
















2009 COMPREHENSIVE PLAN UPDATE – An Assessment 
South Park Neighbors - May 15, 2009 

Richard Bloom 
 
This plan will guide the Valley’s planning and development for the next 10-20 years. In the next 
step, it will guide us in amending land development regulations. Stakes are high, and outcomes 
permanent. We have to get this right. 
 
What follows is a summary assessment provided to my neighbors – major issues and changes 
needed. The current draft is not the community’s plan – far from it. Yet! Thanks go to a number 
of South Park Neighbor economists, planning experts, developers, rural land owners, biologists, 
workforce homeowners, affordable homeowners, builders, educators and others that helped 
shape this assessment. We trust this collaborative work will assist you in reviewing the issues 
and addressing needed solutions. 
 
Comprehensive Plan Priorities – Major Issues, Changes Needed 
 
Overall: Community Vision vs. the New Plan Draft 
 
• Our plan, our responsibility, our legacy, is to guarantee that this valley, its wildlife, its vistas, 

its uniqueness, are preserved for all time.  There are no bailouts if we fail. 
 
• We expect the plan to work to protect Jackson Hole’s cherished wildlife and open spaces, 

while also addressing workforce housing needs in a measured way. 
 
• The new plan draft lacks the policy direction needed to accomplish these goals.  
 
• Although there are good things in the plan that respond to the community’s desires (such as 

creation of an appointed, volunteer Environment Commission concerned with wildlife issues 
and human-caused impacts, or heightened emphasis on workforce housing), the foundation 
of the plan rests on a false assumption - that the community wants more growth. 

  
The existing (1994) plan says our community’s vision is to ‘promote economic sustenance 
that does not depend on population growth.’ (p 5) 
 
The new (2009) plan says ‘the concept of sustainability within the context of the community's 
vision delineates that...ecosystem preservation does not preclude growth and development 
necessary to meet our community's human needs.’ (p 8) 
 
Hunh? 
 

• The draft also fails the community's mandate to consider the implications of build-out, and 
evaluate the consequences of overall growth in the valley.  
 

• By heading for a potentially larger build-out, not having clear prioritized open space 
incentives (especially in greater South Park, where density incentives will be directed 100% 
to workforce housing, not at all to open space preservation), and recommending almost 9 
million square feet of new job-creating commercial space, we assure that workforce housing 
shortages will only get worse, open space likely will not be protected, quality of life will 
diminish, and most importantly wildlife and natural resources will erode further. All in a failed 
attempt to focus the plan solely on pattern of growth – and not respond to the public’s desire 
for a less-growth strategy. 

 
• ‘We cannot grow our way out of growth-related problems.’ – Kristy Bruner, Jackson Hole 

Conservation Alliance 
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• People and wildlife both lose in this plan. 
 
• The plan fails on all important points – quality of life, workforce housing, taxes, wildlife, open 

space, rural land owners.  
 
Wildlife, Natural Resources, Open Space 
 
• Wildlife and natural resources should be the top priority in all districts, without compromise 

 
• Draft Plan Principle 1.1: ‘Maintain viable populations of all native species’ 
 

Policy 1.1 g: Permeability of development for wildlife: ‘In all areas, except those designated 
for mixed use or more intense development in the Town of Jackson or County nodes, 
development will be designed to accommodate wildlife movement.’ 

 
We believe, to achieve Draft Plan Principle 1.1, the design of development in ALL nodes 
identified for growth must allow for wildlife movement permeability. 

 
• The existing (1994) plan includes an entire chapter on natural and scenic resources, defining 

them as distinct key assets of the community. The new draft de-emphasizes the importance 
of scenic resources. This is particularly evident for South Park. 

 
The existing (1994) plan (Chapter 1, p 4) identifies South Park as a key area for scenic 
resource protection. The Scenic Resources Overlay covers major sections of this district, 
including open space where 1) ranching should continue, 2) wildlife habitat should be 
preserved, and 3) the visual qualities of scenic vistas should be protected.  
 
The 1994 plan specifically identifies the hay meadows of South Park, the Spring Gulch scenic 
area, ranchlands along Teton Village Road, and Buffalo Valley as areas to be kept free of 
development to the maximum extent possible, to help preserve rural character, critical wildlife 
habitat, and important image-setting scenic vistas and river corridors, as well as to encourage 
the continuation of ranching and other types of traditional agriculture as a vital part of 
community character. 
 
The 1994 plan adds: ‘where possible, the County should be flexible with its development 
regulations as an encouragement to land owners to permanently protect these wildlife, scenic, 
and agricultural areas’ (p 5) 
 

• The new draft plan does not contain a mechanism to permanently protect rural open space. 
Moreover, it specifically removes South Park from areas now recommended for 
preservation. (Policy 1.6a) 
 

Growth 
 
• Growth will occur. Current entitlements are huge (with much of it ‘shovel-ready’ but currently 

on hold, due to financing and/or feasibility issues): over 6,000 new homes and over 4M sq ft 
of additional commercial space. These entitlements include platted but unbuilt lots, base 
property rights, and significant remaining resort development, which together will take our 
community from a current population of 20,000 to over 30,000. 

 
• At stake in current plan discussions is growth beyond existing entitlements - ‘upzones.’ 

Upzones will potentially add 2,100 more homes and 4.8M more commercial sq ft than where 
we were already headed (Appendix I). 

 



• So it is not growth vs. no growth – it is how much additional growth. 
 
• The draft plan foresees future growth as follows: 
 

Existing Built
New Draft Plan 

Could Add:
Resulting Total 

Buildout
# Housing Units 9,815                   9,880                   19,695                 
Housed Population (if 2/unit) 19,630                 19,760                 39,390                 

Commercial Space (sq ft) 7,917,000            8,807,000            16,724,000          
# Jobs (if 4/1000 sq ft) 35,228                 66,896                 

# Workers Without Housing 15,468                 27,506                 

Jackson & Teton County

 
 
• The number of housing units would more than double, from almost 10,000 existing right now to a 

total buildout of almost 20,000. Assuming approximately 2 residents per housing unit (Planner range 
is 1.74 -2.37), the housed population in Jackson and Teton County would also more than double, to 
almost 40,000 residents. 

 
• Commercial space would more than double. Assuming approximately 4 new jobs created per 

thousand sq ft of commercial space (Planners estimate 1 job/240 sq ft, Appendix C, p 16), that 
means over 35,000 directly-created new jobs and (see above) an even greater housing deficit than 
we have today – far greater.  

 
• All of these new residents and workers would create demands for additional workers in the form of 

new needed teachers, nurses, police, plow drivers, etc., further compounding the valley’s 
already escalating housing shortage. 

 
• About 20,000 people currently live in Jackson Hole, others commute here to work, and at peak times 

of the year, about 20,000 more tourists are visiting daily. With the tremendous demand for new 
workers, the increase in new residents, increasing tourist visitation, and even more commuting 
workers, the plan leads to a deeper workforce housing shortage, tremendous increase in 
commuters, and doubling of the resident population. Just to illustrate, today’s peak summer driving 
and parking conditions become the everyday norm – or worse. 
 

• ‘Responsible Growth’ should be deleted as a priority in the Comprehensive Plan. It isn’t one 
(even if responsible). 

 
• Overall buildout should be reduced 
 
• Maximum build-out should be specifically defined, capped and permanent, with a slow, 

sustainable rate of growth over an extended time 
 
• Job-creating commercial should be constrained. 
 
• If a growth theme needs to be articulated in the plan, call it Reduced Build-Out/Growth Rate. 

Then consider ‘managing the pattern of growth’ as a critical sub-goal. 
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Workforce Housing / Community Diversity 
 
• Workforce housing inducers need to be addressed as much as solutions. 
 
• Non-growth solutions should be prioritized 
 
• The community wants less growth while addressing workforce housing. This could be 

accomplished with minimal growth by: 
 
Identifying a permanent funding source to purchase and redevelop existing housing. 
 
Increasing housing mitigation rates on new residential and commercial development 

 
• The plan will worsen workforce housing. Commercial and homes create new demands. 

Example: Rocky Mountain Bank, recently approved on Broadway, will create 65 jobs. 
Mitigation is set to provide just over 1 (one) workforce housing unit. 

 
• The plan recommends new job-creating commercial that would require almost 12 projects of 

the size currently proposed for the NW corner of South Park, just to house all of the new 
workers (assuming 2 workers per home). Even with foreseen growth there won’t be room for 
this many new residents, as the housing expansion won’t keep up.  

   
• Reduce the job-creating commercial in the plan, and require all development to fully offset 

direct impacts on workforce housing and infrastructure demands. Achieve this through 
adequate housing mitigation rates (requirements for developers to provide housing for most 
of their workers) and exactions (fees to cover impacts to parks, roads, sewer, and water).  

 
• In-fill in town should be the first priority before considering expansion into targeted County 

nodes (including NW South Park) or Town “growth areas” 
 
• The plan prioritizes needs of humans who may live here in the future over the needs of 

current residents. The needs of current residents should take priority. 
 
Outcomes & Impacts 
 
• The final plan must have clear and specific data to show outcomes and impacts on wildlife, 

traffic, roads, schools, environmental, taxes, and other quality of life issues. 
 
• Costs of growth: Taxes will go up. Social services will get worse, not better, as demand 

increases and funding falls behind. Crime and traffic will go up. This is not wildlife vs. the 
people. All lose. In fact, people lose the most.  

 
• Who benefits from growth? A few landowners will, while the majority of rural land owners will 

lose opportunities for economic return, even while they continue to support open space and 
wildlife. 

 
• When clarifying outcomes and impacts, the plan should also look at documented motorist 

conflict zones, and require wildlife-friendly solutions 
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Plan Language 
 
• New (2009) plan’s vision statement: ‘Preserve and protect the area’s ecosystem and natural 

resources and meet the community’s human needs in a sustainable and predictable 
manner.’ (p 7) 

 
• The plan needs to clearly define ‘Human Needs’. These should be tied back to other 

priorities, recognizing that human needs will be best met when they do not depend on 
continued growth in a hopeless attempt to grow ourselves out of a growth-caused situation. 

 
• The terms ‘Human Needs’ and ‘Community Benefit’ are dangerously vague, taking us back 

to setting policy with three votes on Town Council or County Commission. 
 
• ‘Sustainability’ is a plan priority, yet growth limits are not defined, determined, or set in the 

plan. 
 
• Sustainable development ties together concern for the carrying capacity of natural systems 

with the social challenges facing humanity. As early as the 1970s, ‘sustainability’ was used 
to describe an economy ‘in equilibrium with basic ecological support systems.’ Ecologists 
have pointed to the ‘limits of growth’ and presented the alternative of a ‘steady state 
economy’ in order to address environmental concerns.* 

 
• In the new plan draft, sustainability is selectively defined so as to support growth. ‘The 

concept of sustainability within the context of the community's vision delineates that … 
ecosystem preservation does not preclude growth and development necessary to meet our 
community's human needs.’ (p 8) 

 
• Can we really have our cake and eat it too? Others say no, not really. ‘The idea of 

sustainable development is sometimes viewed as an oxymoron because development 
inevitably depletes and degrades the environment.’ ** 

 
• We should replace the definition of ‘sustainability’ in the draft plan with the language of our 

current (1994) plan, where the overarching goal is to break our dependence on continued 
growth in order to achieve human needs. We want ‘an economy not dependent on growth.’ 

