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Date:   June 29,  2016 

 

Item #:  P16-024,025,026 

  

REVISIONS TO ORIGINAL PROJECT: 
 

The applicant is submitting a request for a Planned Unit 

Development, Sketch Plan and Hillside CUP for physical 

development for  the property located at 310 East Kelly, legally 

known as PT SE1/4NW1/4, SEC. 34, TWP. 41, RNG. 116. 

 

Changes include: 

1. Revised Site Plan 

2. Revissed Elevations 

3. Revised Floor Plans 

4. Reduced Density 

 

For questions, please call Tyler Valentine at 733-0440, x1305 or 

email to the address shown below. Thank you. 

 

 
 

 

Planner:  Tyler Valentine 

 

Phone:  733-0440 ext. 1305 

 

Fax:  734-3563 

 

Email: tvalentine@ci.jackson.wy.us 
 

Buyer: 

Joe Openshaw 

PO Box 9001 

Jackson, WY 83002 

801-824-8603 

Scooters.wholesale@yahoo.com 

 

Applicant: 

Cornelius Kinsey, Kinsey, LLC 

PO Box 12258 

Jackson, WY 83002 

307-203-2852 

kinseycornelius@yahoo.com 

 
 
Please respond by:   July 13, 2016 (for Sufficiency)  

                                    July 20, 2016 (with Comments) 

 
 

RESPONSE:  For Departments not using Trak-it, please send responses via email to: 

 jcarruth@ci.jackson.wy.us  

   

mailto:tvalentine@ci.jackson.wy.us
mailto:Scooters.wholesale@yahoo.com
mailto:jcarruth@ci.jackson.wy.us


 

 

Tyler Sinclair 

Town of Jackson Planning and Building 

150 East Pearl Avenue 

Jackson, WY 83001 

 

24 June 2016 

 

Dear Tyler, 

 

We are submitting the requested information for a Sketch Plan review from the town 

council on the proposed project for 310 East Kelly Street in Jackson.  It is proposed to 

have the property re-zoned as UR-PUD (currently AR); the lot is meets and bounds 

defined as .69 acres (per the county assessor’s office) for a total square footage of 

30,056.4 sq. ft. (qualifying it for a PUD).  With a .65 FAR for the UC-PUD, subtracting 

out the slopes greater than 25% (base square footage of 24,826.4 sq. ft.) we would be able 

to develop 16,137.16 sq. ft.  The habitable space for the project is now only 13,601 sq. ft. 

instead of the previous 19,364 sq. ft.  We are not asking for the 25% bonus for employee 

housing, we do not need it now due to the reduction of units and square footage for the 

project. The site plan shows a LSR of 42.5% (11,728 sq. ft.) in keeping with the 

regulations and we will include a nice plaza on the second floor of the building with 

landscaping plus a small terrace on the third floor and a large open space between our 

building and Clarks Knoll project. 

 

We believe that an UR-PUD will be a good choice for the location because all the 

properties to the east and south are zoned PR (Planned Resort) which allows three story 

buildings and higher density for Snow King Resort.  Across the street on Vine are 

apartments owned by the town of Jackson for employee housing and across the street on 

Kelly is commercial office space.  The third floor will only have a total of 3,293 sq. ft. of 

the second floor plan, which will be a partial third floor. We also believe that we could 

challenge some of the 25% slopes to be man-made but we decided to go for the UR-PUD 

rather than the AR-PUD to get the density to provide more employee housing. 

 

The project will provide employee housing for many businesses around the valley.  We 

are planning to build 20 units between 290-320 sq. ft. to houses the employees. The rest 

of the (14) 450 and larger sq. ft.one-bedroom units will be sold-off at market rate to help 

offset the cost of the building (total of 34 units).  We will provide storage lockers (12 sq. 

ft.) in the basement for most units, most employee housing and market rate 

condominiums will get a storage unit with a hook in each one to hang a bike.   

 

The project would provide 37 on-site parking spots (35 regular, 1 van and 1 handicap 

spots).  We are planning on deed restricting one parking place for each of the market rate 

units with the rest to be guest parking and studio apartments.  The propinquity to the 

buses stops (3 bus stops less than 1,100 ft.) and to work will allow the J-3’s and seasonal 

employees to walk to the hotel bus stop (just up the street – 300 yards) or to the Town 



24 June 2016 

Tyler Sinclair 
Town of Jackson Planning and Development 
150 East Pearl Avenue 
Jackson, WY 83001 

