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Introduction
Vision Statement:
Northern South Park will become a mixed-income, multi-modal,
Complete Neighborhood that delivers a high quality
of life for residents, minimizes impacts to surrounding communities
and ecosystems, and provides a significant quantity of deedrestricted housing for people working in Teton County.

Figure 1 Illustrates how a mix of housing types, multi-modal streets, and integrated open spaces help to support a
Complete Neighborhood in Northern South Park

Executive Summary
This plan details the preferred development vision for Northern South Park
(Sub-Area 5.6), and seeks to strike a balance between aspirational vision
and feasible implementation. Numerous community engagements have
directed and informed the plan, which has been created to capture the
community’s vision for development in Northern South Park. These are
balanced with challenging development conditions and landowner goals to
craft a plan that reflects the community’s ambitions within a development
framework that is attractive relative to existing development entitlements
and feasible for private development.
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The economic and social disruptions caused by the Covid-19 pandemic
have drastically reshaped the local and national real estate and
development landscapes over the course of this plan’s creation. As such,
the plan approach has been continually refined to better respond to
community priorities and evolving economic and development conditions.
Provision of deed-restricted Affordable and Workforce housing was high
on the community’s list of priorities at the beginning of this plan and has
only risen as the need for housing in Jackson and Teton County has
become more acute over the course of this plan’s development. Similarly,
development costs and timing have become more challenging due to a
variety of external factors beyond the control of landowners, developers,
or local agencies. To accommodate ongoing uncertainty in the
development landscape and future changes in community needs and
market conditions, this plan intentionally seeks to balance a detailed vision
with flexibility for implementation.
Flexibility in implementation and high-quality neighborhood design with
deed-restricted housing are not mutually exclusive. While this plan does
not provide a detailed site plan, it does provide detailed development
criteria in the form of “checklists” at the end of each section in the PLAN
VISION. These criteria will inform new Land Development Regulations
(LDRs) and clearly articulate plan objectives without restricting the ways in
which these objectives can be achieved.
For example, while potential new streets in Northern South Park are not
mapped as part of this plan, criteria regarding specific external
connections, block length, and other design considerations are detailed in
this plan to help inform any street network proposed as part of a
development application in Northern South Park.
The purpose of this neighborhood plan is to define a vision for
development at Northern South Park, to provide details to inform new
Land Development Regulations (LDRs) and zoning that will guide
development, and to evaluate future development proposals relative to the
plan vision. This plan document is visionary and conceptual. It is not
regulatory but instead informs decision makers and future regulations.
New development regulations that will be created from this plan will be
opt-in, meaning that landowners can choose to develop using the new
regulations or the existing regulations that currently apply in Northern
South Park. This plan does not obligate landowners to develop — they
may choose to continue existing uses. To provide an incentive for
landowners to develop according to this plan vision, the plan proposes a
development scenario and entitlement framework that is more financially
attractive than what is allowed by current zoning.
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Comprehensive Plan + Growth Management Policy
Jackson/Teton County Comprehensive Plan (2020)
The Jackson/Teton County Comprehensive Plan designates the Northern
South Park project area (Subarea 5.6) as a "transitional subarea,"
meaning that it is a place where the community is accepting of
redevelopment and anticipates that the existing character will change.
Surrounding subareas to the east, west and south are designated as
"conservation" and "preservation" with a focus on wildlife habitat, open
space, and scenic views.
The Comprehensive Plan references a "Village" neighborhood form for
Northern South Park with residential and civic uses. This means that the
area should be developed with a variety of housing types, like apartments,
townhomes, and single-family homes, complete streets that have sidewalks
and paths for people walking and riding bikes, and permanently deedrestricted Affordable and Workforce housing.

Responsible Growth Management
Amount of Growth. The Comprehensive Plan limits the amount of growth
in our community so that we can maintain community character, avoid
sprawling development, and protect our natural resources.
Location of Growth. The community’s goal as stated in the
Comprehensive Plan is to direct future growth into a series of connected,
Complete Neighborhoods in order to preserve critical wildlife habitat,
scenery and natural resources in Rural Areas. This supports both
ecosystem stewardship and quality of life goals. Since our growth
management responsibility encompasses both the Town and County, it is
critical to consider where future housing units would be best located within
the entire community. Northern South Park has been identified as an
appropriate location for future growth because of its proximity to jobs,
services, and existing infrastructure.

How does this relate to Northern South Park?
Since the community-wide amount of growth is limited, we must ensure
that the number of housing units and their location in Northern South Park
are as good as (or better) than any other Complete Neighborhood in the
Town or County and that the type of growth supports housing for our
workforce as much as possible. This neighborhood plan proposes a
development option for Northern South Park that supports Comprehensive
Plan values, goals and policies better than the base zoning that is
currently in place.
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Project Location
This neighborhood plan applies to 225 acres bounded by High School
Road and Jackson Hole High School to the north, South Park Loop Road
to the west and Flat Creek to the east. The southern plan boundary aligns
roughly with the end of Red House Road.

Figure 2 Project boundary outlined in orange. Image not to scale.

For additional information about existing conditions, please see Existing Conditions in
the Appendix.
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Planning Process
To create a preferred development plan for Northern South Park, multiple
rounds of community engagement and plan development were undertaken
to refine the plan vision. Figure 3 illustrates the planning process and
shows when community engagement and Steering Committee (which
included the landowners) participation took place.

Figure 3 Planning Process diagram illustrates the steps taken to develop a Preferred Plan for Northern South Park.
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To arrive at a preferred plan for Northern South Park, four plan
alternatives were developed and reviewed by the community,
stakeholders, and the Steering Committee. The purpose of these plan
alternatives was to examine different development scenarios to identify a
plan vision that responded to community needs through a feasible
development approach. The plan alternatives, which included an “Existing
Zoning Alternative” based on existing entitlements, varied by total number
of units, density, mix of building types, and percent of deed restricted
Affordable and Workforce units.
Figure 4 shows housing and affordability statistics for each of the four plan
alternatives studied. Additional details on each of the four alternatives are
available in the Plan Alternatives section of the Appendix.

