required to serve households earning less than 120% of Median Income. Ownership Units 

are required to be an even mix of Category 1, 2, and 3 beginning with Category 1. 

Parking: The applicant is proposing shared parking. The tenants/owners of the Employee Housing shall have access to the shared 

parking.

Outdoor Space: The tenants are required to have access to outdoor space such as a patio and/or deck. It does not appear that there are 

any patios or decks. If patios or decks are not possible. The applicant shall address access to outdoor space

for tenants.

Storage: Exterior storage is required to be provided. This should be in the form of enclosed storage space that is located exterior from 

the unit.

The Housing Department shall inspect the units prior to Certificate of Occupancy and will work with the applicant to record the 

appropriate restriction prior to Certificate of Occupancy

6/7/2018APPROVED W/CONDITION
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P18-156 – 175 S Glenwood – Arts District Development Plan 
Comments from Teton County/TOJ Pathways Department 

Status: approved w/conditions 

• It appears that the majority of comments from the pre-app review with regards to the street 
frontages were not addressed. (If this is incorrect, please inform where changes were made in 
the plans to address the comments from the pre-app review). 

• Repeated from pre-app comments 
o The streetscape on Glenwood should match the dimensions laid out in the Community 

Streets plan. This block of Glenwood is classified as a local non-BT street, which calls for 
a 37’ street width (curb to curb) where there is on-street parking. The curb line should 
be adjusted to match that. (This should actually allow for moving the Glenwood face of 
the building further east, maybe allow for greater square footage?) 

o The sidewalk width on both frontages needs to be a minimum of 8’ clear width (with a 
buffer “frontage zone” space of 2.5’) and (typically) a 5’ min furnishing zone. Provided 
that there is an ample bumpout at the corner that will accommodate the pedestrian 
ramps, a 4’-wide tree grate area along the majority of the sidewalk may be sufficient. 
See the example for Commercial Pedestrian Frontage on p. 31 of the Community Streets 
Plan.  

o The curbline on Simpson should match the curb to the west in front of Vertical Harvest 
(except at the bumpout, where the distance between curbs should be 22-24’).  

o The curb radius on the bumpout should match the bumpout to the south, or be 15’, 
whichever is smaller.  

o The curbline at the alley to the north along Glenwood should not bend in—this reduces 
the sidewalk width unnecessarily. Also, the sidewalk should be carried across the alley 
to meet the sidewalk on the north half of 
the block, and it should be a “continuous” 
sidewalk (see below). 

o Continuous sidewalk 
 Sidewalks shall be continuous 

when crossing access driveways 
and alleys. (See inset). 

 The concrete sidewalk surface and 
texture shall continue 
uninterrupted across the entire 
access driveway. The sidewalk 
shall be constructed so that it 
remains at a consistent vertical 
alignment with the sidewalk legs 
on either side of the driveway. 
I.e., the sidewalk shall not ramp 
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down when crossing the driveway access, rather the driveway should rise to the 
level of the sidewalk. Any vertical change from the street elevation to the 
sidewalk elevation should be restricted to the driveway apron in the buffer 
space between the sidewalk and street. 

• Bicycle Parking 
o The proposed location for bike parking (in the alley, next to the dumpsters) is neither 

convenient for short-term parking nor secure for long-term parking. Racks need to be 
moved to locations that meet the criteria for short-term or long-term parking, i.e. not 
next to the dumpster. 

o The landscape plans maybe show racks located in the furnishings zone along Glenwood 
(but these may have been deleted—the plans are not entirely clear). This is an excellent 
location for short term parking. 

o The rack detail (Sheet L4.01) for the U-rack looks great. 
o Given the location, type of use, and parking plan of the proposed development, staff 

expects that there will be a high demand for bicycle parking. The bike parking should 
ideally be a mix of short-term (for visitors) and long-term (for employees or residents).  

o Given the project’s downtown location, it is quite likely that visitors would utilize the 
Town’s new bike share system. The applicant may even wish to consider locating a 
START Bike hub on the property as an amenity for tenants.  

o Staff supports credits for bike parking towards the development’s overall parking 
requirement. 

o Short-term parking (for visitors or guests parking for a few hours or less): the best 
location for a rack area is immediately adjacent to the entrance it serves. Bike parking 
should be hardscaped and should not obstruct pedestrian flow. 
 The furnishing zones along Glenwood and Simpson are suitable places to locate 

short term parking.  
o Long-term parking (for employees/residents parking for more than a few hours—i.e. all-

day or overnight): the recommendations for long-term parking include providing a 
secure, well-lit, covered area with racks or lockers that will protect bikes from rain, snow 
and other elements and deter bike theft. The area does not have to be immediately 
adjacent to the access door for the business or residence, but should be located in a 
secure or monitored location or in a locked enclosure.  

o Staff supports including the bike parking towards the landscape surfacing requirement 
so that bike parking does not detract from the applicant’s landscape requirements. 
Conversion of a car parking spot to bike parking would also be supported. 

o Jackson Hole Community Pathways will be happy to provide additional background 
information and guidance on site selection, layout, rack selection, and rack installation. 