Mr. Sinclair, 

The applicant, Joe Openshaw, is requesting approval for the Sketch plan, Conditional Use Permit, 
Planned Unit Development, LDR Text Amendment, and Zoning Map Amendment for 310 Kelly.  Please 
review the following findings for each of the sections 
 
BACKGROUND: 
The applicant/owner is Joe Openshaw. The applicant is in the process to purchase lot defined as PT 
SE1/4NW/14, SEC. 34, TWP. 41, RNG. 116, (commonly known as 310 East Kelly Avenue).   The lot is 
zoned AR (Auto Urban – Residential).  The lot currently has a residential dwelling, constructed in 
approximately 1930’s.  The site has been heavily disturbed over the years and no longer features native 
vegetation nor does it provide habitat to species of concern protected by Teton County.  The lot is 
approximately .69 ac.  The applicant proposes replacing the existing structures with one structure that 
will serve as an employee and local workforce housing.  
 
SKETCH PLAN (8.3.1.C) FINDINGS: 

1. The site is located in District 3, Town Residential Core, sub-area 3.2 (referred in the findings 
below as District 3.2) of the Comprehensive Plan (Comp Plan) for Jackson and Teton County.  
The future as described by the Comp Plan is 2-3 stories, vibrant pedestrian mixed use, street 
wall as the defined character.  Further, the variety of housing types for this district is described 
as duplex, tri-plex, and multifamily to create a mix of low to high density residential 
development.  Our project fits into this district by being 3 stories (mostly 2-story) and 
condominiums/apartments.  Our project is located 1,250 feet from three bus stops so it fits into 
the complete neighborhood that District 3 outlines in the Comp Plan.  As per the 
recommendation of the Comp Plan, our building fronts on the streets and designed to promote 
workforce housing.  Also, this project acts as a buffer from the high density and three stories of 
Planned Resort of Snow King to the adjacent residential areas. 
   

2. This site is not located in either the Natural Resource Overlay (NRO) or Scenic Resources Overlay 
(SRO).  An Environmental Analysis was prepared by Rocky Mtn Ranch Management and 
concluded “Given the similarities between the existing and proposed re-development plan, 
similar existing development surrounding the property on all sides, and lack of native and/or 
natural wildlife habitat both on and surrounding the property there will be little to no impact, 
adverse or otherwise, on any wildlife as a result of the proposed re-development of this 
property.” 
 

3. This project does not have significantly impact on the transportation because the project is 
located within 1,250 feet of 3 existing START bus stops and connected to two existing streets 
with one being Kelly, one main artery from the core to East Jackson.  Nelson Engineering has 
conducted a traffic study for the project to show that this project does not change the level of 
Service A at the Vine and Kelly and Willow and Kelly intersections and will have very little impact 



on the existing transportation system.  Nelson Engineering has issued an addendum based on 
the reduction of the number of the units.  Water for the development will be provided from an 
existing 10” ductile iron water main in Kelly Avenue that was constructed in 2002. The water 
main is in the Town of Jackson’s central zone. The static water pressure at the corner of Vine St. 
and Kelly Ave is 46-48 psi and the hydrant flow test at that location indicates fire flow capacity 
of 1065 gpm at 20 psi residual.  The existing 10”sewer main in Vine Street flows into a 10” sewer 
main in the Alley between Kelly Ave and Karns Ave. that flow west to the Town,s sewer 
interceptor in Flat Creek Drive. The sewer main was increase in size in 1989 anticipating 
increased development in East Jackson and Snow King Resort.   
 
As the Comp Plans states, this area should be pedestrian-oriented mixed use corridor comprised 
of mixed use and/or multifamily residential structures to connect public spaces such as Phil Baux 
and Mike Yokel Parks.   This project would not put a strain on either because both parks would 
be within a quick five minute walk rather than driving.  Both of these parks are anchors to the 
community and are equally distance from this project.  The comp plan calls for complete 
neighborhoods to be within ½ mile from the residences and schools; this project is about a half a 
mile or seven blocks from Jackson Elementary.  The middle and high school has existing bus 
stops on Snow King that are about three blocks from this site.  This project is designed for 
seasonal employee housing, the majority of the renters will not have children so as not to 
burden the existing school system.   
 
The police, fire, and EMS stations are located within a half mile from 310 Kelly.  Since Kelly is one 
of the main arteries to East Jackson, it is a typical route for police patrols and would not be a 
cause for any extra patrols.  Since this building will be fire sprinklered, any small fire will be 
quickly extinguished through the sprinkler system.  With the EMS station so close to this project, 
the response time for an emergency will be quick and for serious injuries a quick trip to the 
hospital 7 blocks away. 