Figure 4 Housing and Affordability statistics for each of the four plan alternatives studied for
Northern South Park.
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Community Engagement
The planning process for Northern South Park included multiple
opportunities for community engagement and design iteration to ensure
development of a neighborhood plan that is feasible, forward-looking, and
responsive to community needs and desires.
Community engagement and feedback was an integral part of developing
a neighborhood plan for Northern South Park that is representative of
community goals. Despite challenges posed by the Covid-19 pandemic
which limited opportunities for in-person engagement, online tools were
used to solicit feedback and share information. A variety of engagement
approaches, including online presentations and surveys, in-person open
houses, and outreach events for specific communities provided the
opportunity for Teton County community members to participate in the
manner that was most convenient for them. Table 1 details the variety of
engagement events and tools that were used as part of the plan
development process.
Table 1: Community Engagements
Engagement
Description
Stakeholder
Interviews

•
•

29 interviews with stakeholders and subject matter experts
Interviews conducted February 2021

Community
Survey

•
•
•

Solicited feedback on big ideas
398 responses
Conducted February-March 2021

•
•

Virtual presentation March 10, 2021
Konveio interactive website
o Online community visioning survey focused on
future use and design options
o Online visual preference survey focused on building
form and physical character of the future
neighborhood

Virtual
Community
Visioning
Workshop
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•
Plan
Alternatives
Open House

Spanish
Language
Workshop
Steering
Committee
Project
Website

•
•

•
•

In-person event August 19, 2021 at Jackson Hole High
School
Drop-in video presentation and topic stations staffed by
project team
Konveio interactive website
o Community priorities survey
o Commenting on poster exhibits

•

In-person event August 26, 2021
Plan Alternatives presented in-person by bilingual
interpreters followed by small group discussions led by
bilingual facilitators.
41 attendees (head count)

•
•
•

Eight meetings from December 2020-January 2022
Seven-member committee including landowners
Meetings live-streamed for public attendance

•
•

Updated with news, highlights, and project status
Project documents and presentations available for public
access
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Community Feedback
The community provided a variety of ideas for how development at
Northern South Park could address community needs and satisfy
Comprehensive Plan goals. Summarized below are topics that came up
across all engagements and which were mentioned most frequently by
community members.

Provide site
permeability
through Northern
South Park to
enable wildlife
movement
through the site

Provide
neighborhoodserving open
spaces for
community
gathering,
recreation, and
play areas

Connect to
existing
pathways,
schools, parks,
and shopping
areas

Enforce and
maintain deed
restrictions to keep
housing affordable.

Provide yearround multi-modal
transportation
options including
walking, biking,
transit, and
vehicular travel
Provide housing that
is attainable for the
"average
Jackson/Teton
Valley worker"

Develop a variety of
deed-restricted and
market rate housing
types simultaneously
to provide options
that suit different
incomes and
lifestyles.

Northern South Park
Neighborhood Plan
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Plan Vision
New development in Northern South Park should be integrated into
existing West Jackson neighborhoods through connections to area
roadways and pathways via a network of multi-modal streets that provide
residents with transportation options. Within the neighborhood, parks and
pathways should provide outdoor space for recreation and community
gathering. New and improved infrastructure should protect natural
resources such as surface water and aquifer quality, while open space
buffers around Flat Creek will protect water quality and riparian wildlife
habitat.
Figure 5 illustrates how development intensity can be organized across
the site and how a new roadway network can integrate with existing West
Jackson neighborhoods.

Figure 5 illustrates a conceptual development framework for the Northern South Park site. This image is for
illustrative / conceptual purposes only. It is not regulatory and is not a development proposal.
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Housing Program Vision
Housing Objectives
Teton County faces several long-term challenges, most notably with
housing affordability. Over the years, housing construction has been
unable to keep pace with housing need and the housing units that are
getting built are unaffordable for most families and local workers. To help
address this challenge, up to 1,200 new entitlements for housing units are
envisioned, of which at least 70% will be permanently deed restricted. The
Plan envisions that at least 40% of new unit entitlements in Northern
South Park will be Affordable and up to 30% will be Workforce.
The objective for development at Northern South Park is to supply a
sizeable portion of permanently deed-restricted housing necessary to
house families and local workers.
For context, in 2013, 1 in 3 homes were affordable to the median-income
family in Teton County, but by 2020 median-income families could only
afford 1 in 10 homes. In fact, more than half of the total home sales in
2020 were only affordable to families making over 200% of Teton County’s
Median Family Income (MFI). During the presentation for the 2022
Regional Housing Needs Assessment, HUD figures showed that in order
to afford the 2021 median sales price, the household income must be at
least $469,000.00.
To retain community character and ensure resiliency, the Town of Jackson
and Teton County have made it a priority to maintain at least 65% of Teton
County’s workforce living locally, establishing Land Development
Regulations incentivizing development to allocate ‘restricted’ and
Affordable housing.
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Housing Entitlements
Existing Entitlements by Landowner
• Gill property: 86 units
o 84 units on 26 acres of land zoned Suburban (S)
o 2 units on 75 acres of land zoned Rural 1 (R-1)
• Lockhart property: 32 units
o 29 units on 8 acres of land zoned Suburban (S)
o 3 units on 115 acres of land zoned Rural 1 (R-1)
Proposed Maximum New Entitlements per Landowner: 600 units
• 420 deed-restricted units, (minimum 70% of new entitlements)
o 240 Affordable deed-restricted, (minimum 40% of new
entitlements)
o 180 Workforce deed-restricted (30% of new entitlements)
• 180 unrestricted units, (maximum 30% of new entitlements)

Figure 6 Illustrates the proposed housing program for each of the two landowners in Northern South Park.
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Deed Restricted Housing Program for New Unit Entitlements
To promote access to a variety of housing options in Northern South Park
and to house families and workers, three levels of housing affordability are
envisioned for new housing unit entitlements. The quantity and type are
outlined as follows:
•
•

•

478 Unrestricted units (maximum): these units can be set at
market price, with no restrictions on ownership or occupancy.
360 Workforce deed-restricted units: restricted to households
that work in Teton County and earn no more than 250% of Teton
County’s Median Family Income (MFI). Although these units are
restricted to workforce income levels, they are modeled to have a
built-in profit. As a result, Workforce units are assumed to be
delivered by private developers within the development model.
480 Affordable deed-restricted units (minimum): restricted to
households that work in Teton County and earn no more than
120% MFI.

In 2021, median income for a 3-person household was $104,040. (This number is
updated annually in April, and will be updated for the final version of this plan.)
Regulations in the Jackson/Teton County Housing Department Rules and
Regulations documents should apply to all deed-restricted Affordable and
Workforce housing at Northern South Park.

Figure 7 Illustrates the proposed housing program compared to existing zoning.
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Mixed-Income Neighborhood
Housing options in Northern South Park are meant to provide a variety of
housing types suitable for different lifestyles and incomes. Affordable,
Workforce and unrestricted units should be located throughout the site,
with different unit types mixed within the same block. To promote a
cohesive neighborhood community, units should not be segregated
according to tenure (rent vs own), type (triplex vs townhouse), unit size, or
price, but should be integrated to the extent feasible. Examples of this
approach include mixing duplexes and single-family homes within a block,
including both Workforce and unrestricted townhouse units along the edge
of a park, and including a mix of studios and one-, two-, and threebedroom units in an Affordable apartment building.

