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STATEMENT/PURPOSE

The purpose of this item is to continue joint review by the Town and County Planning Commissions of the
draft Comprehensive Plan dated April 3, 2009.

BACKGROUND/ALTERNATIVES

The specific topics to be addressed at this meeting are as follows:

0 Theme 4 — Meet Our Community’s Housing Needs
0 Theme 5 - Provide for a Diverse and Balanced Economy

Public Comment on Agenda Items

Public comment regarding Theme 4, received since the February 4, 2010 staff report is attached. Staff has
previously provided all other public comment on Theme 4. Please contact staff for additional copies.

Public comment regarding Theme 5, received since April 13, 2009 is also attached.
STAG Recommendations

Theme 4 Housing

The group wanted to know the current profile of the 65% of workers living locally in terms of free
market, deed restricted, and rental units. The consensus of the group was that the Plan should not establish
a goal of housing 65% of the workforce locally without a better understanding of the current condition.
Further, the group felt that the definition of working in the community should be refined to clarify
whether retired workforce and live/work is included in this percentage.

There was a strong consensus from the group that the Theme should have a much stronger emphasis on
rental housing in order to achieve the 65% goal.



The group agreed that the Plan should be clear that the 65% housing goal is not a recommended
mitigation rate.

The group discussed the realistic implementation and prioritization of Principle 4.3 regarding preserving
the existing housing stock due to the high acquisition costs and resale requirements on homeowners.

The group was uncomfortable with the use of the term “all” in Policy 4.1.a in discussion of who the
community is committed to housing.

Planning Commission Comments/Discussion Points

Following are the directives from the County Planning Commission from their June 29, 2009, meeting
identified as relevant for consideration in Theme 4:

15. Require that all future development, commercial and residential, be mitigated for employee generation
(EGU) to the extent necessary to maintain the goal of housing an as yet to be determined % of our
workforce locally — and that it must be produced on site. This workforce housing mitigation shall not
increase the build-out number — rather it must be provided for within existing base property rights.

16. More narrowly define “workforce housing”.

17. Determine the amount of workforce housing necessary to mitigate for the development that has
already been approved but not built, and the projected loss of workforce housing as people retire, to
meet the desired goal of housing the to be determined percentage of the workforce locally. Then,
indentify and zone enough specific locations to provide the needed housing and consider funding the
construction of that housing through a SPET and real estate transfer tax (Strategy 4.1) so that projects
do not need to be subsidized by density up-zones for free market homes.

18. Place more emphasis on Principle 4.3 and the idea of developing a portfolio of methods for meeting
our housing needs that includes rentals, shared equity loans and tax incentives for self imposed
housing deed restrictions.

Following are the individual planning commissioners’ comments submitted for consideration for Theme 4:

Lisa daCosta

1. There was no policy adoption that | am aware of by either the county commission or the town council
that 65% of the workforce has to be housed in the county. It was only a recommendation of the 2007
needs assessment. Repeated reference to it as a goal to be met or exceeded (the Indicators actually
point to a goal of GREATER THAN 65% for workforce percentage housed locally) through out the
theme needs to be addressed.

2. The vague reference that “many feel 65% represents a “tipping point™” also has not be documented in
any sort of way. It was a term that was flung around but not proven with data from any other
community that the number couldn’t be 50% or 45%. Perhaps we do not need to hone in on a set
number percentage as a goal, and maybe this is the angle we should discuss.

3. Policy 4.1.b refers to the median home price equally 1800% of median household income needs to be
removed or revised. It is no longer accurate.

4. As we discuss preserving existing housing stock for workforce housing, we need to address the
remaining pre-HUD trailers that still represent housing but do not reflect a commitment to the health,
safety and welfare of the community.



One of the indicators refers to increasing the percentage of new units that are restricted. Does this
mean raising the percentage from 25% to some other mitigation rate? | cannot support any policy that
IS going to increase the cost of doing business locally at this time

Strategy 4.1 Likewise, | cannot support, on any level, any new tax--sales, property tax mil or transfer
tax--that is going to hurt local businesses or residential property owners or slow the recovery of our
economy. Rather, | am committed to getting assessed valuation DOWNWARD REVISION AND
ABATEMENT that will lower tax receipts, as soon as possible.