   
4. This sketch plan complies with all relevant standards of the LDRs for similar PUDs that have been 

approved by the Town of Jackson, such as the Jackson Hole Mountain Employee Resort Housing 
project located on Powderhorn Lane.   The existing topography of the site has 17% of the site 
with slopes in excess of the 25% maximum; please see drawing C2 – Slope Analysis.   The project 
is not proposing altering any slopes above 25% or building into the slope. 
 

5. This is the first application for the 310 Kelly; therefore there are no standards or conditions of 
any prior applicable permits or approvals.   This application addresses the issues brought-up at 
the pre-application conference.  A Neighborhood meeting was held on 14 Dec 2015 and 17 May 
2016.  Though this was a non- binding meeting, many suggestions from the neighbors were 
incorporated into the project, such as enclosed parking from Kelly and pitched roofs.  There 
were only four people at the 17 May 2016 meeting and not much was accomplished.   

 
 Conditional Use Permit (8.4.2.C) FINDINGS: 

1. The site is located in District 3.2, Town residential Core of the Comprehensive Plan (Comp Plan) 
for Jackson and Teton County.  The future as described by the Comp Plan is 2-3 stories, vibrant 
pedestrian, street wall as the defined character.  Further, the variety of housing types for this 
district is described as duplex, tri-plex, and multifamily occupied primarily by local workforce.  
Our project fits into this district by being 3 stories (partially 2-story) and mulit-family.  As the 
Comp Plans states, this area should be pedestrian-oriented mixed use corridor comprised of 



multifamily residential structures to connect public spaces such as Phil Baux and Mike Yokel 
Parks.   This project would not put a strain on either because both parks would be within a quick 
five minute walk rather than driving.  Both of these parks are anchors to the community and are 
equally distance from this project.  The comp plan calls for complete neighborhoods to be within 
½ mile from the residences and schools; this project is about a half a mile or seven blocks from 
Jackson Elementary. 
 

2. The project is asking to change the existing zoning from AR to UR-PUD.  Under the table in 
Division 6.1.1, an UR zoning will only require a “B” (Basic Use Permit) for apartment building and 
condominium building – single family attached.  
  

3. During the Neighborhood meeting, many suggestions were made as to how to reduce the visual 
impacts that were incorporated into the project.  The first being to hide the storage units so that 
they could not be seen from the street.  The storage units for this project are located in the rear 
of the building in the basement, which will be underground and cannot be seen from the street.  
Another suggestion was the neighbors did not want to see the parking or the parking lights from 
Kelly.  The parking is enclosed on the Kelly side of the building by walls matching the exterior 
siding of the rest of the building.  One of the last suggestions was to have pitched roofs rather 
than flat roofs, on top of this project all the roofs are pitched except for two.   The future as 
described by the Comp Plan is 2-3 stories, vibrant pedestrian, street wall as the defined 
character.  On the first floor, apartments have been placed to create a street wall on the corner 
of Vine and Kelly Streets.  Since this building is only partially three stories, with the majority two 
stories, it does not block the view of the condominiums located above the project at Clarks 
Knoll.  Also, because it is only partially three stories, the height as seen from Kelly Street reduces 
the scale   On Vine Street, the one story apartments create a street wall but step 20’ then are 
three stores to not overburden the pedestrian as they walk down the sidewalk.  The dumpster is 
hidden under the building in a closed fence with doors. 
 

4. An Environmental Analysis was prepared by Rocky Mtn Ranch Management and concluded 
“Given the similarities between the existing and proposed re-development plan, similar existing 
development surrounding the property on all sides, and lack of native and/or natural wildlife 
habitat both on and surrounding the property there will be little to no impact, adverse or 
otherwise, on any wildlife as a result of the proposed re-development of this property. 
 

5. The project minimizes adverse impacts from nuisances, for example is light pollution from the 
garage parking.  The garage parking beneath the building is enclosed on the Kelly Street side to 
block the light emitted from the fixtures.  The storage units for this project are located in the 
rear of the building in the basement, which will be underground and cannot be seen from the 
street.  For this project, only owners (14 units) will be allow to have one pet, either a dog or a 
cat to reduce the number of animals allowed on the property.  Part of the rental agreement for 
all rental agreement including homeowners that rent out their units will not allow pets.  .  The 
dumpster is hidden under the building in a closed fence with doors to reduce the birds trying to 
use the trash as a food source. 
 

