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June 26, 2018

Mr. Tyler Sinclair

Town of Jackson Planning Dept.
P.O. Box 1687

150 E. Pearl Avenue.

Jackson, WY 83001

-Hand Delivered-
RE: Hidden Hollow PUD - Development Plan Phase 2
Dear Tyler,
Enclosed you will find the necessary materials for a Development Plan (DEV) we are submitting on
behalf of Hansen & Hansen, LLP. The property is located at 301 Hidden Hollow Drive, Jackson, WY, and
described as the 10 acre parcel formerly owned by the United States Forest Service, now owned by the
applicant Hansen & Hansen LLP. Included with this submittal you will find the following:

e Development Plan Binder

e One check for $2,500 (Development Plan)

e One check for $500 (Minor Amendment)
Sincerely,
JORGENSEN ASSOCIATES, P.C.

PosET

Brendan Schulte
Senior Planner

Jackson, WY - Pinedale, WY - Driggs, ID
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PO Box 9550 - 1315 HWY 89 S., Suite 201
Jackson, WY 83002
PH: 307.733.5150

s About People, Trust and Know How | www.jorgeng.com

Executive Summary — How to Read the Binder
This binder supplies all of the technical information for a large and complicated development. For a
more abbreviated review — use the following index:
e Section 1 and 2 — Project Narrative and Engineers Report

e Section 3 — Response to Previous Conditions of Approval and Physical Development
Requirements

e Section 4 — Phasing and Architecture
e Section 5 — Civil, Landscaping, and Lighting
e Section 6 — Supporting Information

e Section 7 — Application Materials

Jackson, WY - Pinedale, WY - Driggs, ID



Phase 2 Development Plan
For
Hidden Hollow

Applicant:

Hansen & Hansen, LLP
P.0.BOX 50106
Idaho Falls, ID 83405

Town of Jackson
Submittal Date: June 26, 2018
Project No. 16016.10

Prepared by:

Jorgensen Associates, P.C.

Engineers, Land Surveyors, & Planners
1315 Highway 89 South, Suites 201 & 203 83001
P.O. Box 9550 - Jackson, WY 83002
307.733.5150
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SECTION 1 — PROJECT BACKGROUND AND OVERVIEW

A. PROJECT BACKGROUND

Hidden Hollow Planned Unit Development (Hidden Hollow PUD) is 10 acre a workforce
housing project located at 310 Hidden Hollow Drive, in the heart of the Town of Jackson,
Wyoming (TolJ). The project is currently under construction by Hansen and Hansen, LLP
(Applicant), owned by brothers Kirk and Jim Hansen. The Applicant also owns Conrad &
Bischoff, Inc., a local and regional fuel supplier with offices in Jackson, WY, Idaho Falls, ID and
Nampa, ID. The Applicant has a track record of creating successful commercial and residential
development projects across Idaho and now, Jackson, Wyoming. The Sketch plan (SP) P16-
079, and Planned Unit Development (PUD) P16-080 were approved for this project on
December 5, 2016 and the various challenges that have arisen at this site have been met by
the collaborative effort of the Design Team, ToJ Staff and Town Council. Subsequent to the
Sketch Plan approval, Hidden Hollow proceeded to obtain the following approvals:

e Phase 1A Development Plan (P17-036) — Approved on May 15, 2017

e Grading and Erosion Control Permit 1A (B17-0378) - Approved on August 7, 2017

e Phase 1B Development Plan (P17-093) - Approved on July 17, 2017

e Phase 1B Grading and Erosion Control Permit (B17-0378) - Approved on August 7,
2017

e Phase 1B Building Permit — (B17-0622) Approved on May 9, 2018

e Grading and Erosion Control Permit (B18-0218) — In progress

e Hidden Hollow First Addition to the Town of Jackson (P18-072) - Approved on June 18,
2018.

This Development Plan application outlines Phase 2 of the Hidden Hollow PUD, which details
the construction of 12 townhomes and 2 multifamily buildings containing 83 total units, and
all remaining grading, landscaping, and lighting.

B. OWNER & PROJECT TEAM INFORMATION

PROPERTY OWNERS & APPLICANTS:
Hansen and Hansen, LLP

P.0.BOX 50106

Idaho Falls, ID 83405

OWNER'’S REPRESENTATIVE
Zane Powell
zane@cbfuels.com
208-419-5886



ARCHITECURE

CTA ARCHITECTS ENGINEERS
1110 Maple Way

Jackson, WY 83001
307-733-9955

Robertson Associates
P.O. Box 678

Rigby, Idaho 83442
208-589-9967

ENGINEERING & LAND PLANNING

Jorgensen Associates, P.C.

1315 Highway 89 South, Suites 201 & 203; 83001
P.0O. Box 9550 Jackson, Wyoming 83002
307-733-5150

LAND PLANNING & LANDSCAPE ARCHITECT:
Herschberger Design

560 S. Glenwood St.

P.O. Box 1648

Jackson, Wyoming 83001

307-739-1001

ELECTRICAL ENGINEERING
Bradley Engineering, Chartered
645 West 25th Street

Idaho Falls, Idaho 83402-4569
208-523-2862

C. DEVELOPMENT PROPOSAL

After the approval of previous Development Plans 1A and 1B, the applicant proposes that this
Development Plan be approved for Phase 2 of the Hidden Hollow PUD. Phase 2 proposes to be the
final phase of development that includes the construction of workforce and affordable housing
included in Hidden Hollow. This includes the final the remainder of the Multi-family buildings and
all the remaining 12 Townhomes as proposed in the Sketch Plan approved on December 5™, 2016.



