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From: bill keithler
To: County Commissioners
Cc: Erin Weisman
Subject: 2012 Comprehensive Plan
Date: Monday, October 10, 2016 5:04:07 PM


Dear County Commissioners: Barb, Mark, Paul, Smokey;


I am a property owner in the south park ranches Teton County.  I’ve been following the 
progress of Steelhead Partners to try and create a new housing development in south park by 
ignoring or thinking they are exempt from state and county law.


Thank you for upholding the joint 2012 Comprehensive Plan.  


We worked very hard (years) to get the Comprehensive Plan, Thank you for honoring it!


Sincerely,


Bill Keithler



mailto:billkeithler8@hotmail.com

mailto:commissioners@tetonwyo.org

mailto:eweisman@wyoming.com






From: Congressman Cynthia Lummis
To: County Commissioners
Subject: 8 Years on “Wyoming’s Committee”
Date: Friday, October 07, 2016 3:03:38 PM


District Update October 7th, 2016 CLICK HERE to see the pictures and graphics in this email.


U.S. Congressman Cynthia Lummis


Watch this week's dose
of common sense HERE.


8 Years on “Wyoming’s Committee”


Dear Friends,


The House Natural Resources Committee oversees the federal
agencies that own nearly half of Wyoming.  In 2009 I began my
career in Congress on this Committee.  At the end of this year, I
will finish my career as Wyoming’s sole U.S. Representative as the
Committee’s Vice Chairman. 


Looking back at my time on the Resources Committee, I am
proud to say that I have:


Protected the responsible, multiple use of public lands by
the people of Wyoming including producing energy,
ranching, hunting, and recreating.
Exposed the tens of millions of dollars in taxpayer-funded
attorneys’ fees paid to groups and lawyers who make it
their business to interfere with this multiple use policy,
hurting Wyoming families.
Formed a bipartisan coalition to sponsor legislation that
would reissue the U.S. Fish and Wildlife Service’s decision
to delist the gray wolf in Wyoming and protect that
decision from frivolous lawsuits.
Joined forces with Wyoming Senators Mike Enzi and John
Barrasso to lower federal royalties on Wyoming’s largest
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international export—soda ash.
Passed legislation to enable volunteers to clear and
maintain trails in our National Forests that have been
devastated by beetle kill.


This Committee’s work and decisions impact not just Wyoming’s
economy, but our culture and our way of life.  It is truly
Wyoming’s Committee, which I am proud to have served on as
Vice Chairman.


Sincerely,


This mailbox is unattended.  To respond please click here or go to:
http://lummis.house.gov/contact/


Join the conversation! Stay connected to me through
, , and  


I look forward to hearing from you soon!


UPDATE SUBSCRIPTION OPTIONS | PRIVACY POLICY | CONTACT US


Click Here to view this email in your browser 
Click Here to be removed from this list
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Chet Lockard, AIA Principal
M O A  A R C H I T E C T U R E moaarch.com


302 South David Street, Suite 210 | Casper, WY 82601 | P. 307.760. 7948  Denver, CO | Casper, WY


facebook.com/moaarch  


From: Chet Lockard
To: County Commissioners; Barbara Allen; Mark Newcomb; Natalia Macker; Smokey Rhea; Paul Vogelheim
Subject: AIA Conference and Public Presentation on Affordable Housing
Date: Wednesday, October 05, 2016 9:16:01 PM
Attachments: AIA 2016 Fall Conf Booklet.pdf


PSA flyer Friedman 10-7-2016.pdf


Dear Teton County Commissioners,
 
I hope you are doing well. I miss not seeing you frequently. That’s the downside of finishing
construction projects. When they come to an end we move on from the relationships we have made
along the way.
 
As I worked on The Grove Phase 2 I became intrigued by the issues associated with affordable
workforce housing. Through my involvement in the American Institute of Architects I was able to
make this the focus of our annual Fall conference. This conference is on Friday and Saturday this
week, October 7-8. I have attached information about the conference. We have some talented and
informative speakers lined up. Some of them you will recognize.
 
We also have an event Friday evening. This is a free presentation for the public. See the attached
flyer.
 
The primary purpose of the conference is to provide continuing education credits for the architects.
The other benefits are that we have an opportunity to also discuss important topics that impact our
communities. If you are able to join us for the conference on Friday that would be fantastic. If you’d
like to attend, even just for a small portion of the conference, please let me know. The fee for the
full conference is $200 which covers the cost of the venue, rental equipment, speakers, food, etc.
However, if you can only attend for an hour or two we will waive the fee.
 
At a minimum I hope you will attend the free public presentation on Friday evening.
 
I look forward to seeing you again soon.
 
Thanks,
 


 
Formally
PROJECT GUIDE SERVICES
WTBC Suite 157
1938 Harney Street
Laramie, WY 82072
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2016 Annual Fall Conference 



October 6-8, 2016 



venue: Teton Science Schools 



700 Coyote Canyon Road 



Jackson, WY 83001 



FOR ADDITIONAL INFORMATION  PLEASE CONTACT: 
AIA WYOMING, PO BOX 21833 



CHEYENNE, WY 82003 
www.aia-wyoming.org 
info@aia-wyoming.org 



307-286-5519 



featuring world renowned architect, author, and educator 



Avi Friedman, PhD 



Designing for Affordability 











ANNUAL SPONSORS 
ALLEGION creates peace of mind through pioneering safety and security. We are the leading global 
provider of security solutions that help keep people safe where they live, work and visit. With more than 25 
brands sold in almost 130 countries across the globe, we specialize in security around the doorway and 
beyond. Our US market leading brands are Schlage, aptiQ, Von Duprin, LCN, Ives, Glynn Johnson, 
Steelcraft  and Falcon. http:/ /us.al legion.com/communities/;  Phone: 303-746-1642 
 
CAD-1 Inc. is an Autodesk Gold Partner specializing in delivering complete solutions that implement Autodesk technology for 
maximum competitive advantage. The CAD-1 award-winning staff is skilled at providing a variety of services, including up-front 
consulting to determine which software best suits your needs; assisting with the installation and setup of the software; customization to 
ensure the software works your way; training your staff to use it efficiently; and supporting them with expert mentoring and technical 
assistance. 



CAD-1 believes in the importance of driving sustainable design awareness and adoption. We 
provide technology education and support for initiatives that inform, and we promote innovations 
which address current and future sustainable design challenges. We are pleased to collaborate 
with the architects, engineers, and designers who are creating a cleaner and healthier environment 
through smart design. 



CAD-1 is an award-winning Autodesk Training Center providing high quality, expert training onsite or at our state-of-the-art training 
facility. CAD-1 instructors are ranked in the top ten by Autodesk for instructors in North and South America. CAD-1 courses include 
AutoCAD, AutoCAD Civil 3D, AutoCAD Map 3D, Survey, Revit, AutoCAD Architecture, NavisWorks, and 3ds Max. www.cad-1.com;   
Phone: 303- 427-2231 



 



MARTIN/MARTIN WYOMING, INC and its predecessor firms have 
been continuously providing engineering services throughout 
Wyoming for over 30 years. Located in Cheyenne, their staff of eleven 
includes seven professional engineers licensed in Wyoming and nine 
University of Wyoming graduates. The firm has developed a highly specialized knowledge base focused on all aspects of 
structural and civil engineering using a wide variety of materials and systems readily available and suitable for Wyoming’s weather and 
local economy. Martin/Martin Wyoming is a resident Wyoming Corporation and subsidiary of Martin/Martin Inc., a structural, civil and 
survey services firm headquartered in Lakewood, Colorado. The office’s close ties with Martin/Martin Inc., considered a premier 



regional and national consulting engineering firm, further enhance the capabilities and expertise of the firm. 
www.mmwyo.com  Phone: 307-637-8422 



FROM THE PRESIDENT 
I would like to welcome everyone to the Annual Fall Conference and Chapter Business meeting of the Wyoming Chapter of the 
American Institute of Architects. We are fortunate to be back at the Teton Science Schools location again. This setting is a true 
example of really good design in so many ways.  



This years conference theme is focused on affordable architectural designs for housing from global and local perspectives. The 
presentations will address the economics, health, design, innovation, and many other contributing factors to growing communities.  



The Teton County and Jackson Hole area, like many other popular communities, is faced with the dilemma of not having enough 
supply of affordable housing for the workforce within a reasonable proximity of the jobs. At this conference we will learn about these 
issues and what we can do in our communities to have an impact.  We will also discuss how we can continually engage with AIA 
programs to make a difference with our membership and increase the awareness of quality architecture in our communities.  



Thank you to our sponsors and exhibitors for their generous support. Also thank you to everyone who contributed their time and efforts 
toward this conference. And most of all, thank you for attending. I think you will find it well worth your time.  I hope you enjoy the 
conference! 



 



Chet L. Lockard, AIA 
AIA Wyoming President 2015-2016 











SPEAKERS 



Avi Friedman, Ph.D. - Professor - McGill University, Montreal, Quebec, Canada 



BArch (Technion), MArch (McGill), PhD (U de Montreal), OAQ, IAA 



Avi Friedman began his architectural studies at the Politecnico di Milano in Italy, received 
his Bachelor of Architecture from the Technion - Israel Institute of Technology in 1980 (first 
in class/cum laude) and his Master of Architecture from McGill University in Montréal. 
Between 1982 and 1984, Dr. Friedman worked as head of design for a homebuilding firm in 
Montréal. He received his Doctorate in 1987 from the Université de Montréal. In 1988 he co
-founded the Affordable Homes Program at the McGill School of Architecture, where he is a 
Professor. 



Dr. Friedman’s research interests focus on factors which influence the design and 
implementation of affordable and sustainable building practices at the unit and community 
levels, including market acceptance, construction, and resource efficiency. He is the 
recipient of several research awards [.pdf], including the Progressive Architecture Research 
Award, the J.-Armand-Bombardier Prize for Technological Innovation, and the Manning 
Innovation Award of Distinction. 



Avi Friedman has published extensively in both academic and trade publications. He has authored books [.pdf], wrote peer-reviewed 
articles [.pdf] and conference papers [.pdf] on subjects ranging from construction technology to suburban planning and space 
management, for academic journals and conferences. Dr. Friedman is a member of the editorial board of architectural journals and 
authored research monographs [.pdf] and articles in trade publications in the U.S. and Canada. Since the year 2000, he has written a 
syndicated column called Forward Thinking for the Canwest chain of daily newspapers. 



As part of his research, Avi Friedman has designed housing prototypes [.pdf] which were built as full-scale demonstration projects and 
were then constructed by homebuilders in the private sector around the world. The Grow Home (co-designed with Witold Rybczynski), 
a narrow-front rowhouse, received immense media attention and has since been built in numerous communities across North America 
and Europe. The Next Home, also the subject of much positive media scrutiny, was incorporated into the design of communities in 
Canada and the U.K. La Casa a la Carta, presented in Mexico, was designed for the developing world. 



Dr. Friedman’s design work and projects have been cited in many books and have been covered extensively by popular media [.pdf]: 
on TV shows such as Good Morning America, Dream Builders and Stewart Brand’s How Buildings Learn (British Broadcasting 
Corporation), in magazines such as Popular Science, Architecture and Home, and in newspapers including The New York Times, Los 



Angeles Times and San Francisco Examiner. Avi Friedman has been invited tospeak on numerous occasions [.pdf]  



Dr. Friedman served as a member of many boards and committees in government and trade, including the National Advisory Council 
on Energy Efficiency for Natural Resources Canada, the National Housing Research Committee and Habitat for Humanity Canada’s 
President’s Circle. He has also served on the juries of design competitions. 



Dr. Friedman is a member of the Order of Architects of Quebec and the principal of Avi Friedman Consultants, Inc. He heads up an 
architectural practice which designed numerous projects. His work has included conversion of industrial buildings to residential, urban 
renewal, private residences, and community planning. He has also consulted Canadian and U.S. cities and housing authorities on 
affordable housing initiatives. 



In the year 2000 the international design magazine Wallpaper included Avi Friedman in its list of 10 people “most likely to change the 
way we live,” along with Ingvar Kamprad, founder of IKEA, and Sven Mattison, inventor of the Bluetooth computer chip. In the year 
2004 he was referred to by Robert Scully, host of the television series The Innovators, as “the most influential housing innovator in the 
world.” 



Avi Friedman lives in Montréal with his wife, Dr. Sorel Friedman, and his children, Paloma and Ben. 



The following is a web link to a video presentation.  https://www.youtube.com/watch?v=BlOWpmN6nXI 



 











SPEAKERS -  cont ’d  



Jonathan Schechter is the Founder and Executive Director of the Charture Institute, a Jackson, Wyoming-based think tank 
focusing on Co-Thriving, the state in which human communities and the environments in which they lie 
simultaneously flourish. 



Charture's work has five facets: Learn, Teach, Act, Fund, and Inspire.  "Learn" refers to research and 
writing, including a regular column in the Jackson Hole News & Guide.  "Teach" is the variety of 
symposia, workshops, and talks Charture presents every year.  "Act" is organizing efforts to solve the 
problems and take advantage of the opportunities identified by Charture's research.  "Fund" is 
Charture's 1% for the Tetons efforts, which provides early-stage funding to sustainability-related 
projects in the Tetons region. "Inspire" refers to Charture's efforts to use its work to inspire others, 
including its annual Video Blitz. 



A long-time resident of Jackson Hole, Mr. Schechter received an AB degree in Human Biology from Stanford University, and a Master's 
degree in Management from Yale University. 



 



Betsy Flint Engle is an Architectural Historian in Grand Teton National Park.  She received an M.A. in 
Architectural History from the University of Virginia in 2009 and a B.A. from Williams College in 2005.  Her current 
research focuses primarily on early Mission 66 developments throughout the National Park System. She lives in 
Jackson, WY with her husband, her two little boys and her border collie, Axel. 



 



Cornelius Kinsey, AIA received B.S. Architecture from the University of 
Virginia in 1995 and Master of Architecture from the University of Texas at 
Austin in 2000. He came out to Jackson, WY in 1995 and started working for a 
firm in Jackson before heading to San Francisco to work for Kaplan McLaughlin 
Diaz in San Francisco. After graduate school, he returned to Jackson to work for 
both architectural and development firms. He started his own firm, Kinsey, LLC 
in 2008, which is involved with residential and commercial projects in and 
around Jackson. He also is the treasurer for Jackson Hole Trout Unlimited and 
is an active member of Jackson Hole Ducks Unlimited and Jackson Hole 
Jaycees.  



 



April Norton is the Housing Director at the Jackson/Teton County Affordable Housing 
Department. She moved to Jackson to play and has stayed for the people. She most recently served 
as a program officer for the LOR Foundation, managing the foundation’s northern Rockies portfolio, 
which was focused on community driven solutions in rural communities in Idaho, Wyoming, and 
Montana. In July 2016 April became Jackson Hole’s first Housing Director. In this role she is focused 
on creating workforce housing supply. In addition to her role as Housing Director, April serves on the 
Yellowstone-Teton Clean Cities Coalition board of directors and is the vice president of the Teton 
Youth and Family Services board of directors. She was a Palmetto Fellow and earned her degree in 
Political Science/Economics from Clemson University. She’s married with one daughter, Nell, and is 
expecting her second child this January.  



 



Billie Jennings is the Sales and Compliance Coordinator at the 
Jackson/Teton County Affordable Housing Department. She moved to 
Jackson in 1986 and has worked for Teton County since 2006.. 



 



Alex Norton, AICP,is the Jackson/Teton County Long-Range Planner. Alex is a Jackson 
native. After graduating from Cornell University with a degree in Urban and Regional Planning he 
returned home to ski. In 2006 he began working for Teton County. In 2008 he began working as 
the community’s planner focused on long-range policy issues; and in 2012 he official became a 
joint employee of the Town and County. He works on land use issues from conservation of rural 
lands to vibrancy in downtown Jackson. He was the project manager for the creation of the 
Housing Action Plan.   



 



 



 











 



SPEAKERS -  cont ’d  



Stephen Dynia, FAIA has led the design firm of his founding with the goal of making buildings and 
spaces inspired by the phenomena of nature, fueled by innovation, and motivated by the essence of 
architecture in society and culture. Dynia Architects has strived to produce work that elevates the user's 
expectations of the built environment - seizing the opportunity to find solutions that combine timeless principles 
of architecture with the latest building technology.  



Prior to founding Dynia Architects in Jackson Hole in 1994, Stephen was with the New York office of Skidmore 
Owings and Merrill, designing large commercial projects in the US and abroad. Educated at The Rhode Island 
School of Design, the connection with the arts has remained influential in his practice and community life 
through board membership of arts groups locally and regionally. He served on the AIA Wyoming Board of 
Directors for 8 years and was elevated to the College of Fellows in the category of design in 2013. Dynia 
Architects was the AIA Wyoming's "Firm of the Year'' in 2008.  



With offices in Jackson Hole and Denver, Dynia Architects' residential, commercial, and institutional work has been recognized with 
over 40 design awards from the American Institute of Architects. They have been widely published in books, magazines, digital media, 
and Stephen has presented his work at design conferences nationally.  



