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Teton County Commissioners June 8, 2009
By Y ™~

In January 2004 I wrote this letter to the Teton Co. Commissioners:

As a native of Jackson Hole, I believe the Comprehensive Plan governing
growth here has to be downsized. Many concerned citizens discussing
growth at recent public meetings offered this conclusion: cut the amount
of future growth allowed!

Current information indicates the for-sale housing and rental units are
pretty well in balance with available jobs. A referendum last December
overturned a re-development plan for larger structures in downtown
Jackson. Last year a referendum overturned a development plan for the
J.H. Hereford Ranch. I believe the current structure of downtown should
be maintained. I also believe every effort should be made to preserve the
current use of J.H. Hereford ranchland.

Only 3% of Teton County is privately owned, and of this, approximately
two-thirds has already been developed (there may be as many as 2,500
lots platted, but not yet developed). The current population of Teton
County is 18,000, so putting a cap on the population somewhere near
25,000, while implementing smaller and less development of the one-
third undeveloped land available would be responsible planning.

Under the current plan the population could grow to (or exceed?!) 40,000.
This valley cannot sustain that level without sacrificing our most valuable
assets. Downsizing requires the courage and conviction to oppose
unnecessary developments that waste valuable land, and/or adversely
affect natural resources (such as water and wildlife).

The impact overbuilding and overpopulation has on necessary services
such as law enforcement, fire protection, health care, social services,
schools, roads, water, sewer, etc. will be extreme!

Jackson Hole is a most unique place. Our proximity to National Parks,
National Forest, Wilderness areas, Federal Elk Refuge, State Refuges, and
BLM land requires huge responsibility on our part to manage growth
accordingly. This location is part of a large ecosystem that requires
balance in order to survive. These natural resources are precious to
residents, as well as to those who visit.

We each have choices and bear responsibility for what happens here. We
can't change the past, but we can change the future by making wiser
choices now.

Sincerely,
Joanna Johnson



Now, in 2009, more excessive developments are proposed and again the majority of
residents are saying no!

Recently I spoke with the Planners and was told that 70% of private land in Teton Co.
has been developed; 30% undeveloped. Planners quoted me the same figures five years
ago, yet major developments have taken place in wildlife corridors and along major
waterways. The population of Teton Co. is not truly known, as a census has not been
taken for nine years. Necessary services such as law enforcement, fire protection, health
care, social services, water, sewer, etc. are stressed. We will soon need more schools. The
roads are at full capacity. We are losing wildlife (example: moose population is down
44%). Ranching is disappearing and natural resources are being compromised.
Mismanagement of our part of the large ecosystem we share affects the balance of the
whole. Teton Co. has gone from a ranching and tourist economy to an economy based
on consumption which is driven by greed. Those who benefit monetarily are willing to
sacrifice our most valuable assets. Consumption can only last as long as there is
something to consume! Then what?? Will there be anything left to base a sustainable
economy on?

As a native resident I ask you again to please stop promoting the selling of Jackson Hole
to the highest bidder and direct your efforts toward preserving what's left, while seeking
alternatives for the economy.

Sincerely,
Joanna Johnson



HOUSING AUTHORITY

May 26, 2009

WYOMING Dear Board of County Commissioners and Town Council,

On behalf of the Teton County Housing Authority Board of Directors, I am pleased to offer
some comments on the 2009 Jackson,/Teton County Comprehensive Plan. These comments
are based on our mission to enable diverse opportunities for essential housing throughout
the County. We have also met with several informal community leaders to hear their
feedback on the plan and Theme 4 in particular. Overall, I am happy that the plan

PO Box 714 complements the Housing Authority’s mission to enable housing for our local workforce.
260 West Broadway Suite B
Jackson, Wyoming 83001 The board recognizes the importance of how the 2009 comprehensive plan incorporates a
ph: 307.732.0867 goal to house 65 percent of the workforce locally. The vitality of the valley depends on a
fax: 307.732.2897 strong local workforce, and the 2007 Teton County Housing Needs Assessment reports that

other mountain resorts have suffered when the workforce migrates away because there
are fewer locals supporting the businesses, the level of service to guests diminishes, and
they become less desirable places to visit and live. It also notes that most peer mountain
resort communities find that when approximately 60 percent of the workforce commutes,
the sense of community diminishes. While the 1994 comprehensive plan identified a clear
need for affordable housing, it did not articulate a goal. The 65 percent goal gives our
valley a concrete tool to gauge our progress and success and allows us to respond to
growth, rather than drive growth.

The comprehensive plan also does a great job at outlining a diverse approach to creating
workforce housing. Principles 4.2 through 4.4 explain how we will use requirements,
exisiting homes, and incentives in a “three-legged stool” approach to house the workforce.
Keeping the approach diverse will help us be successful in the long run. It may be helpful
to be more explicit that those three principles are the ways in which we will accomplish our
housing goal in a balanced manner.

The land-use maps are great because they help the community identify where housing
should be. Having housing in specific areas helps preserve our other community values of
preserving wildife and natural resources. It also responds to transportation goals and Town
as Heart.

We wanted to note that there is a major shift from the 1994 comprehensive plan in that
the terminology affordable housing is now workforce housing. The Board likes this
direction as it acknowledges that our workforce encompasses many economic sectors and
lives in many types of homes, including market, affordable, employment-based, or rental
housing. However, if we make the switch from affordable to workforce, we want to make
sure that we don’t abandon the affordability aspect. Affordability, where housing costs are
no more than 30 percent of the occupants’ total monthly income, is what makes deed-
restricted rental and ownership housing successful. For example, employment-based
housing works because homes are generally priced to be affordable for families making
Just above median income. We should not lose sight of the goal to house families
affordably. Our nationwide economy and housing market are in bad shape because



families had incentives to buy more than they could afford when it came to housing,
putting them at risk of foreclosure. We don't want to see that happening locally with the
investment this community has made in housing our workforce.

Another shift has to do with addressing inadequate housing. Because our County is one of
the nation’s wealthiest, it is hard to understand the level of substandard housing that
exists here today. There has been no economic incentive for rental property owners to
keep their properties in good condition, as they have always been able to find tenants as
rental supply has been low. The 1994 plan addressed substandard housing in Teton
County, and the Housing Authority Board would like to see today's comprehensive plan
mention it as well. Adding more rental supply and incentivising redevelopment are both
tools that help address this issue.

We have also noticed that this comprehensive plan targets upper-middle income earners
instead of targeting middle income earners as the 1994 plan did. This shift is a nation-wide
trend, as communities have been struggling to build housing for their workforce as land
and construction costs have increased. The majority of our workforce is in the lower-
middle income range, and we should provide a mix of ownership and rental products that
target the make-up of our workforce.

Without a doubt, the affordable housing program is complex. We would like to see the
2009 comprehensive plan carry forward some definitions from the 1994 plan such as
affordable, attainable, and employee housing to eliminate some confusion and to
communicate effectively. This language should be consistent throughout the document.
We may want to consider changing the word workforce to community, but with whatever
term we choose, it should have a clear definition. 1 am attaching a list that defines the
housing programs that are pertinent to the comprehensive plan, a worksheet that
suggests some changes that will help clarify the intent of each principle and policy in
Theme 4, and a redlined version of Theme 4.

Sincerely,

Diana Welch%/\
Board President

Teton County Housing Authority



Housing Programs

Price
Restricted

Occupancy and
Use Restricted

Ownership

Rental

Community Housing - includes workforce housing and
senior housing.

Workforce Housing - all housing occupied by people
working in the community regardless of whether the unit is
restricted or not. (definition from comprehensive plan)

Restricted limits the occupancy, use, sales price, rental
rates of a unit. There are many forms of a restriction, and
restricted does not imply affordability. Includes
"permanantly restricted” and "deed-restricted.”

Senior Housing - housing for seniors, persons with
disabilities, and/or care givers

Affordable Housing — housing costs are no more than 30
percent of the occupants’ total monthly income. Available to
employees, seniors or other community members that meet
qualifications.

Employment-Based Housing - housing occupied by an
employee of Teton County that continues to earn 75 percent
of their income at a local business. Priced to be affordable
to middle-income workers.

Attainable Housing - open to a limited pool of buyers who
work in Teton County, which keeps the sales price below
market.

Market Ownership — no restrictions on sales price,
occupancy or use

Housing Trust restricted housing targeted for employees
who work in Teton County and who earn up to 120 percent
of HUD median family income for Teton County and do not
exceed the Housing Trust's maximum total net asset limit

Habitat for Humanity - restricted housing targeted for
community members who earn up to 80 percent of median
income

Market Rental - no restrictions on rent, occupancy or use.

Employee Housing — restrictions on rental rates based on




fair market rents. Must be occupied by an employee of
Teton County.

Subsidized Rental - rents are based on actual incomes, and
occupant works in Teton County.




Specific Recommendations for Theme 4

Theme 4 — Why is this theme addressed?

