
 

Please note that at any point during the meeting, the Chair or Mayor may change the order of items listed 
on this agenda.  In order to ensure that you are present at the time your item of interest is discussed, 
please join the meeting at the beginning to hear any changes to the schedule or agenda. 

Regular Joint Meeting 

December 1, 2025 
1:30 PM 

County Commission Chambers 
Chair: Mark Newcomb 

 
NOTICE: THE VIDEO AND AUDIO FOR THIS MEETING ARE STREAMED TO THE PUBLIC VIA THE INTERNET AND MOBILE DEVICES WITH VIEWS 
THAT ENCOMPASS ALL AREAS, PARTICIPANTS AND AUDIENCE MEMBERS. PLEASE SILENCE ALL ELECTRONIC DEVICES DURING THE MEETING. 

 
I.  ZOOM LINK FOR PUBLIC PARTICIPATION  
     
  

The Town and County reserve the right to close Public Comment via Zoom at any time. In-person comment will continue to 
be taken and written comments can always be submitted to Town Council by emailing electedofficials@jacksonwy.gov and to 
County Commissioners by emailing commissioners@tetoncountywy.gov. 

   To join, click link or copy it to your browser: https://us02web.zoom.us/j/87838859405 

Or join at zoom.com with Webinar ID: 878 3885 9405 or by phone: +1 669 900 6833  
II.  CALL TO ORDER, ROLL CALL, AND ANNOUNCEMENTS 
    
III.  PUBLIC COMMENT 
     

  
This section is reserved for comments on items that are not otherwise included in this agenda. Public comment is limited to 3 
minutes. As a general practice, the Electeds will not hold discussion or debate these comments. Nor will they make any 
decisions presented during this time, but rather refer to staff for follow-up. If you would like to communicate with the 
Electeds during the meeting, please address them during this open public comment, when public comment is called for on a 
specific agenda item or send an email to council@jacksonwy.gov and commisioners@tetoncountywy.gov. 

IV.  CONSENT CALENDAR 
    
  A.  Meeting Minutes  
  1.  November 3, 2025 Regular Joint Meeting  
  B.  Affordable and Workforce Housing Restriction Templates Update (Kristi Malone)  
V.  DISCUSSION/ACTION ITEMS 
    
  A.  Fire/EMS Standards of Cover (Mike Moyer)  
  B.  90 Virginian Lane Development (April Norton)   
VI.  MATTERS FROM COUNCIL, COMMISSIONERS AND STAFF 
    
VII.  PROPOSED ITEMS FOR FUTURE JOINT MEETINGS 
    
   1/5 - Comprehensive Plan Scoping Consultant for Initial Engagement Work 

1/5 - Parks and Recreation Proposed Capital FY27-31 Presentation 
1/5 - Parks and Recreation JPA 
1/5 - Teton District Parks and Recreation Facilities Use Agreement  

VIII.  ADJOURN 
    
 

https://us02web.zoom.us/j/87838859405


MONTHLY JOINT MEETING 
BOARD OF COUNTY COMMISSIONERS AND JACKSON TOWN COUNCIL 

 
NOVEMBER 4, 2025    JACKSON, WYOMING 
 
The Teton County Board of County Commissioners and the Jackson Town Council met in 
a regular joint meeting (JM) at 1:30 P.M. in the County Commissioners’ Chambers located 
at 200 S. Willow St. This meeting was held in-person and through the Zoom platform. 
Upon roll call the following were found to be present: 
 
COUNTY COMMISSIONERS: Mark Newcomb, Chair, Wes Gardner, Vice-Chair, Natalia 

Macker, Luther Propst, and Len Carlman. 
 
TOWN COUNCIL: Mayor Arne Jorgensen, Jonathan Schechter, Kevin Regan, Alyson 
Spery, and Devon Viehman. 
 
STAFF: Jodie Pond, Tyler Sinclair, Mike Moyer, Lea Colasuonno, and Rose Robertson. 
 
Public Comment.   Public comment was given by Perri Stern. 
 
Consent Calendar.  
A. Meeting Minutes. To approve the meeting minutes for the September 29, 2025 special 

joint meeting and the October 6, 2025 regular joint meeting as presented.  
 
B. START Budget Amendment for Winter 25-26 Contracted Service. To approve the 

Contracted Transit Bus Services Agreement between START and Western Trails 
Charter and Tours, dba Salt Lake Express, subject to minor changes required by staff; 
and authorize staff to submit a budget amendment in the amount of $36,000.00 for the 
Contracted Transit Bus Services Agreement.   

 
On behalf of the County, a motion was made by Commissioner Macker and seconded by 
Commissioner Gardner to approve the consent calendar as presented. Chair Newcomb 
called for a vote. The vote showed all in favor and the motion carried for the County.  
 
On behalf of the Town, a motion was made by Councilmember Spery and seconded by 
Councilmember Regan to approve the consent calendar as presented. Mayor Jorgensen 
called for a vote. The vote showed all in favor and the motion carried for the Town.  
 
Matters for Discussion 
A.  Jackson Hole Fire/EMS Joint Powers Funding Assessment.  
 
Tyler Sinclair and Jodie Pond gave staff comment. Commission and Council held 
discussion with staff. Chief Mike Moyer gave staff comment. There was no public 
comment. Commission and Council gave comment. 
 
On behalf of the County, a motion was made by Commissioner Macker and seconded by 
Commissioner Carlman to direct staff to revise the Fire/EMS Joint Powers Agreement to 
utilize the weighted combined factors of Incident Count at 25%, Population Served at 25%, 
Staffing at 25%, and Fleet at 25%. 
 
Commission gave comment. Jodie Pond gave staff comment. Commission and Council 
gave comment. 
 
Chair Newcomb called for a vote. The vote showed all in favor and the motion carried for 
the County. 
 
Commission gave comment. 
 
On behalf of the Town, a motion was made by Councilmember Viehman and seconded by 
Councilmember Schechter to direct staff to revise the Fire/EMS Joint Powers Agreement 
to utilize the weighted combined factors of Incident Count at 25%, Population Served at 
25%, Staffing at 25%, and Fleet at 25%. 
 
Council and Commission gave comment. Jodie Pond gave staff comment. 
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Mayor Jorgensen called for a vote. The vote showed three in favor and the motion carried 
3-1 for the Town, with Mayor Jorgensen against and Councilmember Spery abstaining. 
 
The meeting recessed at 3:23 p.m. and reconvened at 3:32 p.m. 
   
B. Amendment to the Travel and Tourism Joint Power Agreement to Allow 
Employees. 
 
Chief Deputy County Attorney Keith Gingery presented the issue and explained the 
legal process for amending a Joint Power Agreement. Commission and Council held 
discussion with staff. Julie Calder, Chair of the Travel and Tourism Board and Crista 
Valentino, Executive Director of the Travel and Tourism Board, gave comment. Rick 
Howe, Chamber of Commerce Director, State Senator Mike Gierau and Kari Cooper, 
Executive Director of Jackson Hole AIR, gave public comment. 
 
On behalf of the County, a motion was made by Commissioner Macker and seconded by 
Commissioner Propst to approve the First Amendment to the Town of Jackson and Teton 
County Agreement establishing the Jackson Hole Travel and Tourism Joint Powers Board 
to allow the Board to hire employees. 
 
Commission and Council gave comment. Keith Gingery gave staff comment. 
 
Chair Newcomb called for a vote. The vote showed all in favor and the motion carried for 
the County.  
 
On behalf of the Town, a motion was made by Councilmember Schechter and seconded 
by Councilmember Viehman to approve the First Amendment to the Town of Jackson and 
Teton County Agreement Establishing the Jackson Hole Travel and Tourism Joint Powers 
Board to allow the Board to hire employees. Mayor Jorgensen called for a vote. The vote 
showed all in favor and the motion carried for the Town.  
 
Matters From Commissioners, Council and Staff. There was no discussion. 
 
Adjourn 
 
On behalf of the County, a motion was made by Commissioner Macker and seconded by 
Commissioner Carlman to adjourn. Chair Newcomb called for a vote. The vote showed all 
in favor and the motion carried for the County.  
 
On behalf of the Town, a motion was made by Councilmember Viehman and seconded by 
Councilmember Schechter to adjourn. Mayor Jorgensen called for a vote. The vote showed all 
in favor and the motion carried for the Town.  
 
The meeting adjourned at 4:32 P.M. 
 
     TETON COUNTY BOARD OF COUNTY COMMISSIONERS 
 
    _______________________________________ 
    Mark Newcomb, Chair 
 
ATTEST:  
    
________________________________ 
Maureen E. Murphy, County Clerk 
 
 
     TOWN OF JACKSON 
 
    _______________________________________ 
    Arne Jorgensen, Mayor 
 
ATTEST:  
       
________________________________ 
Riley Hovorka, Town Clerk 



STATEMENT/PURPOSE    
The Teton County Board of Commissioners ("Board") and the Jackson Town Council ("Council") will consider adopting 
updated Jackson/Teton County Housing Department Affordable and Workforce housing deed restriction templates. 
These templates are a standard form to be used as a recorded instrument on all restricted housing units to ensure 
uniform application of Housing Department Rules & Regulations.  
 
BACKGROUND/ALTERNATIVES   
The Housing Department is updating its restriction templates—legal documents attached to properties with Workforce 
or Affordable housing—to reflect: 

• New Housing Department Rules and Regulations (updated December 2024) 
• Feedback from users (e.g. attorneys, developers, lenders) 
• General clean-up and clarification 

 
These templates are essential to ensuring homes designated as Affordable or Workforce remain that way in perpetuity, 
providing consistent administration and clarity for all parties.  
 
What is in this update?  
Changes to templates are driven by: 

• Cleanup – Formatting, clarity, and ease of use. 
• Rule Changes – Aligning templates with updated 2024 Housing Department rules. 
• Outside Requests – Incorporating helpful feedback from professionals who use these templates regularly. 

 
All changes to restriction templates under consideration are presented as in-line tracked changes in the attachments to 
this staff report. A summary “cheat sheet” is also attached to help navigate this review.  
 
The attached templates for consideration are intended to suit the most typical restricted housing types: Affordable 
Rental, Affordable Ownership, Workforce Rental, and Workforce Ownership. These templates may be adjusted for use in 
the Housing Preservation Program, Deed Restriction Purchase Program on New Construction, ARU Program, or for 
banking mitigation units, as indicated.  
 
Proposed changes are not retroactive to any restrictions already recorded with the Teton County Clerk.  
 
What is the process for this update? 

Date Milestone 
March 2023 Current template was approved 
Dec. 2024 Rules and Regulations were updated 
Oct. 6, 2025 Draft templates with tracked changes released for 30-day public review 
Nov. 5, 2025 Public comment period closed 
Dec. 1, 2025 Board & Council consider updated templates for approval 

 
 

SUBMITTING DEPARTMENT: Joint Housing  PRESENTER: Kristi Malone, Housing Supply 

MEETING DATE:  December 1, 2025 

SUBJECT: Affordable and Workforce Housing Restriction Templates Update  

 

 

MONTHLY JOINT MEETING 

AGENDA DOCUMENTATION 
TOWN 

COUNCIL 
 

https://www.tetoncountywy.gov/DocumentCenter/View/31925/Housing-RR-2024-final-adopted


Jan. 1, 2026 New templates go into effect 
 

 
COMPREHENSIVE PLAN ALIGNMENT   

• Jackson/Teton County Comprehensive Plan: 5.1.S.3: Evaluate moving from standard deed restriction back to the 
modifiable template through the annual Rules and Regulations Update. 

• Housing Action Plan: 3B: Develop restriction templates for price restricted and occupancy restricted units so that 
the terms are consistently located in all restrictions even if their content varies 

 
STAKEHOLDER ANALYSIS   
Housing restrictions affect the entire Jackson and Teton County community—residents, businesses, and visitors alike. Draft 
templates and notice of the review period were posted on the Housing Department website and were reviewed and 
discussed by the Housing Authority Board. However, during the 30-day review period, specific focus was given to those 
directly involved in using these legal documents. Fourteen local attorneys and lenders were emailed directly by the 
Housing Department with a request to review the draft templates. No public comment was received during the 30-day 
review period.  
 
FISCAL IMPACT   
Streamlined, up-to-date, and easy to use documents reduce the time Town and County staff spend revising, interpreting, 
and defending restrictions, which increases effective use of public funds.  
 
STAFF IMPACT   
Housing staff have spent 80 hours preparing these proposed restriction templates.   
 
LEGAL REVIEW   
K. Gingery and L. Colasuonno  
 
ATTACHMENTS   

1. Affordable Rental Deed Restriction (March 2023 approved template with proposed changes tracked) 
2. Affordable Rental Deed Restriction (March 2023 approved template with proposed changes tracked) 
3. Affordable Rental Deed Restriction (March 2023 approved template with proposed changes tracked) 
4. Affordable Rental Deed Restriction (March 2023 approved template with proposed changes tracked) 
5. Proposed Changes Cheat Sheet 

 
RECOMMENDATION   
Housing Staff recommend approval of the 2025 proposed updates to the Jackson/Teton County Housing Department 
Affordable and Workforce housing restriction templates.  
 
SUGGESTED MOTION   
Both boards: 
I move to approve the 2025 proposed updates to the Jackson/Teton County Housing Department Affordable and 
Workforce housing restriction templates.  
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# Proposed Change Applies to: Why? 