• For any of these recommendations, JHCP staff will be happy to clarify the comments or provide 
assistance and design guidance.  
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REQUESTED ACTION 
 

Grand Targhee is requesting to amend the Resort Master Plan by submitting the following applications: 

• Amend the Grand Targhee Master Plan (Master Plan) pursuant to Section 8.7.3, Planned Unit 
Development (PUD) (PUD2017-0005),  

• Sketch Plan (SKC2017-0007) pursuant to Section 8.3.1, and  
• LDR Text Amendment (AMD2017-0006) pursuant to Section 8.7.1 of the Teton County Land 

Development Regulations. 
 

 The application states that the applicant proposes to amend the Master Plan, based on the following goals: 

I. Submit one consolidated Amended and Restated Master Plan document that conforms to the format 
style, order and content of the current Teton County Land Development Regulations (LDRs) and other 
master plans recently approved by the Teton County Planning Department.  

II. Remove regulations contained in the 2008 Master Plan and 2009 Standards and Conditions that can be 
deferred to the LDRs, including certain use and development standards and definitions. 

III. Eliminate conditions and regulations contained in the approved 2008 Master Plan and 2009 Standards 
and Conditions that conflict with the Comprehensive Plan and LDRs or otherwise prevent Grand 
Targhee Resort from achieving the Comprehensive Plan’s vision. 

IV. Incorporate all other relevant regulations and guidelines contained within the 2008 Master Plan and the 
2009 Standards and Condition into the new Master Plan. 

V. Incorporate the most recent iteration of the Resort’s phasing plan and site plan into the amended Master 
Plan. 

VI. Incorporate most of the original 36 conditions of approval of the PUD into the amended Master Plan as 
appropriate 

 
 

TOWN OF JACKSON 
TOWN COUNCIL 
AGENDA DOCUMENTATION 

 
 
PREPARATION DATE:  AUGUST 10, 2018 SUBMITTING DEPARTMENT:  PLANNING 
MEETING DATE:  AUGUST 20, 2018 DEPARTMENT DIRECTOR:  TYLER SINCLAIR 

PRESENTER: TYLER SINCLAIR 
 
SUBJECT:    ITEM P18-198 A REQUEST TO AMEND THE GRAND TARGHEE MASTER 

PLAN PURSUANT TO SECTION 8.7.3, PLANNED UNIT DEVELOPMENT 
(PUD) OF THE TETON COUNTY LAND DEVELOPMENT REGULATIONS. 

 
APPLICANT:   JORGENSON ASSOCIATES P.C. 

PROPERTY OWNER: GRAND TARGHEE RESORT, LLC  
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APPLICABLE REGULATIONS 
 
Division 4.3 Planned Resort Zones 
Section 4.3.1.E.4 Joint Review by Town and County 
Section 8.7.3 Planned Unit Development 
 
LOCATION MAP 
 

Legal Description: Tract 39, Being Parts Of Unsurveyed SE1/4 S 11 & SW1/4 S12, T44, R118 
PIDN: 22-44-18-11-4-00-001 

Site Size: 120 acres  
Character District: 14: Alta (Rural) 

Subarea:  14.3 - Grand Targhee Resort (Transitional, Resort/Civic Form) 
Zone: Planned Resort (PR) 

Overlay: N/A 
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BACKGROUND/PROJECT DESCRIPTION 

 
Grand Targhee is requesting to update their current 2008 Resort Master Plan to accurately reflect current 
economic operating conditions, update the Plan to reflect the 2012 Comprehensive Plan and 2016 LDRs, update 
the phasing plan and produce a viable Master Plan that does not contain separate conditions.  The 2008 Master 
Plan was approved with 36 conditions. Grand Targhee updated its Caribou-Targhee National Forest Master 
Development Plan (MDP) in 2017. The Resort can now proceed with applications for specific improvements 
in the National Forest, identified in the MDP. This application reflects changes in the MDP.  
 
Grand Targhee has been unable to implement its Master Plan due to economic conditions related to the 
nationwide recession and the challenges of meeting the approval conditions. The application contends that 
satisfying all thirty-six conditions of the 2008 approval under current market conditions and zoning regulations 
have proved economically unviable. Mechanisms to meet the land conservation conditions, such as the previous 
PRD tool are no longer available. 
 
No changes are proposed for the shape or size of the Resort parcel (120 ac.), number of dwelling units (450), 
total commercial square footage (150,000), transportation plan (70% ridership), or employee or affordable 
housing plans (Located in Driggs/Victor Area, built commensurate with Lodging at Resort). In addition to the 
organizational changes and updates, the major changes being proposed include a more detailed phasing plan, 
better coordination between improvements in the National Forest and the base area and an alternative 
Community Services Element. 
 
Staff and the applicant will provide a brief presentation and opportunity for questions at the meeting. 
 