During construction of Phase 1A, the project team has been preparing the site. This preparation
has included all constructing road ways, utilities, site grading, etc., and prepping for vertical
construction. Phase 1B has been approved for a Development Plan(P17-093) and Building Permit
(#17-0622). This allowed the applicant to proceed with the 1% floor (garage structure) on all
multifamily buildings in order to facilitate the complicated grading and utility installation between
all multifamily buildings. Building all of garage structures at this phase will help to contain the
large amount of structural fill required to construct the area central to all of the Multi-family
buildings. Work on the garage structure is nearing completion for Building 4/5 and has begun for
Building 2/3. The garage structure for Building 1 will proceed this fall. Ingress and Egress from the
Multi-Family area can then be constructed along with the parking lot central to the area. Both are
essential to facilitate construction and will be needed to access the buildings during construction.

Multi-family Buildings

As the architectural design for the previously approved building 4/5 progressed from
Development Plan 1B to Building Permit #17-0622, the original two building concept on one
parking structure morphed into one single building on one parking structure. Thus, the
designation of building 4/5 (formerly buildings 4 & 5). For this Phase 2 development plan we will
be discussing Building 2/3 and Building 1.

The first level of Building 2/3 remains as the garage structure. The second and third levels are
connected throughout the entire floor. Central gathering spaces and lobbies are designed
between the two buildings to encourage spontaneous interactions and provide areas for
neighbors to congregate. Because of the design evolution there was room to incorporate three
additional units into Building 2/3 to match the density in Building 4/5 while the floor area will still
comply with the total Floor Area allowed (283,140 sf) by the PUD Master Plan. The fourth level is
not connected between the two original buildings and provides two separate unattached roof
structures and the appearance of two towers or buildings. Building 2/3 contains 55 units and has a
total floor area is 52,045 sf. This includes twelve (12) 3-Bedroom units at 1,166 sf each, thirty-one
(31) 2-Bedroom units at 979 sf each, and twelve (12) 1-Bedroom units at 642 sf each. Building 2 &
3 will also have fifty-nine (59) below grade parking spaces. The garage provides ingress and egress
on the south side of the structure. 59 below grade parking spaces and the remainder of which is
provided on the surface parking lot.

Building 1 remains as one smaller building built on a single parking structure, as originally
proposed in the Sketch Plan with 28 units and has a total floor area of 25,838 sf. This includes six
(6) 3-Bedroom units at 1,166 sf each, fourteen (14) 2-Bedroom apartments at 979 sf each, and
eight (8) 1-Bedroom apartments at 642 sf each. Building 1 will also have 30 below grade parking
spaces. The garage provides ingress and egress on the east side of the structure. It provides 30
parking spaces underneath the building and the remainder of the required parking will be
provided on the surface parking lot.



In all buildings, storage is provided in each unit, and also within the garage at each unit’s assigned
parking space where 27 sf of storage space is allocated in front of each parking space. Additional
storage areas are built into the common and corridor areas within the buildings and will be
assigned and administered by the HOA and/or leasing company.

Heating and cooling will be aided by a neighborhood wide Geothermal Heat Loop, which will
reduce the carbon footprint of the development. Each individual owner of the units within the
buildings will have a separate heat exchanger that is metered and allows the owners to control
their own thermal comfort. All common mechanical equipment will be located in the garage, or
mechanical rooms designed into the common area.

Townhomes

12 Townhome units (4-15) will be built in this phase and have a total floor area of 9,707 sf. They
consist of two-bedroom and three-bedroom units labeled A (1,795 sf), B (2,254), C (2,394 sf), and
D (1,524 sf). All townhomes are market units and have access to the neighborhood wide
Geothermal Heat Loop.

Materials of all buildings and townhomes will be made from earth toned hues and colors to fit the
character of the region. Steel, wood and stone comprise the suite of textures planned for the
structures that consider durability and lower long-term maintenance.

Phase 2 of Hidden Hollow is expected to begin shortly after building permit approval for Building
2/ 3. The architectural design for Multifamily Buildings and Townhomes are attached in Section 4.
Civil Engineering, landscape and lighting plans are included in Section 5.

Minor Amendments to the Master Plan and Housing Mitigation

In addition to the final submittal of the Development Plan for Phase 2, the applicant proposes two
minor amendments to the Hidden Hollow Planned Unit Development (HHPUD) Master Plan. They
consist of amending the Phasing Plan to include organizational changes and more specific
affordable housing mitigation requirements per unit type and amending the Occupancy Status
from ownership to rental while keeping the flexibility to go back to ownership should market
conditions dictate. This generates a need to update the housing mitigation plan to provide
flexibility for either option (rental or ownership).

The applicant proposes to amend the Phasing Plan for Hidden Hollow by combining all the
remaining original Phases 1c, 2, and 3 into a final Phase 2. The applicant is now 2 years into this
project and has become more integrated and aware of the community’s needs. Thus, the
intention of accelerating development is to simply get more units on the ground faster. What was
thought to be built over the course of 5-7 years, will now be shortened for 5 years or less.



The applicant also proposes to alter the Occupancy Status of multi-family residential units from
ownership to rental. This is another response to the community’s needs. The rental pool in Tol
has a low inventory and is often leased up with countless families being left out. The applicant will
use the Section 7.4.2.D.13 Apartment Building of the Town of Jackson land Development
Regulations (LDRs) that allows for a rental product to be exempt from housing mitigation if the
units are small and numerous enough, and if the applicant provides an annual report to the
Housing Department documenting average rents charged per unit type, average number of
tenants by unit type and percentage of tenants employed by Teton County. This regulation was
designed to generate more units and to target and accommodate the local workforce with
reasonable market rents. The applicant prefers to provide this solution over the original proposal
as it will have more impact to provide workforce housing in ToJ. While the originally approved
plan had more ownership income restricted units, it also had 66 units that would have been sold
to the highest bidder and would not be restricted from 2" homeowner customers. This change to
rental keeps all 138 Multifamily units available for rent by the local force. Nine (9) rental
apartment units will be income restricted and managed by the Housing Department to provide
mitigation for the Townhomes and Single-family lots.

