
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: 
 

o Theme 2 – Manage Growth Responsibly 
 
Public Comment on Agenda Items 
 
Public comment received on Theme 2 since the November 5, 2009 staff report is attached.  Staff has previously 
provided all other public comment on Theme 2.  Please contact staff for additional copies. 
 
Planning Commission Comments/Discussion Points 
 
The topics of the following directive on Theme 2 from the County Planning Commission from their June 29, 
2009, meeting have not yet been fully addressed. All County Planning Commission directives have been 
included in previous staff reports.  Please contact staff for additional copies. 

12) Remove all increases in commercial development rights (from the 1994 regulations) and prohibit 
any and all expansion of the resort zones and the establishment of any new resorts. 

 
The following directives from individual Town of Jackson Planning Commissioners regarding Theme 2 have 
not yet been addressed. All Town of Jackson Planning Commissioner directives have been included in 
previous staff reports. Please contact staff for additional copies. 
 
Theme 2:  Manage Growth Responsibly 

- P. 34. Policy 2.4.b.  Good place to mention GYCC efforts. 
- P. 36. Strategy 2.1.  Need to reconcile zoning and conservation easements. 
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- P. 36. Indicators.  Include acres in conservation easement. 
 
Stakeholders Advisory Group (STAG) Recommendations 
 
The topics of the following STAG recommendations regarding Theme 2 have not yet been fully addressed. All 
STAG recommendations have been included in previous staff reports. Please contact staff for additional 
copies. 
 
Theme 2 – Manage Growth Responsibly 

• The group recommended including language about bulk and scale for nonresidential buildings to 
maintain community character. 

• Members of the group recommended inserting an indicator about the planning process and 
whether the length of the application process is effective and efficient. 

 
Staff Follow Up and Discussion Points 
 
Below is a list of possible Theme 2 discussion points prepared by staff based upon discussion, 
recommendations, and public comment to date. Discussion of land use policy for the Town has been deferred 
to the discussion of Theme 3 – Uphold Jackson as the “Heart of the Region” 

 
• How should light industrial uses be addressed? 

 Add light industrial potential: 
- By adding light industrial land areas. Where? 
- By allowing additional light industrial home business use. Where? 
- Other 

 Maintain existing allowed light industrial  
 Reduce existing allowed light industrial 
 Other 

 
• How should nonresidential use outside of the Resorts, Light Industrial areas, and areas formerly 

identified as nodes be addressed? 
 By district during discussion of the FLUP 
 Maintain existing allowances 
 Conversion of non-residential use to residential use 
 Increase non-residential allowances 
 Other 

 
• How should community character be addressed in Theme 2? 

 Maintenance of our rural character remains a key principle  
 Bulks and scale of future structures should be compatible with existing neighborhoods 
 Residential home size limitations should be maintained 
 Other 

 
In addition, please be prepared to discuss the strategies and indicators of Theme 2. With significant 
changes to the content of Theme 2 recommended by the Planning Commission, new strategies and 
indicators will be needed. Strategy headers may not need as much amendment as strategy specifics, but 
Staff would like direction as to the indicators the Planning Commission feels best determine the 
successful implementation of its recommended policies.  The Commission may also opt to direct staff to 
update the strategies and indicators based upon the proposed changes for future review. 
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Furthermore, staff requests that Commissioners review all of the recommendations made to date on 
Theme 2 (see attached).  Please be prepared to identify any differences between Staff’s understanding and 
your own. To further assist in this review, please see the summary statement below related to the revised 
Theme 2 for consideration: 
 

The land use pattern currently prescribed by the Teton County Land Development Regulations 
will continue to provide the growth management desired by the community to meet its goals of 
wildlife and open space protection and preservation of the character of existing communities in 
the unincorporated County. Tools that offer density bonuses as a trade-off for affordable housing 
(ARU, PUD-AH) are detrimental to the desired growth management and land use pattern in the 
County and will not be allowed. Incentives for affordable housing are appropriate only in the 
Town of Jackson, where the community’s goals are to …  
 
Base residential development rights should be maintained at current levels throughout the 
unincorporated County. Density bonuses (PRD) in exchange for conservation easements will 
provide incentives to achieve a superior land use pattern than can be achieved though zoning 
alone. These density bonuses will focus on preservation of large contiguous tracts of open space 
and the clustering of development adjacent to existing development, outside of crucial habitat 
areas, and outside of identified scenic corridors. Caps on overall growth and rate of growth are 
not considered necessary because incentives beyond the base allowable rights will only be for 
achievement of the community’s priority - conservation of wildlife habitat and open space - and 
their success should be determined by the open space conserved not the development allowed as a 
trade-off. 
 