 



John Stennis is an Associate with Gilday Architects in Jackson, Wyoming where he previously worked as a 
seasonal intern.  In 2006 John graduated from the Savannah College of Art and Design with a Master of 
Architecture Degree.  As an Associate John provides coordinated project management working closely with 
clients, and builders on all aspects of the design and construction process.  John brings a unique perspective to 
the office having spent a great deal of time in the Jackson area with family who has lived here since 1970.  John 
is active in the community and is currently serving a third three year term on the Town of Jackson Planning and 
Zoning Commission/Board of Adjustment which he also Chaired for two years. 



 



Jeff Lawrence, AIA An associate at CLB Architects and licensed in Wyoming, Jeff has worked on a diverse range of projects 
since 2001– from single family residences, to multiple projects for the Jackson Hole Mountain Resort, the 
Laurance Rockefeller Preserve, student housing for Central Wyoming College, and employee housing in 
the Town of Jackson. Originally from Tennessee, Jeff is also a painter, fly-fisherman and scavenger of 
vintage design relics when not practicing architecture or being a dad. 



 



Arne O. Jorgensen, AIA NCARB LEED-AP, a Principal at Hawtin Jorgensen 
Architects, is a native of Jackson, Arne joined Bruce Hawtin, Architect in 1989, forming Hawtin 
Jorgensen Architects ten years later. Arne is currently an emeritus and founding board 
member of the Jackson Hole Community Housing Trust, a nonprofit that provides affordable 
housing to individuals and families in our community. He is a board member and past president 
of the Wyoming State Board of Architects and Landscape Architects and serves on the 
advisory board of the Jackson branch of First Interstate Bank; He has served on the Wyoming 
Community Foundation board, and as a member of the Yellowstone Sustainable Framework 
Design Team and Certification Task Force.  



 



Christopher Hancock, Assoc. AIA, LEED Green Associate, is a Project Manager at Hawtin Jorgensen Architects. 
Christopher first moved to Jackson, WY from his hometown of Cape Elizabeth, ME in 1991, where he worked as a carpenter in the 
area while becoming immersed in the western landscape.   Chris returned to school in 2005 and received his Master’s degree in 
Architecture at Montana State University in 2010.  His focus is directed towards realizing architecture as a performance oriented tool 
aimed at solving environmental and social problems. 



 



Chet Lockard, AIA has over 24 years of experience leading project teams. He is the Principal of the 
MOA Architecture offices in Laramie and Casper, Wyoming. Prior to joining MOA in 2016 Chet built a 
consulting firm, Project Guide Services, to provide service as an Owner’s Representative/Project Manager 
on construction projects. Before transitioning to the consulting world he spent 8 years as the Associate 
Director of Facilities Planning at the University of Wyoming. The bulk of his career has been spent in the 
Rocky Mountain Front Range area where he settled after graduating with a degree in architecture from 
Kansas State University with an emphasis in regional and community planning.  



 



 











CONFERENCE SPONSORS 
HASELDEN WYOMING CONSTRUCTORS – Founded in 1973, Haselden has remained in the top realm 



of the region’s general contractors. Our enthusiastic commitment to customer satisfaction and our results-



oriented team of professionals contribute to the success of every project Haselden manages and builds. 



Our continued growth in volume and depth has only deepened our passion for the work we do. Over the 
last 40+ years, Haselden has successfully completed a variety of projects, including education, office, 
worship, healthcare and research facilities, resorts, gaming, and cultural centers. 



In 2007, Haselden Wyoming Constructors was formed and has since performed well over $400 million worth of work throughout 
Wyoming. Haselden Wyoming Constructor’s experience with the local Wyoming market has created strong alliances with 
subcontractors and a dedication to the community that we serve. We are committed to providing the best teams and the most 
competitive pricing, allowing for every project to be constructed to the highest quality and at the best cost possible. 
www.haselden.com; Phone: 307-462-0377 



 



HELIUS LIGHTING GROUP – HELIUS Lighting Group was founded in 



2002 providing lighting design services to the resort communities of the 



intermountain west. Success in these markets has led to opportunities 



throughout the United States and the fulfillment of roughly 40 projects 



annually. HELIUS professionals are passionate about architecture and the way light affects our environment and experiences. Our 



perspective contributes to the creative nature of architectural design. Our unique role combines technical knowledge with insight into 



visual performance. Our process leads to successful results and outcomes that elevate the design of each project. 



Our passion is lighting and its creative design. HELIUS also designs lighting control, motorized shade, Audio-Video, and electrical 
systems. We can also help with continuing education. www.heliuslighting.com, Phone:  801-472-7100 



 



SHAW CONSTRUCTION OF WYOMING, LLC - Our division in Wyoming rests in beautiful Teton 



County. We are leading the efforts in construction management services in Wyoming and 



continue to grow our offerings throughout the greater Yellowstone region.  



We completed our first project in Wyoming in August 2002 and have maintained an office in 
Jackson ever since; we knew we could add value to this special place and have the opportunity to 
develop long-term relationships. We build for a variety of owners and developers and manage a 
diverse array of project types, including commercial mixed-use, affordable housing and custom residences, to name a few. Our clients 
appreciate our team approach to the construction management process and our mantra of understanding to deliver buildings that 
meet the vision and goals within the desired budget. www:shawconstruction.net; Phone: 307-733-8401 



 



Y2 CONSULTANTS –  Y2 Consultants, LLC is a full-service 



engineering and natural resources firm. We provide cost-effective 



and innovative solutions and find collaborative, efficient ways to 



complete your project and meet your needs.  



www:y2consultants.com;  Phone: 307-733-2999  



SUPPORTING SPONSORS 











EXHIBITORS  



Allegion 



Bridger Steel 



CAD-1 



GE Johnson Construction 



General Shale 



Graphisoft 



Haselden Wyoming Constructors 



HELIUS Lighting Group 



Marvin Windows and Doors 



Nishkian Monks 



Powers Products 



Shaw Construction of Wyoming 



Sierra Pacific Windows 



Testeriors 



Wave Engineering 



Y2 consultants 



CONFERENCE SCHEDULE 
Thursday, October 6     
 7:30 - 9:30 pm Welcome Reception and Emerging Professionals Ignite Event 
     @ Dynia Architects office, 1085 W. Highway 22, Jackson, WY  
 



Friday, October 7  @ Teton Science Schools, 700 Coyote Canyon Rd., Jackson, WY   
 6:30 - 7:45 am Exhibitor setup 
 7:00 - 8:00 Registration and Breakfast 
 7:45 - 8:00 Welcome - AIA WY President, Chet Lockard, AIA  
 8:00 - 9:30 The Health of the Surrounding Environment and its Fundamental Systems 1.50 LU/HSW 
     by Jonathan Schechter 
 9:30 - 9:45 Candidate speeches 
 9:45 - 11:15 Thinking Outside the Box about Affordable Homes and Communities 1.50  LU/HSW 
     by Avi Friedman, PhD, sponsored by Dembergh Construction 
 11:15 - 12:15 Architecture in the Tetons (film and discussion) 1.00  LU/HSW  
     by Betsy Engle, Stephen Dynia, FAIA, and Cornelius Kinsey, AIA 
 12:15 - 12:30 pm Lunch and time with Exhibitors, sponsored by WEMBER, Inc. 
 12:30 - 2:00 Chapter Business Meeting 
 2:00 - 2:30 AIA Membership Development activities  
     by AIA-WY Membership Development Committee 
 2:30 - 3:00 Break - time with Exhibitors  
 3:00 - 4:00 Affordable Workforce Housing in Jackson Hole, WY 1.00  LU/HSW 
     by April Norton, Housing Director and Billie Jennings,    
 4:00 - 5:30 Challenges and Solutions of Affordable Housing in Jackson/Teton County 1.50  LU/HSW 
     by Stephen Dynia, FAIA, Arne Jorgensen, AIA, and John Stennis 
     moderator: Chet Lockard, AIA 
 5:30 - 7:00  Dinner on your own (exit TSS) 
 7:00 - 8:00 (return to TSS) Reception and AIA videos 
 8:00 - 9:30 Free public education event Affordable Housing Around the World 1.50  LU/HSW 
     by Avi Friedman, PhD  
Saturday, October 8      
 8:30 - 9:30 am  Tour – Daisy Bush Housing Trust home, 180 Dylan Lane, Jackson 1.00  LU/HSW 
     by Jeff Lawrence, AIA and Arne Jorgensen, AIA  
 9:45 - 10:45 am Tour – Daisy Bush Teton Habitat home, 180 Dylan Lane, Jackson 1.00  LU/HSW 
     by Chris Hancock, AIA 
 11:00 - 12:00 pm Tour – The GROVE JHTC Housing Dept. project, 250 Scott Lane, Jackson  1.00  LU/HSW 
     by Stephen Dynia, FAIA and Chet Lockard, AIA Total possible AIA/CES 11.00 LU/HSW  
 12:30 - 6:30 pm KL&A Structural Engineers free workshop of ARE Structures Exam    
     @ Dynia Architects office, 1085 W. Highway 22, Jackson, WY, sponsored by KL&A 











ANNOUNCEMENTS 
The AIA Wyoming 2017 Calendars are for sale.  $5.00 each or 10 for $25.00.  Thanks to the Public and Professional Awareness 



Committee: Anthony Jacobsen, AIA, Chair, Rosalie Ruwart, ASID, Agnes Kardasz, Assoc. AIA, Lyle Murtha, AIA, Aimee Bolton, AIA 



2017 AIA WY Winter Conference will be in Cheyenne, February 24-25 tentative 



2017 AIA National Convention will be in Orlando, FL, April 27-29 



2017 AIA WY Summer Conference will be in Casper, June 23 tentative 



2017 AIA WY Annual Fall Conference and 70th Anniversary Celebration in Jackson, September 21-23 



Thanks to the 2016 Annual Fall Conference Planning Team: Chet Lockard, AIA co-chair; Susan Menghini, Executive Director, co-chair; 



Cornelius Kinsey, AIA; Agnes Kardasz, Assoc. AIA; Jacob Ernst, Assoc. AIA; Chris Mowen, Assoc. AIA  



Vicin i ty  map of  conference event  locat ions 



Tour #3 
The GROVE 
250 Scott Lane 



Tours #1 & #2 
Daisy Bush housing 
180 Dylan Dr. 



Conference location 



Teton Science Schools 
700 Coyote Canyon Rd. 



approx. 0.5 mile north 



Dynia Architects office 
1085 W. Highway 22 
(past the tanks and equipment)  



QUALITY ASSURANCE – AIA/CES 
AIA Wyoming is a Registered Provider with The American Institute of Architects Continuing 



Education Systems (AIA/CES).  Credit(s) earned on completion of this program will be reported 



to AIA/CES for AIA members.  Certificates of Completion for both AIA members and non-AIA 



members are available upon request. 



This program is registered with AIA/CES for continuing professional education.  As such, it does not include content that may be 



deemed or construed to be an approval or endorsement by the AIA of any material of construction or any method or manner of 



handling, using, distributing, or dealing in any material or product. 



Questions related to specific material, methods, and services will be addressed at the conclusion of this presentation. 













FREE Public Presentation 



  location: Teton Science Schools 
  700 Coyote Canyon Road, Jackson, WY 



 date:  Friday, October 7th, 2016 



 time:  7:00-9:30 PM 



“AFFORDABLE HOUSING AROUND THE WORLD” 



FOR ADDITIONAL INFORMATION  PLEASE CONTACT: 
AIA WYOMING, PO BOX 21833 



CHEYENNE, WY 82003 
www.aia-wyoming.org 
info@aia-wyoming.org 



307-286-5519 



By Avi Friedman, Ph.D., an architect educated 



in Israel, Italy, and Montreal where he is currently a 
Professor at the McGill School of Architecture.  



Dr. Friedman’s research interest focus on afforda-
ble and sustainable building practices. He is the re-
cipient of serval awards and the author of many ac-
ademic publications and books such as “A View 
from the Porch: Rethinking Home and Community 
Design”, “The Grow Home”, and “Designing Sus-
tainable Communities” among others. 



event sponsor 
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From: Craig Benjamin
To: County Commissioners
Cc: Alyssa Watkins; Sean O"Malley; Amy Ramage; Siva Sundaresan; Chris Colligan
Subject: Alliance support of awarding contract for Teton County Wildlife Crossings Master Plan
Date: Tuesday, September 27, 2016 3:14:10 PM
Attachments: Alliance Letter Supporting WX Master Plan contract 20160927.pdf


Dear Commissioners,
Every year, more than 300 animals are hit and killed on Teton County
roads. Wildlife-vehicle collisions pose a threat to wildlife and human safety.
Furthermore, because of growing traffic congestion, our roads act like
fences that prevent wildlife movement and migration. 


We can effectively address both of these problems and make our roads
safer for wildlife and people by building a network of wildlife crossings. A
first step toward doing so is studying the issue and laying out feasible site-
specific solutions in a countywide master plan. 


We thank you all for your past support and vision in allocating funding
toward crafting such a wildlife crossings master plan. Now, it is time to
move ahead and hire a qualified contractor to develop the master plan
with the help of County staff, agencies, and local residents.   


The Alliance strongly supports the County Engineering staff report
recommending the award of a contract for a Teton County Wildlife
Crossings Master Plan to Western Transportation Institute (WTI). 


WTI is a clear expert in this field and has strong knowledge of local issues
around wildlife-vehicle collisions, having done previous studies here. WTI
staff have also worked closely with other local agency and non-profit
partners with knowledge on this issue. County Engineering staff have
worked with the consultants to develop a scope of work that meets our
community’s needs while also being within the allocated budget. We
appreciate their thorough review of the applicants and believe their choice
represents a good path moving forward. 


We urge you to approve this award so we can all begin this planning
process and work toward making it easier and safer for wildlife to cross
our roads.


Thank you all for your work on behalf of the people and wildlife of Teton
County. Please let us know how we can be of assistance in moving forward
with this planning process.
Craig


-- 
Craig M. Benjamin
Executive Director
Jackson Hole Conservation Alliance
(o) 307-733-9417



mailto:craig@jhalliance.org

mailto:commissioners@tetonwyo.org

mailto:awatkins@tetonwyo.org

mailto:somalley@tetonwyo.org

mailto:aramage@tetonwyo.org

mailto:siva@jhalliance.org

mailto:ccolligan@greateryellowstone.org






 



Protecting the wildlife, wild places, and community character of Jackson Hole. 
685 S. Cache St. • P.O. Box 2728 • Jackson, WY  83001 • (307) 733-9417 • info@jhalliance.org • JHAlliance.org 



September 27, 2016 
 
Board of County Commissioners 
Teton County 
Jackson, WY 
 
Dear Commissioners, 
 
Subject: Jackson Hole Conservation Alliance support of awarding contract for Teton County 
Wildlife Crossings Master Plan 
 
Every year, more than 300 animals are hit and killed on Teton County roads. Wildlife-vehicle 
collisions pose a threat to wildlife and human safety. Furthermore, because of growing traffic 
congestion, our roads act like fences that prevent wildlife movement and migration.  
 
We can effectively address both of these problems and make our roads safer for wildlife and 
people by building a network of wildlife crossings. A first step toward doing so is studying the 
issue and laying out feasible site-specific solutions in a countywide master plan.  
 
We thank you all for your past support and vision in allocating funding toward crafting such a 
wildlife crossings master plan. Now, it is time to move ahead and hire a qualified contractor to 
develop the master plan with the help of County staff, agencies, and local residents.    
 
The Alliance strongly supports the County Engineering staff report recommending the award of 
a contract for a Teton County Wildlife Crossings Master Plan to Western Transportation Institute 
(WTI).  
 
WTI is a clear expert in this field and has strong knowledge of local issues around wildlife-vehicle 
collisions, having done previous studies here. WTI staff have also worked closely with other local 
agency and non-profit partners with knowledge on this issue. County Engineering staff have 
worked with the consultants to develop a scope of work that meets our community’s needs 
while also being within the allocated budget. We appreciate their thorough review of the 
applicants and believe their choice represents a good path moving forward.  
 
We urge you to approve this award so we can all begin this planning process and work toward 
making it easier and safer for wildlife to cross our roads. 
 
Thank you all for your work on behalf of the people and wildlife of Teton County. Please let us 
know how we can be of assistance in moving forward with this planning process. 
 