These two minor amendments generate the need for some general clean up to the Master Plan to
ensure flexibility into the future should an additional change be realized. A copy of the redlines
Master Plan is included in Section 6.

D. FINDINGS FOR APPROVAL
1. Division 8.3.2.C Development Plan Findings for Approval

a. Is consistent with the desired future character for the site in the Jackson/Teton
County Comprehensive Plan. Complies.

The Hidden Hollow project is within the Comprehensive Plan District 3 — Town Residential
Core, Subarea 3.2 — Core Residential which is envisioned to contain a variety of residential
densities, residential types, and building sizes in order to maintain and meet our
Community’s Growth Management and Workforce Housing goals.

The Hidden Hollow project contains a total of 171 residential units, comprised of 13 single
family homes, 20 townhomes, and 138 multi-family condominium or rental units.

This mix represents a variety of residential types and building sizes on a single ten-acre
property and is consistent with the Community’s Growth Management goals. As a
previously developed property, it is not located in habitat, scenery and open space
(Principle 3.1). The project location, close proximity to services, including school,



commercial and recreational amenities, is a suitable location for a Complete Neighborhood
and is outside of naturally hazardous areas (Principle 3.2, 3.4 and 4.3). As a property that'’s
long been considered for residential density, the project represents predictable and
cooperative growth (Principle 3.3). The project also includes walkable connections within
the project and to the overall area in which the project is located (Principle 4.2).

Redevelopment, revitalization, and reinvestment within Subarea 3.2 are highly desirable,
and the future character of the Subarea will include increased density and larger buildings
than in East Jackson. The Subarea vision includes locating multifamily structures on larger
residential lots and along mixed-use corridors, allowing the density and intensity to be
greater than what is found in other areas, with the understanding that parking of these
multifamily structures should be minimized and screened as much as possible. The Hidden
Hollow project meets all of these criteria as it provides 171 residential units of varying
types on a ten-acre site that was previously underdeveloped by the Forest Service. The
design provides for parking predominantly located in subsurface garages. There are few, if
any, sites within Subarea 3.2 that achieve this vision more effectively.

b. Achieves the standards and objectives of the Natural Resource Overlay (NRO)
and Scenic Resources Overlay (SRO), if applicable. Not Applicable.

The Hidden Hollow property is not located within the Natural Resource overlay or the
Scenic Resource Overlay, and this finding is therefore not applicable.

c. Does not have significant impact on public facilities and services, including
transportation, potable water and wastewater facilities, parks, schools, police fire, and
EMS facilities. Complies.

The Hidden Hollow project will provide the required school and park exactions for any
subdivided units that are designed to ensure new developments contribute to impacts
they have on these services. Public utilities and project utility connections will be designed
to ensure the project does not overburden these services. The project is within town
limits and is currently served by police, fire and EMT services. The development will not
result in increased impacts on availability of these services. Development exactions will be
collected during final plat of any units created as part of the Hidden Hollow PUD.

Multi-modal transportation options are abundant and include several pedestrian and
bicycle connections in close proximity to local town commercial services, and within
walking distance are the Teton County Recreation Center (Rec Center), Elementary School,
and the opportunity for pathway connections. Finally, the Town Shuttle operated by START
flows in both East and West bound directions. It has four stops with 30-minute intervals all
within a one block walking distance to the Mercill and North Cache Intersection.



d. Complies with all relevant standards of these LDRs and other County Resolutions.
Complies.

According to the current Town of Jackson Land Use Regulations (LDRs), the purpose of a
development plan is to review a physical development or development option that is large
and complex enough to benefit from a public review at a sufficient level of detail to
determine compliance with these LDRs prior to preparation of final construction or plat
documents.

The ten-acre site provides flexibility in meeting the standards of the Master Plan and is
well above the minimum LSR requirement, and well below the maximum Lot Coverage
limitation. While there are some areas within the development that meet the minimum
setback limitations, the vast majority of the perimeter of the project is set back well
beyond this requirement and all individual buildings within the development are setback
from one another within the requirements of the LDRs. The Master Plan provides
flexibility to other standards and will be addressed herein.

The site plan was adjusted and revised during the Sketch Plan process to address the snow
storage needs, the parking concerns, the trail connections, the security of elementary
school property, the location of various housing types and the circulation within the
development.

e. Is in substantial conformance with all standards or conditions of any prior or
applicable permits or approvals. Not Applicable.

All components of this development application comply fully with the Sketch Plan and the
Planned Unit Development approval.

Pursuant to Section 1.5.B of the HHPUD Master Plan, minor amendments shall be
approved upon finding the application:

a. Itis consistent with the purposes and organization of the HHPUD. Complies. The
approval of the two minor amendments is consistent with the purpose and
organization of the HHPUD under the following rationale: Revising the Phasing re-
organizes the timing and sequencing of the project to allow the applicant to expedite
construction and occupancy of all remaining units to the benefit of the community;
and revising the Occupancy status (change of use to rental) requires an amendment to
the housing mitigation plan and maintains the vision and intent of the HHPUD
regarding the development of workforce and affordable housing options in close



proximity to the Town commercial services and public amenities. These changes were
anticipated as a possible scenario in the Master Plan and approval of these minor
amendments will considerably increase the availability of rental units of various types
for workforce housing in the Downtown Core. The minor amendments also help
maintain the flexibility of the Master Plan to convert occupancy to ownership or rental
should market conditions dictate.

