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SUBJECT:

REVIEW OF FUTURE LODGING OVERLAY BOUNDARY, DISTRICT #2 SUBAREA
LODGING TYPE IDENTIFICATION & DISTRICT #2 LDR REWRITE BOUNDARY
STATEMENT/PURPOSE ENDORSEMENT

The purpose of the workshop is threefold.
1. Review and recommend a future Lodging Overlay Boundary for consideration in the District #2 Land
Development Regulation update process.
2. Provide direction on the type of lodging allowed within the Lodging Overlay in each District #2
subarea to inform the District #2 Land Development Regulation update process.
3. Confirm the specific area to be included in the District #2 Land Development Regulation update
process.
Throughout this report Staff has not included Subarea 2.1 Snow King Resort and Subarea 2.4 Public/Civic
Campus when discussing District #2 and District #2 subareas.
BACKGROUND/ALTERNATIVES
Character District #2 from the 2012 Comprehensive Plan was selected by Town Council as the first district to
receive an LDR update as part of the adopted 2013 Comprehensive Plan Work Program. This District
includes Downtown, which the Plan states “will be the starting point for the development of a refined
Lodging Overlay boundary and future discussion of the type and size of lodging desired.” As such, the
District #2 rewrite began with this key policy discussion in order to inform the overall District #2 LDR’s.
Council approved a preliminary schedule for the entire District #2 rewrite in January and a specific Lodging
Overlay exercise timeframe at their February 18, 2013 workshop. Staff and the public have concluded the
public outreach portion of the Lodging Overlay exercise summarized below:
March 13th
TC/PC
Kickoff

March 19th
Public
Workshop
#1

April 10th

March 22nd
Public
Workshop
#2

Public
Workshop
#3
th

Web Interface Tool – March 13 through April 17th
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April 11th
Public
Workshop
#4

May 8th
TC/PC
Review
Hearing

Lodging Overlay Town Council and Planning Commission Kick-off, March 13th.
At this meeting Staff presented an overview of the process, the web interface tool and the proposed workshop
schedule and received comment and direction from Town Council, the Planning Commission and the public.
Web Interface Tool, March 13th through April 17th.
The web interface tool went live the week of March 13th. This tool was used to provide information about the
Lodging Overlay and the Comp Plan guidelines relating to its refinement. It also included an application to
receive detailed comment including user-generated maps. To date the site has received comment from
approximately 115 respondents.
Public Workshops, March 19th, March 23rd, April 10th and April 11th.
The public workshops were held to provide information about the Lodging Overlay and the Comp Plan
guidelines relating to its refinement. Each workshop included mapping exercises to allow participants to submit
graphic and written comment. The public workshops were attended by approximately 60 persons.
Joint Town Council/Planning Commission Review Hearing, May 8th.
The purpose of this meeting is to conclude the LO public exercise with staff analysis of all comments submitted
and a recommendation of a future Lodging Overlay and the type of lodging generally desired within the
Lodging Overlay for each subarea in District #2.
PROJECT DESCRIPTION/ANALYSIS
Staff has divided this report into two separate documents. The first, this staff report, includes the project
background and description of the meeting format and process to be used to facilitate the May 8 meeting
leading to consensus direction by Town Council on the three purposes of the meeting (listed above and
described in more detail below). The second portion of the report (see attached) is staff’s recommended
future Lodging Overlay based on analysis of the public comment received to date and the 2012
Comprehensive Plan. Staff has provided this as a separate document due to the many graphics and charts
utilized that are better accommodated in a ledger landscape format then a standard staff report.
Meeting Overview
The purpose of the workshop as stated above is to provide consensus direction on three separate items in
order to move forward with the next steps in the District #2 LDR update process. The three specific items to
be addressed at this meeting are:
1. Lodging Overlay Boundary - Review and recommend a future Lodging Overlay Boundary for
consideration in the District #2 Land Development Regulation update process.
2. Subarea Lodging Types - Provide direction on the type of lodging allowed within the Lodging
Overlay in each District #2 subarea to inform the District #2 Land Development Regulation update
process.
3. District #2 LDR Rewrite Boundary - Confirm the specific area to be included in the District #2
Land Development Regulation update process.
The purpose of all three items is not to take formal action but instead to determine general Town Council
consensus at this time on these items to inform the next steps in the District #2 LDR update process. Formal
action on a revised Lodging Overlay boundary and specific lodging types allowed within the boundary will
occur in late fall along with the consideration of adoption of the entire District #2 LDR rewrite amendments.
The purpose of this step in the process is to inform the next step in the process - determining the zoning
districts, building forms, uses, and other standards for District #2.
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In order to complete the three purposes of the meeting, staff has prepared a detailed meeting agenda:











Meeting Opening and Welcome (5 minutes)
Staff Overview (30 minutes)
o Meeting overview
o Background on District #2 Process
o Lodging Overlay Process to Date
 LO comments presentation
o Staff analysis and recommendation
o Questions/Answers
Public Comment (30 minutes)
Working Break (15 minutes)
Exercise #1 - Lodging Overlay Boundary (60 minutes)
Break (15 minutes)
Exercise #2 - Subarea Lodging Type (30 minutes)
Exercise #3 – District #2 LDR Rewrite Boundary (15 minutes)
Next Steps (5 minutes)

Staff Overview (30 minutes)
Staff will begin by providing an overview of the meeting agenda so that the Council and the Commission can
be preparing for the exercises to be completed during the staff presentation and public comment. Staff will
provide an overview of the entire District #2 LDR rewrite process including the Lodging Overlay process to
date. Staff will then present the information obtained during the public outreach process, their analysis of this
information and their recommendation on the three meeting purposes:
1. The future Lodging Overlay Boundary,
2. Subarea lodging types; and
3. The District #2 rewrite boundary.
Staff’s presentation will be followed by a question and answer period.
Public Comment (30 minutes)
Council and the Commission will receive public comment on any of the three items being discussed at the
meeting. The public will be asked to not repeat comments submitted during the extensive public outreach
portion of the process as all this information is provided as an attachment to this report for Council and
Commission review and consider prior to the meeting.
Working Break (15 minutes)
The Council and Commission will be asked to review the staff proposed Lodging Overlay and identify areas
for discussion for removal or inclusion in the overlay during Exercise #1. To assist in this effort, the attached
staff analysis includes a list of the areas staff has recommended for addition or removal from the existing LO,
as well as a list of other areas the public has requested be considered for addition or removal. Staff notes that
only areas that members wish to remove or include different from staff’s recommendation need to be
identified for discussion. Staff requests that each member consider this prior to the meeting.
Exercise #1 - Lodging Overlay Boundary (60 minutes)
The Council and Commission will be asked to discuss identified areas for removal or inclusion in the LO.
Based upon the number of areas identified the list of possible areas may be paired down by Council prior to
discussion if determined desirable. Staff suggests that all members of the Council and Commission be
involved in the discussion of each area but that staff proceeds based on the majority direction provided by the
Council. Majority direction will be determined through a straw vote of the Council or affirmation of
consensus by the Council.
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Break
During the break staff will revise the staff proposed LO to reflect the changes made during Exercise #1.
There will be light snacks and refreshments available to the Council, Commission and Public during this
time.
Exercise #2 - Subarea Lodging Type (30 minutes)
Based upon the revised LO created during Exercise #1 the Council and Commission will be asked to discuss
which of the five (5) identified lodging types are appropriate for consideration in the Lodging Overlay in each
District #2 subarea. Staff has provided in the attached analysis recommended lodging types by subarea for
consideration by the Council and Commission prior to the meeting. Similar to Exercise #1 staff suggests that
all members of the Council and Commission be involved in the discussion of each subarea but staff will
proceed based on the majority direction of the Council. Majority direction will be determined through a straw
vote of the Council or affirmation of consensus by the Council. Staff notes that detailed zoning district
boundaries and appropriate building types within each zoning district will be determined during the next step
in the process and that this exercise is intended only to inform the beginning of the more detailed next step.
Exercise #3 – District #2 LDR Rewrite boundary (15 minutes)
The Council and Commission will be asked to review the staff recommendation that all of District #2 except
Subarea 2.1 Snow King Resort and Subarea 2.4 Public/Civic Campus be included in the next step of the
process. Staff has recommended that Subarea 2.1 Snow King Resort not be included as all properties included
in this area are subject to the Snow King Resort Master Plan. In addition, staff has recommended that Subarea
2.4 Public/Civic Campus not be included as it contains only publicly owned property not currently or
typically regulated by Land Development Regulations; the same as private property. Staff is recommending
the balance of District #2 be included regardless of whether the property falls within the LO or not. Staff and
Code Studio, the consultant assisting in the next step in the process, believe that the entire area should be
considered at once in order to address the overall goals of District #2 in a comprehensive manner. Should
areas become problematic during the next step in the process they could be removed at that time. Similar to
Exercises #1 & #2 staff suggests that all members of the Council and Commission be involved in the
discussion of the District #2 rewrite boundary but that staff will proceed based on the majority direction of
the Council. Majority direction will be determined through a straw vote of the Council or affirmation of
consensus by the Council.
Next Steps (5 minutes)
Staff will provide an overview of the next steps in the process including the proposed dates for the public
design studios; June 13th through the 20th.
Due to the amount of information provided and desire to achieve consensus on all three purposes of the
meeting in a single meeting staff requests that all members review the provided material prior to the meeting
to determine what items they would like to discuss and the justification for any proposed
changes/amendments prior to the meeting. Staff is available to assist in this effort if desired.
ATTACHMENTS