In addition, staff has provided to following links to the application for review and consideration by the 
Commission: 
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• Amended Application dated August 6, 2018 can be found on line at:  
o Master Plan: http://weblink.tetonwyo.org/weblink8/6/doc/169603/Page1.aspx.  
o Application Narrative & Findings: 

http://weblink.tetonwyo.org/weblink8/6/doc/169601/Page1.aspx.  
o LDR Amendment: 

http://weblink.tetonwyo.org/weblink8/Search.aspx?dbid=0&searchcommand=%7bLF:Id=169
138%7d.  

o Sketch Plan Map: 
http://weblink.tetonwyo.org/weblink8/Search.aspx?dbid=0&searchcommand=%7bLF:Id=169
604%7d.  

STAFF ANALYSIS 
 
According to Sec. 4.3.1.E.4 of the Teton County LDRs, each jurisdiction shall receive and consider 
recommendations from the other jurisdiction when a Planned Resort application is submitted for review or 
amendment. The text of Sec. 4.3.1.E.4 is as follows: 
 

4. Joint Review by Town and County. The County Planning Commission and the Board of 
County Commissioners shall receive and consider recommendations from the Town Planning 
Commission and Town Council regarding any Planned Resort master plan application in the 
County. For the same purpose, The County Planning Commission and Board of County 
Commissioners shall make recommendations to the Town Planning Commission and Town 
Council regarding any Planned Resort master plan application within the Town of Jackson. 

  
a. Purpose. The purpose of the County's and Town's review of any Planned Resort in the 

other jurisdiction is to recognize the impact of resorts on neighboring jurisdictions and 
to provide an opportunity for cooperation in planning and mitigation of potential 
impacts. 
 

b. Intent. The intent of review is for the Town Planning Commission and Town Council 
to have an opportunity for review and comment on a proposed Master Plan. The Town’s 
role is advisory only and does not include a voting participation in review of the Planned 
Resort master plan. 

 
Staff has concluded that the proposed amendments should not have any significant adverse impacts on the 
Town of Jackson largely due to the location of the resort to Town and lack of interaction as a result. Impacts 
from traffic, housing, and issues related to public benefit will be primarily focused on Alta Wyoming and 
Teton County, Idaho and Teton County, Wyoming west of the Tetons and the Town of Jackson. 
 

PLANNING COMMISSION 
 
The Town Planning Commission reviewed this application on August 15, 2018 and found that there would not 
be any significant impacts to the Town as a result of the application. Generally the Commission found the 
proposed amendments to be neutral or positive overall. Discussion and questions focused on the primary change 
to the application related to the community benefit changes to the application. The Commission was interested 
in the location and benefits of the proposed Trout Creek enhancement project as opposed to the previous 
requirement to conserve 600 acres. The Commission asked what the benefit to the community was now as 
compared to before as the acreage being proposed was much less. The applicant responded that the current 
requirement of 600 acres would be very difficult to achieve based upon the revised County Comprehensive Plan 
and Land Development Regulations taking away the previously allowed Planned Residential Development 

http://weblink.tetonwyo.org/weblink8/6/doc/169603/Page1.aspx
http://weblink.tetonwyo.org/weblink8/6/doc/169601/Page1.aspx
http://weblink.tetonwyo.org/weblink8/Search.aspx?dbid=0&searchcommand=%7bLF:Id=169138%7d
http://weblink.tetonwyo.org/weblink8/Search.aspx?dbid=0&searchcommand=%7bLF:Id=169138%7d
http://weblink.tetonwyo.org/weblink8/Search.aspx?dbid=0&searchcommand=%7bLF:Id=169604%7d
http://weblink.tetonwyo.org/weblink8/Search.aspx?dbid=0&searchcommand=%7bLF:Id=169604%7d
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Option. In addition, the applicant stated that the Trout Creek proposal allow less acreage played a strategic role 
due to its location and function in the greater eco-system. 

 
ATTACHMENTS 

 
None 

 
SUGGESTED MOTION 

 
None required 
  
The LDRs state that the Town Council does not have a ‘voting participation’ in the review of a Resort Master 
Plan amendment, thus no motion is intended. However, the Town Council is expected to provide its 
recommendations and comments as appropriate, which staff will then forward to Teton County for 
consideration. 



  

 

 

 

 

 

 

STATEMENT/PURPOSE   

 

The purpose of this item is to discuss and get Town Council input on the concept of installing a left and right 

turn lane south bound at the intersection of Maple Way and Buffalo Way. 

 

BACKGROUND/ALTERNATIVES   

 

Staff has received several requests from members of our community to make efficiency changes to the 

intersection of Maple Way and Buffalo Way, and staff would like the Town Council to consider changing the 

pavement marking and street layout at the intersection of Maple Way and Buffalo Way in order to improve 

traffic movement and congestion.     

 

In order for this concept to work, staff first measured the complete width of south bound Buffalo Way near the 

intersection of Maple Way to ascertain the existing width dimension.  A site meeting was conducted by multiple 

Public Works staff and after review and discussion, agreement was reach on how best to proceed within the 

confines of the existing street width.  The current street width at this location is 40 ft., which provides ample 

room to administer this redesign. 

