
% Mix of Unit Sizes

Housing & 
affordability

Larger than 3,000 sf
2,000 - 3,000 sf

1,000 - 2,000 sf

Smaller than 1,000 sf

Unit Sizes

Base 
Zoning

Alternative A Alternative B Alternative C
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% Mix of Unit Sizes

Typically 
apartment units

Housing & 
affordability

Base 
Zoning

Alternative A Alternative B Alternative C

Larger than 3,000 sf
2,000 - 3,000 sf

1,000 - 2,000 sf

Smaller than 1,000 sf

Unit Sizes
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% Mix of Unit Sizes

Typically 
townhouses & 
duplex units

Base 
Zoning

Alternative A Alternative B Alternative C

Housing & 
affordability

Larger than 3,000 sf
2,000 - 3,000 sf

1,000 - 2,000 sf

Smaller than 1,000 sf

Unit Sizes
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Unrestricted vs Deed-Restricted

Unrestricted Units

Deed-Restricted Units 
(workforce & affordable)

Unit Type

Housing & 
affordability

Base 
Zoning

Alternative A Alternative B Alternative C

<1%
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Alternative C is the Closest Match to Existing 
Household Incomes

Housing & 
affordability

Unrestricted >350% MFI

Workforce (Tier 2)  250-350% MFI

Workforce (Tier 1)  120-250% MFI

Affordable <120% MFI

Units Built by 
Developer

Units Built by County through
Land Donation

Alternative A

64% make less 
than 120% MFI

28% make 
between 120% 
and 250% MFI

Today’s Population by Income Level (%) 

Alternative B

Alternative C

Base
Zoning

8% make 
more than 
250% MFI
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Apartment
Unit Price

$$

Townhome
Unit Price

$$$

Single 
Family

Unit Price

$$$$

● Unit Count by 

Affordability

● % Units by 

Affordability

● % Mix of Unit Sizes

● % Units by Lot Area 

Sizes

Bridging the Affordability Gap

$

Affordable
Unit Price

Housing & 
affordability

Max 
Affordable 

Price

Market 
Prices
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Single family homes require more than $1.4 
Million to fill the affordability gap

$1,483,800 gap / unit
to make affordable to households 

earning 100% MFI

Maximum Affordable
Sales Price

$334,211*

Market Feasible Price

$2,350,800Housing & 
affordability

*2-person household earning 
between 80% - 120% MFI
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$542,700 gap / unit
to make affordable to households 

earning 100% MFI

Market Feasible Price

$1,394,700

A townhome requires 63% less subsidy per unit 
than a single family unit to make affordable

Housing & 
affordability

Maximum Affordable
Sales Price

$334,211*

*2-person household earning 
between 80% - 120% MFI
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A condo unit requires 81% less subsidy per 
unit than a townhome to make affordable

$102,577 gap / unit
to make affordable to households 

earning 100% MFI

Market Feasible Price

$595,000Housing & 
affordability

Maximum Affordable
Sales Price

$334,211*

*2-person household earning 
between 80% - 120% MFI
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Single family homes require 14 times more 
subsidy than a condo to be affordable. 

$1,483,800

$542,700

$102,577

Housing & 
affordability

Affordability Gap 
per unit
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$114.5 Million

$205 Million

$515.7 MillionHousing & 
affordability

All alternatives assume the County will build the 
affordable units on donated land and that comes at a 
public cost.

Public cost to build 
affordable units on 
donated land (229 units)

(410 units)

(1031 units)

$0
(0 units)*Cost estimates modeled off of 

estimates from recent Housing 
Authority multi-family project 
where land was also donated.

Base 
Zoning Alternative A Alternative B

It costs about $500,000 per unit to build an affordable apartment*

Alternative C
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Base 
Zoning

Alternative A Alternative B Alternative C

Base 
Zoning

Alternative A Alternative B Alternative C

Financial
Feasibility

$$ Internal Rate of Return

Cash-on-Cash Return

24.5%

12.15%
15.82% 16.53%

14.37%

20.20% 22.28%
25.05%Target rate of return

Alternative C offers a much greater 
profit over time while Existing Zoning 
Alternative offers a more immediate 
return and lower risk due to 2-3 year 
build out.