Barbara Allen

| feel that this chapter is completely out of date and needs to be reworked rather than gone over line by
line. 2007 numbers cannot be used to justify this chapter. | also feel that this theme currently is too
specific. | think this should be more general.

1.
2.

Agree with 4.3.a that restricting existing units is more efficient than building new ones

Agree with the Chamber of Commerce's recommendations that workforce housing must include rental
housing. The condo conversion will substantially deplete any rentals that we have in the community
and must be addressed.

Housing should not always be required onsite. Decisions should be made as to end users accessibility
to services, the impact on transportation, the school system etc.

| have no issue with requiring developers to contribute to new housing, but there has to be a limit to
this exaction or you will get no redevelopment and therefore no housing

| would like to see a dedicated funding source for the provision of affordable housing. Itisa
community issue and the degree to which it takes place should be decided upon by the community. If
we added on to the sales tax, funding would come from visitors spending money. | do not support an
increase in anything tax other than sales tax to accomplish this

We need to further discuss the incentivizing of nonresidential to residential perhaps. We could allow
the conversion straight across, for example, 2,500 square feet for 2,500 square feet which would then
kick in the affordable housing requirement and get us a unit while providing the owner an opportunity
to sell 2 market rate units. We could also allow that a nonresidential building be able to transfer their
right to those units to another site where a condo may be more appropriate. This may result in a better
commercial building and more housing in town.

The market is down. This is the time to explore funding and the purchase of EXISTING housing
stock.

| am in favor of cooperative housing solutions with federal and state agencies as well as businesses an
local non profits.

The Authority should not be allowed to land bank. | would prefer to see a panel oversee the housing
decisions and remove the phrase "authority."

| do not agree with the Housing Trust's recommendations that any organization that has been around
for 2 years should be included in the discussion.

10. Key worker housing needs to be more prominent in any discussion about deed restricted housing.

Tony Wall

1.

Pg. 47 Policy 4.1.d ADD language "establish special zoning districts for high density deed-restricted
RENTAL housing"



2. Pg. 48 Policy 4.2a Stronger language requiring that the mitigation rates for both residential and
commercial development be set at levels that will assure the success of the Theme 4 Statement of
Ideal of housing 65% of the workforce

3. Pg. 49 Principle 4.4 "Incentivize the creation of workforce housing” should be removed entirely. We
have already determined that we don't want additive density and that the AHPUD does not meet our
desire for predictability.

4. "Density and floor area bonuses and other incentives™ (4.4a) are precisely what the public does not
want to see put in place - they are in fact the reasons behind all of the most controversial applications
we've seen over the past ten years. On-site mitigation (commercial and residential) for employee
generation is the only solution going forward that will eliminate subjectivity in the planning process
and provide predictability

Michael Pruett
1. So far, the joint commissions have voted to:
e Limit resort development in the County
e Limit new development (outside of existing housing entitlements) in the county
e Place much of the workforce housing in the Town of Jackson
For these and other reasons, | propose the following motion for a vote by the joint commissions:

1. Restructure the Housing Department under the Town of Jackson

2. The Housing Authority has operated under the direction of a Board of Directors independent from the
County Commissioners. The goals and objectives have been controversial with some members of the
community. For this reason, | propose the following motion for a vote by the joint commissions:

2. Direct the goals, objectives & obligations of the Housing Department to:
a) Require a business plan that reports annual and long term goals, objectives & housing
status
b) Direct Housing department to acquire existing units (either in full or in shared
ownership) based on the needs of the community
c) Limit the scope of the department from any land banking or new development

Staff Follow Up and Discussion Points
Theme 4

Based on previous discussions of the Planning Commissions, Staff has summarized your work thus far on
Theme 4 and proposes that the following questions in order to wrap up your discussion. As always, this is not
an exhaustive list and the commissions are free to amend or add to the list, as you deem appropriate. Staff
continues to encourage commissioners to keep your discussions at broad level concepts and ideas regarding
housing. The purpose of discussion of this Theme is to provide direction for the future development of Land
Development Regulations (LDRS) not the actual creation of LDRs at this time.