1. Formatting and grammatical changes, as well as clarifications and 
elimination of redundancy throughout 

All These are content-neutral, not reflective of change to policy or 
practice, just make the restrictions easier to use and understand. 
These are all represented in GREY highlight.   

2. 
Expand from one template to be edited for all restriction types to four 
templates covering the most typical restriction types: Affordable Rental, 
Affordable Ownership, Workforce Rental, Workforce Ownership 

 

All  The single modifiable template was designed for consistency, but 
users found it difficult to navigate and understand without staff 
assistance  

3. PDF Form with interactive drop-downs and simple entry fields 

 
All The current template is available online as a non-modifiable PDF and 

is sent from Housing Staff to landowners as a Word document that 
can be edited. A PDF Form with modifiable fields allows landowners 
to easily use without making substantive changes to the document.  

4. Adjust restrictions for banked units: 

1. Delete all of third Whereas section except: 

Declarant is restricting:  
• Unit _________, with _______ [number of] bedrooms  
• Unit _________, with _______ [number of] bedrooms  
• Unit _________, with _______ [number of] bedrooms  

(together or individually “Residential Unit”).   

2. Delete Permit No. references  

3. Add to General Provisions section: 

Banked Units. The Residential Unit is voluntarily restricted and 
is not tied to any requirement in the Land Development 
Regulations. 

Re-recording Required. This restriction shall be 
amended and restated in a re-recording in the Office 
of the Teton County Clerk to associate the Residential 
Unit with the employee generating development that 
utilizes the banked unit to meet Affordable Workforce 
Housing requirements.  

20-Year Limit. The unit shall be banked for a maximum 
of 20 years past the Effective Date, at which time, if 
not associated with an Affordable Workforce Housing 
requirement of the Land Development Regulations 
through an amended and restated restriction, the 

Workforce Rental  

Workforce Ownership  

Banking of units does not occur at a frequency warranting its own 
template type, but should have an easy-to-follow rule set to adjust 
templates accordingly when it does occur.  
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# Proposed Change Applies to: Why? 

Residential Unit retains this restriction and can no 
longer be used as a banked unit.  

5. Adjust restrictions for Housing Preservation Program:  

1. Delete all of third Whereas section except: 

Declarant is restricting:  
• Unit _________, with _______ [number of] bedrooms  
• Unit _________, with _______ [number of] bedrooms  
• Unit _________, with _______ [number of] bedrooms  

(together or individually “Residential Unit”).   

2. Add to Whereas section: 

WHEREAS, Declarant voluntarily participated in the Housing 
Preservation Program (or a like successor), pursuant to which in 
exchange for restricting the Land and the Residential Unit with 
a Workforce Program restriction in accordance with the 
Jackson/Teton County Housing Department Rules and 
Regulations, Declarant received Housing Preservation Funds, all 
as more specifically set forth in the Rules and Regulations;  

3. Delete Permit No. references 

4. In the Workforce Ownership restriction, replace Exception for 
Declarant section with: 

Exception for Declarant. Notwithstanding the foregoing, it is 
understood and acknowledged that at the time of recordation 
of this Restriction the Declarant may still hold title to the 
Residential Unit. If Declarant still holds title to the Residential 
Unit at the time of recordation, Declarant is not required to be 
a Qualified Household; provided, such exception applies only 
until, the earlier of, Declarant’s death, transfer, or sale of the 
Residential Unit. Declarant understands and agrees that 
Declarant  i) may only sell and transfer the Residential Unit to a 
Qualified Household in accordance with the terms of this 
Restriction and the Rules and Regulations and ii) should any 
portion of the Residential Unit be rented it may only be rented 
to a Qualified Household.  

Workforce Rental  

Workforce Ownership 

Housing Preservation Program participation does not occur at a 
frequency warranting its own template type, but should have an 
easy-to-follow rule set to adjust templates accordingly when it does 
occur. 
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6. Adjust restrictions for Deed Restriction Purchase Program:  

TBD as program is developed 

All  

7. Adjust restrictions for ARU Program: 

TBD as program is developed 

Workforce Rental  

8. Streamline the Whereas statements that tell us why, which, and what 
type of units are being restricted 

All The current template has different Whereas statements for units 
required by mitigation and incentive tools. The proposed change 
simplifies the statements and makes them a consistent structure 
with specific drop-down choices for either mitigation or incentive 
units.  

9. Specify that the restriction applies to all future owners regardless of if 
they are a person, organization, partnership, or other entity. 

All Current template only references “person” 

10. Specify that developers have one year past receiving certificate of 
occupancy to sell Ownership homes to a qualifying household  

Affordable Ownership 

Workforce Ownership  

Acknowledges that it may take the developer time to sell the unit to 
a qualifying household, but that more than one year is considered a 
Breach. This is especially relevant to Workforce Ownership units 
where the developer may price the unit too high to sell and must 
lower the price after one year to avoid Breach of the restriction.  

11. Add that unredacted copy of lease must be provided to Housing 
Department  

Workforce Rental The amount of rent being charged for Workforce Rental units is not 
limited by the Housing Department Rules & Regulations, but this 
data is important in evaluating the community benefit of the 
Workforce Program. Some owners of Workforce Rentals are 
redacting leases so that the Housing Department does not know 
how much rent is being charged and we need this information for 
ongoing analysis and evaluation of the Program.  

12. Remove term specifying that JTCHA can own Rental units  Affordable Rental  

Workforce Rental 

Nothing prevents JTCHA from owning restricted Rental units, so this 
term is unnecessary and confuses users 

13. Add to Section 2.4 Maintenance that the Housing Department can but is 
not required to actively maintain the physical components of restricted 
units 

All This edit provides coverage for the Housing Department to help 
residents in an emergency but does not obligate the Housing 
Department to intervene on regular maintenance for which the 
owner is responsible.  

14. Delete record retention requirements  Affordable Ownership 

Workforce Ownership 

Ownership units are maintained by their occupants, so the Housing 
Department doesn’t need to verify that the unit is being kept up for 
renters  

15. Delete information on Capital Improvement rules Affordable Rental  

Workforce Rental 

Does not apply to Rentals 
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16. Add that insurance required to be carried by the owner is set by the 
Rules and Regulations as applied by the Housing Department and is not 
negotiable  

All This is a frequent compliance issue that should be made more clear 
to owners at time of entering the restriction  

17. Make clear that Rental units are required to be rented and are subject 
to vacancy prohibitions  

Affordable Rental  

Workforce Rental 

Current language uses “may” instead of “must” and does not specify 
vacancy rules, which sometimes becomes a compliance issue  

18. Add examples of materials collected by Housing Staff in regular 
compliance: 1040 tax returns, W-2s, employment affidavits, bank 
statements, court decrees, leases, etc. 

All Helps the owner understand what to expect from compliance 
process  

19. Add that the unit must be occupant’s sole and primary residence  Affordable Rental  

Workforce Rental 

Already in Ownership restrictions but was missing from Rental 
restrictions  

20. Add that the Housing Department may approve use of a realtor as 
needed  

Affordable Ownership 

Workforce Ownership 

For unique circumstances where a realtor has access to prospective 
buyers, especially for higher end Workforce Ownership homes, it 
may be advantageous  

21. Add that, prior to sale of Rental units, the prospective buyer needs to 
meet with Housing Department to understand and agree to restriction 
rules  

Affordable Rental  

Workforce Rental 

Helps the owner understand what to expect from compliance 
process 

22. Change standard procedure for death of an owner to defer to the Rules 
& Regulations  

Affordable Ownership 

Workforce Ownership 

Reflects Rules & Regulations change 

23. Add perjury to Breach definition  All Reflects Rules & Regulations change  

24. Add that Purchase Option and Forced Sale Breach remedies only apply 
to Rental units when they can be legally separated from an existing 
multi-family or mixed use context 

Affordable Rental  

Workforce Rental 

It is not reasonable remedy to force the sale of attached apartments 
that are not in Breach or are not restricted because they are on the 
same lot of record as a Breaching unit. The same applies for ARUs 
that cannot be legally separated from the lot of record on which 
they are located. Ownership units exist as individual lots of record, 
so Forced Sale and Purchase Option are viable remedies.  

25. Add process for unit price reduction if a Breaching unit is not sold within 
allotted time period 

All?  Helps the owner understand what to expect from compliance 
process 

26. Remove Limitation on Appreciation at Resale  Affordable Rental  

Workforce Rental 

Rental units do not have an appreciation cap on resale value  

27. Add that monetary damages for Breach of restriction may be up to 
$750/day 

All Helps the owner understand what to expect from compliance 
process 

28. Change effective date of notice from day after it is mailed to day it is 
mailed 

All Reflects Rules & Regulations change  
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29. Replace reciprocal Attorneys’ Fees payment with requirement that only 
Town, County, JTCHA, or Housing Department Attorneys fees may be 
repaid if owner loses court suit  

All County Attorney request 
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Affordable Rental Deed Restriction for Property  
Located at Click here to enter Name of Dev. and/or [insert address].  

[insert common name] 
  
  
This Deed Restriction (“Restriction”) is made and entered into this ___ day of ____________________, 
20__(the “Effective Date”), by the undersigned owner of the property (“Declarant”) and Choose an item., 
Wyoming.  
  

RECITALS:  
  

WHEREAS, Declarant holds fee ownership interest in that certain real property, located in Choose an item., 
Wyoming, and more specifically described as follows:  

  
 Click here to enter [insert Legal Description]    

PIDN: ________________[insert PIDN] (“Land”)  
 

 
 

 
WHEREAS, Declarant developed the Land for a __________square foot insert appropriate description - 
retail/service/office/residential/etc. building, which generated the obligation to provide housing, and 
said obligation being set as a condition of approval for Permit No. Insert number, and to place an 
Affordable Program restriction on said housing in accordance with the Jackson/Teton County Housing 
Department Rules and Regulations (Rules and Regulations”). Declarant is restricting:  

• Unit _________, with _______ number of bedrooms with Income Range________. 

• Unit _________, with _______ number of bedrooms with Income Range________.  

• Unit _________, with _______ number of bedrooms with Income Range________.   
(together or individually “Residential Unit”).  

 
The Income Ranges are defined in the Rules and Regulations.   

 

 
WHEREAS, this restriction is Choose an item.; 
 
WHEREAS, the Declarant developed ______________ square feet of Choose an item. floor area on [insert 
Legal Description of off-site location or “the Land”] which generated the requirement by Choose an item. 
Land Development Regulations’ Choose an item. standards and a condition of approval of Permit No. [insert 
permit number(s)] to provide restricted housing, Declarant is restricting:  

• Unit _________, with _______ [number of] bedrooms and _____% Median Family Income 

• Unit _________, with _______ [number of] bedrooms and _____% Median Family Income 

• Unit _________, with _______ [number of] bedrooms and _____% Median Family Income 
  

(together or individually “Residential Unit”).   
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WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners resolved to form 
the Jackson/Teton County Housing Authority, a duly constituted housing authority pursuant to Wyoming. 
Statutes. §15-10-116, as amended, and its successors or assigns, known as the Jackson/Teton County 
Housing Authority (“JTCHA”);  
  
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners further resolved 
to create the Jackson/Teton County Affordable Housing Department (“Housing Department”) who are 
employees of Teton County and agents acting on behalf of the JTCHA, empowered to enforce this 
Restriction;   
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners have duly enacted 
the Jackson/Teton County Housing Department Rules and Regulations (“Rules and Regulations”) and this 
Restriction is subject to such Rules and Regulations as they are amended from time to time. The term “Rules 
and Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time, and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming Administration 
Procedures Act. If there are no such written policies, procedures, or guidelines (or a written policy, 
procedure, or guideline with respect to a specific matter), then the reference shall be to the current applied 
policy or policies of the Housing Department or its successor. Procedural and administrative matters not 
otherwise addressed in this Restriction shall be as set forth in the Rules and Regulations, as the same may 
be amended from time to time.  In the case of a conflict between this Restriction and the Rules and 
Regulations, this Restriction shall apply.;  
   
WHEREAS, in furtherance of the goals, objectives, requirements, and conditions of Permit No. [insert 
number], and consistent with the Choose an item. ’s goal of providing decent, safe, and sanitary housing to 
qualified employees working in Teton County, Wyoming, that is affordable, Declarant agrees to restrict the 
use and occupancy of the Residential Unit as set forth herein;  
   
WHEREAS, Declarant desires to record this Restriction and declare that the Residential Unit shall be held, 
sold, and conveyed in perpetuity subject to this Restriction and the Rules and Regulations, as they may be 
amended from time to time, which Restriction shall be in addition to all other covenants, conditions, or 
restrictions of record affecting the Residential Unit, and shall be enforceable by JTCHA and Choose an item., 
Wyoming. Furthermore, Declarant hereby declares that where the term “Declarant” is used in this 
Restriction it includes and means each and every subsequent owner, unless otherwise specifically clarified.  
 
NOW, THEREFORE, in satisfaction of the conditions in, and consideration of Permit No. [insert number], 
Declarant hereby declares, covenants, and agrees for itself and each and every person, organization, 
partnership, or other entity acquiring ownership of the Land and/or Residential Unit, that they such Land 
and/or Residential Unit shall be held, used, occupied, developed, transferred, and conveyed subject to this 
Restriction in perpetuity.    
 