6. This project minimizes the impacts on public facilities such as the transportation because the 
project is located within 1,250 feet of 3 existing START bus stops and connected to two existing 
streets with one being Kelly, one main artery from the core to East Jackson.  Nelson Engineering 
has conducted a traffic study for the project to show that this project has very little impact on 



the existing transportation system.  Water for the development will be provided from an 
existing 10” ductile iron water main in Kelly Avenue that was constructed in 2002. The water 
main is in the Town of Jackson’s central zone. The static water pressure at the corner of Vine St. 
and Kelly Ave is 46-48 psi and the hydrant flow test at that location indicates fire flow capacity 
of 1065 gpm at 20 psi residual.  The existing 10”sewer main in Vine Street flows into a 10” sewer 
main in the Alley between Kelly Ave and Karns Ave. that flow west to the Towns sewer 
interceptor in Flat Creek Drive. The sewer main was increase in size in 1989 anticipating 
increased development in East Jackson and Snow King Resort.   
 
As the Comp Plans states, this area should be pedestrian-oriented corridor comprised of mixed 
use and/or multifamily residential structures to connect public spaces such as Phil Baux and 
Mike Yokel Parks.   This project would not put a strain on either because both parks would be 
within a quick five minute walk rather than driving.  Both of these parks are anchors to the 
community and are equally distance from this project.  The comp plan calls for complete 
neighborhoods to be within ½ mile from the residences and schools; this project is about a half a 
mile or seven blocks from Jackson Elementary.  The middle and high school has existing bus 
stops on Snow King that are about three blocks from this site.  This project is designed for 
seasonal employee housing, the majority of the renters will not have children so as not to 
burden the existing school system.   
 
The police, fire, and EMS stations are located within a half mile from 310 Kelly.  Since Kelly is one 
of the main arteries to East Jackson, it is a typical route for police patrols and would not cause 
any extra patrols.  Since this building will be fire sprinklered, any small fire will be quickly 
extinguished through the sprinkler system.  With the EMS station so close to this project, the 
response time for an emergency will be quick and for serious injuries a quick trip to the hospital 
seven blocks away. 
 

7. This sketch plan complies with all relevant standards of the LDRs for similar PUDs that have been 
approved by the Town of Jackson, such as the Jackson Hole Mountain Resort Employee Housing 
project located on Powderhorn Lane.   The existing topography of the site has 17% of the site 
with slopes in excess of the 25% maximum; please see drawing C2 – Slope Analysis. The project 
is not proposing altering any slopes above 25%. 
 

8. This is the first application for the 310 Kelly; therefore there are no standards or conditions of 
any prior applicable permits or approvals.   A Neighborhood meeting was held on 14 Dec 2015 
and a second on 17 May 2016.  Though this was a non- binding meeting, many suggestions from 
the neighbors were incorporated into the project, such as enclosed parking from Kelly and 
pitched roofs.  There were only four people at the 17 May 2016 meeting and not much was 
accomplished. 

 
Planned Unit Development (PUD) (8.7.3.D) FINDINGS: 

1. Currently the zoning for this property is AR, which will not allow apartment or condominium 
buildings.  The site is located in District 3.2, Town Residential Core of the Comprehensive Plan 
(Comp Plan) for Jackson and Teton County.  However the Comp Plan is recommending the 
future of this district to be 2-3 stories, vibrant pedestrian, street wall as the defined character, 
which is not allowed by AR.  Furthermore, the variety of housing types for this district is 
described as duplex, tri-plex, and multifamily.  Our project fits into this district by being 3 stories 
(partially 2-story) and condominiums/apartments for employee housing.  Without the up zoning 



to UR-PUD, the project could not achieve the goals of the Comp Plan.   The Comp Plan states 
that a variety of housing types should be on Kelly as corridor to link amenities, such as parks.  
Since there is only a few duplexes and single family houses located on Kelly not any other 
apartments or condominiums building located near 310 Kelly this project is filling the 
recommendations of the Comp Plan with the variety that it describes.  The Comp plan goes on 
to talk about this district is designed to have a mix of low to high density residential 
development, this project takes the high density of Snow King Mountain Resort and is the mid-
station to the lower density across the street. 
 