 
 
____________ 
* Meadows, Meadows, Randers, & Behrens, 1971. The Limits to Growth. New York: Universe Books. 
** Redclift, M. (2005). Sustainable Development (1987-2005): an Oxymoron Comes of Age. Sustainable 
Development 13(4): 212-27). 
 



 
 
South Park – Poster Child for Growth 
 
Question: does South Park have any wildlife values or open space worth preserving? 
 
The following picture and caption ran in the Jackson Hole Daily May 1: 
 

 
 
A bald eagle perches on a fence post while looking for a meal in a field Wednesday morning in South 
Park. Bradly J. Boner / JACKSON HOLE DAILY 
 
In the new draft plan, language states or implies a future for South Park that qualitatively could 
also happen to other valley ‘nodes’ targeted for growth. 
 
• Unwinding of protections for open space, and scenic and wildlife values                           

(Policy 1.6a; Policy 2.3b)  
 
• Dramatic upzoning, commercial and residential footholds established, without protection 

from future expansion 
(Appendix I, p 4; South Park District description p110;  Policy 2.5b) 

 
• Density incentives directed to workforce housing only (and not to open space protection) 

(Policy 2.3b) 
 
• Removal of wildlife connectivity values (no requirement for wildlife permeability in 

development design standards) 
(Principle 1.1, p19) 

 
Example: 
The plan proposes eliminating all language calling for permanent open space protection for 
portions of South Park, and for protection of scenic and wildlife values in the South Park region: 
 
2009 Plan, Policy 1.6a: ‘Conserve agricultural lands and agriculture throughout Teton County: 
The County will support efforts of landowners and land trusts to permanently conserve large 
intact parcels of land and to continue farming in Alta, Buffalo Valley, the Gros Ventre area, 
Spring Gulch, and south Fall Creek Road.’ 
 
South Park was first on the list in this section of the 1994 Plan. The new language strips South 
Park of such protection, implying that the entirety of the South Park district does not deserve 
conservation and directly unwinding the protection in our existing plan. (1994 Comprehensive 
Plan, Promote Stewardship of Wildlife and Natural Resources (Theme 1) - pg. 24). 
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For South Park, the following 2009 Plan adjustments are in order:     
 
• Wildlife and Natural Resources should be first priority for the South Park district 
• Clearly articulate the entire district as containing important wildlife, connectivity, and scenic 

values, using language similar to that in the current (1994) comp plan. 
• Delete language that states South Park will be built out from ‘north to south starting at High 

School Road.’ 
• Exhaust in-fill in town before considering any expansion into new County nodes (including 

NW South Park) or targeted Town growth areas. 
• Drastically reduce the proposed NW South Park 400-acre, 1,500-unit housing node, both in 

footprint and number of units, consistent with a less-growth plan. 
• Clearly state that any density incentives used for the reduced NW South Park node will be 

derived from permanent open space protection within the district only, not from Alta or 
Buffalo Valley. 

• At least 50% of any density incentive in any County node or targeted Town growth area to 
be derived from permanent open space incentives (not solely from workforce housing), still 
leaving 50% available to incentivize additional deed-restricted workforce housing. 

• The reduced NW South Park node to have a 1/8 mile pull-back from both High School and 
South Park Loop Roads, to respect the educational nature of HS Road and the scenic value 
of South Park Loop. 

• The design of any development in the reduced NW South Park node to allow wildlife 
movement permeability. 

• The design of any East-West connector road to not encourage further sprawl towards Rafter 
J in the future. 

• The design of the reduced NW node to not add traffic volumes onto High School Road. 
• No annexation of the new reduced node until it is designed and approved under County 

LDR criteria. No annexation as a whole, to then fall into Town design standards. 
• The Tribal Trails connector between South Park Loop Road and HWY 22 not even 

considered until all solutions for improving the ‘Y’ intersection are exhausted, and 
assurances made that no new traffic would be diverted onto High School Road. 

 
 
Richard Bloom 
South Park Neighbors - May 15, 2009 
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	 Whadda ya mean,

‘There goes the rope’? Sometimes, even
the best laid plans
go awry.

We’re afraid that’s what has happened 
with the Jackson/Teton County 
Comprehensive Plan.

Nearly a year after our community 
saw the first draft of the Comp Plan,
a new draft was released in April 2009.

And while this draft plan looks good 
at first glance, a closer look shows 
that it lacks essential policies needed 
to ensure that it will do what our 
community has repeatedly said it 
wants the plan to do:

• Protect wildlife and open space

• Manage growth responsibly

• Provide workforce housing

The question is, do we want a plan 
that won’t protect Jackson Hole’s 
irreplaceable wildlife, scenery and 
community character?

Or do we want a plan that backs up 
its intentions with real solutions?

The choice is up to you.

Please, get informed and get involved. 
Read the draft plan. Read this flier. 
Discuss the Comp Plan with your 
friends. Share your thoughts with the 
commissioners and councilors who 
will vote on the plan, and do it soon.

Let’s work together to create a 
Comp Plan that will do what our 
community wants.

Every voice counts. ■



Please help
It takes a community to find community solutions.

C H A N G E  O F  P L A N
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‘‘ ’’
Gateway communities seeking to develop a vital local economy must ensure that growth and economic development don’t come at the 
expense of their unique identity, quality of life, economic diversity, and fiscal well-being.... Without well-designed and publicly supported 
strategies to preserve their character and surroundings, gateway communities risk undermining the very assets responsible for their eco-
nomic vitality and future potential.

– “Balancing Nature and Commerce in Gateway Communities” by Jim Howe, Ed McMahon and Luther Propst

Dear friends of Jackson Hole,

As the Jackson Hole Conservation Alliance nears 
its 30th anniversary, we’ve been taking time to 
reflect on our role as one of the valley’s oldest 
and most-respected grassroots organizations.

The Jackson Hole community has also had a 
similar chance to reflect during the ongoing 
Comprehensive Plan update process – to reflect 
on our community’s values, on how the valley 
has changed over the years, and on creating a 
vision for the future.

As I look back at former Comp Plan processes 
I’ve been involved in – as a long-time resident, 
a board member of the Alliance and then in 
my role as Executive Director – I’m heartened 
to see that our community’s desire to live in 
harmony with wildlife, protect scenic views, and 
preserve our irreplaceable natural resources has 
remained at the core of our shared values.

A group of concerned neighbors formed the 
Alliance in 1979 to help improve Teton County’s 
first Comprehensive Plan – a government policy 
document that was so controversial, construc-
tion trucks ringed the courthouse in protest. In 
the end, the Alliance and the community at large 
stood up and voiced their support for developing 
the valley in a way that preserves the values we 
all treasure.

Over time, I’ve seen little change in the com-
munity values that were voiced in 1979, voiced 
again during the 1994 rewrite of the Comp 

Plan, and then reiterated most recently in three 
government-sponsored surveys of community 
members. It’s clear that this is a community that 
has been and is still willing to stand up for its 
wildlife, community character, scenery, environ-
mental health and for its working families.

The issues we face today are much the same as 
they were in 1979, but the pressures are greater 
and the stakes are higher. That’s why the Conser-
vation Alliance is providing this publication.
We want to share our thoughts with you about 
what we believe is one of the most important 
local decisions to be made by this generation.

This publication gives a preliminary analysis of 
a very complicated document. We hope it will 
help you understand what’s at stake in this revi-
sion of our current Comp Plan, and that it will 
help you get involved in the community process, 
have informed discussions with your elected 
officials, and make constructive suggestions for 
improving the draft plan.

As history has shown us, it takes a community 
to find community solutions. And if any com-
munity can create solutions, this one can!
Please get involved.

Sincerely,

Franz Camenzind, Executive Director
Jackson Hole Conservation Alliance

What’s a Comp Plan?
A Comprehensive Plan is a long-range 
blueprint to guide the growth and 
development of a community according 
to the vision of the members of that 
community. Jackson and Teton County 
are currently operating under a Comp 
Plan that was passed in 1994. In 2007, the 
town and county began the process of 
updating the plan. Evaluating the current 
draft, available at www.jacksontetonplan.
com, is the next step in that process. 

And why should you care?
Growth proposed under the new Comp 
Plan draft could permanently degrade 
what makes Jackson Hole unique – our 
wildlife, open spaces, scenic vistas and 
community character.

Although it’s hard to quantify the quali-
ties of small-town life that we cherish 
and want to preserve, it’s a fair guess that 
a large increase in numbers of buildings 
and people will result in a corresponding 
decrease in the quality of life and experi-
ence for all who live and visit here. Picture 
more traffic jams, longer lines at the post 
office and stores, higher taxes, fighting for 
parking spaces at trailheads and search-
ing for solitude on crowded trails.

Since development on private lands has 
a direct, negative impact on the wildlife 
depending on them for survival, also 
imagine yourself looking for say, moose, 
and not finding any. Pretty scary, huh? 
Especially when you consider how much 
our community character and tourism-
based economy depend on wildlife.

All of us who are privileged to experience 
Jackson Hole have an obligation to take 
care of it. Now, more than ever, it’s time to 
join those who have worked for decades 
to keep this precious place a global trea-
sure and demand a Comp Plan that will 
do what our community wants: Protect 
our irreplaceable wildlife, open spaces 
and character. ■

You brought the water, right?
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C O M M U N I T Y ’ S  TO P  P R I O R I T Y : P R OT E C T I N G  W I L D L I F E

As part of the Comp Plan update process, planners conducted three public 
surveys early last year, consisting of a keypad poll of about 200 people 
who attended a Jan. 30 public meeting; an online survey offered during 
February and March that more than 950 people filled out; and a University 
of Wyoming phone and mail survey taken between Feb. 27 and April 14. 

(This last survey is considered the most statistically valid since all of its 
584 respondents had been chosen at random.) The results, available at 
www.jacksontetonplan.com/surveys, all showed the highest community 
support for protecting wildlife and managing growth responsibly.
Here’s a sampling:

Stronger standards should be implemented to protect natural 
resources as part of new developments:
Agree:	 87.0%	 82.2%	 80.4%	 Disagree:	 7.1%	 7.9%	 11.4%

A funding source should be established to acquire open space or 
conservation areas for critical habitat:
Agree:	 78.0%	 69.6%	 59.8%	 Disagree:	 13.8%	 14.7%	 29.1%

A restriction should be set on the amount of annual growth 
allowed (e.g., 1 or 2 percent increase per year):
Agree:	 58.5%	 54.0%	 48%	 Disagree:	 36.5%	 25.3%	 38.7%

The town and county should require a higher amount of deed-
restricted workforce/affordable housing to be built as part of 
new developments:
Agree:	 71.2%	 69.7%	 69.2%	 Disagree:	 23.4%	 19.9%	 23.2%

■ Keypad poll        ■ Online survey        ■ University of Wyoming survey

Which goal do you think is a higher priority for Jackson Hole?
1) Preserve wildlife habitat and corridors:	 66.9%	 55.0%	 59.5%
or Build deed-restricted workforce housing: 	 15.4%	 19.4%	 20.7%
2) Limit overall growth in the valley:	 56.3%	 48.6%	 53.2%
or Build deed-restricted workforce housing: 	 23.2%	 33.9%	 36.5%
3) Preserve wildlife migration corridors:	 84.5%	 75.3%	 54.7%
or Add traffic capacity by widening roads:	 6.2%	 8.8%	 26.3%

More development and population in the Town of Jackson is OK
1) If this means less development in the county:
Agree:  78.2%   66.1%   N/A	 Disagree:  11.9%   19.9%   N/A
2) If this means preserving agricultural and natural resource areas 
in the county:
Agree:  85.5%   78.5%   N/A	 Disagree:  7.7%   11.7%   N/A’’

The new draft of the Jackson/Teton County 
Comprehensive Plan states that “Preservation 
and protection of the Greater Yellowstone 
Ecosystem and the area’s natural resources is the 
top priority of our community.”