In the unincorporated County, no new Planned Resorts will be allowed. In addition, existing 
Resorts will not be allowed to expand in land area. Within the existing Resorts, incentives for 
local convenience commercial will be considered in order to reduce the transportation impacts 
from the Resorts. In Wilson and the Aspens, no additional non-residential growth is needed and 
the existing allowances should be maintained. Light Industrial and scattered non-res throughout 
the County… Town is the appropriate place for… 

 
Staff will elaborate on the above general summary of its understanding of the Theme 2 recommendations 
to the Commissions at the meeting. Please contact staff if you have any questions or would like to discuss 
the meaning of the recommendations prior to the meeting.   

 
ATTACHMENTS 
 
• Theme 2 Recommendations made to date 
• Theme 2 Public Comment received since 10/30/09 
• Draft Agenda for November 19, 2009, Meeting 

 
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. 
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SUGGESTED MOTIONS 
 
Town Planning Commission 
 
I move to continue Item P09-030 to November 19, 2009, 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 November 19, 2009, at 5:30 pm at the Teton County Board of 
County Commissioner Chambers. 



Jackson/Teton County Comprehensive Plan Update
Joint Planning Commission Recommendations Through 11/6/2009

Topic: Theme 2: Manage Growth Responsibly

Approved Jointly

Rec. # Recommendation DateCounty Town

121 Limit development in the County to current base (by right) zoning with allowance for as yet to be determined 
incentives for conservation easements through acquisition and the use of PRDs and TDRs

4 1 9/24/20093 1

124 There should be density bonuses for community values 5 0 10/1/20096 0

125 There should be density bonuses to incentivize conservation easements for wildlife habitat 5 0 10/1/20096 1

126 There should be density bonuses to incentivize conservation easements to protect scenic resources 5 0 10/1/20097 0

127 There should be density bonuses to incentivize conversion of nonresidential use into residential use 4 1 10/1/20097 0

129 There should be density bonuses for the provision of affordable housing 4 1 10/1/20095 2

130 Density bonuses should be performance based incentives 5 0 10/1/20097 0

132 The concept of regionalism should be considered in the Plan pertaining to the impacts our decisions have on 
transportation, natural resources (air, water, wildlife), workforce housing, and waste management in the 
greater region

5 0 10/1/20096 0

145 Wilson shall retain its existing base zoning 3 0 10/15/20092 0

147 Eliminate Wilson, Aspens, Teton Village, and northern South Park as nodes appropriate for increased 
development potential.

3 0 10/22/20096 1

148 Discuss the Town in Theme 3 - Town as Heart 3 0 10/22/20095 2

149 Base development potential in the county should be reduced from the current base zoning potential 
identified by the buildout taskforce in order to preserve wildlife habitat.

3 0 10/22/20093 2

151 Use of on-site PRDs should be included as a policy in the Comp Plan. 3 0 10/22/20095 0

153 Residential ARU's in County should be eliminated. 2 1 10/22/20093 2

162 Site area (status quo) – larger multiplier for larger sites - should be a basis for the PRD 3 2 11/5/20097 0
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Jackson/Teton County Comprehensive Plan Update
Joint Planning Commission Recommendations Through 11/6/2009

163 Development location – larger multiplier for clustering on-site or off-site development potential in a desired 
area should be a basis for the PRD:
-Outside crucial habitat areas (i.e. NRO, certain habitat types)
-Outside scenic areas (i.e. SRO)
-Adjacent to existing development
-To be identified in FLUP discussion
-Other

4 1 11/5/20094 3

167 There should not be a policy regarding cumulative PRD potential, development potential will be determined 
as a function of achieving the stated program objectives as determined above

3 2 11/5/20095 1

171 Maintain existing potential outside of the areas formerly known as nodes and add PRD options 3 2 11/5/20094 2

172 Maintenance of the existing residential and/or nonresidential pattern allowed today is the desired land use 
pattern in the areas formerly known as nodes

4 1 11/5/20094 2

173 County nonresidential development should be addressed in Theme 2 5 0 11/5/20096 0

174 There should be no expansion of the land area designated as Resort (Teton Village, Jackson Hole Golf and 
Tennis, Snake River Sporting Club (Astoria), Grand Targhee)

4 1 11/5/20096 0

175 There should be no expansion of allowed non-residential floor area in designated Resorts unless it is 
exchanged for residential floor area

4 1 11/5/20095 0

176 In designated Resorts local oriented nonresidential use should be incentivized to reduce the impact on 
transportation and wildlife.