Summary
It is staff’s understanding that the commissions have decided that there are four major reasons why the
community has a housing program. None of these bases takes precedent over any of the others; the community

wants to achieve its goals with respect to each issue. The community’s goals respect to each basis is:

i. A local workforce and non-exportation of housing impacts — increase the percentage of the workforce
living locally over the existing (65-70%) proportion
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Ii. Maintenance of socioeconomic diversity — maintain the existing statistical distribution of household

income and age

iii. Generational continuity — achieve opportunities for children to return or stay in the community and

promote permanency of residence

iv. Maintenance of a sense of community by encouraging housing for full-time residents over seasonal

residents — increase ratio of full-time residences to seasonal residences

As a result of high land values in the community, three issues threaten the realization of the communities
housing goals. The first two issues relate to the community “keeping up” as changes occur in the future,
the third issue is “catching up” where the commissions have identified a desire to improve upon the
community’s existing situation.

The first issue, created by new residential and nonresidential development, is that many of the workers
generated to construct, maintain, and/or staff new developments cannot afford housing in the community.
The second issue is that the resale and redevelopment of existing housing stock prices many people out of
the community’s existing housing stock. For example, when a worker retires from the community and
sells her/his home it is no longer affordable to the worker who replaces her/him in the workforce.
Another example would be a lot with a 30 year old home being sold, razed, and redeveloped and the new
home no longer being as affordable as the old home. The third issue is that in order to increase the
percentage of the workforce living locally and ratio of community residences to resort residences efforts
will have to be made to overcome the housing affordability and supply conditions that have created the
existing situation.

Keeping Up Catching Up
Issue Impacts from New Impacts from Improve Existing
Development Resale/Redevelopment Situation
Mitigation Permanent Funding Permanent Funding
Tools Available Permanent Funding Incentives Incentives
Incentives
Tools Not Available Net Loss Regulation

The Commissions have identified potential tools to address each issue — as listed in the table above. For
each issue each of the available tools is to play a part; a point has been made not to set policy that
prioritizes one tool over another, but to allow for use of a dynamic combination of all tools in order to
achieve the community’s goals.

Discussion Questions

1. The 2009 draft promotes a variety of housing types (detached single family, duplex, triplex,
multifamily; rental, ownership) in the community to house a diverse population, and encourages the
provision for attached units. What is the appropriate mix of housing types?

o0 Variety of housing types should be a goal, but no specific housing types should be encouraged

Encourage/discourage single family

Encourage/discourage small lot single family

Encourage/discourage duplexes and triplexes

Encourage multifamily (4 or more units in a building)

Encourage rental units

Other

O O0O0O00O0



2. Public comment and commissioner discussion has suggested the inclusion of a policy regarding the quality
of workforce housing. As noted in public comment the concept of quality workforce housing is a principle
of the 1994 Plan. Staff would suggest a policy that states that providing for quality workforce housing, both
through new units as well as improving existing units be considered. Should promotion of quality
workforce housing be added as a policy of the Plan?

(0]
o

Yes
No

3. The Strategies and Indicators sections of Theme 4 have not yet been directly addressed by the
commissions. Possible courses of action include:

(0}

(0]

(0]

(0]

Direct staff to amend the strategies and indicators sections to be consistent with the policy changes
recommended by the commissions — with inclusion of the basis goals as indicators (Themes 2 &3
approach)

Discuss and compile additional indicators of successful realization of the commissions’ vision for
Theme 4, direct staff to amend the strategies accordingly

Discuss and compile additional indicators and a list of the appropriate Strategies for the realization
of the commissions’ vision for Theme 4.

Other

4. What should be done about the “What the Community Said About this Theme” boxes?

(0}

O 00O

Theme 5

Leave the boxes as they are

Remove all boxes

Remove the paragraph statement from each box, but leave the bullets

Include the actual percentages from the University of Wyoming study under the bullets
Other

The commission expressed a desire to do a visioning exercise regarding Theme 5 to begin discussion of the
topic. This would be similar to the exercise done to begin discussion of Theme 3 and 4 with a chance for each
commissioner to state his or her vision/goals/desires with regard to the economy. If time permits, the visioning
exercise will occur on February 11 following completion of discussion of Theme 4. At a subsequent meeting,
the staff will give a presentation regarding Theme 5 and future staff reports will include staff suggested
discussion points for consideration by the commissions. All public comment received to date on Theme 5 is
attached to this staff report.