Figure 8 This block along E. Hall Ave. in the Town of Jackson includes a mix of housing types
located within walking distance to Mike Yokel Park and could be a model for development in
Northern South Park.
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Housing Checklist
1. Housing Tenure Types
1.A For all new housing unit entitlements, provide at least 40% deedrestricted Affordable housing per phase of development
1.B For all new housing unit entitlements, provide 30% deed-restricted
Workforce housing per phase of development
1.C For all new housing unit entitlements, do not exceed 30% market rate
housing per phase of development
2. Housing Variety
2.A Develop new-entitlement market rate units concurrently with newentitlement deed-restricted units
2.B Each phase of development should include a variety of
housing types and unit sizes to suit a variety of incomes and
lifestyles
2.C New-entitlement market-rate and deed-restricted housing
should be distributed and integrated across the site to avoid
segregating tenure types in clusters
2.D Different building types and unit sizes should be
distributed and integrated across the site to avoid segregating
different unit and housing types in clusters
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Open Space Vision
Pathway Network Vision
The Town of Jackson and Teton
County have created an extensive
pathway network, the Jackson Hole
Community Pathways System.
Northern South Park is adjacent to this
network, including along South Park
Loop Road and High School Road.
The pathways in Northern South Park
Figure 9 The Northern South Park
neighborhood will be directly connected to
should link into this network and
the existing community pathway network,
extend this amenity for use by
such as the South Park Loop Trail.
Northern South Park residents and the
larger community to provide for
recreational use as well as to supplement the transportation network by
providing non-motorized routes to destinations such as schools,
employment, shopping, and entertainment. The connectivity vision for
Northern South Park provides direct connections to the pathway system
via Paul Merritt Pathway, Russ Garaman Pathway, and South Park Loop
trail. Trails located adjacent to streets should, in general, be located on the
north and east sides of the street to take advantage of maximum solar
gain to provide a pleasant environment for trail users and encourage
snowmelt.

Places for Recreation and Gathering
To provide a high quality of life for residents, parks
in Northern South Park should provide spaces to
recreate and gather within walking distance of all
residents. Parks should accommodate active uses
such as playgrounds and ball courts. When
possible, parks should be located to maximize
views and preserve existing landscape elements
such as irrigation ditches and tree stands.

Figure 10 Active uses such as the
playground at Mike Yokel Park in the
Town of Jackson will be prioritized at
parks in Northern South Park.

Access to park space in Northern South Park is
especially important since the smaller unit and lot
sizes needed to promote housing affordability may mean that some units
lack yards. When private yard space is not included with a unit, parks can
provide common outdoor space for residents. As such, all residential units
in Northern South Park should be located within ¼ mile of a park to
encourage residents to access parks by foot and bike. A central park
between 3-5 acres is envisioned to provide for a broad range of activities
and should be supplemented by smaller “pocket parks” located throughout
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the neighborhood to provide easy park access to all neighborhood
residents.
Open space areas should be maintained as permanent open space.
Management and maintenance of open space should be identified during
the development review and subdivision process to ensure upkeep and
safety.

Open Space Checklist
1. Minimum Provision of Open Space
1.A Dedicate 0.02 acres per new residential lot for open space or pay a feein-lieu per new residential lot, consistent with LDRs.
1.B Open spaces should be designed and located to promote wildlife
permeability across the site.
1.C All residential units should have access within ¼ mile to a playground at
least ¼ acres or larger via sidewalks and/or pathways
2. Open Space Access + Design
2.A The facades on building sites attached to or across a street or pathway
from an open space should be designed to “front” on to the open space.
2.B Open spaces should be bordered by streets or pathways
on at least two sides to provide good public access and
improve safety by minimizing areas hidden from public view.
2.C All programmed open spaces should be publicly
accessible via sidewalks and/or pathways.
2.D A variety of open space types should provide facilities for
community gathering and recreation.
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Mobility, Connectivity + Infrastructure Vision
Connectivity Objectives
1. Direct connections to High School Road
2. Direct connections to South Park Loop Road
3. Internal pathways connect to and complement the community
pathway network
4. All streets should be Complete Streets’ accommodating all modes
of transportation and users
5. No dead-end streets or cul-de-sacs longer than 150’
6. Every home reachable from two directions to improve emergency
response
7. Discourage cut-through traffic
8. Access to S. Highway 89 with an East-West Connector
9. Complete Streets
To provide connectivity to adjacent areas and minimize traffic impacts by dispersing
traffic, the plan envisions multiple intersections along adjacent streets. On High School
Road, connection points should be provided at Rangeview Drive and Corner Creek
Lane, in addition to consideration of a new intersection between those streets. Along
South Park Loop Road, multiple intersections should be provided to avoid funneling all
traffic to a single point which otherwise concentrates traffic, minimizes route options,
and results in longer wait times at intersections.
Traffic calming strategies such as narrow travel lanes, curb extensions at intersections
and crosswalks (pinch points), on-street parking, and street trees and parkways provide
visual and physical cues that help to reduce traffic speeds. The alignment of streets
includes frequent intersections so that vehicles must slow down or come to a complete
stop in order to travel through Northern South Park, encouraging a slower driving speed
within the neighborhood.
People who walk and those using mobility assistance devices are generally willing to
travel between ¼ and ½ of a mile to reach a destination. To keep distances within this
range, the street network supports frequent intersections and provides a variety of
different routes to make walking, riding bikes and other forms of active travel
convenient. Consistent with the Jackson Community Streets Plan, pedestrian facilities
at Northern South Park should be usable by people of all ages and various visual and
mobility capabilities to meet Americans with Disabilities Act standards and facilitate
access for a wide spectrum of people.
Connections through larger development blocks are provided by non-vehicular trails and
pathways that minimize cut-through vehicle traffic while maximizing connectivity across
the site.
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Transit
To support community climate goals, reduce
traffic on High School Road, and reduce the
cost burden associated with private vehicle
ownership and use, public transportation in
Northern South Park should be provided by
fixed-route START bus service along High
School Road. Street designs for development in
Northern South Park include streets that are
accessible to START vehicles. These streets
should be utilized as part of a street network
that allows for future bus service to extend into
Northern South Park to encourage transit use
among future residents and reduce traffic
impacts.

Figure 11 Fixed-route START bus service will
complement other multi-modal transportation
options in Northern South Park.

The highly-connected internal street network and good connectivity to
regional roadways will allow and support potential future micro-transit and
demand response transit services, should START decide to offer those
services in Northern South Park. The street, pedestrian and pathway
networks also will support ridesharing by residents as well as direct,
efficient access by ride-hailing services (e.g., Lyft and Uber).