Sincerely, 
 



 
 
Craig Benjamin  
Executive Director 












(c) 307-264-2807
JHAlliance.org
Facebook.com/JHConservationAlliance
Twitter.com/JHAlliance
Protecting the wildlife, wild places, and community character of Jackson Hole.



http://jhalliance.org/

http://facebook.com/JHConservationAlliance

http://twitter.com/JHAlliance






From: Rich Ochs
To: County Commissioners
Cc: Alyssa Watkins; Cindy Harger; Willy Watsabaugh; Carl Pelletier
Subject: Casper Eclipse Symposium 10/11
Date: Wednesday, September 28, 2016 2:58:41 PM


Commissioners,
 


I wanted to let you know about an opportunity coming up on October 11th in Casper.  They will be
hosting an eclipse symposium with discussions on business impacts, planning, and how a community
can succeed in hosting this event.  I will be attending, but I wanted to pass it along just in case there
was interest from the Commission in attending.  Please let me know if you have any questions about
this symposium or emergency planning for the eclipse in Teton County.
 
https://www.eventbrite.com/e/wyoming-eclipse-festival-presents-success-on-the-center-line-
tickets-27593473823
 
Rich Ochs, CEM, MEP
Coordinator, Teton County Emergency Management
Chairman, Teton Local Emergency Planning Committee (LEPC)
Western Area Director, Wyoming All-Hazards Association (WAHA)
PO Box 4458
Jackson, WY  83001
o: (307) 732-8594
c: (307) 413-5040
f: (307) 732-5799
rochs@tetonwyo.org
www.tetonwyo.org/em
 



mailto:/O=JACKSON TETON COUNTY/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=ROCHS

mailto:commissioners@tetonwyo.org

mailto:awatkins@tetonwyo.org

mailto:charger@tetonwyo.org

mailto:wwatsabaugh@tetonwyo.org

mailto:cpelletier@ci.jackson.wy.us
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From: Lindsay Long
To: Bob Lenz; Don Frank; Jim Stanford; Hailey Morton Levinson; "Sara Flitner"; County Commissioners
Subject: Community Entry Services Rancher Street Bus Stop
Date: Monday, October 03, 2016 10:53:33 AM
Attachments: image003.png


Dear Town Council and County Commissioners,
 
My name is Lindsay Long, Director at Community Entry Services (CES).  CES works with adults with disabilities in Teton
County.  Many of the adults CES support live in Cedar Creek and Pioneer Homestead.  They rely very heavily on the
START bus on Rancher Street because they do not drive or own cars.  This bus stop allows them to access our
community.  The bus takes them to work, to community and social events, to recreate, and to doctors appointments. 
Without this bus stop, the individuals who rely on this service will not venture into our community as frequently or at
all.  This will GREATLY impact their mental health. 
 
We frequently talk about being a community minded.  This includes ALL community members including the very
vulnerable and those who do not have a loud voice.  Please remember the Community Entry Services adults when
making your decisions about the bus stop on Rancher Street.
 
Best,
Lindsay
 
Lindsay M. Long
Lindsay M. Long, MSW, LCSW
Jackson Program Director
Community Entry Services
PO Box 4259
20 Pioneer Lane, Suite 201
Jackson, WY 83001-4295
Email: llong@ces-usa.com
307-733-7637 (Phone)
307-733-7675 (Fax)
 



mailto:llong@ces-usa.com

mailto:blenz@ci.jackson.wy.us

mailto:dfrank@ci.jackson.wy.us

mailto:jstanford@ci.jackson.wy.us

mailto:hmortonlevinson@townofjackson.com

mailto:SFlitner@townofjackson.com

mailto:commissioners@tetonwyo.org



October 3,2016

To whom it may concern,

We live at Cedar Creek apartments, we are clients of Community Entry Services and have lived in
Jackson for over 20 years. We utilize the bus stop on Rancher St. every day for work and many other
obligations. Without that bus stop we would have to use the stop on Hansen and Redmond. This change
would be very inconvenient and difficuit especially in the winter. Please don't eliminate the bus stop on
Rancher St.

e/m:?"r‘ned,
Mihe
Pithe WM










From: Stephen Fralin
To: County Commissioners
Subject: Crystal Springs Ranch Request for Partial Vacation of Plat 1323
Date: Tuesday, October 11, 2016 9:26:23 PM


October 11, 2016


Teton County Commissioners,
I would like to take just a moment of your time to express my personal stance on the rezoning request from Crystal
Springs Ranch, Resor, Four Shadows. Lot 15 of the Homesteads at Teton Village was originally zoned as non-
profit, CSR would like to rezone as commercial mixed use. 


They have expressed plans to build a restaurant, sheriff substation and apartments on this tiny lot. Rezoning this
for such use would create an unsafe environment for fifteen young children who call this neighborhood home. This
is a very small lot and the surrounding roads are only 20ft wide. This proposal is completely the opposite of what
we were told when we moved into our home, a small non-profit office space. They have also expressed plans to
build a fire house in the field east of the homes of which we were told would remain green space and will never be
developed.
CSR tried to have all residents sign on a snow removal easement that would pave the way to this rezoning. They
did not explain the proposal or what it was they were trying to accomplish. They stopped residents in their vehicles
and caught s off guard in attempt to get 100% signatures. This was a misleading tactic and not everyone signed. 


To build a 24hour operating high density mix-use building within a family neighborhood is not only absurd but is
flat out unsafe. The roads are too narrow as is with parking and traffic already an issue. We have fifteen children
ages 12 and under who call this area home. This would create a very dangerous environment with constant traffic,
people looking for parking, food deliveries, trash removal. Now add a good snow year, lost tourists and you have a
recipe for disaster. 


Our children enjoy the safety of this small neighborhood, enjoy playing with each other, riding bikes and such on a
quiet street where parents can keep an easy eye on them. This is a true blessing to all of us and we cherish this
neighborhood as it is. 


We welcome new homes being built on lot 16 and more families moving in to the community. This plat also needs
careful consideration as they have not planned for emergency vehicle access, safe traffic flow, increased traffic,
and good community atmosphere. They do not want to have a road that would circle the neighborhood but would
prefer to have a narrow dead end street that vehicles would need to reverse out of. This is very concerning to me
and the safety of all the children and residents of this neighborhood as I have a child with a developmental
disability and severe hearing loss. I am very concerned for her safety if this proposal goes through. This is too
much for a neighborhood of this size to withstand.


We understand that development in the Village is going to take place and areas of mixed use, planned for the
plats to the west and northwest of this plat, are necessary and have valuable purpose for Teton Village and its
growth. This has to be properly planned and done so with careful consideration. This small parcel of land is simply
too small for such use. There is not enough room for customer parking, staff parking, sheriff parking, apartment
tenants, guests, product deliveries, increased traffic and a neighborhood full of families too. 
 
Commercialization of this lot would be detrimental to a neighborhood that is building strong relationships with one
another, values the safety of our children and looks forward to more affordable housing and people like ourselves
to move in to this amazing neighborhood. 


I ask that you consider the safety of our children, family values, neighborhood values,  the impact of high density
mix-use areas, and the future plans of Teton Village. Please think of the impacts of the hard working folks who call
this area home and base your decision on what is best for community and not one person eager to make even
more millions. 


Sincerely,



mailto:fishnchef1@gmail.com

mailto:commissioners@tetonwyo.org





Stephen Fralin
-- 
Stephen Fralin
fishnchef1@gmail.com
307-413-3663 mobile



mailto:fishnchef1@gmail.com






From: Sharon Fralin
To: County Commissioners
Subject: Crystal Springs Ranch rezoning of lot 15
Date: Tuesday, October 11, 2016 10:55:15 PM


Dear Commissioners,


I am a home owner in The Homestead at Teton Village. CSR is meeting with you to rezone lot 
15. When we purchased our home 3 years ago, we were told the lot in front of our house(lot 
15) would be built on eventually but no time soon and it would be an office. With very light 
use monday thru friday 9 to 5. We have a restaurant Teton Thai across the street and on a 
summer/winter night this restaurant impacts our neighbourhood negatively. With a bakary on 
lot 15 we would have 5 am to 11 pm restaurant traffic in our neighbourhood, employees of  
both restaurants, customers, food delivery, trash pick up and a very busy Apre vou road. It is 
to much for a small community to handle and the poor existing road infrastructure not to 
mention the future planned roads for lot 16. 


CSR is talking of rezoning this property to a Bakery, police department office and 
single/double apartments. The 3 years we have been here parking as been one if not the 
biggest problem in our small community. With a restaurant in front of our home the number of 
lost people pulling in to our dead end street and unable to turn around because we have parked 
in our driveways with at lest double. You would be very surprised at the amount of people that 
can’t reverse a car safely on a small street. We live with this daily in the summer and have had 
some very close calls with kids and cars. Our small neighbourhood has 15 children living in it 
at this time. When school is out they are all out playing with each other and riding bikes. We 
are trying so hard to have a community in a tourist destination (teton Village) If a bakery is 
allowed on lot 15 we will lose our community. The 15 kids will not be able to ride their bikes 
on the streets of their neighbourhood do to lack of parking,poorly planned road structure, a 
neighbourhood slapped together for more cash flow for the developer and lack of 
consideration for following the plan of well planned light use for lot 15.


Our neighbourhood is wonderfully put together with diverse family’s and couples that are all 
concerned for the 15 children that love playing with each other everyday on our narrow 
substandard streets. Please take them into concideration when making your decision on the 
rezone of lot 15. We would love to add more families to our neighbourhood not restaurants. 


Thanks you for your time,


Sharon Fralin
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From: Tiffany Crabtree
To: County Commissioners
Subject: Direct Correspondence
Date: Tuesday, October 11, 2016 12:49:19 PM
Attachments: DOC004.PDF


DOC003.PDF


Please see the attached that came in via USPS today.
 
Deputy Administrative Clerk
Teton County Clerk
PO Box 1727
Jackson, WY  83001
307-732-8488 Direct
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From: Tiffany Crabtree
To: County Commissioners
Subject: Direct Correspondence
Date: Wednesday, October 12, 2016 9:28:36 AM
Attachments: DOC.PDF


Please see the attached that came in via USPS today.
 
Deputy Administrative Clerk
Teton County Clerk
PO Box 1727
Jackson, WY  83001
307-732-8488 Direct
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From: Tiffany Crabtree
To: County Commissioners
Subject: Direct Correspondence
Date: Monday, October 03, 2016 10:44:17 AM
Attachments: JHCF Letter.PDF


This came in today via USPS
 
Deputy Administrative Clerk
Teton County Clerk
PO Box 1727
Jackson, WY  83001
307-732-8488 Direct
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From: Alyssa Watkins
To: Barbara Allen; Mark Newcomb; Natalia Macker; Paul Vogelheim; Smokey Rhea
Cc: Tiffany Crabtree; Sherry Daigle
Subject: FW: BCC Updates from Habitat
Date: Tuesday, September 27, 2016 10:33:50 AM
Attachments: image002.png


Habitat Update to BCC_September 2016.pdf


Hello Commissioners,
 
Please see the attached update from Habitat regarding the Grove Phase 3 project.  I have put Kendra
in touch with Sherry in order to schedule the monthly updates you requested and Kendra references
in her email below.
 
Thanks!
Alyssa
 


From: Kendra Heimbuck [mailto:kendra@tetonhabitat.org] 
Sent: Monday, September 26, 2016 12:55 PM
To: Alyssa Watkins <awatkins@tetonwyo.org>
Cc: Patty Lummis <patty@lummismail.com>
Subject: BCC Updates from Habitat
 
Hi Alyssa,
 
Thanks for the meeting this morning and for the chance for Habitat to update the BCC on Grove
progress. 
 
In order to facilitate updates to the BCC throughout the duration of this project, can we establish a
regular pattern for Habitat to attend BCC meetings?  Since we are working to get an agreement
before the commission on October 18, would it make sense for Habitat to attend every second
meeting of the month in order to provide updates and answer questions as necessary? 
 
Additionally, I’ve drafted a letter to update the BCC on Habitat’s progress and modified project
timeline.  Please see both that letter and modified Gantt chart attached (in one document) to this
email.
 
Please let me know if there is anything else outstanding that you and the BCC would like from


Habitat at this time.  I’ve got the October 18th meeting on my schedule, and will await a response
from you regarding meetings moving forward.
 
Thank you,
 
Kendra Heimbuck, Executive Director
Habitat for Humanity of the Greater Teton Area
545 West Broadway, Suite 201 · PO Box 4194, Jackson, WY 83001
Office 307.734.0828 · Cell 520.704.5666 · ReStore 307.734.0389
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September 26, 2016 
 
Teton County Board of Commissioners 
PO Box 3594 
Jackson, WY 83001 
 
 
Dear Board of County Commissioners,  
 
Thank you for the opportunity to update you on progress of the Grove, Phase III project at 
today’s voucher meeting.  I’d like to take the opportunity to provide you with a written 
update on progress and project schedule, as outlined below. 
 
Re-Design, Planning & Development Agreement Update 
Below is a recap of how this project has progressed from a design, planning and 
Development agreement standpoint.  



DESIGN 
August 15, 2016: RFP advertised and circulated to architectural firms 
September 19, 2016: Architectural design proposals received by Habitat 
September 20-21, 2016: Habitat Construction Committee reviews proposals and 
interviews top firms; Construction Committee selects firm for recommendation to Board 
September 27, 2016: Chosen architectural firm to be approved by Board of Directors vote 
September 28, 2016: Schematic design and design development to begin 
 
PLANNING 
August 25, 2016: Meeting held between JTCHA, Habitat, Jorgenson and Planning; 
Jorgenson shares utility and infrastructure design site plan; Information was gained which 
led to the need for researching legal, financing, mortgage sales, building code and 
planning implications of condos v. townhomes 
August 26 – September 6, 2016: Habitat researches parameters for condos v. townhomes 
September 7, 2016: Habitat determines they can build condos so long as land can transfer 
to HOA upon completion and sale of improvements; cannot build and sell condos on a 
ground lease; Habitat asks JTCHA and County legal counsel if this is workable 
September 21, 2016: JTCHA and Habitat hold meeting; JTCHA assures Habitat that land 
can be transferred to HOA upon completion and sale of condo improvements; Habitat 
agrees to build condos 
November 2, 2016: Goal for FDP Amendment submission 
 
AGREEMENT 
July 22, 2016: Habitat and JTCHA meet to discuss terms of the agreement to be 
incorporated into a term sheet 
August 3, 2016: Term sheet finalized, not executed 
August 4- September 23, 2016: Habitat internally works on agreement; work paused 
during condo v. townhome research 
September 23, 2016: Habitat sends draft contract to County and JTCHA for review 
October 18, 2016: Goal for submitting a final draft of the Development Agreement to BCC 
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Project Schedule Update 
While Habitat fell behind the proposed project timeline presented in the April 14, 2016 letter to the 
Board of County Commissioners, we are still on track to break ground on this project by June 1, 
2017 and to complete the entire project within the agreed upon timeline (4 years). 
 
Enclosed is an updated Gantt chart outlining the project’s timeline.  Please note that the last set of 
tasks, Construction – Infrastructure and Landscape, are in this schedule as a placeholder.  These 
tasks are not scheduled, but will be completed after the construction of the residential buildings.  
Additionally, as Habitat completes the redesign process and begins planning the staging of this 
work, the intermediary construction tasks may shift within the overall project timeline.  As this 
happens, Habitat will keep you apprised.    
 