ARTICLE I 
RENTAL BY QUALIFIED HOUSEHOLD 

 
1.1 Qualified Household.  The rental of the Residential Unit shall be limited to natural persons who meet 

the definition of a Qualified Household, as set forth herein and as further defined in the Rules and 

Regulations (“Qualified Household”).  
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1.1.1 Employment.  At time of rental and in perpetuity during any and all rental periods, at least one 

member of the Qualified Household must work a minimum of 1,560 hours per year for a Local 

Business, as that term is defined in the Rules and Regulations. 

1.1.2 Income Limit. At time of rental and in perpetuity during any and all rental periods, the Qualified 

Household’s gross income must be between Choose an item. insert appropriate income range 

of the median family income in Teton County, Wyoming, as established in the applicable year’s 

United States Department of Housing and Urban Development’s median family income chart 

for Teton County, Wyoming and as further defined in the Rules and Regulations.  

1.1.3 Residential Real Estate. At time of rental and in perpetuity during any and all rental periods, no 

member of the Qualified Household may own (whether individually, in trust, or through an 

entity, including, without limitation, a partnership, limited partnership, limited liability 

company, corporation, association, or the like) real estate except as set forth in the Rules and 

Regulations. 

1.2 Qualification Determination by the Housing Department.  The Housing Department shall determine, 

in its sole discretion, whether a prospective renter is a Qualified Household. The Department shall use 

written applications, representations, and information to make the determination, which shall include 

the verification of those materials as necessary and appropriate to establish and substantiate 

eligibility. 

1.3 Ownership by Housing Department. Notwithstanding the foregoing, JTCHA may purchase and own 
the Residential Unit.  

  
ARTICLE II 

OCCUPANCY, IMPROVEMENT, AND USE 
 
2.1 Rules and Regulations Applicability. All applicable limitations on occupancy, improvement, and use set 

forth in the Rules and Regulations, apply to the Residential Unit.  
2.2 Business Activity.  No business activities shall be carried out in a Residential Unit, except to the extent 

allowed in the Rules and Regulations.  
2.3 Guests.  No persons other than those comprising the Qualified Household, as set forth in the Rules and 

Regulations, may occupy the Residential Unit. Guests over the age of 18 shall not occupy the Residential 
Unit for longer than 10% of the rental period, calculated cumulatively. 

2.4 Maintenance. Declarant shall be responsible for the cost and expense to keep and maintain the 
interior, exteriorof the Residential Unit, and all other aspects of the Residential Unit not otherwise 
maintained by a homeowner’s association in a safe, decent, and sanitary condition pursuant to the 
Rules and Regulations. In the event Declarant fails to maintain the Residential Unit in a safe, decent, 
and sanitary condition, the Housing Department may, but is not required to, take action to restore the 
unit to a safe, decent, and sanitary condition, and be reimbursed by Declarant for costs thereof, all as 
set forth in the Rules and Regulations. 

2.5 Capital Improvements. Declarant may only undertake capital improvements to the Residential Unit, 
and only get reimbursed for such, to the extent set forth in the Rules and Regulations. 

2.62.5 Insurance. Declarant shall keep the Residential Unit continuously insured as set forth in the Rules 
and Regulations as determined at the sole discretion of the Housing Department. Declarant shall, as 
often as necessary to prove compliance herewith at all times, furnish and deposit with the Housing 
Department certificates of such insurance policy to be maintained by Declarant with evidence of 
payment of the premiums thereon. 
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2.72.6 Compliance with Laws and CC&Rs. The Residential Unit shall be occupied in full compliance with 
this Restriction; the Rules and Regulations; all laws, statutes, codes, rules, regulations of state, local, 
and federal law; Covenants, Conditions & Restrictions, defined as any set of rules and governing the 
use of the Residential Unit that are recorded in the Teton County Clerk’s records by a Homeowner’s 
Association or other entity; and all supplements and amendments thereto.  

2.82.7 Inspection.  Upon reasonable notice to Declarant, the Housing Department shall have the right to 
inspect the Residential Unit from time to time as set forth in this Restriction and the Rules and 
Regulations. 

2.92.8 Records. Declarant shall maintain records of service, rental, repair, and maintenance for a period 
of 2 years after their issuance. The Housing Department shall have the right to review the written 
records required to be maintained by Declarant. 

2.102.9 Renting.  The Residential Unit may must be rented to a Qualified Household to the extent allowed 
required in the Rules and Regulations. In addition to that set forth in the Rules and Regulations, the 
Residential Unit must may be rented for a minimum period of 180 days. 

2.112.10 Periodic Reporting.  In order to confirm compliance with this Restriction, the Rules and 
Regulations, and other covenants, regulations, ordinances, or rules governing the ownership, 
occupancy, use, improvement, or transfer of the Residential Unit, Declarant shall timely comply with 
information requests, application material submissions, and all supplemental requests as set forth in 
the Rules and Regulations. If the Declarant rents the Unit, the Declarant is responsible for timely 
compliance with all reporting requirements. The documentation required to be provided by the 
Declarant and any prospective or current renter may include, but is not limited to, renter applications, 
1040 tax returns, W-2s, employment affidavits, bank statements, court decrees, unredacted leases, 
etc. 

2.122.11 Occupancy.  The Residential Unit must be occupied as the Qualified Household’s sole and 
exclusive primary residence, and they must physically reside therein on a full-time basis pursuant to 
the Rules and Regulations.  

2.132.12 No Owner Occupancy. Declarant shall not reside in or occupy the Residential Unit. For 
purposes of this paragraph, if Declarant is an entity (including, without limitation, a partnership, limited 
partnership, Limited Liability Company, corporation, association, or other) or a trust, this prohibition 
on owner-occupancy extends to any partner, member, shareholder, other principal, or owner of the 
entity, and any trustee or beneficiary of the trust.  

2.13 Vacancy. The Residential Unit may not be vacant for a period greater than 60 consecutive days. 
 

ARTICLE III 
SALE 

 3.1 Sale of The Residential Unit. The Residential Unit may be bought and sold, except that all reporting and 

record-keeping required herein shall be continuous, and any new owner shall obtain the required 

records from the prior owner. Every conveyance of the Residential Unit shall be subject to this 

Restriction. Within 10 days prior to the closing of the sale or other transfer of the Residential Unit, seller 

shall notify the Housing Department of the pending sale or transfer and, prior to closing, provide the 

Housing Department with contact information (including without limitation, mailing address, phone 

number, and email) for the purchaser. The purchaser and manager of the Residential Unit must attend 

a compliance conference with the Housing Department prior to every closing on the purchase of the 

Residential Unit. 
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ARTICLE IV 
TERMINATION, AMENDMENT, CORRECTION 

  
4.1 Termination by Choose an item. insert the Town of Jackson or Teton County, Wyoming. This Restriction 

may be terminated after a determination by Choose an item. insert the Town of Jackson or Teton 

County, Wyoming that this Restriction is no longer consistent with the goal of providing affordable 

housing. 

4.2 Amendment. This Restriction may be amended by a signed, written amendment executed by both 

Choose an item. insert the Town of Jackson or Teton County, Wyoming and Declarant and recorded in 

the Teton County Clerk’s Office against title to the Residential Unit. 

4.3 Correction. JTCHA may unilaterally correct this Restriction to address scrivener’s errors, erroneous legal 

descriptions, or typographical errors. 

 
 
 

ARTICLE V  
GENERAL PROVISIONS 

 
5.1 Breach.  

5.1.1 Breach Defined. Each of the following shall be considered a breach hereof (“Breach”).   
5.1.1.1 A violation of this Restriction, the Rules and Regulations, the Declaration of Covenants, 

Conditions & Restrictions, or any rule or law a violation of which could result in a lien 
recorded against a Residential Unit.    

5.1.1.2 Failure to pay any financial obligation due or failure to perform a non-monetary obligation 
with respect to the Residential Unit which failure to pay or perform could result in a lien 
recorded against a Residential Unit. This includes, without limitation, homeowner dues, 
property taxes, contractor and servicer bills, and payment required by a promissory note 
secured by a mortgage recorded against a Residential Unit. Declarant shall notify the 
Housing Department in writing of any notification received from any party of past due 
payments or failure to perform within ten (10) calendar days of the date on of the first 
notice of any such failure to pay or perform.    

5.1.1.3 The Residential Unit is taken by execution or by other process of law, or Declarant is 
judicially declared insolvent, or Declarant assigns or attempts to assign the property for 
the benefit of creditors, a receiver, trustee, or other similar officer being appointed to take 
charge of any substantial part of the Residential Unit or Declarant’s property by a court of 
competent jurisdiction.    

5.1.1.4 Fraud, perjury, or material misrepresentation by Declarant or an occupant of the 
Residential Unit in the provision of information or documents included in an application, 
or additional submissions of requested documentation by the Housing Department, and 
related to the mission, goals, objectives, requirements, and conditions of JTCHA and its 
programs.    
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5.1.2 Administrative Process. Upon any alleged Breach, the parties must proceed in accordance with 
the default process set forth in the Rules and Regulations, as they may be amended from time 
to time.   

 
5.1.3 Court Enforcement. After exhausting the administrative process required by Article 5.1.2 any 

order of the Housing Authority Board may be appealed via in a court of competent jurisdiction 
as defined in Section 5.8 of this Restriction.  
 

5.1.4 Breach Remedies.  In addition to any other remedies the JTCHA may have at law or equity, in 
the event of Breach and only if the Residential Unit is legally recognized as an independent lot 
of record or has become legally recognized as an independent lot of record via subdivision since 
the execution of this deed restriction, the JTCHA’s remedies shall include, without limitation, 
the following: 

5.1.4.1 Purchase Option. JTCHA shall have the option to purchase the Residential Unit for the 
lesser of the Maximum Resale Price or the appraised value with this Restriction in place, 
subject to the restrictions of this Article (“Option”) and Article III.  
5.1.4.1.1 If the Option is exercised and a primary construction financing loan and/or 

mortgage for initial construction of the Residential Unit and related project, or 
any refinancing of such loan and mortgage, as long as such mortgage has a 
maximum loan to value ratio of 100% home, loan described in Article 4.1.1.1 is 
outstanding, the purchase price for the Option shall be the outstanding 
principal, accrued interest, and reasonable costs of such loan, regardless of any 
other provision of this Restriction (“Purchase Price”).  

5.1.4.1.2 If Declarant has not completed the Initial Sale of all Residential Units and the 
Housing Department exercises the Option against those Residential Units which 
have not had an Initial Sale, the Purchase Price shall be prorated. In such event, 
the formula for establishing JTCHA’s Purchase Price shall be Purchase Price 
multiplied by [# of units to which Option is exercised / (total built - # of Initial 
Sales)].  By way of example only, if 16 Residential Units are built and 4 have 
Initial Sales and the Housing Department exercises the Option on 6 units, the 
formula would be: Purchase Price x [6/(16-4)]…Purchase Price x .50.  

5.1.4.1.3 In exercising its Option, JTCHA shall provide written notice of such to 
Declarant. Such notice shall include the Purchase Price and the timing for the 
closing of the purchase. The Option must be exercised within 90 days from 
receipt of a notification of a borrower Breach or the property foreclosure.    

5.1.4.2 Forced Sale.  JTCHA may require Declarant to sell the Residential Unit in accordance with 
the resale procedures set forth in Article III and the Rules and Regulations.  Such sale shall 
be subject to this Restriction.  

5.1.4.25.1.4.2.1 The Declarant must obtain an appraisal at their own cost and the appraised value is set as 
the maximum sale price. If after one year, the Residential Unit still remains unsold and the 
Breach has not been cured, the price shall be reduced by 10%. Subsequent 10% reductions in 
the sale price will be made every six months until the Residential Unit is sold or the Bbreach is 
cured.  

5.1.4.3 Whether JTCHA elects to exercise its Option or requires a Forced Sale, all proceeds, unless 
otherwise required by statute, will be applied in the following order:    
FIRST, to the payment of any unpaid taxes;  
SECOND, to the payment of any Qualified Mortgage, as defined in the Rules and 
Regulations;  
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THIRD, to assessments, claims, and liens on the Residential Unit (not including any 
mortgage or lien purportedly affecting the Residential Unit which is not a Qualified 
Mortgage);   
FOURTH, to the payment of the closing costs and fees;  
FIFTH, to the 2% facilitation fee to JTCHA;  
SIXTH, to the payment of any penalties assessed against Declarant by JTCHA;  
SEVENTH, to the repayment to JTCHA of any monies advanced by it in connection with a 
mortgage or other debt with respect to a Residential Unit, or any other payment made 
oin Declarant’s behalf;    
EIGHTH, to any repairs needed for the Residential Unit; and  
NINTH, any remaining proceeds shall be paid to Declarant.    
If there are insufficient proceeds to satisfy the foregoing, Declarant shall beremain 
personally liable for such deficiency.      

5.1.4.4 Appointment of Housing Manager as Attorney-in-Fact.  In the event JTCHA exercises its 
Option or requires a Forced Sale, Declarant hereby irrevocably appoints the Housing 
Manager as their attorney-in-fact to effect any such purchase or sale on their behalf 
(including without limitation the right to cause an inspection of the Residential Unit and 
make such repairs to the Residential Unit as JTCHA, or its designee, may reasonably deem 
necessary), and to execute any and all deeds of conveyance or other instruments 
necessary to fully effect such purchase or sale and conveyance.     

5.1.5 Limitation on Appreciation at Resale.  JTCHA may fix the Maximum Resale Price of a breaching 
owner’s Residential Unit to the Maximum Resale Price for the Residential Unit as of the date of 
an owner’s Breach (or as of such date after the Breach as JTCHA may determine), and in such 
event, the Maximum Resale Price shall cease thereafter to increase.   