But a close look shows that the draft lacks 
essential policies needed to uphold its number 
one priority.

Without fundamental changes, the new draft 
Comp Plan will not protect Jackson Hole’s 
irreplaceable wildlife, open spaces and 
community character.

The Conservation Alliance’s detailed comments 
on the draft Comp Plan will be available shortly 
via www.jhalliance.org/issuescompplan.htm. 
Meanwhile, here’s an overview of our major 
concerns:

• Despite its statements to the contrary, this 
draft does not represent the will of our commu-
nity, which has repeatedly voiced what we want, 
and in what order:

1) Our irreplaceable wildlife and open space 
protected permanently.

2) Growth managed responsibly, to include limit-
ing growth if that growth might harm wildlife 
and community character.

3) Long-term affordable housing solutions.

Take a second look
Analysis of the new draft Comp Plan reveals major flaws.

The new draft fails the community’s mandate for 
it to consider the implications of buildout and 
evaluate the consequences of overall growth in 
the valley. See related stories on Pages 4 and 6.

• Intended as an update of the 1994 Comp Plan, 
the new draft has ended up a complete rewrite 
that has lost many of the protections of the ’94 
plan. See Page 5.

• The draft plan focuses too much on the 
location of future growth, and not enough on the 
community costs of the growth it proposes.

• The draft Comp Plan proposes too much dev-
elopment overall – up to 9,880 new residential
units and 8.8 million new square feet of com-

mercial development in Jackson Hole. This 
would more than double the amount of develop-
ment that’s on the ground today. What impacts 
will that have on our wildlife and quality of life?

• The draft Comp Plan does not take an inte-
grated approach to land use planning decisions. 
For example, it fails to acknowledge that the 
amount of commercial development it proposes 
will make our workforce housing shortage 
worse, not better. For instance, 8.8 million new 
square feet of commercial development will 
generate about 36,000 new jobs, which will in 
turn generate a demand for about 29,000 new 
workers. Where are they going to live? The draft 
also lacks evaluations of the impacts of the 
development it outlines.

• The draft contends that allowing signifi-
cantly increased development in the Town of 
Jackson, Teton Village, The Aspens, Wilson and 
South Park will result in open space protection 
everywhere else, without harming wildlife. But 
all these areas have wildlife values. Not only that, 
the draft plan fails to include strong, clear poli-
cies to ensure that we’ll actually get permanent 
protection for rural areas in return for increased 
density elsewhere.

Where does our community go from here? We’ve 
outlined some possible solutions on Page 7. ■’’

‘‘...future generations
will not complain
that we protected

too much land;
rather they will wonder why

we protected so little.

– Conservationist George Wuerthner
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The new draft also lacks many of the items 
noted in the ad pictured above, such as clear 
buildout guidance policies and other tools to 
ensure responsible development. Likewise, at 
the start of the Comp Plan update back in 2007, 
planners spelled out a number of objectives, 
many of which the current draft fails to address.
For example, a publication called “Defining Issues 
and Concepts” dated Aug. 8, 2007, states that some 
of the key goals were to: “Evaluate consequences of 
overall growth in the county (fiscal, environmental, 
social, infrastructure, transportation, public ser-
vices, visual, etc.)”;  “Model what the county might 
look like at buildout, and consider the implications 

for infrastructure needs, quality of life, and the en-
vironment”;  and “Evaluate whether the town and 
county can afford the public commitments in the 
Comprehensive Plan, and that revenue is greater or 
at least equal to the cost of services.”

These types of analyses are lacking in the 
new draft Comp Plan, raising questions 
about its value as a planning tool.

Another problematic element is that the defini-
tion of what constitutes “responsible growth” 
appears to have changed over time, and for the 
worse (see below). What good is a primary goal 
if its meaning isn’t clear? ■

Whose plan is this, anyhow?
Why are so many of the things people asked for missing from the new draft?

Teton County and the Town of Jackson ran this ad in the Oct. 15, 2008, Jackson Hole
News&Guide, but the draft Comp Plan falls far short in its response to these comments.

What does “managing growth responsibly” mean? Depends on when you asked.

Fall 2007 to Winter 2008: In handouts used for community surveys, growth management objec-
tives included: “Establish and define the ‘end state’ for development of the town and county and 
implement it through regulatory and programmatic approaches”;  “Establish techniques and 
policies to maintain density neutrality as future changes are made”;  and “Fully address the cost of 
growth... Future growth will pay for itself and avoid increasing the tax burden on the community.”

June 2008: The first draft of the Comp Plan included this statement of ideal for managing growth: 
“Use lands in a way that meets needs of residents and visitors, while allowing for viable popula-
tions of all native species and the preservation of scenic vistas. Limit growth to that specified by 
this plan – directing most new growth into the town and communities.” It also included phrases 
like: “Development will be balanced between the town and county and will strive for a buildout 
capacity number than is lower than what 2007 zoning allows.”

April 2009: This is the new draft’s responsible growth statement of ideal: “Meet the human needs of the 
community in locations identified for development.” In its “Manage Growth Responsibly” chapter, the draft 
doesn’t mention end states, buildout neutrality or future growth paying for itself. The draft also lacks strong 
predictability in the amount and types of growth it allows, and doesn’t address the costs of that growth.

On April 8, 2009, Teton County Planning Director 
Jeff Daugherty was quoted in the Jackson Hole 
News&Guide regarding the draft Comp Plan: “At 
this point, it’s the public’s plan. Staff is listening. 
Public comment ends the day the commission-
ers adopt the plan.”

A week later, the newspaper quoted Daugherty 
as follows: “The [community] surveys are not 
what the Comp Plan is based on.... [They] were 
an important element but not the only element.”

These conflicting statements highlight confusion 
about the plan. Why are so many of the things 
the public asked for missing from the new draft 
Comp Plan?

For instance, it appears that much of the draft 
plan is based on a misperception that our com-
munity wants more growth than what’s already 
allowed under our current Comp Plan. (See 
“Regarding growth” on Page 5 of this flier for 
examples.) But surveys conducted in 2008 and 
written public comments on the first draft of the 
Comp Plan indicate strong community support 
for limiting overall growth. (Visit www.jhalliance/ 
issuescompplan.htm for a link to details.)

Community surveys also showed that protecting 
Jackson Hole’s wildlife and natural resources is 
our number one priority. The new draft ranks 
this priority first in eight of the largest 25 
districts that it divides the valley into, but ranks 
it fourth through seventh in the remaining 17 
districts; last or next to last in 12 of them.
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One step forward, two steps back?
New draft loses key protections of the plan it was meant to improve.

I thought you had the map.
Steps in the right direction: The new 
draft Comp Plan does make progress in several 
areas. Below are a few examples, and as we post 
our line-by-line comments at www.jhalliance.
org/issuescompplan.htm, we’ll summarize other 
positive policies in the new draft.

Focal species: The draft plan includes some 
important new language and policies for 
wildlife protection. For example, on Page 18, it 
notes the need to identify a broader set of focal 
wildlife species (to build upon the currently 
identified “species of special concern”), which 
should provide a better basis for monitoring 
ecosystem health.

Environment Commission: On Page 25, the 
new draft also calls for the establishment of an 
appointed volunteer Environment Commission 

to help provide recommendations on wildlife-
related issues in the county and research ways 
to address cumulative impacts.

Some long-term solutions for workforce 
housing: The new draft includes a number of 
strong policy recommendations under Theme 
4 (Meet Our Community’s Housing Needs), 
including an emphasis on preservation of work-
force housing. For example, Policy 4.3a on Page 
48 notes that deed-restricting existing homes 
“also avoids the environmental, social and 
economic impacts of new construction.”

Other
The draft includes a number of strategies, such 
as the use of indicators, aimed at monitoring 
ecosystem health. It also includes new policies 
to promote sustainable use of resources. ■

On Page 3 of the current draft of the Comp 
Plan, it reiterates that the new plan was meant 
to be an update, not a rewrite, of the 1994 Comp 
Plan: “In 2007, the town and county recognized 
the need for a Comprehensive Plan update to 
re-establish or reaffirm our community’s col-

lective land use vision. Although many people 
thought that the vision expressed in the 1994 
Plan still applied to the community, the major-
ity believed that an increased focus on steward-
ship of the ecosystem and predictability in land 
use decisions would help guide implementation 

of the 1994 Plan vision.”  However, a compari-
son of the 1994 Comp Plan with the current 
draft shows that much of the clear, strong lan-
guage in the ’94 version has been dropped – or 
replaced with something quite different – in the 
new draft. Here are some examples:

Regarding growth:
1994 Vision Statement, Page 5, Community Vision Chapter, 3rd bullet point:
“Promote economic sustenance that does not depend on population growth.”

1994 Guiding Principle 3 of 4, Page 6:  “The intent of this Plan is to create 
conditions for a sustainable visitor-based economy not dependent upon 
growth, and an economy that reflects the unique small-town, Western 
commercial character of Jackson, and the outdoor recreational opportuni-
ties of Teton County as key components of the visitor experience.”

2009 Vision Chapter, Page 8: “The concept of sustainability within the 
context of the community’s vision delineates that...ecosystem preserva-
tion does not preclude growth and development necessary to meet our 
community’s human needs.”

2009 Vision Chapter, Page 11: “The community recognizes that growth 
must be managed in a responsible and sustainable manner in order to 
achieve the primary goal of Stewardship of Wildlife and Natural Resources.  
At the same time, the community recognizes that ecosystem preservation 
and protection does not preclude growth.”

Regarding scenic resources:
The 1994 Comp Plan devoted a whole chapter to natural and scenic 
resources, categorizing them as distinct key assets of the community. It also 
placed the South Park district first in a list of the key areas to protect scenic 
resources and the Scenic Resources Overlay covers major sections of it.

The 2009 Draft Plan underemphasizes the importance of scenic 
resources. For instance, in the list of priorities for the South Park district 
outlined on Page 110, “Preserve scenic vistas and wildlife migration 
corridors” is ranked sixth out of seven.

Regarding open space and rural character:
1994 Comp Plan, Chapter 1, Page 4: This page discusses the valley’s 
rural character, wildlife habitat and scenic vistas: “Examples include the 
hay meadows of South Park, the Spring Gulch scenic area, ranchlands along 
Teton Village Road, Buffalo Valley…. These areas should be kept free of 
development to the maximum extent possible to help preserve rural character, 
critical wildlife habitat and important image-setting scenic vistas and river 
corridors, and to encourage the continuation of ranching and other types 
of traditional agriculture as a vital part of the community character.”

1994 Comp Plan, Chapter 3, Page 2: “A fundamental objective of this 
Comprehensive Plan is to preserve rural character and enhance it where 
possible.... Preserving a rural character requires that very large amounts of 
open space be set aside as development occurs. Open space also results in 
the preservation of natural resources, wildlife habitat, and scenic vistas...”

2009 Draft, Page 30: “Rural development in county nodes and the Town of Jack-
son is inconsistent with the future land use pattern, and will not be allowed.”

