
 
TOWN OF JACKSON 

PLANNING & BUILDING DEPARTMENT 
 

TRANSMITTAL MEMO 
 

Town of Jackson 
Public Works/Engineering  
Building  
Title Company  
Town Attorney 
Police   

Joint Town/County  
Parks and Recreation 
Pathways 
Housing Department 

Teton County 
Planning Division 

 
Engineer 
Surveyor- Nelson 
Assessor 
Clerk and Recorder 
Road and Levee 

State of Wyoming 
Teton Conservation  
WYDOT 
TC School District #1 
Game and Fish  
DEQ 

Federal Agencies 
Army Corp of Engineers 

Utility Providers  
Qwest 
Lower Valley Energy 
Bresnan Communications 

Special Districts 
START 
Jackson Hole Fire/EMS 
Irrigation Company 

  

                
 
Date:  May 12, 2025 
 
Item #:  P25-080 

 
REQUESTS: 

 
The applicant is submitting a request for a Pre-Application 
Conference for a for a new 37,323 SF mixed use retail and 
condominium development at 145 W Pearl St., legally known as Lot 
11 & 12, BLK 2, Wort-1. 
 
PIDN: 22-41-16-33-1-02-008 & 007 
 
 
For questions, please call Andrew Bowen at 307-733-0440 x1306, 
or email abowen@jacksonwy.gov. Thank you.  
 
 
 

 
Planner: Andrew Bowen  
 
Phone:  733-0440 ext. 1306 
 
Email: abowen@jacksonwy.gov 
Owner: 
Jeff Neishabouri 
150 E Broadway Ave 
Jackson, WY 83001 
 
Applicant: 
Melissa Bigger 
Axis Architects 
927 S State Street 
Salt Lake City, UT 84111 
 

 
RESPONSE: by June 2, 2025 with Comments. 

For Departments not using SmartGov, please send responses via email to planning@jacksonwy.gov 

mailto:abowen@jacksonwy.gov
mailto:planning@jacksonwy.gov


PRE-APPLICATION CONFERENCE REQUEST (PAP) 
Planning & Building Department 

150 E Pearl Ave. 
P.O. Box 1687 

Jackson, WY  83001 

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

For Office Use Only 
Fees Paid 

Application # 

APPLICABILITY. This application should be used when applying for a Pre-application Conference. The purpose of the pre-
application conference is to identify the standards and procedures of these LDRs that would apply to a potential application prior 
to preparation of the final proposal and to identify the submittal requirements for the application.  

For additional information go to www.townofjackson.com/204/Pre-Application

PIDN: 

Phone: 

ZIP: 

Phone: 

ZIP: 

PROJECT. 

Name/Description: 

Physical Address: 

Lot, Subdivision: 

PROPERTY OWNER. 

Name: 

Mailing Address: 

E-mail:

APPLICANT/AGENT. 

Name, Agency: 

Mailing Address: 

E-mail:

PAP Request 1 of 3 Effective 06/01/2019 

Time & Date Received

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

DESIGNATED PRIMARY CONTACT.

Property Owner Applicant/Agent

http://www.townofjackson.com/


ENVIRONMENTAL PROFESSIONAL. For EA pre-application conferences, a qualified environmental consultant is required to attend 
the pre-application conference. Please see Subsection 8.2.2.C, Professional Preparation, of the Land Development Regulations, for 
more information on this requirement.  Please provide contact information for the Environmental Consultant if different from 
Agent. 

Name, Agency: Phone: 

Mailing Address: ZIP: 

E-mail:

TYPES OF PRE-APPLICATION NEEDED.  Check all that apply; see Section 8.1.2 of the LDRs for a description of review process 
types. 

Physical Development Permit 
Use Permit 
Development Option or Subdivision Permit 
Interpretations of the LDRs 
Amendments to the LDRs 
Relief from the LDRs 
 Environmental Analysis 

This pre-application conference is: 
Required 
Optional 
For an Environmental Analysis 
For grading 

SUBMITTAL REQUIREMENTS. Please ensure all submittal requirements are included. The Planning Department will not hold 
or process incomplete applications.  Provide one electronic copy (via email to planning@jacksonwy.gov) of the submittal 
packet.  

Have you attached the following? 
Application Fee.  Go to www.townofjackson.com/204/Pre-Application.com 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.   