Planning Staff Lodging Overlay Analysis
Lodging Overlay Public Comment
o Written Comments – Workshops & Website
o LO Map Comments
o Written comment – Letter, email, etc.
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Planning Staff Lodging Overlay Analysis
Historical Background
In 1967, the Town of Jackson adopted its first zoning ordinance. Several existing motels, such as the Buckrail Lodge (470 S King St), the Snow King Motel (110 E
Karns Ave), and the Alpine Motel (70 S King St) were constructed prior to the enaction of zoning and have since functioned as nonconforming or
“conservation” uses. Between the period of 1967 and 1994, the Zoning Ordinance permitted hotels and motels in both commercial zones in place at the time,
which included most of the Downtown area as well as the West Broadway and South Highway 89 corridors. This led to the development of many autooriented hotels that utilized large, vacant parcels for prototypical hotel buildings and large surface parking areas. Hotels such as the Virginian Lodge (750 W
Broadway), the Wyoming Inn (930 E Broadway), the Hampton Inn (formerly the Days Inn at 350 S Hwy 89), Motel 6 (600 S Hwy 89), and the Super 8 motel (750
S Hwy 89) were developed at this time.
In 1994, the Town adopted an updated Comprehensive Plan and the current Land Development Regulations (LDRs) to replace the old zoning ordinance. As
part of the new LDRs, the Town adopted the Lodging Overlay which permitted lodging uses to be developed according the standards of the underlying zoning
district. In particular, Floor Area Ratios (FARs) were imposed that limited the development potential of lodging development, whereas building size and scale
in the previous zoning ordinance was only controlled by setbacks and height restrictions. FARs range from 1.3 in the UC zoning district Downtown to .65 in the
AC zoning district on West Broadway and South Highway 89, whereas the height restriction in most districts continued at a 35’ maximum. The Lodging
Overlay was drawn to mirror the “Community Issues Map” created with the Comprehensive Plan effort, which sought to focus lodging uses primarily in the
core downtown area. In addition to focusing lodging uses in one area, the Plan also sought to protect the existing character, in particular a built environment
made up of buildings of a “modest” size. This led to a maximum 35,000 SF building square footage for existing lodging buildings and a cap on individual
lodging operations of 90,000 SF. All existing lodging uses outside of the new Lodging Overlay were then rendered as nonconforming uses with an allowance
for a 10% expansion.

1994 Community Issues Map. Lodging area depicted within dotted
red line

Consideration of Appropriate Areas for Lodging
The 2012 Comprehensive Plan carried forth many of the themes from the 1994 Comprehensive Plan, including the desire to focus lodging uses around the Town Square and to allow access to visitor services without a car. The 2012 Plan,
however, places more emphasis on a “lights-on” downtown and the need to maintain tourism as an essential component of the local economy. As such, it is recognized that the Town may need to encourage refreshment of its current lodging
inventory to maintain a tourist economy. This not only creates a need to identify areas that could be eligible for lodging development, but also the need to advance other Comprehensive Plan goals. In order to do this, the Planning Staff
produced a Plan analysis as it relates to lodging development in Town. The conclusion of this analysis identified the following themes based upon the policies of the 2012 Comprehensive Plan:

Protection

Balance

Range

Residential neighborhoods should be protected from lodging “creep”

Maintain a desirable balance between residential & nonresidential
uses.b

Lodging guests should be within range of other visitor services accessible
without a car.



Policy 3.2.c: Limit lodging to defined areas.



Policy 4.2b: Promote a balanced mix of uses.





Policy 3.2.b: Locate nonresidential development in Complete
Neighborhoods.

Policy 4.2.f: Maintain lodging as a key component in the
downtown



Strategy 4.2.S.6: Review the Lodging Overlay boundary and
associated regulations and incentives to determine the desired
location, type and size of lodging.



Policy 4.2.a: Create mixed use Subareas.



Policy 4.2.f: Maintain lodging as a key component in the downtown



Policy 6.3.e: Balance housing, nonresidential, and civic uses.
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In March 2012, the Town initiated a 2-month public comment period to gather input on where lodging uses should be permitted and what lodging types were appropriate in certain neighborhoods.
Exercise #1 Background
Planning Staff prepared 4 different concepts in order to provide a basis from which people could comment or modify a preferred concept. These concepts are as follows:

Existing Lodging Overlay

Corridors

The current overlay was drawn in 1994 and contains
approximately 204 acres. It includes much of the UC
and AC zoned properties in the Downtown area as well
as the Snow King Planned Resort District (as does every
other concept).

The Corridors concept is oriented toward major streets
such as Cache, Broadway, and Snow King Avenue as
well as the core Downtown area. It contains 195 acres
extends west to include the north half of the Virginian
property, South Cache Street between Snow King and
Downtown, and North Cache Street to the ”DQ” bridge.

Downtown & Outer Square

“PBR”

This concept is coincident with two subareas in the
Comprehensive Plan: Downtown (Subarea 2.3) and the
Outer Square (Subarea 1.2). This is the only alternative
to exclude Town Square-facing blocks and is comprised
of 214 acres.

Though this 173-acre area is the smallest of the four
concepts, it is intended to be the starting point from
which to branch out and include surrounding
properties. It is fully consistent with the “PBR” criteria
in that it is entirely contained outside of existing
residential neighborhoods, is ¼ mile from the Town
Square (excluding Snow King), and contains a
conservative amount of land available to lodging uses.

Survey responses revealed the following preferences for these concepts:

Which of the proposed alternatives do you prefer?

How would you rate each alternative?
(1 = hate it, 5 = love it)

Existing Lodging Overlay
Existing Lodging Overlay

Corridors
Downtown & Outer Square

Corridors

PBR
Downtown & Outer Square

Submitted Drawn Map
0

10

20

30

40

50

60

PBR

Votes
0
7

0.5

1

1.5
Average Rating

2

2.5

3

3.5
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In addition, staff has created the below “heat map” from the submitted public drawings to consider as part of this analysis:

Layered “Heat Map” of Submitted Drawings
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Exercise #2 Background
Planning staff provided the following five (5) lodging types for public consideration in each of the District #2 subareas.
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Survey responses revealed the following preferences for these concepts:

Lodging Type by Subarea

96

77

58

50 %

39

Resort Hotel
Large Hotel

20

Boutique Hotel
B&B

1

Short-Term Rentals
Snow King Resort South Cache &
Snow King Ave

Downtown

North Cache
Gateway

Mixed-Use
Residential
Corridors

None

Observations on Public Comment
Overall, there were a total of 113 web interface respondents and 60 attendees at the workshops who provided comment. This exercise has produced the following observations:
1.
2.
3.
4.
5.