Regarding transportation:
The 1994 Comp Plan Transportation Chapter (adopted in 2000) outlined three 
land use strategies the community could implement to help our transportation 
system: 1) Town as Heart of the Region; 2) Mixed Use Villages; and 3) Continued 
Conservation Acquisitions “eliminating anticipated transportation demand by 
reducing the overall amount of residential development in the County.”

2009 Draft: Strategy number three doesn’t appear in the draft plan. As 
demonstrated by this omission, the new draft no longer addresses the 
impacts of the overall amount of development on our transportation system 
(which can in turn have enormous impacts on wildlife movements). ■
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N U M B E R S  M AT T E R

Despite unmistakable direction from the com-
munity that the new Comp Plan needs to include 
a comprehensive buildout analysis, it doesn’t.
(A buildout analysis evaluates what effects 
development allowed under the Comp Plan 
would have on our community.)

Planning is figuring out what needs to be done and 
how to do it. It can’t be done well without data.

Could you plan a budget without knowing 
what your rent and groceries cost? Similarly, a 
good Comp Plan depends on having answers to 
“carrying capacity” questions, such as:

What’s the ability of our natural resources (like 
wildlife and aquifers) and our built resources 
(roads, schools, etc.) to absorb population growth 
and related development without degradation?

Unfortunately, the new draft Comp Plan fails to 
provide these types of analyses.

Without them, we can’t assess what effects the 
development proposed under the draft’s future 
land use plans will have on our community (see 
sidebar below). Given the level of detail in the 
future land use plan maps, it’s particularly trou-
bling that there’s no analysis of their impacts.

The new draft Comp Plan states that steward-
ship of wildlife is a top priority, yet it lacks the 
broad range of policies necessary to uphold 
that priority. The draft fails to connect the dots 
between its stated goals and the tool it proposes 
to reach them – the “future land use plans” for 
each of its proposed 25 districts.

The statement of ideal for the future land use 
plan section of the draft is: “Protect wildlife and 
natural and scenic resources by concentrating 
development in town and county nodes.” How-
ever, it appears that “proximity to existing services” 
is outweighing “proximity to important wildlife 
habitat” as a priority in many of the districts.

A look at just one example – the plan for Wilson 
– shows that the future land use plan maps raise 
more questions than they answer:

• Will the FLUP maps form the basis for future 
zoning decisions? What are we signing on to?

• The Wilson District plan would allow 400 more 
housing units in the area mapped at left, on top 
of the 120 additional units already permitted by 
current zoning. This means that downtown Wilson 
could grow from a village of 170 homes to almost 
700. Where is the analysis to support that this is 
good planning? What consequences will 520 ad-
ditional housing units have on the quality of life in 
Wilson? What will this mean in terms of traffic and 
fiscal impacts, such as the demand for new schools 
and other types of infrastructure? What about 
social impacts and the loss of rural character? What 
will happen to wildlife in the Wilson area?

• Why is Wilson being proposed as an urban 
area, when it was described as a rural commu-

nity in previous planning documents? Shouldn’t 
it matter that the public spent time and effort 
during a recent subarea planning process for 
Wilson, and that a majority opposed the level of 
development outlined in the new FLUP?

• In the Wilson plan, “wildlife and natural 
resources” is listed as priority number five (out of 
seven). Plus, the plan proposes town-level densities 
(9 units per acre) in the middle of crucial moose 
winter range. Is this going to protect wildlife?

• While Wilson has historically been identified 
as a node, is it good planning to suggest that 
nodes should be able to expand indefinitely, and 
into sensitive riparian areas?

• If conservation is our top priority, and given 
the increasing costs of permanent conserva-
tion, shouldn’t we be thinking about how we can 
uphold the function of the easements we have on 
the ground today? Why would we want high den-
sity development so close to large conservation 
easements in Wilson when we know this type 
of development will have cumulative impacts 
on the easement’s function to provide wildlife 
habitat and other community benefits?

• Is it realistic to argue that by adding many 
more people in the node of Wilson a reduced 
traffic volume will result? ■

Will “future land use plan” maps will get us where we want to go? Not if Wilson’s any example...

(9,880 additional housing units) x (anywhere between 1.74 and 2.37 people per unit)
(2.37 is the standard multiplier; planners sometimes use 1.74 to adjust for part-time residents)

= anywhere between 17,191 and 23,415 more residents upon buildout

About 20,000 people currently live in Jackson Hole, others commute here to work, and at peak times of the year, upwards of 400,000 tourists are visiting 
each month.*  The upshot?  Not even counting the demand for additional workers, future “off-season” populations and their effects will at best resemble 
what we now experience during the summer.  And come summertime?  Use your imagination. ■	 *Grand Teton National Park visitation statistics

(8.807 million sq. ft. of new commercial) x (1 job per 240 sq. ft.) = 36,695 jobs
(Jobs per sq. ft. and jobs per worker estimates are from the draft’s Appendix C, Page 16)

36,695 jobs ÷ 1.26 jobs per worker = demand for 29, 123 more workers

Even without consistent numbers, common sense at least tells us that as building numbers increase, their impacts increase. The new draft’s figures above 
show that it would allow more than double the development Jackson Hole already has on the ground. And how many more people would this mean?

These numbers are from Comp Plan consultant Clarion Associates’
“Existing Conditions Snapshot,” handed out in January of 2008:

These numbers are from Pages I-4 and I-5 of the current draft’s “Appendix I: Future Growth 
and Development.” Planners say these numbers are more accurate:

Existing development (2005)
in Jackson & Teton County
Approx. 11,300 housing units

9.5 million sq. ft. of commercial

Additional capacity
for more development at

1994 Comp Plan “base zoning”
1.9 million sq. ft. of commercial

Existing development (2009)
in Jackson & Teton County
Approx. 9,815 housing units

7.917 million sq. ft. of commercial

Total potential
buildout (new draft plan)

19,695 housing units
16.724 million sq. ft. of commercial

Additional capacity at
’94 plan “base zoning plus 

land development regulations”
9.453 million sq. ft. of commercial

Some significant numbers the new draft does provide are inconsistent with previous planning documents. For example: 

Conceptual Future Land Use Plan Map
proposed for Wilson District

(From Page 109 of the new draft of the
Jackson/Teton County Comp Plan)
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Iffy foundation?
The draft Comp Plan appears to be based on a 
number of questionable assumptions. For instance, 
it contends that allowing increased development 
potential in the Town of Jackson and certain “nodes” 
in the county will result in open space protection 
everywhere else. But its specific policy language 
doesn’t include any assurances that we’ll actually get 
permanent protection for rural areas in return for 
permanently increased density elsewhere.

The draft also fails to give strong, clear guidance 
about the conditions that must be met to uphold 
community priorities. Below are a few examples, 
pulled from just one page of the draft (Page 11). 
(Visit www.jhalliance.org/issuescompplan.htm for 
a link to our full comments.)

“A nodal development pattern of town-level 
densities in Town, northern South Park, Teton 
Village, Wilson, and near the Aspens, allows 
for the provision of community needs while 
minimizing impacts to the local and regional 
ecosystem.” While minimizing impacts to the 
ecosystem is a worthy goal, the draft plan includes 
no analysis of the impacts expected to result from 
“town-level” densities in these nodes. There’s no 
data suggesting that the nodes could handle the 
amount of development proposed without signifi-
cant ecological, social and fiscal impacts. Also, there 
are no strong policies to identify node boundaries 
as growth boundaries in the long term.

“Maintaining Town as the Heart of the region 
fulfills our community vision by lowering our 
dependence on neighboring communities to 
meet our housing needs.” The new draft proposes 
a huge increase in commercial growth (up to 8.8 
million new square feet beyond what’s already built; 
4.9 million of it in town), which will likely generate 
a demand for about 29,000 new workers in the val-
ley. Since this plan doesn’t give strong direction on 
limiting commercial development – or on requiring 
much more affordable housing to be built as part of 
new developments– the likely effect of this growth 
will be an increased dependence on commuters.

“The Town of Jackson has already developed 
the social, transit and municipal infrastructure 
to allow for the provision of community needs 
with negligible ecological impact.” It’s true that 
infilling and redeveloping areas in town, where in-
frastructure and services already exist, makes more 
sense than breaking ground in undeveloped areas of 
the county. But the amount and rate of development, 
infill or not, matter a lot in terms of overall ecologi-
cal impacts. The Comp Plan needs to consider the 
direct, indirect and cumulative impacts of humans 
on wildlife – impacts that accompany all increased 
development, regardless of where it occurs. ■

The Jackson Hole Conservation Alliance 
believes in working for solutions that are in-
formed by scientific data and that strengthen 
the town, region and ecosystem as a whole.

In this publication, we’ve outlined how we 
think the new draft plan would affect our 
community and its natural resources. Now 
it’s time to focus on turning the analysis into 
constructive suggestions for the people who 
will vote on the plan this summer.

Below are some themes that each of you who 
care so much about this valley might con-
sider including in your comments. For details 
about deadlines and people to make your 
comments to, please see the back cover.

• Our community said that protecting wildlife 
is its number one priority, yet the draft plan 
ranks it last or next to last in 12 of the 25 dis-
tricts. Ask your commissioners and councilors 
to make sure that the Comp Plan includes 
planning tools to ensure that protecting wild-
life is the top priority across the board.

• The residential and commercial develop-
ment proposed by the new draft Comp Plan 
could more than double what’s already on the 
ground today. What impacts will that have 
on Jackson Hole’s wildlife and quality of life? 
The Comp Plan needs to evaluate the conse-
quences of overall growth in the valley.

• The plan needs to have an empirical basis 
for assessing the impacts of development on 
wildlife, natural resources, roads, schools, taxes 
and other quality of life issues. Tell officials 
that without ways to measure impacts, we are 
gambling with our valley’s future. Ask them to 
include ways to evaluate and verify the impacts 
of proposed development.

• If we simply don’t have enough specific 
information about the impacts of growth 
to make informed decisions, let’s ask our 
representatives to use the well-founded 
“precautionary principle” and err on the side 
of caution. Conservative buildout numbers 
and caps on our rate of growth could allow 
us to see what toll growth is taking before it’s 
too late. At the very least, base allowances for 
density should not be increased over what’s 
allowed under current regulations.

Now, how can we fix it?
Solutions won’t happen without your help.

• The draft needs to take a much more inte-
grated approach to land use planning deci-
sions. For example, it fails to acknowledge 
that the amount of commercial development 
it proposes will worsen, not relieve, our work-
force housing shortage. The truth is, Jackson 
Hole can’t grow its way out of growth-related 
problems. Tell your representatives that de-
velopment needs to offset its direct impacts 
on workforce housing and its demands on 
infrastructure like roads, water and sewer.

• Ask your elected officials to require that 
critical policies from the 1994 Comp Plan be 
reinstated in the draft plan. For instance, ask 
that they reinsert language from the 1994 plan 
that was meant to protect our valley’s rural 
character and scenic views. The new plan was 
supposed to be an update, not a rewrite.

• Allowing more development potential 
in town and in “nodes” will not result in 
permanent protection in the rest of the county 
unless there’s a specific mechanism in place 
to guarantee it. Other communities have set 
growth boundaries, used transfers of develop-
ment rights, implemented strict zoning and 
used other methods to spell it out. Let’s ask our 
officials to ensure that our Comp Plan includes 
specific guarantees that are currently missing. 
(Visit www.jhalliance.org/solutions.pdf for ex-
amples of planning tools we could use to help 
our community “Grow Slow, Grow Smart.”)