This chapter makes it sound like we're starting from scratch when addressing our community’s housing needs when in
fact we have a successful, well-established program with several successful providers. This introduction should
recognize the programs that are in place today and the providers in the community that produce workforce housing.
It should also be clearer about our approach going forward on how to house our workforce; specifically the balanced
"three-legged stool” approach of requirements, incentives, and preserving existing housing stock.

We would also like to see this section address the shift from affordable to workforce housing, convey where the 65
percent goal originated and include some language that ensures that affordability is still a goal. To be consistent with
the 1954 comprehensive plan, we also request that it addresses inadequate/substandard housing.

We have received feedback that it would be helpful to show where we are today with meeting our workforce housing
goal. It may be helpful to replace the pie chart that shows the 65/35 split with a chart that shows how 33 percent of
the workforce commutes, 67 percent lives locally, and of the 67 percent, x percent rents, y percent owns market
housing, and z percent owns restricted product.

Principle 4.1

The text implies that we want to provide housing for everyone, including homeowners who earn their income outside
of Teton County. Since the market already provides this ownership opportunity, the text should state that the focus
should be to house a diverse workforce in a variety of housing types.

Policy 4.1.a.

We think that the intent of this policy is to express that we're not going to target one industry; we want to house a
comprehensive workforce across many industries. Also, we think it's trying to say that we want to be socially
responsible and house retirees and persons unable to work. (Those populations are not included in the 65 percent.)

Policy 4.1.b.

This policy makes it sound like we want to raise the target market. Rather, we recommend that we target housing to
correspond with the make-up of our workforce. If families earn their income locally, then their housing options are
limited. Our target should be consistent with the make-up of our workforce and address both higher-income earners
and lower-income earners.

Elected officials should make public policy decisions based on feedback from staff (Teton County Housing Authority)
and public input (including the Jackson Hole Community Housing Trust, Habitat for Humanity, and the general
public).

We have also noticed that the words deed-restricted and restricted appear throughout the document, and it would be
more consistent to choose a consistent term.

Policy 4.1.c.
Any place that market housing exists is an appropriate location for a restricted home to exist. However, density
bonuses for workforce housing shall occur in nodes.

Policy 4.1.d.
In order to keep a diverse community, we need diverse housing options. Some families prefer to live in town in small
units, others prefer to have units with large amounts of acerage. We want a variety of product types to give choices to



our workforce, which encourages workers to remain in this community. This text includes a lot of assumptions about
homeowners’ desires, and the Housing Authority has seen these desires evolve over time, dependant on market
conditions. Printing these trends dates this document. Instead, this paragraph should define the various housing types
(condos, apartments, single-family detached, townhomes). This policy should also allow for multi-family zoning to
provide rental opportunities for the public and private sector.

Policy 4.1.e.

By housing 65 percent of our workforce locally, we are still importing 35 percent of our workforce from neighboring
communities. We should recognize that those that we're importing will have needs for roads, buses, and daycare
facilities. There will also be impacts on wildlife corridors and increased traffic from this policy, both within Teton
County and in surrounding counties.

Principle 4.2

This method is one of three methods to provide housing in our community. It functions well, while principle 4.3 is not
a well-established program and principle 4.4 is based on market conditions and landowner objectives, and outcomes
are uncertain. Also, principle 4.2 allows us to keep up with new development, but it doesn't help us catch up with our
existing backlog of needed workforce housing, so there are unique characteristics of each of the principles. We would
like to see a clearer introduction of these three principles, showing that together they're a balanced approach (or
three-legged stool) to enable workforce housing. It may be difficult to work within the existing structure of the
comprehensive plan, but it will be easier to follow if we can link these three principles more strongly.

Some community members have interpreted this principle to mean that developers will be required to mitigate 100%
of the housing for their workforce or at least 65 percent. However, we recognize that it cannot be the burden of new
development to make up for existing needs in the community, so we recommend softening the language.

Policy 4.2.a.

The language in this policy is unclear. It reads as though we are moving away from inclusionary zoning for residential
development and are going to transition to linkage requirements. If our perception is accurate, then elected
officials should discuss this policy because it would be a major shift. We are comfortable with the direction,
but it means that there would be a conflict between our current regulations and guiding documents.

We recommend separating residential development and commercial development requirements into two policies to
clarify the difference between them. Additionally, take out "and partners” since it's not clear who the partners are. It
may also be beneficial to convey that to incentivize or decentivize certain forms of development, there may be
different mitigation rates in the Town and the County.

Policy 4.2.b.

The current version of this policy implies that redevelopment is a bad thing. In fact, redevelopment may help change
some of the substandard living conditions in Jackson, fits in with comprehensive plan goals to have infill
development, and could provide more housing opportunities via incentives. The policy should reflect a balance of our
goal to redevelop and our goal to preserve workforce housing. One way to minimize workforce housing loss through
redevelopment is not counting existing workforce housing as a credit. It may make sense to split up the workforce
housing loss through redevelopment and workforce housing loss through conversion into two separate policies

Policy 4.2.e.
We also recommend adding a policy that encourages flexibility in meeting requirements. It could be:

Policy 4.2.e: Provide flexibility in meeting requirements
Allow rental units instead of ownership units to meet residential requirements in mixed-use developments.



Allow use of existing housing stock to meet residential and commercial requirements.

Principle 4.3

The Housing Authority Board is pleased to see this idea because it will help us preserve our community character,
and the language in this principle gives us the directive to start this new program. We would like to include how
preserving existing housing stock helps preserve community character. We would also like to soften the first sentence,
because it puts pressure on Principle 4.2 to have high mitigation rates.

Policy 4.3.a.

Out of the three principles of obtaining workforce housing (requirements, incentives, and preserving existing housing
stock), it appears by reading this policy that preserving existing housing stock is the preferred approach. In actuality,
we are looking for a balanced approach. To date, development requirements have been the most successful tool in
attaining workforce housing. They're institutionalized and developers are comfortable with them. At this time, we
need to prioritize preserving existing housing stock as a method for providing workforce housing. We recommend
the following language: "Establish a program to preserve existing housing stock.” We would also like to acknowledge
that while this program will help us meet environmental and sustainability goals, the subsidies per home may be
expensive.

Policy 4.3.b.
This policy includes property tax relief, reverse mortgages, shared appreciation mortgages and other financial
incentives to fund policy 4.3.a.

Principle 4.4

This section should clarify the intent of the incentives. Should they provide additional restricted housing or incentivize
market housing? Base zoning should be low enough so that there is a real financial incentive to take advantage of a
density bonus. We can incentivize, but can't make someone take advantage of an incentive. We recommend adding
language that has staff working with developers to help them understand incentive tools for workforce housing and
what it means to their long-term business success. We also recommend adding a policy that allows for incentives
other than density bonuses to create deed-restricted workforce housing. Finally, we recommend separating Policy
4.4.b into two separate policies—one that addresses public/private partnerships; the other that addresses providing
technical assistance to the business community.

Strategies

We recommend changing the numbering of the strategies to reflect a sequential order. In sequence, the first strategy
is setting a workforce housing plan, the second is updating the LDRs and zoning maps, and the third is funding the
workforce housing plan. We also request that the workforce housing plan incorporate the Blue Ribbon Panel. We have
made some edits in the redlined version of Theme 4.

Indicators

Some of the feedback we have received questions the feasibility of these indicators. We recommend taking out the
greater than symbol in indicator #1 because our goal is to have 65 percent of our workforce living locally, not 65
percent or more of the workforce living locally.



OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 1BWHY IS THIS THEME ADDRESSED?

Statement of Ideal

Remain a community first and resort second by ensuring that at least
65% of the community workforce lives in Teton County, Wyoming.

What does this theme address?

4.1 — Housing for Diverse
PepulationWorkforce

4.2 — Requirements for Workforce
Housing (Redevelopment and
Development)

4.3 — Preservation of Workforce Housing

4.4 — Construction of Workforce Housing

Why is this theme addressed?

Jackson and Teton County have historically been
characterized by a socially and economically
diverse population united by a common
community commitment to a strong environmental
and social ethic. The preservation of this
community characteristic is threatened by high
housing prices in Jackson Hole. In 2005, about
32% of the valley’s workforce commuted from
neighboring communities; and existing market
workforce housing was worth six times what a
member of the workforce could afford. If external
demand continues to increase housing prices, only
the wealthy and transient service workers will be

Jackson / Teton County Comprehensive Plan

able to afford to both work and live in the valley.
As noted in the 2007 Housing Assessment, the
social and economic vitality of the valley depends
on a strong local workforce.

Workforce Housing means “all housing
occupied by people working in the

community regardless of whether the unit
is deed restricted or not.”

Affordability, where housing costs are no more
than 30 percent of the occupants’ total monthly
income, is what makes restricted housing
successful. When providing workforce housing,
we should not lose sight of the goal from the
1994 comprehensive plan to house families

affordably.

Because Teton County is one of the nation’s
wealthiest, it is hard to understand the level of
substandard housing that exists here today.
There has been no economic incentive for rental
property owners to keep their properties in good
shape, as they have always been able to find
renters as rental supply has been low. Adding
more rental supply and incentivising
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redevelopment will help address this issue of
substandard housing.

