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Date:  March 22, 2022 
 
Item #:  P22-062 

  
REQUESTS: 

 
The applicant is submitting a request for a Zoning Compliance 
Verification for a boundary adjustment for the properties legally 
known as PT SW1/4SE1/4, SEC. 28, TWP. 41, RNG. 116 
PARCEL C and PT S1/2SE1/4, SEC. 28, TWP. 41, RNG. 116 
PARCEL D, PIDNs 22-41-16-28-4-00-038 and 22-41-16-28-4-00-
039 
 
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 
 
 
Email: tvalentine@jacksonwy.gov 
 
Owner:  
Lukas Farms, LLC 
PO Box 3000 PMB  
Jackson, WY  83002 
 
Applicant: 
Jorrgensen Associates 
PO Box 9550 
Jackson, WY 83002 
 
Please respond by:   April 5, 2022  (Sufficiency) 
                                    April 12, 2022 (with Comments) 
                                     

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



  
 

 

 
 

   

March 21, 2022 
 
 
Mr. Tyler Valentine 
Teton County Planning Dept. 
P.O. Box 1727 
200 South Willow St. 
Jackson, WY 83001 
-Digitally Delivered to planning@jacksonwy.gov - 
 
RE: Planning Permit Application for a Zoning Compliance Verification (ZCV) for a Boundary Adjustment 

between Parcels C & D of T-Map 501 
 
 
Dear Tyler,  
 
Enclosed you will find the necessary materials for a Zoning Compliance Verification (ZCV) that we are submitting 
on behalf of our client Lukas Farms, LLC.  The properties are specifically located within PT SW1/4SE1/4 of Section 
28 Township 41N, Range 116W in the Town of Jackson, Wyoming. 
 

• Planning Permit Application 
• Response to Submittal Checklist 
• 11” x 17” Exhibit  
• Alder Environmental Analysis Update, dated February 4, 2022 
• Biota Research and Consulting, Inc. Environmental Analysis, dated July 31, 2000 
• T Map 501 
• Letter of Authorization  

 
General Information 
The owner of both Parcels C & D seeks a boundary adjustment between parcels and a Zoning Compliance 
Verification for a building envelope on Parcel D that will be accessed from Saddle Butte Drive.  Both properties 
are in the TOJ-Rural Zone, District 9.4 County Valley - Gros Ventre Buttes, and are entirely within the Natural 
Resources Overlay (NRO).  Parcel C is accessed from West Gill Avenue and Parcel D is accessed from Saddle 
Butte Drive via a 60 foot-wide access and utility easement (Book 413 Pages 578-581) across Parcel 113 of Plat 
1140.  The reconfiguration will result in Adjusted Parcel C being comprised of 3.99 Acres (173,804 sf) and 
Adjusted Parcel D being comprised of 8.89 Acres (387,248 sf). 
 
Zoning Compliance Verification (ZCV) for Boundary Adjustment (BDJ) 
The adjustment of boundaries between parcels of record that involves the division of a portion of one property 
so that the divided portion can be completely merged into an adjacent property shall be exempt from the 
standards of Section 8.5.3. of the Town of Jackson Land Development Regulations (LDRs) but shall comply with 
the standards of Section 8.5.5. of the LDRs and requires a ZCV prior to submittal. 
 
8.6.2.C. Findings for ZCV 
In order to issue a ZCV, the Planning Director shall find that the property, portion of the property, or attribute of 
the property in question:  
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1. Complies with all relevant standards of these LDRs and other Town Ordinances; To the best of our 
knowledge, the approval of this application complies with all the relevant standards of these LDRs and 
other Town Ordinances.  Complies. 

2. Is in substantial conformance with all standards or conditions of any prior applicable permits or 
approvals. To the best of our knowledge, this application is in substantial conformance with all 
standards and conditions of all prior applicable permits or approvals.  Complies. 

 
Applicable LDR Standards for Boundary Adjustment (BDJ) 
 
8.5.5.D. Findings  
A boundary adjustment shall be approved upon finding that:  
 

1. No additional parcels of record are created; No additional parcels of record are being proposed by this 
application.  Complies. 

 
2. Each of the resulting parcels of record complies with the zone in which it is located as approved 

through a zoning compliance verification; The re-configuration of these two parcels complies with Zone 
Standards of the Rural Legacy Zone in the Town of Jackson.  Complies. 

 
3. The applicability and required document provisions of this Section are met; The required documents 

for the recording of the adjusted parcels will be provided upon approval of the application in accordance 
with Section 8.5.5.  Complies. 

  
4. The application complies with all other relevant standards of these LDRs and other Town Ordinances; 

and. The approval of this application complies with all the relevant standards of these LDRs and other 
Town Ordinances.  Complies. 

 
5. The application is in substantial conformance with all standards or conditions of any prior applicable 

permits or approvals. This application is in substantial conformance with all standards and conditions of 
all prior applicable permits or approvals.  Complies. 

 
Please call me if you have any questions, or if you require additional information at this time.  Thank you for 
your assistance. 
 
 
Sincerely, 
JORGENSEN ASSOCIATES, INC. 

 
Ron Levy 
Land Use Project Manager   
 



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 http://www.townofjackson.com/DocumentCenter/View/845/LetterOfAuthorization-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 



 

 

PRE-APPLICATION CONFERENCE SUMMARY 
Planning & Development Department 

Planning Division 
 

   
150 E Pearl Ave.  

P.O. Box 687 
Jackson, WY  83001 

ph:  (307) 733-o440 
fax: (307) 734-3563 
www.townofjackson.com  

 

   
 

 
PAP Summary 1 Effective 02/27/2020 

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 GENERAL INFORMATION. 

PAP#: P21-088 

Date of Conference: 05/14/21 

Planning Staff: Tyler Valentine 
 

PROJECT. 