• If it takes more time than we thought 
to get the Comp Plan right, let’s take it. 
Ask your elected officials to slow down 
the process enough for the community to 
digest – and adequately comment on – all 
the important policies that will affect our 
community’s growth, character, views, wild- 
life habitat and quality of life for years to come.  
Jackson Hole deserves no less. ■

We’ll just follow our footprints back.



Anthropologist Margaret Mead had it right when she wrote,
“Never doubt that a small group of thoughtful, committed citizens can 
change the world. Indeed, it is the only thing that ever has.”

Although some people are disheartened about the Comp Plan process, 
this is no time to give up or give in. It’s time to speak up yet again and 
ask our public officials to uphold the will of the community.

The citizens of Jackson Hole have told town and county officials what 
our top priorities are, and in what order:

1) Protect wildlife and open space

2) Manage growth responsibly – to include limiting growth if it’s going 
to harm wildlife and community character

3) Provide affordable housing opportunities for most of our workforce.

We believe Jackson Hole’s elected and appointed officials are willing and 
committed to maintaining the public’s trust. We just have to keep letting 
them know we need a plan that will actually protect this precious valley.

Get informed
Read the Comp Plan draft online at www.jacksontetonplan.com,
at Teton County Library or at the Conservation Alliance office, 685 S. 
Cache St. at the base of Snow King. Or buy a copy at Staples.

Check www.jhalliance.org/issuescompplan.htm for updates, a copy 
of our detailed comments and recommendations, info on currently 
scheduled meetings on the Comp Plan, and links to publications like 
“Balancing Act – Balancing Growth with Conservation,” which provides 
a clear, concise overview of many growth-related issues.

Get involved
Each person’s voice is critical. Talk with your friends about the plan. 
Comment online at www.jacksontetonplan.com. Show up and speak up 
at the town and county hearings this summer. Share what you think 
with the people listed at right.

Your knowledgeable and straightforward written and verbal public 
comments will have an impact. Your letters to the editor will get other 
people thinking. Your support of organizations working to protect this 
wild and beautiful valley will make a difference. ■
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Jackson Hole
Conservation Alliance

Partnering for a wild & beautiful valley since 1979

The Jackson Hole Conservation Alliance published this brochure to encourage friends and 
neighbors to stand up for our unique community, wildlife and natural resources.

For more information on how you can get involved, please contact us at (307) 733-9417 or
info@jhalliance.org, or visit our website at www.jhalliance.org. Thanks!

What can you do?
Help create a plan that works.

M A K E  YO U R  C O M M E N T S  C O U N T

When: Planners say that comments on the draft Comp Plan 
are being accepted throughout the process, but it’s a case of “the 
sooner, the better.” Please get your initial comments in by May 29 
at the latest. Town and county planning commission hearings are 
expected to start in early June, so comments received before then 
will be the most timely.

How: Planners want everyone to comment online at www.
jacksontetonplan.com. You can also send written comments to:

Jeff Noffsinger, Town of Jackson principal planner
Town of Jackson, P.O. Box 1687, Jackson, WY 83001
jnoffsinger@ci.jackson.wy.us

Alex Norton, Teton County lead planner
Teton County Planning Dept., P.O. Box 1727, Jackson, WY 83001
anorton@tetonwyo.org

We urge you to send copies to these people, too:

Teton Board of County Commissioners
Hank Phibbs, Chair, Ben Ellis, Vice Chair,
Leland Christensen, Andy Schwartz, Paul Vogelheim
Teton County, P.O. Box 3594, Jackson, WY 83001
commissioners@tetonwyo.org

Teton County Planning Commissioners
Paul Duncker, Larry Hamilton, Forrest McCarthy,
Joseph Palmer, Tony Wall
planningcom@tetonwyo.org

Town of Jackson Mayor Mark Barron
Town of Jackson, P.O. Box 1687, Jackson, WY 83001
mbarron@ci.jackson.wy.us

Jackson Town Council:
Bob Lenz, Greg Miles, Mark Obringer, Melissa Turley
Town of Jackson, P.O. Box 1687, Jackson, WY 83001
electedofficials@ci.jackson.wy.us

Jackson Planning Commissioners: Barbara Allen, Geneva Chong, 
Lisa daCosta, Michael Pruett, Ben Read, Jessica Rutzick, Nancy Shea 
Email care of Judy Gordon, jgordon@ci.jackson.wy.us

Letters to Editors
Jackson Hole News&Guide, editor@jhnewsandguide.com
Thomas Dewell and Angus M. Thuermer Jr., editors
(400-word max. for letters; 800-word max. for guest editorials)

Planet JH, editor@planetjh.com
Matthew Irwin, editor (300-word maximum)

(Remember to include your full name, hometown and a means of 
contacting you for verification.)

‘‘Unless someone like you cares a whole awful lot,

nothing is going to get better.  It’s not.

– Dr. Seuss, “The Lorax” ’’





Please Forgive me for typographical errors as I am not the most accurate typist in the world.  I 
have made specific comments separately within the plan by use stickies and high lighting In the 
Adobe Acrobat document that I downloaded from the Jackson/County web site.  The following is 
a summary document with an outline with the following headings: Summary of the Land Use 
Plan, Summary of the Comprehensive Plan followed by Introduction, Jackson/Teton County 
Community Vision, headings for each of the seven Themes and General Comments.

Summary of the Land Use Plan
The numerical results of residential units and commercial sq. ft. is the most revealing part of the 
information provided for reviewing the proposed plan.  I have therefore presented my comments 
on the Future Land Use Plan first.

I have reviewed the Land Use Plan but plan to make only a few, but important, comments at this 
time.  If the themes, policies and strategies change as a result of comments regarding the draft 
plan then the land use boundaries and other data will change substantially.  In looking at the 
tables in Appendix I: page 1-2 and 1-3 the following growth is planned in residential areas and 
commercial areas:

Table A. Residential Units
(Data from Appendix 1: page I-2)

Location 2009 Existing 
Units

Future 
Maximum 

Units

% Growth Growth in 
Units/ Year

Years to 
Buildout

County Rural Districts
County Nodes
Town
Totals

4,900 3,500 71.43% 440 8
1,000 2,600 260.00% 220 12
3,900 3,800 97.44% 540 7
9,800 9,900 101.02% 1,200 8

Note:  The bold 8 at the right end of the total line is calculated by dividing 9,900 by 
1,200.

Table B. Commercial Sq. Ft.
(Date from Appendix 1: page I-3)

Location

County Rural Districts
County Nodes
Town
Total

2009 Existing 
Floor Area in 

Sq. Ft.

Future 
Maximum 

Floor Area in 
Sq. Ft.

% Growth Growth, in 
Sq. Ft./Year

Years to 
Buildout

1,580,000 2,410,000 152.53% 530,000 5
2,090,000 980,000 46.89% 230,000 4
4,250,000 5,420,000 127.53% 1,170,000 5
7,920,000 8,810,000 111.24% 1,930,000 5

Note:  The bold 5 at the right end of the total line is calculated by dividing 8,810,00 by 
1,930,000.

The upper range of Future Maximums from the Appendix I, Tables have been used in the above 
Tables A and B.  If there is a range in numbers for growth and development, experience shows, 
it will be the maximum number that will be used.  

A Summary of Comments on the Proposed Comprehensive Plan for Town/County.
By:  Darrel Hoffman Dated: 4/30/09
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Using the numbers from the Tables in Appendix I, indicates the Residential Units and 
Commercial Sq. Ft. will more Than double in 8 years for residential and 5 years for commercial.  
This probably means the population will also more than double in 8 years.

What is the next step if this rate of growth does happen?  I assume it would be time for another 
Comp. Plan to accommodate more residential and commercial growth by allowing more growth 
to Jackson, the nodes and  the rural areas.  Oh well, so what if we eliminate more wildlife 
habitat and open spaces that are now zoned rural. But wait, I thought preservation of wildlife 
and open space is supposed to be the number one goal for the proposed plan.  The growth 
resulting from this plan seems to be paving the way “for the death of Jackson Hole by 
density.”

It has taken from 1889 the year of the first family settlers to Jackson Hole to now for the 
population to reach 20,000 + or -.  Data in Tables A and B above would indicate that the 
population could double in about 8 years to about 40,000 + or - if the current version of the 
Comprehensive Plan is approved.

Summary of the Comprehensive Plan:  
I have summarized my comments on the proposed Comp. Plan and they will follow.  I do not 
want this summary, that was requested by the planning department, to preempt my specific 
comments that are included within the Introduction, Jackson/County Community Vision and 
Themes 1 through 7 of the Plan. 

The latest version of the Jackson/Teton County Comprehensive Plan took a long time to 
produce.  It was released to the advisory groups on about April 3 and the public on April 13.  I 
am diligently reviewing the plan but it has been difficult to meet the time table set out in an 
email that I received as a member of the Stakeholder Advisory Group.  The time schedule is 
April 24 for comments and May 7 for Stakeholder recommendations.  I think the public and 
other advisory groups should have the same amount of time to read, digest and make 
comments on current version draft plan that was taken to produce it.  If more time is not 
allowed the public comment and other advisory group comments will have been set aside.

I hope that Planners, Commissioners, Mayor and Councilors involved in this important 
document will give the advisory groups and the public more time to review, comment and 
make recommendations.  

Following is a summary of my comments:

Introduction
My comments are included within the draft version the proposed Comprehensive Plan and will 
not be included in this summary.

Jackson/Teton County Community Vision
1. My only comment here is that it is a tall order to preserve the ecosystem and natural 

resources and meet human needs.  Refer to my comments within the draft plan to see my 
specific comments and suggestions.

A Summary of Comments on the Proposed Comprehensive Plan for Town/County.
By:  Darrel Hoffman Dated: 4/30/09
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Theme 1  Promote Stewardship of Wildlife and Natural Resources
2. The Plan lacks adequate protection for wildlife (WL), natural resources (NS) and open 

spaces (OS).
3. Rural areas seem to be an inventory of land area reserved for the next planning process to 

happen in 5 to 15 Years, but not necessarily to accomplish this theme.  Probably more like 
five years to an update or new plan with the extreme growth orientation of the current 
proposed plan.

4. No private land areas are set asides permanently for WL, NR and OS.  The exception would 
be those private lands protected from development under conservation easements.

Theme 2  Manage Growth Responsibly
1. The Plan is growth oriented.  There needs to be a slow rate of growth for commercial sq. ft. 

and for residential units.
2. Commercial land use should be reduced and the Lodging Overlay should be reduced rather 

than expanded.  These reductions should be for land area and building ht.
3. The plan provides for the use of numerous density bonuses by PUD’s, PRD’s, the PMUD, 

AHPUD and other methods that simply mean more density.  Density bonuses should not be 
allowed.

Theme 3  Uphold Jackson as “Heart of the Region”
1. A heart can only take so much overuse and it dies.  I do agree with Jackson being the 

primary commercial use area, but the plan is allowing for too much density both in land 
area and building ht.

2. The idea sounds good but as planned it is not what the people who live in Jackson have 
clearly said they want.

Theme 4  Meet Our Community’s Housing Needs
1. The Plan is driven by affordable/work force housing at public expense.
2. What we really need is affordable housing for people such as; school teachers, fire men 

and women, police, and other first responders.  These people will continue to move to 
Lincoln County or Idaho unless the affordable housing in Jackson Hole meets the same 
living conditions they can get in these two areas.  What they want is space, with a decent 
sized lot and a typical medium sized 3 bedroom single family house.