5.1.65.1.5 Remedies. JTCHA may, at its discretion, invoke any additional remedies available to it and 
seek any such relief, at law or equity, as may be appropriate, including but not limited to, specific 
performance of this Restriction and the Rules and Regulations; temporary, permanent, or 
preliminary injunctive relief (including prohibiting a proposed sale or transfer); a declaration 
that a sale or transfer is void; a forced sale; and monetary damages of up to $750/day to the 
extent permitted by the Land Development Regulations for violations. Any equitable relief may 
be sought singly or in combination with such other remedies the JTCHA may be entitled to, 
either pursuant to this Restriction, the Rules and Regulations, the applicable Land Development 
Regulations, or under the local, state, or federal law.  

5.1.75.1.6 Hold Harmless. In the event of a Breach, Declarant hereby holds Choose an item. insert the 
Town of Jackson or Teton County, Wyoming, JTCHA, and the Housing Department, their officials, 
employees, and agents harmless against any and all claims, suits, or actions of every name, kind, 
and description, and any other loss or cost, including, but not limited to, that caused by the 
concurrent active or passive negligence of Choose an item. insert the Town of Jackson or Teton 
County, Wyoming, JTCHA, and the Housing Department, their officials, employees, and agents.  

5.1.85.1.7 Reimbursement. In the event of a Breach, Declarant hereby agrees to reimburse the actual 
expenses, attorney’s fees, and costs for any action the JTCHA and/or Housing Department 
expends to enforce this Restriction. 

5.2 Jackson/Teton County Housing Department Housing Rules and Regulations. The term “Rules and 
Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming 
Administration Procedures Act. If there are no such written policies, procedures, or guidelines (or a 
written policy, procedure, or guideline with respect to a specific matter) then the reference shall be to 
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the current applied policy or policies of the Housing Department or its successor. Procedural and 
administrative matters not otherwise addressed in this Restriction shall be as set forth in the Rules and 
Regulations, as the same may be amended from time to time.  In the case of a conflict between this 
Restriction and the Rules and Regulations, this Restriction shall apply. 

5.35.2 No Legal Action. Neither the Declarant, nor any prospective purchaser, tenant, renter, occupant, 
or other party shall have the right to sue or bring other legal process against Choose an item. insert the 
Town of Jackson or Teton County, Wyoming or the Housing Department, or any person affiliated with 
the Town of Jackson, Teton County, Wyoming, or the Housing Department arising out of this 
Restriction. Neither the Town of Jackson, Teton County, Wyoming, nor the Housing Department shall 
have any liability to any person aggrieved by the decision of the Town of Jackson, Teton County, 
Wyoming, or the Housing Department regarding eligibility of a Qualified Household or any other matter 
relating to this Restriction. 

5.45.3 Restriction as a Covenant. This Restriction shall constitute covenants running with the Land and 
the Residential Unit, as a burden thereon, and shall be binding on all parties having any right, title, or 
interest in the Land, the Residential Unit, or any part thereof, their heirs, devisees, successors and 
assigns, and shall inure to the benefit of and shall be enforceable by JTCHA, the Housing Department, 
and Choose an item. insert the Town of Jackson or Teton County, Wyoming. 

5.55.4 Notices. All notices required to be served upon Declarant and Choose an item. insert the Town of 
Jackson or Teton County, Wyoming and shall be transmitted by one of the following methods: prepaid 
overnight courier; or by postage paid certified mail, return receipt requested, at the address set forth 
below for said party.  Notice shall be effective  the day it is mailed1 day after being deposited with an 
overnight courier, or 5 business days after being placed in the mail.  
 
To JTCHA / Housing Department:  
Jackson/Teton County Affordable Housing Department  
P.O. Box 714   
Jackson, WY 83001  
 
 With a Copy to:  
Choose an item.insert the Town of Jackson or Teton County, Wyoming.  
Attn: Clerk 
P.O. Box Insert 1687 for Town or 3594 for County.   
Jackson, WY 83001.    
 
Declarant   
To the Address on file with the Teton County Clerk’s Office  

5.65.5 Attorney’s Fees. In the event Choose an item. any party, JTCHA, or the Housing Department shall 
be required to retain counsel and file suit for the purpose of enforcing the terms and conditions of this 
Restriction, and is the prevailing party, Choose an item. , JTCHA, or the Housing Department shall be 
entitled to recover, in addition to any other relief recovered, a reasonable sum as determined by the 
court for attorney’s fees and costs of litigation. 

5.75.6 Incorporation of Recitals. All of the recitals hereof are incorporated by this reference and are made 
a part hereof as though set forth at length herein. 

5.85.7 Choice of Law, Forum. This Restriction and each and every related document, are to be governed 
by and construed in accordance with the laws of the State of Wyoming.  The parties agree that the 
appropriate court in Teton County, Wyoming and/or the Ninth Judicial District for the State of Wyoming 
shall have sole and exclusive jurisdiction over any dispute, claim, or controversy which may arise 
involving this Restriction or its subject matter. Declarant by accepting a deed for the Residential Unit 
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hereby submits to the personal jurisdiction of any such court in any action or proceeding arising out of 
or relating to this Restriction.     

5.95.8 Severability.  Each provision of this Restriction and any other related document shall be interpreted 
in such a manner as to be valid under applicable law; but, if any provision, or any portion thereof, of 
any of the foregoing shall be invalid or prohibited under said applicable law, such provision shall be 
deemed modified to the extent necessary and possible to render it valid and enforceable, or if such 
modification is not possible, such provision shall be ineffective to the extent of such invalidity or 
prohibition without invalidating the remaining provision(s) of such document.  

5.105.9 Section Headings.  Paragraph or section headings within this Restriction are inserted solely for 
convenience or reference, and are not intended to, and shall not govern, limit, or aid in the construction 
of any terms or provisions contained herein. 

5.115.10 Waiver. No claim of waiver, consent, or acquiescence with respect to any provision of this 
Restriction shall be valid against any party hereto except on the basis of a written instrument executed 
by the parties to this Restriction.  However, the party for whose benefit a condition is inserted herein 
shall have the unilateral right to waive such condition. 

5.125.11 Indemnification. Declarant shall indemnify, defend, and hold JTCHA, the Housing 
Department, and Choose an item. insert the Town of Jackson or Teton County, Wyoming, and each 
entity’s directors, officers, agents, and employees harmless against any and all loss, liability, claim, or 
cost (including reasonable attorneys’ fees and expenses) for damage or injury to persons or property 
from any cause whatsoever on or about the Residential Unit, or for Declarant’s breach of any provision 
of this Restriction. Declarant waives any and all such claims against JTCHA, the Housing Department 
and Choose an item. insert the Town of Jackson or Teton County, Wyoming.  

5.135.12 Successors and Assigns.  This Restriction shall be binding upon, and inure to the benefit of, 
the parties hereto and their respective successors, heirs, devisees, administrators, and assigns.   

5.145.13 Governmental Immunity.  Neither Choose an item. insert the Town of Jackson or Teton 
County, Wyoming nor the JTCHA or Housing Department waives governmental immunity by executing 
this Restriction, and each specifically retain immunity and all defenses available to either of them as 
government pursuant to Wyoming. Statutes. Ann. § 1-39-104(a) and any other applicable law.  

  
IN WITNESS WHEREOF, Declarant has executed this instrument on the ______ day of ________, 20__ (the 
“Effective Date”).  
  

OWNER: [insert printed name of ownership entity as recorded on deed] 
  
 __________________________________________________________ 

 By: [insert signatory’s printed name]  
   Its: [insert signatory’s title]     
  

STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON  ) 

  
On the _________ day of _________ 20____, the foregoing Restriction was acknowledged before me 
by _____________ as ______________________ of ______________________.  

  
Witness my hand and official seal.  

  
(Seal)  
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Notary Public  

  
  

Choose an item. Insert Town of Jackson or Teton County  
  
  
  ______________________________________________________ 
 

  
[insert signatory’s printed name]Insert Mayor or BCC Chair, Choose an item.Insert Mayor or Board Chair  

  
ATTEST:  

  
  
  

  
[insert signatory’s printed name]Insert name of Town or County Clerk, Choose an item. Insert Town or 
County Clerk   
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Affordable Ownership Deed Restriction for Property  
Located at Click here to enter Name of Dev. and/or [insert address].  

[insert common name] 
  
  
This Deed Restriction (“Restriction”) is made and entered into this ___ day of ____________________, 
20__(the “Effective Date”), by the undersigned owner of the property (“Declarant”) and Choose an item., 
Wyoming.  
  

RECITALS:  
  

WHEREAS, Declarant holds fee ownership interest in that certain real property, located in Choose an item., 
Wyoming, and more specifically described as follows:  

  
 Click here to enter [insert Legal Description]    

PIDN : ________________[insert PIDN] (“Land”)  
 

 

 
WHEREAS, Declarant developed the Land for a __________square foot insert appropriate description - 
retail/service/office/residential/etc. building, which generated the obligation to provide housing, and 
said obligation being set as a condition of approval for Permit No. Insert number, and to place an 
Affordable Program restriction on said housing in accordance with the Jackson/Teton County Housing 
Department Rules and Regulations (Rules and Regulations”). Declarant is restricting:  

• Unit _________, with _______ number of bedrooms with Income Range________. 

• Unit _________, with _______ number of bedrooms with Income Range________.  

• Unit _________, with _______ number of bedrooms with Income Range________.   
(together or individually “Residential Unit”).  

 
The Income Ranges are defined in the Rules and Regulations.   

 

 
WHEREAS, this restriction is Choose an item.; 
 
WHEREAS, the Declarant developed ______________ square feet of Choose an item. floor area on [insert 
Legal Description of off-site location or “the Land”] which generated the requirement by Choose an item. 
Land Development Regulations’ Choose an item. standards and a condition of approval of Permit No. [insert 
permit number(s)] to provide restricted housing, Declarant is restricting:  

• Unit _________, with _______ [number of] bedrooms and _____% Median Family Income 

• Unit _________, with _______ [number of] bedrooms and _____% Median Family Income 

• Unit _________, with _______ [number of] bedrooms and _____% Median Family Income 
  

(together or individually “Residential Unit”).   
 
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners resolved to form 
the Jackson/Teton County Housing Authority, a duly constituted housing authority pursuant to Wyoming. 
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Statutes. §15-10-116, as amended, and its successors or assigns, known as the Jackson/Teton County 
Housing Authority (“JTCHA”);  
  
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners further resolved 
to create the Jackson/Teton County Affordable Housing Department (“Housing Department”) who are 
employees of Teton County and agents acting on behalf of the JTCHA, empowered to enforce this 
Restriction;   
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners have duly enacted 
the Jackson/Teton County Housing Department Rules and Regulations (“Rules and Regulations”) and this 
Restriction is subject to such Rules and Regulations as they are amended from time to time. The term “Rules 
and Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time, and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming Administration 
Procedures Act. If there are no such written policies, procedures, or guidelines (or a written policy, 
procedure, or guideline with respect to a specific matter), then the reference shall be to the current applied 
policy or policies of the Housing Department or its successor. Procedural and administrative matters not 
otherwise addressed in this Restriction shall be as set forth in the Rules and Regulations, as the same may 
be amended from time to time.  In the case of a conflict between this Restriction and the Rules and 
Regulations, this Restriction shall apply.;  
   
WHEREAS, in furtherance of the goals, objectives, requirements, and conditions of Permit No. [insert 
number], and consistent with the Choose an item. ’s goal of providing decent, safe, and sanitary housing to 
qualified employees working in Teton County, Wyoming, that is affordable, Declarant agrees to restrict the 
use and occupancy of the Residential Unit as set forth herein;  
   
WHEREAS, Declarant desires to record this Restriction and declare that the Residential Unit shall be held, 
sold, and conveyed in perpetuity subject to this Restriction and the Rules and Regulations, as they may be 
amended from time to time, which Restriction shall be in addition to all other covenants, conditions, or 
restrictions of record affecting the Residential Unit, and shall be enforceable by JTCHA and Choose an item. 
, Wyoming. Furthermore, Declarant hereby declares that where the term “Declarant” is used in this 
Restriction it includes and means each and every subsequent owner, unless otherwise specifically clarified.  
 
NOW, THEREFORE, in satisfaction of the conditions in, and consideration of Permit No. [insert number], 
Declarant hereby declares, covenants, and agrees for itself and each and every person, organization, 
partnership, or other entity acquiring ownership of the Land and/or Residential Unit, that they such Land 
and/or Residential Unit shall be held, used, occupied, developed, transferred, and conveyed subject to this 
Restriction in perpetuity.    
 

ARTICLE I 
OWNERSHIP 

 
1.1 Qualified Household.  The ownership of the Residential Unit shall be limited to natural persons who 

meet the definition of a Qualified Household, as set forth herein and as further defined in the Rules 

and Regulations (“Qualified Household”).  
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1.1.1 Employment. At time of purchase and in perpetuity during ownership, at least one member of 

the Qualified Household must work a minimum of 1,560 hours per year for a Local Business, as 

that term is defined in the Rules and Regulations. 

1.1.2 Income Limit. At time of purchase, the Qualified Household’s gross income must be between 

Choose an item. insert appropriate income range of the median family income in Teton County, 

Wyoming, as established in the applicable year’s United States Department of Housing and 

Urban Development’s median family income chart for Teton County, Wyoming and as further 

defined in the Rules and Regulations.   