Name/Description: Lukas Farms Parcels C & D 

Physical Address: 385 W. Gill (Parcel C) & Parcel D 

Lot, Subdivision PT SW1/4SE1/4, SEC. 28, TWP. 41, RNG. 116 PARCEL C 

PT S1/2SE1/4, SEC. 28, TWP. 41, RNG. 116 PARCEL D 

PIDN: 22-41-16-28-4-00-038 

22-41-16-28-4-00-039 

Zoning District(s): Rural (R) 

Overlay(s): Narural Resource Overlay (NRO) & needs Skylining Analysis.  
 

STAKEHOLDERS. 

Applicant: Jorgensen Associates – Brendan Shulte & Ron Levy  

Owner: Lukas Farms,LLC & Lucas farms, LLC C/O Rich Chapman 

Agent:  
 

REQUIRED APPLICATIONS.  This project will require the following applications: 

Application Reason Fee 

Environmental Analysis  Propety is located within the NRO. First step is to provide a 
Habitat Inventory and Development Impact Assessment. 
Second step is hold an Alternatives Analysis Meeting. Third 
step is submit the full or updated EA for review.  

$601 

Zoning Compliance Verification (ZCV) Required prior to Boundary Adjustment. Should also 
include Skylining analysis, demonstrate access, 
demonstrate soil stability.  

$601 

Boundary Adjustment  Approved by Planning Director for Boundary Adjustments 
between two unplatted parcels.  

$541 + 
technical 
review fees 
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Hillside Conditional Use Permit (CUP)  Required prior to issuance of a Building Permit to build on 
a lot or parcel with average cross slopes greater than 10%.  

$3,005 

Variance (Required for pgysical development on 
slopes greater than 25%) 

Required for physical development on slopes over 25%. 
Slopes appear to be +/-40% adjacent to Saddle Butte Drive.  

$601 

Grading Pre-application  Required for hillside disturbance.  $180 

Building Permit  Required by IRC. TBD 
 

MEETING ATTENDEES: 

Name Company Phone/Email 

Tyler Valentine Town Planning (307) 733-0440 x1305  

Brendan Schulte Jorgensen Associates  (307) 733-5150 

Ron Levy  Jorgensen Associates  (307) 733-5150 

Peggy Gilday  Gyde Architects  pg@gydearchitects.com 
 

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. 
 
The following timelines are generally applicable: 

Application Types: Sufficiency  Decision-Maker  Timeline 
Step #1:  
The following applications can 
be applied for during at any 
time and concurrently: 
-Environemntal Analysis  

14 days Staff  
 
 

Answer within 45 days of sufficiency of EA 
Submittal  
 
 
 

Step #2: 
-ZCV 

14 days Staff Answer withn 45 days of sufficiency  

Step #3 
-Boundary Adjustment (BA)  
-Hillside CUP 
-Variance 

14 days -BA: Staff (between unplatted    
parcels) 
-CUP: Town Council  
-Variance: Board of Adjustment 

-BA: Answer withn 60 days of sufficiency 
-CUP: 120 max 
-Variance: Hearing within 90 days of 
  Sufficiency  

Step #4 
-Grading Pre-application  

1-week  Staff 2-3 weeks 

Step #5 
-Building Permit  

1-week Staff 2-4 weeks.  
 

 

Checklist Key. 

       √ Required. Applicant must demonstrate compliance with this requirement. 

     N/A Not Applicable. Review requirement is not applicable to this project. 

 

 

General Information 

 

Requirement                                                                                                                                        Notes 

mailto:pg@gydearchitects.com
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√ 
 

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. 

  

√ 
 

Notarized Letter of Authorization.  See “Permit and Applications” section 
on Planning Department website for copy of form.  

Required If applicant is different than 
owner 

√ 
 

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.   

Please see above.  

√ 
 

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 County Surveyor, Town Engineer, Title Company and 
any other required consultant.  Such fees shall be paid prior to approval of 
the permit.   

Required for Boundary Adjustment.  

N/A 
 

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.   

 

√ 
 

Digital Format.  All applications submitted to the Town Planning 
Department must be submitted in digital format. 

All submittals must be in digital format.  

√ 
 

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.  

 

√ 
 

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. 

Required with Boundary Adjustment. 

√ 
 

Narrative description of the proposed development. Describe in detail 
the existing condition of the property and the proposed development, use, 
or subdivision for which you are seeking approval.  

 

√ 
 

Findings for approval. Include in your narrative a response to the findings 
for approval found in LDR Div 8.5, as applicable. 

Required for all applications  

√ 
 

Proposed Development Program. Provide a table that summarizes the the 
projects compliance with the primary development standards (setbacks, 
heights, FAR, LSR, etc.).   

 

√ 
 

Site Plan. Provide a detailed site plan of the proposed project. A list of 
minimum standards for a site plan are established in the Administrative 
Manual.    

Please provide a site plan to scale and 
dimensioned for the deck expansion.  

 

N/A 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.   
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N/A 
 

√ 
 

Neighborhood Meeting Summary. See Section 8.2.3 for Neighborhood 
Meeting requirements.  

Posted Notice.  See Section 8.2.14.C.4 for Posted Notice requirements for 
all public hearings. 

 

 

 Required for Hillside CUP and Variance.  

 

ARTICLES 2 (COMPLETE NEIGHBORHOODS), 3 (RURAL AREA ZONES), and 4 (SPECIAL PURPOSE ZONES). 

Applicable Zone: Rural (R) 

Applicable LDR Section: Section 3.3.1  
 

PHYSICAL DEVELOPMENT.  Please see Subsection B in applicable Zone District for specific standards. 

Requirement Notes 

√ 
 

Structure Location and Mass (setbacks, height, FAR, etc.)  