3. Workforce housing should all be rentals.  People that are part of the workforce are generally 
seasonal and many will not remain in Jackson for the long term.  Development of rentals 
would mean not dividing all buildings into condominiums.

4. Development of affordable and workforce housing should only be developed within new 
subdivisions with no density bonuses. 

Theme 5  Provide a Diverse and Balanced Economy
1. It is important to identify the purely economic uses that create growth in Jackson Hole.  

Some of them are:
• The plan is silent pertaining to the airport in terms of economic development and 

transportation needs. The airport is a factor in the development and use of large vacation 
homes.  There is a sea of rental cars at the airport that generate much traffic.

• Lodging and short term rentals allows more people to stay in Jackson Hole.  Lodging is 
not much different from other residential use except rooms are used by different people 
each night or for a series of nights and days and they usually eat in restaurants.  Lodging 
and restaurants create a need for affordable housing, workforce housing, create much air 
and ground traffic.

• Area allowed for lodging need to be small in both land area and building ht.

A Summary of Comments on the Proposed Comprehensive Plan for Town/County.
By:  Darrel Hoffman Dated: 4/30/09
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• Commercial development creates a need for more housing of all types, more schools, 
more medical facilities, more utilities, more roads and increases traffic.

• Real estate subdivision and development in most cases is done for only economic 
interests and not for community need or with consideration for wildlife.  The high end 
development of real estate requires intense and broad advertising to sell the product.  
This also creates growth of traffic and the need for workforce housing.  The saying “build 
it and they will come”  certainly applies to real estate development when sole purpose is 
for economic gain and not for actual housing needed for the community.  The real estate 
market in Jackson Hole is at least nationwide or perhaps worldwide, but the bulk of 
development and marketing is not for local people.

• National Parks and National Forests create lots of visitors and traffic.  Probably not much 
we can do about this, since they are public land.

2. Balancing the economy with wildlife, natural resources, open space and local community 
character is very important.  The force of economic growth and the money it produces is 
more powerful than preserving wildlife, and local community character.  Economic growth 
therefore, needs the most stringent regulations to keep it balanced with wildlife and 
community character.

Theme 6  Develop a Multi-Modal Transportation Strategy
1. I fully agree with an efficient system of mass transit.  In order to have people to not use cars 

the mass transit system must be efficient and fast to move people from place to place.  
Providing for other types of transportation would have to be suppressed.

2. The Plan provides for simultaneous road expansion and mass transit.  These are 
diametrically opposed components of a transportation strategy.  If new roads are 
continually  constructed and existing roads expanded people will probably continue to use 
cars instead of mass transit.  We are a time oriented society and will use the fastest and 
most convenient way of moving around in Jackson Hole.  If roads are allowed to become 
crowded and slower to get from place to place then mass transit then and only then will 
people choose mass transit.  

3. The Plan is silent on a very big and sisnificant part of transportation, which is the airport.  
There should be a separate policy and strategy to constrain airport expansion.

Theme 7  Provide Quality Community Facilities, Services, and Infrastructure
1. My comments and suggestions are minimal for this theme.  The Statement of Ideal is 

covered in the policies and strategies.
2. One comment that is not in the plan but pertains to the proposed sewer line from Grand 

Teton Park to the Jackson sewage disposal plant.  Increased density and growth follows 
sewer lines.  

3. Extension of sewer lines allow for higher densities for Jackson and the County.  The first 
treatment plant for Jackson was at the Northwest corner of the Karns Hillside Subdivision. 
for service to East Jackson.  The next extension was to a site near the intersection of 
Gregory Lane and High School Road to provide for more density and growth for West 
Jackson, along Highway 89 and Gregory Lane.  The third sewage disposal site is the 
current site at the South end of South Park which allowed more dense development and 
growth in Rafter J, Melody Ranch, Cottonwood Park, Spring Creek Ranch, and to 
accommodate more growth and higher densities on the Wet side of the Snake River.

4. Higher densities and growth follows sewer lines therefore, one way to limit growth is not to 
allow more extensions.  

A Summary of Comments on the Proposed Comprehensive Plan for Town/County.
By:  Darrel Hoffman Dated: 4/30/09
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General Comments 
1. The plan is long and cumbersome to read.  It is broad non-specific and loaded with weasel-

words.  It should be more concise, more specific and allow no weasel-words.  The plan is 
full of non specific words and phrases that leaves it open to many different interpretations

2. The outline of the plan is satisfactory, but I urge the Jackson and Teton County officials to 
give the public and the advisory groups more time and then amend the plan to match more 
closely to what the public wants.

3. The boundaries of the nodes; Jackson, Teton Village, Aspens/Teton Pines, and Wilson 
should not be allowed to expand in land area.  Building heights should remain at no more 
than two stories and floor area ratios should be no more than 1.00.

4. I submitted detailed comments on the Jackson Land Use Plan several months ago.  I have 
high expectations that you will thoroughly review and consider my comments on the 
Jackson Land Use Plan.

5. We now have paid advocates to develop and present real estate development proposals to 
both Jackson and/or County Officials including Planning Offices, Planning Commissions, 
Councilors, and Commissioners.
• Paid advocates are usually called lobbyists.  These lobbyists start the process of seeking 

approval well in advance, perhaps even multiple years, of a proposal reaches public 
awareness.  During this period when the lobbyists are free of public reaction and 
comment there are, in all probability, commitments made by the Jackson and County 
Officials.  This is probably the group outside of the public that is influencing this plan.  If 
so they seem to be getting more attention than the public at large. 

A Summary of Comments on the Proposed Comprehensive Plan for Town/County.
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Topic Comment Author Date
Planning Commission 
Meetings

I have a few comments to summit for next week’s joint Comp Plan review: 
Teton County Planning Commission Recommendations 
I attended the long meeting where the County planning commission discussed and modified a long list that they had intended to give to the planning staff as formal recommendations so 
that the draft of our comprehensive plan would be much more in-line with public comment before your joint commissions started your review. These 35 recommendations, although not all-
inclusive and with one recommendation I can not agree with (moving the START, Fair and Rodeo Grounds to South Park) – did capture the majority of public comments and concerns to 
date and I know my neighbors felt they had finally been heard for the first time. The issue for me is you are still starting with a document that is so seriously flawed it was due to be sent 
back to staff before you even started your work. Given last week's unsettling events and questionable ethics – that vote was shockingly reversed. I commend the County planning 
commissioners’ efforts, despite reversal, to recognize our citizens’ concerns that this draft was not ready to be reviewed. Now as I attempt to move forward (after what I firmly believe 
first should be a convened joint electeds meeting – see next point below) – I am sure those of you familiar with Roberts Rules of Order may believe those recommendations have also not 
moved forward due to the vote last Thursday evening. 
If there is any question on whether the vote last Thursday was only about whether to remand the draft to staff – or not - versus the validity of a very long public process to arrive at the 
35 recommendations – then please start your meeting with the County planning commission reaffirming - with a vote - that these 35 recommendations (each approved on a majority 
basis) are still formally a start point from which they should continue the process. 
Need for a Joint Electeds Public Hearing

Rich Bloom 7/17/09 0:00

Need for a Joint Electeds Public Hearing
Given what the public has learned Wednesday in the News and Guide newspaper, and what has been witnessed to in differing levels and in multiple ways by many of us over the past year-
and-a-half, I believe holding the scheduled July 23 joint meeting is ill-advised. The meeting should be postponed until a full public hearing by the joint electeds can be held, addressing the 
complete breakdown in the process and involving Town Council, County Commissioners, and both Planning Commissions. 
The hearing should address three key questions:
1. Why has a preferred plan been issued (and reissued), when it is so out of sync with consistent and documented community input? 
2. Why has a promised ‘update’ to the 1994 Comp Plan (sound and legally binding, although lacking in some detail) become a full ‘rewrite’ that diverts massively from much of the 
community-supported intent of the existing plan? 
3. What occurred / has been occurring among the County Planning Director and any others, to influence the outcome of the draft and/or process outside of the public forums? 
Introduction and Vision Statement 
Given recent events, my concern about proceeding until the process issues I have already outlined are addressed - not simply ‘swept under the rug’ - and the short time frame since last 
Thursday’s vote - I regrettably do not have additional specific recommendations that I had intended to submit for the Introduction and Vision Statement sections beyond my comments 
that are already part of the public record. As a citizen though I was invited to review the Jackson Hole Conservation Alliance’s updated comments you have received today (July 17) and I 
fully support the detail you will find in them. 
In closing it is important to say that I and the public appreciate the hard work you perform as volunteer appointees. Do not misconstrue out intent when I or anyone from the public 
challenges positions, process, and/or decisions or when we continually show up and engage in the public process. It is unfortunate I have found myself needing to raise my ‘voice’ simply challenges positions, process, and/or decisions or when we continually show up and engage in the public process. It is unfortunate I have found myself needing to raise my voice  simply 
to be heard. Going forward - I trust that you will still listen to the valid concerns that I and others have communicated – and will communicate - in our specific plan comments despite also 
having to challenge the process, decisions and some actions in the past. 
Simply - do not kill the messenger – at least not until you have heard and listened to the message.

Planning Commission 
Meetings

Teton County and Town of Jackson Planning Commissions voted on Thursday to adopt a new process for reviewing the Comprehensive Plan. By adopting this major change in the process 
without taking any public comment, those who voted in favor have betrayed the public trust and insulted the community. It is more proof that public input is greatly appreciated, but has 
no real impact on the process. It appears some elected officials are not willing to wait for their turn at the Comp Plan. They continue to inject their input and try to pass it off as what the 
public wants. Why are they ashamed to let us see their input? The current process and the current draft are a sales job for something we do not want. When the plan reflects the wishes of 
the public, no sales pitch will be needed.

Armond Acri 7/13/09 0:00

Planning Commission 
Meetings

County Planning Commission Members 
Town Planning Commission Members 
I appreciate the discussions last night concerning joint planning commission review of our comp plan process. I believe that the significant work that has been done by the County Planning 
Commission can be incorporated into the draft document while preserving a predicable joint process. 
Thank you for your on going efforts for our community.

Arne Jorgensen 7/9/09 0:00

Planning Commission 
Meetings

Dear Larry, Tony, Paul, Forrest and Joseph, 
Thanks for all your tireless efforts and courage in recommending revisions to the current draft of the Comprehensive Plan. There is no question about our community's wishes and these 
need to be reflected in the current plan. Otherwise, we are just another resort commmunity without the special values we cherish.