Street Design
To support a high-quality public realm and to provide multi-modal
transportation options for future residents, street designs were developed
to satisfy Connectivity Objectives for the project and to meet street design
standards for the Town of Jackson Community Streets Plan. Designs were
created in consultation with Teton County and Town of Jackson
Engineering and Public Works departments.
Pedestrian facilities are included on both sides of streets to encourage
non-vehicular travel and to accommodate the greater density of population
envisioned for Northern South Park. Similarly, alleys are included in the
plan to accommodate service access for waste collection and to provide
access to on-site parking. Alley-loaded parking maximizes capacity for onstreet parking by minimizing the frequency of curb cuts and allows for the
occasional use of non-vehicular pathways in place of a full street along the
front of some blocks.
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To manage rainwater and
snowmelt, street designs in this
plan feature low-impact
stormwater infrastructure to filter
contaminants and allow water to
infiltrate into the soil. Low-impact
stormwater infrastructure included
as part of every street can help to
limit waterborne pollutants and
contamination of the watershed.
Figure 12 An example of low impact stormwater
Wide bioswales between streets
infrastructure showing bioswales between the
and sidewalks provide space for
street edge and sidewalk.
snow storage during winter, and
during summer these areas provide spaces for rain gardens and street
trees that serve as amenities for the neighborhood.
The following street cross section designs identify thoroughfare types that
are consistent with the intended physical character and connectivity of
Northern South Park.
Additional street, sidewalk, and pathway types could be developed,
subject to County review and approval, using the Town of Jackson
Community Streets Plan or future similar plans as a guide (See Chapter 3:
Toolkit of Design Solutions) to satisfy appropriate Neighborhood Context
Considerations in that document as well as the following:
1. Supports the intended physical character of adjacent existing or
proposed development.
2. Provides facilities for multiple modes of transportation (mix of
transit, pedestrians, bicycles, automobiles).
3. Provides sidewalks at least five feet wide.
4. Provides on-street parking for a majority of each block face in
Walkable Neighborhood and Compact Walkable Neighborhood
areas. Single-loaded streets exempt.
The following street cross section graphics demonstrate street design
options that fulfill multi-modal connectivity objectives for Northern South
Park and could be incorporated as part of development proposals
consistent with this plan.
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BT-71-38 – Bus/Truck Street with parking
This street section is designed with lane widths that will accommodate
busses and trucks and should be utilized to provide routes through the site
that can accommodate START bus service. On-street parking makes this
section appropriate in higher-intensity neighborhood areas where there is
a greater need for on-street parking.

BT-59-22 – Bus/Truck Street without parking
This street section is designed with lane widths that will accommodate bus
and truck vehicles and should be utilized to provide routes through the site
that can accommodate START bus service. No on-street parking is
provided in this section.
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ST-60-34 – Walkable Neighborhood Street
This street section is designed to encourage slow-speed travel. On-street
parking makes this section appropriate in higher-intensity neighborhood
areas where there is a greater need for on-street parking.

RD-50-20 – Walkable Neighborhood Road
This street section is designed to encourage slow-speed travel. Since no
on-street parking is provided in this section, it is most appropriate in lowerintensity neighborhood areas.
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RD-55-20 – Walkable Neighborhood Road with Pathway
This street section is designed to encourage slow-speed travel. Since no
on-street parking is provided in this section, it is most appropriate in lowerintensity neighborhood areas. This street section includes a pathway.

AL-24-12 – Alley
This alleyway is meant to provide parking and service access at the rear
of lots.
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PW-50-0 + PW-20-0 Mid-Block Pathway Options
These pathways are pedestrian and bicycle connections and not for use
by vehicular traffic. They run between buildings, perpendicular to the
street, as a mid-block connection. Buildings adjacent to the pathway are
oriented so that the fronts of buildings face the pathway. This provides
additional connectivity for people walking and riding bikes while minimizing
cut-through vehicular traffic. Both a wide and narrow right-of-way design
are provided for flexibility.
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Traffic Impacts
To support analysis of the proposed Northern South Park (NSP) neighborhood, Cambridge
Systematics (CS) applied the Teton County Travel Model. The modeling effort first considered
several preliminary development alternatives, followed by evaluation of a preferred scenario.
Modeling was performed for a summer weekday, the timeframe in which Jackson and Teton
County experience the heaviest traffic congestion. Because Northern South Park is near several
schools, a school season analysis was also performed for High School Road. An analysis of traffic
count data shows that High School Road is the only place in Teton County that regularly
experiences higher average daily traffic volumes in the school season than in the summer.

Model System

This travel model was developed for Teton County, the Town of Jackson, and WYDOT for use in
transportation planning efforts. It is a four-step trip-based travel model with a base year of 2017
and several forecast years including 2035. The model accounts for county residents, commuters
(people who work in Teton County and commute from neighboring communities), and visitors to
the region. It includes a mode choice step that considers driving, transit, and non-motorized
modes.
The travel model was calibrated to a 2017 base year using traffic count data, transit boarding
data, American Community Survey (ACS) data, and mobile device data (location-based services,
or LBS data).

Preferred Scenario Assumptions
Socioeconomic data assumptions for the preferred plan are shown in Table 2. Model runs
considered some internal streets and a potential East-West Connector between South Park Loop
Road and S. Highway 89.
Growth outside of the Northern South Park neighborhood is represented by the 2035 travel model
as adopted by Teton County. Similarly, the roadway and transit system assumptions are
consistent with those in the 2035 travel model. The Tribal Trail connector to Hwy 22 is included
in the roadway network.
Table 2 NSP Neighborhood Socioeconomic Data Assumptions

Variable

Value

Households

1,231

Population

3,200

Employment

19

Model Results
The Northern South Park planning effort includes transit and non-motorized modes of travel. The
travel model has been run with baseline assumptions, meaning that calibrated model results were
not adjusted to account for a high level of transit service or new pathways, in order to demonstrate
maximum impact from vehicular traffic. Resulting mode shares are summarized in Table 3. These
show the Northern South Park neighborhood having slightly higher transit and non-motorized
capture than the region as a whole. Transit and non-motorized shares for the Northern South Park
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neighborhood are higher than for rural neighborhoods and lower than denser areas such as
downtown Jackson.
Table 3 Mode Share Results

Mode

Region

NSP

Auto

88%

85%

Transit

0.8%

1.9%

Non-Motorized

11%

13%

The travel model was run for both a build and no-build scenario, with a comparison of traffic
volumes shown in Figure 13 and Figure 14. These figures show 24-hour no-build volumes,
change resulting from the build scenario, and the resulting 24-hour volume. Figure 15 shows an
estimate of school season weekday volumes on High School Road, with estimates based on
analysis of summer and winter traffic count data. The build scenario shows traffic growth along
High School Road, South Park Loop Road, and generally within the Town of Jackson.
The additional households in the Northern South Park neighborhood increase the number of
resident workers in the county, partially offsetting forecast growth in commuters. Each new
commute trip made by a resident of the Northern South Park neighborhood offsets one commute
trip from outside the county. As compared to the 2035 no-build scenario, this results in a decrease
in forecast year volumes on Hwy-22 west of Hwy 390, and a slight decrease in traffic on Hwy 89
south of High School Road.

Figure 13 Build to No-Build Traffic Comparison (above)
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Figure 14 Build to No-Build Traffic Comparison (Detail)
2,938
+4,733
7,357

10,782
+5,549
16,331

Figure 15 Build to No-Build Traffic Comparison (School Season)

Overall, the traffic model shows that existing facilities will adequately meet future
transportation demand generated by development at Northern South Park and that
future off-site improvements listed in Table 4 will help to mitigate traffic impacts to
provide acceptable levels of service on area roadways.
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Traffic Mitigation
The connectivity vision for Northern South Park includes a variety of multimodal transportation options to provide future residents with mobility
choices. Encouraging people to use non-vehicular transportation options
such as bus, bike, and walking can help to decrease additional car trips.
To achieve this, the connectivity vision calls for a well-connected network
of streets and pathways to make it safe, easy, and convenient to move
around on foot and by bike, as well as a network of streets that are
designed to accommodate START bus routes within the new Northern
South Park Neighborhood.
Based on travel demand model outputs, some improvements to existing
adjacent and future roadways should be considered as part of this project.
See the Implementation section for more details on specific projects and
recommended funding strategies.