√ 
 

Maximum Scale of Development (individual building size)  

N/A 
 

Design Review (Design Guidelines and Design Review 

Committee) 

 

√ 
 

Site Development (Driveway and Access limits)  

√ 
 

Landscaping (see Div. 5.5 for more information)  

√ 
 

Fencing (see Sec. 5.1.2 for more information)   

√ 
 

Environmental Standards (see Div. 5.1 and 5.2 for more information) 

• Natural Resource Buffers 
• Ditch Setback 
• Wild Animal Feeding 
• Natural Resource Overlay Standards 
• Bear Conflict Area Standards 

 

√ 
 

Scenic Standards (see Div. 5.3 for more information) 

• Exterior Lighting 
• Scenic Resource Overlay (SRO) Standards 

 

√ 
 

Natural Hazards to Avoid (see Div. 5.4 for more information) 

• Steep Slopes 
• Areas of Unstable Soils 
• Fault Areas 
• Floodplains 
• Wildland Urban Interface 

 

N/A 
 

Signs (see Div. 5.6 for more information) 

 

 

√ 
 

Grading, Erosion Control, Stormwater (see Div. 5.7 for more 
information) 

• Grading 
• Erosion Control 
• Stormwater Management 

  

 

USE STANDARDS.  Please see Subsection C in applicable Zone District for specific standards. 
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Requirement Notes 

     √ 
 

Allowed Uses (see Div. 6.1 for more information)  

√ 
 

Parking (see Div. 6.2 for more information)  

___√___ Employee Housing (see Div. 6.3 for more information)  

     √  
 

Maximum Scale of Use  

√ 
 

Operational Standards (see Div. 6.4 for more information) 

• Outside Storage 
• Refuse and Recycling 
• Noise 
• Vibration 
• Electrical Disturbances 
• Fire and Explosive Hazards 
• Heat and Humidity 
• Radioactivity 

 

 
 

DEVELOPMENT OPTIONS.  Please see Subsection D in applicable Zone District for specific standards. 
 

 

 

 

Requirement Notes 
 

 

 

N/A 
 

Allowed Subdivision and Development Options (see Div. 7.1 and 7.2 for 
more information) 

 

 

N/A 
 

Residential Subdivision Requirements (see Div. 7.4 and 7.5 for more 
information) 

• School and Parks Exactions 

 

√ 
 

Infrastructure (see Div. 7.6 and 7.7 for more information) 

• Transportation Facilities 
• Required Utilities 
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OTHER APPLICABLE LDR STANDARDS 

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 

 

N/A 
 

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 

 

 

ADDITIONAL COMMENTS 
 

• An updated EA will be required. Update should include comparing multiple building envelopes. Staff recommends that the 
skyline analysis be done concurrent with the EA.  
 

• Hillside Regulations - the County is hopeful the Hillside regulations will be online by end of year. But the big question is 
how the stakeholder group responds to the draft and how much more time we need to spend with that group. They will 
be reviewing the draft in June so we will have a better estimate on timing at that point. 

 
• In terms of the proposed property boundary, the general rule is that boundary adjustments should not create any 

nonconformities with the LDRs or increase the need for future variances. The primary standards at issue are setbacks, 
access (avoidance of excessive grading per grading standards), development on steep slopes, skylining, and other standards 
that apply to single-family residential development (more detail on these standards in next response). The goal is not to 
increase the visual impact or need for excessive earth work to accommodate a new lot configuration.  For example, the 
LDRs under Sec. 5.3.2.H prohibit a lot reconfiguration that would relocate a building envelope from a location that does 
not skyline to one that does skyline. It is difficult to be much more specific without a specific site plan showing the proposed 
location of access driveways and building envelopes. 

 
• In general, section 5.4.1 prohibits development on slopes in excess of 25% with certain exceptions, including 

accommodations for essential access. Sec. 5.4.1.C.3 requires a Hillside Conditional Use Permit (CUP) for development on 
sites with an average slope of 10% or greater. However, because boundary adjustments between unplatted parcels (such 
as the one contemplated by the owner of the two parcels) are not considered a subdivision, the Hillside CUP requirement 
is not triggered for your client’s boundary adjustment. Even so, it is likely that some type of ‘geotechnical’ analysis will be 
required by the Town Engineer as part of the ZCV for the Boundary Adjustment to ensure that any new future driveways 
and building envelopes can be developed on the site safely. This information will largely determine where development 
should take place on the two parcels.  
 
It is important to note too that while the boundary adjustment will not trigger a Hillside CUP requirement, a Hillside CUP 
would likely apply to the future development of the upper parcel. This would include any future application for a grading 
plan or building permit. The Hillside CUP would involve submitting the required geotechnical, wildlife, and scenic studies.  
 
Also, please be aware that the Town is currently in the process of replacing the existing Hillside CUP process in Sec. 5.4.1 
with a new Geohazards Overlay that will have more clear standards and procedural requirements for submitting and 
reviewing geotechnical reports on hillside areas. While the new standards are only in draft form, it is likely that the new 
standards would apply to any applications for future development of either parcel if development permits are applied for 
after adoption of the new rules, anticipated to be approved this summer.  As such, regardless of whether the current or 
new LDRs are in place, we recommend that the applicant consult with the Town Engineer to address the expected level of 
geotechnical information required for the ZCV for the  Boundary Adjustment and possibly future applications. 
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• The upper reconfigured parcel will have to demonstrate legal access that complies with the standards in Sec. 5.4.1 and Div. 
5.7 Grading, Erosion Control, and Stormwater Management. These two parts of the LDRs will need to be applied together 
to best determine the feasibility of any desired building envelope location(s) and driveway/access locations. Even if a 
driveway is considered “essential access” it will still likely require some level of geotechnical analysis to determine that the 
proposed driveway alignment is safe and does not compromise the stability of the hillside. That stated, staff cannot 
predetermine how these standards will apply to the reconfigured parcels without additional technical information, such 
as know the configuration of the parcels and locations of the building envelopes and driveways. We suggest that you speak 
with Town Engineer, Brian Lenz, on the possible requirements for geotechnical analysis prior to submitting for the ZCV for 
the boundary adjustment. 
 