Don Harger 7/7/09 0:00
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I applaud the efforts you are making on the Comp. Plan,  it's a tough and often thankless job.   
I wanted to note in writing some of the key points discussed the other day.
-I believe that one of the next steps in the planning process should be to develop the tools that truly define the character, scale and intensity of the places created and recreated.   This 
should be done before the comprehensive plan gets much further along.  
There are very sophisticated planning tools available.  I suggest use of form based codes.  Smart Code is probably the best available as starting point. 
 Don't finish the Comp plan, then write LDRs
 Do use a Form Based Code for LDRs , start now.  
 Create a transect based system of LDR‚Äôs
 Use the transect language as a cohesive strategy to link the Comp plan and the LDR‚Äôs 
-I agree with the goal of significant reductions in energy use.   I agree with the implementation strategies outlined thus far but it is clear that realistic and specific paths should be further 
detailed if success is expected.   
 Two significant focus areas are building and transportation.  
-Many of the concerns we hear about growth relate to transportation, specifically auto traffic.   Interestingly neither our planning goals or energy goals will be accomplished if we do not 
confront auto use and traffic head on   

Lawrence E. Thal 
AIA

6/29/09 16:57

confront auto use and traffic head on.  
-We have a very inefficient land use pattern which generates significant traffic for the number of people here.  It will be very challenging, long-term and tedious project to rectify this but 
the alternative is failure on 2 of our central goals.   (energy & quality of life/community character,  Wildlife will also greatly benefit from reduced auto traffic.)
-The reduction of auto dependence mentioned above is part of the monumental task of retrofitting the Suburbs.  This will be one of the more significant land use trends in the nation. We 
are primarily rural suburban thus face similar issues & are often further behind to begin with.  
-It is not too late to begin this process.  The form of development and redevelopment will either add to or reduce our traffic generation and energy use.  
There is the potential for significant redevelopment in coming years.  Thus I disagree with the belief that it is too late as most potential development is already platted.

Planning Commission 
Meetings

       Thank you for for the alternative STAG meeting at the county chambers. I hope that town officials and the county commisioners now realize that what you have done to get the 
public's concerns about the comp plan up front again was the right way to go. I know you have a lot on your plate and can't please everybody. Do take into consideration the importance 
of how commercial developments should mitigate their impacts on the community 100% to prevent the type of growth the new comp plan is gearing up for if it is passed as is. The build 
out numbers need to be brought back to the original numbers that the current zoning laws allow. As we need more affordable housing and after infill in the Town of Jackson is complete 
then and only then should South Park and other nodes be looked at for future affordable homes. 
        I think Gregory Griffth's comments got it right. We are so concerned about negatively impacting our neighbors outside of the valley that we overlook the negative impacts of 
exporting Teton Village, Snow King and other resort impacts (employee housing, traffic, services, etc) to South Park. If we let this happen the transporatation chapter of the new comp 
plan will be a joke. You can't expect future workers living in the South Park Node to bike and walk to their jobs in town and in the village. The resorts, other medium and large commercial 
projects need to house their employees where they work. Period! I know it sounds impossible but looking at all the money that is being poored into the village golf course and knowing 

Kathy Tompkins 6/29/09 11:06

projects need to house their employees where they work. Period! I know it sounds impossible but looking at all the money that is being poored into the village golf course and knowing 
that I won't be able to step foot onto it or even afford to, I would think that other future endeavors if they really want to build to take advantage of the scenery and wildlife Jackson Hole 
offers, they should be required to house all of their employees on site and help to mitigate other negative impacts their projects will generate. 
        I commend the JHCA Report: The Greater South Park Region: A Summary of Wildlife and Scenic Resources (June 23, 2009). South Park needs the wildlife and open space 
preservation theme put back as the number one concern. The NW corner of South Park build out numbers in the new comp plan need to be brought back to the original numbers. We 
should complete the wildlife and habitat research so we can have a clear picture of what negative impacts future development in South Park will have on the valley's economy and wildlife. 
Our economy relies on the preservation of wildlife and open spaces. You can't have one with out the other!
        I would like to add to the [above] letter by recommending all density bonus tools be removed and get back to the base numbers. That would actually bring South Parks numbers 
down even more from 370 to less than 300 units allowed. If we already house 65% of our workforce let's not complicate the issue by subsidizing developers while we pay the ultimate 
price; losing the values that brought us to Jackson Hole to begin with.
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1. Mr. Resor talked about 'nodes' protecting adjacent land. Ironic that the 'node' of Teton Village did not protect SRA land. 
2. Beware of what can happen in school sections. 2. Gail Jensen's suggestion that the tax deduction for conservation easements is unlikely to endure makes a great case to go to one unit 
on 35 acres and not give the store away trying to accommodate the Land Trust or large developers. 
3. Gene B's suggestion that wildife has tremendous commercial value distinguishing us from other high end ski resorts is on target. Why do the commercial operators take wildlife for 
granted? 
4. Housing is unsustainable. No way can we house 65% of the work force, even using the base entitlements today. Also, our affordable housing program is unsustainable. What do we do 
for worker housing when current affordable housing owners retire? Greg Griffith researched the orgin of the 65% guidleline and it seems flimsy at beat and merits more study. Beware of 
cures that are worse than the disease. 
5. End the PRD and PMUDs and freeze resort zones. 
6. Include worker housing in resort zones in the buildout numbers, which means you have to define how much you will allow. 
7. SHJH submitted a traffic study to the high command and we believe the planners have ignored it. This is based on a discussion I had with Bill Collins where he attacked the crediblity of 
the guy who did the traffic study. Our traffic guy has a PhD from Northwestern and did the very credible traffic study on Teton Meadows Ranch. 
8. Ramp up START. 
9  Many of my friends and neighbors have two children and three jobs and cannot attend these meetings  they can only sign petitions  On specifics of this email  I cannot vouch for them  

Justin Adams 6/24/09 0:00

9. Many of my friends and neighbors have two children and three jobs and cannot attend these meetings, they can only sign petitions. On specifics of this email, I cannot vouch for them, 
but as to the vision of Jackson Hole, I know that they generally agree with the recent actions of the Planning Commission and are disappointed by the First Draft of the Plan.

Planning Commission 
Meetings

i support the recommendation of the planning commission. clearly there is a sizable number of folks in our valley who feel that the planners went forward without listening and considering 
and dialoging about wildlife and open space needs. it is a mistake in jackson to disenfranchise large groups. if we need affordable housing then let's use our own model for how this has 
been done in the past in low key, absorbable ways.

Sue Mortensen 6/22/09 0:00

Planning Commission 
Meetings

Planning & Zoning commission, 
Thank you for voting against the current Comp Plan. We believe it is ill conceived and not in the best interest of the community. We have even less confidence in the Planning departments 
ability than before for supporting this plan. Please do not give in to a plan that is bought and does not benefit our community for the long term. The reality is not everyone can live here or 
it will be like Los Angeles. Please only approve a plan that perpetuates the wildlife habitat and character of the town as it exists.

Mark and Betty 
Davenport

6/22/09 0:00

Planning Commission 
Meetings

I wish to thank the Planning Commission for its courageous and timely action on June 11 in recommending that the Comprehensive Plan be sent back to staff to take into consideration the 
wishes of the public. This was the second time I'm aware of in the entire CompPlan process that someone inauthority has spoken up for the interests of the great majority of the residents 
of Jackson Hole. Thesubsequent criticism of your action is unwarranted. The Planning Director's comment that he did not know whether he was being directed to incorporate comments for 
or against the Plan is disingenuous at best  and just plain sad at best  It was patently evident from the speakers at the meeting  as well as the petitions submitted  and letters to the 

Marv Heileson 6/22/09 0:00

or against the Plan is disingenuous at best, and just plain sad at best. It was patently evident from the speakers at the meeting, as well as the petitions submitted, and letters to the 
newspapers, that the public at large does not support the proposed Plan, with its emphasis on more growth and density. 
Likewise, the comments made by some County Commissioners that you should have spoken up sooner are unfair. When the general area maps for the Plan were presented last summer, 
and conerns wereexpressed at your meetings about the apparent density and growth patterns, the staff said that people should wait for the final draft. As late as several weeks ago, they 
were saying to wait till the indicatorsand benchmarks are worked out. The citizens have been raising these issues from the start; and finally someone in county administration has acted 
on the concerns. 
The first time someone in authority spoke up for the interests of the public was during the community meeting in Rafter J last summer, when the Planning staff announced that the public 
would not be allowed to speak, but only to leave "sticky notes" and written comments directed at specific themes of the Plan. The people were outraged, and Leland Christensen stood up 
and took control of the meeting, insisting that some members of the public be allowed to talk. Memorably, he said, "This is the community's Plan." The Planning Commission's action offers 
the hope that it could still become the community’s Plan.

Planning Commission 
Meetings

I would like to add my voice to those hundreds (or thousands) of county residents who have written or commented on the faults of the existing Comp Plan. The plan must be re-worked to 
accommodate this community's wishes. It will fail without community support. I fully support the recommendations of the P & Z staff in this process.

Benj Sinclair 6/21/09 0:00

Planning Commission I am writing to you to express my support for the Planning and Zoning Commission's recommendation with respect to the draft of the new Comprehensive Plan  The Plan is way off base Edward Kolsky 6/20/09 0:00Planning Commission 
Meetings

I am writing to you to express my support for the Planning and Zoning Commission s recommendation with respect to the draft of the new Comprehensive Plan. The Plan is way off base 
and should have community support before it continues forward.

Edward Kolsky 6/20/09 0:00

Planning Commission 
Meetings

I support the County Planning and Zoning Commission's vote to recommend that the Comp Plan be rewritten to better reflect the community's values. The plan must have community 
support before it moves forward.

Tita Legras 6/20/09 0:00
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I'm writing to give my support to the Teton County Planning Commission in their motion to return the Comp Plan as submitted, back to the Planning Staff. I believe the Draft Comp Plan 
should be a document that is acceptable to a majority of the people in the community. The submitted Draft Comp Plan is contrary to our community character and values. 
Please support the commission and return the plan back to staff!!!

Mary Lynn 
Callahan

6/20/09 0:00

Planning Commission 
Meetings

I'm writing to support your vote and say I think you did the right thing in sending the Plan back to the planners (not because I oppose the Plan, which I mostly do) but because it is not 
your job to rewrite the Plan.

Sandy Ress 6/19/09 0:00

Planning Commission 
Meetings

By declaring the draft Plan unfit for review, the County Planning Commission has done Jackson Hole a great service. Getting the Plan “back on track” is political doublespeak. The Plan 
never represented the community. That’s obvious, just read the community comments and public surveys. 
The plan got off on the wrong foot. It’s built on an unfortunate format that’s prone to misunderstandings and manipulation. It’s not repairable. Save Historic Jackson Hole submitted the 
Fremont County, ID Comp Plan to staff for consideration as a new planning format. It is more user friendly and less confusing. 
We thank Forrest  Larry  and Tony for having the courage to tell the truth  As in the “Emperors New Clothes ” these 3 brave souls had the courage to point out the farce  They should be 

Save Historic 
Jackson Hole

6/19/09 0:00

We thank Forrest, Larry, and Tony for having the courage to tell the truth. As in the “Emperors New Clothes,” these 3 brave souls had the courage to point out the farce. They should be 
commended instead of condemned. 
Save Historic Jackson Hole asks that you accept the recommendation of the Planning and Zoning Commission and allow them to meet and add more guidance to their comments so staff 
has a clear direction for the rewrite. Getting it done right is more important than adhering to a schedule.

Planning Commission 
Meetings

I am writing in hope you will consider the following Monday when discussing how to proceed with the comp plan. 
I feel the action taken by the County Planning Commissioners last Thursday was the right and only way to proceed. The plan's driving principles do not represent the sentiments nor do 
they reflect the public comment of the overwhelming majority of our County neighbors. Please send the plan back to the planning staff to first correct and address the following "big 
issues". Only then can we review and incorporate the many proposed new components and ideas of the plan. 
1. The "numbers" are of utmost importance to wildlife, infrastructure, community character, quality of life and the future of Teton County. The refusal to plan based on the current base 
zoning entitlement numbers (without incentives and density bonuses) has enraged our community. We need to get back to the honest and real numbers as presented in January 2008. 
The claims that the plan is one that allows no additional growth beyond current base zoning, is far from the truth and insults the intelligence of all of us. The resistance to plan by the 
numbers is an attempt to disguise the massive growth this plan allows. Residential and Commercial development numbers and their combined effects must be honestly calculated and 
analyzed. We should embrace these numbers as this is true planning. 
2. The public comments were very clear, wildlife and open space protection must be considered as the number one priority. While recognizing private property rights, all themes, mapping 
and future development must put first the consideration of impacts on wildlife and open space . This is not the case in the draft plan. 