Narrative Project Description.  Please attach a short narrative description of the project that addresses:  
Existing property conditions (buildings, uses, natural resources, etc) 
Character and magnitude of proposed physical development or use 
Intended development options or subdivision proposal (if applicable) 
Proposed amendments to the LDRs (if applicable) 

Conceptual Site Plan.  For pre-application conferences for physical development, use or development option permits, a 
conceptual site plan is required. For pre-application conferences for interpretations of the LDRs, amendments to the 
LDRs, or relief from the LDRs, a site plan may or may not be necessary. Contact the Planning Department for assistance. If 
required, please attach a conceptual site plan that depicts:  

Property boundaries 
Existing and proposed physical development and the location of any uses not requiring physical 
development 
Proposed parcel or lot lines (if applicable) 
Locations of any natural resources, access, utilities, etc that may be discussed during the pre-application 
conference 

Grading Information (REQUIRED ONLY FOR GRADING PRE-APPS).  Please include a site survey with topography at 2-foot 
contour intervals and indicate any areas with slopes greater than 25% (or 30% if in the NC Zoning District), as well as 
proposed finished grade. If any areas of steep slopes are man-made, please identify these areas on the site plan.    
Other Pertinent Information.  Attach any additional information that may help Staff in preparing for the pre-app or 
identifying possible key issues. 

PAP Request 2 of 3 Effective 06/01/2019 



Under penalty of perjury, I hereby certify that I have read this application 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 Owner or Authorized Applicant/Agent Date 

Name Printed Title 

PAP Request 3 of 3 Effective 06/01/2019 



927 State  St. - Salt Lake City - UT 84111    T: 801-355-3003    AxisArchitects.com 

Narrative / Project Description 
April 22, 2025 
 
Project: West Pearl Avenue Condominiums 
Axis project number: 2501 
 
Existing property conditions:  
 
The proposed new project incorporates two existing lots at the corner of West Pearl Avenue and South Glenwood Street.   
145 West Pearl Avenue / Lot 11 / Block 2 / 1st Wort Addition: Property owner: Running Deer, LLC.  
65 South Glenwood Street / Lot 12 / Block 2 / 1st Wort Addition: Property owner: JN ONE, LLC.  
 
The proposed development will require the consolidation of these two lots into a single property.  In total the area of the two lots 
will be 15,000 SF / .35 Acres and will be 100’ in the East / West direction and 150’ in the North / South direction.  
 
Currently there are several existing structures with at grade parking on the combined site with several business in operation.   
Paradigm Interior Design 
Pearl Street Salon & Spa 
Pearl Street Bagels  
Shari Brownfield Fine Art.  
 
The neighboring property to the West, 155 West Pearl Avenue, is comprised of Lots 9 & 10 / Block 2 / Wort Addition and is owned 
by One Hundred Seven, LLC., referred often to as the Stark Property.  
 
The site is zoned by the Town of Jackson as DC-2, which limits construction to three-story max. with 42’ allowable flat roof max. 
height, or 46’ sloped roof max. height.  
 
The property is bounded to the North by a shared alleyway, where an existing power pole services both the proposed site as well 
as the Stark Property.  
 
 
Character and magnitude of proposed physical development or use: 
 
The new building is designed as a three-story building with the third floor including a mezzanine, and one floor of underground 
structured parking.  The design will incorporate a flat roof and be limited to the allowable 42’ max. height.   
 
The new building will include two retail spaces at ground level with direct public access.  A small entrance lobby will be provided for 
condominium owners with private entrance.  Access to the below grade parking structure is designed to be accessed directly from 
the alley to the North.  
 
The remainder of the building will be dedicated to 21 condominium units of varying sizes.  
 
Ground Floor:  (3)   Short-term Rentals (each less than 1500 SF)  
 
Second Floor:  (8)   Short-term Rentals (each less than 1500 SF) 

(1) Deed-restricted Employee Housing Unit 
 

Third Floor:   (2) Short-term Rentals (each less than 1500 SF) 
(2) Long-term Rentals (each with Mezzanine)  
(5)    Restricted Housing Units (each with Mezzanine)   

  
The design is intended to feel “Mountain Modern” and blend into the existing context of downtown Jackson.  The exterior will be 
composed of a material mix of natural stone, two color types of wood siding and a black metal panel system.  Windows and doors 
will be black aluminum.  Railings and other details will be painted black.  
 