Sincerely, 



 
 
Kendra Heimbuck 
Executive Director 
Habitat for Humanity of the Greater Teton Area 
 
Cc:  Patty Lummis, Board President, Habitat for Humanity of the Greater Teton Area 
 April Norton, Housing Director, Jackson/Teton County Affordable Housing Department 



	
 











ID Task Name Duration Start Finish Predecessors



1 Habitat for Humanity - The Grove - Phase  III Project Schedu 1 day Mon 2/1/16 Mon 2/1/16



2 Planning, Development & Architectural Design 329 days Mon 2/1/16 Thu 5/4/17



3 Meet with County Commissioners 55 days Mon 2/1/16 Fri 4/15/16



4 Gain Approval 20 days Mon 4/18/16 Fri 5/13/16 3



5 RFP to Architectural Firms 26 days Mon 8/15/16 Mon 9/19/16



6 Select Architectural Firm 6 days Tue 9/20/16 Tue 9/27/16 5



7 Re-Design Development 25 days Wed 9/28/16 Tue 11/1/16 6



8 FDP Amendment Submittal 65 days Wed 11/2/16 Tue 1/31/17 7



9 Permit Set 30 days Mon 12/5/16 Fri 1/13/17



10 Submit to Town of Jackson 20 days Wed 2/1/17 Tue 2/28/17 8



11 Permit Set Pricing & Pre-Construction Planning 30 days Wed 3/1/17 Tue 4/11/17 10



12 Long Lead Procurement 15 days Wed 4/12/17 Tue 5/2/17 11



13 Notice to Proceed 2 days Wed 5/3/17 Thu 5/4/17 12



14



15 Construction - Grove Phase III - Building I & II 335 days Fri 5/5/17 Thu 8/16/18



16 Mobilize Equipment and Jobsite Trailer 5 days Fri 5/5/17 Thu 5/11/17 13



17 Site Surveying 5 days Fri 5/12/17 Thu 5/18/17 16



18 Excavation & Utilities 10 days Fri 5/19/17 Thu 6/1/17 17



19 Groundbreaking Ceremony 1 day Mon 5/29/17 Mon 5/29/17



20 Concrete/Foundations 20 days Tue 5/30/17 Mon 6/26/17 19



21 Rough Framing 80 days Tue 6/27/17 Mon 10/16/17 20



22 Roof & Dry-in 16 days Tue 10/17/17 Tue 11/7/17 21



23 Thermal & Moisture 16 days Wed 11/8/17 Wed 11/29/17 22



24 Install Windows 10 days Thu 11/30/17 Wed 12/13/17 23



25 Siding/Exterior Finishes 30 days Thu 12/14/17 Wed 1/24/18 24



26 Rough-in MEP 25 days Thu 1/25/18 Wed 2/28/18 25



27 Drywall & Paint 25 days Thu 3/1/18 Wed 4/4/18 26



28 Finishes 40 days Thu 4/5/18 Wed 5/30/18 27



29 Equipment & Appliances 15 days Thu 5/31/18 Wed 6/20/18 28



30 Commission Systems 10 days Thu 6/21/18 Wed 7/4/18 29



31 Punchlist 15 days Thu 7/5/18 Wed 7/25/18 30



32 Final Cleaning 5 days Thu 7/26/18 Wed 8/1/18 31



33 Closing Preparation 10 days Thu 8/2/18 Wed 8/15/18 32



34 Keys to New Homeowners 1 day Thu 8/16/18 Thu 8/16/18 33



35



36 Construction - Grove Phase III - Building III & IV 341 days Thu 8/16/18 Thu 12/5/19



37 Mobilize Equipment and Jobsite Trailer 5 days Thu 8/16/18 Wed 8/22/18



38 Site Surveying 5 days Thu 8/23/18 Wed 8/29/18 37



39 Excavation & Utilities 10 days Thu 8/30/18 Wed 9/12/18 38



40 Groundbreaking Ceremony 1 day Mon 9/17/18 Mon 9/17/18



41 Concrete/Foundations 20 days Tue 9/18/18 Mon 10/15/18 40



42 Rough Framing 80 days Tue 10/16/18 Mon 2/4/19 41



43 Roof & Dry-in 16 days Tue 2/5/19 Tue 2/26/19 42



44 Thermal & Moisture 16 days Wed 2/27/19 Wed 3/20/19 43



45 Install Windows 10 days Thu 3/21/19 Wed 4/3/19 44



46 Siding/Exterior Finishes 30 days Thu 4/4/19 Wed 5/15/19 45



47 Rough-in MEP 25 days Thu 5/16/19 Wed 6/19/19 46



48 Drywall & Paint 25 days Thu 6/20/19 Wed 7/24/19 47



49 Finishes 40 days Thu 7/25/19 Wed 9/18/19 48
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ID Task Name Duration Start Finish Predecessors



50 Equipment & Appliances 15 days Thu 9/19/19 Wed 10/9/19 49



51 Commission Systems 10 days Thu 10/10/19 Wed 10/23/19 50



52 Punchlist 15 days Thu 10/24/19 Wed 11/13/19 51



53 Final Cleaning 5 days Thu 11/14/19 Wed 11/20/19 52



54 Closing Preparation 10 days Thu 11/21/19 Wed 12/4/19 53



55 Keys to New Homeowners 1 day Thu 12/5/19 Thu 12/5/19 54



56



57 Construction - Grove Phase III - Building V & VI 339 days Thu 12/5/19 Tue 3/23/21



58 Mobilize Equipment and Jobsite Trailer 5 days Thu 12/5/19 Wed 12/11/19



59 Site Surveying 5 days Thu 12/12/19 Wed 12/18/19 58



60 Excavation & Utilities 10 days Thu 12/19/19 Wed 1/1/20 59



61 Groundbreaking Ceremony 1 day Thu 1/2/20 Thu 1/2/20 60



62 Concrete/Foundations 20 days Fri 1/3/20 Thu 1/30/20 61



63 Rough Framing 80 days Fri 1/31/20 Thu 5/21/20 62



64 Roof & Dry-in 16 days Fri 5/22/20 Fri 6/12/20 63



65 Thermal & Moisture 16 days Mon 6/15/20 Mon 7/6/20 64



66 Install Windows 10 days Tue 7/7/20 Mon 7/20/20 65



67 Siding/Exterior Finishes 30 days Tue 7/21/20 Mon 8/31/20 66



68 Rough-in MEP 25 days Tue 9/1/20 Mon 10/5/20 67



69 Drywall & Paint 25 days Tue 10/6/20 Mon 11/9/20 68



70 Finishes 40 days Tue 11/10/20 Mon 1/4/21 69



71 Equipment & Appliances 15 days Tue 1/5/21 Mon 1/25/21 70



72 Commission Systems 10 days Tue 1/26/21 Mon 2/8/21 71



73 Punchlist 15 days Tue 2/9/21 Mon 3/1/21 72



74 Final Cleaning 5 days Tue 3/2/21 Mon 3/8/21 73



75 Closing Preparation 10 days Tue 3/9/21 Mon 3/22/21 74



76 Keys to New Homeowners 1 day Tue 3/23/21 Tue 3/23/21 75



77



78 Construction - Infrastructure & Landscape 45 days Wed 3/24/21 Tue 5/25/21



79 Grading 5 days Wed 3/24/21 Tue 3/30/21 76



80 Curb & Gutter 10 days Wed 3/31/21 Tue 4/13/21 79



81 Paving 5 days Wed 4/14/21 Tue 4/20/21 80



82 Site Concrete 5 days Wed 4/21/21 Tue 4/27/21 81



83 Fence Work 10 days Wed 4/28/21 Tue 5/11/21 82



84 Site Planting 10 days Wed 5/12/21 Tue 5/25/21 83
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Project: The Grove Phase III
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kendra@tetonhabitat.org · www.tetonhabitat.org


“Don’t ask what the world needs. Ask what makes you come alive, and go do it. Because the world needs people
who have come alive.”


​
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From: Todd Oliver
To: County Commissioners
Cc: Erin Weisman
Subject: FW: Teton County Trespass onto 4 Lazy F Again
Date: Monday, October 10, 2016 4:50:22 PM
Attachments: DSCN1140r.jpg


DSCN1141r.jpg
Importance: High


Dear Commissioners,
 
I am disappointed to report that once again Teton County has trespassed into private property
during the construction of the Pathways along HW22.  Per the email below, I have notified Erin
Weisman and Sean O’Malley of the trespass.  While the trespass is illegal and very irritating, I am
more alarmed by what appears to be a very low regard to the protection of our important natural
resources in the construction area.  It is obvious when looking at the construction area that there
has been very little attention given to protection of Spring Creek and irrigation ditches from
construction wastewater or ongoing drainage of highway run-off.  When walking the project, it is
plainly evident that design and construction of the path will cause a significant increase in
contaminated wastewater drainage directly into Spring Creek and irrigation ditches.
 
Frankly, it is shocking that a project of this magnitude can be constructed in a valley known for its
environmental resources this poorly.  There is no way that a private citizen could get away with the
same carelessness as Teton County during the construction of Pathways.
 
I encourage each of you tour the area and see for yourself the low level of care that is being given to
our environment.
 
 
Todd Oliver
Vice President
Four Lazy F Ranch
 
 
 


From: Todd Oliver [mailto:Todd-Oliver@comcast.net] 
Sent: Monday, October 10, 2016 12:05 PM
To: 'Sean O'Malley' <somalley@tetonwyo.org>; 'Erin Weisman' <eweisman@wyoming.com>
Cc: 'Jon Wylie' <jon@wyliebaker.com>
Subject: Teton County Trespass onto 4 Lazy F Again
Importance: High
 
Sean and Erin,
 
During a routine walk around the ranch we discovered that Teton County has trespassed onto the
private property of the Four Lazy F Ranch (again) in the northwest corner of the ranch near the area
of retaining wall construction.  As documented in the attached photo labeled DSCN1140r.jpg,
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construction debris has been placed outside of the marked Right of Way.  The ROW is clearly
identified.  Four Lazy F Ranch has not given permission for Teton County to trespass on to private
property, therefore, this debris produced by the construction of the pathway needs to be removed
immediately.  Mr. Jim Jones of Owen Construction approached our group.  I advised him that the
debris is outside of the ROW and that trespass had occurred.  Since it is likely that Teton County will
need to enter private property to remove the debris, please contact me directly at this email or 303-
589-9782 to make arrangements to access the property.
 
Secondly, in another area, our gate has been obstructed by more construction debris as
documented by photo DSCN1141r.jpg.  While the placement of the debris is with the ROW, access to
our gate has been obstructed.  I would like this debris removed as soon as possible.  If the debris
cannot be removed within the week, I will make arrangements.  Going forward, please do not
obstruct access to private property.
 
We’ll be in contact with WY-DEQ to address our other concerns.
 
-Todd








From: Sarah Gensch
To: County Commissioners
Subject: Letter re: Partial Vacation of plat 1323 The Homesteads at Teton Village
Date: Tuesday, October 11, 2016 4:32:06 PM
Attachments: Dear Teton County Commissioners .docx


ATT00001.txt
IMG_5292.JPG
IMG_4119.JPG
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Teton County Commissioners, thank you for your time in this matter.


My name is Brett Gensch.  I reside at the Homesteads in Teton Village with my wife and 9 year old son.  My family and I have lived in Teton County for 7 years, and in the greater Teton area for almost 20 years.  Having been raised in a ski area, the offer to purchase an employee unit in the Village was a tremendous opportunity as well as a great relief, finally providing a stable living situation for us. 


I would like to clarify a few real world issues my family has with the CSR Development Request, the effects of which year-round, tax-paying, working residents and community members will undoubtedly feel in a multitude of ways.  I was born and raised in the construction trade, and have spent my adult life operating heavy equipment.  With many years spent on multiple job sites, I have acquired an extensive amount of project manager experience.  I understand traffic flow and the ramifications that an increased number of vehicles have on personal safety and life quality.  


Those who have spent time at the Homesteads or around the Teton Thai building, or parked at the Ranch Lot, have witnessed the traffic chaos.  Adding yet another commercial building to Lot #15 will intensify an already disastrous traffic situation.  Locating the entrance of a new commercial building between 25 to 250 feet from current residents will greatly increase the amount of rapidly arriving and departing vehicles, including early morning vehicle noise and road or parking lot blockage/closures for delivery trucks. The proposed change in zoning will be a permanent nuisance, and more importantly - an increased safety concern for the residents.  The equipment, trash, and loitering that perpetually happens behind food service buildings can be witnessed across the street from the Homesteads.  Vehicles are illegally parked on a regular basis, while their occupants leave the vehicle on the roadway to purchase takeout from the business.


[bookmark: _GoBack]The Homesteads currently has 21 children in residence, 15 of which are under the age of 10.  Nightly, as well as on weekends and holidays, the children can be found racing bikes, playing hide and seek, or doing the general run around things that kids do.  (Please see attached pictures).  Most residents have already either been part of, or have witnessed “close calls” with the neighborhood children. 


The proposed additional building zoning change will exacerbate the traffic and parking problem that already exists at the Homesteads.  Construction and business on Lot 15 will cause a great increase in traffic.  In its current configuration, the road does not even allow for UPS delivery trucks, Fed Ex, or trash trucks to make stops without halting road traffic.  There is no room for vehicles to turn around, so drivers must either back up long distances (also a danger for children), or walk long stretches to deliver their packages.  Access is so limited, and the road so narrow, that emergency vehicles would face great challenge maneuvering in the neighborhood.


This change of zoning request is obviously an attempt to maximize financial gain by CSR, regardless of the consequences to the neighboring community and residence.  Commissioners, I urge you to please refuse to grant CSR a change in zoning.  The negative impact on year round working residents, all of whom support the vitality of this community, would be far-reaching and permanent.  





Thank you for your time,


Brett Gensch 
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From: leah@stopans.org
To: County Commissioners
Subject: October invasive species meeting
Date: Wednesday, September 28, 2016 9:39:43 AM
Attachments: WRP_Locals_Invite_2016.docx


Please find a letter of invitation to the upcoming Western Regional Panel on Aquatic Nuisance
Species to be held in Jackson October 19-21.  If you have any questions, don't hesitate to
contact me. 
 
Sincerely, Leah
 
Leah Elwell
 
Program Director | Invasive Species Action Network
Coordinator | Western Regional Panel on Aquatic Nuisance Species
406.222.7270 | leah@stopans.org| Livingston MT
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Leah Elwell, Panel Coordinator Invasive Species Action Networke








September 28, 2016








[bookmark: _GoBack]Dear Teton County Commissioners





I am writing on behalf of the Western Regional Panel On Aquatic Nuisance Species (WRP) to invite you to our annual meeting in Jackson Hole, Wyoming, from 19 - 21 October.  The WRP is one of 6 regional panels that conduct the business of the national Aquatic Nuisance Species Task Force.  The WRP covers the largest area of the six panels, encompassing 19 western states, including Alaska and Hawaii. In addition to state and federal agencies and various private sector partners, the membership includes representatives of the Canadian federal government and 4 western provinces.  Many of our high priority aquatic invasive species issues are international in scope. Examples include quagga / zebra mussels and other boat- borne AIS, ballast water and fouling organisms on ships, marine debris, and organisms that may be imported via the aquaculture or pet industries.   





The meeting will take place at the Snow King Hotel. On October 19th the meeting will begin with presentations on regional invasive species issues.  October 20th continues with presentations and the business meeting.  The meeting closes on October 21st with a field trip to several area locations exploring invasive species management issues.  If you would like to participate please contact, the meeting coordinator, Leah Elwell (leah@stopans.org or 406-222-7270) no later than October 7th. 





If you have any questions about the Panel, the Annual Meeting or this request, please feel free to contact me.





Sincerely,


[image: ]


Elizabeth Brown


Chair of Western Regional Panel on ANS
303-291-7362








Established by section 1203 of the “Nonindigenous Aquatic Nuisance Prevention and Control Act”


(P.L. 101-636) as Amended through P.L. 104-322








Established by section 1203 of the “Nonindigenous Aquatic Nuisance Prevention and Control Act” (P.L. 101-636) as Amended through P.L. 104-322
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From: Brian Schilling
To: County Commissioners
Subject: Pathways 20th Celebration
Date: Tuesday, September 27, 2016 10:13:49 PM
Attachments: 20th Celebration Invite.pdf


Commissioners,
Jackson Hole Community Pathways and Friends of Pathways cordially invite you to join the
community in celebrating 20 Years of Pathways this Friday from 4PM-7PM at Garaman Park. We will


be officially commemorating the 20th anniversary of the Russ Garaman Pathway and the completion
of the first four miles of pathways in the Town of Jackson/Teton County. The event will feature
music, light apps and beverages, games for kids, and socializing with friends and neighbors. Please
join us! We hope to see you Friday,
Brian
 
Info:


Garaman Pathway 20th Anniversary Celebration
Friday, September 30, 4PM-7PM
Russ Garaman Park
https://goo.gl/maps/a3RG4mcGbT82
 
Light apps, music, games and socializing
https://www.facebook.com/events/1841371652761940/
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From: Steve Ashworth
To: Bud Chatham; County Commissioners
Subject: RE: Stilson Soccer Fields
Date: Wednesday, October 05, 2016 2:24:11 PM


Hi Bud,
There is not any current action taking place at Stilson.  Parks and Rec and JHMR have developed a draft plan for
future consideration, however there is no funding at the present time, and consequently nothing is happening.  At the
point that this changes, Parks and Rec would embark on the formal planning process for a Conditional Use permit
with Teton County planning. 


Also, you called in a request for info on the County's position regarding additional gym space at the Hog Island
School.  I have met with the school district and communicated that however we would use any gym available to us,
our priority for additional gym space would be at the rec center.  Hog Island is pretty far out and not convenient for
our programs.


Steve Ashworth, Director
Teton County/Jackson Parks and Recreation Department
PO Box 811
Jackson, Wyoming 83001
307-732-5752


-----Original Message-----
From: Bud Chatham [mailto:hchatham@aol.com]
Sent: Tuesday, October 04, 2016 3:21 PM
To: County Commissioners <commissioners@tetonwyo.org>; Steve Ashworth <sashworth@tetonwyo.org>
Subject: Stilson Soccer Fields


Hi All,


Hope everyone is doing well and not missing the warm temperatures too much.  I just wanted to check in to see
where in the process the county was on soccer fields at Stilson.  If you could direct me to who might be the best
person to talk to about this, that would be great.


Thanks so much!


Bud
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From: Todd Oliver
To: Erin Weisman
Cc: County Commissioners; "Jon Wylie"
Subject: RE: Teton County Trespass onto 4 Lazy F Again
Date: Tuesday, October 11, 2016 11:38:18 AM
Attachments: DSCN1147r.jpg


DSCN1148r.jpg


Ms. Weisman,
 
On October 10, 2016 at 12:05pm an email was transmitted to you and Sean O’Malley notifying you
of trespass outside of the right of way on to private property.  In the last sentence of the first
paragraph of my original email, I requested to be contacted prior to re-entry into the property.
 
Today, at 10:10am, the attached photos were taken as contractors hired by Teton County exited the
well-marked ROW and have trespassed again.  I was not contacted previously.  The Teton County
Sheriff was called but the debris and employees had vacated the area prior to his arrival.  Amy
Ramage was on site and appeared to be taking video of the event, so it is well documented.
 
I’m not exactly sure how I can be more clear.  Do not trespass onto Four Lazy F property outside of
the marked ROW.  Must we repeat our actions of last summer and initiate a TRO?  Cameras have
already been installed and we will pursue all legal avenues.
 