Financial Performance and Financial Feasibility
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FISCAL IMPACT

Final model year: 2053
Assumption: 2% property appreciation

Annual Property Tax Revenue Per Acre $

Base 
Zoning

Alternative A Alternative B Alternative C Rafter J Ranch
(Existing)
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Final model year: 2053
Assumption: 2% property appreciation

Annual Property Tax Revenue Per Acre 

Base zoning yields 
per-acre property tax 
revenues on par with 
existing development

FISCAL IMPACT

$

Base 
Zoning

Alternative A Alternative B Alternative C Rafter J Ranch
(Existing)
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Final model year: 2053
Assumption: 2% property appreciation

Annual Property Tax Revenue Per Acre 

Alternatives A, B, and C 
produce much higher  
property tax revenue per 
acre than status quo

FISCAL IMPACT

$

Base 
Zoning

Alternative A Alternative B Alternative C Rafter J Ranch
(Existing)
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FISCAL IMPACT

$
Assumptions: 2% property appreciation, 7% discount rate

Present Value of All Property Tax 
Revenue Through 2053 

Value above existing 
property tax generator

Value below existing 
property tax generator

Base 
Zoning

Alternative A Alternative B Alternative C Rafter J Ranch
(Existing)
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● Unit Count by 

Affordability

● % Units by 

Affordability

● % Mix of Unit Sizes

● % Units by Lot Area 

Sizes

What are the annual vehicle miles travelled 
per capita in each alternative?

Annual Residential VMT 
per Capita

Vehicle miles travelled is a metric that 
measures the total annual miles of vehicle 
travel divided by the total population in an area

What is vehicle miles travelled (VMT)?

Total annual miles

Total population
÷

Traffic &
Travel impacts
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● Unit Count by 

Affordability

● % Units by 

Affordability

● % Mix of Unit Sizes

● % Units by Lot Area 

Sizes

Annual Residential VMT per Capita

Town 
Average

(23.5)

Traffic &
Travel impacts
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● Unit Count by 

Affordability

● % Units by 

Affordability

● % Mix of Unit Sizes

● % Units by Lot Area 

Sizes

Annual Residential VMT per Capita

109

703

1312

2447
Slightly below 
town average

Annual VMT 
close to half of 
town averageTraffic &

Travel impacts
TO BE 
UPDATED
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Few jobs are generated in all alternatives

Job generation

15

33

24

35

Total jobs created through
housing construction in 
each alternative*

Total jobs created through 
retail spaces included in 
each alternative

*Assumptions were pulled from 2013 Employee Generation Nexus study. Total jobs generated may 
change after the completion of a new study.

Base 
Zoning Alternative A Alternative B Alternative C
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15

33

24

35

Base 
Zoning Alternative A Alternative B Alternative C

33

Existing base zoning does not provide any 
workforce housing. Others provide more than 
needed to accommodate job generation.

Job generation

0 units

Workforce Housing Units

512 units

1,214 units

2,376 units

Total jobs created through
housing construction in 
each alternative*

Total jobs created through 
retail spaces included in 
each alternative

*Assumptions were pulled from 2013 Employee Generation Nexus study. Total jobs generated may 
change after the completion of a new study.
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Annual residential energy use per person (BTUs)

Energy and 
Water Use

Base zoning encourages large 
homes with higher per capita 
energy use. Alternatives A, B, and 
C reduce per capita energy use.

Base 
Zoning Alternative A Alternative B Alternative CTown 

(2019) 2.38



Energy and 
Water Use

Base zoning encourages large lots 
with more landscaping, raising per 
capita water use relative to 
Alternatives A, B, and C.

