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Date:  November 11, 2019 
 
Item #:  P19-262 

  
REQUESTS: 

 
The applicant is submitting a request for an Amendment to the 
Development Plan for 140 and 142 Pine Glades Drive. 
  
For questions, please call Tyler Valentine at 733-0440, x1305 or 
email to the address shown below. Thank you. 
 
 
 
 

 
Planner: Tyler Valentine 
 
Phone:  733-0440 ext. 1305 
 
Fax:  734-3563 
 
Email: tvalentine@jacksonwy.gov 
 
Owner: 
Pine Canyon LLC 
PO Box 4741 
Jackson, WY 83001 
 
Applicant: 
Collins Planning Associates 
PO Box 7441 
Jackson, WY 83002 
 
Please respond by:   November 27, 2019 (Sufficiency)  
                                    December 5, 2019 (with Comments) 

RESPONSE:  For Departments not using Trak-it, please send responses via email to:      
tstolte@jacksonwy.gov   



PLANNING PERMIT APPLICATION 
Planning & Building Department 

150 E Pearl Ave.  
P.O. Box 1687 

Jackson, WY  83001 

ph:  (307) 733-0440 
www.townofjackson.com 

For Office Use Only 
Fees Paid Date & Time Received  
Application #s 

PIDN: 

Phone: 

ZIP: 

Phone: 

ZIP: 

PROJECT.   

Name/Description: 

Physical Address: 

Lot, Subdivision: 

PROPERTY OWNER.  

Name: 

Mailing Address: 

E-mail:

APPLICANT/AGENT. 

Name: 

Mailing Address: 

E-mail:

DESIGNATED PRIMARY CONTACT. 

Property Owner Applicant/Agent 

TYPE OF APPLICATION.  Please check all that apply; review the type of application at www.townofjackson/200/Planning 

Use Permit Physical Development Interpretations 

Basic Use 

Conditional Use 

Special Use 

Sketch Plan 

Development Plan

Design Review 

Formal Interpretation 

Zoning Compliance Verification 

Relief from the LDRs Subdivision/Development Option

Amendments to the LDRs 

Administrative Adjustment  

Variance 

Beneficial Use Determination 

Appeal of an Admin. Decision 

 Subdivision Plat 

Boundary Adjustment (replat)

Boundary Adjustment (no plat)

Development Option Plan   

 LDR Text Amendment  

        Map Amendment

Miscellaneous

               Other:

  Environmental Analysis

Planning Permit Application 1 Effective 06/01/2019

Please note: Applications received after 3 PM will be processed the next business day.



PRE-SUBMITTAL STEPS.  To see if pre-submittal steps apply to you, go to www.townofjackson.com/200/Planning  and select 
the relevant application type for requirements. Please submit all required pre-submittal steps with application.

Environmental Analysis #: Pre-application Conference #: 

Original Permit #: Date of Neighborhood Meeting: 

SUBMITTAL REQUIREMENTS.  Please ensure all submittal requirements are included. The Planning Department will not hold or 
process incomplete applications. Partial or incomplete applications will be returned to the applicant. Go to 
www.townofjackson.com/200/Planning  and select the relevant application type for submittal requirements.

Have you attached the following? 

Application Fee.  Fees are cumulative. Go to www.townofjackson.com/200/Planning  and select the relevant 
application type for the fees.   

Notarized Letter of Authorization.  A notarized letter of consent from the landowner is required if the applicant is 
not the owner, or if an agent is applying on behalf of the landowner. Please see the Letter of Authorization 
template at www.townofjackson.com/DocumentCenter/View/102/Town-Fee-Schedule-PDF.   

Response to Submittal Requirements.  The submittal requirements can be found on the TOJ website for the 
specific application. If a pre-application conference is required, the submittal requirements will be provided to 
applicant at the conference. The submittal requirements are at www.townofjackson.com/200/Planning under the 
relevant application type.

Note:  Information provided by the applicant or other review agencies during the planning process may identify 
other requirements that were not evident at the time of application submittal or a Pre-Application Conference, if held.  
Staff may request additional materials during review as needed to determine compliance with the LDRs.  