ATTACHMENTS
¢ Theme 4 Recommendations to date
e Public Comment received on Theme 4 since 1/29/10
e Public Comment received on Theme 5 since 4/13/09
e Proposed February 18, 2010 Agenda

LEGAL REVIEW

Staff notes that Town and/or County legal representation will only be provided on an as needed basis, and legal
counsel will not be attending every meeting. If commissioners have questions for the Town and/or County
attorneys or would like to request that they be present at a meeting, please let staff know in advance.



L]

L]
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SUGGESTED MOTIONS

Town Planning Commission
I move to continue Item P09-030 to February 18, 2010, at 5:30 pm at the Teton County Board of County
Commissioner Chambers.

Teton County Planning Commission
I move to continue Item AMD 09-0017 to February 18, 2010, at 5:30 pm at the Teton County Board of
County Commissioner Chambers.

L]




Juckson/Teton County Comprehensive Plan Update
Joint Planning Commission Recommendations Through 2/5/2010

Topic: Theme 4: Meet Our Community's Housing Needs

Approved Jointly
Rec. # Recommendation County ~ Town Date
256 A housing program is sfill necessary 30 50 1/14/2010
257 The basis of the housing program should be: 30 50 1/14/2010
-Maintaining a local workforce (April draft structure)
-Maintaining socioeconomic diversity
-Encouraging generational continuity of local families
-Not exporting our housing impacts to neighboring communities
259 Workforce housing, socioeconomic diversity, generational continuity, and limiting exportation of impactsare 3 0 4 0 1/28/2010
all bases of the housing program with no priority
260 Maintaining a “sense of community” should be a basis of the community housing program; and the concept 3 0 4 0 1/28/2010
of "community first, resort second" defined as desired housing types - acknowledging that resort jobs are
important o the community - should also be a basis of the community housing program
261 Subsidized housing programs should focus on full-time workers 30 40 1/28/2010
262 Mitigation requirements on new development should continue fo be included as a housing strategy 2 1 31 1/28/2010
263 Preservation of existing workforce housing stock should continue to b a housing strategy - with cautionnot 3 0 4 0 1/28/2010
to actually deplete middle class housing opportunities
264 Density bonuses should continue to be a housing strategy - while respecting the overall development caps 30 40 1/28/2010
previously recommended
266 Creation of a permanent funding source should be a housing strategy 30 40 1/28/2010
285 Staff should rewrite the fourth basis to discuss maintenance of a sense of community by encouraging 30 50 2/4/2010
housing for full-time residents (community) over housing for seasonal residents (resort)
271 Set a goal of maintaining the current percentage of the workforce living locally (65-70%) 30 41 2/4/2010
272 Set a goal of increasing the percentage of the workforce living locally beyond current (65-70%) levels [will 3 0 3 2 2/4/2010
supersede 271 if approved]
273 With regard to socioeconomic diversity, set a goal of maintaining the current statistical distribution of 2 1 50 2/4/2010
incomes and ages in the community
275 Set a goal of maintaining the current ratio of housing for full-fime residents (community) to housing for 30 50 2/4/2010

seasonal residents (resort)
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Juckson/Teton County Comprehensive Plan Update
Joint Planning Commission Recommendations Through 2/5/2010

276 Set a goal of increasing the current ratio of housing for full-time residents (community) to housing for 30 3 2 2/4/2010
seasonal residents (resort) [will supersede 275 if approved]

286 There is no prioritization between use of mitigation regulations, permanent funding, or incentives in 30 50 2/4/2010
addressing the impacts from new development

280 Mitigation on residential development should generally be determined by a sliding scale based on the impact 3 0 3 2 2/4/2010
from the development

281 Mitigation on nonresidential development should generally be determined by a sliding scale based on the 30 41 2/4/2010
impact from the development

282 Development of new small businesses and small homes should be exempt from mitigation requirements 21 50 2/4/2010

Approved Teton County

Rec. # Recommendation County ~ Town Date

258 The basis of the housing program should include: 30 2 3 1/14/2010
-Continuing to be a community first and a resort second

267 Mitigation rates should be set at levels that will assure success in achieving the goals of all bases of the 21 13 1/28/2010
housing program

269 The Plan should continue to regulate the net loss of market workforce housing through redevelopment 21 0 4 1/28/2010

274 With regard to socioeconomic diversity, set a goal of achieving a more even statistical distribution of incomes 3 0 2 3 2/4/2010
[will partially supersede 273 if approved]