1.1.3 Residential Real Estate.  At time of purchase and in perpetuity during ownership, no member 

of the Qualified Household may own (whether individually, in trust, or through an entity, 

including, without limitation, a partnership, limited partnership, limited liability company, 

corporation, association, or the like) real estate except as set forth in the Rules and Regulations.  

1.1.4 Asset Limit. At the time of purchase of the Residential Unit, the maximum allowed value of 

assets shall be as set forth in the Rules and Regulations. 

1.2 Qualification Determination by the Housing Department.  The Housing Department shall determine, 

in its sole discretion, whether a prospective buyer is a Qualified Household. The Department shall use 

written applications, representations, and information to make the determination, which shall include 

the verification of those materials as necessary and appropriate to establish and substantiate 

eligibility. 

1.3 Exception for Declarant. Notwithstanding the foregoing, it is understood and acknowledged that at 

the time of recordation of this Restriction the Declarant may still hold title to the Residential Unit. If 

Declarant still holds title to the Residential Unit at the time of recordation, Declarant is not required 

to be a Qualified Household. However, Declarant understands and agrees that it is required to sell the 

Residential Unit to a Qualified Household in accordance with the terms of this Restriction and the 

Rules and Regulations and no later than one year after receipt of a certificate of occupancy for the 

Residential Unit. 

1.4 Ownership by Housing Department. Notwithstanding the foregoing, JTCHA may purchase and own 

the Residential Unit.  

  
ARTICLE II 

OCCUPANCY, IMPROVEMENT, AND USE 
 
2.1 Rules and Regulations Applicability. All applicable limitations on occupancy, improvement, and use set 

forth in the Rules and Regulations, apply to the Residential Unit.  
2.2 Business Activity.  No business activities shall be carried out in a Residential Unit, except to the extent 

allowed in the Rules and Regulations.  
2.3 Guests.  Guests over the age of 18 shall not occupy the Residential Unit for more than 30 cumulative 

days per calendar year. No persons other than those comprising the Qualified Household, as set forth 
in the Rules and Regulations, may occupy the Residential Unit.  

2.4 Maintenance. Declarant shall be responsible for the cost and expense to keep and maintain the 
interior, exterior of the Residential Unit, and all other aspects of the Residential Unit not otherwise 
maintained by a homeowner’s association in a safe, decent, and sanitary condition pursuant to the 
Rules and Regulations. In the event Declarant fails to maintain the Residential Unit in a safe, decent, 
and sanitary condition, the Housing Department may, but is not required to, take action to restore the 
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unit to a safe, decent, and sanitary condition, and be reimbursed by Declarant for costs thereof, all as 
set forth in the Rules and Regulations. 

2.5 Capital Improvements. Declarant may only undertake capital improvements to the Residential Unit, 
and only get reimbursed for such, to the extent set forth in the Rules and Regulations. 

2.6 Insurance. Declarant shall keep the Residential Unit continuously insured as set forth in the Rules and 
Regulations as determined at the sole discretion of the Housing Department. Declarant shall, as often 
as necessary to prove compliance herewith at all times, furnish and deposit with the Housing 
Department certificates of such insurance policy to be maintained by Declarant with evidence of 
payment of the premiums thereon. 

2.7 Compliance with Laws and CC&Rs. The Residential Unit shall be occupied in full compliance with this 
Restriction; the Rules and Regulations; all laws, statutes, codes, rules, regulations of state, local, and 
federal law; Covenants, Conditions & Restrictions, defined as any set of rules and governing the use of 
the Residential Unit that are recorded in the Teton County Clerk’s records by a Homeowner’s 
Association or other entity; and all supplements and amendments thereto.  

2.8 Inspection.  Upon reasonable notice to Declarant, the Housing Department shall have the right to 
inspect the Residential Unit from time to time as set forth in this Restriction and the Rules and 
Regulations. 

2.9 Records. Declarant shall maintain records of service, rental, repair, and maintenance for a period of 2 
years after their issuance. The Housing Department shall have the right to review the written records 
required to be maintained by Declarant. 

2.10 Renting.  The Residential Unit may not be rented, nor may any part thereof, including without 
limitation, the garage, any portion of any structure, or any room within any structure except to the 
extent allowed in Rules & Regulations. Neither shall the same be otherwise occupied by persons other 
than as permitted in this ArticleRestriction.   

2.11 Periodic Reporting.  To confirm compliance with this Restriction, the Rules and Regulations, and 
other covenants, regulations, ordinances, or rules governing the ownership, occupancy, use, 
improvement, or transfer of the Residential Unit, Declarant shall timely comply with information 
requests, application material submission, and all supplemental requests as set forth in the Rules and 
Regulations. The documentation required to be provided by the Declarant and any prospective buyer 
of the Residential Unit may include, but is not limited to, 1040 tax returns, W-2s, employment affidavits, 
bank statements, court decrees, etc. for the Qualified Household. 

2.12 Occupancy.  The Residential Unit must be occupied as the Qualified Household’s sole and exclusive 
primary residence, and they must physically reside therein on a full-time basis pursuant to the Rules 
and Regulations. 

 
 

ARTICLE III 
SALE 

 
3.1 Sale. The seller of a Residential Unit shall give written notice to the Housing Department of their 

intention to sell (“Notice to Sell”), and after receipt of such notice, the Housing Department shall 

determine the Maximum Resale Price, as provided in Article 3.2. Upon the Housing Department’s 

determination of the Maximum Resale Price, the sale of the Residential Unit shall be facilitated by the 

Housing Department and shall be completed in accordance with the Rules and Regulations. Every 

conveyance of a Residential Unit shall be subject to this Restriction and the Rules and Regulations, as 

they may be amended from time to time.  Notwithstanding the foregoing, upon receipt of a Notice to 

Sell, the Housing Department may purchase such Residential Unit. The prospective purchaser of the 
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Residential Unit must attend a compliance conference with the Housing Department prior to initial and 

each subsequent closing on the purchase of the Residential Unit. 

3.2 Maximum Sale Price.  A Residential Unit may not be sold for a purchase price in excess of the 

“Maximum Sale Price.” The Maximum Sale Price is the Maximum Sale Price as calculated by the Housing 

Department in accordance with the Rules and Regulations, as they may be amended from time to time. 

The Maximum Sale Price for a prospective purchaser is the current owner’s purchase price plus an 

increase in price of the Denver-Aurora-Lakewood CPI (if such ceases to exist then a comparable CPI 

Index as determined in the sole discretion of the Housing Department) or 3%, whichever is lower per 

year of ownership compounded annually, plus the depreciated cost of pre-approved or government-

required capital improvements, plus any other costs allowed by the Housing Department, less any 

required maintenance and/or repair adjustment, all as more fully described in the Rules and 

Regulations.  Notwithstanding the determination of the Maximum Sale Price, the actual sales proceeds 

delivered to a seller may be reduced to account for restoration, maintenance, cleaning, or repair of a 

Residential Unit (including, without limitation, replacement of carpets, painting, roof repair, siding 

maintenance/replacement, etc.) determined necessary in the Housing Department’s sole 

discretion. To ensure that the sales price of any Residential Unit is limited to the Maximum Sale Price, 

no purchaser of a Residential Unit shall assume any obligation of a seller, nor shall such purchaser pay 

or provide to a seller any other form of consideration in connection with the sale of the Residential 

Unit.  The calculation of the Maximum Sale Price, as made by the Housing Department, shall be final 

and binding on all parties. Nothing herein shall be construed to constitute a representation or guaranty 

that, upon the sale of a residential unit, a seller shall obtain the entire maximum sale price. 

 
 

ARTICLE IV 
TERMINATION, AMENDMENT, CORRECTION 

 
4.1 Termination byChoose an item. insert the Town of Jackson or Teton County, Wyoming. This Restriction 

may be terminated after a determination by Choose an item. insert the Town of Jackson or Teton 

County, Wyoming that this Restriction is no longer consistent with the goal of providing affordable 

housing.    

4.2 Termination Resulting from Foreclosure by a Qualified Mortgagee.  This Restriction as applied to a 

Residential Unit may be terminated by a Qualified Mortgagee in the event of a lawful foreclosure of 

the Residential Unit by such Qualified Mortgagee, as follows:    

4.2.1 The Qualified Mortgagee provided to the Housing Department copies of all notices of intent to 

foreclose and all other notices related to the foreclosure contemporaneously with its service of 

such notices upon Declarant. 

4.2.2 JTCHA did not exercise its rights as provided in Article IV Qualified Mortgage.  

4.2.3 Termination may occur only after expiration of all applicable redemption periods and 

subsequent recordation of a Sheriff's Deed (or other transfer document as approved by the 

JTCHA in its sole and absolute discretion) conveying title to a purchaser, who is not (i) Declarant, 

(ii) a member of the Qualified Household, (iii) a person affiliated with or related to a Declarant 

or any member of the Qualified Household, or (iv) JTCHA. 

4.2.4 In the event of a foreclosure hereunder, the Qualified Mortgagee shall pay to the Housing 

Department all proceeds remaining, if any, after payment of the Qualified Mortgage loan 
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amount, interest, penalties, and fees, which proceeds would have been payable to Declarant of 

the foreclosed Residential Unit.  

4.2.5 Notwithstanding the notice requirements to the Housing Department in this Section, if a 

Qualified Mortgagee has failed to provide the Housing Department copies of all notices of intent 

to foreclose and all notices related to the foreclosure contemporaneously with its service on 

Declarant, such Qualified Mortgagee, prior to foreclosing on the Residential Unit, shall provide 

the Housing Department with notice of its intent to foreclose (“Mortgagee Notice”).  The 

Mortgagee Notice shall include all information relevant to Declarant’s default and the actions 

necessary to cure such default.  JTCHA shall have 45 days from the date of the Mortgagee Notice 

to exercise its rights under Article IV, Qualified Mortgage.  If JTCHA fails to exercise its rights 

within such 45-day period, the Qualified Mortgagee may foreclose on the Residential Unit as 

provided herein.   

4.2.6 Nothing herein shall limit or restrict Declarant's right of statutory redemption, in which event 

this Restriction shall remain in full force and effect.  

4.3 Amendment. This Restriction may be amended by a signed, written amendment executed by both 

Choose an item. insert the Town of Jackson or Teton County, Wyoming and Declarant and recorded in 

the Teton County Clerk’s Office against title to the Residential Unit. 

4.4 Correction. JTCHA may unilaterally correct this Restriction to address scrivener’s errors, erroneous legal 

descriptions, or typographical errors. 

 
ARTICLE V 

QUALIFIED MORTGAGE  

4.1 5.1 Qualified Mortgage. Only a mortgage which is a "Qualified Mortgage" shall be permitted to 
encumber a Residential Unit.  A “Qualified Mortgage” is a mortgage that:  
4.1.1 5.1.1.Is the primary construction financing loan and mortgage for initial construction of the 
Residential Unit and related project, or any refinancing of such loan and mortgage, as long as such mortgage 
has a maximum loan to value ratio of 100%; and  
4.1.2 5.1.2 Is a mortgage solely for the purchase or refinance of the loan for the purchase (specifically 
excluding loans taken out for any other purpose, unless otherwise approved by the Housing Department) 
as long as the principal amount of such mortgage at purchase does not exceed 96.5% of the purchase price, 
and thereafter the principal amount of such mortgage, any refinanced mortgage and/or additional 
mortgages combined does not exceed 95% of the then current Maximum Resale Price as the same is 
determined by the Housing Department at the time or times any such mortgage purports to encumber the 
Residential Unit; and  
4.1.3 5.1.3 runs in favor of a “Qualified Mortgagee,” defined as:  
4.1.3.1 5.1.3.1 An “institutional lender” such as, but not limited to, a federal, state, or local housing finance 
agency, a bank (including savings and loan association or insured credit union), an insurance company, or 
any combination of the foregoing, the policies and procedures of which institutional lender are subject to 
direct governmental supervision; or   
4.1.3.2 5.1.3.2 A “community loan fund”, or similar non-profit lender to housing projects for income-
eligible persons (e.g., is not given to or acquired by any individual person); or   
4.1.3.3 5.1.3.3 A non-affiliated, legitimate, “finance company." In no event may such finance company be 
an individual or any entitycompany that is affiliated with or has any affiliation with Declarant or any family 
member of Declarant; or  
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4.1.3.4 5.1.3.4 JTCHA or Housing Department for any monies advanced by JHTCA or Housing Department 
in connection with a mortgage or other debt with respect to Residential Unit; or 
4.1.3.5 5.1.3.5 the provider of a loan as described in Article4Article 5.1.  
4.2 5.2 Any mortgage, lien, or other encumbrance executed or recorded against a Residential Unit that 
is not a Qualified Mortgage shall: 
4.2.1 5.2.1 be deemed unsecured; and 
4.2.2 5.2.2 only be a personal obligation of a Declarant and shall not affect or burden, and shall not be 
enforceable against, such Residential Unit. 
4.2.3 5.2.3 Additionally, the execution or recordation of such mortgage, lien, or other encumbrance shall 
be deemed a Breach hereunder, and JTCHA and/or the Housing Department may exercise any and all of its 
remedies hereunder or otherwise, including, without limitation, the right to exercise its Purchase Option 
and Forced Sale.   
4.3 5.3 In the event an Declarant fails to make timely payment owed or otherwise breaches any of the 
covenants or agreements made in connection with any mortgage (Qualified or otherwise), lien, or other 
encumbrance purporting to affect the Residential Unit, or fails to timely make any other payment required 
in connection with the Residential Unit (including without limitation homeowner’s association dues and 
fees, assessments, payments to contractors, materialmen, or other vendors for work undertaken for which 
a lien could be filed against the Residential Unit), the Housing Department shall have (in addition to the any 
other remedies) the right to:  
4.3.1 5.3.1 Cure such default and assume the payments and other obligations of Declarant. In such event, 
Declarant shall be in Breach of this Restriction, and the JTCHA may exercise any and all of its remedies 
hereunder or otherwise, including, without limitation, the right to exercise its Purchase Option and Forced 
Sale. In addition to such remedies, Declarant shall also be liable to the Housing Department for any amounts 
of money advanced.    
4.3.2 5.3.2 Acquire the loan from the lender by paying the balance due together with reasonable accrued 
interest and costs, and the JTCHA shall thereafter have the right to foreclose upon the Residential Unit in 
accordance with the mortgage and other loan documents or take such other action as the JTCHA t shall 
determine.    
4.3.3 5.3.3 Purchase the Residential Unit at any foreclosure sale, and in such event, notwithstanding 
anything to the contrary herein, the Residential Unit shall remain subject to this Restriction.   
ANY LENDER BY ENTERING INTO A LOAN TRANSACTION WITH DECLARANT OF A RESIDENTIAL UNIT HEREBY 

CONSENTS TO THE FOREGOING AND ACKNOWLEDGES THAT ANY INTEREST ACQUIRED BY VIRTUE OF ITS 

LIEN OR MORTGAGE SHALL BE SUBJECT AND SUBORDINATE TO THIS RESTRICTION. 