 

Since the redesign of the Y Intersection (WYDOT), staff began to notice that drivers were changing their routes 

based on the fact that a driver can no longer drive straight north thru the Y Intersection at Buffalo Way and 

Broadway Avenue. What is being observed currently is drivers are now taking alternative routes (Alpine Lane, 

Maple Way, U turns on the highway near Powderhorn Lane) to compensate for this traffic design.  This has 

begun to put a bigger burden on the traffic “stacking” at the intersection of Buffalo Way and Maple Way at 

certain times of the day, during higher traffic volumes.   

 

Currently Buffalo Way is two oversized travel lanes and curbside on-street parking along the west and east 

sides of the south end of Buffalo Way.  In order to improve the efficiency of the intersection, staff recommends 

Council consider making this intersection of south bound Buffalo Way transition into a right and left turn lane, 

and remove seven parking places (two on the west side and five on the east side) which will be consumed by the 

additional travel lane width.  This intersection is somewhat unique due a yellow curbed loading and unloading 

zone on the west side of the street that serves the commercial needs of the area businesses.   

 

Town staff is proposing to redesign the yellow striping to shift slightly to the east to provide a safe travel lane 

(southbound) when the current loading and unloading zone is occupied.  Town staff is also proposing to 

redesign the parking on the east and west sides by adding additional red curb.  The loss of parking is in direct 

relation to the center double yellow line shifting to the east.  The resulting north bound lane (on Buffalo Way) 

unfortunately will not have enough width to satisfy a travel lane and a parking lane.  Consideration was given to 

larger vehicles like START Bus and Albertson’s semi-trucks who will need to navigate this intersection. 
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SUBJECT:     Redesign of the Intersection of Maple Way and Buffalo Way 

 



 

Stakeholders 

Staff has reached out to internal departments (START Bus, Streets Department, and Police Department) to 

gather their thoughts and opinions on this potential change.  START Bus will do some trial runs making the 

right hand turn from Buffalo Way onto Maple Way to make sure they feel comfortable with the change.  

Further, staff handed out a meeting notice (to businesses that may be affected by this change) that the Town 

Council will be discussing this item on the August 20th, 2018, evening Town Council Meeting. 

 

START Bus is a stakeholder for this project in that their drivers would be affected by the new layout design.  

The Police Department is a stakeholder for this project in that they will be tasked with traffic and parking 

enforcement.  The Jackson Hole News and Guide is a stakeholder for this project in that they would be losing 

parking places in front of their business.  Businesses located within this intersection are stakeholders for this 

project in that their businesses are located within an area surrounding this intersection. 

 

ATTACHMENTS   

 

 
 

 

 

 

 

 



FISCAL IMPACT   

Fiscal impact for this project will require painting roughly 247 linear feet of red paint, removing the existing 

double yellow line (sand blast), painting of stop bar, turn arrows, white lane designation, and additional signage.  

Removing the existing yellow line and repainting it will represent the biggest cost to this project, which is 

estimated at $1,400.  The Streets Department will have the double yellow line paint contractor back in town to 

finish stripping areas where PW applied a chip seal, so no additional mobilization costs will be charged.  Other 

costs are minor and encompasses paint and additional signage.     

STAFF IMPACT   

Staff impact for this project will require 4-5 hours for painting, managing contractor, and sign installation. 

LEGAL REVIEW  

N/A  

RECOMMENDATION   

Staff recommends approving the redesign of the north side of the Maple Way and Buffalo Way intersection 

which includes the addition of a right and left hand turn lane and removal of curbside parking. 

SUGGESTED MOTION   

Should the Town Council be ready to take action, one possible motion would be: 

I move to approve the redesign of the north side of the Maple Way and Buffalo Way intersection which 

includes the addition of a right and left hand turn lane and the removal of curbside parking. 



 

STATEMENT/PURPOSE  
The purpose of this item is to present Ordinance N for first reading to revise the Town of Jackson Municipal 
Code (“JMC”) § 13.12.020 pertaining to the Procurement of Water Meters. The intent of the changes is to 
provide a means for the Town to recover the full costs of water meters and appurtenances in perpetuity. 

BACKGROUND/ALTERNATIVES  
JMC § 13.12.020 states that, “[a]ll water meters that are installed or used in connection with the Town water 
and sewer systems shall be procured from the Town” and was last updated in 2011.  Thetable in this section 
documenting the Water Meter Provision Fees associated with meter and accessory procurement are the fees 
that the Town is able to collect for meters that it issues. There are two problems associated with having a static 
table for the cost of meters and accessories in the Code:

1. The first issue is that due to the date of the last update the cost to the Town for the meters and 
accessories is significantly higher than the amount of revenue it receives from the fee set forth in the 
table. 

2. The second issue is that the cost of the meters and accessories changes regularly, but the Town is 
unable to adjust the table timely to reflect the increased cost because it requires an ordinance to update 
the fees. 