I would like to further remind you that even though the construction is occurring inside the ROW,
the property is still owned by Four Lazy F, please address the trash and silt fence failures within the
construction area.  I had hoped that the Teton County would have honored its commitment to
monitor the project and ensure the protection of the sensitive environment in the area.
 
-Todd
 


From: Todd Oliver [mailto:Todd-Oliver@comcast.net] 
Sent: Monday, October 10, 2016 4:09 PM
To: 'COMMISSIONERS@TETONWYO.ORG' <COMMISSIONERS@TETONWYO.ORG>
Cc: 'Erin Weisman' <eweisman@wyoming.com>
Subject: FW: Teton County Trespass onto 4 Lazy F Again
Importance: High
 
Dear Commissioners,
 
I am disappointed to report that once again Teton County has trespassed into private property
during the construction of the Pathways along HW22.  Per the email below, I have notified Erin
Weisman and Sean O’Malley of the trespass.  While the trespass is illegal and very irritating, I am
more alarmed by what appears to be a very low regard to the protection of our important natural
resources in the construction area.  It is obvious when looking at the construction area that there
has been very little attention given to protection of Spring Creek and irrigation ditches from
construction wastewater or ongoing drainage of highway run-off.  When walking the project, it is
plainly evident that design and construction of the path will cause a significant increase in
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contaminated wastewater drainage directly into Spring Creek and irrigation ditches.
 
Frankly, it is shocking that a project of this magnitude can be constructed in a valley known for its
environmental resources this poorly.  There is no way that a private citizen could get away with the
same carelessness as Teton County during the construction of Pathways.
 
I encourage each of you tour the area and see for yourself the low level of care that is being given to
our environment.
 
 
Todd Oliver
Vice President
Four Lazy F Ranch
 
 
 


From: Todd Oliver [mailto:Todd-Oliver@comcast.net] 
Sent: Monday, October 10, 2016 12:05 PM
To: 'Sean O'Malley' <somalley@tetonwyo.org>; 'Erin Weisman' <eweisman@wyoming.com>
Cc: 'Jon Wylie' <jon@wyliebaker.com>
Subject: Teton County Trespass onto 4 Lazy F Again
Importance: High
 
Sean and Erin,
 
During a routine walk around the ranch we discovered that Teton County has trespassed onto the
private property of the Four Lazy F Ranch (again) in the northwest corner of the ranch near the area
of retaining wall construction.  As documented in the attached photo labeled DSCN1140r.jpg,
construction debris has been placed outside of the marked Right of Way.  The ROW is clearly
identified.  Four Lazy F Ranch has not given permission for Teton County to trespass on to private
property, therefore, this debris produced by the construction of the pathway needs to be removed
immediately.  Mr. Jim Jones of Owen Construction approached our group.  I advised him that the
debris is outside of the ROW and that trespass had occurred.  Since it is likely that Teton County will
need to enter private property to remove the debris, please contact me directly at this email or 303-
589-9782 to make arrangements to access the property.
 
Secondly, in another area, our gate has been obstructed by more construction debris as
documented by photo DSCN1141r.jpg.  While the placement of the debris is with the ROW, access to
our gate has been obstructed.  I would like this debris removed as soon as possible.  If the debris
cannot be removed within the week, I will make arrangements.  Going forward, please do not
obstruct access to private property.
 
We’ll be in contact with WY-DEQ to address our other concerns.
 
-Todd
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From: kirk Stone
To: County Commissioners; Steve Weichman
Cc: Erin Weisman; Tyler Sinclair - Teton County
Subject: Steel head ppartners
Date: Friday, October 07, 2016 9:17:15 PM


Valley,


Let’s get a handle on this David Quinn, Steelhead partners deal. Remember this is the trade for
building rights situation. I have building rights. I’ll sell them to you. We talked about it while coming
up with the new comprehensive plan.


We the valley said no. You have your building rights through the LDRs’ (Land Development
Regulations) and you cannot stuff development where it shouldn’t go. You cannot trade one part of
the valley for another.


Quinn can’t trade development rights from Spring Gulch to South Park. The development rights in
Spring Gulch are 1 to 35 acres and so are the ones in South Park. If a rancher permanently conserves
a large portion of their ranch, they might get 3 to 35. (Quinn, you’re trying to make water
into wine.)


Mr. Quinn disputes our LDRs’; they should not apply to him. (Come on buddy get in the game.)


Also the LDRs’ state that if contested, you Mr. Quinn agree to reimburse me the taxpayer for the
hearing officer’s cost which amounts to $25,000 big ones. (So pay up.)


Quinn wishes to and has disregarded the Pre-application process. (He don’t need no pre-
application process.)


Quinn doesn’t like our comprehensive plan, the one that the community has spent thousands of
hours and hundreds of thousands of dollars on. (Well Quinn buddy, when we were sitting in
folding chairs, putting sticky notes on bulletin boards, counting wildlife and
checking water quality where were you?)


David Quinn is one of those gentleman city slickers that will just keep throwing money at it until we
forget what we are fight for.


Jackson Hole, we know what we are fighting for.


Only when the last tree has died


And the last river been poisoned


And the last fish has been caught


Will we realize that we cannot eat money.


(Cree saying)


I thank our county commissioners, county attorneys and especially our planning director Tyler
Sinclair for realizing our self-worth.


I remind Mr. Kim-Miller, Quinn’s attorney, to get paid beforehand.


Cindy Hill Stone


Box 1865 83001
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From: Richard Bloom
To: County Commissioners; Steve Weichman
Cc: Erin Weisman; Tyler Sinclair - Teton County; Keith Gingery; Sherry Daigle
Subject: Steelhead - David Quinn challenge in the Ninth District Court
Date: Thursday, October 06, 2016 11:31:10 AM


October 6, 2016


Dear Teton County Board of Commissioners and Teton County & Prosecuting Attorney Steve Weichman, 


As you know David Quinn (Steelhead Partners - represented by attorney Matthew Kim-Miller) after failing with the 
Teton County Commissioners on his various baseless appeals - has now moved on in an attempt to seek unwarranted 
relief through the Wyoming Ninth District Court (honorable Judge Tim Day). Their basis for appeal to the District 
Court seems very weak - yet extremely dangerous - in my opinion as a layperson. 


I have followed this case since the middle of January, meet with both David Quinn and Matthew Kim-Miller (in 
January) and have read every legal brief and order – as well as have either attended or listened into the entirety of 
each and every hearing. 


To start Mr. Weichman and Commissioners – you all should be proud of the incredible diligence, legal capabilities, 
integrity and work ethic Deputy Attorney Erin Weisman has exhibited throughout the entirety of these never ending 
legal maneuvers by Steelhead Partners (who we now understand is in fact solely David Quinn). 


In addition County Planning Director Tyler Sinclair and his staff have done impeccable and unchallengeable work 
beginning with the pre-application conference in early January where David Quinn brought along legal council 
Mathew Kim-Miller to this, and subsequent, pre-application meetings (Environmental Assessment pre-application 
conference). The work product delivered in both the two pre-application summaries - as well as the determination by 
the Planning Director to deny the unwarranted environmental assessment (EA) exemption request on January 27 - 
were done with diligence, careful review and their legal basis can not in all reality be questioned. Yet we have seen 
a continual series of legal maneuvers by David Quinn ever since that January 27th decision. 


From my experience the true intent (as Steelhead themselves call out in their various legal briefs and oral 
arguments) of all of these appeals - and now the most recent challenge in the Ninth District Court - is a thinly veiled 
effort to attack, undermine and unwind key portions of our 2012 Jackson/Teton County Comprehensive Plan, our 
Land Development Regulations (LDRs) and our wildlife & natural resource protection regulations. 


I know that is blunt and to the point - but I do not come to that conclusion without good reason. 


So I have a few suggestions and requests for your consideration: 


First: I would ask the Teton County attorney's office to assign the appropriate priority and staff resources to 
forcefully defend the Teton Board of County Commissioners - and by default our community's LDRs and 2012 
Jackson/Teton County Comprehensive Plan. 


I am sure Mr. Weichman has already considered this but wanted to put this point forward in writing. 


Despite the unquestioned exemplary legal capacity of Deputy Attorney Erin Weisman – I would hope given all that 
is at risk in the outcome of the forthcoming Court decision/decisions - especially from the Wyoming Supreme Court 
– that Mr. Weichman you will carefully consider whether additional outside legal counsel is warranted to augment 
your staff’s time and capabilities. 


That in no way means that I question the capability of either Erin Weisman or Keith Gingery – quite the opposite. I 
simply note that with the influx of so many new appeals and the normal demands on your department – that outside 
council could in fact be helpful to the County in putting forward the best defense of our planning process, our 
County Commissioners decision made on August 29 – and most importantly defending our Land Development 
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Regulations, their environmental safeguards as well as the 2012 Jackson/Teton County Comprehensive Plan. 


Second: For the Teton Board of County Commissioners I am merely day lighting an issue of a possible special 
budget request that could come forward from the attorney’s office which I bought to your attention in verbal 
comment late February of last year. I trust you will give any budget request due consideration if Mr. Weichman 
finds such a request serves the County’s best interests. 


In sum Mr. Weichman and Commissioners please do what ever is needed in order to successfully persevere with 
both the Wyoming Ninth District Court but more importantly with the Wyoming Supreme Court - by considering an 
out-of-budget request for additional legal resources to augment Erin Weisman's incredible work to date. 


Simply this very intentional test case to the Wyoming courts is too important to lose because of already stretched 
County legal staff resources. 


Third: I would ask that the County Commissioners hold firm and demand that David Quinn - Steelhead Partners 
reimburses the taxpayers - as prescribed by the LDRs - for the costs of hearing officer Joe Moore's legal fees 
totaling some $25,000. In the signed stipulated agreement Steelhead agreed to the reimbursement. Now with the 
knowledge that the County has been inconsistent with enforcing that aspect of the LDRs – Matthew walked backed 
his commitment on Tuesday. I find that both unfortunate – and I must say also quite incredulous.


Given the weak basis for these series of appeals, the tremendous costs of County staff time involved (both attorney 
and planning offices - plus the Commissioners themselves) – and the community interest and angst triggered by all 
of this – you should carefully consider whether now is a time to begin enforcing the LDRs that require someone who 
appeals – and loses that appeal – to at a minimum reimburse the cost of the outside hearing officer.


This is a policy discussion that will be based on what staff will bring in with better historical information – but 
please just consider the message you will send with your decision to the next developer and lawyer (or neighbors to 
proposed project) who want to clog up the planning process with what in this case were baseless appeals. 


In closing the most recent challenge of the Teton County Commissioners correct dismissal of the three Steelhead 
appeals to the Wyoming Ninth District Court is a blatant attempt to change the intent and direct language in the 
unanimously approved 2012 Jackson/Teton County Comprehensive Plan affirming South Park (central) as an area 
designated for Rural Preservation - not growth. 


David Quinn wishes to create tremendous density out of thin air and move it to an area the community has targeted 
for Rural Preservation - not growth - all without first having to produce the required environmental assessment. 


David Quinn has also made clear that he wishes to unwind and diminish our wildlife and natural resource 
protections codified into our LDRs (by going after the Environmental Assessment process). 


Erin Weisman said it better then I in her statements below from her final reply brief on the three dismissed appeals: 


“What the Contestant disputes is being held to the LDRs, and especially the April 1, 2016, version of 
the amended, rural LDRs, which it seeks to avoid in this onslaught of early, impulsive appeals as a 
mechanism of gamesmanship and delay.  


The Contestant's wish to disregard and appeal the pre-application conference summaries, simply 
because the summaries reiterate that the proposed project does not meet the tenets of the 
Jackson/Teton County Comprehensive Plan.  The Neilson/Lucas project Contestant proposes in 
Central South Park is presently categorized as Area 10-2, which is an area intended and directed for 
Preservation, not growth.  (See Jackson/Teton County Comprehensive Plan, District 10:  South 
Park, p. IV-73). 


Contestant desires to not only play by its own rules, but also aims to make its own rules, thereby 
avoiding the LDRs, which have been adopted by the Board of County Commissioners, and equally 
apply to all property owners and developers in Teton County." 







I unequivocally feel what is at risk now with this most recent action of suing the Teton County Commissioners in 
the Wyoming Ninth District Court - and eventually the Wyoming Supreme Court (that assumes Judge Tim Day will 
likely uphold the Commissioners' ruling) - has implications valley-wide - not just for South Park. 


This is a very big deal. 


Thanks for listening. 


Respectfully, 


Rich Bloom


 


 








From: Wes Timmerman
To: County Commissioners; Steve Weichman
Cc: Erin Weisman; Tyler Sinclair - Teton County
Subject: Steelhead Partners - Motion to Dismiss
Date: Monday, October 10, 2016 12:02:34 PM


To the Teton County Commissioners and the Teton County Attorney’s Office:


Thank you for the legal work of County Deputy Attorney Erin Weisman; the correct decisions of Planning Director 
Tyler Sinclair; and the diligent and detailed work of the Teton County Commissioners themselves reviewing and 
approving the dismissal of all four appeals.


Please continue to keep the intent and direction of the 2012 Jackson/Teton County Comprehensive Plan, which 
includes the central part of South Park as an area designated for rural preservation - not growth.


We hope that the Teton County attorney’s office will assign the appropriate priority and staff resources to forcefully 
defend the Teton Board of County Commissioners - and by default the community’s LDRs and 2012 Jackson/Teton 
County Comprehensive Plan. 
We hope that the Teton County attorney’s will successfully persevere in both the Wyoming Ninth District Court, 
and also, if necessary, with the Wyoming Supreme Court by considering an out-of-budget request for additional 
legal resources to augment Erin Weisman’s very good work to date. This test case to the Wyoming courts is too 
important to lose because of already stretched County legal staff resources.


We also hope that the Teton County Commissioners support the County Attorney’s office, if a budget request comes 
from them requesting funding for additional outside legal support on this case.


Teton County Commissioners, please hold firm and demand that David Quinn - Steelhead Partners reimburse the 
taxpayers - as prescribed by the LDRs - for the costs of hearing officer Joe Moore’s legal fees totaling some 
$25,000.


Sincerely,


Wes Timmerman


Shirley Timmerman
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From: Diane Hazen
To: County Commissioners; Steve Weichman
Cc: Erin Weisman; Tyler Sinclair - Teton County
Subject: Steelhead Partners appeal
Date: Saturday, October 08, 2016 2:19:21 PM


Regarding Steelhead Partner’s/Quinn


I have attended most hearings on this issue. I am thankful for the excellent work of the county
planning staff and county attorney. They have clearly and carefully delineated the issues involved.
Commissioner’s should be proud of their staff!


What amazes me is the double talk of the plaintiff’s attorney. Thankfully you (the commissioner’s)
saw through the maze of the appeals and dismissed them.


After YEARS of working on the plan, to have it unravel with the proposal is outrageous. This property
is an important area for wildlife of all types…..elk, coyotes, owls and other raptors, snipes and lots of
frogs & voles feeding those further up the food chain.


And for Steelhead agreeing to pay (as they should) for the hearing officer and then trying to renege
on their agreement is also outrageous. If the county gives in to covering this cost, they will lay
themselves wide open to other appeals and having to pay for them. It could be a never ending waste
of county funds.


The current appeal to the courts appears to be a test case for the entire plan. It is unfortunate that
this additional cost will have to be carried by the county, but because of the long term impact on the
county, it is necessary. Erin Weisman’s work to date has been exemplary. No doubt she will need
additional help for the appeal. If so, I would hope the necessary funds will be available.


Thank you again for supporting your excellent staff on this issue. I am also impressed with the
diligence of the commissioners in reviewing this proposal and the thoughtful questions that were
asked at the appeals hearing last month.


Diane Hazen


South Park
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From: Kathryn Steele
To: County Commissioners; Steve Weichman
Cc: Erin Weisman; Tyler Sinclair - Teton County
Subject: Steelhead Partners proposed development in South Park
Date: Tuesday, October 11, 2016 11:24:49 AM


Dear Commissioners and Mr. Weisman,


I am writing to thank you all for your work to-date on the proposed development in
central South Park. As a nearby neighbor I have been following this closely, and have
now become quite alarmed at the threat that this project poses to the LDRs and the
2012 Comprehensive Plan. 


Clearly more is at stake than 'one more subdivision' and I believe that the County
Attorney's office should assign all human and budgetary resources necessary to
defend the decisions made by the Commissioners and Tyler Sinclair and the work
done by Erin Weismann, and that the Commissioners should support the Attorney's
office in the event that additional funding is required for outside legal support. If this
proposal is allowed to go forward, I shudder to think what other projects may be
allowed in it's wake and it is important to recognize what is at stake. There will be
county-wide repercussions if the LDRs and Comprehensive plan are compromised to
the point where this project can be allowed.  


I also feel strongly that the Commissioners should remain firm in their demand that
Steelhead Partners reimburse taxpayers for the cost of the hearing officer. I don't
doubt that there are some deep pockets behind this project and for it to be decided
based in any part by spending-power would be a travesty. 