The loss of a resident workforce -has a number of
environmental, social and economic effects on the
community. A workforce that commutes adds traffic
to Teton Pass, Snake River Canyon, and Hoback
Canyon, which -reduces safety for both humans and
wildlife. Moreover, the impacts of development are
displaced to adjacent valleys; and the additional
vehicle miles traveled increase carbon emissions,
reduce air quality, and require new transportation
infrastructure. As commuters leave the valley each
day, so does their social and financial capital. The
more time people spend commuting, the less time
they have for civic engagement. They are more likely
to volunteer and shop in the community in which they
live. This trend has been documented in other
mountain resort communities, where businesses have
suffered, the level of service to guests has
diminished, and the communities became less
desirable places to visit and live. Fherefere;+Relying
on a commuter workforce will diminish Jackson
Hole's unique sense of character and export the
impacts of our growth to neighboring jurisdictions.

The 1994 Plan identified a clear need for affordable
housing, but did not determine how much of the
workforce should be housed locally. In response to
the pitfalls associated with reliance on a commuter
workforce, the community has committed to housing
at least 65% of its workforce locally. Many feel that
this metric is just above the “tipping point” for a
viable local workforce; anything less will significantly
diminish our sense of community. Other mountain
resort communities have found that when 60 percent
of the workforce commutes, local businesses have
suffered, the level of service to guests has
diminished, and the communities became less
desirable places to visit and live. The 65% goal
gives the community a concrete tool to gauge our
progress and success, and when we are achieving
it, we will maintain a feeling of vibrancy and
community. It will be achieved through a mix of
market and affordable housing.-erd-It is not a
suggested mitigation rate.

OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 2BWHAT THE COMMUNITY HAS SAID ABOUT THIS THEME

Teton County Workforce

Housed out o
Community
35%

Housed in
Community

65%

(replace this pie chart with one that shows where we are today
with 33% commuting; 67% housed in community, and of that
67%, show how many people live in rentals, market ownership,
and deed-restricted ownership)

The community is committed to housing 65% of its workforce.
Fulfilling the commitment to house 65% of the
workforce locally requires a variety of tools and
cooperation from many community groups. We
have been successful in housing at least 65% of
the workforce locally, thanks to many partners in
the community and many workforce housing
programs, Although new development increases
the demand for commercial and civic services,
developers cannot legally, fairly, or realistically be
expected to supply all of the workforce housing
that will be needed as the community develops
and redevelops. Assurance that units historically
occupied by a member of the local workforce will
remain in the pool of workforce housing is the
most efficient way to address the issue. Denser
market and restricted workforce housing reduces
infrastructure investment and related financial
subsidies. Development of restricted housing at
the same density as surrounding market housing
requires larger subsidies but preserves
neighborhood character. The appropriate tool for
the provision of workforce housing will vary
according to area and situation. It will be
important to pursue a comprehensive mix of
strategies to meet this goal. Going forward, we will

pursue a balanced approach to enabling
workforce housing between using requirements,
preserving existing housing stock, and using
incentives to create more deed-restricted housing.
These methods are outlined in Principles 4.2

through 4.4.

What the community has said about this theme

) Plan




OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 2BWHAT THE COMMUNITY HAS SAID ABOUT THIS THEME

The community’s views on workforce housing are mixed. Most members of the community identify the cost of
housing as a major issue, but opinions vary about the causes and the solutions. In light of recent resort and high end
commercial development, many members of the community believe that employers should shoulder a larger
responsibility for housing their workers. A number of citizens believe that construction of restricted workforce housing
will never catch up with the demand and that it comes at the expense of community character. The community
generally agrees that development of restricted single family housing cannot be the only strategy, and that the
location and density of workforce housing should be predictable. While most members of the community
acknowledge the need for local workforce housing, they also recognize that this need can conflict with other
community values such as preservation of wildlife habitat and natural resources, reductions in traffic, and preferred
development patterns.

2008 polling indicated that:

=  Alarge majority of the community prioritizes the provision of deed restricted workforce housing over
additional commercial or resort development.

*  Alarge majority of the community agrees that new development should be required to build a higher
amount of deed restricted workforce housing.

* A maijority of the community believes we should not depend on the provision of workforce housing in
neighboring communities in exchange for limited development in Jackson Hole.

* A maijority of the community agrees that the fown and county should continue to use incentives, rather than
requirements, to encourage more deed restricted workforce housing in new development.

Jackson / Teton County Comprehensive Plan
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Principles and Policies

OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 3BPRINCIPLES AND POLICIES

Principle 4.1—House a diverse population in a variety of housing

types

Everyday interaction among members of the community across all income levels is
a unique characteristic of Jackson and Teton County that the community is proud of
and seeks to preserve. Losing the local workforce to neighboring communities
threatens this way of life. The community desires to preserve a spectrum of social
and economic classes while maintaining a predictable development pattern.

Single family housing is one component of housing within the
community.

Policy 4.1.a: House all members of

the community

Our commitment to house at least 65% of the
workforce within Teton County, Wyoming refersto-ealt
members-ofthe-werkforeewill maintain a diverse
community. Every member of the workforce
employed within Teton County from emergency
service providers fo seasonal service-workers to year-
round professionals is important to the maintenance
of a diverse community. We also want to house other
members of the community who aren’t able to work,

contfinued to rise, it is no longer just the lower and
lower-middle income segments of our local
workforce that cannot afford housing. With the
median house price at 1,800% of the median
income, even the upper-middle income segment is
now unable fo afford housing. Our target should
be consistent with the make-up of our workforce
and address both higher-income earners and

lower-income earners. the-Houstng-Autheriy-end

Policy 4.1.c: Housing lecations-and
peatternsdevelopment will be
consistent with the Future Land Use
Plan

The development end-redevelopment-of market and

restricted housing will be consistent with the locations
and desired patterns portrayed by the Future Land

Use Plan (FLUP)density-berusesineluded to protect

wildlife, scenic, and natural resources.

Policy 4.1.d: Promote the provision of

a variety of housing eptienstypes

To keep the community diverse, we need a variety

including seniors, persons with disabilities, and

care givers.

Policy 4.1.b: Set strategic targets for
restricted housing opportunities

We will target housing to correspond with the
make-up of our workforce. If families earn their
income locally, then their housing options are
limited. As the value of land in the county has

o

of housing types to attract and keep the various
members of our workforce. Having a variety of
housing types means having a mix of
condominiums, apartments, single-family
detached homes, and townhomes.Fhe-diverse—set
of-households-thet-composethedocal-workiorce

Jackson / Teton County Comprehensive Plan



OBMEET OUR COMMUNITY'S HOUSING NEEDS (THEME 4) = 3BPRINCIPLES AND POLICIES

Policy 4.1.e: Consider regional
impacts

By housing 65 percent of our workforce Icoally, we
are still importing 35 percent of our workforce
from neighboring communities. We should
recognize that the 35 percent will have needs for
roads, busses, and daycare facilities. There will
also be impacts on wildlife corridors and increased

traffic. Expertingoureffordable-housingend
F ; . o
o . : :
“ g .

Principle 4.2—Require that development and redevelopment

mitigate the workforce housing impacts

Residential-and-nonresidential-dDevelopment end-redevelopment-generates
demand for additional employees, and it —Pevelepment-must include housing for a
portion of those new employees. This principle is one of three methods for

providing workforce housing in our community. While mitigation requirements exist

today and function well, it cannot be the burden of new development to make up

for existing housing needs in the community.

Policy 4.2.a: Require housing for

employees generated by residential

developmentgeneraied-employeesie
be-heused

5 e i
generatesthe-need-foremployees—Residential

development requires ownership units, commonly

Policy 4.2.b: Require housing for

employees generated by commercial
development

Commericial development requires rental units,
commonly termed employee housing. The
required amount will continue to change as industry
standards and types of development evolve. The town

termed affordable housing.Fhenumberof

employees-generatedthrough-development-and
redevelopmentThe required amount will continue to

change as industry standards and types of
development evolve. The town and county end
pertrers-will update requirements for restricted
empleyee-workforce housing in residential end-ren-
residential-developments to account accurately for
impacts., ensuring the program is fair and

i i 3 To incent
or disincent certain forms of development, there
may be different mitigation rates in the Town and

the County.

Jackson / Teton County Comprehensive Plan

and county will update requirements for restricted
workforce housing in commercial developments to

account accurately for impacts. To incent or
disincent certain forms of development, there may
be different mitigation rates in the town and the

county.
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OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 3BPRINCIPLES AND POLICIES

Policy 4.2.bc: Minimize workforce
housing loss through redevelopment

As redevelopment occurs the replacement of
existing workforce housing with new units will
often result in a net loss of workforce housing
stock and a net increase in the number of
needed workers. We shall pursue mechanisims to

balance goals of redevelopment with goals of
keeping workforce housing.

Policy 4.2.d: Minimize workforce

housing loss through conversion
Conversion of rental housing into ownership
housing has-similarissuescan result in a loss of

workforce housing. -Reguirementsprohibitions;
and-ncentives-will-bepursuedWe shall pursue

policies that minimize the net loss of workforce

housing that occurs through redevelopment-and

resaleconversion.