Staff therefore recommends amending the Code with the proposed Ordinance N, which keys the fees for 
meters and accessories to the price actually paid for them by the Town.  This change will remove the need to 
update the Code with every cost increase.

For example, the Town’s current cost for a 1-inch meter and accessories, the most common meter the Town 
issues, is $691.53 and the Town’s fee is $351.50, a difference of $340.03. The Town does not issue larger 
meters that often, but if it was to issue one today the cost for a 4-inch compound meter would be $3,550.77 
and the fee is $2925.75, a difference of $625.02.  This net difference needs to be adjusted so that the actual 
cost of the meters and accessories is recovered.

ALIGNMENT WITH COUNCIL’S STRATEGIC INTENT  
The proposed ordinance is in line with the Town’s fiduciary responsibility to recover its costs of the meters and 
accessories from the consumer.

ATTACHMENTS  
Ordinance N is attached.

FISCAL IMPACT  
The fiscal impact is positive as the Town will be able to recover its full costs for meters and appurtenances.
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STAFF IMPACT  
Staff impact is minimal and will require updated pricing as meters are purchased, without having to revise the 
pricing through an Ordinance or Resolution.

LEGAL REVIEW  
Legal has helped prepare this ordinance and their review is complete.

RECOMMENDATION  
The staff recommends that the Town Council approve Ordinance N to revise § 13.12.020 of the Town 
Municipal Code allowing for the Town to recover the full cost of meters and appurtenances distributed to 
customers of the Town.

SUGGESTED MOTION  
I move to approve Ordinance N at first reading.

Synopsis for PowerPoint (120 words max):
An ordinance revising Town of Jackson Municipal Code § 13.12.020 pertaining to the Procurement of Water 
Meters to provide a means for the Town to recover the full costs of water meters and appurtenances in 
perpetuity.

Purpose:
The purpose of this item is to provide a means for the Town to recover its full costs of water meters and 
appurtenances in perpetuity.

Background:
The existing ordinance has not been updated since 2011 and does not reflect the current prices of meters and 
appurtenances.

Fiscal Impact:
The fiscal impact is positive  as the Town will be able to recover its full costs for meters and appurtenances.



ORDINANCE N

AN ORDINANCE AMENDING AND REENACTING SECTION 1 OF TOWN OF JACKSON 
ORDINANCE NOS. 993, 937 AND 868, SECTION 2 OF TOWN OF JACKSON ORDINANCE 
NOS. 754 AND 746, SECTION 1 OF TOWN OF JACKSON ORDINANCE NO. 685, SECTION 
2 (PART) OF TOWN OF JACKSON ORDINANCE NO. 374 AND SECTION 13.12.020 OF THE 
MUNICIPAL CODE OF THE TOWN OF JACKSON REGARDING PROCUREMENT OF 
WATER METERS; AND PROVIDING FOR AN EFFECTIVE DATE.

NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF 
JACKSON, WYOMING, IN REGULAR SESSION DULY ASSEMBLED THAT: 

SECTION I.

Section 1 of Town of Jackson Ordinance Nos. 993, 937, and 868, Section 2 of Town of 
Jackson Ordinance Nos. 754 and 746, Section 1 of Town of Jackson Ordinance No. 685, Section 
2 (part) of Town of Jackson Ordinance No. 374, and Section 13.12.020 Procurement of Water 
Meters of the Municipal Code of the Town of Jackson are hereby amended and reenacted to read 
as follows: 

13.12.020 Procurement of Water Meters
A. All water meters and necessary appurtenances thereto installed or used in connection with 

the Town water and sewer systems shall be procured from the Town. 
B. The charge for water meters and appurtenances procured from the Town is the cost paid 

by the Town for that meter and its appurtenances.

(Ord. ___; Ord. 993 § 1, 2011; Ord. 937 §1, 2009; Ord. 868 § 1, July 2008; Ord. 754 § 2 ,2004; 
Ord. 746 §2, 2003; Ord. 685 § 1, 2001; Ord. 374 § 2(part), 1988.)

SECTION II.

All ordinances and parts of ordinances in conflict with the provisions of this ordinance 
are hereby repealed.

SECTION III.

If any section, subsection, sentence, clause, phrase or portion of this ordinance is for any 
reason held invalid or unconstitutional by any court of competent jurisdiction, such portion shall 
be deemed as a separate, distinct and independent provision and such holding shall not affect the 
validity of the remaining portions of the ordinance.

SECTION IV.

This Ordinance shall become effective after its passage, approval and publication.  

PASSED 1ST READING THE ____ DAY OF ___________, 2018.



PASSED 2ND READING THE ____ DAY OF___________, 2018.
PASSED AND APPROVED THE _____ DAY OF_____________, 2018.

TOWN OF JACKSON

BY: _____________________________
       Pete Muldoon, Mayor

ATTEST:

BY: __________________________
        Sandra P. Birdyshaw, Town Clerk

ATTESTATION OF TOWN CLERK

STATE OF WYOMING )
) ss.