With best regards and much appreciation for all that you do for our community,


Kathryn Steele
307.413.0258 cell
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From: jody garland
To: County Commissioners; Steve Weichman; Erin Weisman; Tyler Sinclair - Teton County
Subject: Steelhead-Quinn
Date: Monday, October 10, 2016 2:31:30 PM


My thanks to all of you, again, for defending and upholding our LDR's and Comprehensive Plan.


I continue to be outraged and disheartened by Mr. Quinn and his lawyer Mr. Kim-Miller's attempts to negate our
community's priority to protect wildlife, and scenic open space that is reflected in our LDR's. Rural preservation is a
key component of our unanimously approved 2012 Comprehensive Plan. I am particularly angered by their
arrogance in thinking they should be exempted from doing an environmental analysis. Jackson Hole, of all places, is
the perfect example of why EA requirements exist.


I encourage our Teton County District Attorney's office to give the highest priority and staff resources to forcefully
defend our commissioners, LDR's, and Comprehensive Plan, as the case progresses to the WY Supreme Court. It
now appears this was Steelhead-Quinn's plan all along.


Please consider any out-of-budget request for additional legal resources to augment Erin Weisman's incredible work
to date. This test case is too important not to provide outside legal support as needed, no matter the cost. However, it
seems appropriate to insist that Quinn pay the $25,000 he owes the county. It would help with the anticipated extra
cost of defending against the unrelenting legal maneuvers of the carpetbaggers.
Our entire valley is at risk here, not just South Park.


I am eternally grateful for the hard work all of you and your staffs have done. I can't thank you enough.


Jody Garland
3615 Bedstraw Lane
307-413-0135
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From: Bud Chatham
To: County Commissioners; Steve Ashworth
Subject: Stilson Soccer Fields
Date: Tuesday, October 04, 2016 3:20:49 PM


Hi All,


Hope everyone is doing well and not missing the warm temperatures too much.  I just wanted to check in to see
where in the process the county was on soccer fields at Stilson.  If you could direct me to who might be the best
person to talk to about this, that would be great.


Thanks so much!


Bud
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From: Craig Benjamin
To: council@townofjackson.com; County Commissioners
Cc: Tyler Sinclair; Alex Norton; Alyssa Watkins; Bob McLaurin; Mary Gibson; April Norton
Subject: Teton County Commercial and Residential Lands Inventory
Date: Wednesday, October 05, 2016 3:52:03 PM
Attachments: Teton County Commercial and Residential Lands Inventory 10.5.16.pdf


Teton County Lands Inventory Cover Memo 10.5.16.pdf


Dear Mayor Flitner and Town Councilors, Chair Allen and County Commissioners,


Today, the Jackson Hole Conservation Alliance released the Teton County Commercial and
Residential Lands Inventory. This study provides an updated assessment of our inventory of
both commercial and residential land supply in Teton County. This includes estimates of
redevelopment potential, as well as a vacant lands inventory.


Produced from current Teton County files and tax assessor information, three prior land inventories,
and recent work of a local real estate professional, and then checked for accuracy through a peer
review process with methodologies documented, the Teton County Commercial and Residential
Lands Inventory provides needed data regarding existing development potential on which to base
solid public policy decisions.


The Inventory finds that with four times more potential for commercial development than
residential development, based on population projections and market demand, our community is
out of balance. Specifically, Teton County has approximately a 43-year supply of commercial land
and only approximately a 10-year supply of residential land.


The planning standard is to match the land supply provided for jobs with
the land supply needed to house the workers for those jobs for a twenty-
year timeframe. But in Teton County we have a ~43-year supply of
commercial land and only a ~10-year supply of residential land.


This imbalance between residential and commercial land supply is a driving
factor behind our community having too much commercial and lodging
development compared to housing.


Until we correct this imbalance, we will struggle to advance the vision and
objectives of our Comprehensive Plan, especially in regards to our goals of
housing our workforce locally, reducing our community’s climate and
environmental impacts, and not exporting our impacts to neighboring
communities. 


In order to bring our community into balance, please consider:


Not adding any additional commercial development rights in the Town
or County.
Developing an informed timeline for the amounts and types of land
we will need to meet our Comprehensive Plan goals, using best
available data. Communities in other regions, most notably
in California, Oregon, and Washington, plan for a 20-year supply of
development in each land use category. We should follow a similar
approach in Teton County.
Exploring potential policy mechanisms that both respect private
property rights and allow our community to make adjustments that
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EXECUTIVE SUMMARY 
 



With over 97 percent of land in Teton County being publicly owned, understanding the buildout potential for 
the remaining 3 percent is crucial. Moreover, the need for understanding the land supply has never been more 
imperative as the County draws an increasing number of visitors every year, producing inevitable commercial 
growth. In order to maintain its envisioned character, Teton County will need to balance commercial expansion 
with housing the workforce and preserving natural resources.  



The purpose of this report to provide detailed maps and an insightful summary of Teton County’s buildout 
potential, broken down by location and zoning. The study attempts to verify and update previous work done by 
Clarion Associates, the Town of Jackson/Teton County, and a “buildout taskforce” comprised of planners and 
members of the community. Data was gathered and validated through a number of sources, and methodology is 
clearly outlined in order to create the most accurate, transparent, and repeatable study possible.  



The main conclusions of the study emphasize many of the concerns held by the community. The supply of non-
residential potential far outweighs the supply of residential potential, as allowed by the Comprehensive Plan. 
This imbalance creates an environment in which residential development is extremely constrained relative to 
commercial development. The positive takeaway from this study is that there exists a fair amount of 
redevelopment potential within the Town of Jackson’s transition subareas where increased density is allowed. 
Taking advantage of this opportunity could help swing the current imbalance of residential to commercial, 
assuming residential development projects are encouraged and incentivized over commercial. Outside Jackson, 
the designated complete neighborhoods will need to shoulder the residential development load, particularly 
single family housing which only has a six to nine year constrained supply in town. Creating a long-term plan 
that emphasizes a wide spectrum of housing over commercial expansion will be crucial in bringing balance to 
the valley.  
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OVERVIEW 
	



PURPOSE OF STUDY 
	



This study attempts to refine, verify, and update the work done by the buildout taskforce through the following 
objectives: 



1. Provide an inventory update and track differences since the 2009 Buildout Taskforce.   
2. Confirm the status of each parcel through a variety of sources, including the most recent satellite and tax 



assessment data. 
3. Present data through coherent maps and evaluate parcels by their defining characteristics, including 



location and zoning.  
4. Make projections and evaluate the potential capacity for new development. 
5. Clearly document methodology to improve transparency and repeatability. 
6. Analyze potential implications of the study and provide recommendations. 



 
PROCESS 
	



Teton County GIS files and tax assessment information (as of July 15, 2016) provided the starting point for the 
study. Each parcel was then confirmed and evaluated through a combination of satellite imagery, development 
records, HOA website data, and information from local realtors. Assumptions and methodology were recorded 
and are provided throughout the report. 



 
TIMELINE 
	



è April 2007: Clarion Associates conducts a high level commercial and residential buildout analysis for 
Teton County and the Town of Jackson. Analysis was done by zone, not individual parcel. 



è April 2009: Town/County staff conducts a parcel-based study of residential and commercial parcels in 
Teton County (Appendix I of the 2012 Town of Jackson and Teton County Comprehensive Plan).  



è September 2009: Buildout taskforce, composed of planners and key community members, creates a 
more rigorous and detailed analysis of the work done in Appendix I.  
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Methodology Description 
 Clarion 



Associates 
Appendix I 2012 
Comprehensive 
Plan 



Town and 
County Buildout 
Taskforce 



This Study 



Date Completed April 2007 April 2009 September 2009 August 2016 
Data Source 2000 Census Assessor Data Assessor Data Assessor Data 



Building Permits Building Permits Building Permits Building Permits 



   Satellite Imagery 



   HOA website data 



   Data from Local Realtor 



Specificity  General 
Zone/Acreage* 



Mix of parcel by 
parcel and 
general zone* 



Parcel by parcel Parcel by parcel 



Mix of Use 
Considered for 
Redevelopment/Infill 



No mix of use 
considered 



No mix of use 
considered 



3:1 Commercial  
- Residential ratio 
for select areas 



3:1 and 2:1 Commercial  - 
Residential ratio 
scenarios provided** 



UC/UC-2 FAR1 0.65 0.80, 1.30 0.80, 1.30 0.80, 1.30 
AC FAR 0.25 0.325 0.325 0.325 
AC/LO FAR 0.25 0.65 0.65 0.65 
OP/OP-2 FAR 0.65 0.46,  0.65 0.46,  0.65 0.46, 0.65 
Snow King Potential 395,000 sf 680,000 sf 532,155 sf 569,918 sf 
Planned Residential 
Development 



Not Considered Included 
(General) 



Included  
(Breakdown by 
development) 



Included  
(Breakdown by 
development) 



*General zone methodology refers to taking the total acreage of vacant land in a zone and calculating the allowable development 
according to zoning regulations. Parcels are not individually vetted.  
**Town may be moving toward a 2:1 commercial/residential ratio, so this study provides both scenarios. 
 
The largest differences between the Buildout Taskforce study and this study stems from the amount of sources 
considered and how the information is presented. The taskforce did not confirm parcel conditions through 
satellite imagery and there were some minor inaccuracies in their mapping at a parcel level. This study further 
improves accuracy through confirming with other sources including Home Owners Association (HOA) records 
and data from a credible local realtor. Additionally, the study attempts to break down the data by zone and type, 
and provides a more transparent and ultimately repeatable methodology.  



 



 
																																																																				
1 Floor Area Ratio (FAR) standards can be found in the Town and County Land Development Regulations (last updated 1/1/15). See 
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RESIDENTIAL 
TOWN OF JACKSON RESIDENTIAL LANDS 
	



Town of Jackson Vacant Residential Land 
Zone Parcels Acres Dwelling Unit Capacity2 



Suburban  
(S) 



86 51.16 86-1563 



Urban Residential  
(UR) 



2 11.03 2134 



Urban Commercial  
(UC, UC-2) 



8 2.20 33 



Auto-Urban Residential 
(AR) 



24 5.55 26 



Neighborhood Conservation 
(NC) 



47 22.42 51 



Neighborhood Conservation – 
Planned Unit Development  



(NC-PUD) 
22 4.58 22 



Business Park 
(BP) 



1 0.18 1 



Residential Business 
(RB) 



1 0.19 1 



Office Professional 
(OP, OP-2) 



3 0.43 3 



Auto-Urban Commercial 
(AC) 



2 0.36 2 



Rural Residential – Town 
(R-TOJ) 



18 37.40 18 



ALL ZONES 
 



214 133.50 456-526 



	



	



	



	



																																																																				
2	Setback regulations set forth by Town of Jackson LDRs were factored into analysis. 
3 The maximum value of 156 suburban units assumes subdivision through urban cluster development (35% ratio) 
4 213 Urban Residential units based on maximum allowed urban cluster development of 23.5 du/acre. 
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1. Central Business District 
2. South Cache/Snow King 
3. North Cache 
4. Karns Meadow 
5. Southeast (District 20) 



 



In addition to development on vacant lands, there exists 213 to 336 potential residential units from 
redevelopment/infill in the Central Business District, South Cache/Snow King, North Cache, Karns Meadow, 
and Southeast mixed use districts.5 This was calculated based on a “75% commercial/25% residential” 
redevelopment ratio.  
 
Shifting from a 3:1 to a 2:1 commercial/residential redevelopment ratio would yield 284 to 448 potential units 
in these districts, an increase of 71 to 112 additional units.  



																																																																				
5	These	potential	Mixed	Use	Districts	identified	by	the	Buildout	Taskforce.		
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Much of the potential for increased density lies 
within the transitional subareas, as agreed to by the 
community and designated by the Comprehensive 
Plan. Transitional subareas in Jackson are located 
within character districts 2, 3, 4, and 5, and are 
shown in the map above. The vast majority of 
transitional subareas include zoning that allows for 
higher density, so there is little need for up-zoning.  
 
See Appendix A for a full list of character districts 
and subareas.  
	



Criteria	for	Transitional	Subareas	



1. Subareas where most of the community 
would agree that 
development/redevelopment or a change in 
character would be beneficial. 



2. Subareas that would benefit from 
reinvestment and revitalization. 



3. Goals for development include improving 
access to jobs, housing, and services, and 
reducing reliance on single occupancy trips. 
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Potential	Accessory	Residential	Zones	in	Town	of	Jackson	



 
 
 
ARUs are currently allowed in the auto-urban residential zone in Jackson, where 70 units have been built since 
2002. The option for Accessory Residential Units (ARUs) has been proposed (but not yet approved) in the rural, 
suburban, and neighborhood conservation zones highlighted in the map above. While difficult to ascertain the 
exact number of properties that will take advantage of ARUs, it does provide the Town with an additional 
option to provide more affordable housing. It should be noted, however, that other mountain resort communities 
allowing ARUs have had mixed results. Mariposa County, a mountain resort community containing Yosemite 
National Park, reported that the majority of accessory units were rented to tourists on a short-term basis and did 
not provide long-term rentals as the policy had intended. Other mountain resort towns in California, including 
Truckee and South Lake Tahoe, expressed similar results.6  
 
 
 
 
 
 
																																																																				
6	Affordable	Housing	in	Mountain	Resort	Towns:	Policy	Recommendations	for	June	Lake,	Mono	County,	CA.	Koldus,	K.	Spring	2004	
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Summary Town of Jackson Residential Potential 
 Dwelling Unit Capacity 



Single Family 147 to 217 
Multi-Family (Vacant Development) 309  



Multi-Family (Redevelopment*) 213 to 336** 
TOTAL POTENTIAL 670 to 863 



*Redevelopment refers to any additions or improvements on parcels with already existing development.  
**Assumes 3:1 commercial/residential redevelopment assumption. Add additional 71 to 112 units if assumed 
2:1.  
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UNINCORPORATED TETON COUNTY RESIDENTIAL LANDS  
	



Unincorporated Teton County Vacant Residential Lands 



Zone Development ID Parcels Acres 



Rural-1  
(R1) 



 187 5,947.70 



Planned Unit 
Development R1 



(PUD-R1) 



Triangle Q Ranch 1 89.1 



Granite Creek 1 43.68 



Rural-2 
(R2) 



 174 3,124.54 



Planned Unit 
Development R2 



(PUD-R2) 



Triangle Q Ranch 1 5.39 



Lucky L Ranch 1 12.50 



Indian Springs Ranch 6 74.54 



Crescent H Ranch 17 49.02 



Bar B Bar Meadows 9 143.32 



Dairy Ranches 4 82.24 



Eagle South Fork 12 12.09 



Rural-3 
(R3) 



 707 2,931.37 



Planned Unit 
Development R3 



(PUD-R3) 



Creek Ranch 57 88.75 



Indian Springs Ranch 7 46.64 



Bar B Bar Meadows 21 42.23 



Melody Ranch 39 78.50 



Rafter J Ranch 13 80.27 
 



Zone Development ID Parcels Acres 



Neighborhood 
Conservation – 



Jackson Hole Racquet Club 
Resort 



42 38.66 
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Planned Unit 
Development 



(NC-PUD) 



Ellen Creek  5 48.77 



The Ranches at Spring 
Creek 



44 310.64 



Neighborhood 
Conservation 



(NC) 



 146 206.23 



Suburban -  County 
(S-TC) 



 9 32.51 



Auto-Urban 
Commercial (AC) 



 2 2.32 



Planned Resort 
Residential 



Teton Village I 45 55.24 



Teton Village II 83 145.67 



Grand Targhee 29 32.02 



Snake River Canyon 8 112.81 



TOTAL  1,668 13,783.75 



	



	



Vacant Residential Lands Under Easement 
Easement Parcels Acres 



Jackson Hole Land Trust 201 5,386 
Teton County Scenic Preserve Trust 173 2,854 
Department of Agriculture - Forest 2 16 
Game and Fish - - 
Vacant Residential Land Under 
Conservation Easement in 
Unincorporated Teton County 



376 8,256 



Vacant Residential Land NOT Under 
Conservation Easement in 
Unincorporated Teton County 



1,292 5,528 



	
è Approximately two-thirds of vacant residential land area in rural Teton County is under conservation 



easement. Conservation easements do not always mean complete prohibition of development, and often 
allow development with limitations.  



è Planned Unit Developments contain 280 vacant residential parcels (1,246 acres) in the County. 
è Planned residential development in resorts contains 165 vacant parcels (346 acres).   
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TETON COUNTY RESIDENTIAL GROWTH AND SUPPLY 
PROJECTIONS 
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Multi-Family	Units	 Single	Family	Units	



After growth 
bottomed out in 2009, 
Teton County and 
Jackson have seen 
relatively stable 
positive residential 
growth since, with the 
County having a 
slightly greater 
upward projection. 
Projections based on 
trends since 2010  are 
a tool for projecting 
future land 
development, 
assuming stable 
growth.  