• The LDRs prohibit new homes built on hillsides to “skyline” (i.e., where the roofline of the house penetrates the skyline 
above a hillside ridge as viewed from identified highways throughout the Town and County). Therefore, the boundary 
adjustment cannot result in creating new building envelopes that will cause (or worsen) the skylining of future homes on 
the property. 

 

 

 

 

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. 

 Agency Required for: 

√ 
 

Building Official  

 
 

Town Attorney  

     √ 
 

Town Engineer  

 
 

Title Company – for subdivision plat  

 
 

County Surveyor – for subdivision plat  

√ 
 

Jackson Hole Fire EMS  

√ 
 

Housing Department  

 
 

Integrated Solid Waste & Recycling  

 
 

National Park Service  

 
 

Parks and Recreation Department  

√ 
 

Pathways Coordinator  

 
 

Public and Environmental Health  

√ 
 

Police Department  

 
 

Teton Conservation District  

 
 

Teton County School District  
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Teton County (required when subdividing land within one mile of the Teton County)  

 
 

U.S. Forest Service (if adjacent to or accessing through forest service lands)  

 
 

Wyoming Department of Environmemtal Quality  

 
 

Wyoming Department of Game & Fish  

 
 

Other  
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INTRODUCTION 

The purpose of this document is to provide an Environmental Analysis (EA) Update for the Lukas Farms 
LLC Property which consists of two adjacent parcels, Parcel C and Parcel D (the Property) in the town of 
Jackson, WY. The Property is on the east facing slope of East Gros Ventre Butte and along Flat Creek and 
lies completely within the Natural Resources Overlay (NRO) (Appendix A – Figure 1). The slopes just 
above the Property are designated as crucial mule deer winter range by Wyoming Game and Fish 
Department (WGFD). The Property itself also has steep south facing slopes and should be considered 
crucial mule deer winter habitat and therefore is confirmed to be within the NRO.  

The original Environmental Analysis of the Halpin Property, Teton County, WY was submitted on July 31, 
2000 by Biota Research and Consulting, Inc. to determine areas suitable for development (Biota 2000). 
This new EA seeks to change the lot configuration with a boundary adjustment between Parcel C and D 
that involves the division of a portion of one property so that the divided portion can be completely 
merged into an adjacent property. This EA documents potential impacts to protected natural resources 
as a result of the proposed activities (Appendix A – Figure 4). The landowner is requesting that the Town 
of Jackson determines the proposed boundary adjustment and building envelope comply with the Town 
of Jackson LDRs, Div. 5.2 Environmental Standards Applicable in Specific Areas. 

METHODS 

Alder Environmental staff inventoried the natural resources and existing conditions within the Property 
on August 20, 2021. Wildlife habitat, protected waterbodies and wetlands, and vegetative cover types 
were mapped based on the site visits, previous EA (EVA2000-Halpin), and Wyoming Game and Fish 
Department (WGFD) wildlife layers. Figure 2 displays the existing conditions and vegetative cover types 
present within the Property. Photos of current conditions of the Property are provided in Appendix B. 

HABITAT INVENTORY 

SITE CONDITIONS 
In this report, the Property includes both Parcel C and D. Parcel C is 0.82 acres and shares property 
boundaries with Parcel D on three sides. The southeast boundary of Parcel C is the centerline of Flat 
Creek. Existing development on Parcel C consists of a residential home, guest house, cabin, and a 
shed/sauna as well as a driveway, parking areas, and landscaping.  

Parcel D consists of 12.08 acres of mostly undeveloped land on the steep, east facing slope of East Gros 
Ventre Butte and is composed primarily of mesic shrub and mesic grassland (Appendix A – Figure 2). The 
southeast corner of Parcel D, bordered by Flat Creek, contains landscaping, gardens, fringe wetlands, a 
shed/yoga studio, and a greenhouse – all associated with the development on Parcel C. There is a yoga 
platform in the northeast corner of Parcel D with a passive path leading up to the platform. The Property 
is zoned Rural Residential-Town.  

The Property lies within the NRO and consists primarily of mesic shrub dominated by sagebrush, 
rabbitbrush, and native bunchgrass species. 

VEGETATIVE COVER TYPES 
Town of Jackson Land Development Regulations states that development should be located to avoid 
higher quality habitats or vegetative cover (LDR 5.2.1.E.1 Minimizes Wildlife Impact). However, the Town 
of Jackson LDRs do not define higher quality vegetative cover types, so this report defers to the types 
and ordinal rankings as defined in the Teton County LDRs (LDR 5.2.1.F, Vegetative Cover Type 
Standards).  

Vegetative cover types on the Property have shifted since the 2000 EA due to succession and shrub 
recruitment. The Property’s vegetative cover consists of mesic shrub, mesic grassland, tall shrub, mature 



Lukas Farms LLC EA Update  Page 3 
Alder Environmental, LLC  November 10, 2021 

cottonwood forest, juniper, scrub-shrub wetlands, and disturbed areas (Appendix A – Figure 2). Mesic 
shrub comprises the largest portion of the Property with abundant big sagebrush (Artemisia tridentata) 
and rubber rabbitbrush (Ericameria nauseosa) intermixed with native bunch grass species.  

The following is a summary of the vegetative cover types on the Property, including their Ordinal 
Ranking values.  
 

Table 1. Vegetative Cover Types within the Property and Habitat Priority Ordinal Ranking 

VEGETATIVE COVER TYPE 
AREA 

(ACRES) 

% OF 

TOTAL 

AREA 

HABITAT PRIORITY ORDINAL 

RANKING (10 BEING THE HIGHEST 

VALUE) 

Scrub-Shrub Wetland 0.27 2% 10 

Tall Shrub 1.37 11% 8 

Mature Cottonwood 0.20 2% 6 

Juniper 0.05 <1% 6 

Mesic Shrub 5.73 44% 6 

Mesic Grassland 4.66 36% 3 

Xeric Grassland 0.05 <1% 1 

Lawn & Landscaping 0.27 2% 1 

Developed/Disturbed 0.19 1% 1 

Surface Water 0.11 1% NA 

TOTAL 12.90 100%  

 
Scrub-Shrub Wetland 
The Property contains 0.27 acres of scrub-shrub wetland (2% of total cover) which extends along the 
edge of Flat Creek on the southern corner of Parcel C into Parcel D. The fringe wetland is dominated 
by willow species (Salix spp.) bordered by sedges (Carex nebrascensis, Carex utriculata), meadow 
foxtail (Alopecurus pratensis), and tufted hairgrass (Deschampsia cespitosa). Scrub-shrub wetlands 
have an ordinal ranking of 10 due to their importance for wildlife habitat and water quality. 