Under penalty of perjury, I hereby certify that I have read this application and associated checklists and state that, to the best 
of my knowledge, all information submitted in this request is true and correct. I agree to comply with all county and state 
laws relating to the subject matter of this application, and hereby authorize representatives of Teton County to enter upon the 
above-mentioned property during normal business hours, after making a reasonable effort to contact the owner/applicant 
prior to entering. 

Signature of Property Owner or Authorized Applicant/Agent Date 

Name Printed Title 

Planning Permit Application 2 Effective 06/01/2019 





PROPOSED AMENDMENT TO THE PINE GLADES DEVELOPMENT PLAN 
October 7, 2019 

 
 
 
Project Name, Location     Approval Sought 
Pine Glades PUD      Development Plan Amendment 
Townhome Lots 13, 14; Common Lot H 
140, 142 Pine Glades Drive 
 

PROJECT STATUS 
 
Initial Approval 
The Pine Glades PUD was approved in 2008 and includes 27 free-market townhomes and 12 
affordable units (later reconfigured into fewer affordable units with the same number of 
bedrooms).  The free-market units were approved for construction in two phases and consist of 
a combination of two-unit and three-unit buildings. 
 
Phase one has been developed with 14 free-market units (including the last duplex currently 
under construction) and nine affordable housing units.  All of the units, except the duplex under 
construction (identified as S-1 on lots 13 and 14), have been sold and are occupied.  The last 
two-unit building in phase one that is under construction is the subject of this application. 
 
Phase two has not been fully developed although the major infrastructure has been installed 
under the future road.  Remaining to be constructed in phase two are 13 free-market 
townhomes, infrastructure services from the main lines to each unit, Jessica Lane and an 
associated retaining wall. 
 
The PUD approval included an extensive landscape plan that calls for the planting of a 
significant number of trees and a substantial portion of this planting has been completed.  
Actually, the new developer of phase two is exceeding the planting requirements.  Phase two 
will include the remaining landscaping and the construction of trails that will provide hiking 
access to the USFS land. 
 
New Owner 
Pine Glades has a 10-year history and currently sits in a half completed state in which much of 
the property is an unsightly unfinished development.  The original developer of Pine Glades 
failed to complete the project and under financial stress sold the entire development.  The 
second owner also failed to complete the project and eventually sold all undeveloped portions 
of the development to Pine Canyon, LLC, the current owner and applicant.   
 
Pine Canyon, LLC is intent on completing the development and moving beyond questions that 
have lingered from past ownerships.  In most instances when developments fail and pass 
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through several owners, the project ultimately is completed through a “work out plan” that 
reduces obligations or increases development rights.  In this instance, the current owner 
desires to complete the development in part by elevating the amenities and making visual 
upgrades that enhance the marketability of the development.  From the viewpoint of the Town 
of Jackson and the neighbors, completing the development is the best way to clean up the 
unsightly property and settle any outstanding questions.  Approving the trail plan that is a part 
of this application a key step in completing the development. 
 

DESCRIPTION of PROPOSED CHANGES 
 
The applicant proposes two items for approval and one item of clarification. 

1. Approval is requested of a material change to the exterior of duplex S-1 that is currently 
under construction on lots 13 and 14.  This change adds stone on east and west ends of 
the S-1 building where wood siding/shingles was planned.  Also, stone is added to 
columns in front of the S-1 building where wood siding was planned.  The wood siding 
on the columns of the existing buildings wick water.  See the attached exhibits. 
 

2. Approval also is requested of a trail network that implements a part of the original PUD 
approval.  See the attached exhibits. 
 

3. Clarification is sought that in-road heating elements to melt snow on the Pine Glades 
roads are not required.  The result of this clarification will allow the Pine Glades HOA to 
avoid repairing and operating an existing element in the phase one road and further 
allow Pine Glades, LLC to avoid installing a future element in the phase two road.   

 
DISCUSSION OF PROPOSED CHANGES 

 
Material Change to Duplex S – 1    
No design guidelines or LDR design standards for “fit and finish” apply to Pine 
Glades.  While this amendment includes a request to change exterior finish from 
wood siding to stone for the duplex under construction on lots 13 and 14, there are 
no criteria for approval or denial.  The planning department’s procedural 
requirement for approval of the material change is based on sketches of the 
buildings that were included in the 2008 PUD application. 
 