4 1 11/5/20095 0

Approved Teton County

Rec. # Recommendation DateCounty Town

123 Determine an end state buildout and implement it through a defined land use plan 3 2 10/1/20090 7

133 As a concept, include a rate of growth cap in the Plan 3 2 10/1/20090 6

150 Base property rights in the County should be the minimum level of development. 3 0 10/22/20092 3

152 Include a policy limiting the use of on-site PRDs to a maximum multiplier of 3 units per 35 acres. 3 0 10/22/20092 3

157 Maintain current PRD basis and multipliers 3 2 11/5/20093 3

158 Hold a workshop on possible PRD multipliers and bases, with PC, staff and community groups 5 0 11/5/20092 4

164 Habitat value – larger multiplier for conservation of higher value habitat (could be determined by EA, NRO 
mapping, other) should be a basis for the PRD

3 2 11/5/20092 5
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Jackson/Teton County Comprehensive Plan Update
Joint Planning Commission Recommendations Through 11/6/2009

Approved Town of Jackson

Rec. # Recommendation DateCounty Town

122 Create a predictable land use plan based on community values with buildout numbers compiled to determine 
consistency between community goals and land use policies

2 3 10/1/20097 0

131 Density bonuses should be discretionary incentives 1 4 10/1/20094 3

Failed Jointly

Rec. # Recommendation DateCounty Town

128 There should be density bonuses for the provision of workforce housing 2 3 10/1/20093 4

134 As a concept, include a cumulative growth cap in the Plan 2 3 10/1/20090 6

144 TDRs are viable option to include in the plan 2 2 10/15/20091 4

159 All the bases for PRD multipliers listed in the staff report should be included for consideration in the plan 2 3 11/5/20092 4

160 Direct staff to develop two PRD tools - onsite and offsite - to incent the conservation of high priority lands (as 
defined by Game and Fish Memo, NRO, SRO) and direct the transfer to more appropriate areas

1 4 11/5/20092 5

165 Scenic value – larger multiplier for conservation of more scenic land should be a basis for the PRD 1 4 11/5/20092 4

166 Property value equity (see attached discussion from Ben Read) – multiplier defined on a case-by-case basis 
for desired transfers, so that development potential in the receiving areas is equitable to the development 
potential of sending areas should be a basis for the PRD

1 4 11/5/20091 5

169 Maintain existing potential in the NC-SF 0 5 11/5/20090 6

170 Maintain existing potential in SR zoning 2 3 11/5/20092 4
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Alex Norton

Subject: Comprehensive Plan Change Recommendation to Eliminate Future Accessory Residential 
Units "Guest House"

From: Ellenore Saunders   
Sent: Thursday, November 05, 2009 11:56 AM 
 
Alex: 
  
Thank you for taking the time last week to visit with me about the Teton County Planning Commission's 
recommendation to eliminate from the Comprehensive Plan the allowance for property owners to build "guest 
houses". 
  
Per your suggestion I am emailing my comments on the matter to you for the record. 
  
I own a home on Plot J of the Rogers Point Subdivision at Hoback Junction. In the fall of 2007 I began the 
construction of a detached building I designed for enclosed shop and vehicle storage space and a roofed storage 
space for a motorhome. Construction was completed in 2008. The enclosed part was designed for the option in 
the future of converting it into a two bedroom guest house with bath, kitchen, and living area.Windows, 
plumbing, electrical circuits and raceways for future circuits,residential insulation standards were installed for 
the potential conversion at substantial additional expense over the cost of the garage/storage option. The 
bathroom was completed. Only a few partitions, electrical wiring, kitchen, and change out of the overhead door 
would be necessary for the guest house conversion. 
  