Tall Shrub 
A total of 1.37 acres (10%) of the Property consists of tall shrub cover type dominated by 
serviceberry (Amelanchier alnifolia) with intermittent chokecherry (Prunus virginiana), snowberry 
(Symphoricarpos albus), and bunchgrasses. Tall shrub cover types have an ordinal ranking of 8 due to 
their value as wildlife habitat and browse for ungulates. 

Mature Cottonwood 
Approximately 0.20 acres of the Property (1.5%) comprises mature cottonwood forest in the area 
surrounding the existing residential buildings and development on Parcel C. This cover type has an 
ordinal ranking of 6 due to its importance for wildlife habitat; however, due to the proximity to 
human activity, this area’s habitat value may be reduced. 

Juniper 
A total of 0.05 acres (0.3%) of the Property contains juniper cover type (nonmesic, coniferous forest) 
consisting of widely spaced Rocky Mountain juniper (Juniperus scopulorum) with a bunchgrass 
understory. This cover type has an ordinal ranking of 6 due to its value as wildlife habitat, and though 
it comprises a small area of the Property, it is connected to a larger area of juniper upslope from the 
Property. 

Mesic Shrub 
The dominant cover type on the Property is mesic shrub, with a total of 5.73 acres or 44% cover and 
comprising most of the undeveloped slopes of East Gros Ventre Butte on the Property. Big sagebrush 
(Artemesia tridentata) and rubber rabbitbrush (Ericameria nauseosa) dominate with abundant 
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bunchgrass species as well. This cover type has an ordinal ranking of 5 due to its importance for 
wildlife habitat, particularly for mule deer crucial winter habitat. 

Mesic Grassland 
A total of 4.66 acres (36%) of the Property consists of mesic grassland made up of native and non-
native bunchgrasses. This cover type has an ordinal ranking of 3 and also provides valuable winter 
habitat for mule deer. 

Lawns & Landscaping/Developed/Disturbed 
A total of 0.27 acres (2%) of the Property consists of lawns and landscaping. A total of 0.19 acres (1%) 
of the Property is existing development or disturbance and residential structures as well as a 
driveway, parking areas, and a disturbed slope on the southern edge of the Property along Flat 
Creek. These areas have an ordinal ranking of 1. 

Surface Water 
A total of 0.11 acres (1%) of the Property is surface water consisting of Flat Creek, which flows 
through southeastern portions of the Property.  

PROTECTED WATER BODIES AND WETLANDS 
Figure 2 depicts the waterbodies and mapped wetlands that were identified on the Property during 
Alder’s site visit. A wetland delineation was not conducted because further development is not planned 
near wetlands. 

Waterbodies  
Alder identified Flat Creek as the only surface water on the Property. The southern corner of the 
Property borders Flat Creek as well as the southeast edge of the Property, which provides about 300 
feet of creek-front property. Flat Creek is a tributary of the Snake River with headwaters in the Gros 
Ventre Mountains to the southeast. Flat Creek has perennial flows that fluctuate based on runoff, 
irrigation input, diversions, and losses due to infiltration (Biota, 2000) with average annual peak flows 
between 140 and 275 cfs (USGS). Northern Flat Creek, which runs through the Property, requires a 
minimum setback of 25 feet according to Town of Jackson LDR 5.1.1.D.2 Setback/Buffer Required.  

Areas of the Property adjacent to Flat Creek are within FEMA Special Flood Hazard Areas Subject to 
Inundation by the 1% Annual Chance Flood Event, Zone AE (FEMA 2015). 

Wetlands  
The 2000 EA delineated palustrine emergent and scrub-shrub wetlands adjacent to Flat Creek on 
Parcel D of the Property. Alder mapped fringe wetland boundaries along Flat Creek during the August 
2021 site visit on in Parcels C and D. The wetlands were identified as scrub-shrub wetlands due to the 
dominant cover of willow species. The wetlands are hydrologically supported by Flat Creek and 
groundwater. Wetlands are both federally and locally protected under the CWA and the Town of 
Jackson LDRs and natural wetlands receive a development setback of 30 feet according to Town of 
Jackson LDR 5.1.1.D.2 Setback/Buffer Required.  

WILDLIFE HABITATS PROTECTED BY THE NRO 
Alder conducted an ecological review of the Property and Wyoming Game and Fish Department (WGFD) 
designated wildlife habitat to determine if any changes in protected wildlife resources had occurred 
since the 2000 EA. Alder’s review indicates that the Property continues to provide habitat for Teton 
County and the Town of Jackson protected wildlife species, mule deer winter range and cutthroat trout 
spawning habitat. The slopes directly to the west of the Property are designated as mule deer crucial 
winter habitat by Wyoming Game and Fish Department (WGFD) and protected by the Town of Jackson 
(LDR Section 5.2.1.F, Crucial Habitat Protection Standards) (Figure 3). The Property also provides suitable 
winter habitat for elk and moose according to the 2017 Teton County Focal Species Habitat Mapping 
Project (Alder, 2017). Table 2 summarizes the Town of Jackson protected habitat and their associated 
wildlife species within 0.5 miles of the Property. 



Lukas Farms LLC EA Update  Page 5 
Alder Environmental, LLC  November 10, 2021 

 
Table 2. Habitat Types Protected by the NRO and Presence within 0.5 Miles of the Property. 