279 Mitigation on nonresidential development should generally stay the saume as it is under the current 30 05 2/4/2010
requirements to house those peak seasonal workers that cannot afford housing

Approved Town of Jackson

Rec. # Recommendation County ~ Town Date

278 Mitigation on nonresidential development should generally decrease from the current requirementstohouse 12 5 0 2/4/2010
those peak seasonal workers that cannot afford housing

Failed Jointly

Rec. # Recommendation County  Town Date

265 Programs to provide housing in neighboring communities should be a housing strategy 03 1 3 1/28/2010

268 No mitigation should be required on new residential development 12 13 1/28/2010

277 Mitigation on nonresidential development should generally increase above the current requirementstohouse 0 3 0 5 2/4/2010

those peak seasonal workers that cannot afford housing
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Juckson/Teton County Comprehensive Plan Update
Joint Planning Commission Recommendations Through 2/5/2010

283 New small developments in Town should be exempt from mitigation requirements 12 2 3 2/4/2010
284 The 2009 draft prioritizes preservation of existing housing stock over the use of density bonus incentives in 03 05 2/4/2010

addressing the potential impacts from the resale/redevelopment of existing housing stock (Policy 4.3a). Is
this prioritization still accurate?
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PROVIDE FOR A DIVERSE AND BALANCED ECONOMY (THEME 5) = WHAT THE COMMUNITY HAS SAID
ABOUT THIS THEME

54

Workforce housing is part of the balanced economy.

Our local economy acts as the regional economic
engine driving growth and development throughout the
region.” Population and commercial growth in the
neighboring communities in ldaho and Wyoming are
largely a result of the economic success of our local
economy. Therefore, it is important to coordinate
economic development issues in our community with
our neighbors to achieve common goals.

| — ~ ,_:,_.. :
The community would lik

e to support local businesses.

it

What the community has said about this theme

During the Comprehensive Plan public outreach effort the community articulated a desire to maintain a vibrant economy
but not at the expense of wildlife and natural resource preservation and community character. In addition, the
community expressed concern over the impact of nonresidential growth (including lodging) generating demands for new
employees, further adding to our workforce housing shortage. Furthermore, the community expressed concern that
nonresidential growth, if it is primarily oriented to serving visitors, had little community benefit and may be
compromising community character.

2008 polling indicated that:

= A large majority of the community agrees with putting a cap on resort development and allow only what is
currently approved.

=  Most of the community agrees that increasing the provision of deed restricted workforce housing is a priority
over additional commercial or resort development.

Jackson / Teton County Comprehensive Plan



PROVIDE FOR A DIVERSE AND BALANCED ECONOMY (THEME 5) = PRINCIPLES AND POLICIES

Principles and Policies

Principle 5.1—Maintain a strong and diverse economy

In order to maintain the town and county as community first and resort second it will be
important to limit resort growth and foster local businesses as an integral part of our
community. Balancing external economic pressures to expand our tourism and lifestyle
residential-based economy with these objectives will be critical to our future success.

Policy 5.1.a: Maintain current levels of

approved Planned Resorts

Previously approved resort developments are estimated
to have an approximately 20-year build out. As a
result the county and town will not approve new
Planned Resorts or expansions to Planned Resorts that
are not designated on the Future Land Use Plan
(FLUP). Exceptions to this would include
community amenities necessary to support these areas
as community mixed-use neighborhoods including
workforce housing and local convenience commercial,
if determined to be consistent with this Plan.®

Maintain current levels of approved Planned Resorts.

Policy 5.1.b: Maintain lodging in the
Lodging Overlay District and existing

Planned Resorts

New lodging and short-term rentals will only occur in
the Town Lodging Overlay District ‘and the existing
Planned Resorts. Lodging and short-term rentals
serving locals will continue to support the local
economy and provide jobs.

Policy 5.1.c: Encourage sustainable locally-

owned and non-resource consumptive

businesses

Maintaining local ownership of businesses is a key
element of sustaining a community. The community
should strive to promote businesses that compliment
the unique amenities and qualities of Jackson Hole
while maintaining the community’s character. In
particular, businesses that promote the non-
consumptive enjoyment of the area’s outdoor amenities
and the community’s western heritage should be
encouraged.