It improves the consistency of the HHPUD Master Plan with other provisions of the
HHPUD or subsequent development approvals within the HHPUD. Complies. The
approval of the Phasing Plan amendment is consistent the approved development
plans for Phases 1a and 1b and will conclude the reminder of the development at
Hidden Hollow into one final phase (Phase 2). Additionally, the housing mitigation
listed in the phasing and the change of Occupancy status are now very clearly defined
per unit type to allow for flexibility in the future should any of the Multifamily buildings
go back to being a condominium use as directed market conditions.

It provides flexibility for landowners within standards defined within Master Plan
Section 1.2.C. Vision and Intent of the HHPUD Master Plan. Complies. The approval
of the two minor amendments is consistent with the Vision and Intent of the HHPUD
Master Plan. The clarity provided in the updated Phasing plan re-organizes the timing
and sequencing of the project to allow the applicant to expedite construction and
occupancy of all remaining units to the benefit of the community. The Occupancy
status being updated to current demands of the community for more rental housing
stock, “provides a variety of residential unit types that achieves housing opportunities
for a variety of residents while respecting neighboring land uses.

It is necessary to address changing conditions (e.g. market, sales or constructability),
public necessity, and/or state or federal legislation. Complies. The approval of the
Phasing Plan amendment is allowed by the Master Plan and is necessary for the
applicant to address the changing economic conditions of development and maintain
constructability of the subdivision and all the affordable housing opportunities within.
The approval of the Occupancy status change is necessary for the applicant to address
the changing market conditions in the ToJ which has seen several proposed rental
projects be stalled (Sagebrush) or eliminated from the potential rental housing stock
entirely (CARE Wyoming). The change from ownership to rental will benefit the
community by considerably increasing the supply of workforce rentals available in the
Downtown Core of the ToJ. Changing to all rental will make 66 additional units
available to the local workforce instead of selling them to 2" homeowners under the
ownership model.



e. It improves implementation of the Comprehensive Plan. Complies. These minor
amendments expedite the construction of a dense variety of residential unit types that
conforms to the future character Core Residential Zone of the Jackson/Teton County
Comprehensive Plan and considerably increase the availability of rental units of various
types for workforce housing in the Downtown Core which further helps to achieve
specific community goals that enhance the community’s implementation of the
Jackson/Teton County Comprehensive Plan.

f. Itis consistent with other adopted Town Ordinances. Complies. The approval of these
amendments is consistent with all Town Ordinances including the recently approved
Subsection 7.4.2.D.13 Apartment Building.

E. PROPOSED DEVELOPMENT PROGRAM

1. Development Summary/ Dimensional Limitations —HH PUD Master Plan dated 6/22/18
| 2.1.A. Structure Location and Mass

Landscape Lot Coverage Street Side Rear Height Floor
Surface/LSR | Area/Ratio Setback Setback Setback | (max) Area/FAR
{min} (max) (Min)** (Min)*=* (min)** (max)
Overall
PUD
123,623 8.1 164,831 5.1 283,140
Slf_srx
Area A *
Each 20 .40 25 g B 28 82/at
individual
lot
Area B *
15,000 5.1 28,000 sf. 12" from perimeter property line or 35 54 000 s 1
Area boundary
AreaC*
11,000 5.1 50,000 s.f. 12" from perimeter property line or 48 160,000s 1.
Area boundary
Area D *
100,000 s.1. 50,000 s.1. 5 from perimeter property line or 28' 15140 5.1
Area boundary

Exceptions: sireet/sidefrear yvard projections, including cornices, canopies, eaves, decks, porches, bay windows,
chimneys, patios, and similar architectural features may encroach into any setback not more than &°.

* Notwithstanding the specific physical development standards identified within each area, the limitations within each
Area is permitted to shift to another Area of the HHPUD as long as the limitations within the overall PUD are not
exceedead

**Setbacks within Areas B, C and D shall be the horizental distance, as measured from a physical development to an
HHPUD perimeter property line for side and rear setbacks and the horizontal distance, as measured from a physical
development to either 3 HHPUD perimeter property line or a road right-of-way, roadway or vehicular access
easement.

*=* The overall PUD Floor Area total is based on a total parcel area of 10 Acres at the time of PUD approval by Town
Council. The total Floor Area represents .65 FAR using 10 acres of site area.



2. Floor Area Calculations

Proposed Floor Area Calculations - Full Buildout
Area Floor Area (sf)
A. Single Family (13 lots) 53,965
B. Townhomes (20 units) 48,450
C. Multi family (138 Units) 166,641
D. Common Lot (0 units) 0
Total HHPUD* 269,056

*Maximum Allowed by Master Plan = 283,105

F. PHASING PLAN - See attached Phasing Plan Map (L.3) in Section 5

Phase 1:

Phase 2:

Subdivision and sale or development of 13 single-family units in Area A
0 Including provision for affordable housing ownership or rental units for
at least 7.80 persons to be constructed within building 4/5
Development of 8 townhome units in Area B
0 Including provision for affordable housing ownership or rental units for
at least 4.05 persons to be constructed within building 4/5
Development of 55 multi-family units in Building 4/5 within Area C
O If the 55 multifamily units in building 4/5 are developed as for sale,
condominium units, provision for affordable housing ownership units
for at least 16.95 persons will be constructed
O If the 55 multifamily units in building 4/5 are developed as for rent,
apartment units, compliance with Section 7.4.2.D.13 of the Town of
Jackson Land Development regulations shall apply to exempt the rental
apartment units from the affordable housing mitigation standards
Provision of at least 18 workforce housing units within building 4/5 in Area C
developed under Phase 1
Completion of all Mercill Avenue extension improvements
Completion of all road ways and parking areas necessary to serve the
development in Phase 1
Completion of all wetland mitigation
Completion of all landscape requirements for all Phase 1 development in Area B
and C
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Development of 12 townhome units in Area B