Off-Site Infrastructure
To accommodate an increase in the
number of residents in Northern South
Park, off-site infrastructure, including
upgrades to existing roadways and wet
utilities (water and sewer), as well as new
wet utilities to connect to existing sewer
mains will be needed.
Development at Northern SouthPark
could contribute some funding for
upgrades to adjacent roadway facilities,
consistent with the extent to which new
development would utilize these facilities.
These upgrades intersect with various
pre-existing street improvement plans
and would be led by the Town or County,
as indicated in Table 4. Development
thresholds — the point at which
Figure 16 Conceptual roundabout plan for the intersection
additional development would
of High School Rd. and South Park Loop Rd.
necessitate upgrades to area roadways
— and funding sources should be
identified by the lead agency for each project.
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Table 4: Off-Site Infrastructure Projects
Project
Upgrades to High School Rd.
Roundabout at intersection of High School
Rd. and South Park Loop Rd.
East-west connector between South Park
Loop Rd. and Hwy. 89
Pathway on east side of South Park Loop
Rd.

Lead Agency
Town
Town
County
County

In addition to the above off-site projects, new and upgraded sewer lines
along High School Road will be necessary to serve development on the
west side of Northern South Park. The Town of Jackson will need to
undertake additional analysis to determine current capacity of sewer lines
serving Northern South Park, depending on where the sewer connection
will occur.
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Mobility, Connectivity + Infrastructure Checklist
1. Minimum Transit Connectivity
1.A Serviceable by transit directly via High School Road and
South Park Loop Road
1.B Transit routing through site identified as part of street
network layout using Bus/Truck street sections
2. Minimum Active Travel Connectivity
2.A At least one walk/bike route (including sidewalks)
connecting every residential unit to:
•

Jackson Hole High School campus

•

Russ Garaman Pathway

•

South Park Loop trail

•

Paul Merritt Pathway

•

Jackson Hole High School campus

•

Eagle Village Shopping Center

At least one dedicated east-west internal pathway
At least one dedicated north-south internal pathway
2.D Sidewalks on both sides of all streets
2.E Internal block faces not to exceed 450 feet. (Block faces
defined by streets or publicly-accessible pathways and
measured between edge of publicly-accessible right-of-way or
easement for streets and/or pathways.)
2.F External block faces – those facing High School Road,
South Park Loop Road and/or Jackson Hole High School) not
to exceed 600 feet. (Block faces defined by streets or
publicly-accessible pathways and measured between edge of
publicly-accessible right-of-way or easement for streets
and/or pathways.)
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3. Minimum Street Connectivity
3.A At least three (3) direct connections to High School Road
west of Jackson Hole High School
3.B At least three (3) direct connections to South Park Loop
Road
•

Russ Garaman Pathway

•

South Park Loop trail

•

Paul Merritt Pathway

3.C Easement for East-West Connector roadway between
South Park Loop Road and S. Highway 89
3.D Street cross section design consistent with designs
provided in this plan and/or with Town of Jackson Community
Streets Plan or similar plan
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Neighborhood Design Vision
Density Transition from North to South
To protect the rural character of the southern approach into the Town of
Jackson along the highway and to make efficient use of existing
infrastructure, transit and services, higher-intensity development should be
located along the northern edge of the site closest to High School Road
and Jackson Hole High School. The least-intense development should
occur along the southern edge of the site, and a transition in intensity from
north to south should provide a step-down in intensity across the site, as
illustrated in Figure 17.

Figure 17 Illustrates how the intensity of development and scale of building types should transition from highest
(north) to lowest (south).
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Neighborhood Centers
To support a walkable neighborhood, residential development in Northern
South Park should be anchored by Neighborhood Centers that serve as
community focal points and provide space for a mix of potential uses,
including residential, community facilities such as childcare, programmed
open spaces for community gathering, limited local commercial and other
neighborhood-serving uses that reduce vehicle miles traveled by locating
destinations within walking distance to residences. The most intense
residential uses should be located around Neighborhood Centers, which
should provide access to the community pathway network be located near
to existing START transit services along High School Road or new bus
routes that travel through Northern South Park.

Figure 18 Illustrative vision for a mixed-use Neighborhood Center with a central green space for
community gatherings.
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Building Types
To provide a variety of housing types to suit multiple lifestyles and price points,
development at Northern South Park should utilize building types detailed in Figure 19.

Figure 19 details the range of building types envisioned for Northern South Park. Buildings are organized from least
intense (upper left) to most intense (lower right).
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Frontage Types
To provide a high-quality, pedestrian-oriented public realm, all buildings adjacent to a
right-of-way and/or open space, should include a frontage type(s) as detailed in Figure
20 for each building entrance facing the right-of-way and/or open space.

Figure 20 provides details about frontage types that will promote a high-quality, pedestrian-oriented public realm at
Northern South Park.
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Character Areas
Character Areas are used to create distinct neighborhood environments
within Northern South Park. Each character area has a different mix of
building types and different overall intensity of development. Similar to
zones in Land Development Regulations, different character areas
achieve different densities and include different sizes of buildings. The
different built outcomes enabled by these character areas affect not only
environmental and financial performance, but also how many people can
live in Northern South Park, in what kinds of units, and at what level of
affordability. Buildings in all character areas should be designed at a
human scale and should incorporate elements that promote a high-quality
public realm such as street-facing entries and frontage types that provide
privacy while encouraging interaction with neighbors.

Figure 21 shows how character areas are made up of a variety of building types.

Table 5 illustrates the building types that are included in each Character
Area. Note how larger building types are limited to more intense Character
Areas.
Walkable Neighborhood:
Large-Lot Single-Family
Compact-Lot Single-Family
Duplex
Cottage Court
Small Multiplex
Townhouses
Medium Multiplex
Live/Work
Large Multiplex

Low

Medium

High

Table 5 shows how character areas are differentiated by the intensity of building type found in each area.
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Walkable Neighborhood – Low
This character area includes a mix of single-unit houses, compact-lot
single-unit houses, and multi-unit types such as duplexes and cottage
courts. The purpose of this character area is to provide lower-intensity
development that nonetheless accommodates a variety of unit types in a
walkable environment. This character area can be used to provide a
lower-intensity transition at the edge of Northern South Park where
development abuts rural and/or agricultural zones.

Figure 22 Illustrative diagram showing a how building types could be mixed within the
Walkable Neighborhood – Low character area.