COUNTY OF TETON )

I hereby certify that the foregoing Ordinance No. _____ was duly published in the Jackson Hole 
News and Guide, a newspaper of general circulation published in the Town of Jackson, Wyoming, 
on the ____ day of _____________, 2018.

I further certify that the foregoing Ordinance was duly recorded on page ________ of Book 
________ of Ordinances of the Town of Jackson, Wyoming.

_________________________________
Sandra P. Birdyshaw
Town Clerk



  
 
 
 
 
 
 
 
STATEMENT/PURPOSE   
The purpose of this item is to amend Jackson Municipal Code § 1.12.010.  
 
BACKGROUND/ALTERNATIVES  
The Town Council enacted various provisions that carry administrative rather than criminal penalties. In order 
to clarify which provisions carry these different penalties, the Legal Department amended the General Penalty 
Provision of the Jackson Municipal Code, specifically § 1.12.010.  
 
ALIGNMENT WITH COUNCIL’S STRATEGIC INTENT 
This item aligns with providing effective and efficient service to the community.  
 
ATTACHMENTS   

• Ordinance O 
 
FISCAL IMPACT   
The fiscal impact of passage of this ordinance after third reading varies between $250.00 and $700.00 
depending on the length of the ordinance. Whereas shorter ordinances average around $350.00, a short franchise 
ordinance can reach $700.00.  
 
STAFF IMPACT   
The staff impact of amending this Municipal Code section was minimal.  
 
LEGAL REVIEW   
Complete.  
 
RECOMMENDATION 
Staff recommends amending Jackson Municipal Code §1.12.010. 
 
SUGGESTED MOTION 
I move to approve Ordinance O at first reading. 
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ORDINANCE O 

 
AN ORDINANCE AMENDING AND REENACTING SECTION 1 OF TOWN OF JACKSON 
ORDINANCE NOS. 428, 289 AND 160 AND SECTION 1.12.010 OF THE MUNICIPAL CODE 
OF THE TOWN OF JACKSON REGARDING PENALTIES FOR MUNICIPAL CODE 
VIOLATIONS; AND PROVIDING FOR AN EFFECTIVE DATE. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF 
JACKSON, WYOMING, IN REGULAR SESSION DULY ASSEMBLED THAT:  
 
SECTION I. 
 Section 1 of Town of Jackson Ordinance Nos. 428, 289 and 160 and Section 1.12.010 
penalties for municipal code violations of the Municipal Code of the Town of Jackson is hereby 
amended and reenacted to read as follows: 
 
1.12.010 Penalty for violations. 

A. No person shall violate any of the provisions of the ordinances of the Town. Except in 
cases where a different punishment is prescribed by any ordinance of the Town, any person 
who violates any of the provisions of the ordinances of the Town shall be guilty of a 
misdemeanor and punished by a fine of not more than sSeven hHundred and fFifty dDollars 
($750.00).  

B. Violations of the following provisions of the Jackson Municipal Code carry a civil penalty 
of Seven Hundred and Fifty Dollars ($750.00): 

1. Jackson Municipal Code Chapter 5.60 for a first offense.  
2. Jackson Municipal Code Chapter 9.26. 

A.C. Each person is guilty of a separate offense for each and every day during any 
portion of which any violation of any provision of the ordinances of the Town is committed, 
continued or permitted by any such person, or for each separate offense committed, or for 
parking limitations for each additional limited period of time for which the violation is 
continued, and s/he shall be punished accordingly.  

(Ord. ________; Ord. 428 § 1, 1991; Ord. 289 § 1, 1982; Ord. 160 § 1, 1973.) 
 
 
SECTION II. 

 
 All ordinances and parts of ordinances in conflict with the provisions of this ordinance 
are hereby repealed. 
 
SECTION III. 
 
 If any section, subsection, sentence, clause, phrase or portion of this ordinance is for any 
reason held invalid or unconstitutional by any court of competent jurisdiction, such portion shall 
be deemed as a separate, distinct and independent provision and such holding shall not affect the 
validity of the remaining portions of the ordinance. 
 



SECTION IV. 
 
 This Ordinance shall become effective after its passage, approval and publication.   
 
PASSED 1ST READING THE ____ DAY OF ___________, 2018. 
PASSED 2ND READING THE ____ DAY OF___________, 2018. 
PASSED AND APPROVED THE _____ DAY OF_____________, 2018. 
 
 
      TOWN OF JACKSON 
 
     
      BY: _____________________________ 
             Pete Muldoon, Mayor 
ATTEST: 
 
 
BY: __________________________ 
        Sandy P. Birdyshaw, Town Clerk 
 
 

ATTESTATION OF TOWN CLERK 
 
STATE OF WYOMING ) 
    ) ss. 
COUNTY OF TETON ) 
    
I hereby certify that the foregoing Ordinance No. _____ was duly published in the Jackson Hole 
News and Guide, a newspaper of general circulation published in the Town of Jackson, Wyoming, 
on the ____ day of _____________, 2018. 