Policy 4.2.e: Provide flexibility in

meeting requirements

Allow rental units instead of ownership units to meet
residential requirements in mixed-use developments.
Allow use of existing housing stock to meet
residential and commercial requirements.

Principle 4.3—Prioritize the preservation of existing workforce

housing stock

Currently a large percentage of our market housing serves as workforce housing.

With families retiring or leaving the community, there is a risk of these homes

serving families that earn their income elsewhere. A home that was once owner-

occupied that changes into a rental or a sits vacant for most of the year has the

ability to change neighborhood character. Preserving existing housing stock will

help neighborhoods keep their character and can help us be sustainable by

focusing on infill development rather than construction on new land. Preserving

existing homes is a new program, and one of three methods to provide housmq in

Policy 4.3.a: i ish i
preferable-appreachEstablish a

program to preserve existing housing

stock

Restricting existing market units that house members
of the workforce issmay be more efficient-expensive
than building new restricted units, but help us meet
other community sustainability goals since it is
density-neutral, protects open spaces and helps
preserve existing neighborhood character.—Fhis—is

Restricting existing homes also avoids the
environmental, social, and economic impacts of new
construction. We shall establish a program that will
provide the funding necessary to preserve existing

housing stock.

Jackson / Teton County Comprehensive Plan



OBMEET OUR COMMUNITY'S HOUSING NEEDS (THEME 4) = 3BPRINCIPLES AND POLICIES

Policy 4.3.b: Promote preservation of
existing workforce housing stock
Property owners and developers should be offered
incentives for the restriction of existing housing stock.
The town and county will explore financial incentives
for the voluntary restriction of existing workforce
housing, and assist local housing organizations,
governmental entities, employers and private citizens
in aftempts to preserve existing workforce housing
stock.

Maintaining existing housing stock is one part of the housing
equation.

Principle 4.4—Incentivize the creation of workforce housing

Even with a dedicated funding source, the subsidy will be too large to house 65% of
the workforce locally through the preservation of existing workforce housing stock.
As a result, the community will continue to provide incentives for the construction of
restricted workforce housing that more than compensates for the employees it

generates.

Policy 4.4.a: Allow density increases Policy 4.4.b: Allow incentives other than

for restricted workforce housing in density increases for the creation for deed-
counbepedes sundl e nilio sl Loneg restricted workforce housing

ereasFuture Land Use Plan Provide financial fincentives for the construction of
As part of the community’s efforts to reduee-its additional deed-restricted workforce housing units in
developmentfootprintpreserve open spaces and development proposals. rertel-units-instead-of
wildlife habitat, areas throughout the rural county will ownership-units-and-(we don’t understand the

have reduced development potential. Conversely, in following:) Promote the conversion of non-residential
the-County nodes {rerthern-South-Park-Wilsonthe floor area into restricted workforce housing-skeutd
Aspens area, Teton Village, and town growth also-be-considered.

ehstrietstand in certain Town districts, base
efleweaneesfor-densityzoning should be low ereugh
to allow for density bonuses that create true
incentives to developers to build workforce housing.
T : :
. . : F .

. - . . E

Lerd-UsePler—Densityand-floorareabonusesand

These incentives create workforce housing units at
less financial cost to the community. Include multi-
family zoning in the Future Land Use map.

Jackson / Teton County Comprehensive Plan



OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 4BSTRATEGIES

| Policy 4.4.bc: Promote public/private
cooperation in provision of housing
To leverage public/private funding opportunities,

tr-eddittontoproviding-treentivesforthe
production-et-worlkferce-housing;the community

witk-etseshould continue to pursue creative
cooperative solutions.

Policy 4.4.d: Provide technical assistance
to the business community.

cooperation-wi efederat-and stareage cies The town and county will allow density increases for restricted
that-employ-a-number-of people-inTeton-County workforce housing in identified areas.

orgenizations-will-else-actively- Businesses know
how to run their businesses but don’t necessarily
know how to manage and/or build employee
housing. Actively work with local, state and federal
government agencies, the hospital, school district,
and other business owners, eare-providerssueh-es
. istrict

developers-and-land-ewnersto provide technical
assistance, such as identifying housing needs,
building workforce housing, and managing rental
and ownership units. This policy will meet the
needs of the individual businesses and benefit the

community as a whole. idenrtify-eppropriate

Example of a deed restricted housing prejeet-neighborhood in
Teton County.

Strategies

The Town of Jackson and Teton County will undertake the following strategies in initial implementation of
the policies of this theme. The town and county should periodically update strategies as tasks are
completed or when additional action is necessary, based on monitoring of the Theme's indicators.

Strateqy 4.1: Establish a workforce housing action plan

» Engage a broad range of community voices to draft a 10-year production plan to
house 65 percent of our workforce locally.

= This housing plan will reflect the principles and policies in the Jackson/Teton County
Comprehensive Plan.

= Consider transitioning the Teton County Housing Authority info a regional Housing
Authority that engages Teton County and the Town of Jackson.

= Set a funding source for studies to evaluate our progress.

Strateqy 4.2: Update Land Development Requlations and the zoning maps
» Update the housing nexus study to update methodologies to reflect current market

conditions. This update may include moving away from the seasonal aspect of

4 Jackson / Teton County Comprehensive Plan



OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 5BINDICATORS

employee housing to full time equivalents, which still recognizes a seasonal
workforce and moving to a square footage requirement both for ease of
understanding and to be more reflective of employees generated

» Consider expanding the target market for some restricted workforce housing.

» Use incentives to create rental housing.

= Determine appropriate base zoning and incentives in county nodes and Town districts
according to the Future Land Use Plan.

= Allow multi-family housing where consistent with the Future Land Use Plan.

Strategy 4.13: Establish a dedicated funding source for workforce housing
preservation and production
» I|dentify a long-term funding opportunity such as a seventh cent sales tax, additional
mil property tax, or real estate fransfer tax other funding source to allow for the Teton
County Housing Authority to to preserve existing market workforce housing with deed

restrictionsrestrict-existing-workforce-housing or build new restricted workforce

housing.

»  Continve-attempisto-institute-areal-estate-transfertaxzMake a long-term plan to

achieve the goal. Identify some short-term funding opportunities before long-term

funding source is available.
» Continue to fund the odmlnls’rrohon of the Teton County Housing Au’rhorl’ry out of the

General Fund

Strategy 4.4: Increase outreach and educational opportunities
* Increase awareness among the region’s employers about opportunities for
public/private approaches to increase the supply of workforce housing.
» Continue to communicate ‘rhe need for workforce housmq to support a vital

community.
Frecelss

Indicators

The community will use the following indicators to monitor achievement of this theme's values.

Jackson / Teton County Comprehensive Plan 5!



OBMEET OUR COMMUNITY’S HOUSING NEEDS (THEME 4) = 5BINDICATORS

Community Housing Indicators

| Review Period

| 1. Percentage of workforce housed locally >65% 5yr

2. Number of existing units restricted annually increase 1yr

3. Percentage of new units that are restricted increase 1yr

4. Number of houses lost from workforce housing monitor 5yr
stock

5. Ratio of workforce to population (FTE/capita) monitor 1yr

6. Number of rental units monitor 1yr

Jackson / Teton County Comprehensive Plan
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RICHARD A. JONES
2497 NORTH FIsH CREEK ROAD
P.O. Box 907
WILSON, WYOMING 83014
(307) 733-1914; FAX, (307) 734-8930
E-MAIL: RAJONES307 @AOL.COM

May 26, 2009

Board of County Commissioners
Teton County, Wyoming

P.O. Box 3594

Jackson, WY 83001

Teton County Planning Commission
P.O. Box 1727
Jackson, WY 83001

Gentlemen:

The April 3, 2009, draft of a new Comprehensive Plan (the “Plan™) is surely a disappointment to the
majority of those who have made Teton County their permanent home. It lays out an elaborate scheme
to manipulate and even promote development, but fails to limit growth or retard its pace.

The proposed Plan’s overarching commitment to ever more work force housing—and especially the
ambitious quota of 65%--envisions an extensive period of boundless growth. This devotion to the
construction of new work force housing overrides concerns for the preservation of wildlife, natural
resources and community character. In this defining respect, the Plan contravenes the hopes and
desires expressed by a substantial majority of the citizens of Teton County.

In establishing the paramount priority of more work force housing, the Plan fails to distinguish among
temporary, seasonal, resort workers and permanent, critical service personnel such as policemen,
teachers, and medical staff. Even more subtle distinctions might have been considered—such as the
differences between those who settle in the valley permanently, and those who intend to live here for a
year or two and then move on. But the arbitrary 65% quota lumps all of these different needs together
as the core of a single, compulsive imperative for more development of all kinds.

The pernicious effect of the drive for more work force housing is most clearly demonstrated by the
planned transformation of Wilson—to become a contemporary caricature of the company towns of a
century ago. It is easy to see why the residents of the Wilson “node” seem so opposed to the Plan.