Total project area above grade: 37,323 SF.  Total parking level below grade area: 14,214 SF.  
 
 
Intended development option or subdivision proposal (if applicable):  
Not Applicable 
 
 
Proposed amendments to the LDR’s (if applicable):  
None 
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PARCEL #:
ZONING DISTRICT: ZONE: DOWNTOWN CORE-2 (DC-2)

OVERLAY DISTRICT: NA
MAX. HEIGHT: 42'
MAXIMUM STREET FAÇADE WIDTH:             200’
MAXIMUM COMBINED STREET FAÇADE (CORNER 
LOT):             300’

SETBACKS:
               PRIMARY STREET: 0-5’
               SECONDARY STREET:         0-5’
               SIDE INTERIOR:                    0-5’
               REAR:                                    0-5’
               PARKING (STRUCTURED):    0’

STORIES (MAX):                  3
BUILDING SETBACK:
               3RD STORY:           20’
MAXIMUM BUILDING SIZE: 40,000 SF 

BICYCLE PARKING:
VISITOR: 3

REQUIRED: 3
PROVIDED: 3

SECURED:
REQUIRED: 32
PROVIDED: 33

VEHICLE PARKING

RETAIL:
                              REQUIRED: 2.25/1000 SF 5.2
STALLS

              RESIDENTIAL:
                               REQUIRED:
                    STUDIO/1 BEDROOM (1/DU) 4 
STALLS
                    2 BED (1.5/DU) 25.5 STALLS

TOTAL REQUIRED: 34.7 STALLS
PROVIDED: 33 STALLS

1 ADA VAN PARKING
1 ADA PARKING
8 PARALLEL PARKING
23 PARKING GARAGE

ZONING INFODEFERRED SUBMITTALS

1. FIRE PROTECTION SYSTEMS

1. PROVIDE MOCK UP FOR WEATHER BARRIER AND WATERPROOFING. SEE DETAIL 
14/A905

2. PROVIDE MOCK UP OF ELECTRICAL OUTLET IN DEMISING AND CORRIDOR WALLS.

ALTERNATIVES

ALT #1 
BASE BID: REPLACE SLIDING VINYL DOORS WITH FIBERGLASS SWING DOORS WITH 
SIDELITES TO MATCH OVERALL DIMENSIONS. 

DOOR TYPE - SEE SHEET A801
X @ PODIUM AND BALCONIES
Z @ PODIUM LEVEL

ALTERNATE: VINYL SLIDING DOORS AS SHOWN IN DRAWINGS. 
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No. Date Description

PARKING STALL CALCULATIONS

PARKING STALLS PROVIDED: 

33 STRUCTURAL STALLS ON TWO LEVELS OF PARKING*

INCLUDING 8 ON STREET STALLS (PERMITTED TO COUNT 
TOWARD PARKING REQUIREMENT)
INCLUDING 1 ADA VAN PARKING
INCLUDING 1 ADA PARKING 

BIKE PARKING 

REQUIRED:
RESIDENTIAL : (.75)/ BEDROOM

BIKE RACK REQUIRED: (7+13+16+6)* 0.75 = 31.5, 32

25% SHORT TERM, 25%* 32= 8
75 % LONG TERM,  75% *32= 24

RETAIL: 1 STALL/1000 SF
(1433 SF+889 SF) / 1000 SF = 2.32, 3
70% SHORT TERM , 2
30 % LONG TERM, 1

PROVIDED:
36 IN TOTAL
30 IN THE GARAGE LEVEL

  6 IN THE GROUND LEVEL
*1 ACCESSIBLE BIKE PARKING TO BE PROVIDED*

*SEE ZONING INFO ON SHEET GI 102 FOR ADA, EV, AND NUMBER OF 
STALLS PER LEVEL OF GARAGE 

KEYNOTES
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No. Date Description

1/8" = 1'-0"

BUILDING ELEVATION - NORTH -

OPTION 23

1/8" = 1'-0"

BUILDING ELEVATION - SOUTH -

OPTION 24
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1/8" = 1'-0"

BUILDING ELEVATION - EAST -

OPTION 21

1/8" = 1'-0"

BUILDING ELEVATION - WEST -

OPTION 22



Jeff Neishabouri, Owner

Running Deer, LLC

Owner
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