Building Types in Walkable
Neighborhood – Medium Character Area
Single-Unit Building Types
Compact-Lot Single-Family Detached
House
Single-Family Detached House

Number of
Units
1
1

Multiple-Unit Building Types
Duplex

2

Small Multiplex

3-4

Cottage Court

4-6 cottages
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Walkable Neighborhood – Medium
This character area provides a wide range of single-unit and multi-unit
building types that enable a transition in building scale between the
Walkable Neighborhood Low and Compact Walkable Neighborhood
character areas. This character area is intended to provide a variety of unit
types in a walkable environment where buildings generally do not exceed
the footprint of a large single-unit house.

Figure 23 Illustrative diagram showing a how building types could be mixed within the
Walkable Neighborhood – Medium character area.

Building Types in Walkable
Neighborhood – Medium Character Area
Single-Unit Building Types
Compact-Lot Single-Family Detached
House
Multiple-Unit Building Types
Duplex
Small Multiplex
Townhouses
Medium Multiplex
Cottage Court

Number of
Units
1

2
3-4
Up to 3 attached
townhouses
5-8
4-8 cottages
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Walkable Neighborhood – High
This character area allows for the most intense residential building types
in Northern South Park. Additionally, a mix of uses are allowed – but not
required – to enable small-scale neighborhood-serving uses such as a
daycare to locate in Northern South Park to encourage walkability and
provide convenience for residents.

Figure 24 Illustrative diagram showing a how building types could be mixed within the Walkable
Neighborhood – High character area.

Building Types in Walkable
Neighborhood – High Character Area
Single-Unit Building Types
Compact-Lot Single-Family Detached
House
Multiple-Unit Building Types
Duplex
Small Multiplex
Townhouses
Live/Work

Number of Units

1

2
3-4
Up to 5 attached
townhouse units
Up to 5 attached
live/work units

Medium Multiplex

5-8

Large Multiplex

9+
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Wildlife Considerations
To allow for wildlife permeability towards the southern edge of the site, the
most intense development in Northern South Park should be concentrated
along the northern portion of the site nearby existing development. Buffers
of 150’ around Flat Creek, per existing Land Development Regulations,
will protect this riparian environment, where human access should be
limited.
Areas just to the south of this project planning area (Subarea 5.6) are
expected to remain rural in order to protect the urban rural boundary with
the Town of Jackson development edge. Preservation of that land with a
rural character will allow for a wildlife corridor to continue. Ensuring the
Northern South Park development area preserves the north-south wildlife
corridor along Flat Creek and through the natural passive buffer areas is
important for wildlife permeability.

Figure 25 Illustrates how open spaces can provide permeability through the site for wildlife.

Parking
This plan emphasizes multi-modal transportation and envisions a
community where people get around by a combination of foot, bike, bus,
and car. While car ownership may be essential for reaching some jobs, it
can impact cost of living and drive-up cost of housing. With this in mind,
this plan envisions a combination of on-site and off-site (on-street) parking
to accommodate the parking needs of future residents and visitors.
Examples of structured parking – both above-ground and underground
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garages – exist in Teton County and could be utilized at Northern South
Park. Typically, surface parking in parking lots, “tuck-under” garages and
freestanding garages is less expensive to construct than structured
parking. The building types proposed by this plan can be parked using
these less expensive parking strategies and do not rely on structured
parking. Since surface parking is less space-efficient than structured
parking that is located underground or on the ground floor underneath
buildings, this plan demonstrates that both surface parking and more
efficient structured parking can fit within the proposed site planning
approach.

Neighborhood Design Checklist
1. Design
1.A A mix of building types consistent with those described in Figure 19
included in each block within Walkable Neighborhood High and Medium
character areas.
1.B Attached and/or multi-unit building types included within Walkable
Neighborhood High and Medium character areas.
1.C Each building includes at least one entrance that is oriented to a public
right-of-way, easement, or open space.
1.D A frontage type consistent with those described in Figure 20 is applied
to any building entrance facing a public right-of-way, easement, or open
space
1.E Parking and service areas located behind buildings and screened from
the street in Walkable Neighborhood High and Medium character areas.
2. Development Intensity
2.A Intensity transitions from highest along High School Road to lowest
along the southern site boundary.
2.B High-intensity buildings are located closest to parks,
transit and other amenities.
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Implementation
Opt-In Entitlement Process

Figure 26 shows the relationship between the Northern South Park (Subarea 5.6) project area, the proposed
Affordable Housing Overlay Zone, and new opt-in zones that will be created to make implementation of this plan
possible.

To implement the Affordable Housing objectives in this plan and to enable
the use of new zones and entitlements for Northern South Park, Teton
County will need to formally adopt updated language into the Teton
County Land Development Regulations (LDRs) as new zones and a new
Affordable Housing Overlay Zone. Following adoption into the LDRs and
application of the Affordable Housing Overlay Zone, Northern South Park
landowners could choose to initiate a formal zoning change and apply
these new zones. Figure 26 demonstrates the relationship between
proposed regulatory tools for Northern South Park, and Figure 27
demonstrates the regulatory process involved in implementing this Plan.
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• Joint Planning Commission Recommendation
• Town of Jackson Recommendation
Neighborhood • Board of County Commissioners Endorsement
Plan

New Zones

• Teton County Planning creates new zone(s) to implement Neighborhood Plan
• New zone(s) incorporated into County LDRs as text amendment
• County does not initiate rezoning

• Teton County Planning creates new Overlay Zone to enable use of new zones in
Northern South Park
•
Overlay Zone includes deed-restriction requirements if new zones are used
New Overlay

Landowner
Opt-In

• Landowner and/or developer apply for re-zone utilizing new zone(s)
• Additional entitlements and deed restrictions conferred at re-zoning

• Landowner and/or developer submit Development Plan that is consistent with
Neighborhood Plan vision and standards in overlay zone and new zone(s)
Development
Plan

Figure 27 demonstrates the regulatory process that would implement this Plan vision and enable development at
Northern South Park utilizing new zones and housing unit entitlements.
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Zoning Vision
The Character Areas described in this plan are influenced by existing
zones in the Town of Jackson. Table 6 shows which Town of Jackson
zones informed specific Character Areas developed for this plan. The
Character Areas and corresponding zones are meant to generate
walkable environments that range in function and intensity from lowerintensity residential neighborhood areas with a mix of lower intensity
single-unit and multi-unit building types, to moderate and higher-intensity
neighborhoods with a mix of higher-intensity multi-unit building types.
These zones could provide the basis for new zones that can be adopted
into County LDRs to enable new entitlements at Northern South Park and
implement the vision of this Plan.
Plan Character Area
Walkable Neighborhood Low
Walkable Neighborhood Medium
Walkable Neighborhood High

Similar Town of Jackson Zones
NM-1
NM-1, NM-2
NH-1, DC

Table 6 Character Area Relationship to TOJ Zones

This plan does not propose to remove any existing entitlements. The plan does propose
an opportunity for new entitlements (see Housing Entitlements) and transfer of existing
entitlements within Northern South Park to new zones. New entitlements would be
delivered using new zones and existing entitlements in the Suburban and Rural zones
could be maintained as-is or could be transferred into new zones.