Policy 5.1.d: Facilitate viability of locally-
owned/operated businesses in downtown

Jackson and other nodes

The community will introduce forward-thinking ideas
for assisting or supporting locally owned businesses,
such as affordable ground leases and small business
incubators, to maintain community-orientated business
in downtown and other centers. The town and county
will promote opportunities for live-work units.

Policy 5.1.e: Provide suitable locations for

light industry

Future industry is important in the balanced economy
and mix of land uses. To encourage diversification of
the local economy, the FLUP identifies areas suitable
for light industry uses, including professional research
and development opportunities. Such areas include in
and near Jackson and south of town and including
home businesses in Hog Island.

Jackson / Teton County Comprehensive Plan
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PROVIDE FOR A DIVERSE AND BALANCED ECONOMY (THEME 5) = PRINCIPLES AND POLICIES

56

Principle 5.2—Balance economic development with workforce housing and

community character

A strong, healthy economy is important to our region to support jobs and provide the
revenues to fund services and amenities for our residents. However, the town and county
must ensure that our land uses are balanced to ensure that we can meet the needs of our
economy without compromising our values as a community. This means meeting our
workforce housing needs in proportion to employment, and managing the amount,

location, and mix of commercial development.

Policy 5.2.a: Balance workforce housing,
commercial development, resorts, and civic

uses

The Town of Jackson and Teton County will continue
to actively monitor the levels of new development and
balance uses to ensure that an adequate amount of
housing for the workforce is provided in pace with job
growth. The Future Land Use Plan (FLUP) provides
for a diverse and integrated mix of uses, including a
balance of mixed-use, non-residential and residential
areas that support a sustainable land use pattern for the
valley and region. The town and county will use the
FLUP and policies of this Plan as the primary tools for
guiding decisions about development and growth to
maintain this balance.?

Policy 5.2.b: Limit commercial development

consistent with the Future Land Use Plan

A key component in creating a sustainable land use
pattern is the location’ of commercial and mixed-use
areas in the community. Such areas designated on the
FLUP are strategically located to limit further
proliferation of strip commercial development and
sprawl while providing a walkable efficient land use
pattern. The town and county will approve
commercial development only where it is designated
on the FLUP. They will also limit commercial growth
as a percent of total square footage allowed in mixed-
use development projects.

Example of light industry

Policy 5.2.c: Maintain a strong economic
base as basis for a high level of services and

amenities

Our community is accustomed to being provided a
high level of services and amenities by local
government. The town and county’s ability to
maintain these services and amenities, and add to them
as warranted, is directly related to the success and
sustainability of our economy. Continued support and
expansion of our local economy will be necessary to
ensure the revenue stream needed to maintain and/or
increase the services and amenities enjoyed by our
community today."

Jackson / Teton County Comprehensive Plan



PROVIDE FOR A DIVERSE AND BALANCED ECONOMY (THEME 5) = STRATEGIES

Strategies

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

Strategy 5.1: Update Land Development Regulations™
Amend the Lodging Overlay district.
= Allow Planned Resort (PR) expansion for restricted housing and local convenience
commercial.
= Establish use mixes in Town non-residential districts based on the Future Land Use
Plan.

Strategy 5.2: Promote Local Business
= Explore funding and development of a small business incubator.
= Explore an affordable retail/office lease program.

Indicators
The community will use the following indicators to monitor achievement of this theme’s values.
Balanced Community and Economy Indicators Goal Review Period
1. Ratio of non-residential square footage to residential decrease 1yr
units
2. Number of skier days Maintain or 1yr
increase
3. National Park visitation Maintain or 1yr
increase
4. Sales tax collected per capita Maintain or 1yr
increase
5. Number of lodging units by district monitor 1yr
6. Percentage of workforce by industry type monitor 1yr
7. Lodging occupancy rates Increase 1yr

Jackson / Teton County Comprehensive Plan 57



PROVIDE FOR A DIVERSE AND BALANCED ECONOMY (THEME 5) = INDICATORS

Page left blank
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PROVIDE FOR A DIVERSE AND BALANCED ECONOMY (THEME 5)

Jackson Hole Conservation Alliance Comments

! The statement of ideal (as well as the chapter itself) should include language that indicates that the valley’s
unparalleled wildlife and natural resources are the foundation of our economy. In order to sustain a viable
economy in the long-term, the protection of natural resources must be the highest priority. Therefore, the
language that currently exists in the statement of ideal does not encompass all of the factors that contribute to
a balanced economy in Teton County because it doesn’t mention natural resource protection as an important
component of economic goals. Completing the sentence with “and by protecting natural resources” is an
example of preferred language.