(0}

Including provision for affordable housing ownership or rental units for
at least 6.60 persons to be constructed within building 4/5

Development of 55 multi-family units in Building 4/5 and or 28 multifamily units
within Area C

(0}

If the 55 multifamily units in Building 2/3 and the 28 multifamily units in
building 1 are developed as for sale, condominium units, provision for
affordable housing ownership units for a total of at least 25.6 persons
will be constructed within building 4/5 and Building 2/3

= Building 2/3 = 17.05 persons mitigated

= Building 1 = 8.55 persons mitigated
If the 55 multifamily units in building 2/3 and/or the 28 multifamily units
in building 1 are developed as for rent, apartment units, compliance
with Section 7.4.2.D.13 of the Town of Jackson Land Development
regulations shall apply to exempt the rental apartment units within
building 4/5 from the affordable housing mitigation standards

Provision of at least 18 workforce housing units within Building 2/3 and 9
workforce housing units within Building 1

Completion of all landscape requirements for all Phase 2 development
Completion of all remaining landscape requirements in Area D

G. LANDSCAPING - A Landscape Plan is attached in Section 5.

H. ENVIRONMENTAL STANDARDS

1. Natural Resource Buffers (Wetlands and Water bodies)

Wetlands — An Aquatic Resources Inventory was conducted by Y2 Consultants in
September of 2014. On March 17, 2015 a request for verification of delineated
wetlands was presented to the Army Core of Engineers, Conditions and Restrictions
for the development.

Wetland Setback = 30’ for naturally occurring and mitigated wetlands. This buffer can
only be encroached for wetlands that are classified as degraded and will be enhanced.

2. Wildlife friendly fencing

a.

Elk Fence — The fence on the eastern boundary of the parcel is designed to keep
Elk from crossing into the property and is 8’ in height. This fence is an existing non-
conformity and is owned by the United States Government and will remain in
place.
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b. Northern Fence — As part of the development the applicant will work with the Elk
Refuge to maintain the northern boundary of this parcel so the ownership is
clearly delineated to visitors of the Elk Refuge Grounds.

3. Water Quality

See subsequent Engineer’s report in Section 2 of this application for discussion on
these items.

There are no existing streams or water bodies on site. Nonetheless, care will be taken
during construction by using Best Management Practices for erosion control and
ensure that stormwater runoff does not impact the remaining wetlands or runoff onto
adjacent properties. A grading and erosion control permit will be submitted
concurrently with a building permit, which will require approval prior to construction.
A Stormwater Pollution Prevention Plan (SWPPP) will be required by the Wyoming
Department Environmental Quality (DEQ).

I. NATURAL HAZARDS TO AVOID

Floodplains — A portion of this 10-acre parcel is included within FEMA Flood Zone A where
Base Flood Elevations (BFE) needed determination. Harmony Design and Engineering has
completed a study on the area to determine the 100-year Base Flood Elevation. Upon analysis
of all of the factors using a system of cross sections as well as LiDar data, they determined
that the BFE for the site is 6217.48 feet and recommended that all structures be located a
minimum of one foot above that for all construction. As a result, the Applicant will construct
all structures at least 1.5 feet above this elevation. A Letter of Map Revision (LOMR) has been
completed and is Attached in Section 6.

J. SIGNS
Hidden Hollow anticipates completion of signage design in the near future and will submit the
Signage Design Plan during future building permit submittal.

K. GRADING, EROSION CONTROL, STORMWATER
See subsequent Engineer’s report in Section 2 of this application for discussion on these
items.

L. ALLOWED USES & USE REQUIREMENTS

1. Allowed Uses — The proposed uses within the Hidden Hollow development include
Single-family detached residential, Townhome, Condominium and Apartment rental
uses. As allowed by the PUD master Plan.

12



2. Parking — See subsequent Engineer’s report in Section 2 of this application for
discussion on these items.

M. ALLOWED SUBDIVISION AND DEVELOPMENT OPTIONS

1. Standards applicable to all Subdivisions - Hidden Hollow will adhere to all standards
provided in Section 7.2.2 of the LDRs which include Applicant responsibilities, required
permits, installation, working with a professional engineer, over sizing and off-site
improvements, and acceptance by the Tol.

2. Land Division Standards — Will comply with Section 7.2.4 below

3. Condominium and Townhouse Subdivision — While this development plan
contemplates rental housing, should any portion ever be reverted back to
condominium, Hidden Hollow will adhere to all standards provided in Section 7.2.4 of
the LDRs which include recordation of a Final Plat, adhering to Building and Fire Code,
Tenant Notification, Site Compliance, and Townhouse Subdivision which includes
common lots, maximum lot sizes and building official review.

N. RESIDENTIAL SUBDIVISION REQUIREMENTS

1. Affordable Housing — Affordable Housing Mitigation for Hidden Hollow is detailed on
the mitigation plan attached in Section 6.

2. School and Parks Exactions — Total schools and park exactions for the 20 townhomes
as fee-in lieu, is $87,925.00 to be collected at the time of recordation of the
townhouse plat. Calculations are provided in Section 6. The exactions for the single
family lots totaling $61,100.00 will be collected with the recordation of the recently
approved Hidden Hollow 1%t addition to the Town of Jackson Plat.