The Existing Lodging Overlay Concept is by far the most preferred concept.
The Existing Lodging Overlay Concept is the most highly rated concept.
Though the Corridors alternative is the 2nd most preferred concept, it has the lowest rating.
The PBR option is the 3rd most preferred option and the 3rd highest rated option. This is not surprising since it was intended as a “branch out” concept, and is thus more susceptible to modification by a respondent.
Submitted maps, when compiled into the “heat map” to the right, bear a strong resemblance to the Existing Lodging Overlay on the south and the east, whereas the northern and western boundaries are very similar to the Downtown
and Outer Square concept.
6. Written comment seems to convey a broad desire to allow existing lodging uses outside of the existing Lodging Overlay to continue operating and to possibly redevelop.
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Staff Analysis
Given these observations and Comprehensive Plan direction regarding the Lodging Overlay, Staff has drawn the following conclusions:
1. The Existing Lodging Overlay should serve as the core area of consideration, as it is the most preferred and most highly rated option in public comment.
2. Policy 4.2.f of the Comprehensive Plan states the following:
“A key element of the 1994 Comprehensive Plan was the establishment of the Lodging Overlay District. The purpose of the overlay was to concentrate lodging into the downtown core, where guests can access touristorientated amenities without a vehicle. In addition, the overlay was intended to protect the remainder of the community from expansion and sprawl resulting from tourist and lodging amenities. The community continues to
support the original intent of the overlay. Expanding on the goals of the 1994 Plan, this Plan supports the provision of a variety of year-round lodging types that encourage active management for nightly year-round occupancy.”
In addition, Staff’s analysis of the Plan produced the themes of Protection, Balance, and Range, which incorporates Policy 4.2.f as well as other relevant Plan provisions. This further reinforces the existing Lodging Overlay as the core
area of consideration.
3. In considering changes to the existing Lodging Overlay, the Downtown and Outer Square subareas may serve as guidance for these changes as they are very similar to the “heat map” results produced in public comment and were the
most highly rated.
4. The Inner Town Square subarea should be excluded because of the Comp Plan’s emphasis on preservation in this area, and because the existing building types around the Town Square are not suitable for most lodging types other
than short-term rentals. If the Inner Square subarea is included in the Lodging Overlay, lodging types should be limited to short-term rentals and should be prohibited in street level spaces.
5. Existing residential neighborhoods should be protected and considered for exclusion from the Lodging Overlay.
6. Existing lodging uses outside of the existing Lodging Overlay should be given the ability to maintain and redevelop. However, this should be allowed using a tool other than the Lodging Overlay. Such a tool should follow the direction
laid out in the LDR Diagnosis prepared by Code Studios in April 2013, which states the following:
“No matter what the results of the current revision discussions for the boundary of the lodging overlay, there will likely be existing lodging that lies outside the boundaries of the overlay. The Town should consider new rules that
would allow the redevelopment of these sites for lodging use, creating an option to substantially update these aging facilities. This does not imply that new areas should be opened up to lodging, but only that established
lodging uses be given greater replacement flexibility.”
7. Existing lodging uses adjacent to the existing Lodging Overlay should be considered for inclusion.
8. Where possible, the Lodging Overlay should be coincident with Comp Plan subarea boundaries. When additions and subtractions to the Lodging Overlay are considered, it should be done in the context of the vision statement for a
given subarea. For example, if a property located in a District 4 is being considered for inclusion into the Lodging Overlay, it should be assumed that it will assume the character of the adjacent District and Subarea.
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Proposed Lodging Overlay Map
Based upon staff’s review of the above information staff has prepared the following map to begin discussion during exercise #1:
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In addition, staff identified the following areas of “special focus” for consideration by Council and the Commission during exercise #1:
a.
b.
c.
d.
e.
f.
g.
h.

The 200 Block of East Broadway
The Lutheran Church property
The North Cache Gateway Subarea
The Forest Service property Flat Creek Neighborhoods
The Sagebrush Motel property
The Cowboy Village property
The South Cache and Snow King Avenue Subarea
The Pine Glades property

Inner Town Square.
Because this is a
designated preservation area and the likely
core of a future Retail Shopping District, Staff
finds that the Inner Town Square Subarea
should be excluded from the Lodging Overlay.

200 Block, E. Broadway. This area is entirely contained in the
Residential Mixed Use Subarea, which is not recommended for
lodging uses. Other than the Golden Eagle Motel, no lodging
uses exist in this residential-adjacent area. Redevelopment of
the Golden Eagle would be possible through another tool to be
crafted for existing lodging uses outside of the overlay.
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Lutheran Church Property. Some public comments have suggested that
because this property is adjacent that an existing public school campus,
lodging uses may not be optimal and that urban residential uses may be more
appropriate.

North Cache Gateway. This Subarea is outside of the proposed
lodging overlay because 1) it is not in the existing overlay and 2) it is
primarily composed of residential uses, and 3) public comment does
not strongly support its inclusion. In the event it is included, Staff
recommends the lodging types supported by public comment.

Flat Creek Neighborhoods.
Except for the Meadowbrook
Condominiums, residential areas
in the Flat Creek area are
included in the existing overlay.
However, many of them are in
the protection area (hatched)
used in the Lodging Overlay
Exercise, which flows from Comp
Plan
recommendations
to
protect
existing
residential
neighborhoods. Though it is
included in the proposed
overlay, it may be a good
candidate for urban residential
development similar to what
would is envisioned for the
Lutheran Church property.

Forest Service Property. The Council has indicated that it may not want
to consider the USFS property at this time. The property is contained in
Subarea 2.4 Public Civic Campus of the Comp Plan, which states that any
nongovernmental use should be subject to a Plan revision.

Sagebrush Motel Property. Because
this property is outside of but adjacent
to District 2, the Council needs to
affirmatively apply the character vision
for District 2 to this site. Though it is
not included in the existing overlay,
there has been public comment
supporting its inclusion, it is located
within walking distance of many visitor
amenities, and is not adjacent to any
residential neighborhoods.
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Cowboy Village Property. The northern half of the property is in the Downtown
Subarea, however the south half is the District 3, Town Residential Core.
Because the entire property is functioning as a lodging use, and because it is
adjacent to the existing overlay, and because there is significant public
comment supporting its inclusion, Staff has included it in the proposed overlay.

South Cache & Snow King Avenue. This Subarea has been included in Staff’s proposed overlay
largely because the defined lodging types deemed appropriate by public comment. Staff finds
that Boutique hotels, B&Bs, and short-term rentals integrate fairly well into the surrounding
area, and the extension of the Lodging Overlay may assist in bridging the Downtown and Snow
King subareas as recommended in the Comp Plan. Though Staff finds that the proposed Lodging
Overlay should be coincident with subarea boundaries when possible, it may be worth exploring
the two streets individually in considering their inclusion/exclusion into the overlay.

Pine Glades. The inclusion of the Pine Glades property, like the Sagebrush Motel property, would require a concious decision by the
Council to apply the vision of the Snow King subarea to the property, which lies in District 6 Town Periphery. In a lodging overlay
inclusive scenario, it would be envisioned as an ancillary component to the Snow King base area rather than the residential
neighborhoods like thos in the Pine/Aspen/Spruce area. There is public comment supporting its inclusion, and it is technically
adjacent to the existing overlay by virtue of its proximity to the Snow King Planned Resort District. However, the compatibility with
the surrounding neighborhoods – as well as the prospect of a lodging creep – should be assessed in any consideration of its inclusion
in the overlay.
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Finally in order to begin discussion for Exercise #2 staff used a >50% metric from the survey data to determine appropriate lodging types by subarea, the following observations can be made with regard to lodging type:
a.
b.
c.
d.
e.

North Cache Gateway - Only Boutique Hotels and B&B’s were found to be appropriate
Downtown - Resort Hotels were not found to be appropriate and Short-Term Rentals fall just short of the 50% mark. Otherwise, Large Hotels, Boutique Hotels, and B&B’s were found to be appropriate.
South Cache & Snow King corridors - Small Boutique Hotels, B&Bs, and Short-term Residential were found to be appropriate and Resort Hotels and Large Hotels were not found to be appropriate.
Mixed Use Residential area - Small Boutique Hotels, B&Bs, and Short-term Residential were found to be appropriate and the “none” rating is less than 50%, it is the highest of all the Subareas.
Snow King Resort - All lodging types are deemed appropriate except for B&Bs, which fall just short of the 50% mark.

Please see the attached additional public comment received during public outreach for additional comments and considerations prior to the meeting.