2 This sentence, which describes attributes of a “sustainable economy” must include reference to the
ecological systems on which economies are based. For example, the concept of preventing degradation and
depletion of our local natural resources is an essential component of “sustainable economy” and should be
included in a description.

3 This chapter should distinguish between growth and development. See attached paper “Grappling with
Growth” by Michael Kinsley for explanation and specific details. In the long run, our community vision
should primarily focus on development, rather than growth (or expansion). This concept should be clear in
the new plan. This would not be an entirely new concept; “promote economic sustenance that does not
depend on population growth” is one of the guiding principles of the existing 1994 Plan. A reinstatement of
this principle should occur in the new Theme 5 chapter.

* Rather than just mention concepts such as “our sense of community”, it would be good to also include
language that specifically mentions the need to protect wildlife and natural resources as part of a balanced
economic approach.

> Rather than simply refer to our “local economy” as “the regional economic engine,” it is critical to identify
and state the underlying foundation of the economy. It is the Greater Yellowstone Ecosystem’s unparalleled
wildlife, scenery and recreational opportunities that draw people to visit and reside here.

® Resort language needs to be very clear and specific, particularly given the resounding public support to cap
resort growth. Language, such as “Previously approved resort developments are estimated to have an
approximately 20-year build out. As a result..”, suggests that new resorts and expansions should be possible
in the future, just not at this time. Also, within this same sentence, the inclusion of the language “... that are
not designated on the Future Land Use Plan (FLUP)” makes what should be a clear policy intention vague.
This language regarding the FLUP needs to be eliminated. (New resorts or expansions should not be
permitted. Period.) In general, this paragraph needs to be reworked to remove vague, open-ended language.

While we recognize that not all resorts have the same circumstances, given the build-out potential within
these resorts, if a “community amenity” is desired, it would be ideal to allow an exchange of already
permitted commercial for local convenience commercial, rather than permit additional open-ended
expansion. The language regarding workforce housing is far too vague, as the term can include market-rate
units. Given the lengthy nature of the reviews associated with master plan approvals, several of which have
occurred in recent years, there should already be extensive conditions placed on them to make sure the
resorts are in fact workable, livable areas. Suggesting an open-ended “exception” for “necessary amenities”
doesn’t lend itself to public confidence in multi-year review processes.
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” Policies in the language of the plan and the details within the FLUP need to be consistent. For example,
even though the draft FLUP shows an expanded or shifted lodging overlay, the policy language doesn’t
mention it. This policy would have been the appropriate place to clearly outline a basis for the lodging
overlay tool - and whether it should remain the same, or for example, be expanded.

® In this section, it would be helpful to suggest guiding actions or measures to take when these factors are out
of balance. Also, with regard to the last sentence in this section, given the large ranges of development
potentials in different areas of the draft FLUP, the use of it as a tool for guiding predictable decisions is highly
unlikely. As in other sections, language regarding the FLUP as it relates to guiding policies, should be fixed in
this chapter.

% Similar to other sections of the plan, this language should refer not only to the importance of location, but
also to predictable character (amount, bulk and scale, etc.). The public has clearly asked for less commercial
development potential overall, not just for restrictive locations.

19 Similar to point (3), this new plan must distinguish between growth (expansion) and economic
development. It is unclear what it is intended by “the expansion of the local economy.” The language in this
policy is sending an inconsistent message regarding the need to base land use decisions on revenue
considerations.

More discussion should be included that looks at both the costs and benefits of new development, rather than
just benefits in the form of revenue. In a number of community studies conducted by the Sonoran Institute,
the costs outweighed the revenues brought in by new projects. Also, there are ways to sustain or enhance an
economy without making the development footprint bigger.

The concept that physical expansion is not the only means for a healthy economy must be clear in the new
plan (as it was in the 1994 Plan). The idea of development quality versus quantity was addressed in the 1994
Plan, Chapter 6, Commercial and Resort Development. While some elements of tourism have shifted, the
overall concept is still relevant. The following is text from the existing 1994 Plan.