O. INFRASTRUCTURE

1. Transportation Facilities — see plan sheets provided in Section 5.

2. Required Utilities — see plan sheets provided in Section 5.
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SECTION 2 —ENGINEER’S REPORT

A. INTRODUCTION

This Development Plan Engineer’s Report is intended to provide the engineering basis for
design and to discuss engineering related issues for the development of the Hidden Hollow
PUD.

B. SETTING

The site is located two blocks north of Town Square. Historically the site was hay meadow,
rangeland, and natural wetlands adjacent to the Elk Refuge and Cache Creek. As Town developed
Cache Creek was routed in a pipeline and the natural channel and hydrology was disrupted. Over
time and under the ownership of the US Forest Service the parcel was developed for seasonal
housing that was fairly spread out across the site. The site is bordered on the north and east by a
U.S. Fish and Wildlife Service National Elk Refuge. The Refuge is approximately 6 miles wide and
10 miles long. There is an 8" high elk fence on the eastern boundary. Also, to the north is Flat
Creek as it exits the Refuge and enters the Town of Jackson. On the south is the Teton County
Recreation Center and Jackson Elementary School, and the west is the mostly commercial district
of north Jackson. There are several existing utilities on site left over from the Forest Service
housing that will be removed.

C. SOILS AND SITE CONDITIONS

The upper soils of the site are semi-permeable flood plain deposits consisting of sands and clay
ranging from just a few feet to more than ten feet. Foundation designs will consider the soil types
and their structural stability carefully. Subsoils are alluvial gravels and provide good structural
stability for foundation. A geotechnical investigation by Y2 Consultants was published on April 27,
2016 and included with the approved Sketch Plan application which is on file with the TOJ
Planning Department. This report provides a more detailed description of the soil conditions of
the site. Specific recommendations for construction are made within the report.

D. GROUNDWATER, STREAMS, & RIVERS

High groundwater exists on this parcel. Historic information indicates high groundwater elevations
of between 2 feet below ground surface on the northwest corner of the lot to about 7 feet below
ground surface on the southeast corner of the parcel. Groundwater levels fluctuate 3 to 5 feet
during the year. Groundwater is highest in the west and north of the property and drops towards
the east and south in the direction of the Elk Refuge boundary. Building foundations will need to
take into account the elevation of groundwater and utility installation should be timed to avoid
the high cost of dewatering during high groundwater periods.
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E. GRADING, EROSION CONTROL, DRAINAGE, & STORMWATER

Development on the site accommodates stormwater by routing it through the available green
spaces on site, the use of stormwater treatment units, and detention areas placed strategically
around the site. These areas are sufficient to accommodate storm water runoff. The parcel is
relatively flat and underlain by semi-permeable surface soils and very permeable subsoils. The
units are spaced to provide landscape areas around the buildings that will help infiltrate
stormwater and spring snow melt water. The expected runoff from the two large buildings will be
channeled through roof drains and a piping network and connected to the stormwater utility
onsite. Details of the stormwater system have been submitted in Phase 1a FDP, approved
February 6, 2017.

A Grading and Erosion Control Permit will be submitted to the Town for approval prior to
beginning of Phase 2. This GEC permit application will include drawings that will have
incorporated any revisions and comments made during the Final Development Plan process
and as a result of incorporating final design elements and coordination with the Town and
other utility companies.

F. ROADS AND ACCESS

Access to the site is gained via the extension of Mercill Avenue on a 40' wide strip of land that
is part of the Hidden Hollow parcel and will be the main access to this parcel for the future. A
10" wide Special Use Permit (#JAC103304) was obtained from the United States Forest
Service(USFS) to accommodate a 10’ pathway on the North side of the Mercill Avenue. A 10’
wide pedestrian access easement was obtained from Kudar Enterprises, Inc. property to the
south to accommodate a 6’ wide sidewalk. This makes the entire corridor 60’ wide. The
access into the property on Mercill Avenue has been approved by WyDOT and is currently
undergoing improvements. The final design includes a two lane, 60-foot-wide road with a 6’
sidewalk on the south and a 10’ multi-use pathway on the north. The pathway and sidewalk
will each have a buffer strip of about 5 feet between them and the roadway for safety,
comfort of the users, and snow storage.

G. TRAFFIC

A revised Traffic Impact Study (TIS) was submitted in the Phase 1a FDP, approved February 6,
2017. This version of the TIS addresses the minor comments provided by WyDOT after they
approved the first TIS during the sketch plan process in a letter attached in Section 8. The study
finds that the Hidden Hollow development will have an increased trip generation impact on the
North Cache — Mercill intersection. However, this increased impact is mitigated by the fact that
this intersection is currently signalized. The increased traffic coming to and from the eastern
Mercill extension will flow in @ manner that is consistent with the current signalization and will
therefore have a reduced impact on the traffic inbound and outbound along North Cache than it
would if it were not currently signalized.
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The new east leg of Mercill Avenue coming from the property to Cache will be a two-lane
roadway, one in and one out. The Applicant has worked with the Town Staff and WyDOT to arrive
at this configuration. This intersection configuration is easier for pedestrians and bicycles to
navigate because of the width and will line up well with the west leg of Mercill.

Multi-modal transportation options are abundant in the vicinity of Hidden Hollow. They include
several pedestrian and bicycle connections in close proximity to local town commercial services
and are within walking distance of the Recreational Center and the School. Finally, the Town
Shuttle operated by START flows in both East and west bound directions nearby to the site. The
Town Shuttle has 4 stops with 30-minute intervals all within a one block walking distance to the
Mercill and North Cache Intersection. Proximity to multi-modal options will be an incentive for
residents to choose alternative modes of transportation for their short and medium distance trips.