17

Lodging Overlay Public Comment
Written Comment - Workshops and Website
Short Term/Long Term Rental Comments






















The use and behavior of short term and long term rentals is much different and not compatible,
i.e. VRBOs
o Noise, parking, intensity of use, treatment of neighborhood and property, etc.
Protect existing owner occupied properties before allowing non-resident neighbors to rent as
short term rentals; do not displace the exact people you are trying to maintain/attract
If short term rentals allowed adjacent to long term residential neighborhoods the impact needs
to be intensity neutral no increase in intensity of use in such things as noise, lights, smells (trash
dumpsters), etc.; no restaurants, coffee shops
If South Cache is allowed to go mixed use with short term rentals it needs to be a consistent 50
foot allowance not common ownership to protect neighbors and be consistent
NO VRBO outside of existing LO
No Short term rentals within the existing LO not an efficient use of land
Should expand to include VRBO throughout the Town and all lodging types to the 5-way
I support short-term residential lodging options throughout much of town as an alternative for
visitors who would like more intimate lodging alternatives, as a way of giving residents a
secondary source of income and spurring redevelopment in zones like AR.
I think that short-term residential and B & B should be separate from the "Lodging Overlay".
There is a huge difference between these two types of lodging. Short-term and B & B style
lodging should be allowed in more areas.
I think that short-term rentals in and around the town square are no more invasive than many of
the present uses of the frequently under-improved properties in the greater Town Square area,
extending into East Jackson. I believe in extending short-term rental potential to follow the
most accessible commercial/transit corridors in Town in order to encourage the healthy and
consistent upkeep and improvement of property in these areas.
Taking away the ability to rent short term from people (like me) who depend on it should not be
done lightly. It would put financial hardship on some people who live here and rent their place
out during peak weeks for needed income.
I recently bought in Brookside. One of the only reasons I could afford it was because of the
income from short term rentals in the summer. If that gets taken away, it will hurt me very
much financially. Please keep people like me in mind when thinking about taking away the
ability to rent short term from places it now exists. My income and property value will drop,
which is rather painful. Thank you for thinking about it, and for seeking input.
I need flexibility to rent my condo short term as needed to help cover the mortgage and taxes.
I wish to maintain the capability to rent my condo short term as needed.
I currently have a condo in Brookside and want to insure future rentals.
As an owner of a Brookside Condo @ 340 N Millward St I don't want property values to drop.
And I like the opportunity for short term rental if the need arises.
I would like to allow short-term rentals and B&Bs in the Crabtree neighborhood.
I don't think that MOST lodging is appropriate in the "Mixed-use Office/Residential" zone. But I
think it makes sense to always allow for affordable short-term lodging in this area for people
with family members at St. John's hospital. I know lodging already does exist there, but even in
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the future I think it makes sense to have hospital specific lodging in this area. The lodging would
be restricted just to people with loved ones in the hospital.
As a Jackson homeowner, I understand that short term rentals can negatively effect the integrity
of "sense of community". That said, I also believe that homeowners should have the right to
profit on their investments via short term rental. If it were up to me, all homeowners would
have the ability to rent their property as they please. Short of that, I propose that the lodging
overlay remain as is, but that all Teton County homeowners gain the right to rent their property
twice per month with no rentals shorter than 10 days.
Short term residential should be more tightly constrained, including length of stay.
I own a Brookside Condominium. We purchased the property years ago because the
condominium was within the lodging overlay. Two of the alternative overlays would rezone
Brookside out of the short zone, which would immediately reduce property values substantially.
I'm contacting my attorney to discuss the legality of such a scenario. In the meantime, please
know that every homeowner at Brookside would be up in arms should our units be taken out of
the short term overlay. Thank you for your consideration.
I'm opposed to Corridors and PBR plans as they will negatively affect the value of my property
(Brookside Condo), which is in the existing lodging overlay, and allows for short-term rental of
my unit.
I am an owner in Brookside Condos and purchased it as an investment primarily for short term
rental as the parking is too limited for long term residential.
I would be against any short term rentals...People don't seem to care as much about taking care
of other people's property and tend to trash it....Let's clean up Jackson!!!!
No more short-term high priced residential rentals in Teton County

Workforce/Affordable Housing Comments






Need to protect workforce housing stock from leakage to short term rentals specifically VRBO
Important to balance lodging with workforce housing
The town has made a push for affordable housing. Adding large resort and hotels does not help
this push. Why change your direction now? Concentrate, not expand.
Employee housing requirements need more flexibility. 25% is too much; 15% was bad enough,
but manageable. Should not insist on it being provided on site; offsite works better in the real
world.
The lodging overlay is a great tool to maintain the Comp Plan goal of maintaining 65% workforce
housed locally.

Residential Impact Comments








Protect existing residential uses and areas
Replace all existing lodging properties outside the LO with high density housing to make it
economically feasible for these owners and good for the community
Long term ownership in neighborhoods allows for incremental investment in the community
Please keep residential areas residential. We are East Jackson residents and love Jackson (and
the tourists who pay for our jobs), but we like our privacy and neighborhoods!
Protection of neighborhoods and range from services and the existing overlay. Expanding the
overlay is a gift to certain landowners. It is impossible to expand the overlay and be fair to all
land owners. Where do you stop? It is not perfect but there are less problems if the Lodging
Overlay remains the same.
Lodging types should be less intense when adjacent to residential areas
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The South Cache and Snow King area already encroach a very dense residential neighborhood.
South Cache, Pine Drive and Aspen Drive are very narrow and pedestrian heavy. Increasing the
development in these areas will increase traffic, putting an undo strain on the residents and the
infrastructure. This will also put families in harm’s way.
While trying to purchase a home, I'm incredibly concerned about expanding current lodging for
visitors... it seems like we are rarely completely full. I'm interested in owning a home close to
town square and if they are open for short term rentals, which increases the value of the home
and makes it more available to investors than residents.
Heavy intrusion to neighborhoods along the extended border
Neighborhoods slowly strengthening now east of S. Cache along Simpson, Hansen, and Kelly.
The south corridor overlay basically kills the residential section between S. Cache and Willow
Uses along South Cache should be confined to those properties with frontage on Cache, so the
lodging use does not creep into the SF neighborhood. If a developer acquires abutting
properties that creep up Simpson, Hansen, Kelly & Karns that will encourage change from SF
housing. The resort & large hotels should be able to exceed current height restrictions. A 4th
floor minimum plus mechanical units which should not count against height restriction. Though I
would have to give massive buildings in the North Cache Gateway more thought. The owner of
the property at Broadway & Scott Lane will feel left out & wonder why the corridor stops at the
Virg.
I would like to see the town keep driving traffic out of our neighborhoods. Therefore, I like the
plan of having lodging around the town square and not in any of the corridors or residential
areas.
I like the ideas of keeping the lodging out of residential areas, and I really like the idea of
keeping it within walking distance of things to do/bus stops.
Lodging types should become less intense adjacent to residential areas.
I think current acreage for lodging is oversupplied at the expense of residential and has not
developed. This has encouraged speculation that artificially inflates land values and keeps land
out of the buildable land inventory for residential. Duplex & mf for instance.
Protect Residential Neighborhoods