Annual residential water use per person (gallons)

Base 
Zoning Alternative A Alternative B Alternative C

Town 
(2019)

2.39



Annual per person GHG emissions by source 
(metric tons)

Energy and 
Water Use 0.05

0.67

0.08

0.05

0.03
Residential Water
Emissions

Passenger Vehicle
Emissions

Residential Building
Emissions

Emission Source

Base 
Zoning

Alternative A Alternative B Alternative CTown 
(2019)

Base zoning encourages large 
homes on large lots and increases 
the need for these new residents 
to commute long distances for 
basic needs. 
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3

Total acres of public open space

Access to Open 
Space

5 6

2 1

Active Open Space
(ie. parks & playgrounds)

Passive Open Space

(in acres)

Base 
Zoning Alternative A Alternative B Alternative C

All alternatives except Base 
Zoning use walkable 
neighborhood design that 
integrates parks, trails and 
open space throughout.

2.41











Character Areas

Compact Walkable 
Neighborhood Center

Compact Walkable 
Neighborhood Medium

Compact Walkable 
Neighborhood Low

Walkable            
Neighborhood Medium

Walkable            
Neighborhood Low

Large Lot Single Family

Active Open Space

Passive Open Space

Teton County, WY 
City of Jackson, WY

Scenarios Workshop 

Northern South Park 
Neighborhood Plan

© 2021 Opticos Design Inc.

Alternative B:
Neighborhood with Estates

Conceptual Zoning Map

Alternative Report Card

This alternative employs three Compact Walkable 
Neighborhood character types to transition from 
the higher-intensity Neighborhood Center areas 
to the less intense Walkable Neighborhood areas. 
All character areas outside of the Large Lot Single 
Family areas would support multi-unit housing 
types, such as duplexes, fourplexes, cottage 
clusters and apartments, that are compatible with 
Affordable and Workforce units.

Alternative B is made up of over 90% deed-
restricted units, a portion of which will be built on 
approximately 14 acres of land donated to the 
County that will be dedicated for deed-restricted 
Affordable housing. The share of housing types 
is split almost 50/50 between single family and 
multifamily units.

This is one of three development alternatives analyzed for Northern South 
Park. What do you think of the outcomes of this alternative?

4 - Alternative Comparisons

(out of 162 total acres of pervious surface)

Single Family Multi Family
Large Lot Townhouses

Standard Lot Multi-Unit Houses

Compact Apartments

40 acres 
of public open space

14 acres 
of site donated for 
affordable housing

Total Units: 1,298 Share of Housing Types

Vehicle Miles Traveled

34%

14%

3%

6%

16%

27%

Access to Public Open Space

5 acres

20 acres

Affordable Housing Land 
Dedication

% of Site

1%

2%

2%

3%

34%

31%

11%

16%

28.9 Vehicle Miles Travelled 
On Average per Household

1,214
Deed-Restricted Units 
(Workforce & Affordable)

84
Unrestricted Units          
(Market Rate)

Teton County, WY 
Town of Jackson, WY

Alternatives Workshop 

$205 Million 
Cost to Public
(410 Affordable units)

Public Cost to Build Affordable
Housing

$$

2.46



Character Areas

Compact Walkable 
Neighborhood Center

Compact Walkable 
Neighborhood High

Compact Walkable 
Neighborhood Low

Walkable            
Neighborhood Medium

Walkable            
Neighborhood Low

Active Open Space

Passive Open Space

Teton County, WY 
City of Jackson, WY

Scenarios Workshop 

Northern South Park 
Neighborhood Plan

© 2021 Opticos Design Inc.

Alternative C: 
Mixed-Type Neighborhood

Conceptual Zoning Map

Alternative Report Card

This alternative shows the entire project site 
designated with Compact Walkable and 
Walkable Neighborhood character areas, which 
would all support multi-unit housing types, such 
as duplexes, fourplexes, cottage clusters and 
apartments, that are compatible with Affordable 
and Workforce units. 

This is one of three development alternatives analyzed for Northern South 
Park. What do you think of the outcomes of this alternative?