H. PARKING

The lowest floor of these buildings, which is situated partially underground, will provide a
minimum of 89 spaces for the 3 buildings. These parking structures will be screened and out of
site from the pedestrian view as directed by the Comprehensive Plan. Surface parking for the
multi-family buildings will be elevated approximately 5’ from existing grade as shown in the
attached Site Plan in Section 5. That grade difference will allow users of the surface parking to
enter the second floor without the use of an elevator or stairs.

The townhomes will have 2 spots per unit (one inside and one outside). The townhomes will also
have some guest parking in addition to on street parking where available. There are several on
street parking spaces provided along the interior road that will provide for guest parking and have
a traffic calming effect reducing vehicle speeds through the neighborhood.

I. PATHWAYS
A 10’ wide multi-use pathway is planned parallel to, and on the north side of the new east leg of
Mercill Avenue. This will provide pedestrian and bicycle connectivity from North Cache to the site.
At the east end of the "flag pole" strip, this path will turn north and run parallel with the common
boundary of the remaining USFS parcel beside Multi-family buildings 4/5 & 1 as proposed in the
Sketch Plan. This strip between the property boundary and the back wall of the building will serve
as a utility line easement and a pathway route providing connectivity to the north and a future
path through the Wyoming Game and Fish property. The project team will make efforts to
mitigate this area through grading features, landscaping and aesthetic building and window
treatments. These efforts will help provide a more human scale to this area. A connection with
King Street to the south will be essential to link pedestrian and bicycle trips traveling to East
Jackson or northerly from the Rec Center and the School and will serve an emergency access for
ambulances and fire trucks. Internal pathways and sidewalks will provide safe pedestrian travel
throughout the site.
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J. WATER

The water system work for all of Hidden Hollow was shown in the Phase 1a plans. This Phase
includes Line B as shown in the Phase 1a and 1b documents. The overall system includes
extending the ToJ water mains to serve this new development with a connection through the
USFS parcel under Rosencrans Drive and a second connection at the intersection of Mercill
Avenue and North Cache. This allows for looping the line to provide adequate pressure and
flows for fire suppression supply. Currently all of this work is complete and the water line is
pressurized and tested. A future connection from King Street through the Rec Center parcel is
planned when that area is updated. All connections to the single-family homes and
townhomes are completed to the curb stops. Any revisions resulting from Town or DEQ
comments will be included in the Grading and Erosion Control permit required prior to
construction. Water demand estimates for this phase are shown below. The development of
this Phase represents approximately 38% of the total flows expected from the overall project.

Ave. Day Max. Day Peak Hour
Buildout Demand 57,928 gal 157,590 gal 328.5 gpm

K. WASTEWATER
Wastewater will be treated via connection to the Town sewage collection and treatment
system. All main sewer lines shown in Phase 1a plans are completed. Sewer lines for GEC1B
are currently under construction and we anticipate completion of this portion of the utilities
by the end of summer 2018. Service lines to the single-family lots and townhome buildings
are complete. Wastewater projections for this phase are shown below.
Ave. Day Max. Day Peak Hour
Buildout Demand 32,690 gal 54,450 gal 113.4 gpm

L. CABLE UTILITIES AND GAS

Power and Communications lines will be accessible to all units on the project. Lower Valley
Energy Electrical Power and Natural Gas, Silverstar Fiber-Optic Communications, Charter
Cable Television and Communication, and Century Link communications services are all
available to this location. Opportunities to connect to all of these service providers will be
afforded all units pending negotiations. Spare conduit may be provided should other utilities
not currently contemplated be needed.

M. SNOW STORAGE

Hidden Hollow PUD has 3.42 acres of impervious surfaces requiring .08 acres of snow storage.
The Applicant will provide greater than four times the requirement with 0.35 acres of snow
storage located throughout the site. Snow storage will be coordinated with the landscaping to
limit damage that can occur during snow clearing. Additionally, the open space central to the
site can provide additional storage in large snowfall years.
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SECTION 3 — RESPONSE TO PREVIOUS CONDITIONS OF APPROVAL AND
PHYSICAL DEVELOPMENT REQUIREMENTS

e 3.1 Response to Previous Conditions of Approval
e 3.2 Housing Mitigation Plan
e 3.3 Park and School Exaction Calculations
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Sketch Plan Conditions for Approval — P16-079

1. The applicant shall prepare a Final Mitigation Plan providing comprehensive mitigation
methodology for the on-site mitigation of wetland impacts, with an estimate for the cost
of wetland mitigation implementation for review, approval and inclusion in the required
Development Agreement prior to any development on the site.

SUBMITTED AS PART OF PHASE 1A FDP APPROVED FEBRUARY 6, 2017

The applicant shall be required to address all staff comments related to the final Mercill
Avenue extension design as part of the first Development Plan for any portion of the site.
SUBMITTED AS PART OF PHASE 1A FDP APPROVED FEBRUARY 6, 2017

2. The applicant shall revise the proposed site plan to include an emergency vehicle only
access point to south of the area of the future King Street connector prior to 1st reading
of the PUD ordinance. SUBMITTED AS PART OF PHASE 1A FDP APPROVED FEBRUARY
6, 2017

3. The applicant shall revise the proposed internal streets to including 2 or 3 curb
extensions to delineate parking areas, provide no striping on any of the streets, adjust
the proposed curb radius to 10’ or less and provide internal pedestrian crossings with
raised crossings (tabletops 3-4” above street grade) and/or using different coloring
and/or texture to delineate these areas prior to 1st reading of the PUD ordinance.
SUBMITTED AS PART OF PHASE 1A FDP APPROVED FEBRUARY 6, 2017