Area-Specific Lodging Comments














Small two story shops on South Cache are ok, Hoffman ok; need to have pedestrian customers
not large parking lots; Nelson bad
Inner and Outer Square allow Boutique Hotel and Short Term Rentals
Multifamily should be allowed on South Cache
Treat South Cache corners differently
All lodging properties along North Cache and West Broadway should be required to be western
in architectural style and character
Forest Service 10 acres should be included
No lodging past the Flat Creek bridge
Allow VRBO in the greater Snow King area including hillsides, Pine and Spruce
South Cache & Snow King, B&B and Short Term Rental only
Focus lodging by providing incentives within ¼ mile of the Square PBR
Lodging along Snow King Corridor should be limited to 2 levels and a low height
Reduce existing LO around the edges, East Broadway, Brew Pub area and replace with multifamily housing
Would like to add the Forest Service property that will be sold to the lodging overlay.
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Old Sage Brush Motel should not be included in the LO needs to be wildlife crossing and/or
residential
All lodging types should be allowed primarily within the existing LO with some scaling back at
the edges to buffer with residential utilizing B&B and VRBO
Inner and Outer Square no lodging allowed except for short term on upper floors only
Lodging should not be located on West Broadway because of the wildlife crossing
I believe it is important to have lodging adjacent to the Center for the Arts. I considered
residential balance and also visitor experience.
No lodging types on South Cache
Snow King area should be allowed to retain B&B and Short term only
I would like to see the Snow King area incorporated and consolidated into the current Lodging
Overlay. I think "hate" is too strong of a word but I do not think that the PBR and Downtown
Square are inclusive enough with regard to visitor housing options.
Inner and Outer Square area should be allowed short term rentals on upper floors not on first
level
I would rezone and save the Forest Service Area to be a convention and meeting facilities to
help support our economy in the off season. I will use all the zoning and planning tools so the
1/2 mile radius become a pedestrian village with many small boutique hotels, lodging cottages
and small shops. Creating a unique Jackson Hole village like experience, verses every name
flagged hotels anywhere USA. Small hotels zoning will result with higher quality guest
experience. The operator will put the emphasis of the lodging and keys number component
verses other hotel amenities, such as restaurant, meeting rooms and other resort function. All
"The resort" function we need are available and can be shared with our community such as, the
ski area, the parks, the bike trails, the Rec center, the fine dining, the art center, the shopping,
the small bakeries, the Artist galleries, etc. Opening the door for all kind of ma and pa small
businesses shops to thrive, lining up the pedestrians corridors leading to the square. These
small business window displays and the service they provide will make the walk fun, pleasant,
safe, and memorable. Sharing resources is light on the environment, smart and sustainable.
I think we need more lodging and add density for housing in the AR zone
No types of Lodging around Town Square
South Cache & Snow King, Boutique, B&B and Short Term Rental only
North Cache gateway and Downtown all types should be allowed
I strongly believe in the lodging overlay being in the 1/2 mile radius.
We do not need a large hotel beside Flat Creek.
Downtown allow all types but resort hotel
Inner and Outer Square- boutique
Inner Square no lodging
More exposure and draw to tourists on the main strip rather than "hidden" in downtown
(which, these days, downtown seems more like the Hwy 22 Albertsons area like how most of
America is transitioning).
As owners of the Homestead Plaza (Staples, Hoback Sports and Dollar Tree), we would like to be
included in the Lodging Overlay. We also support the inclusion of Cowboy Village and the Old
Sagebrush Motel in the overlay. We feel that this general area is a logical extension of the
overlay and is just a short walk to downtown. We would also be agreeable to the inclusion of
our property on the north side of Broadway in the corridor alternative.
Including existing lodging, staying within Range, existing overlay; E Hansen included because in
Range and mostly nonresidential currently
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Keep core lodging in walking distance of the Square; keep Snow King; USFS property should be
included.
Take out Lutheran Church and office area between Broadway and Deloney - better suited for
high density res development due to proximity to school/recreational center, though office
should continue to be allowed. My map focuses heavily on walkability in order to encourage
guests to keep their cars parked at their hotels. Not only does this promote walkability, but
enhances guest experience. Increased walkability will induce more retail between lodging
establishments.
I would add the Forest Service property into the lodging mix...close to downtown, unique to TOJ
and Nat'l Elk Refuge, school and Recreational Center
I would like to see Snow King Lodging more connected to downtown lodging while keeping the
existing lodging overlay. The extension of the Lodging overlay does not bother me and I think it
could encourage development in the appropriate areas. Maintain delineation between
residential (East Jackson).
Keep lodging in existing commercial areas, expand the option for more to commercial corridor
along Broadway west to near the edge of Town.
Proximity to downtown and START stops. The fact that hotels already exist in this zones makes it
the logical choice for future lodging in the TOJ.
I don’t think you should extend the overlay west of Flat Creek. This is the where we pick the
most deer off the road. I am not a environmentalist, but you have to stop the overlay
somewhere and the Creek is a good spot, keep it East of the Creek.
I think the current lodging overlay is pretty close but there are a few neighborhoods that I would
not like to see big hotels be able to trickle into. I also think a smaller overlay south of town could
be helpful. I am not in favor of sprawl but I think I would rather have certain types of
motels/hotels in this zone south of town then in the downtown if they are going to happen.
Ideally, I would like to be able to add different lodging overlays for specific types of lodging (i.e.
B& B, etc.) instead of a blanket lodging overlay. I would not mind some smaller boutique lodges
or B&Bs mixed within the neighborhoods if there was some way to limit their density. As of now
though, I hesitate to add the overlay to the protected neighborhoods since there is no way (as
far as I know) to designate what kind of lodging is allowed. I would also be in favor of allowing
short term rentals to more neighborhoods to help residents earn extra income when out of
town IF there was some way to regulate and enforce rules about how often, how much, etc.
Around the square in a walking distance range should only be tourist oriented businesses, not
offices, or community oriented businesses. Hotels should not be allowed outside that area.
Walking distance to town. Existing motel butts up to property. Close to hospital. On route from
North Cache to East Jackson.
Don't want lodging to be sprawled all around the Snow King area. Don't have a problem with
lodging in already industrial areas, such as by Kmart or along Broadway.
I think the overlay should be the Hwy 89 corridor + all areas that are walking access to
downtown as well as the Snow King corridor. Varley's project was a great plan, areas should not
be excluded if they are close to downtown
Absolute need to maintain and concentrate lodging in the downtown core so as to encourage
pedestrian friendly vitality of downtown, and to avoid the urban sprawl that would result from
adoption of the corridors type concept.
I would like to see a concentrated downtown because it is our most important commercial area,
and because it will minimize impacts to residential areas.
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Concentrating hotels areas to town center makes for a better town experience for everyone
because it allows for easy walking and bus access
My main concern is the Snow King/So. Cache area. More building/lodging on or near the hill
would be nothing but urban blight and would destroy the small town character of the ski hill.
We request that the TOJ extend the LO to the Virginian
I also support the lodging proposed for the old cache motel site near staples and the pawn shop
overlooking Karns meadow.
Downtown area, walking distance
Downtown has enough large hotels. It could use more boutique hotels and b&b's.
NO large hotel or resort in town
Keep all of Cowboy Village in the Lodging Overlay
Location: Corner of W. Snow King and So. Cache across Cache from Phil Baux Park at base of
Snow King. Recommendation: Given the strategic location and contiguous nature of these 2.24
aggregated acres and the common ownership of lots originally numbered 1-7 and 8-14, the LO
ought to be extended to cover the lots on the west side (1-7) fronting on South Glenwood. This
extension of the LO would be in the best interests of the lot owners and the TOJ.
Walking distance to the square is definitely a priority. Our roads are not set up for high traffic in
the downtown area. Having hotels where people can park and walk to the square is key.
Include existing lodging that is adjacent to the current lodging overlay.
Redevelopment opportunities on West Broadway east of Flat Creek; Lutheran Church property
out because we need tourists out of the school area; need to include entire Cowboy Village
property.
Lodging uses shouldn't be located near Davie Jackson; areas on West Snow King east of Flat
Creek need redevelopment opportunities; include all of Cowboy Village but don't allow large
hotel types adjacent to residential areas.
Consider the Center for the Arts a Public Civic Campus
Logical to concentrate but big question about going west of Flat Creek along Broadway. Not
necessary, bad traffic and serious concern about wildlife crossing to the Karns Meadows.
I think that you should expand the corridor map to include E Broadway corridor form town
square to hospital, the property that surrounds the parking garage (brew pub area), cowboy
village resort and Pine Glades development (only with respect to short-term residential for Pine
Glades, not hotel use).
The corridors along Broadway help with the redevelopment of properties along flat creek.
Needs to include land along e Broadway from town square to hospital and Pine Glades
Development (Pine Glades only for short-term residential, not hotel use)
Keeps lodging squarely downtown, helps redevelop the dilapidated Flat Creek downtown areas
all along the West-most edge of Town.
Lodging should be generally in the down town and resort area
Cabin lodging is appropriate on Flat Creek Drive
Overlaying the protection and range provides a distinct boundary edge. However, given Snow
King, I feel this should be included. The DOS seems to be the best fit. I certainly was considering
the corridor scheme but, have concern with the connector along West Broadway.
Rustic cabins in Karns Meadow are ok
Lodging should be limited to 2 stories across the entire town
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Lodging Alternatives Comments