In completing a new comprehensive plan for Teton County, its citizens, through their elected
representatives, will make the inescapable choice between the preservation of wildlife and community
values and the pursuit of excessive growth—including growth aggressively promoted for work force
housing.

Respectfully submitted,

Cc: Mr. Jeff Daugherty, Planning Director, Teton County



Alex Norton

Subject: Transportation Comments on Comprehensive Plan
Attachments: header.htm; SHIJH TCWY Comp Plan comments.pdf

From: Armond Acri
Sent: Friday, May 29, 2009 2:23 PM

Save Historic Jackson Hole submits the attached comments on the Transportation Theme of the Comprehensive Plan.
They were performed by Robert Bernstein P.E., a traffic consultant hired by Save Historic Jackson Hole to evaluate the
Comprehensive Plan. In his comments, Mr. Bernstein has 4 conclusions. We feel these conclusions must be addressed if
the Revised Comprehensive Plan is to be successful. Mr. Bernstein is available to answer any questions on his comments.
These comments have not been entered into the website.

Armond Acri
Executive Director
Save Historic Jackson Hole



ROBERT BERNSTEIN, P.E.

Consulting Transportation Engineer/Planner

May 6, 2009

Mr. Armond Acri

Save Historic Jackson Hole
PO Box 8205

Jackson, WY 83002

SUBJECT: Review of Traffic/Transportation Issues Associated with Jackson-Teton County
Draft Comprehensive Plan

Dear Mr. Acri,

I have prepared an evaluation of the Draft Jackson-Teton County Comprehensive Plan, per your
request. Primary conclusions of this evaluation are:

e The Multimodal Strategy described in the Draft Comprehensive Plan (Theme 6) states goals
and identifies principles, but omits analysis of conditions and specification of how its goals
are to be met, and as a consequence, there is no way to determine whether or not the Comp
Plan is reasonable and viable.

e The Draft Comp Plan does not provide needed updates of the Functional Classification Plan,
street design standards, Level of Service (LOS) definitions, and traffic volume standards.

e The Draft Comp Plan does not provide necessary complete traffic forecasts and full
traffic/transportation analysis of the Plan’s preferred land use scenario.

e The Draft Comp Plan does not specify the new roadways and capacity improvements needed
to meet the LOS and volume standards under the traffic loadings generated by the growth
and development envisioned by the Plan.

A complete set of conclusions and a discussion of those conclusions is attached. The
conclusions are based on a review and evaluation of related background information (including
the Draft Comprehensive Plan and its Appendices) and discussions with Town staff, County
Planning and Public Works staff, the County’s transportation planning consultant, and Wyoming
Department of Transportation (WYDOT) district staff and headquarters analysts.

If you have any questions or if you need additional information, please contact me.

Sincerely,

/"ﬂ TR r/_,T—_
MQ ot ‘b{ﬂ.fumuu}
Robert Bernstein, P.E.

Attachment: Summary of Qualifications

507 - 18th Avenue East (206) 325-4320
Seattle, Washington 98112 RBernstein. CE76@GTalumni.org fax (206) 325-4318



Save Historic Jackson Hole
May 6, 2009
Page 2

CONCLUSIONS

The Multimodal Strategy described in the Draft Comprehensive Plan (Theme 6) is
forward-thinking and laudable, but in terms of actual modal use and traffic it is
aspirational only. The Draft states goals and identifies principles, but omits analysis of
conditions and specification of how its goals are to be met. As a consequence, there is no
way to determine whether or not the Comp Plan is reasonable and viable. Furthermore,
the omissions create the untenable situation of leaving these difficult issues to be addressed
in the course of narrowly-focused, potentially adversarial development review cases.

1. The Draft Comp Plan does not determine and identify the transportation system access
and capacity needs of the growth envisioned by the Plan, nor does it determine how
those needs are to be met.

2. The Draft Comp Plan does not provide an updated Functional Classification Plan and
street design standards that will be able to effectively guide development of a complete
road network in the “suburbanizing” areas of the County and provide a clear, sound
basis for fair and efficient review of individual development applications.

3. The Draft Comp Plan does not provide updated Level of Service (LOS) and traffic
volume standards needed for system-level analysis of the County road network and for
impact evaluation of individual development proposals.

4. The Draft Comp Plan does not provide the complete traffic forecasts and full
traffic/transportation analysis of the Comprehensive Plan preferred land use scenario
that are necessary for refining LOS and traffic volume standards and for specifying the
road network improvements needed to serve anticipated growth.

5. The Draft Comp Plan does not specify the new roadways and capacity improvements
needed to meet the LOS and volume standards under the traffic loadings generated by
the growth and development envisioned by the Comprehensive Plan.

DISCUSSION

The Teton County Comprehensive Plan (Transportation Element) must incorporate the following
elements in order to effectively address the transportation planning concerns and needs
expressed by Save Historic Jackson Hole; i.e., to identify and meet the transportation system
access and capacity needs of the growth envisioned by the County Comprehensive Plan, and to
provide a clear and rational basis for evaluating individual development proposals.

Robert Bernstein, P.E.
Consulting Transportation Engineer/Planner
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Transportation Plan Purpose

In Teton County’s rapid growth environment, the County Transportation Plan (i.e., the
Comprehensive Plan Transportation Element) must serve two primary purposes: (1) to identify
and define the transportation system needed to adequately support the land uses, population, and
employment included in the Comprehensive Plan, and (2) to provide the plans and standards
necessary to effectively guide development in general, and to evaluate and condition individual
development proposals in particular.

Transportation System (Road Network)

The Draft Comp Plan has made only a minimal start towards defining the road network
needed to serve the envisioned growth. System planning actions still needed include:

1. Identify new regional/arterial road links needed,;

2. Determine additional arterial capacity needs (roadway widenings, intersection
improvements);

3. Lay out a complete arterial/collector network to serve growth areas, where the
existing rural road network has neither the capacity nor the coverage to provide
access to new development and accommodate the traffic generated by the
urban/suburban development envisioned by the Comp Plan; and

4. In cooperation with WYDOT, identify the State Highway intersection/interchange
improvements and new connections needed to accommaodate the traffic to be
generated by Comp Plan growth.

Functional Classifications

The County’s current Functional Classification Plan — and the street design standards associated
with it — are not adequate for effectively guiding development of a complete road network in the
“suburbanizing” areas of the County, or for providing a clear, sound basis for fair and efficient
review of individual development applications. Currently, the County has only three
classifications: Arterial, Collector, and Local. As formerly rural/exurban areas of the County
develop and suburbanize, and the road system expands to serve the increased traffic in those
areas, a broader, better-defined functional classification system is needed to guide development
of an efficient, effective road system.

In other parts of the West where the kind of growth now being experienced in Teton County has
been occurring for decades, functional classification systems have been expanded to meet those
needs. King County, Washington, for example, has seven classifications for County roads*
(regional highways are classified separately), and the definitions and requirements of each

! Principal Arterial, Minor Arterial, Collector Arterial, Commercial/Industrial Local Street, Residential Collector,
Residential Sub-Collector, and Residential Local Street.

Robert Bernstein, P.E.
Consulting Transportation Engineer/Planner
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classification are very specific and focused. Many of the smaller incorporated cities in the
county use the King County system.

Teton County probably does not need seven classifications, but its functional classification
system should be able to distinguish between County Arterials and major regional highways
(e.g., US89, WY22), and it should have a second collector classification for newly developing
residential areas. In addition, the definitions and requirements of the classifications need to be
expanded and clarified.

Level of Service (LOS) and Traffic Volume Standards

LOS and traffic volume standards are used for two primary purposes: (1) for system-level
analyses used to evaluate the ability of the County road network to safely and conveniently serve
anticipated traffic volumes, and to identify necessary road and traffic control improvements and
expansions, and (2) to evaluate the impacts of individual development proposals and identify
necessary mitigation measures.

The County’s current LOS and traffic volume standards are wholly inadequate for either of these
two purposes, and need to be significantly revised, refined, and expanded. The definition and
application of the LOS standards must be much more clearly specified, and the traffic volume
standards must be given formal meaning and authority (current volume standards are described
not as standards, but as “typical volumes”). In addition, the traffic volume standards must be
refined/expanded to be consistent with the refined/expanded functional classification plan
discussed above.

Analysis Requirements
Full analysis of Comprehensive Plan preferred land use scenario

In order to provide the information necessary to refine County LOS and traffic volume standards
and specify the road network improvements needed to serve anticipated growth, as discussed
above, a full traffic/transportation analysis of the Comprehensive Plan preferred land use
scenario will be necessary. This analysis will need to be based on complete traffic forecasts for
the preferred land use scenario.

Analysis of buildout scenario

In order to be able to specify the road network improvements and expansions needed to serve the
level of development possible (i.e., permitted by the Comp Plan), a full traffic/transportation
analysis of buildout of the Comprehensive Plan preferred land use scenario will be necessary for
the various growth areas in the County (South Park, Wilson, Aspen, Teton Village, Town of
Jackson). Simply planning for forecasted growth in areas with ‘excess’ development capacity
(i.e., areas where the Comp Plan allows for more development than is anticipated in the 20-year
planning horizon) is not enough, because some of those areas may grow more than is forecasted.
In such an instance, the Transportation Plan needs to have defined the road network

Robert Bernstein, P.E.
Consulting Transportation Engineer/Planner
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improvements and expansions necessary to support that additional development if the County is
to be able to adequately review and condition proposed developments. And of course, if the
transportation system cannot be expanded/improved enough to support the additional growth, the
Comp Plan should be revised to disallow it.