2. See section 4.4.2.E.2 findings below. 
 

3. This project is not amending an existing PUD, if approved it will create a new PUD. 
 

4. See section 8.7.1.C findings below. 
 

5. See section 8.7.2.C findings below. 
 
Planned Unit Development (PUD) (4.4.4.E.2) FINDINGS: 

a. In the PUD-Schedule option table on p. 4-35, a PUD-TOJ is allowed with permit in AR-ToJ.   The 
purpose of 310 Kelly is to provide employee housing for the community.  Currently under the 
regular zoning guidelines for AR zoning this project as an apartment or condominium building 
could not be built in this location.  Because of this site’s propinquity to Snow King Hotel which 
requires a large labor force, this site is suitable for the extra density to supply the much needed 
housing.  The variety of development types as described by the Comp Plan and in this case 
apartment buildings are recommended for this district.  This project facilitates the efficient 
provision of the existing Kelly and Vine streets.  Since Kelly is a main artery to and from East 
Jackson, the impacts on the street are minimal plus the fact that seventeen units will be deeded 
not to have automobiles.  The parking for this project is similar to the standards that were used 
for another PUD project for the Jackson Hole Mountain Resort.  This project will attach into the 
existing main sewer line running under Kelly and Vine.  The water for this project will attach to 
an existing 10” ductile iron water main in Kelly Avenue that was constructed in 2002 and is in 
the Town of Jackson’s central zone.   
 
The site already has an existing sidewalk/ pathway on Kelly that will be slightly modified within 
ADA codes to accommodate the new development.  A sidewalk will be constructed on Vine to 
continue the sidewalk to allow for occupant to have better access to Snow King.  Per the Comp 
Plan, this site is supposed to be the corridor that link Cache and Snow King to Mike Yokel Park.  
This project becomes a buffer zone between to two different zonings, AR and PR.  In the PR, 
Snow King was allowed extra density for lodging and development of townhomes.  On the other 
side of the project is AR, which is for more single family or duplex housing however there are 
quite a few non-conforming properties that are commercial office.  The Comp plan goes on to 
talk about this district is designed to have a mix of low to high density residential development, 
this project takes the high density of Snow King Mountain Resort and is the mid-station to the 
lower density across the street.  This site was a single family house that was constructed in the 
1930’s by a family that has lived there since its construction.  The house was not home to any 
famous person from that era and does not have any historical or cultural significance to the 
town of Jackson.  The EA for this site shows that there is a not natural or scenic resource for this 
property.   



 
By allowing a higher density for this project, other sites around the county will not have to be 
developed to provide the same amount of housing ensuring more open spaces in the county 
rather than developed.   The design of this project is to respect the street wall on both Kelly and 
Vine streets and to provide adequate lighting to all units as well as access to balconies and 
decks.  This project encourages the conservation of energy by its location to 3 bus stops within 
1,250 feet and its easy access to parks and other amenities making it easier to walk rather than 
drive.  Also, with common walls between units, the residual heat from one unit will help heat 
the units rather than having a wall to the outside, which will lose the heat to the outside.  This 
project will provide housing for employees at a reasonable price to help alleviate the housing 
crunch in Jackson.  The project will provide affordable housing as required by the Housing 
Authority for the 14 units that will be for sale. 
 

b. This project meets all the applicable standards and criteria of Section 4 with the up-zoning to an 
UR, the FAR of .65, LSR of .3, and maximum height of 35’-0”.  The side setback is 10’-0” off of 
Vine, as described by this section as “front setbacks will tend to be smaller in urban areas.”  This 
site is an urban area of Jackson and across the street on another property a building directly on 
the property line.  On the Kelly side, of the property, the front setback is 9’-0” because in 
addition to the setback there is 12-0” to the street.  This setback will provide the required space 
for snow removal and room for the existing sidewalk.  On the alley side or rear, the setback is 
10’-0” however there is an existing easement for a sewer line from Clarks Knoll through the 
property that will require 20’-0” for about half of the property.  The east setback is 20’-0” to 
allow for green/open space in the rear to separate this project from the Clarks Knoll Townhomes 
above and provide room for balconies for units on the rear of the building since the building is 
over 54’ from the rear property line. 
 

c. This project is in District 3.2 of the Comp Plan, which is recommending two and three story 
projects as well as a variety of housing types.  The Comp Plan recommends that this district be 
enhanced by these types of buildings rather than preserve the existing character.  This project 
will buffer the existing high density of the Snow King Resort and the stable lower-dense 
neighborhood across the street.   The Comp plan goes on to talk about this district is designed to 
have a mix of low to high density residential development, this project takes the high density of 
Snow King Mountain Resort and is the mid-station to the lower density across the street.  Clarks 
Knoll Townhomes to the east of this project are built on a hill above this project, this projects 
first floor elevation is 6,266’ and the base of the Clarks Knoll is 6,286’, nearly 20’-0” above.  
Clarks Knoll is 35’-0” and three stories which tower over this site.  To the south, a two-story 
multi-family (four units with the ability to add one more unit) project that was allowed to build 
on the slope.  Even though the property to the south is two-stores, it moves up the hill rather 
than digging into the hill.  Across the street, there is a non-conforming AR lot that has a two-
story commercial office.  Not only does this project enhance the neighborhood, it creates a 
transition between the density of the PR and the AR zoning.  This project is very similar to the 
Jackson Hole Mountain Resort Housing located on Powderhorn in scale however this project is 
also buried into the mountain side and not exposed. 
 