 



Single family 
development in the 
Town has shown more 
annual stability than 
multi-family 
development, mostly 
due to multi-family 
projects producing 
units en masse. Hence 
single units are more 
projectable on an 
annual basis, but 
multi-family is still 
highly projectable on a 
longer scale.	



Growth	Trends	
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Town of Jackson Average Annual Residential Growth 2010 to 2015 
Total New Dwelling Units per Year 63.2 
New Multi-Family Dwelling Units per Year 39.7 
New Single Family Dwelling Units per Year 23.5 
 



Town of Jackson Residential Supply* 
Multi-Family Supply 13 to 16 years 
Single Family Supply 6 to 9 years 
 



Unincorporated Teton County Residential Land Supply Projections* 
2010-2015 New Dwelling Units per Year 86.5 
Residential Supply  19 years 
*Based on Annual Residential Growth from 2010 to 2015. County assumes one unit per vacant residential parcel, including those located on 
conservation easements. County supply drops to 15 years if assumed that no development occurs on conservation easements. However, there 
is additional potential if larger parcels are subdivided to the minimum rural land division of 35 acres. There are currently vacant 129 parcels 
over 35 acres. ARUs (not included in supply projections) also provide some additional potential. 
 
The land supply projections displayed are based on a constrained land supply, not an unlimited one. They are 
based on the currently constrained conditions and current zoning and development regulations. A market study 
completed by FCS Group in 2015 reported that the unconstrained free market demand in the Town of Jackson is 
119 dwelling units per year. This is clearly well above the 63 average annual units being constructed from 2010 
to 2015, and the discrepancy helps explain rising demand and subsequent housing costs.    



Despite fluctuations in the overall yearly growth, certain ratios have remained relatively constant and are 
therefore highly projectable. In the Town of Jackson, 34 percent of new residential units have been single 
family units since 2010. This is consistent with the 37 percent seen in the previous decade, and this ratio also 
sees little variation on a bi-yearly basis. Another constant is the ratio of residential units built on unincorporated 
lands and in the Town of Jackson. Since 2010, 1.37 units have been built on unincorporated lands for every one 
unit built within Town limits. This is comparable to the 1.42 ratio seen from 2000 to 2009.7  



Extrapolating from this data, particular concerns begin to emerge, namely the extremely constrained supply of 
single family housing within the Town of Jackson - just six to nine years even under currently constrained 
conditions. Assuming the trend of approximately a third of new units in Jackson being single family, it can be 
projected that single family supply will be exhausted before multi-family. This is a problem that will be difficult 
to address within the town’s footprint, as the potential issue of single family capacity cannot be solved through 
redevelopment or up-zoning to the extent that multi-family capacity can. Almost undoubtedly, Jackson’s 
demand for single family housing will eventually spill over onto neighboring lands within the county. In order 
to protect the rural character of Teton County, having thoughtful plans that take advantage of density bonuses 
and complete neighborhoods will be vital.   



 
																																																																				
7 Tetonwyo.org 
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COMMERCIAL 
TOWN OF JACKSON COMMERCIAL LANDS 
	



Town of Jackson Commercial Vacant Land 
Zone Parcels	 Acres	 Build Potential (sq. ft.) 



Auto-Urban Commercial 
(AC) 18 12.87 266,574 



Urban Commercial 
(UC) 12 4.66 215,156 



Business Park 
(BP) 7 4.03 62,491 



Office Professional 
(OP) 3 0.60 12,023 



NON-RESORT TOTAL 40 22.16 556,224 
Snow King - - 569,918 



TOTAL BUILDOUT POTENTIAL (ALL ZONES): 1,126,162 
 



Build potential for vacant commercial parcels was calculated using the Floor Area Ratio (FAR) standards set 
forth by the Town of Jackson Land Development Regulations.   



Build potential for Snow King was based on the Snow King Master Plan, subtracting existing development 
from the total allowable development. Total allowable potential outlined by the Snow King Master Plan is 
915,000 sq. ft.	



Snow King Remaining Development Potential 
 
Hotel 



 
136,000 sq. ft. 



Love Ridge Buildings 24-36 81,354 sq. ft.  
Grand View Condominium Buildings 48-52 41,131 sq. ft. 
Grand View Lodge and Spa 32,097 sq. ft. 
Pine Lodge Lots 1 & 2  
 



57,000 sq. ft. 



DEVELOPED                                                                 347,582 sq. ft. 
 
Hotel Parcel 



 
50,000 sq. ft. 



Lot 53 55,000 sq. ft. 
KM-6 
Unallocated 
 



250,000 sq. ft. 
212,418 sq. ft. 



UNDEVELOPED 569,918 sq. ft. 
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COMMERCIAL REDEVELOPMENT 
 



Commercial redevelopment potential was analyzed by first placing the supply of developed commercial 
property into three categories according to redevelopment potential.  The categories are based on the parcel’s 
ratio of improvement value to land value and are divided as follows: 



Category Ratio of Improvement Value to Land Value (IV/LV 
Ratio)8 



1. No Redevelopment Potential Greater than 0.5 
2. Low to Moderate Redevelopment 



Potential 0.3 to 0.5 



3. High Redevelopment Potential Less than 0.3 
 



The total redevelopment potential could then be calculated by finding the difference between existing 
development and theoretical potential on parcels with an IV/LV ratio less than 0.5. The minimum theoretical 
potential IV/LV ratio was established at 0.65, while the maximum was set to be 1.0. Standards were informed 
by redevelopment studies done at the University of Utah9 and the University of Maryland.10  



Redev. Potential = 
!!!"#!$%&'( !"!" ! !"#$%#&'!"!" ∗!"



!"#$%&# !"#$%#&' !"##$%&'() !" !"# !".!".
 = !!!"#!$%&'( !" !(!"#$%#&' !")



!"#$%&# !"#$%#&' !"##$%&'() !"#$%&'"'() !"#$% !"# !".!".
 



The average existing commercial improvement value per square foot of floor area for Teton County in 2016 
was $67.11.  



	



Town of Jackson Commercial Redevelopment Potential 
Potential Land Value to Improvement Value 



Ratio for Underdeveloped Property 
Redevelopment Potential (sq. ft.) 



0.65 (Min. Assumption) 1,467,735 
1.0 (Max Assumption) 2,798,072 



*Redevelopment figures assume “75% Commercial/25% Residential” redevelopment ratio in the Central 
Business District, South Cache/Snow King, North Cache, Karns Meadow, and Southeast mixed use district. 
																																																																				
8	IV/LV	ratio	categories	employed	by	many	Oregon	communities,	notably	Eugene,	Corvallis,	and	Portland.	Source:	Envision	Eugene	
Technical	Resource	Group,	10/31/11.	
9	Nelson,	A.	and	Bjarnson,	G.	Estimating	Commercial	Land-Use	Conversion:	Case	Study	of	Athens-Clarke	County,	Georgia.		2010.	
10	National	Center	for	Smart	Growth	Research	and	Education,	University	of	Maryland.	Estimating	Development	Capacity.		2005.		



Example calculation for parcel where LV=$100,000 and IV/LV=1.0: 
(!.!!!.!)∗$"##,!!!
$"#.!!  !"# !".!"



 = 1,341 sq. ft. of redevelopment potential. 
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TETON COUNTY UNINCORPORATED COMMERCIAL LANDS 
	



Unincorporated Teton County Commercial Vacant Land  
Zone Parcels Acres Build Potential (sq. ft.) 



Auto-Urban Commercial 
(AC) 



5 3.63 55,328 



Business Park 
(BP) 



14 9.18 239,981 



Grand Targhee Resort - - 227,508 
Snake River Canyon Ranch - - 100,000 



Teton Village (I, II)   390,000 
TOTAL BUILD POTENTIAL (ALL ZONES): 1,012,817 sq. ft.  



 



Build potential for vacant commercial parcels was calculated using the Floor Area Ratio (FAR) standards set 
forth by Teton County Land Development Regulations. Build potential for resorts was based on resort master 
plans.  



Unincorporated Teton County Commercial Redevelopment Potential 
Average Potential Land Value to Improvement 



Value Ratio 
Redevelopment Potential (sq. ft.) 



0.65 (Min. Assumption) 659,836 
1.0 (Max Assumption) 1,198,937 



 



The same methods for calculating redevelopment were used for Teton County. Refer to Town of Jackson 
Commercial Redevelopment section for full explanation. 



 



Unincorporated Teton County can support a total 1,672,203 to 2,211,754 square feet of 
additional commercial development through vacant development and redevelopment 



under current conditions. 



The Town of Jackson can support 2,593,897 to 3,924,324 square feet of additional 
commercial development through vacant land redevelopment. 
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SUMMARY OF COMMERCIAL POTENTIAL IN TETON COUNTY 
	



Teton County Commercial Potential 
Type Build Potential (millions of sq. ft.) 



Town of Jackson Vacant Development 1.1 
Town of Jackson Redevelopment 1.5 to 2.8 



Total Town of Jackson Commercial Potential 2.6 to 3.9 
County Vacant Development  1.0 



County Redevelopment  0.7 to 1.2 
Total County Commercial  1.7 to 2.2 



 
OVERALL TOWN AND COUNTY TOTAL 



 
4.3 to 6.1 



 
	



TETON COUNTY COMMERCIAL PROJECTIONS 
	



Commercial development need projections can be made based on growth projections for residents and tourism. 
It is logical that office and industrial growth would tend to follow growth in population, housing, lodging and 
commercial, since office and industrial provides locations for service activities, as well as warehousing, 
distribution, utility services, cleaning services, wholesale trades and suppliers.11 For the purpose of this study, 
lodging projections can be made using a simplified approach that assumes the current ratio of population to 
lodging rooms remains constant over time.11 



 



TETON COUNTY COMMERICAL PROJECTIONS 



Annual Commercial (Non-Lodging) Projection 84,640 square feet 



Annual Lodging Projection  32,500 square feet (81 units) 



Total Annual Commercial Projection 117,140 square feet 



Land Supply of Commercial Lands 37 to 52 years 



 



The projections for residential and commercial development in this report represent a constrained market. In 
other words, these projections are not representative of actual market demand, but rather documented trends. As 
is seen in the ensuing graphs, the demand for residential development far outweighs actual build projections, 
while commercial development is keeping pace with demand. Approximately 300 additional rental units are 
																																																																				
11 FCS Group. Teton/Jackson Strategic Planning: Market Findings and Recommendations. 
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currently needed in Teton County to achieve balance between supply and demand such that rising rents could 
stabilize.12 Achieving this balance will be difficult, as job growth continues to outpace housing. 



COMMERCIAL/RESIDENTIAL BALANCE 
 



 
*Residential demand based on a study by FCS Group. Demand was calculated based on 
2012 Teton County Comprehensive Plan projections. “Actual” residential units based on 
average annual build permits from 2010 to 2015. 



 



 
 
*Commercial demand based on a market study done by FCS Group that makes projections 
based on existing demand and projected population and visitor trends. “Actual” commercial 
square footage based on calculations made in this report (see “Teton County Commercial 
Projections” section).  



																																																																				
12	2014 Regional HNA Teton County Wyoming	
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Demand for single 
family housing 
exceeds actual 
construction by nearly 
three times, while 
multi-family demand 
exceeds actual 
construction by close 
to twice as much.  



 



 



 



In contrast to the large 
gap between 
residential demand 
and actual units being 
constructed, 
commercial demand is 
being nearly 
completely met.  



 



 



 



 



 



 



Notes	
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*See Appendix B for full breakdown of 1994 Comp Plan Projections.  
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Commercial Growth 
Actual vs 1994 Comp Plan Projection 
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Teton County Residential Growth 
Actual vs 1994 Comp Plan Projection 



Actual Units 1994 Comp Plan Projected Units 



Commercial growth 
exceeded Comp Plan 
projections until 2012, 
mainly caused by large 
commercial expansion 
through 2006. The 
recession slowed 
commercial growth 
substantially, and by 2012 
was back in line with 
Comp Plan projections. 
Commercial growth is 
projected to be down to 
93.5% of the 1994 Comp 
Plan projections by 2020.  



Residential growth 
remained only slightly 
below Comp Plan 
projections until about 
2010, when the number of 
units being built dropped 
off significantly. 
Residential growth is 
projected to be 88.6% of 
the 1994 Comp Plan 
projections by 2020.  



Conservation easements 
and Rural Land 
Development Regulations 
have helped achieve the 
County’s goal of 
decreasing residential 
buildout below 1994 plan 
projections, but similar 
reductions on commercial	
buildout are not seen.		



Notes	
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IMPLICATIONS 
	



This study reinforces a major concern for Teton County of a significant threat to our community character 
because we have an oversupply of allowed commercial development potential paired with a lack of allowed 
housing development potential. With four times more potential for commercial development than residential 
development, based on population projections and market demand, our community is out of balance. An 
approximately 43-year supply of commercial land and only approximately a 10-year supply of residential land 
are driving us away from the future we want for our community.  



The influence of this tilted ratio can be directly tied to many of the region’s problems. Between 2010 and 2013, 
growth in the housing supply (3.2% rate of growth) did not keep pace with job growth (8.2% rate of growth).13 
This increases the number of commuting employees from outlying communities, a trend that will likely 
continue to be precipitated by an imbalance of commercial compared to residential allowed development.  



In 1990, roughly 86 percent of Teton County’s workforce lived within the county, but by 2010, the number 
plummeted to only 68 percent.14 The Teton County Workforce Housing Action Plan completed in November 
2015 now puts this number at just 62 percent.15  Based on research done by the Blue Ribbon Panel on 
Workforce Housing, there is a reported “tipping point” when this number dips below 60 percent. In other words, 
less than 60 percent of the workforce living locally results in the town losing its sense of community, identity 
and character. Based on data from other resort communities, loss of local workforce is cited as a reason for lost 
customers for local businesses, a decrease in the level of service to guests, and as a result, the community 
becomes a less desirable place to visit and live.16 Furthermore, the rise of commuters leads to serious impacts on 
transportation infrastructure, wildlife and the environment, and contributes to diminished levels of voter 
representation, community service, and support of local business.14 



If the Town and County expect to uphold the goal of preserving community character, and maintaining Teton 
County as a community first and a resort second, our community will need to implement thoughtful growth 
management practices. Increasing residential potential in town and complete neighborhoods by adding more 
land zoned for residential, and increasing permitted density on selected residential lands, are two tools to 
consider. It appears there is vacant excess land in some of the resort districts, which could be considered for 
residential use, as another possible partial fix.  



 



 



 



																																																																				
13 2014 Regional Housing Needs Assessment Teton County Wyoming 
14 Silbernagel, K. The Effective Population of Teton County, Wyo. 
15	Teton County Workforce Housing Action Plan, November 2015.	
16	The Blue Ribbon Panel on Workforce Housing.  Housing Jackson Hole.	
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AN EXAMPLE PROJECTION PLAN FOR HOUSING THE WORKFORCE LOCALLY 
	



Clearly a key takeaway from this report is the aforementioned imbalance between residential and commercial, 
leading to a diminishing local workforce. Understanding what is needed to improve the imbalance and making 
educated long term projections is vitally important to addressing the issue. The following projections are by no 
means definitive, but they do give a reasonable estimation of what is needed in a quantifiable manner.  



In 2015, there were 4.05 full-time equivalent employees (FTEs) per 1000 feet of non-lodging commercial, 
making up 25,230 FTEs for Teton County.17 Additionally, there were another 2,928 employees working in 
lodging (assuming 0.5 employees per lodging unit). The total number of employees in Teton County at that time 
was 28,168. Projecting job growth based on lodging and commercial growth gives us 29,144 FTEs in 2015. Of 
those 29,144 FTEs, 18,070 (62 percent)18 were held by employees living in the County.19 



The assumption was made that the current level of 1.7 employees per household and 1.2 FTEs per employee 
would remain constant.17 



Based on these conditions and commercial and lodging projections made in this report, projections for job 
growth can be made. From job growth, calculations for the amount of housing needed to increase the percentage 
of workforce locally employed can be made. The results of an example twenty-year projection are given below: 



 



 



It should be noted that the number of employees per square foot of commercial in Teton County has been 
declining, from 404 square feet per employee in 1996 to 376 square feet per employee in 2014. This would 
equate to a necessity for more housing units per commercial area.  



																																																																				
17	2014 Regional HNA Teton County Wyoming 
18	Teton County Workforce Housing Action Plan, November 2015.	
19 It was also calculated that there were 1.83 FTEs per household in 2012. This was assumed as a constant when making projections.	



Annual jobs created from commercial (non-lodging): 338 



Annual jobs created from lodging: 41 



Annual housing units needed to maintain 62% local workforce: 150 



Annual housing units needed to reach 65% local workforce by 2036: 159  



Annual housing units needed to reach 67.5% local workforce by 2036: 183 



Annual housing units needed to reach 70% local workforce by 2036: 209 
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Recommendations for our Community 
	



Ø Do not add any additional commercial development rights in the Town or County. 
 



Ø Develop an informed timeline for the amounts and types of land we will need to meet our Comp Plan 
goals, using best available data. Communities in other regions, most notably in California, Oregon, and 
Washington, plan for a 20-year supply of development in each land use category. We should follow a 
similar approach in Teton County. 
 