Analytical consistency of comprehensive planning and development review

The methodologies used to estimate trip generation and forecast traffic for the Comprehensive
Plan Transportation Element must be comparable to and consistent with those used for
development review traffic analyses. Without such consistency, there is the likelihood that
development traffic studies will either (a) identify impacts not anticipated by the Transportation
Plan, which, consequently, the County is unprepared to address, or (b) understate the impacts,
leaving the County unable to adequately condition the development.

Attachment: Summary of Qualifications

I have Bachelor’s and Master’s degrees in Civil Engineering (from Georgia Tech and
Northwestern University, respectively), and | am a registered professional engineer in Oregon,
Washington, California, Idaho, and New Jersey. | have over 30 years of transportation planning
and traffic engineering experience, including five years with the City of Portland, Oregon, and
seven years as Senior Transportation Engineer with the Puget Sound Council of Governments.
In these positions and as a private consultant, | have served as project traffic engineer and
transportation planner on dozens of arterial and highway conceptual design studies in Oregon,
Washington, California, and Georgia. | have prepared the transportation element for a dozen
city and county comprehensive plans, and | have conducted numerous regional and subregional
travel demand forecasting studies, traffic operations and safety analyses, and neighborhood
traffic management studies. In addition, | have provided on-call development review services
for several cities in Oregon, Washington, and California, and over the last 25 years | have
provided expert assistance on development-related traffic issues to over 100 community and
neighborhood groups in Oregon, Washington, and throughout the West.

Robert Bernstein, P.E.
Consulting Transportation Engineer/Planner



May 28, 2009

Town of Jackson and Teton County
P.O. Box 1727

Jackson, WY 83001

~ Submitted via email

Subject: Comprehensive Plan Comment on Spring 2009 Draft Plan
Dear Town of Jackson and Teton County Officials,

On behalf of Friends of Pathways (FOP), I would like to submit the following comments on
the spring 2009 Draft Jackson/Teton Comprehensive Plan (draft Plan).

Friends of Pathways is a private non-profit with 1,200 members serving Teton County, the
Town of Jackson and the greater Teton region. Friends of Pathways advocates the funding,
construction, maintenance, and use of pathways, trails, and complete streets through advocacy,
educational outreach, and public/private partnerships. Thank you for the opportunity to
comment.

In general, one FOP comment is there has been rather limited planning time and public
meeting opportunities that have focused on the transportation topic. Land use discussions have
been much more dominate. While certainly land use is important, the history of the Comp Plan
shows there is a direct relationship between land use and transportation, and that solving
transportation issues has been neither easy nor without controversy. There would be benefits to
the community for the Town and County to devote more time and open up more community
dialog on transportation issues as the Plan moves forward.

Friends of Pathways comments start with the Community Vision on page 7, and then shift to
the Transportation Theme 6 starting on page 59 (of the spring 2009 draft Plan). Quotes from the
draft Plan are highlighted in italics with page numbers for reference.

Page 13. Community Vision, Strategy Theme 6, Transportation

“The most sustainable way to provide for the community mobility is through alternate
modes of transportation such as transit, walking, carpooling, and bicycling. Part of
enabling this change is by placing people in closer proximity to services and by providing
travel choices—through a nodal development pattern and increased funding for transit
and other travel modes. A larger part is changing way we think about transportation
options.”

P.O. Box 2062 ~ 335 South Millward Street ~ Jackson, WY 83001
307.733.4534 ~ www.friendsofpathways.org



FOP generally supports this summary of the Theme 6 Multi-modal transportation. We
recommend this section should be improved with adding that TDM, or Mobility Management, is
another one of the list of key solutions, along with walking, bicycling, transit, and Ride Share
(perhaps better term than carpooling). Also, the final sentence should simply state “...increased
funding for the Active Transportation modes (or “alternative transportation modes’), not just
“...for transit and other travel modes”, which could be interpreted to mean wider roads.

Page 59. Current Theme 6 - Statement of Ideal
“Reduce resident and visitor reliance on single occupancy vehicles while still allowing
safe, efficient, and economic travel”

This statement could be one of several plan goals, but it is nowhere near inclusive or
measurable enough for a Statement of Ideal for the entire transportation system. Friends of
Pathways would like to suggest the following alternative statement. This is based on a significant
effort by the Sustaining Jackson Hole project that worked on the transportation issue for 3 years.
It incorporates the input and support of over a dozen transportation, planning, and energy
professionals and experts familiar with our community and its challenges.

Statement of Ideal — Friends of Pathways - Suggested Alternative:

“Town of Jackson/Teton County residents and visitors will be able to safely, efficiently,
and economically move into, within, and out of the county by a variety of transportation
choices that comprise an interconnected, multi-modal system based on conservation of
energy, enhancement of public health, and fuels that are clean and renewable. The
transportation system will allow for viable populations of all native species, the
preservation of natural scenic vistas, and the safe, unimpeded movement of wildlife.”

Comment Theme 6 - Why is this theme addressed: Include more key Issues
The opening section would be improved with a better statement of the problems, thus better
providing the answer to the question, “Why is this theme addressed?”

The draft Theme 6 primarily mentions the problem of roadway widening. There are
significant additional reasons why this theme is addressed that should be developed in the Plan,
these are:

e Environmental impacts of transportation (climate change, air/water/noise pollution)

e Energy issues, including goals to reduce use of fossil fuel and promoting alternative fuels

e Public health impacts of auto-centric transportation (obesity, diabetes, cardio vascular
disease)

e Economic impacts to JH of a changing world, where the cost of oil will continue to rise.

Comment — Mode Shift goals should be increased, not decreased
On page 59-60, the draft Plan states a substantially reduced goal for shifting trips — Why?

Draft Plan Page 59-60
“This will require that an additional 10% of all trips along these major corridors be
shifted out of single occupancy vehicles into another travel mode. Transit offers the most

FOP Comprehensive Plan Comment #1; Page 2 of 2



viable alternative to vehicular travel, however, roadway designs that use the ““complete
streets’ principle will help ensure that roads safely accommodate all modes of travel.”

This is a significant reduction from the current Comprehensive Plan. Today’s Plan
includes goals adopted by the Town of Jackson and Teton County in 2000 that are to increase
“ride share 1%, walking 4%, bicycling 4%, and transit 5%, which add up to a combined 14%
mode shift goal by 2020 under current policy. [Page 8-22 of Chapter 8 — Transportation, Third
Printing, October 2002] The draft Plan therefore represents nearly a one third reduction of the
current community goal for mode shift!

Friends of Pathways does not support any reduction in the modal shift goals for the new Plan.
It would be a step backwards from current policy, incompatible with the vision chapter of this
draft Plan, and runs counter to the public opinion received in the Comprehensive Plan process.
All Plan surveys clearly showed the public overwhelmingly supports multi-modal transportation,
including pathways, bicycle, walking, and transit. Residents also support public investments to
construct needed facilities and operate these alternative transportation systems safely and
efficiently. In fact, public support for Pathways was typically higher than any other mode of
travel in surveys as well as the recent SPET election.

This Plan should deliver on the public’s will for a real multi-modal system that is among the
best in the country. Such a system would go the farthest in minimizing environmental impacts of
motor vehicle travel, and would overall be the best for wildlife and all natural resources. This
means:

Completing the pathways system.

Greatly improving the pedestrian walkways in Jackson and all the mixed use villages

Making every street a complete street that serves all the users.

Expanding the START system, making it viable for more of the community and adding

new routes to Wilson, the Airport, National Parks, and connecting to the region.

5. Working collaboratively on transportation projects with WYDOT, Bridger-Teton NF, and
Grand Teton National Park.

6. Use the best of alternative fuel technology to minimize the carbon footprint of Jackson
Hole’s transportation system..

7. Developing a high level of expertise in successful participation in federal funding for

transportation projects - through the STIP and a wide range of federal grant opportunities

in SAFETEA-LU the federal transportation bill, and other federal programs.

b

It also means leadership-level participation in the regional transportation system now
underway and being formed with support from the ARRA Stimulus funds, Idaho Transportation
Department, and Yellowstone Business Partnership. START should and can be inter-connected
with the entire regional transportation system now being developed.

Imagine full access to our region including the parks with one simple ticket connecting us to
our neighboring communities and beyond. This regional transit system is underway, and the Plan
should specifically include recognition and policy support. FOP believes it is important to
broaden the Plan’s view of our region to include mention of future transit connections the next

FOP Comprehensive Plan Comment #1; Page 3 of 3



step beyond Teton Valley and Alpine to connect Jackson to the main greater Yellowstone
gateway cities like Idaho Falls, Bozeman and others. This is needed to support the future of
travel in our region, including sustainable access for tourism, as gas prices will continue to climb
over the next few decades.