Mix of Character Areas
To promote of a mix of housing types in Northern South Park, Table 7
recommends minimum and maximum allocations of each Character Area
across Northern South Park, as determined by percentage of new
entitlement housing units.
Character Area

Minimum
Maximum
Allocation
Allocation
New Entitlement — Walkable Neighborhoods
High
20%
50%
Medium
30%
45%
Low
n/a
30%
Existing Entitlements
Suburban
Not to exceed existing entitlement
Rural
Not to exceed existing entitlement
Table 7 shows how new housing unit entitlements should be distributed across different Character Areas.
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Action Items
Development at the scale envisioned by this neighborhood plan is a complex endeavor
that will require coordination between Teton County, the Town of Jackson and other
development and regulatory entities. The table in this section outlines steps that should
be taken to implement this neighborhood plan. For the purposes of this plan, Timeframe
increments are defined as:
•
•
•

Short = 1-6 months
Medium = 6-12 months
Long = 12+ months

Project

Timeframe

Responsible
Entity

1

Land Development Regulations

1.A

Draft and adopt into County
LDRs zoning standards to
implement this plan

Short

County

1.B

Determine and adopt into
County LDRs an overlay district
to implement deed restriction
requirements and enable use of
new zones

Short

County

1.C

Determine permitting and
procedures for opt-in zoning

Short

County

2

Affordable and Workforce Housing

2.A

Assess long-term staffing and
funding needs at the Town of
Jackson/Teton County
Affordable Housing Department
to support potential increase in
tenant assistance programs and
Affordable housing inventory.

Medium/
Long

Town/County

3

Offsite Infrastructure

3.A

Determine rate/amount of
payments or impact fees for
offsite infrastructure
improvements

Short

Town/County

3.B

Identify additional funding
sources for offsite
improvements.

Short

Town/County
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3.C

Determine additional capacity
volume for sewer main under
High School Rd.

Short

Town

3.D

Implement High School Road
Improvement Plan

Medium

Town

4

East-West Connector

4.A

Establish right-of-way or
easements for East-West
Connector

Short-Long

County

4.B

Identify preferred alignment for
East-West Connector

Long

County

4.C

Coordinate with Wyoming
Department of Transportation
(WYDOT) to identify location
and design of East-West
Connector with Highway 189

Long

County +
WYDOT

4.D

Identify funding for East-West
Connector

Long

County

5

Ownership and Maintenance

5.A

Determine maintenance
standards for green stormwater
infrastructure

Short

County

5.B

Determine ownership and
maintenance of future open
spaces (may vary depending on
size and program of open
spaces)

Short-Long

Applicant +
County

5.C

Determine ownership and
maintenance of future
streets/rights-of-ways, including
green infrastructure (may vary
depending on street, alley or
pathway)

Medium

County
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5.E

Evaluate options for
management of on-street
parking

Medium

County

6

Other

6.A

Evaluate alternative formula for
calculating School Children per
Dwelling Unit per 7.5.3. School
Exactions

Medium

County +
Teton County
School
District

6.B

Work with Teton County
Emergency Management to
assist in demonstration of future
budget needs to service future
population.

Medium/
Ongoing

County +
Teton County
Emergency
Management

6.C

Work with Teton County Public
Works Department and the
Transportation Advisory
Committee to develop a traffic
management plan for High
School Road to manage peak
traffic conditions during school
pickup and drop-off times.

Medium/
Ongoing

County +
Teton County
Public Works

6.D

Coordinate with START to
explore potential for rerouting
existing transit routes through
Northern South Park as
development delivers new buscompatible roadways.

Long

County
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Key Definitions
The following definitions for terms used throughout the plan are provided for reference:
Affordable Housing (Deed-Restricted)
Permanently deed restricted housing that serves households earning between 0 - 120%
of the Median Family Income. We define "Affordable" to mean that a household spends
no more than 30% of its income on housing.
MFI (Median Family Income)
Median Family Income (MFI) is determined annually by the U.S. Department of Housing and
Urban Development (HUD) for each County and varies by household size. MFI is used to
determine eligibility for participation in Affordable and Workforce Housing programs in Teton
County.

ARU (Accessory Residential Unit)
An accessory residential unit (ARU) is a dwelling unit that is secondary to a principal
use of the property. These units are also known as guesthouses, backyard cottages,
granny flats, mother-in-law suites, etc. and are allowed in all zones in the Town of
Jackson and most zones in Teton County. The LDRs require that persons residing in an
ARU are either employed full time for a local business, related to the landowner, or a
non-paying intermittent guest of the landowner. These units are typically less than 800
square feet in size. (Definition per Housing Supply Plan)
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Cottage Court
A group of small (1 to 1.5 story), detached structures arranged around a shared court
visible from the street. The shared court is an important community-enhancing element
and unit entrances should be from the shared court, which replaces the function of a
rear yard.
Deed-restricted
For the purposes of this plan document, deed-restriction refers to legal restrictions on
tenant and owner eligibility standards to provide long-term housing that is permanently
deed-restricted with a Jackson/Teton County Housing Department, Jackson/Teton
County Housing Authority, Jackson Hole Community Housing Trust, or Habitat for
Humanity of the Greater Teton Area Special Restriction, Deed Restriction, and/or
Ground Lease.
Multi-modal
Multi-modal is a way of describing transportation facilities such as roads that support a
variety of transportation types such as walking, biking, bus and private vehicles. Multimodal facilities are meant to provide transportation options and can help to reduce
traffic congestion, promote healthy lifestyles, improve accessibility for non-drivers,
advance social equity, and minimize pollution and greenhouse gas emissions by
facilitating non-motorized transportation.
Multiplex

Multiplex is an all-encompassing term to define a small- to medium-sized detached
structure. Multiplexes can consist of multiple dwelling units arranged either side-byside or one above the other, with shared or individual entries from the street. Some
of the smaller types of multiplexes, such as duplexes or fourplexes, have the
appearance of a small-to-medium sized single-unit houses and may include a rear
yard. Multiplex units usually range from 500 to 1,200 square feet in size.
Townhouses

An individual unit of residence, sometimes described as attached single family
homes, that share walls and common areas with adjacent units. They generally have
a small building footprint and range from 2 to 3 stories high. Each unit has an
individual outside entrance and can include attached garages and backyards.
Walkable
Describes places where a person can (easily and safely) walk or bike to fulfill most daily
needs. These environments allow for use of automobiles but do not require one for most
trips.
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Workforce Housing (Deed-Restricted)
Workforce housing is intended to serve households earning more than 120% of the
Median Family Income, but which still cannot afford a market rate home. Workforce
Housing is permanently deed restricted and requires the owners or tenants to meet the
requirements of the Workforce Housing Program. These units do not have a rent cap or
cap on initial sales price.
Unrestricted Housing
Housing that is not subject to deed-restrictions. Also known as “market rate.”