HABITAT TYPE PRESENCE IN THE PROPERTY 
PRESENCE WITHIN ½ MI 

OF PROPERTY 

Moose Crucial Winter Habitat  Possible Possible 

Elk Migration Corridors No No 

Elk Crucial Winter Range  Possible Yes 

Mule Deer Migration Corridors  No No 

Mule Deer Crucial Winter Range Yes Yes 

Trumpeter Swan Nesting Habitat  No Possible 

Trumpeter Swan Winter Habitat  Possible Yes 

Snake River Cutthroat Trout Spawning Areas Yes Yes 

Bald Eagle Nesting Habitat  No No 

Bald Eagle Crucial Winter Habitat  Yes Yes 

Moose – Crucial Winter Habitat  
The Property does not contain WGFD designated crucial moose winter range (WGFD, 2012). Moose 
rely on palustrine-shrub or forest habitats, cottonwood, cottonwood/spruce, or subalpine fir forest, 
and, less frequently, xeric and mesic sagebrush grasslands, and mixed shrub habitat. The scrub-shrub 
wetlands and cottonwood on the southeast edge of the Property could potentially be used by moose 
in the harder winter months. Additionally, the 2017 Teton County Focal Species Habitat Mapping 
Project identified a small area on the Property on the slope of East Gros Ventre Butte as suitable 
winter habitat for moose. However, the area’s close proximity to residential and commercial 
development and downtown Jackson might render winter use less hospitable. 

Mule Deer – Crucial Winter Range & Migration Corridors 
The Town of Jackson LDRs identify East Gros Ventre Butte as one of the five primary areas of mule 
deer crucial winter range which generally occurs at low elevations in shrub scrub-grassland habitat 
types (LDR Section 5.2.1.C.3, Mule Deer). WGFD designated crucial mule deer winter range is mapped 
just west of the Property (WGFD, 2012). However, the Property has the same habitat and 
connectivity to the mapped WGFD layer and therefore also contains crucial mule deer habitat. 
Additionally, the 2017 Teton County Focal Species Habitat Mapping Project indicates that suitable 
mule deer winter habitat exists on the Property (Alder 2017). Mule deer winter range is 
characterized by south-facing sagebrush or mesic shrub slopes (Riginos et al. 2013). The southeast-
facing slopes of the Property, dominated by mesic shrub and grasslands, provide ideal habitat. The 
Property is also designated as spring/summer/fall habitat for mule deer by WGFD and extensive signs 
of mule deer including scat were observed during the August 2021 site visit. WGFD mule deer 
migration corridors do not exist on the Property or within 0.5 miles.  

Elk Winter Range & Migration Corridors 
There are no WGFD designated elk crucial winter ranges or migration routes mapped on the 
Property; however, elk crucial winter range is mapped 0.4 miles northeast of the Property near HWY 
89/191 and within the Elk Refuge. The 2017 Teton County Focal Species Habitat Mapping Project 
indicates that the Property may serve as suitable winter habitat for elk (Alder 2017). Elk generally use 
grassland and shrub habitats with interspersed forests during the winter months (Boyce et al. 2003). 
Elk crucial spring/summer/fall habitat is mapped to east of the Property. 

Trumpeter Swan – Crucial Winter Habitat & Nesting Habitat 
Winter Trumpeter Swan surveys conducted by Wyoming Game and Fish Department (WGFD) in 
2013, 2015, and 2018 do not document Trumpeter Swans within 0.5 mile of the Property (Figure 3) 
(data provided to Alder by S. Patla, WGFD). Northeast of the Property, Flat Creek widens into Elk Park 
Pond which provides suitable winter habitat for Trumpeter Swans. WGFD data has recorded 
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extensive winter swan activity within 0.6 miles of the Property and swan nests withing 0.9 miles of 
the Property. Trumpeter swans generally require watercourse channels wider than 50 feet, banks 
with little shrub or tree cover, and gradual slopes for winter habitat. Additionally, aquatic beds with 
unconsolidated bottoms, soft substrates, and depths of less than 4.3 feet provide ideal winter 
habitat. The narrow and faster moving waters of Flat Creek flowing through the Property indicate 
that there is not suitable Trumpeter Swan winter habitat on the Property. 

Snake River Cutthroat Trout – Spawning Habitat  
Flat Creek has Snake River Cutthroat Trout spawning habitat and is designated by WGFD. The 2017 
Teton County Focal Species Habitat Mapping Project also identifies Fish Creek as providing suitable 
spawning habitat. Cutthroat trout generally spawn in cold, well oxygenated streams with gravel 
bottoms.  

Bald Eagle – Crucial Winter Habitat & Nesting Habitat 
No Bald Eagle nests have been documented within 0.5 miles of the Property. WGFD identifies crucial 
Bald Eagle winter habitat within the southern part of the Property. The Property contains crucial 
mule deer winter habitat, which provides Bald Eagle with carrion during winter months. Therefore, 
the Property contains Bald Eagle crucial winter habitat (LDR Section 5.2.1.C.7, Bald Eagle).  

THREATENED AND ENDANGERED SPECIES 
Of the current list of federally threatened and endangered species for Teton County, WY (Table 3) 
(USFWS, 2021), none are expected to nest or breed on the Property. 
 
Table 3. Threatened and Endangered Species of Teton County, WY in Jackson Hole Valley (USFWS, 2021) 

SPECIES STATUS 
PRESENT ON PROPERTY 

Birds   

Yellow-Billed Cuckoo (Coccyzus americanus) Threatened No 

Insects   

Monarch Butterfly (Danaus plexippus) Candidate Possible 

Fish   

None  No 

Mammals   

Canada Lynx (Lynx Canadensis) Threatened  No 

Grizzly Bear (Ursus arctos horribilis) Threatened  Possible 

Plants   

Whitebark pine (Pinus albicaulis) Proposed Threatened  No 

The Yellow-billed Cuckoo range in Wyoming is within woody, riparian areas with dense understory 
vegetation (Bennett and Keinath 2003). It is not expected to occur on the Property due to a lack of 
riparian areas with dense understory habitat; however, rare incidental use by Yellow-billed Cuckoos is 
possible.  