“Although increased visitor commercial development has its benefits, it also has costs. The demand for employees
exacerbates already severe housing problems. The demand for services, such as roads and police, places a difficult and
expensive burden on a comparatively small local population. Although tourism will continue as the primary industry,
some restraint needs to be exercised so that tourism itself is prevented from irreparably harming the qualities of the
community that make it both a desirable resort and a desirable place to live. Preserving and emphasizing these qualities
is clearly in the community’s best long-term economic interests. Toward these ends, whenever issues in this chapter
require a choice to be made between the quality of the visitor experience versus an increased level of tourism, this Plan’s
intent is to emphasize the quality of Jackson Hole as a resort and a community.”

" The Strategies and Indicators section will need to be reworked given previous input on earlier chapters.

*** Qverall, there are a number of topics missing from this new draft chapter that are currently addressed in
the 1994 Plan. As part of a discussion on this theme, it would be a good idea for commissioners to clarify the
intention to remove these policy topics from the new Comp Plan. Some examples include:
* narrative describing preferred scale of structures as it relates to community character and economic
well-being (giving clear guidance to set maximum structure sizes)
* narrative describing the need to discourage certain types of commercial development (outlet stores
and carnival-type facilities)
* narrative describing signage and commercial design as it relates to community character
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* narrative describing economic contribution of ranching “not in terms of dollars and cents and
numbers employed” but in its representation of the county’s “history, its cultural heritage and the
wide open expansive views it offers” and as it relates to community character

* Narrative with more explicit references to the importance of recreational opportunities to the
economy

* Narrative and data from the 1994 Plan, Chapter 2 “Population, Economy and Growth” (population
analysis, including an analysis of population age groups, employment trends, seasonal variations
from tourism, and effective population as it relates to the economy)

Other policies to consider and add to the new draft:
As part of Jackson’s unique role as a gateway community, we believe the chapter must include a goal to
maintain accessibility to visitors of diverse incomes as our community faces redevelopment pressures.

Reasonably priced lodging is one factor that influences this access and the ability for many individuals to visit
and experience adjacent public lands.
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Alex Norton

Subject: Pay as you Grow

From: Kristine OBRIEN
Sent: Tuesday, April 28, 2009 7:15 AM

Dear Planners,

I would like to address Theme 5 (Provide for a diverse and Balanced
Economy) of The Comprehensive Plan.

Rightfully, sustainability is a key element of this Theme. However, I am concerned that the
policies described to achieve this goal are either absent or in direct contradiction to it.

An economy cannot be sustainable unless we ensure that all economic activity pays its own
way, both socially and environmentally. A business that relies on the community to house its
workers or widen roads for its customers is not paying its own way socially. A resort
development that pollutes a river with fertilizers or chokes off a migration corridor is not
paying its own way environmentally. A town that obliges its teachers, emergency response
personnel and public service workers to live far away, or does not provide alternative
methods of transportation, is not paying its own social or environmental costs.

Fostering local business may at first glance appear helpful.

However, consider that in so doing you are inviting other businesses to locate here- and if
those businesses are not sustainable it will be at the cost of not attracting truly
sustainable businesses.

Using growth to solve social problems might seem like an easy fix because nobody pays, but
that’s only if the true cost of development (pollution, congestion, the need for more
development, the need for more public service workers, crime ..) are not counted. If this
growth occurs through a density bonus, it is even worse because there is the added cost of
encouraging the construction and building

industry- an industry, which clearly is not sustainable.

As public officials, you can take the lead in changing our County’s outdated philosophy
towards development. The world has grown past the point where environmentalists should be
considered a detriment to economic advancement; they should be an integral and influential
part of economic policy decisions. This is particularly relevant in Teton County where our
Natural Capital is our biggest asset.

If we ignore or hide costs because it’s easier not to look, we will decrease our own wealth.
Furthermore, we will exacerbate the problems associated with growth, selfishly passing them
down the line to future generations. A more positive way to view this is, that as the world
grows, develops and pollutes at an increasingly greater pace, genuine environmental capital
will becomes more and more valuable. Nurturing our environmental capital is an excellent
investment opportunity.

Sincerely,
Kristine O'Brien
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