 
I further certify that the foregoing Ordinance was duly recorded on page ________ of Book 
________ of Ordinances of the Town of Jackson, Wyoming. 

      _________________________________ 
      Sandy P. Birdyshaw 

Town Clerk 
 



 
ORDINANCE O 

 
AN ORDINANCE AMENDING AND REENACTING SECTION 1 OF TOWN OF JACKSON 
ORDINANCE NOS. 428, 289 AND 160 AND SECTION 1.12.010 OF THE MUNICIPAL CODE 
OF THE TOWN OF JACKSON REGARDING PENALTIES FOR MUNICIPAL CODE 
VIOLATIONS; AND PROVIDING FOR AN EFFECTIVE DATE. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF 
JACKSON, WYOMING, IN REGULAR SESSION DULY ASSEMBLED THAT:  
 
SECTION I. 
 Section 1 of Town of Jackson Ordinance Nos. 428, 289 and 160 and Section 1.12.010 
penalties for municipal code violations of the Municipal Code of the Town of Jackson is hereby 
amended and reenacted to read as follows: 
 
1.12.010 Penalty for violations. 

A. No person shall violate any of the provisions of the ordinances of the Town. Except in 
cases where a different punishment is prescribed by any ordinance of the Town, any person 
who violates any of the provisions of the ordinances of the Town shall be guilty of a 
misdemeanor and punished by a fine of not more than Seven Hundred and Fifty Dollars 
($750.00).  

B. Violations of the following provisions of the Jackson Municipal Code carry a civil penalty 
of Seven Hundred and Fifty Dollars ($750.00): 

1. Jackson Municipal Code Chapter 5.60 for a first offense.  
2. Jackson Municipal Code Chapter 9.26. 

C. Each person is guilty of a separate offense for each and every day during any portion of 
which any violation of any provision of the ordinances of the Town is committed, 
continued or permitted by any such person, or for each separate offense committed, or for 
parking limitations for each additional limited period of time for which the violation is 
continued, and s/he shall be punished accordingly.  

(Ord. ________; Ord. 428 § 1, 1991; Ord. 289 § 1, 1982; Ord. 160 § 1, 1973.) 
 
 
SECTION II. 

 
 All ordinances and parts of ordinances in conflict with the provisions of this ordinance 
are hereby repealed. 
 
SECTION III. 
 
 If any section, subsection, sentence, clause, phrase or portion of this ordinance is for any 
reason held invalid or unconstitutional by any court of competent jurisdiction, such portion shall 
be deemed as a separate, distinct and independent provision and such holding shall not affect the 
validity of the remaining portions of the ordinance. 
 



SECTION IV. 
 
 This Ordinance shall become effective after its passage, approval and publication.   
 
PASSED 1ST READING THE ____ DAY OF ___________, 2018. 
PASSED 2ND READING THE ____ DAY OF___________, 2018. 
PASSED AND APPROVED THE _____ DAY OF_____________, 2018. 
 
 
      TOWN OF JACKSON 
 
     
      BY: _____________________________ 
             Pete Muldoon, Mayor 
ATTEST: 
 
 
BY: __________________________ 
        Sandy P. Birdyshaw, Town Clerk 
 
 

ATTESTATION OF TOWN CLERK 
 
STATE OF WYOMING ) 
    ) ss. 
COUNTY OF TETON ) 
    
I hereby certify that the foregoing Ordinance No. _____ was duly published in the Jackson Hole 
News and Guide, a newspaper of general circulation published in the Town of Jackson, Wyoming, 
on the ____ day of _____________, 2018. 

 
I further certify that the foregoing Ordinance was duly recorded on page ________ of Book 
________ of Ordinances of the Town of Jackson, Wyoming. 

      _________________________________ 
      Sandy P. Birdyshaw 

Town Clerk 
 



MEMORANDUM 

TO: Mayor and Town Council 

FR: Larry Pardee, Town Manager 

DT: August 20, 2018 

RE: Town Manager’s Report 

Sales and Lodging Tax 
The Town budgeted a total of $1,106,184 in lodging tax revenues for FY19 from the 
30% visitor impact portion combined with the 10% general fund portion.  We have 
collected $212,772 to date which is 19.2% of total projected collections.  August 2018 
revenue represents collections from June 2018.  These amounts are tracked through 
the Special Revenue Fund for the Lodging Tax. 

Sales tax collections year to date are 10.3% over last year.  Collections are currently 
tracking at $249,029 more than budgeted.  However, we are only two months into 
collections and we still have the majority of the fiscal year, September 2018 through 
June 2019, collections to account for before realizing any unanticipated revenue.   
August 2018 revenue represents collections from June 2018.   

Referendum Petition against Ordinance 1197
On August 7 the Town Clerk received a referendum petition against Ordinance 1197 
related to zoning updates in Character Districts 3-6.  The petition did not contain 10% 
of qualified electors registered in the Town of Jackson and was not found legally 
sufficient; therefore it was not presented to the Town Council.  The petition was 
placed into the Town's public records. 