Trail Network 
Neighbors to the Pine Glades subdivision historically crossed the private property to 
access trails in the National Forest and the original developer of Pine Glades 
promised trail access will be maintained as part of the development.  Review of 
information in the planning files and discussions with the planning director led to 
the conclusion that two trails are required: 1) an upper trail that traverses the 
hillside uphill of the phase one buildings; and, 2) a lower trail that crosses the hillside 
below the phase two development.  Neither of the previous two developers 
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completed the trails, causing the neighbors to grow agitated over the years as they 
expected such access.  Pine Canyon, LLC is committed to constructing the trails and 
recording easements that allow lawful public access across the property.   
 
The attached exhibits delineate the proposed trail locations and where the new links 
connect to existing trails.  The new trail segment that climbs uphill from the existing 
cul-de-sac was in the original Pine Glades approval but subsequently relocated.  A 
document in the planning department file claims that this segment is too steep and 
climbs 500 vertical feet.  The vertical climb from the cul-de-sac to the connection 
with the existing USFS trail is 89 feet and the trail maintains a 10% average grade.  
Pine Glades, LLC will work with Friends of Pathways and the Town/County Pathways 
Coordinator to determine appropriate signage that guides the public to the trails.   
 
A plan for public hiking access across Pine Glades also must respect the liability and 
financial obligations of the owners within the Pine Glades development.  These 
owners have assumed legal liability and maintenance obligations for the private 
roads and common open space within their development.  The proposed trails plan 
strikes a difficult and important balance between public access and private 
responsibilities and is acceptable to the Pine Glades owners.   
 
Roadway Heating Elements 
An in-road heating element was planned for each road of the two roads in Pine 
Glades and an element was installed when the existing road was constructed.  
However, as time passed serious issues became evident with these heating 
elements.  For example, the existing element failed three years ago when Pine 
Glades was owned by a different developer and the HOA did not repair it 
immediately due to very high costs.  Further, the heating element was activated by 
the snow making operation on the Snow King ski slopes and the electric bill was 
$150,000 per winter.  Since the malfunction of the heating element, the HOA has 
maintained an annual snow plowing and sanding contract for $33,800 and the road 
has been well maintained.  Town roads west of Pine Glades are at the same 
elevation, grade and sun exposure as Pine Glades and they are routinely maintained 
by plowing and sanding.  Not repairing the existing in-road heating element and not 
installing the future element in the phase two road, and instead relying on regular 
plowing and sanding, is consistent with Town’s energy conservation objectives. 
 
Nothing in the planning file indicates that the heating elements were required by the 
Town approval.  The planning department informed the applicant that the in-road 
heating elements were not a requirement and were voluntarily presented by the 
original Pine Glades developer.  However, more recently the department has listed 
the malfunctioning of the existing element as a violation and stated it must be 
repaired.  This request is to clarify that the heating elements are not required, that 
they contradict all energy conservation efforts and the more traditional method of 
winter road maintenance is permitted. 
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FINDINGS FOR APPROVAL 
 
8.3.2. Development Plan - Findings for Approval of a development plan 
 
1. Is consistent with the desired future character described for the site in the Jackson/Teton   

County Comprehensive Plan.  
 

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

2. Achieves the standards and objective of the Natural Resource Overlay (NRO) and Scenic 
Resources Overlay (SRO), if applicable.  

 
Neither the NRO nor the SRO applies to the subject property. 

 
3. Does not have significant impact on public facilities and services, including transportation, 

potable water and wastewater facilities, parks, schools, police, fire, and EMS facilities.  
 

When granting the original approval of Pine Glades in 2008, the Town Council 
agreed with the planning department’s analysis and made the finding 
  

“that the proposed development will not have a significant adverse impact 
on public facilities beyond that of a use allowed by right within the zone.  
The applicant has proposed significant infrastructure improvements within 
and beyond the subject property.” 
   

This finding remains applicable today as the numbers of units and bedrooms in the 
development will not change from the initial approval.  
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4. Complies with the Town of Jackson Design Guidelines, if applicable.  
 