 
ARTICLE VI 
TRANSFER  

6.1 Transfer. The Residential Unit may only be sold in accordance with Articles 3.12 and 3.23, and only 

or transferred as follows, in accordance with the Rules and Regulations:  

6.1.1 Divorce. The provisions contained in this Article 36.1.1 apply only after the Initial Sale of 

the Residential Unit. In the event of the divorce of Declarant, the Housing Department may 

consent to the transfer of the Residential Unit to the spouse, which spouse may not 

otherwise qualify as a Qualified Household, only upon receipt of an order issued by a Court 

of competent jurisdiction ordering such transfer. 

6.1.2 Death. The provisions contained in this Article 36.1.2 apply only after the Initial Sale of the 

Residential Unit. In the event of the death of Declarant, the Housing Department may 
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consent to the transfer of the Residential Unit to an heir or devisee of the deceased, which 

heir or devisee may not otherwise qualify as a Qualified Household, only upon receipt of 

an order issued by a Court of competent jurisdiction ordering such transfer.In the event of 

the death of the Declarant, the transfer of the Residential Unit will be as set forth in the 

Rules and Regulations. 

6.1.3 Nonqualified Transferee. If title to the Residential Unit vests in a Nonqualified Transferee, 

as defined in the Rules and Regulations, the Residential Unit shall immediately be listed for 

sale in accordance with the Sale Provisions of this Restriction and in compliance with the 

Rules and Regulations, or in the alternative, the Housing Department may exercise its 

option herein to purchase the Residential Unit.  The following shall apply when the Housing 

Department determines there is a Nonqualified Transferee: 

6.1.3.1 The Housing Department shall provide the Nonqualified Transferee a reasonable 

period within which to qualify as a Qualified Household.   

6.1.3.2 If the Nonqualified Transferee does not qualify as a Qualified Household within such 

reasonable period, they shall cooperate with the Housing Department to effectuate 

the sale, conveyance, or transfer of the Residential Unit to a Qualified Household and 

shall execute any and all documents necessary to such sale, conveyance, or transfer.  

6.1.3.3 A Nonqualified Transferee shall comply with this Restriction, the Rules and 

Regulations, the Covenants, Conditions & Restrictions, zoning, and all laws governing 

the ownership, occupancy, use, development, improvement, and transfer of the 

Residential Unit. 

6.1.3.4 A Nonqualified Transferee may only occupy the Residential Unit with the prior written 

consent of the Housing Department. 

 
ARTICLE VII 

GENERAL PROVISIONS 
 
7.1 Breach.  

7.1.1 Breach Defined. Each of the following shall be considered a breach hereof (“Breach”).   
7.1.1.1 A violation of this Restriction, the Rules and Regulations, the Declaration of Covenants, Conditions 

& Restrictions, or any rule or law a violation of which could result in a lien recorded against a 
Residential Unit.    

7.1.1.2 Failure to pay any financial obligation due or failure to perform a non-monetary obligation with 
respect to the Residential Unit which failure to pay or perform could result in a lien recorded 
against a Residential Unit. This includes, without limitation, homeowner dues, property taxes, 
contractor and servicer bills, and payment required by a promissory note secured by a mortgage 
recorded against a Residential Unit. Declarant shall notify the Housing Department in writing of any 
notification received from any party of past due payments or failure to perform within ten (10) 
calendar days of the date on of the first notice of any such failure to pay or perform.    

7.1.1.3 The Residential Unit is taken by execution or by other process of law, or Declarant is judicially 
declared insolvent, or Declarant assigns or attempts to assign the property for the benefit of 
creditors, a receiver, trustee, or other similar officer being appointed to take charge of any 
substantial part of the Residential Unit or Declarant’s property by a court of competent 
jurisdiction.    
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7.1.1.4 Fraud, perjury, or material misrepresentation by Declarant or an occupant of the Residential Unit 
in the provision of information or documents included in an application, or additional submissions 
of requested documentation by the Housing Department, and related to the mission, goals, 
objectives, requirements, and conditions of JTCHA and its programs.    

7.1.2 Administrative Process. Upon any alleged Breach, the parties must proceed in accordance with the 
default process set forth in the Rules and Regulations, as they may be amended from time to time.   

7.1.3 Court Enforcement. After exhausting the administrative process required by Article 75.1.2 any 
order of the Housing Authority Board may be appealed via a court of competent jurisdiction as 
defined in Section 5.8 of this Restriction.  

7.1.4 Breach Remedies.  In addition to any other remedies the JTCHA may have at law or equity, in the 
event of Breach, the JTCHA’s remedies shall include, without limitation, the following: 

7.1.4.1 Purchase Option. JTCHA shall have the option to purchase the Residential Unit for the lesser of the 
Maximum Resale Price or the appraised value with this Restriction in place, subject to the 
restrictions of this Article (“Option”) and Article III.  

7.1.4.1.1 If the Option is exercised and a loan described in Article 45.1.1.1  is outstanding, the purchase 
price for the Option shall be the outstanding principal, accrued interest, and reasonable costs 
of such loan, regardless of any other provision of this Restriction (“Purchase Price”).  

7.1.4.1.2 If Declarant has not completed the Initial Sale of all Residential Units and the Housing 
Department exercises the Option against those Residential Units which have not had an Initial 
Sale, the Purchase Price shall be prorated. In such event, the formula for establishing JTCHA’s 
Purchase Price shall be Purchase Price multiplied by [# of units to which Option is exercised / 
(total built - # of Initial Sales)].  By way of example only, if 16 Residential Units are built and 4 
have Initial Sales and the Housing Department exercises the Option on 6 units, the formula 
would be: Purchase Price x [6/(16-4)]…Purchase Price x .50.  

7.1.4.1.3 In exercising its Option, JTCHA shall provide written notice of such to Declarant. Such notice 
shall include the Purchase Price and the timing for the closing of the purchase. The Option must 
be exercised within 90 days from receipt of a notification of a borrower Breach or the property 
foreclosure.    

7.1.4.2 Forced Sale.  JTCHA may require Declarant to sell the Residential Unit in accordance with the resale 
procedures set forth in Article III and the Rules and Regulations.  Such sale shall be subject to this 
Restriction.  

7.1.4.3 Whether JTCHA elects to exercise its Option or requires a Forced Sale, all proceeds, unless 
otherwise required by statute, will be applied in the following order:    

FIRST, to the payment of any unpaid taxes;  
SECOND, to the payment of any Qualified Mortgage;  
THIRD, to assessments, claims, and liens on the Residential Unit (not including any 
mortgage or lien purportedly affecting the Residential Unit which is not a Qualified 
Mortgage);   
FOURTH, to the payment of the closing costs and fees;  
FIFTH, to the 2% facilitation fee to JTCHA;  
SIXTH, to the payment of any penalties assessed against Declarant by JTCHA;  
SEVENTH, to the repayment to JTCHA of any monies advanced by it in connection with a 
mortgage or other debt with respect to a Residential Unit, or any other payment made 
oin Declarant’s behalf;    
EIGHTH, to any repairs needed for the Residential Unit; and  
NINTH, any remaining proceeds shall be paid to Declarant.    
If there are insufficient proceeds to satisfy the foregoing, Declarant shall remain 
bepersonally liable for such deficiency.      
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7.1.4.4 Appointment of Housing Manager as Attorney-in-Fact.  In the event JTCHA exercises its Option or 
requires a Forced Sale, Declarant hereby irrevocably appoints the Housing Manager as their 
attorney-in-fact to effect any such purchase or sale on their behalf (including without limitation the 
right to cause an inspection of the Residential Unit and make such repairs to the Residential Unit 
as JTCHA, or its designee, may reasonably deem necessary), and to execute any and all deeds of 
conveyance or other instruments necessary to fully effect such purchase or sale and conveyance.     

7.1.5 Limitation on Appreciation at Resale.  JTCHA may fix the Maximum Resale Price of a breaching 
owner’s Residential Unit to the Maximum Resale Price for the Residential Unit as of the date of an 
owner’s Breach (or as of such date after the Breach as JTCHA may determine), and in such event, 
the Maximum Resale Price shall cease thereafter to increase.   

7.1.6 Remedies. JTCHA may, at its discretion, invoke any additional remedies available to it and seek any 
such relief, at law or equity, as may be appropriate, including but not limited to, specific 
performance of this Restriction and the Rules and Regulations; temporary, permanent, or 
preliminary injunctive relief (including prohibiting a proposed sale or transfer); a declaration that a 
sale or transfer is void; a forced sale; and monetary damages of up to $750/day to the extent 
permitted by the Land Development Regulations for violations. Any equitable relief may be sought 
singly or in combination with such other remedies the JTCHA may be entitled to, either pursuant 
to this Restriction, the Rules and Regulations, the applicable Land Development Regulations, or 
under the local, state, or federal law.  

7.1.7 Hold Harmless. In the event of a Breach, Declarant hereby holds Choose an item. insert the Town 
of Jackson or Teton County, Wyoming, JTCHA, and the Housing Department, their officials, 
employees, and agents harmless against any and all claims, suits, or actions of every name, kind, 
and description, and any other loss or cost, including, but not limited to, that caused by the 
concurrent active or passive negligence of Choose an item. insert the Town of Jackson or Teton 
County, Wyoming, JTCHA, and the Housing Department, their officials, employees, and agents.  

7.1.8 Reimbursement. In the event of a Breach, Declarant hereby agrees to reimburse the actual 
expenses, attorney’s fees, and costs for any action the JTCHA and/or Housing Department expends 
to enforce this Restriction. 

7.2 Jackson/Teton County Housing Department Housing Rules and Regulations. The term “Rules and 
Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming 
Administration Procedures Act. If there are no such written policies, procedures, or guidelines (or a 
written policy, procedure, or guideline with respect to a specific matter) then the reference shall be to 
the current applied policy or policies of the Housing Department or its successor. Procedural and 
administrative matters not otherwise addressed in this Restriction shall be as set forth in the Rules and 
Regulations, as the same may be amended from time to time.  In the case of a conflict between this 
Restriction and the Rules and Regulations, this Restriction shall apply. 

7.3 No Legal Action. Neither the Declarant, nor any prospective purchaser, tenant, renter, occupant, or 
other party shall have the right to sue or bring other legal process against Choose an item. insert the 
Town of Jackson or Teton County, Wyoming or the Housing Department, or any person affiliated with 
the Town of Jackson, Teton County, Wyoming, or the Housing Department arising out of this 
Restriction. Neither the Town of Jackson, Teton County, Wyoming, nor the Housing Department shall 
have any liability to any person aggrieved by the decision of the Town of Jackson, Teton County, 
Wyoming, or the Housing Department regarding eligibility of a Qualified Household or any other matter 
relating to this Restriction. 

7.4 Restriction as a Covenant. This Restriction shall constitute covenants running with the Land and the 
Residential Unit, as a burden thereon, and shall be binding on all parties having any right, title, or 
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interest in the Land, the Residential Unit, or any part thereof, their heirs, devisees, successors and 
assigns, and shall inure to the benefit of and shall be enforceable by JTCHA, the Housing Department, 
and Choose an item. insert the Town of Jackson or Teton County, Wyoming. 

7.5 Notices. All notices required to be served upon Declarant and Choose an item. insert the Town of 
Jackson or Teton County, Wyoming and shall be transmitted by one of the following methods: prepaid 
overnight courier; or by postage paid certified mail, return receipt requested, at the address set forth 
below for said party.  Notice shall be effective 1 day after being deposited with an overnight courier, 
or 5 business days after being placed in the mailthe day it is mailed.  
 