Alternatives in order of preference: 1. Protection Balance Range, Existing LO, Downtown &
Outer Square, Corridors
PBR good maybe some VRBO around the outside of that
Corridors alternative
Keep current Lodging Overlay Acreage
Limit larger hotel operations to the “PBR” alternative area
I believe the existing lodging overlay keeps in line with the "Town is Heart" vision and while
tweaks should certainly be made on a case by case basis diluting the lodging district to include
areas away from the square doesn't seem to promote our retailers / restaurants and the
downtown in general
Existing Lodging Overlay- I think it is an adequate area for lodging of various types.
Existing overlay should be considered to continue to allow property owners to utilize expected
uses on their properties. Downtown and Outer Square seem appropriate because of existing
commercial uses. Tried to keep lodging out of existing residential neighborhoods.
Existing lodging and development.
We need to keep the current existing overlay. The town of Jackson's lodging is only full during
the summers and during holidays. Jackson doesn't need to create more lodging capacity that
will be used to capacity only during the short summertime and during holidays. Too much
lodging and allowing large buildings could destroy Jackson's small town historic character
creating a smaller replica of Teton Village. It is extremely important that the old western
character of the town of Jackson be preserved for future generations. Town is for shopping,
restaurants, movies and other great Jackson experiences. The current lodging overlay works
very well. There is plenty of space for new lodging within the current overlay.
The LO we have now is adequate. There should be some incentive to update tired older hotels.
Instead of building more we need to improve what we've got.
Still considerable development alternatives remain in existing overlay.
Maintaining a lodging corridor makes perfect sense. Easy accessibility, not overcrowding a
smaller area. Also a similar layout to most towns such as ours.
I do not feel that we need to further extend the current lodging overlay.
1. It creates the necessary balance
2. It gives permanence to current land and home owners in terms of expectations of future use
and therefore stabilize values for property owners.
Existing alternatives are good...just add in the Forest Service property to the alternative
configurations
Corridors on Broadway are gateway to town, there is no neighborhoods it's all commercial, it is
visible to tourists coming into town and u can walk to town
I think current designations are good, and would add corridors with hotels considered on a CUP
footing.
I believe there is still a lot of room to infill in the existing overlay before we judge a need to
expand it.
The ELO has served its purpose, now it preserves old lodging uses vs. encouraging
redevelopment. I like the corridor plan because it is up zone is necessary to create connection
between Snow King and Downtown & the Center for the Arts was just a start. I lean towards a
larger area (downtown, PBR & corridors) now because we can plan but we cannot time when a
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property owner will re-develop and fresh beds are needed sooner rather than later. Commercial
redevelopment hinges on bodies in beds not vice versa.
Existing and a focus on Downtown and Outer Square. I think concentrating and NOT expanding
the overlay is in the best interest of town.
I like the corridors model with limited changes. I think it should include the entire Virginian RV
park and extend down W. Broadway to the "Y" and include Jerry Lundquist's property at the
base of High School Butte. This would allow owners of larger vehicles to choose less expensive
lodging options outside of Town Square area with sufficient surface parking.
I believe the current zoning is sufficient...assuming the types of lodging are regulated to reflect
our community character. No more huge resort hotels. And please no big companies like
Xanterra who have little more than their bottom line in mind.
Downtown & Outer Square- Seems like the best option to start with based on the Comp Plan
objectives.
A slight expansion of the area zoned for lodging would not significantly affect the quality of life
for locals and it would increase the opportunity for development. Any greater expansion of the
Lodging Zone would be a mistake.
There is sufficient lodging in town and there is also sufficient space in this lodging overlay to add
more lodging if needed
Keeping what is available for lodging in town available in the future.
Downtown & Outer Square- Seems to be the most consistent with the Comp Plan. Concentrates
lodging. Provides more opportunities for other uses in Town, such as workforce housing.
Existing Lodging Overlay- Reflects existing with some expansion possible. More pedestrian/bike
emphasis than “corridors.”
Downtown & Outer Square- More Concentrated.
All alternatives have potential build out consequences.
Would vote for either the Downtown/Outer Square or PBR, but do not like the little block at the
base of Snow King. There's already plenty of land available at the base of Snow King, don't want
it looking like the base of the Village...
Outside of the existing LO, only the S Cache Snow King corridor to give connectivity
The existing Lodging Overlay should be kept in place as is:
o Offers a variety of options for visitors, locations, different price ranges, kinds of
accommodations.
o Existing properties in the LO are entitled. The density, parking, ownership and value can be
greatly affected if any of the properties are removed from the LO. Removal of properties
from the LO could be considered a takings. Numerous properties were designed or
redeveloped based on short term rental use. Eliminating short term rental use could result
in functional obsolescence.
o If properties are removed from the LO creating "grandfathered LO properties" will LO sunset
for these properties sometime in the future not allowing for redevelopment as a short term
use property?
o Creating grandfathered uses when changing zoning or overlays results in future planning
confusion and chaos.
o There are many older properties and underdeveloped properties within the existing LO that
will get redeveloped as market and economic factors increase redevelopment viability.
o Expanding the LO will further spread out the walking distance to visitor services
o Entitling more LO properties will add more competition to existing lodging which struggles
expect during high peak times.
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New lodging built will be high end and will require more employees per unit (Four Seasons)
than other commercial uses further impacting worker housing needs.
o The Corridor and PBR mapping is discriminatory towards some properties currently in the
LO. The town truck route (Millward) should be considered a Corridor as it carries a lot of
traffic. A consistent diameter for the PBR is not shown on the map. The Brookside complex
currently in the LO, is mostly Short Term rental and is purposely carved out of both of these
alternatives.
SKB supports the Corridors proposal and is neutral to all other proposals. The reason for our
amendment to the map is to request the inclusion of Pine Glades. Our case for the inclusion of
Pine Glades is as follows:
1. It represents an extension of the “Corridors” proposal and “Character Districts” criteria of
the Comp Plan: Pine Glades is connected to existing Lodging Overlay properties that are located
just north of the Pine Glades Drive tunnel. In this regard, inclusion of Pine Glades represents a
logical southern extension of the “Corridors” proposal as noted under the Share tab on Town’s
Lodging Overlay website. Furthermore, Pine Glades meets the “Character Districts” criteria of
the Comp Plan as it fits the description of the South Cache and Snow King neighborhood.
2. It meets the “Protection” criteria of the Comp Plan: Pine Glades is accessed via S Cache
Street, which is lined with commercial and high density residential properties out to Snow King
Ave, a major east-west arterial. S Cache terminates at the entrance to the tunnel at Pine Glades
Drive, which leads you exclusively to Pine Glades. Furthermore, of the two streets within Pine
Glades, Jessica Lane is a dead end street and Pine Glades Drive terminates at a suspended chain
(the westernmost boundary of Pine Glades) that may only be moved in the event of an
emergency. For practical purposes, Pine Glades resides in its own distinct neighborhood with
substantial buffers to the north and the east of Pine Glades and no development to the south
and west of Pine Glades. Pine Glades meets the “Protection” criteria of the Comp Plan due to
the fact that all existing residential neighborhoods will remain protected from intrusion of Pine
Glades’ potential short-term lodging uses.
3. It meets the “Range” criteria of the Comp Plan: Pine Glades is adjacent to the only Planned
Resort District in the Town of Jackson, which includes the Snow King ski slopes (with ski-in skiout capability), ice rink, concert venues, future resort commercial activities and Phil Baux Park.
Due to the fact that Snow King is a year-round recreational property that resides within the
existing Lodging Overlay and that Pine Glades has direct access to Snow King, adding Pine Glades
to this portion of the Lodging Overlay is a logical extension of the Planned Resort District. Pine
Glades meets the “Range” criteria of the Comp Plan due to its ability to access all available
visitor services offered at Snow King without relying upon vehicular transport. In addition to
Snow King, within a comfortable walking distance of Pine Glades are numerous visitor
attractions that include, the rodeo grounds, Center for the Arts and downtown commercial core.
Lodging at Pine Glades provides visitors with access these attractions without increasing traffic
or the need for additional parking.
4. It meets the “Balance” criteria of the Comp Plan: Including Pine Glades in the Lodging
Overlay will expand quality lodging opportunities within existing entitlements, whereby avoiding
additional growth. Pine Glades is already suited for and used as lodging. However, because of its
current exclusion from the Lodging Overlay, Pine Glades is only permitted to realize a fraction of
its potential due to the “30 Day” rule. As a result, existing units remain vacant for much of each
year. Including Pine Glades in the Lodging Overlay and enabling short-term rentals meets the
“Balance” criteria of the Comp Plan in that its future use will remain consistent with its current
use, bring additional visitors to Jackson, and do so without upsetting the current balance of
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residential and lodging uses. It can accomplish all of this with a diverse lodging type that is
typical of Teton Village but rare in the Town of Jackson.