d. A traffic analysis based on peak AM and PM traffic counts in February and adjusted for peak 
summer season traffic, shows that the Level of Service at the intersections of Vine and Kelly and 
Willow and Kelly will remain at LOS A after the development.  The development will not have a 



significant impact on adjacent roadways.  Nelson has done an addendum to the traffic study for 
the reduction of the number of units. 

 
e. This project will not overburden the schools because it is geared to seasonal employee housing 

to help with the labor force that supports Snow King.  Typically seasonal employees do not bring 
or have families because they come for such a short period of time, three months.  Plus the 
studio units that are designed for this project are not conducive for raising a family.  This project 
is equally distant between Mike Yokel and Phil Baux Park by a quick walk.  Phil Baux Park does 
get to its capacity during the summer with tour groups using it however Mike Yokel is typically 
underused even during the summer time.  This project will attach into the existing sewer main in 
Vine Street.  The water for this project will attach to an existing 10” ductile iron water main in 
Kelly Avenue that was constructed in 2002 and is in the Town of Jackson’s central zone.  There 
are three existing bus stops that are within 1,250 feet of this project. 

 
f. The project minimizes adverse impacts from nuisances, for example is light pollution from the 

garage parking.  The garage parking beneath the building is enclosed on the Kelly Street side to 
block the light emitted from the fixtures.  The storage units for this project are located in the 
rear of the building in the basement, which will be underground and cannot be seen from the 
street.  For this project, only owners (14 units) will be allow to have one pet, either a dog or a 
cat to reduce the number of animals allowed on the property.  Part of the rental agreement for 
all rental agreement including homeowners that rent out their units will not allow pets.  .  The 
dumpster is hidden under the building in a closed fence with doors to reduce the birds trying to 
use the trash as a food source.   
 
The streetscapes of this project are designed to mitigate the visual impacts on the street to 
create an attractive, inviting and safe feeling when walking by the project.  On the first floor of 
this project, porches and decks are the entry points to most of the units.  The rest of the first, 
second, and third floor units have a pedestrian circulation that is “Automobile Free” entrance to 
a courtyard to bring light to those units.  On the second and third floors, balconies overlook the 
sidewalk below.  The corner of the building is dominated by housing units rather than by parked 
vehicles or the garage entrance.  There is a singular garage entry moving further away from the 
corner of Vine and Kelly.  
 

LDR Text Amendment (8.7.1.C) FINDINGS: 
1. This project is consistent with the purposes and origination of the LDRs with the up-zoning to an 

UR, the FAR of .65, LSR of .3, and maximum height of 35’-0”.  With the up-zoning from AR to UR, 
the project is consistent with the standards set by the LDRs.  This project does not reduce any of 
the health, safety, or welfare issues for the occupant of this project or the surrounding 
neighbors.   
 

2. This project improves the consistency of the LDRs because as the town zoning is currently set-
up, PR (planned Resort) is adjacent to AR (which is the current zoning for this site).  The PR 
allows for higher density right next to the AR that is one of the least dense zoning.  By allowing 
this property to be up-zoned to UR an intermediate level of density, a transition is created 
between the PR and AR for a more gradual zoning change.  This gradual zoning change is more 
indicative of the ways that towns and cities grow vernacularly over time rather than a drop from 
the highest density to the least dense. 

 



3. The defined character of the building is to increase the density to allow for more employee 
housing while reducing the scale of the adjacent Snow King Planned Resort as a transition to the 
neighborhood across the street.  This project uses standards that have been previously accept 
by the Town Council, such as the Jackson Hole Mountain Resort’s Employee Housing project 
located on Powderhorn.  This project proposes all the standards of the UR zoning. 

 
4. This project is addressing changing conditions to the current dearth of employee housing in the 

valley.  Over the years, Jackson has expanded many of the business that cater to tourist that 
come to enjoy the amenities that the valley has to offer however there are very few affordable 
options that seasonal employees.  This project addresses this by adding 20 studio and 14 one-
bedroom units into the housing pool.  The town of Jackson has even had to change the 
ordinances to allow the workforce to sleep in their cars at night because of the lack of housing. 