To JTCHA / Housing Department:  
Jackson/Teton County Affordable Housing Department  
P.O. Box 714   
Jackson, WY 83001  
 
 With a Copy to:  
Choose an item.insert the Town of Jackson or Teton County, Wyoming.  
Attn: Clerk 
P.O. Box Insert 1687 for Town or 3594 for County.   
Jackson, WY 83001.    
 
Declarant   
To the Address on file with the Teton County Clerk’s Office  

7.6 Attorney’s Fees. In the event Choose an item. any party , JTCHA, or the Housing Department shall be 
required to retain counsel and file suit for the purpose of enforcing the terms and conditions of this 
Restriction, and is the prevailing party, Choose an item. , JTCHA, or the Housing Department shall be 
entitled to recover, in addition to any other relief recovered, a reasonable sum as determined by the 
court for attorney’s fees and costs of litigation. 

7.7 Incorporation of Recitals. All of the recitals hereof are incorporated by this reference and are made a 
part hereof as though set forth at length herein. 

7.8 Choice of Law, Forum. This Restriction and each and every related document, are to be governed by 
and construed in accordance with the laws of the State of Wyoming.  The parties agree that the 
appropriate court in Teton County, Wyoming and/or the Ninth Judicial District for the State of Wyoming 
shall have sole and exclusive jurisdiction over any dispute, claim, or controversy which may arise 
involving this Restriction or its subject matter. Declarant by accepting a deed for the Residential Unit 
hereby submits to the personal jurisdiction of any such court in any action or proceeding arising out of 
or relating to this Restriction.     

7.9 Severability.  Each provision of this Restriction and any other related document shall be interpreted in 
such a manner as to be valid under applicable law; but, if any provision, or any portion thereof, of any 
of the foregoing shall be invalid or prohibited under said applicable law, such provision shall be deemed 
modified to the extent necessary and possible to render it valid and enforceable, or if such modification 
is not possible, such provision shall be ineffective to the extent of such invalidity or prohibition without 
invalidating the remaining provision(s) of such document.  

7.10 Section Headings.  Paragraph or section headings within this Restriction are inserted solely for 
convenience or reference, and are not intended to, and shall not govern, limit, or aid in the construction 
of any terms or provisions contained herein. 

7.11 Waiver. No claim of waiver, consent, or acquiescence with respect to any provision of this 
Restriction shall be valid against any party hereto except on the basis of a written instrument executed 
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by the parties to this Restriction.  However, the party for whose benefit a condition is inserted herein 
shall have the unilateral right to waive such condition. 

7.12 Indemnification. Declarant shall indemnify, defend, and hold JTCHA, the Housing Department, and 
Choose an item. insert the Town of Jackson or Teton County, Wyoming, and each entity’s directors, 
officers, agents, and employees harmless against any and all loss, liability, claim, or cost (including 
reasonable attorneys’ fees and expenses) for damage or injury to persons or property from any cause 
whatsoever on or about the Residential Unit, or for Declarant’s breach of any provision of this 
Restriction. Declarant waives any and all such claims against JTCHA, the Housing Department and 
Choose an item. insert the Town of Jackson or Teton County, Wyoming.  

7.13 Successors and Assigns.  This Restriction shall be binding upon, and inure to the benefit of, the 
parties hereto and their respective successors, heirs, devisees, administrators, and assigns.   

7.14 Governmental Immunity.  Neither Choose an item. insert the Town of Jackson or Teton County, 
Wyoming nor the JTCHA or Housing Department waives governmental immunity by executing this 
Restriction, and each specifically retain immunity and all defenses available to either of them as 
government pursuant to Wyoming. Statutes. Ann. § 1-39-104(a) and any other applicable law.  

  
IN WITNESS WHEREOF, Declarant has executed this instrument on the ______ day of ________, 20__ (the 
“Effective Date”).  
  

OWNER: [insert printed name of ownership entity as recorded on deed] 
  
 __________________________________________________________ 

 By: [insert signatory’s printed name]  
Its: [insert signatory’s title]     

  
STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON  ) 

  
On the _________ day of _________ 20____, the foregoing Restriction was acknowledged before me 
by _____________ as ______________________ of ______________________.  

  
Witness my hand and official seal.  

  
(Seal)  

  
  

  
Notary Public  

  
  

Choose an item. Insert Town of Jackson or Teton County  
  
  
  
  ______________________________________________________ 
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[insert signatory’s printed name]Insert Mayor or BCC Chair, Choose an item. Insert Mayor or Board 
Chair  

  
ATTEST:  

  
  
  

  
[insert signatory’s printed name]Insert name of Town or County Clerk, Choose an item. Insert Town or 
County Clerk   
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Workforce Ownership Deed Restriction for Property  
Located at Click here to enter Name of Dev. and/or [insert address].  

[insert common name] 
  
  
This Deed Restriction (“Restriction”) is made and entered into this ___ day of ____________________, 
20__(the “Effective Date”), by the undersigned owner of the property (“Declarant”) and Choose an item., 
Wyoming.  
  

RECITALS:  
  

WHEREAS, Declarant holds fee ownership interest in that certain real property, located in Choose an item., 
Wyoming, and more specifically described as follows:  

  
 Click here to enter [insert Legal Description]    

PIDN: ________________[insert PIDN] (“Land”)  
 

 

 
WHEREAS, Declarant developed the Land for a __________square foot insert appropriate description - 
retail/service/office/residential/etc. building, which generated the obligation to provide housing and said 
obligation being set as a condition of approval for Permit No. Insert number, and to place a Workforce 
Program restriction on said housing in accordance with the Jackson/Teton County Housing Department 
Rules and Regulations (Rules and Regulations”). Declarant is restricting:  

• Unit _________, with _______ number of bedrooms. 

• Unit _________, with _______ number of bedrooms.  

• Unit _________, with _______ number of bedrooms.   
(together or individually “Residential Unit”).  

 
WHEREAS, this restriction is Choose an item.; 
 
WHEREAS, the Declarant developed ______________ square feet of Choose an item. floor area on [insert 
Legal Description of off-site location or “the Land”] which generated the requirement by Choose an item. 
Land Development Regulations’ Choose an item. standards and a condition of approval of Permit No. [insert 
permit number(s)] to provide restricted housing, Declarant is restricting:  

• Unit _________, with _______ [number of] bedrooms  

• Unit _________, with _______ [number of] bedrooms  

• Unit _________, with _______ [number of] bedrooms  
  

(together or individually “Residential Unit”).   
 
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners resolved to form 
the Jackson/Teton County Housing Authority, a duly constituted housing authority pursuant to Wyoming. 
Statutes. §15-10-116, as amended, and its successors or assigns, known as the Jackson/Teton County 
Housing Authority (“JTCHA”);  
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WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners further resolved 
to create the Jackson/Teton County Affordable Housing Department (“Housing Department”) who are 
employees of Teton County and agents acting on behalf of the JTCHA, empowered to enforce this 
Restriction;   
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners have duly enacted 
the Jackson/Teton County Housing Department Rules and Regulations (“Rules and Regulations”) and this 
Restriction is subject to such Rules and Regulations as they are amended from time to time. The term “Rules 
and Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time, and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming Administration 
Procedures Act. If there are no such written policies, procedures, or guidelines (or a written policy, 
procedure, or guideline with respect to a specific matter), then the reference shall be to the current applied 
policy or policies of the Housing Department or its successor. Procedural and administrative matters not 
otherwise addressed in this Restriction shall be as set forth in the Rules and Regulations, as the same may 
be amended from time to time.  In the case of a conflict between this Restriction and the Rules and 
Regulations, this Restriction shall apply.;  
   
WHEREAS, in furtherance of the goals, objectives, requirements, and conditions of Permit No. [insert 
number], and consistent with the Choose an item. ’s goal of providing decent, safe, and sanitary housing to 
qualified employees working in Teton County, Wyoming, that is affordable, Declarant agrees to restrict the 
use and occupancy of the Residential Unit as set forth herein;  
   
WHEREAS, Declarant desires to record this Restriction and declare that the Residential Unit shall be held, 
sold, and conveyed in perpetuity subject to this Restriction and the Rules and Regulations, as they may be 
amended from time to time, which Restriction shall be in addition to all other covenants, conditions, or 
restrictions of record affecting the Residential Unit, and shall be enforceable by JTCHA and Choose an item. 
, Wyoming. Furthermore, Declarant hereby declares that where the term “Declarant” is used in this 
Restriction it includes and means each and every subsequent owner, unless otherwise specifically clarified.  
 
NOW, THEREFORE, in satisfaction of the conditions in, and consideration of Permit No. [insert number], 
Declarant hereby declares, covenants, and agrees for itself and each and every person, organization, 
partnership, or other entity acquiring ownership of the Land and/or Residential Unit, that they such Land 
and/or Residential Unit shall be held, used, occupied, developed, transferred, and conveyed subject to this 
Restriction in perpetuity.    
 

ARTICLE I 

OWNERSHIP  

   

1.1 Qualified Household.  The ownership of the Residential Unit shall be limited to natural persons who 
meet the definition of a Qualified Household, as set forth herein and as further defined in the Rules 
and Regulations (“Qualified Household”).  
1.1.1 Employment.  At time of purchase and in perpetuity during ownership, at least one member 

of the Qualified Household must work a minimum of 1,560 hours per year for a Local Business, 
as that term is defined in the Rules and Regulations. 

1.1.2 Income Limit. At time of purchase and in perpetuity during ownership, the Qualified Household 
must earn, at minimum, 75% of its income from a Local Business, as that term is defined in the 
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Rules and Regulations. .  A maximum of 25% of all Household income may be obtained from 
non-local sources, as set forth in the Rules & Regulations. 

1.1.3 Residential Real Estate. At time of purchase and in perpetuity during ownership, no member 
of the Qualified Household may own (whether individually, in trust, or through an entity, 
including, without limitation, a partnership, limited partnership, limited liability company, 
corporation, association, or the like) real estate except as set forth in the Rules and 
Regulations. 

 

1.2 Qualification Determination by the Housing Department.  The Housing Department shall determine, 
in its sole discretion, whether a prospective buyer is a Qualified Household. The Department shall use 
written applications, representations, and information to make the determination, which shall include 
the verification of those materials as necessary and appropriate to establish and substantiate 
eligibility. 

 

1.3 Exception for Declarant. Notwithstanding the foregoing, it is understood and acknowledged that at 
the time of recordation of this Restriction the Declarant may still hold title to the Residential Unit. If 
Declarant still holds title to the Residential Unit at the time of recordation, Declarant is not required 
to be a Qualified Household. However, Declarant understands and agrees that it is required to sell 
the Residential Unit to a Qualified Household in accordance with the terms of this Restriction and the 
Rules and Regulations and no later than one year after receipt of a certificate of occupancy for the 
Residential Unit. 

 
1.4 Ownership by Housing Department. Notwithstanding the foregoing, JTCHA may purchase and own 

the Residential Unit.  
  

ARTICLE II 
OCCUPANCY, IMPROVEMENT, AND USE 

 
2.1 Rules and Regulations Applicability. All applicable limitations on occupancy, improvement, and use set 

forth in the Rules and Regulations, apply to the Residential Unit.  
2.2 Business Activity.  No business activities shall be carried out in a Residential Unit, except to the extent 

allowed in the Rules and Regulations.  
2.3 Guests.  Guests over the age of 18 shall not occupy the Residential Unit for more than 30 cumulative 

days per calendar year. No persons other than those comprising the Qualified Household, as set forth 
in the Rules and Regulations, may occupy the Residential Unit.  

2.4 Maintenance. Declarant shall be responsible for the cost and expense to keep and maintain the 
interior, exterior of the Residential Unit, and all other aspects of the Residential Unit not otherwise 
maintained by a homeowner’s association in a safe, decent, and sanitary condition pursuant to the 
Rules and Regulations. In the event Declarant fails to maintain the Residential Unit in a safe, decent, 
and sanitary condition, the Housing Department may, but is not required to, take action to restore the 
unit to a safe, decent, and sanitary condition, and be reimbursed by Declarant for costs thereof, all as 
set forth in the Rules and Regulations. 

2.5 Capital Improvements. Declarant may only undertake capital improvements to the Residential Unit, 
and only get reimbursed for such, to the extent set forth in the Rules and Regulations. 

2.6 Insurance. Declarant shall keep the Residential Unit continuously insured as set forth in the Rules and 
Regulations as determined at the sole discretion of the Housing Department. Declarant shall, as often 
as necessary to prove compliance herewith at all times, furnish and deposit with the Housing 
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Department certificates of such insurance policy to be maintained by Declarant with evidence of 
payment of the premiums thereon. 

2.7 Compliance with Laws and CC&Rs. The Residential Unit shall be occupied in full compliance with this 
Restriction; the Rules and Regulations, defined as any set of rules and governing the use of the 
Residential Unit that are recorded in the Teton County Clerk’s records by a Homeowner’s Association 
or other entity; all laws, statutes, codes, rules, regulations of state, local, and federal law; Covenants, 
Conditions & Restrictions; and all supplements and amendments thereto.  

2.8 Inspection.  Upon reasonable notice to Declarant, the Housing Department shall have the right to 
inspect the Residential Unit from time to time as set forth in this Restriction and the Rules and 
Regulations. 

2.9 Records. Declarant shall maintain records of service, rental, repair, and maintenance for a period of 2 
years after their issuance. The Housing Department shall have the right to review the written records 
required to be maintained by Declarant. 
 