No design guidelines or LDR design standards apply to this development.  While this 
amendment includes a change from wood siding to stone for the duplex on lots 13 
and 14, there are no applicable criteria for approval or denial.   

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

The Town Council agreed with the planning department’s conclusion in 2008 that 
the PUD complied with all relevant LDR standards and other town ordinances.  This 
finding remains applicable today as the proposed revision does not increase 
development rights, lessen protection of natural resources or expand the footprint 
of development except for the two hiking trails.  It may be important to recognize 
that only one of two phases of Pine Glades has been developed. 

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

or approvals. 
 

The Pine Glades development is in compliance with the conditions of approval and 
all applicable LDR standards.  This compliance is evidenced by the issuance over 
several years of building permits for 23 housing units, certificates of occupancy for 
the 21 units that have been completed, (the duplex on lots 13 and 14 is still under 
construction) and the release of the financial bond for phase one.  The planning 
department identified several trees that have been topped on the property and is 
requiring additional trees be planted to mitigate the tree-topping violation.  The Pine 
Glades, LLC will exceed the required amount of planting.   
 
In recent months, the planning department attempted to require the Pine Glades 
HOA and Pine Glades, LLC record an easement allowing public access on the private 
roads in Pine Glades.  Without any factual or legal basis, the department claims the 
absence of such an easement is a violation of the PUD.  The department’s position is 
not supported by anything in the multiple Pine Glades approvals, and at a minimum, 
contradicts the following:  

• over a decade of planning permits, building permits and occupancy 
certificates issued by the Town of Jackson and its various departments,  

• notes on the subdivision plat signed by the Planning Director and the then 
Mayor of the Town of Jackson, 

• an explicit response from the planning department, in response to a direct 
question prior to the purchase by Pine Glade, LLC, that stated all required 
easements have been granted and no additional easements are required,  

• the release of financial sureties that were required to guarantee all 
requirements and obligations were completed for phase one, and  

• the insistence by the Town that no public maintenance or ownership 
responsibilities exist for the Pine Glades roads. 
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In reliance of its current position regarding public access across private roads, the 
planning department refers to a statement by the original Pine Glades developer 
orally spoken in a sketch plan meeting in 2008, however, the department did not 
incorporate the oral statement into any staff report, conditions of approval, findings 
of approval, easements, subdivision plat notes, or other relevant documents while 
they approved permits and occupancy certificates for 12 years.  There now have 
been tens of millions of dollars in Pine Glades purchases in good faith reliance on 
official decisions and the written record for the development.   
 
But it is not necessary to dwell upon the planning department’s assertion because 
the trail network proposed by the current owner achieves a difficult and important 
balance.  It fulfills the promised hiking access across private property;  the public will 
be granted the hiking access they enjoyed before Pine Glades was developed.  At the 
same time, the owners within the Pine Glades development, who have liability and 
financial obligations for their private roads and common open space, agree with and 
support the proposed trail network and its accompanying public access.   
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AMENDMENT NOTES:
APPROVED AMENDMENT INCREASED HABITABLE FLOOR AREA ON FIRST
FLOOR LEVEL OF DUPLEXES BY 100 SQFT BY ENCLOSING THE FRONT
RECESSED PORCH AND A PORTION OF THE SIDE PORCH. THE FOOTPRINT
OF THE STRUCTURE DID NOT CHANGE. AN ELEVATOR WAS BEING ADDED IN
THE STAIR WELL/FOYER AREA.  THE FRONT GABLE DORMER WAS
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ASTRIX (*) IN DRAWING INDEX.

REVISION NOTE R3 12/8/17:
EXTERIOR SIDE WALLS WERE CHANGED TO ALL MASONRY FINISH

REVISION NOTE R4 7/3/18:
MASONRY FINISH WAS EXTENDED UP INTO GABLE ENDS AND ALONG THE
WALL AT THE SIDE DECK.  A WINDOW AND ROOF WAS REMOVED AT THE
SIDE DECK. RAILING CHANGED TO CABLE RAIL WITH STEEL POSTS.

REVISION NOTE R5 10/9/19:
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