Canada lynx are known to use subalpine coniferous forests with extensive horizontal cover that also 
support snowshoe hare populations (Squires et al. 2010). This species is unlikely to occur on the 
Property.  

Protections for grizzly bears within the Greater Yellowstone Ecosystems were recently restored in 
September 2018. The distribution of grizzly bears within the Greater Yellowstone Ecosystem has 
expanded throughout Teton County in recent years (Bjornlie and Haroldson 2018) but the Property’s 
proximity to downtown development implicates that use by grizzly bears is possible, moreover, 
meaningful habitat is not present and wildlife managers do not encourage grizzly bear use in residential 
areas.  
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Whitebark pine was not observed in the Study Area during the 2021 site inventory and is not expected 
to grow on lower elevation slopes. 

Monarch butterflies visit the Rocky Mountains during the summer months on their migration to 
overwintering sites, like Mexico and California. Monarchs depend on diverse nectar sources including 
species found in mesic shrub and mesic grasslands: Sulphur-flower buckwheat (Eriogonum umbellatum), 
Canada goldenrod (Solidago canadensis) and Rubber rabbitbrush (Ericameria nauseosa) (Fallon et al. 
2016). 
 

DEVELOPMENT IMPACT ASSESSMENT 

DESCRIPTION OF PROPOSED DEVELOPMENT 
The landowner is proposing to adjust the boundaries of the two parcels on the Property, specifically, to 
cut 3.4 acres from the southeast side of Parcel D and add this area to Parcel C. The result would be a 
4.19 acre Parcel C consisting of the existing development by Flat Creek and the adjacent slope of East 
Gros Ventre Butte. Parcel D would decrease to 8.70 acres with no existing structures, composed 
primarily of mesic shrub and grassland slopes with the southeastern corner intersecting Flat Creek 
(Appendix A – Figure 4). The landowner is also proposing a 1.15-acre building envelope in the northeast 
corner of Parcel D for future residential development with access from Saddle Butte Road.  

PROTECTED RESOURCES & HABITAT SETBACKS/BUFFERS 
The proposed building envelope is located over 300 feet from wetlands, well outside of the 30 ft 
wetland setback and 25 ft stream setback for northern Flat Creek.  

HABITAT IMPACT ASSESSMENT 
The proposed building envelope and driveway are in crucial mule deer winter habitat even though not 
designated by WGFD. Within their crucial winter habitat, mule deer depend heavily on mesic sagebrush-
grasslands and mixed shrub types (Town of Jackson 2018). East Gros Ventre Butte provides crucial 
winter habitat for mule deer with south facing slopes dominated by sagebrush (Artemisia tridentata) 
and bitterbrush (Purshia tridentata) (Alder 2017). The proposed building envelope will occur in tall 
shrub, mesic shrub, and mesic grassland. 

The proposed building enevelope consists of valuable habitat particularly for wintering mule deer 
including mesic shrub and tall shrub. However, this location is most suitable due to lower slope angles 
and proximity to Saddle Butte Drive which allows for the most direct access to potential development 
(Appendix A – Figure 5). Existing activity on Saddle Butte Drive may already impact this area of the 
Property, rendering it less ideal for wildlife. Most of the Property consists of slopes greater than 30%, 
and development is prohibited on slopes greater than 25% according to Town of Jackson LDRs 5.4.1. 
Steep Slopes. Therefore, the building envelope is the only area where topography allows for 
development. Furthermore, locating the building envelope in lower quality habitat would require 
traversing a driveway through valuable habitat which would likely be more detrimental to wildlife than 
the proposed location.  

Potential future development in the proposed building envelope will impact tall shrub and mesic shrub 
requiring mitigation at 2 acres of mitigation to 1 acre of impacts requirement according to Town of 
Jackson LDRs 5.2.E.2. Habitat Enhancement.  

A summary of the potential habitat impacts is provided in Table 4.  
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Table 4. Assessment of the proposed development impacts to wildlife habitat and protected resources. 

HABITAT IMPACTS 
DEVELOPMENT 

IMPACTS 
DESCRIPTION OF AREA 

PROTECTED 

HABITAT 

IMPACTED 

Areas rendered unusable by 
proposed development for 
protected species 

Yes 

The building envelope and 
driveway are located in mesic 
shrub, tall shrub, and mesic 
grassland habitat (Appendix A – 
Figure 4). 

Crucial winter 
Bald Eagle 
Habitat, Crucial 
Winter Mule Deer 
Range 

Areas impacted, degraded, or 
fragmented to the extent they 
no longer support long-term 
use by protected species 

Partial 

Development will degrade 
protected species habitat, but 
locating the building envelope near 
the existing road will minimize 
fragmentation. 

Crucial Mule Deer 
Winter Range, 
Crucial Winter 
Bald Eagle Habitat 

Areas unaffected by proposed 
development where the 
quality of wildlife habitat is 
maintained 

Yes 
Tall shrub, mesic shrub, and mesic 
grassland are located outside of the 
building envelope. 

Crucial Mule Deer 
Winter Range, 
Crucial Winter 
Bald Eagle Habitat 

Areas enhanced as wildlife 
habitat relative to current 
conditions 

Yes 

Habitat enhancement areas will be 
determined later based on the 2:1 
mitigation requirement for impacts 
to higher ranking habitats as a 
result of the proposed impacts. 
Offsite mitigation will be required. 

Crucial Mule Deer 
Winter Range, 
Crucial Winter 
Bald Eagle Habitat 

Areas where development 
poses a threat to the water 
quality of protected 
waterbodies and wetlands 

No 

None. The building envelope is far 
from wetlands and waterbodies 
with vegetation buffers to prevent 
stormwater runoff. 