Alternative C is made up almost entirely of  
deed-restricted units, a large portion of which 
will be built on approximately 33 acres of land 
donated to the County that will be dedicated 
for deed-restricted Affordable housing. The level 
of affordability supported in this alternative is 
largely due to 68% of all units being multifamily 
compact. With more compact units comes a 
higher unit count -- Alternative C has almost 
twice the total amount of units in Alternative B.

4 - Alternative Comparisons

51%

14% 9%

23%

3%

(out of 132 total acres of pervious surface)

Single Family Multi Family
Large Lot Townhouses

Standard Lot Multi-Unit Houses

Compact Apartments

41 acres 
of public open space

33 acres 
of site donated for 
affordable housing

5 acres

Total Units: 2,381 Share of Housing Types

Vehicle Miles Traveled

Access to Public Open Space

20 acres

Affordable Housing Land 
Dedication

% of Site

2%

3%

18%

16%

3%

32%

26%

27.4 Vehicle Miles Travelled 
On Average per Household

2,377
Deed-Restricted Units 
(Workforce & Affordable)

4
Unrestricted Units          
(Market Rate)

Teton County, WY 
Town of Jackson, WY

Alternatives Workshop 

$515.7 Million 
Cost to Public
(1,031 Affordable units)

Public Cost to Build Affordable
Housing

$$
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Teton County, WY 
City of Jackson, WY

Scenarios Workshop 

Northern South Park 
Neighborhood Plan

© 2021 Opticos Design Inc.

Alternative Outcomes 
Comparison

Existing 
Zoning 
Alternative

4 - Alternative Comparisons

Alternative A Alternative B Alternative C

Housing & Affordability

Fiscal Impact

Transportation Impact

Job Generation

Energy & Water Use

Access to Open Space

Total Units

Share of housing types

Property tax
revenue generated per acre

Public cost to build
affordable units on donated 
land

Total jobs generated

Vehicle miles traveled 
(VMT) daily per person

Energy & water use per person

Total acres of
public open space

= 10 jobs

15 jobs 33 jobs 24 jobs 35 jobs

= 38M BTUs* (Town use per person)

= 87 Gallons (Town use per person) 294 gallons

3 acres

Out of 209 total acres of pervious 
surface

Out of 180 total acres of pervious 
surface

Out of 162 total acres of pervious 
surface

Out of 132 total acres of pervious 
surface

38 acres 40 acres 41 acres

149 gallons 89 gallons 60 gallons

56M BTUs 39M BTUs 31M BTUs 30M BTUs

98 units

668 units
1,298 units

2,381 units

156 units98 units 84 units 4 units
512 units 1,214 units 

2,377 units 

Unrestricted
(Market Rate)

Deed-Restricted 
(Affordable & Workforce)

Single Family Multi Family
Large Lot Townhouses

Standard Lot Multi-Unit Houses

Compact Apartments

100%
51%

34%

24%

23%

14% 14%

3%

12%

23%

6% 9%

16%
23%

18% 27%
3%

$16,900

$0 $114.5 Million $205 Million $515.7 Million
(0 Affordable units) (229 Affordable units) (410 Affordable units) (1,031 Affordable units)

$46,900

29.9 VMT 31 VMT 28.9 VMT 27.4 VMT 

$66,900
$93,500

Private Open Space
(ie. private yards)

Public Open Space

* British Thermal Units

Land dedicated for
affordable housing = 5 acres

Acres of Land Donated for
Affordable Housing 6 acres 14 acres 33 acres0 acres

Total site ~ 224 acres

Teton County, WY 
Town of Jackson, WY

Alternatives Workshop 

(Cost estimate per Affordable unit = $500,000)
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Teton County, WY 
City of Jackson, WY

Scenarios Workshop 

Northern South Park 
Neighborhood Plan

© 2021 Opticos Design Inc.

Take a Post-It note and share any thoughts or ideas here. 

What Do You Think? 

Teton County, WY 
Town of Jackson, WY

Alternatives Workshop 

2.49