Forward thinking goals should be a hallmark of this Plan, and taking steps backwards in
mode shift would be the wrong way to go. Instead, the Plan should be revised to set higher goals
and take much more advantage of the synergy of a comprehensive transportation strategy and
action plan. This is possible - Many progressive local governments in America are achieving
mode shift changes that exceed these levels, and most European nations are well above this - the
Netherlands has bike mode share of 30% nationwide. Jackson Hole must as well. Goals such as
the following should be considered:

Mode Share of all transportation trips* - Proposed by Friends of Pathways:
e 10% Bicycle
e 10% Walking
e 10% Transit
e 10% TDM Reduction of motor vehicle trips
e 10% Ride Share reduction of motor vehicle trips
e 50% Total Alternative Mode share of all Jackson Hole trips by 2030.
*( Note “one trip” is travel of one block or more, for any purpose)

Comment: The Plan must rely on a combination of all active transportation solutions.
One important example of how the draft Plan language could be significantly improved is
this statement on page 60, which is repeated in the draft Plan in multiple locations:

Page 60.
“Transit offers the most viable alternative to vehicular travel...”

This statement should be revised to more accurately reflect the reality that a combination of
strategies will be required for Jackson’s transportation future. Each alternative transportation
mode — Walk, Bike, Transit - has advantages, and works well in some, but typically not all,
circumstances.

Therefore the statement should be expanded to properly support the key additional alternative
modes and key programs. Modern transportation research is clear — successful communities are
using a combined, multi-modal approach, which is what the draft Plan claims to embrace. Thus,
the language changes proposed are consistent with the intent of the Plan.

For the new Plan to succeed it must proposed more specific, comprehensive, and integrated
solutions. A proposed improved statement would be:

FOP Suggested change:

Transit, bicycle and pedestrian modes (including the pathways system) offer
alternatives to private motor vehicle travel for many trips. These “Active Transportation”
modes have the lowest environmental impacts and carbon footprint, and will be
encouraged.

FOP Comprehensive Plan Comment #1; Page 4 of 4



(Note: there is a national shift in word usage to change from “alternative transportation” to
“Active Transportation” and this Plan should consider changing to that newer term).

In additional to embracing all the “Active Transportation” modes of Walk/Bike/Transit, the
Plan needs to include a more robust Mobility Management strategy (or Transportation Demand
Management). This must also play a key role in shifting private motor vehicle trips to less impact
modes and methods.

Each mode has its benefits and challenges, and the Plan needs to embrace all the alternative
modes to fully develop a multi-modal system. Bicycle and walking are great for short to medium
trip lengths, and since research shows 40% of all trips are 2 miles or less, there is substantial
potential to increase these trips. Transit works well on fixed routes, including in-Town, Teton
Village routes, and commuter routes from Teton Valley and Alpine. Today’s START system can
be expanded in service frequency and with enhanced buses, which will increase use. The Plan
should endorse potential transit extensions to the Airport and Grand Teton National Park,
additional routes like Wilson and South Park, and better service to mixed use village nodes.
Bike, walk modes can also be combined well with Transit, leveraging more use.

Page 61.
“Principles and Policies 6.1 - Increase the share of trips made by alternative modes,
especially transit™

Same comment, this must be revised to be more inclusive. There is no magic bullet in transit,
which in fact it is very expensive and the Plan even acknowledges on p. 60 it does not serve all
the dispersed sections of our community. The other modes frequently are more cost effective,
serve most of Jackson Hole, are better for public health goals, and are the clear environmental
winners. The best modes from an environmental sustainability standpoint are clearly the active
modes of bicycling and walking — nothing else comes close. Transit is important and is more
efficient that single passenger vehicles, FOP supports it, but Transit is only one of the viable
options that should be prioritized.

Page 61.
“Policies 6.1.a: Establish a permanent funding source for transit™

Friends of Pathways strongly recommends this Permanent Funding Source policy be
expanded to include pathway, pedestrian and bicycle systems needs in any new funding source.
For example, pedestrian facilities are one of the most important and challenging areas that need
investment. The Town of Jackson and all Teton County villages have seriously deficient
walkway systems, long capital needs lists, and limited funding sources. Pathways maintenance is
equally very important to preserve the investments, encourage use, and provide high quality
service. But funds for pathway maintenance have been severely cut in 2009 and would also
benefit from a permanent funding source.

Page 62.
“Policies 6.1.c: Research Regional Transportation Authority Viability”
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This Policy section should be expanded to reflect the significant Regional Transportation
Planning that is currently underway in our Teton/Yellowstone Region. The Plan should reference
the Regional Transportation Concept Plan recently completed by the Idaho Transportation
Department and the Yellowstone Business Partnership, which has recommended a
Transportation Co-Op be formed. The Co-Op concept has received over $535,000 in ARRA
Transit Stimulus funding from ITD, in June 2009 next plans to hire a full time staff and launch a
regional transit pilot program.

The Regional Transportation Concept Plan recognized START as the most successful Transit
System in the region. This regional transit planning offers Jackson a tremendous opportunity to
connect regionally. The opportunity to expand on the somewhat limited Regional Transportation
language in the draft Plan is significant. The Plan should be revised to establish a local vision for
how Jackson will fit into a future regional transportation network of not only transit, but also
pathways and complete streets.

Leveraging the means and resources of our Greater Yellowstone region, including Idaho and
Montana communities and the two National Parks is a significant opportunity. The Plan touches
on the topic, but should be more specific, clear, measureable, and inclusive.

Please revise the Plan to include policy support and commitment to participate in the regional
transportation planning underway. This is important not only for our local transportation, but
also to support the future of travel and tourism in the Greater Yellowstone. Simply relying on
motor vehicles for regional access will not be adequate to achieve our goals in the future. For
more information please see: http://yellowstonebusiness.org/transportation/

Page 62.
“Policies 6.1.d: Interconnect all modes...”

This 6.1.d is mostly a Transit statement; it should be expanded for all the modes.

Page 62.
“Policies 6.2 Reduce reliance on single occupancy vehicle travel™

The Principle 6.2 needs to be specific, “single occupancy [add] MOTOR vehicle travel”. One
reason, a bicycle is defined as a vehicle by Wyoming statute. So the Plan should call out motor
vehicle where that is intended.

Also, perhaps in this section, there should be a basic policy statement on the primary “active
transportation” modes. Add a bicycle section, pedestrian section, pathway section, and transit. In
addition, this may be the place to add significant policy statement on adding a “Mobility
Management (or TDM)” section with measureable goals.

One of the world’s leading TDM experts Todd Litman has lectured in Jackson Hole on two

recent occasions. Litman states that aggressive TDM programs can shift up to 20% of trips from
high impact to lower impact via a mix of ride-share, employer, and neighborhood programs. See:
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http://www.vtpi.org/tdm/ Jackson could easily seek 10% TDM type motor vehicle reductions
using off the shelf, proven programs.

Page 62.
“Policies 6.2.c Require Development to promote alternative modes...”

Should be expanded to require easements of developments to provide for sidewalk, pathways
and transit needs. While a rational nexus must be met, that starts with good and specific policy
support in comprehensive planning documents like this. Please add mention of this topic in the
appropriate locations. This will help with future LDR revisions as well.

Page 62.
“Policies 6.2.d: Discourage single occupancy vehicles™

See comments above, this may be the place to add a “Mobility Management” or TDM policy.

Page 63.

“Principle 6.3—Maintain a safe, efficient, interconnected, multi-modal transportation
system™

“Principle 6.3.b Coordinate network decisions...”

This should be substantially enhanced to spell out, in simple measureable ways, how all of
Jackson’s Transportation Improvement Programs are developed, coordinated, and updated. State
TIPs are federal requirements of States (STIP), and the current Comp Plan requires that an
annual local TIP for Jackson Hole be developed.

The reality is, the Town and County have substantially failed to follow through with this
critical aspect of transportation planning. There is no on-going TIP as required by the current
Comp Plan, which states:

2002 Comp Plan Page 8-47: “The Town and County will develop a Transportation
Improvement Program that represents a master summary of the transportation
components of the improvement programs developed by each agency and department.

Principle 6.3.c Review land use proposals...
This should also mention the concept of requiring reasonable easements for pathways,
sidewalks, and/or transit needs.

Page 64: Potential Transportation Network Projects:
This section of the draft Plan only contains highway projects, and thus is a highly limited list.
A list of highway projects is appropriate in the Plan and should be included. However, it is
equally critical a much broader list of improvements be included as well, and that the highway
projects are being considered as meeting Complete Streets and Context Sensitive principles. The
list should include all known major Transit, Bicycle, and Pedestrian projects. As a starting point,
this would need to include:
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e West Broadway 5-Way Main Street Project: roads, sidewalks, bike lanes, a complete
street project.