Gail Jensen 6/19/09 0:00

and future development must put first the consideration of impacts on wildlife and open space . This is not the case in the draft plan. 
3. The plan must spell out the what, how, when and where with regards to infrastructure needs and improvements and who pays for these. This is missing and is critical to planning. 
Again, I urge you to send the draft back to planning staff with a clear message to correct the major flaws and adjust the plan to reflect the communities desires.

Planning Commission 
Meetings

Here is why I support the Planning and Zoning Recommendation and hope that you are listening: the people do not support the Plan as it is being presented. 
Not long ago I re-visited an area of Switzerland that I had been to nearly 50 years ago and was pleased and frankly surprised to find that it looked much the same as it had then: beautiful 
open farm land and small villages. The people there had resisted “growth for the sake of growth” and the special flavor of their region was still alive and well. 
I ask you to be bold and act to save and protect what we love about this valley. 
If you’re not convinced, please take an hour from your busy lives, go to the National Museum of Wildlife Art, and read every word in the LORAX display. Then maybe you will understand. 
Our children and grandchildren and the visitors of the future will thank you for having the vision to step up to protect what is special about this place.

Jean Jorgensen 6/18/09 0:00

Planning Commission 
Meetings

Dear Forrest: 
Thanks for listening to the public and its concerns regarding the proposed Comp Plan draft. We were out of town last week, attending our grandson's high school graduation, and couldn't 
attend the Joint Planning Staff meeting. Had we been there, our comments would have echoed the concerns of most of the attendees. 
Thank you for your vote - recommending that this draft be sent back to the planning staff. I think the entire Plan should be scraped. Using 15 year old NRO maps flawed its credibility from 

Jean Barash 6/18/09 0:00

y y g p g p g y p y
the outset. The Community repeatedly said that preserving wildlife and open spaces was its top priority. The Planning Department's marginalization of using the most current maps made 
it clear (from the very beginning), that the Planning Department had a very different list of priorities than those stated by the Community. Their willingness to use out of date information 
also indicates a lack of professionalism that I found disturbing and disappointing. Jackson Hole deserves better. 
I'm in the process of writing a letter to the Commissioners supporting the Planning Commission vote. 
Thanks, again, for all your time and effort on behalf of our Valley.
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The vote to reject the draft comprehensive plan was a surprise to everyone. The draft does not provide any assessment of the impact of the commercial and residential numbers it 
proposes on the community’s resources. When the first conversations of revisiting the 1994 plan were being held, it seemed a prudent path to take, considering the changes that have 
already taken place in the valley. It would be a chance to reassess the priorities of the community, which it turns out, based on all the surveys, public meetings, comments simply 
reaffirmed the recognition that wildlife and open space remains the overriding community vision, and set Jackson Hole apart from other communities and resorts. Considering the draft as 
proposed, this primary public concern was in large part ignored. It is clear the “growth nodes” effectively double the densities, both commercially and residentially, thus creating the need 
for more workforce housing; solutions to already existing traffic problems; impact on utilities such as water and sewer; more schools, teachers and staff; law enforcement; and all social 
services. All result in higher taxes and a reduction in our quality of life. 
Therefore, thank you for the decision to reject the draft comprehensive plan.

Patty and Frank 
Ewing

6/17/09 0:00

Planning Commission 
Meetings

As the commission and staff grind thru the comp plan process I thought this interesting. Sent from a friend and good to know that other communities are going thru similar things. 
http://planwithus.blogspot.com/ 
I found the approach to review in the 5th paragraph interesting. Seems like it might help? Please pass along to the powers that be.

Mike May 6/17/09 0:00

Planning Commission 
Meetings

Thanks for stepping up to the plate for your community. The Planning Commission's role is to refine the Draft once it is largely supported by the community. Since that support is lacking 
and a substantial re-write is necessary, Planning Staff should be required to re-write the document so that it reflects public sentiment. Once we have met that criteria, then it will be your 
turn.

Michael Whitcomb 6/17/09 0:00

Planning Commission 
Meetings

I don’t know why any of you are surprised or upset with the motion made by your County Planning Commission. It is a necessary part of the process (debate and vetting) in the creation of 
this most important document. 
There nothing mysterious or difficult to understand about this recommendation. Tony, Forrest and Larry are paying attention. They have listened to the public’s comments; they have read 
their e-mail; they have seen the surveys. If there’s any mystery involved here, it is this: 
They seem to be alone, amongst our town and county’s elected officials, their planning commissions, or their staffs, who are paying attention to this mass of public opinion and input . . . . 
or this fact: 
The majority of residents in Jackson Hole . . . those who don’t stand to benefit directly, economically . . . they don’t want this level of growth. 
I urge you all to read, and reread, Forrest McCarthy’s interview and comments in today’s News & Guide, along with the writer’s (Cara Froedge) description of the numbers the draft plan 
allows for Wilson, the Aspens, South Park and the Town of Jackson. It’s all there in black and white. It’s horrifying. 
Forrest is right on: this is a plan suited to urbanization and promotes continued growth – which is diametrically opposed to open space, scenic and wildlife values.

Larry Kummer 6/17/09 0:00

Planning Commission First I would like to offer a couple of apologies: Arne Jorgensen 6/17/09 0:00Planning Commission 
Meetings

First I would like to offer a couple of apologies: 
-I had hoped to get a more detailed note off before I left town. 
-I had tried to send an email earlier yesterday morning but did not get an indication that it went through. If the earlier email was successful, I am sorry to be sending a similar repeated 
note. 
As I know you are, I am quite concerned with the action of the County Planning Commission last week. As with any difficult planning effort, a successful process is built on trust – I feel 
strongly that this trust has been violated. 
The current draft document has been available for public comment based on a published schedule that included a range of opportunities for input. The schedule indicated a series of public 
hearings; these hearings, and the comment opportunities they provide, are certainly equally important to the written comments that have been received to date. Yet with the action last 
week, significant comments now may not be able to be weighed. From my standpoint, it appears that the well orchestrated efforts of a few to generate a large amount of written comment 
may have unduly limited the opportunity of others to weigh in on the current Comp Plan document. 
There will obviously be delays in a complicated Comp Plan process. While I have been somewhat skeptical of the scheduled goal, I have been supportive of the notion to move forward. 
Any considerations of the challenges and decisions about impacts on the schedule should take place at strategic points that allow for comment opportunities. This has not been the case 
with this action. 
I am not smart enough to suggest a way forward, but I trust that you will be able find a way to continue this process in a manner that allows for the timely consideration of the Comp Plan 
by both the Town and County that is somewhat similar to the past expectations. 
On a separate but related note, I am most concerned with the rather harsh, sometimes insulting and demeaning language that seems to be driving much of the community discussion 

Arne Jorgensen 6/17/09 0:00

p , , g g g g g y
around the Comp Plan. Hopefully I am not adding to that as I would expect more from this community. 
Thank you so much for the work that you do for our community.

Planning Commission 
Meetings

Thank you for taking the courageous position you have taken, rejecting the current draft. I completely agree that the draft as written needs substantial rewriting before it can obtain the 
degree of public support necessary for successful implementation. 
I applaud what you done and hope this will lead to an outcome more compatible with the expressed wishes of the community.

Carol Wauters 6/16/09 0:00
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At last Thursday’s meeting on the Comprehensive Plan draft I was heartened to hear so many eloquent statements in support of the most important values in Jackson Hole: wildlife and 
scenic resources. Almost unanimously, the people who spoke share my opinion of the draft plan—that it’s deeply flawed and does not reflect the clearly stated priorities of the public, as 
expressed in public meetings, letters, emails, a petition, phone and internet surveys, comments on the County’s website, and letters to the editor. Although various attempts have been 
made to dismiss and discredit the genuine concerns of a large portion of people who have commented on the plan, we are not some group of flaky outliers who just don’t get it. We’ve 
read the plan, tried to make sense of the maps, and participated in the process in good faith. 
Many of us have lived in Jackson Hole for decades, and have worked over the years to protect this place we love. We don’t understand why the draft Comprehensive Plan, supposedly 
written with public comments and concerns in mind, is so far from what the community asked for. It’s a plan for the destruction of Jackson Hole, a plan for diminished wildlife and 
fragmented habitat, a plan to turn Jackson into yet another frenetic, overcrowded, overbuilt mess like many other American towns. Have you read the comments on the County’s website? 
Have you listened to the public comments at the meetings? Have you read the letters to the editor? People hate this plan, fear the future it will create, and resent the refusal of the 
planners to listen to public concerns. 
On Thursday evening, three planning commissioners demonstrated that they were listening, that they have been paying attention to this process, and that they take seriously their job of 
planning for the future of our valley. Tony Wall, Forrest McCarthy, and Larry Hamilton deserve kudos for their action Thursday night, recommending to the County Commission that this 
draft be sent back to the planning staff for serious revision. It’s the right thing to do, and it took courage to step up and try to redirect such a seriously misguided plan. If any of you 
genuinely care about the future of Jackson Hole  then please follow this recommendation  We’ll be a lot better off a year from now  a decade from now  thirty years from now  if we get it 

Ann Harvey 6/16/09 0:00

genuinely care about the future of Jackson Hole, then please follow this recommendation. We’ll be a lot better off a year from now, a decade from now, thirty years from now, if we get it 
right, both in terms of process and substance—and both process and substance are deeply flawed right now. Please don’t insist on ramming this plan through just because it’s what the 
staff wrote and you have a schedule. This is too important to rush, and community discontent is too strong to ignore. If you think it’s more important to stick to your schedule than to 
make sure the plan is sound, all of us will regret it down the road.

Planning Commission 
Meetings

Congratulations on your courageous stand on the terrible first draft of the Comprehensive Master Plan. Please keep up the good work. 
Thank you, Tony, Larry, and Forrest.

Justin Adams 6/16/09 0:00

Planning Commission 
Meetings

Bravo! It takes a savvy, committed, intelligent group to realize that we do not live in anywhere USA and the livelihood of this valley is based upon the natural beauty that encompasses it. 
Thank you! The staff planners have been influenced and taught that bigger is better. Hopefully they will take this challenge to heart and realize that they possess the ability to do the right 
thing and be a model to other communities who are standing in the face of destroying what it took nature so long to build. Again thank you for taking the times to really get a handle on 
this problem.

Cindy Hill Stone 6/15/09 0:00

Planning Commission 
Meetings

I would like to thank the town and county planners and the town and county planning commissioners for the time consuming and sometimes thankless work all of you do. I know we don't 
agree on certain issues but I appreciate the time and effort all of you put in. I don't agree with Hank Phibbs that Thursday evening was a circus. It was an evening of concerned citizens 
who care about the future of Jackson  Thanks again  See you Wednesday for another round!

Kathy Tompkins 6/15/09 0:00

who care about the future of Jackson. Thanks again. See you Wednesday for another round!

Planning Commission 
Meetings

Thank you for reconsidering the comp plan and sending it back to reflect the views of the people. Garry Tank 6/14/09 0:00