4. The applicant shall enter into a Development Agreement with the Town prior to any
development permits being issued for the site that identifies the ownership (public or
private) of all on and off site infrastructure, who would be responsible for completing
infrastructure improvements (Town or applicant), the timeline for all improvements,
who would be responsible for paying for improvements (Town, applicant or cost share),
and a timeline and associated bonding for all required improvements) SUBMITTED AS
PART OF PHASE 1A FDP APPROVED FEBRUARY 6, 2017

e Onsite Improvements: The Town would take over ownership of the on-site
sewer and water infrastructure upon inspection by the Town. All roadways, sidewalks,
pathways, storm water, wetlands, and other utilities will remain the responsibility of the
applicant and ultimately the Home Owners Association (HOA). All utilities will be
installed 100% at the applicant’s expense, with no contribution from the Town. The
Town shall determine whether an onsite sewer lift station is necessary and acceptable
to the Town prior to execution of the Agreement.



e Mercill Avenue Extension: The Town would take over ownership of all
infrastructures (water, sewer, storm sewer, curb gutter and roadway surface, pathway,
etc.) upon inspection by the Town. In addition, the Town agrees to cost
sharing/reimbursement for all infrastructures above and beyond that required by the
Hidden Hollow Development and improvements above and beyond the 40’ of future
right of way. Reimbursement could be by the Town upon completion of the work or from
future property owners as they request connection and use of the shared Town
infrastructure.

e Off-site Water: The Town would take over ownership of a new water main
within Rosencrans upon inspection by the Town. The applicant is not requesting the
Town cost share/reimbursement for this water main. The Town would be responsible for
securing a special use permit or other instrument from the Forest Service for installation,
and maintenance of the water main.

e Off-site Sewer: The Town would be responsible for any off-site sewer
improvements deemed necessary.

* Phasing Plan: As described in the PUD-Master Plan, with the exception that no
work shall commence on the site until final approval of all planning applications is
granted by the Town.

The applicant shall provide as part of all Development Plan applications for Areas B and
C a detailed landscape plan describing the proposed improvements and function of all
identified outdoor/recreation areas to address the outdoor amenity needs of residents
of the site. INCLUDED IN SECTION 5.

The applicant shall provide public access for pedestrians and cyclists through the site as
part of the first Final Plat or sooner if deemed necessary by the Planning Director.
INCLUDED WITH HIDDEN HOLLOW FIRST ADDITION PLAT APPLICATION.

The applicant shall provide a breakout of the workforce housing mix of rental to
ownership units at the time of Development Plan for review and approval by Town
Council. SEE SECTION 3.2 PHYSICAL DEVELOPMENT.

The applicant shall provide a detail storm and water plan of the first Development plan
for review and approval of staff and town Council against all town and State
requirements. SUBMITTED AS PART OF PHASE 1A FDP APPROVED FEBRUARY 6, 2017
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9. The applicant shall provide a detail pedestrian lighting plan as part of the first
Development Plan for review and approval by the town council. SUBMITTED AS PART
OF PHASE 1A FDP APPROVED FEBRUARY 6, 2017

Planned Unit Development (PUD) Conditions for approval — P16- 080

1. Prior to 1st reading of the PUD ordinance the applicant shall revise the Master Plan to
make all clarifying edits recommended by staff and any edits needed to implement
conditions of approval of the Sketch Plan and PUD. — COMPLETED

2. Prior to 1st reading of the PUD ordinance the applicant shall amend Section 1.4.A of
the Master Plan to clarify the intent of the Master Plan regarding “previewed”
standards from an LDR Section. = COMPLETED

3. Prior to 1st reading of the PUD ordinance the applicant shall revise the Master Plan to
specify the documents that must be provided in order for the Master Plan to be
considered amended. - COMPLETED

4. Prior to 1st reading of the PUD ordinance the applicant shall delete the definition of
dwelling unit from the Master Plan. - COMPLETED

5. Prior to 1st reading of the PUD ordinance the applicant shall complete Section 2.1.A of
the Master Plan by allocating dimensional limitation allowances and requirements to
Areas B, C, and D consistent with the Sketch Plan and Overall PUD approval. -
COMPLETED

6. Prior to 1st reading of the PUD ordinance the applicant shall revise the Master Plan to
require all Area B development to complete a Development Plan. - COMPLETED

7. Prior to 1st reading of the PUD ordinance the applicant shall revise the Master Plan to
include a maximum scale of use for Local Convenience Commercial of 2,000 sf,
excluding basement. - COMPLETED

8. Prior to 1st reading of the PUD ordinance the applicant shall revise the Master Plan to
clarify the applicable amendment process for adjusting the maximum sales price of an
affordable housing unit. - COMPLETED

9. Prior to 1st reading of the PUD ordinance all attachments shall be included with the
Master Plan upon review and approval by staff. - COMPLETED
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SECTION 4 — PHASING AND ARCHITECTURE
11” X 17’ FORMAT
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SECTION 5 - CIVIL, LANDSCAPE, LIGHTING
DRAWINGS 11” X 17 FORMAT
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SECTION 6 — SUPPORTING INFORMATION

e 6.1 Master Plan (Redline)
e 6.2 Site and Pedestrian Plan from Sketch Plan
e 6.3 Base Flood Elevation Study
e 6.4 FEMA Letter of Map Revision
e 6.5 Water Demands
e 6.6 Sewer Flow Projections
e 6.7 Parking Management Plan

29



THIS PAGE IS INTENTIONALLY LEFT BLANK

30



SECTION 7 — APPLICATION MATERIALS

e 7.1 Application
e 7.1.2 Pre-Application Conference Summary
e 7.2.1 Quitclaim Deed
e 7.2.2 Letter of Authorization
e 7.3 Title Report
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