WY-22 and West Broadway Pathway
New START Transit Center
Sidewalks in Town and mixed use villages

Hoback-Jackson South Project (Complete Street - highway, pathway, wildlife mitigation,
river recreation access, and transit needs)

Draft Plan Page 65 - Strategies:

In general, the Theme 6 Strategies section is less specific and potentially less helpful that the
current Transportation Chapter 8. It lacks measurable details and guidance on what is
recommended, what agency is responsible for what actions, and does not adequately discuss how
this plan is to be integrated with the WYDOT and Federal agencies STIP (State/National level).

Strategy 6.1: Establish a dedicated funding source for alternate modes of travel

1 Dedicate a seventh cent sales tax, additional mil property tax, or other funding source
to the provision of infrastructure for alternate transportation modes with transit as the
priority.

Comment: Strike Transit as priority. Transit should be one priority, but sidewalks and
pathways are equally important and must also be in the eligible list for funding.

Strategy 6.3: Create a behavioral shift program to increase travel by alternate
modes

" Educate the community on alternative mode travel options and benefits.

] Pursue home mail delivery.

"1 Encourage or require students in all grades to take alternate modes of transportation
to school rather than driving or being driven.

"1 Pursue transit service between Jackson and the airport.

1 Establish a trip reduction coordinator to work with employers to reduce trips and
facilitate carpooling.

Comment: As noted above in the policy section, this strategy needs to be better called out in
the policies. This strategy is a good start, but would benefit by selecting a name — is it to be a
TDM or Mobility Management Program? Those seem more descriptive that “behavioral shift”.
Also, transit service to the Airport is a new transit route, not behavioral shift, this should be
shifted to a revised Strategy 6.2 for a more comprehensive transit strategy section, which could
also include Regional Transportation Co-OP and Regional Transportation Authority strategies.

Strategy 6.4: Update road design standards

"1 Include “Complete Streets” and “Context Sensitive Solutions” policies in road design
regulations.

") Include wildlife crossing and other wildlife mitigation standards in road design
regulations.

Comment: The new Plan should go farther and formally adopt a strong Policy Statement on
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Complete Streets. This strategy can then be expanded then to show how the policy will be
implemented. It should be more specific that it will apply to Town, County, and WYDOT. FOP
would like to note it is very likely the U.S. Congress will include a new federally required
Complete Streets policy in the big Transportation Reauthorization bill currently underway and
expected to be completed next year.

Strategy 6.5: Update land use review standards

] Concurrently review development projects for transportation impacts that can be
mitigated.

] Track incremental impacts and periodically evaluate their cumulative effect.

] Institute a countywide transportation demand management program.

] Adopt design standards to promote alternate modes of travel.

"1 Reevaluate parking standards and other regulations that may promote the single
occupancy vehicle.

Comment: Here, this should discuss how land use review could help TDM goals. The
program itself should be covered above under behavioral shift, or TDM section. Additional
mention of the need to secure easements for sidewalks, pathways, and transit should be noted.

Strategy 6.6: Cooperatively create, maintain, fund, implement, and monitor a
joint town/county Transportation Capital Improvement Plan

"] Prioritize projects within the plan across all modes to implement this theme.

"1 Establish permanent traffic counters for all modes of travel on specific corridors in
order to monitor the effectiveness of crucial segments of the transportation system.

Comment: Cooperative planning for the TIP is an important topic, but at stated this is
substantially incomplete and hard to track progress. It should spell out who is responsible to do
it, and should be expanded to include WYDOT and the federal agencies, BTNF, GRTE, YELL,
NER. It is worth reviewing the current Chapter 8, which has a much more specific process.

The unfortunate reality is the Town and County have not followed the adopted policy in
Chapter 8 in recent years. However, this is not a reason to take key details out of the plan; rather,
this should be an opportunity to redouble efforts on critical components like the development of
the multi-modal local TIP. This is crucial for the success of any multi-modal system.

Strategy 6.7: Research a Regional Transportation Authority

"I Discuss with neighboring jurisdictions and state and federal officials the costs and
benefits of a Regional Transportation Authority.

"I Discuss with neighboring jurisdictions improvements that can be made to the regional
transportation system.

See Earlier Comment: Teton County and Town should engage in the Regional Transportation
Planning efforts underway, and should explore the potential benefits of joining the Pilot
Transportation Co-Op being launched with ARRA Stimulus transit funding. RTAs are one
possible option, and should be explored. However, there is substantial opportunity to fund much
the START system’s needs through participation in the Regional System. This should be
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embraced fully in the Plan.
Page 66: Indicators:

The draft Plan Indicators are incomplete, far to general, and missing important items. The
indicators should specifically set goals and track transit, bicycle and pedestrian mode share along
with single and multi passenger motor vehicles. See FOP’s proposed Mode-Shift goals earlier in
this comment letter. The current Plan has good, measureable and specific goals - those should be
expanded on, not reduced.

The Plan should also require an update of the Teton/Jackson Travel Study. This key study
should be updated every 5 years as is called for in the current plan. Travel Studies are considered
essential tools by noted transportation experts such as Dr. John Pucher, and are frequently used
in leading communities.

(see: http://www.tetonwyo.org/plan/docs/SpecialReports/TetonCountyTravelStudy2001.pdf)

In conclusion: This is our first comment letter on the draft Plan. These comments will likely
be added to as the discussion continues and revisions are made to the Plan. Please contact me if
you have questions or wish more information on any of the points and issues raised.

On behalf of the Friends of Pathways Board of Trustees and our members we thank you
again for your consideration of these comments.

Sincerely,

Tim Young, Executive Director
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PHELPS H. SWIFT, JR.
P.O. Box 715
Wilson, Wyoming 83014

June 8, 2009
Jackson/Teton Plan Public Officials

RE:  Comments to Jackson/Teton County Comprehensive Plan (“Comp Plan”)

Dear Planning Officials,

Thank you for the opportunity to comment on the draft Comp Plan.

General Comments to Public Process. Your written comment period is too
short in the context of such an aggressive, complex, and game changing Comp
Plan.

No public meeting was scheduled for the Aspens/Teton Pines area despite
the huge proposed change to the character of this area. This oversight should be
corrected by scheduling a local meeting with appropriate notice.

I attended the Teton Village public hearing and was offended that staff
prematurely cutoff public comment and failed to record any of the thoughtful
- comments. : ) :

General Comments Regarding Substance of Comp Plan. The Comp Plan
attempts to do too much too fast. By “rezoning” the County in a single
document, much is lost from the traditional scrutiny of site specific review.

The “ivory tower/laboratory” approach to planning our community fails
to square with the existing “on the ground” character and land use conditions,
ignores the reasonable expectations of our residents, and destroys investments
premised upon thirty (30) years of land use regulations. The textbook principles
establishing “nodes” based on location, services, and infrastructure ignore
existing legal restrictions, including private covenants and State laws, fail to



Jackson/Teton Plan Public Officials
June 8, 2009
Page2of 3

protect the character of existing neighborhoods, and promote chaos, uncertainty,
and unpredictability for the areas targeted for huge growth and density such as
Wilson and the Aspens.

Aspens/Raintree Area. Pam and I have lived on the Village Road since we
purchased our first home in Nethercott in 1977. We have resided in the Raintree
subdivision since 1986 so we are significantly affected by the proposed
transformation of our neighborhood to node. The Raintree subdivision is a low
key subdivision inhabited by local working residents often outnumbered by
wildlife. The thought of adding a hundred or more homes at thirty (30) times
existing density to our neighborhood is unthinkable.

The Aspens/Raintree neighborhood represents a diverse and vital
neighborhood comprised of longtime residents, local workers, visitors and
second home owners; it is not a blighted community in need of redevelopment.

The Raintree subdivision is currently zoned NCSF in recognition of its long
established single family three (3) acre neighborhood.  Existing land
development regulations promote the stability of existing land uses and insure
the protection of desired community character of each zoning district. Private
restrictions and State law also protect our neighborhood character and values.

The proposed Comp Plan targets the Raintree neighborhood for mixed-
use high density residential development which could increase housing density
thirty (30) times. It is unclear whether these are poker faced negotiating tactics
hoping for some lesser density or an honest planning effort. The planners have
no “skin in the game.” None of the existing stakeholder owners in the
neighborhood were contacted for their input prior to the release of the draft
Comp Plan. - ' ‘

The proposed Aspens/Raintree rezoning destroys the reasonable
expectations and investment of the neighborhood residents. It represents an
overly intrusive impact to an existing single family neighborhood and ignores
existing legal rights, restrictions, and covenants including an open space
dedication, express deed restrictions, private covenants, and Wyoming law.

Surgical site specific infill which encourages compatible growth in an
existing neighborhood is the preferred course to broad brush rezoning with a
blunt instrument such as proposed under the draft Comp Plan. Density for the
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Aspens/Raintree area should be reduced to mirror the existing platted single
family neighborhood. Otherwise, our neighborhood character will be destroyed.

There is no need to throw out the 1994 plan. What happened to the idea
to update it? :

Thanks for your consideration.

Very truly yours,

B —

Phelps H. Swift, Jr.

PHS/tab

LI\ Phelps\PHS Personal \Raintree Subd \ Comp Plan\Correspondence\Jackson_Teton Plan Public Officials 09_06_08.doc
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