Northern South Park Neighborhood Plan

| 51

Public Review Draft Plan

Appendix
Vision Plan Data
Fiscal Impact – Property Tax Revenue
Note that the following Fiscal Impact and Transportation Impact summaries are based
on a previously modeled Phase 1 alternative plan that only considers a development
program on 80 acres of Northern South Park.
Fiscal Impact – Property Tax Revenue
Phase 1 is expected to generate $139,930 per acre annually in property
tax revenue, compared to $16,900 per acre under the existing zoning
alternative. Note that costs of services were not estimated to balance the
generated revenue.
Transportation Impact
Daily vehicle miles traveled (VMT) per person is a metric often used to evaluate the
transportation impact of a given development. It measures the average daily total of
vehicle miles traveled divided by the total population in an area. Note that a reduction in
VMT per person offers a wide range of environmental and community benefits such as
reducing air pollution and greenhouse gas emissions, alleviating traffic congestion,
improving quality of life through reduced commute times and reducing wildlife and
vehicle collisions.
For the larger Jackson Hole area, people on average drive 32 miles to various
destinations on a daily basis. Northern South Park is considered a location-efficient area
since it is centrally located to the County’s larger region and local economy and
therefore offers a unique opportunity to build housing close to jobs and other essential
destinations. As a result, any type of development in Northern South Park would help
reduce the area's average daily VMT per person by reducing the number of commuters
driving into the Jackson area each day.
As shown in the chart below, despite its low-density development, the existing zoning
alternative shows a 1% reduction in daily VMT compared to the existing Jackson area
average. Higher densities expected for Phase 1 results in an 8% reduction in daily VMT,
making a significant impact on overall travel behavior in the area. An 8% reduction in
VMT is equivalent to taking 650 cars off the road in the larger Jackson area.
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Figure 28 Daily Residential VMT per Person at Northern South Park build-out in the Jackson Area
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Table 8: Building Type Price Assumptions
Affordability Building Type
Avg. Sales Price / Unit
Level
Unrestricted /
Market Rate

Workforce DR

*Affordable DR

R-1 Single Family (35 ac)
S-TC Single Family
Single Unit Estate
Single Unit House
Duplex Side-by-Side
(Duplex)
Cottage Court
Small Lot Single Unit House
Fourplex (Multiplex Small)
Sixplex (Multiplex Medium)
Townhouse
Forecourt (Multiplex Large)
Medium Apartment Bldg
(Mupltiplex Medium)
Live/Work
Main Street Bldg
(Live/Work)
Cottage Court
Duplex Stacked (Duplex)
Fourplex (Multiplex Small)
Sixplex (Multiplex Medium)
Medium Apartment Bldg
(Multiplex Large)
Main Street Bldg

Avg. Monthly
Rent / Unit

$15,063,750
$3,514,900
$3,012,750
$1,465,200 – $2,324,400
$1,046,600 – $1,162,200

-

$983,800
$1,162,200
-

$3,000 - $3,600
$3,200

$1,394,700 - $2,008,500
-

$7,500
$3,200

$2,259,600
-

$3,400

$669,750
$837,190

-

*$334,211

*$1,850

*Affordable deed-restricted units serve households that earn no more than 120%
Median Family Income (MFI). Sales and rental prices for affordable deed-restricted vary
depending on the household size and income. Table 7 shows maximum sales and
rental price caps for a 2-bedroom unit in each of the building types where a household
is earning 100% MFI, effective April 2021. Note that income ranges are defined by the
U.S. Department of Housing and Urban Development (HUD) and are updated on a
yearly basis. For more details about household eligibility and sales and rental price
estimations: https://www.tetoncountywy.gov/675/Affordable-Homes
Absorption Rate Assumptions
Absorption Rate: ~80 units / year
Based on Wyoming’s 2018 housing needs forecasts and local permit data
from Teton County’s Indicator Report, we assumed a maximum absorption
rate of about 80 units per year for our scenarios.
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According to Teton County’s 2021 Indicator Report, the historical trend
average of new residential units per year between 2008 and 2020 is 140
units per year. According to Wyoming’s 2018 Housing needs forecasts,
Teton County needs to fulfill a housing need of 307 units per year. If Teton
County's delivery trend persists, a housing need of 167 units per year will
not be met. The assumption is that Northern South Park will absorb a
portion of the County’s unmet housing need. While there is enough
demand for Northern South Park to feasibly absorb 167 units, construction
labor shortages severely limit the rate of housing delivery and therefore it
did not seem reasonable to push Northern South Park’s absorption rate
beyond 80 units per year.
Impact Fee Assumptions
Building Permit Fees
First 2,500 sqft
0.006 * construction cost per sqft * sqft up to 2,500
Next 2,500 sqft
0.006 * construction cost per sqft * sqft up to 2,500 and 5,000
Additional sqft
0.006 * construction cost per sqft * sqft over 5,000
Plan Review Fee: 65% of building permit fees
Energy Mitigation Program Fees
Applies to residential structures no more than 3 stories
Between 2,500 sf and 5,000 sf
$4 / sqft
Above 5,000 sf
$8 / sqft
Applies to large multifamily residential buildings
Between 10,000 sf and 20,000 sf
$4 / sqft
Above 20,000 sf
$10,000 + $8 / sqft over 10,000 sf
Exactions:
Schools: Dedicate 0.01 acres per new residential lot or pay $7,241.38 feein-lieu per new residential lot
Parks: Dedicate 0.02 acres per new residential lot or pay $14,482.76 feein-lieu per new residential lot
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Infrastructure Cost Estimates
COST PER LINEAR FOOT
ROW
Name
AL-24-12
AVE-104-56
South of High School (Alt to AV-71-38)
BT-59-22
BT-63-30
South Edge
BT-73-38
Middle School Road off site (on HS property)
Middle School rd
(Retrofit: Add 12' pth, add 6' sidewalk, add street trees)
PW-45-0
Ditch Path (PB means Ped-Bike)
RD-50-20
RD-50-20 E
No sidewalk on one side
RD-55-20
Greenway Crossing
RD-57-20
Middle School Rd. (On Site) (extension South of HS)
RD-60-20
Gregory Lane (within Existing 60' Easement East of HS)
RD-71-34
Middle School Rd. (On Site) (extension South of HS) with PL
ST-60-34
ST-103-27
Cottonwood Local
ST-110-34
"Cottonwood Local" / Attached Green with Building
ST-110-34
(with slip lane)

Updated estimates
1/23/2022
Cost/linear foot
$362
$2,181
$1,396
$1,434
$1,716
$328
$296
$1,387
$1,504
$1,322
$1,382
$1,497
$1,608
$1,512
$1,721
$1,852
$2,185

Figure 29 Estimated Costs per Linear Foot for Proposed Infrastructure. Includes cost for utilities within proposed
ROW.
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Existing Conditions
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Plan Alternatives
The following pages include details about the plan alternatives developed to identify a plan vision that responded to
community needs through a feasible development approach
Existing Zoning Alternative
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Alternative A
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Alternative B
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Alternative C
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