 
5. The site is located in District 3.2, Town Residential Core of the Comprehensive Plan (Comp Plan) 

for Jackson and Teton County.  The future as described by the Comp Plan is 2-3 stories, vibrant 
pedestrian, street wall as the defined character.  Furthermore, the variety of housing types for 
this district is described as duplex, tri-plex and multifamily.  Our project fits into this district by 
being 3 stories (partially 2-story) and condominiums/apartments.  The Comp Plan states that a 
variety of housing types should be on Kelly as corridor to link amenities, such as parks.  Since 
there is only a few duplexes and single family houses located on Kelly not any other apartments 
or condominiums building located near 310 Kelly this project is filling the recommendations of 
the Comp Plan with the variety that it describes.   As per the recommendation of the Comp Plan, 
our building fronts on the streets and the upper floors should provide residential uses, designed 
to promote workforce housing.  As the Comp Plans states, this area should be pedestrian-
oriented mixed use corridor comprised of mixed use and/or multifamily residential structures to 
connect public spaces such as Phil Baux and Mike Yokel Parks. 
 

6. This sketch plan complies with all relevant standards of the LDRs for similar PUDs that have been 
approved by the Town of Jackson, such as the Jackson Hole Mountain Employee Resort’s 
Housing project located on Powderhorn Lane.   The existing topography of the site has 17% of 
the site with slopes in excess of the 25% maximum; please see drawing C2 – Slope Analysis.  The 
project is not proposing altering any slopes above 25%. 

 
Zoning Map Amendment (8.7.2.C) FINDINGS: 

1. This project is consistent with the purposes and origination of the LDRs with the up-zoning to an 
UR, the FAR of .65, LSR of .3, and maximum height of 35’-0”.  With the up-zoning from AR to UR, 
the project is consistent with the standards set by the LDRs.  
  

2. The future character as defined in the Illustration of Our Vision chapter of the Comprehensive 
Plan for our site is Transitional Subarea.  This is defined as subareas where most of the 
community would agree that redevelopment or a change in character would be beneficial and 
goals for development include improving access to jobs, housing and services and reducing 
reliance on single-occupancy trips.   This project is in District 3.2 of the Comp Plan, which is 
recommending two and three story projects as well as a variety of housing types, including 
multi-family buildings.  The Comp Plan recommends that this district be enhanced by these 
types of buildings rather than preserve the existing character.  The future as described by the 
Comp Plan is 2-3 stories, vibrant pedestrian, street wall as the defined character.  Further, the 
variety of housing types for this district is described as duplex, tri-plex, and multifamily.  Our 



project fits into this district by being 3 stories (partially 2-story) and condominiums/apartments.  
Our project is located 1,250 feet from three bus stops so it fits into the complete neighborhood 
that District 2 outlines in the Comp Plan.  As per the recommendation of the Comp Plan, our 
building fronts on the streets and the upper floors should provide residential uses, designed to 
promote workforce housing. 
 

3. This project is addressing changing conditions to the current dearth of employee housing in the 
valley.  Over the years, Jackson has expanded many of the business that cater to tourist that 
come to enjoy the amenities that the valley has to offer however there are very few affordable 
options for seasonal employees.  This project addresses this by adding 20 studio and 14 one-
bedroom units into the housing pool.  The town of Jackson has even had to change the 
ordinances to allow the workforce to sleep in their cars at night because of the lack of housing. 
 

4. This sketch plan complies with all relevant standards of the LDRs for similar PUDs that have been 
approved by the Town of Jackson, such as the Jackson Hole Mountain Employee Housing project 
located on Powderhorn Lane.   The existing topography of the site has 17% of the site with 
slopes in excess of the 25% maximum; please see drawing C2 – Slope Analysis. If the town were 
to allow more projects for multi-family units, the council could change back the ordinance about 
people sleeping in their cars overnight. 

 
REQUEST: 
The applicant respectfully requests based on the above findings that the planning department 
recommends the approval of this Sketch Plan, Planned Unit Development (PUD): LDR and Text 
Amendment, and Conditional Use Permit for 310 Kelly. 
 
Thank you for your assistance with this request.  Please contact me should you have any questions or 
concerns regarding this request. 
 
Best Regards, 
 
 
 
 

Cornelius Kinsey, AIA NCARB 



Shuttle to provide access to the rest of Town.  We will also provide plenty of bike 

parking. 