 N/A 

Locations where protected 
species may be displaced to by 
proposed development and 
the new location’s habitat 
suitability for survival of 
affected species 

Yes 
Mule deer will be displaced from 
direct and permanent development 
footprints. 

Crucial Mule Deer 
Winter Range 

 
PROJECT VICINITY IMPACT STATEMENT 
To the north of the Property are rural-residential properties part of the subdivision, Saddle Butte 
Heights. To the west are vacant properties owned by the town of Jackson and the State of Wyoming. To 
the east and south are rural residential, commercial residential, and high-density neighborhood 
properties within the Town of Jackson. The National Elk Refuge is just over a half mile away from the 
Property to the northeast. The proximity to public and protected lands and low density lots provides 
wildlife movement corridors through and around the Property; however, the nearness of downtown 
Jackson negatively affects wildlife species. Daily and seasonal movements of wildlife may be impacted 
within the Property due to the proposed activities; however, the permeability of the landscape to 
wildlife will remain similar given that the southern portion of the Property will be left undeveloped with 
valuable habitat. 

HUMAN USE RECOMMENDATIONS 
The following recommendations would assist with improving the quality of habitat available on the 
Property for general vegetative health and for use by wildlife once development has occurred.  

Lighting – Bright lights will detrimentally affect wildlife movement and hinder avian species navigation 
abilities (Section 5.3.1 Exterior Lighting Standards). Motion sensor lights should be discouraged and 
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when not needed (e.g. the residence is unoccupied), lights should remain off for the benefit of wildlife. 
Bare light bulbs should be shielded from direct view when they can be seen from 5 feet above the 
ground and light fixtures shall be arrange to shine at an angle less than 90 degrees.  

Wildlife Friendly Fencing – All future fences on the Property should be wildlife friendly with the 
exception of a vegetable garden, ornamental landscaping, or other small areas. No barbed wire fences 
were encountered; however, if present, these should be removed, and any new fences should be built in 
a wildlife friendly manner. Additionally, if a fence is installed or replaced it should follow the Wildlife 
Friendly Fencing Amendment (AMD2021-003, 11/2/2021) of the Town of Jackson Land Development 
Regulations, Section 5.1.2, Wildlife Friendly Fencing.  

HABITAT ENHANCEMENT PLAN 
The higher habitat value areas permanently impacted by development and rendered unusable to 
wildlife require mitigation in the form of habitat enhancements. Potential permanent impacts to higher 
value vegetative cover types include tall shrub and mesic shrub and will require mitigation by the Town 
of Jackson Planning Department at a 2:1 spatial ratio (mitigation to impact) per the Town of Jackson 
Land Development Regulations (Section 5.2.1.E, Impacting the NRO). Potential impacts are summarized 
in Table 5. 
 
Table 5. Potential impacts to vegetative cover types and required mitigation  

COVER TYPE  
(ORDINAL RANKING) 

BUILDING ENVELOPE (AC) DRIVEWAY (AC) TOTAL REQUIRED MITIGATION (AC) 

Tall Shrub (8) 0.05 0.11 0.16 0.32 

Mesic Shrub (5) 0.60 0.03 0.63 1.26 

Mesic Grassland (3) 0.01 0.01 0.02 NA 

Disturbed (1)  0.02 0.02 NA 

TOTAL 0.66 0.17 0.83 1.58 

The potential required mitigation due to the driveway and building envelope (as depicted in Figure 4) is 
1.58 acres. Alder determined that on site mitigation is not possible and offsite mitigation will be 
required if all these impacts are realized. It is unlikely that the entire building envelope will be impacted 
and the final determination of on-site or off-site mitigation will be made during the final Habitat 
Enhancement Plan submittal. 

A final Habitat Enhancement Plan that provides specifications on plantings, establishment and 
monitoring will be submitted with future development permit applications. A surety estimate will 
accompany the final Habitat Enhancement Plan. 
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APPENDIX A: FIGURES 

Figure 1. Location 

Figure 2. Vegetative Cover 

Figure 3. Protected Wildlife Resources 

Figure 4. Proposed Activities 

Figure 5. Slopes, Setbacks & Building Envelope 
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LUKAS FARMS LLC EA UPDATE PHOTOGRAPHS 

 
Photo 1. Tall shrub and mesic shrub in the northern portion of the property, looking southwest. 

 
Photo 2. Mesic shrub in the foreground, tall shrub in the background, near the center of the Property, 
looking north. 
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Photo 3. Mesic grassland near the center of the Property, looking north. 

 
Photo 4. Looking west at juniper in the southwest portion of the Property. 
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Photo 5. Looking south along the passive path to the yoga platform with mesic shrub in the foreground 
and the boundary of Parcel D and C in the background 

 
Photo 6. Looking west, yoga platform surrounded by mesic shrub and talk shrub on the northern side of 
the Property 
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Photo 7. Looking east from outside the Property towards the proposed building envelope (marked with 
stakes). 

 
Photo 8. From the northern edge of the Property looking south into the building envelope (marked with 
stakes). 
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Photo 9. Near the top of the building envelope (marked with stakes), looking northwest towards the 
proposed driveway access point on Saddle Butte Drive. 

 
Photo 10. Looking south from Saddle Butte drive with proposed driveway access in foreground and the 
proposed building envelope in the background.  
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Photo 11. Looking southeast at tall shrub surrounding the yoga platform on the southern portion of the 
Property.  

 
Photo 12. Looking east at mesic grassland in the foreground and the boundary of Parcel D and C in the 
background with the development, landscaping, wetlands, cottonwoods, and surface water below. 
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Photo 13. Looking south at the boundary of Parcel D and C, towards gardens and landscaping. 

 
Photo 14. Gardens and shed/studio, looking southwest. 
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Photo 15. Lawns and greenhouse looking south towards the southern boundary of the Property. 

 
Photo 16. Looking southeast at lawns and landscaping in the foreground and scrub-shrub wetlands in 
the background, on the southeast end of the Property. 
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