Month
Received Promotion Visitor General Visitor General T/C Split Visitor General T/C Split

(2 mos. lag) Total T&T Board Impact Fund Impact Fund Total Percent Impact Fund Total Percent

TOWN OF JACKSON, WYOMING
LODGING TAX REPORT

August-18

Lodging Tax - Total Town County

FY2019:
July 323,950$      194,370$       97,185$        32,395$       43,597$       14,532$     58,130$         44.9% 53,588$        17,863$       71,450$        55.1%
August 1,096,755     658,053         329,027        109,676       115,982 38,661 154,642         35.3% 213,045 71,015 284,060        64.7%
Septembe -                    -                    -                   -                     --- -                    --- 
October -                    -                    -                   -                     --- -                    --- 
November -                    -                    -                   -                     --- -                    --- 
December -                    -                    -                   -                     --- -                    --- 
January -                    -                    -                   -                     --- -                    --- 
February -                    -                    -                   -                     --- -                    --- 
March -                    -                    -                   -                     --- -                    --- 
April -                    -                    -                   -                     --- -                    --- 
May -                    -                    -                   -                     --- -                    --- 
June -                    -                    -                   -                     --- -                    --- 
Totals 1,420,705$   852,423$       426,212$      142,070$    159,579$    53,193$    212,772$      37.4% 266,632$     88,877$      355,510$     62.6%

Visitor General FY2018 FY2019 Increase
Impact Fund Total Year-to-Date Year-to-Date (Decrease)

TOJ Budget 829,638$       276,546$      1,106,184$  T&T 60%: 713,938$      852,423$     138,485$      
Budget Remain 670,059$       223,353$      893,412$     TOJ 30% Visitor: 124,527        159,579       35,052          
Earned 19.2% TOJ 10% General: 41,509          53,193         11,684          
Remaining 80.8%

12 Month
Rolling Avg

19.1%
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Budget Projection 2019 Actual

$31,804 (17.6%) over projection



15/16 16/17 17/18 18/19 12 Mth
Receipt  Percent Percent Percent PercentRolling Sales
Month FY2015 FY2016 15/16 Change Change FY2017 16/17 Change Change FY2018 17/18 Change Change FY2019 18/19 Change Change Avg Month

Jul 621,792$      713,141$      91,349$       14.7% 807,564$     94,423$      13.2% 807,972$     408$           0.1% 890,746$      82,774$       10.2% 11.1% May
Aug 1,249,588     1,287,639     38,051         3.0% 1,411,501   123,863     9.6% 1,551,376   139,875      9.9% 1,711,050    159,674      10.3% 11.2% Jun
Sep 1,488,138     1,705,468     217,330       14.6% 1,920,244   214,777     12.6% 1,971,647   51,402        2.7% -                   ---- ---    ---- Jul
Oct 1,513,838     1,750,353     236,515       15.6% 1,665,117   (85,236)      -4.9% 1,897,973   232,856      14.0% -                   ---- ---    ---- Aug
Nov 1,523,192     1,420,820     (102,372)      -6.7% 1,533,746   112,925     7.9% 1,850,527   316,781      20.7% -                   ---- ---    ---- Sep
Dec 826,299        1,002,143     175,844       21.3% 1,046,289   44,146       4.4% 1,054,095   7,806          0.7% -                   ---- ---    ---- Oct
Jan 587,477        600,037        12,560         2.1% 655,026      54,989       9.2% 680,672      25,645        3.9% -                   ---- ---    ---- Nov
Feb 822,382        831,587        9,205           1.1% 1,032,128   200,542     24.1% 1,166,026   133,898      13.0% -                   ---- ---    ---- Dec
Mar 683,968        850,550        166,581       24.4% 947,188      96,639       11.4% 1,066,105   118,917      12.6% -                   ---- ---    ---- Jan
Apr 712,992        915,256        202,263       28.4% 859,580      (55,676)      -6.1% 1,041,459   181,879      21.2% -                   ---- ---    ---- Feb
May 815,782        842,792        27,010         3.3% 874,371      31,579       3.7% 1,010,453   136,082      15.6% -                   ---- ---    ---- Mar
Jun 544,020        610,312        66,292         12.2% 660,771      50,459       8.3% 728,398      67,628        10.2% -                   ---- ---    ---- Apr
Totals 11,389,469$ 12,530,098$ 1,140,628$  10.0% 13,413,526$ 883,428$    7.1% 14,826,704$ 1,413,178$  10.5% 2,601,796$   242,447$     10.3%

  
Budgeted Sales Tax for FY 2018 4.00% 14,576,001$ 
Budgeted Sales Tax Year-to-Date 4.00% 2,352,766    
Actual Sales Tax Collected Year-to-Date 2,601,796    

Leading (Lag Leading (Lagging) Budget - through August 249,029$      
August

 
 

TOWN OF JACKSON, WYOMING
SALES TAX COLLECTIONS (4% and 1%)
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