General Comments



















What’s the point of having a LO if it goes past the Flat Creek bridge and does not follow criteria
of Protection, Balance, Range
Primary purpose of the LO is to build one parking space per visitor not multiple must be able to
walk to downtown amenities
Do not try too hard at lodging there needs to be a good mix of uses to support a visitor
experience, retail, restaurants, etc.
Retail uses should be on the corridors as well
Need a convention center to support the lodging existing and new and assist local economy in
shoulder seas
Mixed Use Office and Residential B&B and Short Term Rental only
Anything we can do to maintain as much green open space as possible and that will cut down on
the number of vehicles that travel beyond the commercial and hotel downtown area would be
to everyone's advantage.
We do not need/want flag hotels to be successful, be careful with flagged hotels creating
everywhere USA, 2
Uses need to support walkability
I do feel it would be appropriate to located B&B and/or small boutique hotels around the
transition areas of the range and protection zones. In addition, I don't think it is a negative to
have small B&B type hotels dispersed throughout residential neighborhoods. I am a bit torn
given the fact there exists lower priced "chain" hotels located along West Broadway and feel
there is a place for them. However, I do feel these types of hotels should not be within the
downtown and will not integrate well with residential areas.
Lights on is really important downtown all year around
Lodging needs to serve all segments of the population not just high end, our market is the
average tourist the Village is for the elite, just like our housing
Lodging Overlay should be constrained in order to prevent too much lodging
Very generous, maybe too generous, but if the town can contain itself to three floor buildings,
maybe the traffic will not be too bad in the off season.
Too bad that a real resort anchor type hotel is not going to happen in Snow King. Was the Town
Council too generous with the old Snow King owners? Building up South Cache is imposing on
too many neighborhoods. Boutique hotels are the ticket, specialty items, not commodity items.
Specialty items consistently demand higher prices and profit margins. Also, they blend into the
character of Jackson. Look at the Rusty Parrot.
I would like for the Town Council to protect and preserve the historic nature of the historic
district of the town of Jackson. Please protect the older buildings and also encourage
restoration of older buildings and please do not allow "Nuvo Western Architecture" within the
historic district. The town of Phillipsburg, Montana and other great western towns restored the
historic character of their towns which attracts tourism. Tourism nurtures a strong and vibrant
sustainable economy. The Town Council can do the same in Jackson while allowing the more
modern architectural structures in west Jackson west of the Virginian. Also any larger resort
hotels should be where they already exist at the Snow King Resort and no place else in town.
You should know by now that bigger is not always better, especially in Jackson, Wyoming.
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Lodging and short term units developable without the use of transferred development rights
from the county must have a firm and clear cap that's not much, if any, above current levels
(levels without any PMD bonuses). Additional lodging should require purchase of transferable
development rights from conservation zones in the county.
Maintain our community integrity by stopping the destruction of the "Last of the Old West."
Keep the 3/20/13 JH News & Guide editorial cartoon as a reminder of how greedy and
misguided local officials have become.
Keep Jackson a locally owned town, a good place to live for families and with reasonably priced
lodging.
Where in the previous public discussions and published findings on the future neighborhood
character of the two sections along S. Cache did it mention extending the lodging overlay?? This
voids this previous consensus building and makes the rationale of 'a pedestrian friendly
corridor...' superfluous.
Size and location of property should dictate lodging type.
New lodging buildings should have rustic, old west style. Make LO bicycle-friendly.
Distance isn’t the only criteria for walkability; elevation change, attractiveness of the pedestrian
experience with engaging uses on the way to the square is key as well.
Make the lodging overlay mirror the "range" map
It is useful to consider that the Town of Jackson is competing with Teton Village and to consider
ways to make Town more attractive for summer & winter visitors.
I have yet to hear of a day when every room in town and the village was completely full. So I
believe small growth is acceptable and necessary. However, large resort hotels are NOT needed
and do not benefit our community, they only benefit themselves. Furthermore, our small town
character is what draws visitors to stop and stay here...not large corporate, flavorless,
characterless resorts. The North Cache gateway is exactly that...a GATEWAY. Its appearance
should reflect our town. I would hate to see a Holiday Inn as the first thing greeting our visitors.
There must be a limit to what we allow. Please do not allow our happy valley to become the
next Colorado Ski town. No Xanterra, No Vail Resorts.
The best resort experiences I've had all have one thing in common. No car. Jackson can make a
similar experience by allowing hotels, dining and shopping in a central area.
Forest Service Parcel must be incorporated into the LO; appropriate increase in the FAR should
be adopted for the LO (more than .65 for the AC/LO, and more than 1.3 for the UC/LO). Consider
1.3 and 2.0 respectively. Parking ratios should more realistically reflect average occupancy on an
annual basis. 1 space per room is overly burdensome and not realistic to the actual annual
average demands. We can put up with some temporary overburden on parking in the few short
summer months. Suggest not to exceed .75 per room.
Keep Jackson different from other gateway communities
I am opposed to large commercial hotels. Smaller boutique hotels and B&Bs add character to
our community.
There should be NO more large hotels. Let's support small business, and business by locals.
Lodging creates significant extra traffic - I really don't think the town needs more lodging
options when most lodging is not full much of the time.
We don't need more lodging. During the busiest weekend of the year (Hill Climb) there were still
vacancies!
I think TOJ might face a legal battle if a property was designated as lodging, then the zoning
designation is taken away
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Resort Hotels are not in character with the scale of Jackson. Think scale and proportion and
immediate vicinity impact.
The size of the hotel should be based on the available land area, FAR, dimensional limitations,
and bulk and scale of building not a subjective description such as: resort, large, or small.
One particular issue with the current regulations is limiting an single hotel operation to 90,000
sq.ft., the management of the hotel should be based on available land area, hotel economics,
and customer service not LDRs. Another concern is the current limitations of building size to
35,000 sq.ft. and not allowing the buildings to be connected with enclosed walk ways. The
limitation on building size should be based on the FAR, height, setbacks, and bulk and scale
issues. In our climate it is not reasonable from a customer service stand point that buildings
cannot be connected.
I am not sure if one of the lodging types shown would have a retail or commercial use on the
ground level. I think this should be encouraged, so all lodging is integrated with street level
activity. I think this is very important to make lodging so ominous and threaten to overpower
the town.
I think the existing lodging overlay is kind of like a ghost town and suffers from not being
integrated well with the town. I feel like it is place for locals not to go and while I don't like the
existing lodging types (large single use buildings), I think a better lodging building type (mixed
use) could exist in more locations in town. This would then serve to better integrate local and
tourist uses.
The existing lodging outside the current overlay and any new overlay need to be acknowledged
and given incentives to redevelop so that they do not entropy and become a down at the heals
operation. Without an incentive thing stagnate.
I have looked through the plan and see no mention of Alta, WY except for the resort area at
Grand Targhee. We consider ourselves a valid community within the county and we hope that
you might consider us in and of our own accord.
Possibly (hopefully), I have just overlooked some mention of our specific zoning, but when I
scrolled over the map, all that I could find was Targhee.
Ultimately, I am most interested in the potential for some sort of commercial zoning in the
Teton Teepee complex, across the street from the school and library. We are a unique and
historically significant part of the Alta community, and it would seem accordingly appropriate to
have our own unique zoning. I hope that you will consider this a valid request and not attempt
to squeeze us into a pre-existing mold created for a different part of the county.
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Lodging Overlay Public Comment
Map Comments
Existing lodging and development.

I think we need more lodging and add density for housing
in the AR zone

I strongly believe in the lodging overlay being in the 1/2
mile radius.
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Lodging Overlay Public Comment
Map Comments

The areas I marked are in addition to the existing lodging
overlay. My additions could be used to accept transferable
development rights from the contiguous county. Residential
development rights could be sold by county property owners
and converted into short-term rental or lodging development
rights in the zones I drew.