  

Sincerely, 

 

 

 

 

Cornelius Kinsey, AIA NCARB 

 



24 June 2016 

Tyler Sinclair 
Town of Jackson Planning and Development 
150 East Pearl Avenue 
Jackson, WY 83001 

Mr. Sinclair, 

The applicant, Joe Openshaw, is requesting approval for the Sketch plan, Conditional Use Permit, 
Planned Unit Development, LDR Text Amendment, and Zoning Map Amendment for 310 Kelly.  Please 
review the following findings for each of the sections 
 
BACKGROUND: 
The applicant/owner is Joe Openshaw. The applicant is in the process to purchase lot defined as PT 
SE1/4NW/14, SEC. 34, TWP. 41, RNG. 116, (commonly known as 310 East Kelly Avenue).   The lot is 
zoned AR (Auto Urban – Residential).  The lot currently has a residential dwelling, constructed in 
approximately 1930’s.  The site has been heavily disturbed over the years and no longer features native 
vegetation nor does it provide habitat to species of concern protected by Teton County.  The lot is 
approximately .69 ac.  The applicant proposes replacing the existing structures with one structure that 
will serve as an employee and local workforce housing.  
 
All below is a reference to the findings for this project 
 
Section 4.4.2.E.1: 

a. Conformance with Comprehensive Plan, please see Sketch plan, 8.3.1.C.1 (page 1), 8.3.1.C.3 
(page 2), 8.4.2.C.1 (page 2), 8.4.2.C.3 (page 3), 8.4.2.C.6 (page 4), 8.7.3.D.1 (page 5), 4.4.4.E.2.a 
(page 5), 4.4.4.E.2.c (page 6), 8.7.1.C.5 (page 7), 8.7.2.C.2 (page 8) 
   

b. Conformance with applicable regulations, please see Sketch plan, 8.3.1.C.4 (page 2), 8.3.1.C.5 
(page 2), 8.4.2.C.2 (page 2), 8.4.2.C.7 (page 4), 8.4.2.C.8 (page 4), 4.4.4.E.2.a (page 5), 4.4.4.E.2.b 
(page 6), 8.7.1.C.1 (page 7), 8.7.1.C.6 (page 8), 8.7.2.C.1 (page 8), 8.7.2.C.4 (page 9) 

 
c. Density, please see Sketch plan, 4.4.4.E.2.a (page 5), 4.4.4.E.2.c (page 6), 8.7.1.C.2 (page 7) 

 
d. Variety of Unit Types,  please see Sketch plan, 8.3.1.C.1 (page 1), 8.4.2.C.1 (page 2), 8.7.3.D.1 

(page 4), 4.4.4.E.a (page 5), 4.4.4.E.c (page 6), 8.7.1.C.5 (page 7) 
 

e. Open Space, please see Sketch plan, 4.4.4.E.2.a (page 5), 4.4.4.E.2.b (page 6),  see drawings C3, 
L1 

 
f. Historical and Cultural Resources, please see 4.4.4.E.2.a (page 5), furthermore, this house has 

not been placed on any list of Historical Places.    
 

g. Arrangement and Design, please see drawings A2.1, A2.2, A2.3, A3.1, A5.1, A6.1, A6.2.  The 
project was designed to have a street wall per the Comp Plan on both Kelly and Vine.  310 Kelly 
only has a partial 3 story to reduce the mass to be a transitional building from the taller three 
story buildings of Clarks Knoll and the two story buildings across Kelly in the AR.   



 

h. Access, please see 8.3.1.C.3 (page 1), 8.4.2.C.6 (page 3), see drawing C3 
 

i. Circulation, please see 4.4.4.E.2.f (page 7), see drawings C3, L1 
 

j. Emergency Access, please see 8.3.1.C.3 (page 2), see drawing C3 (Nelson add a little bit) 
 

k. Streetscapes, please see 8.4.2.C.1 (page 2), 8.4.2.C.3 (page 3), 4.4.4.E.2.f (page 7), see drawings 
A2.1, A2.2, A2.3 
 

l. Pedestrian System, please see 8.3.1.C.3 (page 2), 8.4.2.C.1 (page 2), 8.4.2.C.6 (page 3), 
4.4.4.E.2.a (page 5), 8.7.1.C.5 (page 8), see drawings C3, L1 

 
REQUEST: 
The applicant respectfully requests based on the above findings that the planning department 
recommends the approval of this Sketch Plan, Planned Unit Development (PUD): LDR and Text 
Amendment, and Conditional Use Permit for 310 Kelly. 
 
Thank you for your assistance with this request.  Please contact me should you have any questions or 
concerns regarding this request. 
 
Best Regards, 
 
 
 
 

Cornelius Kinsey, AIA NCARB 
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SLOPE TABLE

NUMBER MIN. SLOPE MAX. SLOPE COLOR AREA



66.5

TOW

72.00

TOW

66.00

FL

62.0

FL

62.63

FL

62.88

FL 62.58

INV 60.08
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70.55
