It has not been our intent to do that while we own the property, but could be a possibility. The potential would 
be a valuable attractant if we decided to sell, and the initial additional cost would be recovered. 
  
There are other Rogers Point properties which currently have guest houses. If there becomes, in fact, the 
elimination of allowable future construction of guest houses, we, and possibly other property owners, are being 
denied the privilege enjoyed by those with such existing facilities. Our investment would be lost. 
  
The current guest houses I am aware of are providing rental homes in a rural setting for valley workers, at 
affordable rents. 
  
Again, thank you. 
  
Sincerely, 
  
  
Allen Saunders 
 



November 5, 2009  Rich Bloom 

Comprehensive Plan Comments 
Housekeeping Items: 

• Vision Chapter: When will we see it and in what form? 
• Light Industrial: see my comments on District 12 - HWY 89 along South Park. 

o Specific locations should only be discussed during the FLUP map 
discussions.  

• Theme 1 and other chapter format:  
o Drop the “What the community said about this theme” pages – this section is 

not scientific but rather staff’s interpretation of what we said - this is better 
served through the appendix with all applicable questions and responses 
from the various surveys and forums. 

o Add back in critical maps and charts – such as the NRO map in Theme 1. 
o Consider dropping the redline format before this passes on to the electeds – 

otherwise there is too much focus on draft planning staff language that was 
changed or deleted by the joint commissions. Keep the split vote footnotes – 
and color code them Town or County. 

 
Growth Management – Theme 2: 

• In Theme 2 address the Principle: Cost of Growth 
o Growth, regardless of location or type (residential or commercial), should pay 

its full share of direct impacts on workforce housing, infrastructure and social 
systems. 

o Need a principal, policies and strategies 
o Impact fees, exactions and mitigation can only legally be assessed on the 

direct incremental impact that a new development or business produces. 
 It is never used to catch up on past shortages – do not confuse that 

you cannot legally fund past shortages via current impact fees. 
 This covers infrastructure (roads, sewer water), social systems (parks 

and schools) and affordable housing – a very important point which 
needs to be reinforced in Theme 4. 

o Always a worry of impeding development or redevelopment. 
• In 2006 the TOJ inadvertently raised its commercial mitigation rate for 

affordable housing from 15 – 25% of the seasonal employee bump 
when it converted its methodology from ‘employees to be housed’ to 
‘square foot required’. During last winter’s discussion to increase the 
migration rate as the County had done the previous year – Jay Varley 
brought the mathematical error forward – and we discovered we had 
raised the rate three years earlier – with no impact to the rate of 
building permits and applications for PMD's. 

• Simply when accidentally raising the rate – which achieved an even 
playing field which went unnoticed but was immediately applied – 
there was no disincentive to continued development & redevelopment. 

 
• In Theme 2 address the Principle: Mix of Growth - that job creating commercial 

growth is considered hand-in-hand with residential development.  
o Address the mix of future growth – discuss and address the balance 

between job producing commercial and residential. Address the balance 
between resident housing verses large second homes. 

o Recommend reducing and/or converting some of the proposed 
commercial square footage into residential instead.  































AGENDA 
JACKSON PLANNING AND ZONING COMMISSION 

TETON COUNTY PLANNING COMMISSION 
NOVEMBER 19, 2009 – SPECIAL JOINT MEETING 

5:30 P.M. 
 
 
The meeting will be held in the Teton County Board of County Commissioners Chambers.  
Agenda for the meeting is as follows: 
 

PLEASE TURN OFF ALL CELL PHONES AND PAGERS DURING THE MEETING 
 
CALL TO ORDER – Town of Jackson Planning Commission 
 
ROLL CALL 
 
CALL TO ORDER – Teton County Planning Commission 
 
ROLL CALL 
 
PUBLIC COMMENT (maximum 45 minutes) 
 
OLD BUSINESS 
 
NEW BUSINESS 

1. Review of Theme 1 Edits 
 
MATTERS FROM STAFF (8:15) 

1. Data Requests Update 
2. Set Agenda, Date and Time for Next Joint Meeting(s) 
3. Identify experts that should be contacted for future meetings 
4. Other 

 
MATTERS FROM COMMISSION 
 
ADJOURN – TOWN OF JACKSON PLANNING COMMISSION 
 
ADJOURN – TETON COUNTY PLANNING COMMISSION 
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