Including existing lodging, staying within Range,
existing overlay; E Hansen included because in Range
and mostly nonresidential currently

Keep core lodging in walking distance of the Sqaure; keep
Snow King; USFS property should be included.
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Lodging Overlay Public Comment
Map Comments

Take out Lutheran Church and office area between Broadway
and Deloney - better suited for high density res development
due to proximity to school/rec ctr, though office should
continue to be allowed. My map focuses heavily on walkability
in order to encourage guests to keep their cars parked at their
hotels. Not only does this promote walkability, but enhances
guest experience. Increased walkability will induce more retail
between lodging establishments.

Keep lodging in existing commercial areas, expand the
option for more to commercial corridor along
Broadway west to near the edge of Town.
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I think the current lodging overlay is pretty close but
there are a few neighborhoods that I would not like to
see big hotels be able to trickle into. I also think a
smaller overlay south of town could be helpful. I am
not in favor of sprawl but I think I would rather have
certain types of motels/hotels in this zone south of
town then in the downtown if they are going to
happen. Ideally, I would like to be able to add
different lodging overlays for specific types of
lodging (i.e. b& B, etc. ) instead of a blanket lodging
overlay. I would not mind some smaller boutique
lodges or B& Bs mixed within the neighborhoods if
there was some way to limit their density. As of now
though, I hesitate to add the overlay to the protected
neighborhoods since there is no way (as far as I
know) to designate what kind of lodging is allowed.
I would also be in favor of allowing short term
rentals to more neighborhoods to help residents earn
extra income when out of town IF there was some
way to regulate and enforce rules about how often,
how much, etc.

Don't want lodging to be sprawled all
around the Snow King area. Don't have a
problem with lodging in already industrial
areas, such as by Kmart or along
Broadway.
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I would like to allow short-term rentals and B&Bs in
the Crabtree neighborhood.

Include existing lodging that is adjacent to the current
lodging overlay.
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Redevelopment opportunities on West Broadway east of Flat
Creek; Lutheran Church property out because we need
tourists out of the school area; need to include entire
Cowboy Village property.

Lodging uses shouldn't be located near Davie Jackson; areas
on West Snow King east of Flat Creek need redevelopment
opportunities; include all of Cowboy Village but don't allow
large hotel types adjacent to residential areas.
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All 3, plus existing land use pattern and potential buildout
consequences.

The corridors along Broadway help with the redevelopment of
properties along flat creek. Needs to include land along East
Broadway from town square to hospital and Pine Glades
Development (Pine Glades only for short-term residential, not
hotel use)
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SKB supports the Corridors proposal and is neutral to
all other proposals. The reason for our amendment to
the map is to request the inclusion of Pine Glades. Our
case for the inclusion of Pine Glades is as follows:
1. It represents an extension of the “Corridors”
proposal and “Character Districts” criteria of the Comp
Plan: Pine Glades is connected to existing Lodging
Overlay properties that are located just north of the Pine
Glades Drive tunnel. In this regard, inclusion of Pine
Glades represents a logical southern extension of the
“Corridors” proposal as noted under the Share tab on
Town’s Lodging Overlay website. Furthermore, Pine
Glades meets the “Character Districts” criteria of the
Comp Plan as it fits the description of the South Cache
and Snow King neighborhood.
2. It meets the “Protection” criteria of the Comp Plan: Pine Glades is accessed via S Cache Street, which is lined
with commercial and high density residential properties out to Snow King Ave, a major east-west arterial. S Cache
terminates at the entrance to the tunnel at Pine Glades Drive, which leads you exclusively to Pine Glades.
Furthermore, of the two streets within Pine Glades, Jessica Lane is a dead end street and Pine Glades Drive
terminates at a suspended chain (the westernmost boundary of Pine Glades) that may only be moved in the event of
an emergency. For practical purposes, Pine Glades resides in its own distinct neighborhood with substantial buffers
to the north and the east of Pine Glades and no development to the south and west of Pine Glades. Pine Glades meets
the “Protection” criteria of the Comp Plan due to the fact that all existing residential neighborhoods will remain
protected from intrusion of Pine Glades’ potential short-term lodging uses.
3. It meets the “Range” criteria of the Comp Plan: Pine Glades is adjacent to the only Planned Resort District in
the Town of Jackson, which includes the Snow King ski slopes (with ski-in ski-out capability), ice rink, concert
venues, future resort commercial activities and Phil Baux Park. Due to the fact that Snow King is a year-round
recreational property that resides within the existing Lodging Overlay and that Pine Glades has direct access to
Snow King, adding Pine Glades to this portion of the Lodging Overlay is a logical extension of the Planned Resort
District. Pine Glades meets the “Range” criteria of the Comp Plan due to its ability to access all available visitor
services offered at Snow King without relying upon vehicular transport. In addition to Snow King, within a
comfortable walking distance of Pine Glades are numerous visitor attractions that include, the rodeo grounds, Center
for the Arts and downtown commercial core. Lodging at Pine Glades provides visitors with access these attractions
without increasing traffic or the need for additional parking.
4. It meets the “Balance” criteria of the Comp Plan: Including Pine Glades in the Lodging Overlay will expand
quality lodging opportunities within existing entitlements, whereby avoiding additional growth. Pine Glades is
already suited for and used as lodging. However, because of its current exclusion from the Lodging Overlay, Pine
Glades is only permitted to realize a fraction of its potential due to the “30 Day” rule. As a result, existing units
remain vacant for much of each year. Including Pine Glades in the Lodging Overlay and enabling short-term rentals
meets the “Balance” criteria of the Comp Plan in that its future use will remain consistent with its current use, bring
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additional visitors to Jackson, and do so without upsetting the current balance of residential and lodging uses. It can
accomplish all of this with a diverse lodging type that is
typical of Teton Village but rare in the Town of Jackson.

Generally in the down town and resort area
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 No more short-term high priced residential
rentals in Teton County
 Limit larger hotel operations to the “PBR”
alternative area
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Cabin lodging is appropriate on Flat Creek Drive
Rustic cabins in Karns Meadow are ok
 Lodging should be limited to 2 stories across
the entire town
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From: Peter Cook [mailto:plmcook@gmail.com]
Sent: Tuesday, May 07, 2013 12:08 PM
To: Mark Baron; Mark Barron
Cc: Joe Rice
Subject: PL Cook

Mark,
A question. Do you feel it is important or worth the effort for us (the owners of the Sagebrush Motel
property) to gather signatures of those showing support for our property being rezoned into the Lodging
overlay? If you don't think it would make any difference in the council's decision then we will not.
Just a thoughts please.

Regards,

Peter Cook
From: Erik Bedford [mailto:erik@redjh.com]
Sent: Wednesday, May 08, 2013 11:58 AM
To: Mark Barron
Subject: Lodging Overlay discussion (my 2 cents)

Mayor Barron,

Expanding the lodging overlay and adding short term rentals to the town smacks in the face of
the past 15 + years of the town hammering on real estate developers to provide affordable
housing to the community.

Also, the town is purchasing homes to provide for first responders and the fabric of the service
provider population in order to have a better run town. Won't the expansion of short term
rentals and lodging complete with this town goal and make property more expensive, there
by making it harder for the town to help their employees and first responders??

How does expanding the lodging overlay and adding 5 star lodging add to the town's ability to
add to the affordable, attainable housing stock (and personally I would also like to include free
market, fee simple density as part of the total housing stock conversation)? Does the
lodging tax base provide the new revenue or more revenue to outweigh this? Or does requiring
the lodging stock to provide the same 25% affordable housing requirement as for new
developments in the town? Where does the rubber meet the road on this equation for new
development of lodging and development of housing stock meet?

I question the logic of expanding lodging or short term rentals unless the overall message on
housing is consistent with the Town's long term vision. The least path of
development resistance will be on the what is the easiest to build in the current climate, and it
will favor lodging if it is expanded. This has not been what the Town's message has been in
the past on housing stock. And I don't think this satisfies the town short or long term housing
needs, but will add to the problem by creating a larger void.

And now the real estate cycle appears to be returning to an 'up cycle'. Last time this happened,
the free market entry level units of housing stock vaporized. Probably going to see headlines in
the next 18 months how there is no entry level housing and how are people going to come to
the valley and stay if they work here.............

Thanks for your time reading this Mark.

Best regards,
Erik