Ø Explore potential policy mechanisms that both respect private property rights and allow our community 
to make adjustments that would help bring our land supply into balance. Given the large amount of 
commercial development potential existing in our community’s resort master plans, they deserve special 
attention. 
 



Ø Develop land use plans for complete neighborhoods, targeted to achieve an overall 20-year land supply 
balance in commercial/industrial and residential zoning allocations. 
 



Ø Better quantify and qualify the current percentage of the workforce that is locally employed, and provide 
enough land zoned residential in appropriate locations and densities to achieve our Comp Plan goal of 
housing at least 65 percent of the workforce locally.  
 



Ø Explore the use of scenario planning, a process by which the projected long-term impacts of several land 
use-planning scenarios are explored. This would help our community develop a strategic prioritization 
plan that best fits the vision of our Comp Plan, while improving transparency and citizen engagement.  
 
 



Goals for Monitoring and Updating 



 
Ø Establish a timeline for when this type of report should be updated. This can be scheduled or on an “as 



needed” basis.  
 



Ø For future land inventory updates, use methodology that is consistent with the work done by this study 
and the Buildout Taskforce in order to accurately capture trends. Document any differences in 
methodology. Having transparent methodology improves consistency and instills public confidence.  
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APPENDICES	
APPENDIX	A	–	LAND	DEVELOPMENT	REGULATIONS	AND	
CHARACTER	DISTRICTS	



Summary of Land Development Regulations by Zone 
Zone Abbreviation Zone Name Subdivision Min Lot Size 



(sq. ft.) 
Max Density 



S Suburban  12,000 4.0 du/ac20 
UR Urban Residential  5,000 23.5 du/ac 
UC Urban Commercial  5,000 23.5 du/ac 



UC-221 Urban Commercial-2 5,000 23.5 du/ac 
AR Auto-Urban Residential 7,500 11.7 du/ac 
BP Business Park 5,000 11.7 du/ac 
RB Residential Business 7,500 1 du per lot 
OP Office Professional 7,500 8.7 du/ac 
AC Auto-Urban Commercial 7,500 11.7 du/ac 



R-TOJ Rural Residential – Town 12,000 - 
R-1, R-2, R-3 Rural (County) - 1 unit per 35 ac 



 



*Complete Neighborhood 



Character Districts 
Character District Description Status Targeted Use 



DISTRICT 1  
TOWN SQUARE* 



1.1 Inner Square Stable Commercial 
1.2 Outer Square Stable Commercial, Residential 



DISTRICT 2 
TOWN COMMERCIAL CORE* 



2.1 Snow King Resort Transitional Commercial, Residential 
2.2 Snow King and South Cache Corridors Transitional Commercial, Residential 
2.3 Downtown Transitional Commercial, Residential 
2.4 Public/Civic Campus Stable Public, Institutional 
2.5 North Cache Gateway Transitional Commercial, Residential 
2.6 Mixed Use Office and Residential Transitional Commercial, Residential 



DISTRICT 3 
TOWN RESIDENTIAL CORE* 



3.1 East Jackson Stable Residential 
																																																																				
20	4.0 du/ac assumes 35% urban cluster development ratio with a minimum site area of 80,000 sq. ft.  
21	UC-2 intended to have less intense development than UC, even though maximum allowed density is the same. 
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3.2 Core Residential Transitional Residential 
3.3 Rodeo Grounds Stable Institutional 
3.4 May Park Area 



 
Stable Residential 



Character District Description Status Targeted Use 
DISTRICT 4 
MIDTOWN* 



4.1  Midtown Highway Corridor Transitional Commercial, Residential 
4.2 Northern Hillside Transitional Commercial, Residential 
4.3 Central Midtown Transitional Commercial, Residential 
4.4 Midtown Residential Stable Residential 
4.5 Karns Meadow Preservation Wildlife Habitat/Corridor 



DISTRICT 5 
WEST JACKSON* 



5.1 West Jackson Highway Corridor Transitional Commercial, Residential 
5.2 Gregory Lane Area Transitional Industrial, Residential 
5.3 High School Butte Transitional Commercial, Residential 
5.4 School Campus Stable Institutional 
5.5 West Jackson Residential Stable Residential 
5.6 Northern South Park Transitional Residential OR Preservation 



DISTRICT 6  
TOWN PERIPHERY* 



6.1 Low/Medium Density Neighborhoods Stable Residential 
6.2 Upper Cache Stable Residential 
6.3 Snow King Slope Preservation Recreation, Wildlife, Scenic 



DISTRICT 7 
SOUTH HIGHWAY 89* 



7.1 South Park Business Park Stable Industrial, Residential 
7.2 Hog Island Stable Residential, Small Business 



DISTRICT 8 
RIVER BOTTOM 



8.1 Existing River Bottom Subdivisions Conservation Residential, Wildlife 
8.2 Large River Bottom Parcels Preservation Habitat Preservation 
8.3 Canyon Corridor Conservation Wildlife, Scenic 
8.4  Hoback Junction Stable Commercial 



DISTRICT 9 
COUNTY VALLEY 



9.1 JH Golf and Tennis Conservation Resort, Wildlife 
9.2 Agricultural Foreground Preservation Agriculture, Open Space 
9.3 County Valley Subdivisions Conservation Wildlife, Light Residential 
9.4 Gros Ventre Buttes Conservation Wildlife, Light Residential 



DISTRICT 10 
SOUTH PARK 
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10.1  Southern South Park Conservation Wildlife, Residential 
10.2 Central South Park 



 
 



Preservation Agriculture, Open Space 



Character District Description Status Targeted Use 
DISTRICT 11 



WILSON* 
11.1 Wilson Commercial Core Transitional Commercial, Residential 
11.2 Wilson Town Site Stable Residential (with ARUs) 
11.3 Wilson Meadows Stable Residential 
11.4 South Wilson Stable Wildlife, Light Residential 



DISTRICT 12 
ASPEN PINES* 



12.1 Aspen/Pines Commercial Core Transitional Commercial, Residential 
12.2 390 Residential Stable Residential 
12.3 Aspen/Pines Residential Stable Residential, Open Space 



DISTRICT 13 
TETON VILLAGE* 



13.1 Teton Village Commercial Core Transitional Commercial, Residential 
13.2 Teton Village Residential Core Transitional Residential (All Types) 
13.3 Teton Village Single Family Stable Residential 



DISTRICT 14 
Alta 



14.1 Alta Farmland Preservation Agriculture 
14.2 Alta Core Stable Institutional, Infill 
14.3 Grand Targhee Transitional Resort, Residential 



DISTRICT 15 
County Periphery 



15.1 Large Outlying Parcels Preservation Wildlife, Light Residential 
15.2 Game Creek/South Fall Creek Conservation Wildlife, Light Residential 
15.3 Buffalo Valley Preservation Agriculture, Residential 
15.4 Kelly Conservation Wildlife, Light Residential 
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APPENDIX B – 1994 COMPREHENSIVE PLAN PROJECTIONS  



	



*Existing numbers from January, 1996. 
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To:   Interested parties 
From:   Mary W. Gibson, Community Planning Director 
Re:   Commercial and Residential Lands Inventory for Teton County, Wyoming  
Date:   October 5, 2016 
 
Purpose 
The Jackson Hole Conservation Alliance (Alliance) undertook the 2016 Commercial and 
Residential Lands Inventory to help support implementation of the 2012 Jackson/ Teton County 
Comprehensive Plan (Comp Plan). The purpose is to provide needed data regarding existing 
development potential on which to base solid public policy decisions. Specifically, this study 
attempts to refine, verify, and update the work done by the 2009 Town and County Comp Plan 
“Buildout Taskforce” through the following objectives: 
 
1. Provide an inventory update of allowed development potential based on the 2012 Comp 



Plan, which in turn is based on the development potential in the 1994 land development 
regulations and zoning map.   



2. Confirm the status of each parcel through a variety of sources, including the most recent 
satellite and tax assessment data, and evaluate parcels by development potential 
characteristics, including location and zoning.  



3. Based on the improved inventory, project and evaluate the potential capacity for new 
development. 



4. Clearly document inventory methodology to improve transparency and repeatability. 
5. Analyze potential implications of the inventory and next steps. 



Approach 
We retained a graduate student in Land Use Planning with extensive GIS skills, who, with 
guidance from our staff, undertook this closer look at the vacant lands inventories and 
performed this update. This inventory used current Teton County files and tax assessor 
information, three prior inventories, and recent work of a local real estate professional. We then 
compiled all of the available data from these sources, checked it for accuracy, documented the 
various methodologies, and went through a peer review process. With that, we have produced 
an updated and much more accurate assessment of our inventory of both commercial and 
residential land supply in Teton County. This includes estimates of redevelopment potential, as 
well as a vacant lands inventory. 
 
Summary of Findings 
 



Our commercial and residential land supply is OUT OF BALANCE. 
 



Combined Town & County Average Residential Land Supply = 7-13 Years 
(Total of vacant and redevelopment) 



 
Combined Town & County Commercial Land Supply = 35-52 years 



(Total of vacant and redevelopment) 
 



• With four times more potential for commercial development than residential development, 
based on population projections and market demand, this community is out of balance.  
We have a ~43-year supply of commercial land and only a ~10-year supply of residential 











 



Protecting the wildl i fe, wild places, and community character of Jackson Hole. 
685 S. Cache St. • P.O. Box 2728 • Jackson, WY  83001 • (307) 733-9417 • info@jhalliance.org • JHAlliance.org 



land.  
• The planning standard is to match the land supply provided for jobs with the land supply 



needed to house the workers for those jobs for a twenty-year timeframe. But in Teton 
County we have a ~43-year supply of commercial land and only a ~10-year supply of 
residential land. 



• This imbalance between residential and commercial land supply is a driving factor behind 
our community having too much commercial and lodging development compared to 
housing.  



• Until we correct this imbalance, we will struggle to advance the vision and objectives of our 
Comp Plan, especially in regards to our goals of housing our workforce locally, reducing our 
community’s climate and environmental impacts, and not exporting our impacts to 
neighboring communities.  



 
Recommendations for our Community Based on this Imbalance 
 
Ø Do not add any additional commercial development rights in the Town or County. 



 
Ø Develop an informed timeline for the amounts and types of land we will need to meet our 



Comp Plan goals, using best available data. Communities in other regions, most notably in 
California, Oregon, and Washington, plan for a 20-year supply of development in each land 
use category. We should follow a similar approach in Teton County. 
 



Ø Explore potential policy mechanisms that both respect private property rights and allow our 
community to make adjustments that would help bring our land supply into balance. Given 
the large amount of commercial development potential existing in our community’s resort 
master plans, they deserve special attention. 
 



Ø Develop land use plans for complete neighborhoods, targeted to achieve an overall 20-year 
land supply balance in commercial/industrial and residential zoning allocations. 
 



Ø Better quantify and qualify the current percentage of the workforce that is locally employed, 
and provide enough land zoned residential in appropriate locations and densities to achieve 
our Comp Plan goal of housing at least 65 percent of the workforce locally.  
 



Ø Explore the use of scenario planning, a process by which the projected long-term impacts of 
several land use-planning scenarios are explored. This would help our community develop a 
strategic prioritization plan that best fits the vision of our Comp Plan, while improving 
transparency and citizen engagement.  
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COMMERCIAL/RESIDENTIAL BALANCE 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 



*Residential demand based on a study by FCS Group. Demand was calculated based on 2012 Teton County 
Comprehensive Plan projections. “Actual” residential units based on average annual build permits from 2010 to 



2015. 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



*Commercial demand based on a market study done by FCS Group that makes projections based on 
existing demand and projected population and visitor trends. “Actual” commercial square footage based on 



calculations made in this report (see “Teton County Commercial Projections” section). 
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would help bring our land supply into balance. Given the large
amount of commercial development potential existing in our
community’s resort master plans, they deserve special attention.
Developing land use plans for complete neighborhoods, targeted to
achieve an overall 20-year land supply balance in
commercial/industrial and residential zoning allocations.
Better quantifying and qualifying the current percentage of the
workforce that is locally employed, and provide enough land zoned
residential in appropriate locations and densities to
achieve our Comprehensive Plan goal of housing at least 65 percent
of the workforce locally.
Exploring the use of scenario planning, a process by which the
projected long-term impacts of several land use-planning scenarios
are explored. This would help our community develop a strategic
prioritization plan that best fits the vision of our Comprehensive Plan,
while improving transparency and citizen engagement. 


We're hopeful that you'll find this information useful as you move forward
with updating our land use rules to implement our Comprehensive Plan.
We would be happy to meet with you at your convenience to discuss this
information and it's ramifications for our community.


Thank you all for your hard work and please do let us know how we can be
of assistance moving forward,
Craig


-- 
Craig M. Benjamin
Executive Director
Jackson Hole Conservation Alliance
(o) 307-733-9417
(c) 307-264-2807
JHAlliance.org
Facebook.com/JHConservationAlliance
Twitter.com/JHAlliance
Protecting the wildlife, wild places, and community character of Jackson Hole.
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From: Jessi Johnson
To: Barbara Allen; Mark Newcomb; Natalia Macker; Smokey Rhea; Paul Vogelheim; County Commissioners
Subject: Teton County WPLI Sportsmen Seat
Date: Monday, October 03, 2016 9:48:32 AM
Attachments: WYSA Letter of Rec to Teton County Commissioners.pdf


Teton County Commissioners,


I am writing in regards to the Wyoming Sportsmen's Alliance's (WYSA) support for Steve
Kilpatrick on the Teton County Wyoming Public Lands Initiative (WPLI) Advisory Committee.
Attached is a letter of recommendation from WYSA.
Thank you for your time,


Jessi Johnson
Public Lands Coordinator
Office: (307) 335-8633
Cell: (530) 598-0583
jessijohnson@wyomingwildlife.org
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Teton County Commission 



c/o Commission Chairwoman Barbara Allen 



P.O. Box 3594 



Jackson, Wyoming 83001 



 
 
 
RE: Wyoming Public Lands Initiative – Teton County Advisory Committee 
 



 
October 3rd, 2016 



 
 
Dear Teton Commissioners, 
 
On behalf of the Wyoming Sportsmen’s Alliance (WYSA), we are writing to support the 
nomination of Steve Kilpatrick of the Wyoming Wild Sheep Foundation to the Teton County 
Advisory Committee for the Wyoming Public Lands Initiative.  
 
The Wyoming Wild Sheep Foundation is one of 13 state and provincial chapters of the Wild 
Sheep Foundation, whose purpose is to promote and enhance increasing populations of 
indigenous wild sheep on the North American continent, to safeguard against the decline or 
extinction of such species, and to fund programs for professional management of these 
populations (www.wyomingwildsheep.org). 
 
The Wyoming Sportsmen’s Alliance (WYSA) believes Steve Kilpatrick is an excellent choice to 
be the sportsman representative for this collaborative stakeholder process. He brings to the 
table the ideas of our collective sporting interests and will be a team player in this important 
county process. He will serve on behalf of his respective group.  
 
The members of WYSA collectively represent approximately 30,000 Wyoming sportsmen and 
women. We are a diverse group geographically, politically and in terms of the species we 
pursue and in our hunting method. 
 
Thank you for your consideration Steve Kilpatrick for the sportsman seat on the Teton County 
WPLI Advisory Committee. 
 
Sincerely, The Wyoming Sportsmen’s Alliance 



 
Wyoming Wildlife Federation 
Backcountry Hunters and Anglers 
Bowhunters of Wyoming, Inc. 
Muley Fanatic Foundation 
Wyoming Federation of Union Sportsmen 
Wyoming Wild Sheep Foundation 
Back Country Horsemen (Wyoming Chapter) 
Yellowstone Country Bear Hunting Association 













From: Maura Doucette
To: County Commissioners
Cc: Steve Weichman; Erin Weisman; Tyler Sinclair - Teton County
Subject: Thank you for all you do.
Date: Monday, October 10, 2016 11:29:35 AM


To Teton County Commissioners,


Thank you all for your hard work, everyone from County Deputy Attorney
Erin Weisman,&  Tyler Sinclair, everyone's time and consideration in
reviewing and approving the dismissal of the appeals from David Quinn/
Steelhead Partners was right and in best interest for this Valley.  I am still
amazed that David Quinn still thinks he does not have to follow any of
the LDR's and try to force changes in the 2012 Comp plan.  It still sits
as a total and blatant slap in the face of all that have put so much
time and work into creating guide lines for the future of this Valley.


I am hoping that in the end David Quinn realizes that by intimidating , bulling,
and disrespecting the County Commissioners, the Teton County Planning
Dept. and all those that have worked hard on protecting this valley, that  the
County Attorneys Office will back Erin Weisman and have additional Legal
resources available to her.  I also believe David Quinn/Steelhead Partners
are responsible for the $25,000.00 that they have cost this County.


My hope would be that defeating David Quinn and costing him money,
will slow down those in the future to not waste or cost this County
time and money to try to get there way and not follow the set guide lines
we have in place.


So once again Thank you for all your time and work.


Maura Doucette
South Park Ranches
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