2.102.9 Renting.  The Residential Unit may not be rented, nor may any part thereof, including without 
limitation, the garage, any portion of any structure, or any room within any structure except to the 
extent allowed in Rules & Regulations. Neither shall the same be otherwise occupied by persons 
other than as permitted in this RestrictionArticle.   

 

2.11 Periodic Reporting.  To confirm compliance with this Restriction, the Rules and Regulations, and 
other covenants, regulations, ordinances, or rules governing the ownership, occupancy, use, 
improvement, or transfer of the Residential Unit, Declarant shall timely comply with information 
requests, application material submission, and all supplemental requests as set forth in the Rules 
and Regulations. The documentation required to be provided by the Declarant and any prospective 
purchaser may include, but is not limited to, 1040 tax returns, W-2s, employment affidavits, bank 
statements, court decrees, etc. for the Qualified Household. 

 
 
 

2.11 Occupancy.  The Residential Unit must be occupied as the Qualified Household’s sole and 
exclusive primary residence, and they must physically reside therein on a full-time basis pursuant to 
the Rules and Regulations.  

 
 

ARTICLE III 
SALE 

 

3.1 Initial Sale of Residential Unit. At the time of sale from Declarant to a new owner (“Initial Sale”), the 
Residential Unit may only be sold to a Qualified Household at a purchase price as Declarant and 
prospective buyer may determine and subject to this Restriction. After Declarant and a prospective 
buyer enter into an agreement for the purchase and sale of the Unit, and at least 30 days prior to 
purported closing of the purchase and sale, the prospective buyer shall provide such information as 
may be required by the Housing Department for it to determine if the prospective buyer is a Qualified 
Household. If the prospective buyer does not qualify as a Qualified Household, such buyer may not 
purchase the Unit. All subsequent sales shall be executed in accordance with Article 3.2. 

3.2 Resale. The seller of a Residential Unit shall give written notice to the Housing Department of their 
intention to sell (“Notice to Sell”), and after receipt of such notice, the Housing Department shall 
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determine the Maximum Resale Price, as provided in Article 3.32. Upon the Housing Department’s 
determination of the Maximum Resale Price, the sale of the Residential Unit shall be facilitated by 
the Housing Department and shall be completed in accordance with the Rules and Regulations, as 
they may be amended from time to time. At its sole discretion, the Housing Department may 
approve the use of a realtor. Every conveyance of a Residential Unit shall be subject to this 
Restriction and the Rules and Regulations, as they may be amended from time to 
time.  Notwithstanding the foregoing, upon receipt of a Notice to Sell, the Housing Department may 
purchase such Residential Unit. The purchaser of the Residential Unit must attend a compliance 
conference with the Housing Department prior to initial and each subsequent closing on the 
purchase of the Residential Unit. 
 

3.3 Maximum Sale Price.  A Residential Unit may not be sold for a purchase price in excess of the 
“Maximum Sale Price.” The Maximum Sale Price is the Maximum Sale Price as calculated by the 
Housing Department in accordance with the Rules and Regulations, as they may be amended from 
time to time. The Maximum Sale Price for a prospective purchaser is the current owner’s purchase 
price plus an increase in price of the Denver-Aurora-Lakewood CPI (if such ceases to exist then a 
comparable CPI Index as determined in the sole discretion of the Housing Department) or 3%, 
whichever is lower per year of ownership compounded annually, plus the depreciated cost of pre-
approved or government-required capital improvements, plus any other costs allowed by the 
Housing Department, less any required maintenance and/or repair adjustment, all as more fully 
described in the Rules and Regulations.  Notwithstanding the determination of the Maximum Sale 
Price, the actual sales proceeds delivered to a seller may be reduced to account for restoration, 
maintenance, cleaning, or repair of a Residential Unit (including, without limitation, replacement of 
carpets, painting, roof repair, siding maintenance/replacement, etc.) determined necessary in the 
Housing Department’s sole discretion. To ensure that the sales price of any Residential Unit is limited 
to the Maximum Sale Price, no purchaser of a Residential Unit shall assume any obligation of a seller, 
nor shall such purchaser pay or provide to a seller any other form of consideration in connection 
with the sale of the Residential Unit.  The calculation of the Maximum Sale Price, as made by the 
Housing Department, shall be final and binding on all parties. Nothing herein shall be construed to 
constitute a representation or guaranty that, upon the sale of a residential unit, a seller shall obtain 
the entire maximum sale price. 

 
ARTICLE IV 

TERMINATION, AMENDMENT, CORRECTION 
 

4.1 Termination by Choose an item.  insert the Town of Jackson or Teton County, Wyoming. This 
Restriction may be terminated after a determination by Choose an item. insert the Town of Jackson 
or Teton County, Wyoming that this Restriction is no longer consistent with the goal of providing 
affordable housing.    

4.2 Termination Resulting from Foreclosure by a Qualified Mortgagee.  This Restriction as applied to a 
Residential Unit may be terminated by a Qualified Mortgagee in the event of a lawful foreclosure of 
the Residential Unit by such Qualified Mortgagee, as follows:    
4.2.1 The Qualified Mortgagee provided to the Housing Department copies of all notices of intent 

to foreclose and all other notices related to the foreclosure contemporaneously with its 
service of such notices upon Declarant. 

4.2.2 JTCHA did not exercise its rights as provided in Article IV Qualified Mortgage.  
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4.2.3 Termination may occur only after expiration of all applicable redemption periods and 
subsequent recordation of a Sheriff's Deed (or other transfer document as approved by the 
JTCHA in its sole and absolute discretion) conveying title to a purchaser, who is not (i) 
Declarant, (ii) a member of the Qualified Household, (iii) a person affiliated with or related to 
a Declarant or any member of the Qualified Household, or (iv) JTCHA. 

4.2.4 In the event of a foreclosure hereunder, the Qualified Mortgagee shall pay to the Housing 
Department all proceeds remaining, if any, after payment of the Qualified Mortgage loan 
amount, interest, penalties, and fees, which proceeds would have been payable to Declarant 
of the foreclosed Residential Unit.  

4.2.5 Notwithstanding the notice requirements to the Housing Department in this Section, if a 
Qualified Mortgagee has failed to provide the Housing Department copies of all notices of 
intent to foreclose and all notices related to the foreclosure contemporaneously with its 
service on Declarant, such Qualified Mortgagee, prior to foreclosing on the Residential Unit, 
shall provide the Housing Department with notice of its intent to foreclose (“Mortgagee 
Notice”).  The Mortgagee Notice shall include all information relevant to Declarant’s default 
and the actions necessary to cure such default.  JTCHA shall have 45 days from the date of 
the Mortgagee Notice to exercise its rights under Article IV, Qualified Mortgage.  If JTCHA fails 
to exercise its rights within such 45-day period, the Qualified Mortgagee may foreclose on 
the Residential Unit as provided herein.   

4.2.6 Nothing herein shall limit or restrict Declarant's right of statutory redemption, in which event 
this Restriction shall remain in full force and effect.  

4.3 Amendment. This Restriction may be amended by a signed, written amendment executed by both 

Choose an item. insert the Town of Jackson or Teton County, Wyoming and Declarant and recorded 

in the Teton County Clerk’s Office against title to the Residential Unit. 

4.4 Correction. JTCHA may unilaterally correct this Restriction to address scrivener’s errors, erroneous 
legal descriptions, or typographical errors. 

 

ARTICLE V 
QUALIFIED MORTGAGE  

 
4.1 5.1 Qualified Mortgage. Only a mortgage which is a "Qualified Mortgage" shall be permitted to 
encumber a Residential Unit.  A “Qualified Mortgage” is a mortgage that:  
4.1.1 5.1.1 Is the primary construction financing loan and mortgage for initial construction of the 
Residential Unit and related project, or any refinancing of such loan and mortgage, as long as such 
mortgage has a maximum loan to value ratio of 100%; and  
4.1.2 5.1.2 Is a mortgage solely for the purchase or refinance of the loan for the purchase 
(specifically excluding loans taken out for any other purpose, unless otherwise approved by the Housing 
Department) as long as the principal amount of such mortgage at purchase does not exceed 96.5% of 
the purchase price, and thereafter the principal amount of such mortgage, any refinanced mortgage 
and/or additional mortgages combined does not exceed 95% of the then current Maximum Resale Price 
as the same is determined by the Housing Department at the time or times any such mortgage purports 
to encumber the Residential Unit; and  
4.1.3 5.1.3 Rruns in favor of a “Qualified Mortgagee,” defined as:  
4.1.3.1 5.1.3.1 An “institutional lender” such as, but not limited to, a federal, state, or local housing 
finance agency, a bank (including savings and loan association or insured credit union), an insurance 
company, or any combination of the foregoing, the policies and procedures of which institutional lender 
are subject to direct governmental supervision; or   
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4.1.3.2 5.1.3.2 A “community loan fund”, or similar non-profit lender to housing projects for income-
eligible persons (e.g., is not given to or acquired by any individual person); or   
4.1.3.3 5.1.3.3 A non-affiliated, legitimate, “finance company." In no event may such finance company 
be an individual or any entitycompany that is affiliated with or has any affiliation with Declarant or any 
family member of Declarant; or  
4.1.3.4 5.1.3.4 JTCHA or Housing Department for any monies advanced by JHTCA or Housing 
Department in connection with a mortgage or other debt with respect to Residential Unit; or 
4.1.3.5 5.1.3.5 the provider of a loan as described in Article 54.1.  
4.2 5.2 Any mortgage, lien, or other encumbrance executed or recorded against a Residential Unit 
that is not a Qualified Mortgage shall: 
4.2.1 5.2.1 be deemed unsecured; and 
4.2.2 5.2.2 only be a personal obligation of a Declarant and shall not affect or burden, and shall not 
be enforceable against, such Residential Unit. 
4.2.3 5.2.3 Additionally, the execution or recordation of such mortgage, lien, or other encumbrance 
shall be deemed a Breach hereunder, and JTCHA and/or the Housing Department may exercise any and 
all of its remedies hereunder or otherwise, including, without limitation, the right to exercise its Purchase 
Option and Forced Sale.   
4.3 5.3 In the event an Declarant fails to make timely payment owed or otherwise breaches any of 
the covenants or agreements made in connection with any mortgage (Qualified or otherwise), lien, or 
other encumbrance purporting to affect the Residential Unit, or fails to timely make any other payment 
required in connection with the Residential Unit (including without limitation homeowner’s association 
dues and fees, assessments, payments to contractors, materialmen, or other vendors for work 
undertaken for which a lien could be filed against the Residential Unit), the Housing Department shall 
have (in addition to the any other remedies) the right to:  
4.3.1 5.3.1 Cure such default and assume the payments and other obligations of Declarant. In such 
event, Declarant shall be in Breach of this Restriction, and the JTCHA may exercise any and all of its 
remedies hereunder or otherwise, including, without limitation, the right to exercise its Purchase Option 
and Forced Sale. In addition to such remedies, Declarant shall also be liable to the Housing Department 
for any amounts of money advanced.    
4.3.2 5.3.2 Acquire the loan from the lender by paying the balance due together with reasonable 
accrued interest and costs, and the JTCHA shall thereafter have the right to foreclose upon the 
Residential Unit in accordance with the mortgage and other loan documents or take such other action 
as the JTCHA t shall determine.    
4.3.3 5.3.3 Purchase the Residential Unit at any foreclosure sale, and in such event, notwithstanding 
anything to the contrary herein, the Residential Unit shall remain subject to this Restriction.   
ANY LENDER BY ENTERING INTO A LOAN TRANSACTION WITH DECLARANT OF A RESIDENTIAL UNIT 
HEREBY CONSENTS TO THE FOREGOING AND ACKNOWLEDGES THAT ANY INTEREST ACQUIRED BY 
VIRTUE OF ITS LIEN OR MORTGAGE SHALL BE SUBJECT AND SUBORDINATE TO THIS RESTRICTION. 
 

ARTICLE VI 
TRANSFER  

 
6.1 Transfer. The Residential Unit may only be sold in accordance with Articles 3.12 and 3.23, and 

only or transferred as follows, in accordance with the Rules and Regulations:  
6.1.1 Divorce. The provisions contained in this Article 36.1.1 apply only after the Initial Sale of 

the Residential Unit. In the event of the divorce of Declarant, the Housing Department 
may consent to the transfer of the Residential Unit to the spouse, which spouse may not 
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otherwise qualify as a Qualified Household, only upon receipt of an order issued by a 
Court of competent jurisdiction ordering such transfer. 

6.1.2 Death. The provisions contained in this Article 3.1.2 apply only after the Initial Sale of 
the Residential Unit. In the event of the death of Declarant, the Housing Department 
may consent to the transfer of the Residential Unit to an heir or devisee of the deceased, 
which heir or devisee may not otherwise qualify as a Qualified Household, only upon 
receipt of an order issued by a Court of competent jurisdiction ordering such transfer.In 
the event of the death of the Declarant, the transfer of the Residential Unit will be as 
set forth in the Rules and Regulations. 

6.1.3 Nonqualified Transferee. If title to the Residential Unit vests in a Nonqualified 
Transferee, as defined in the Rules and Regulations, the Residential Unit shall 
immediately be listed for sale in accordance with the Sale Provisions of this Restriction 
and in compliance with the Rules and Regulations, or in the alternative, the Housing 
Department may exercise its option herein to purchase the Residential Unit.  The 
following shall apply when the Housing Department determines there is a Nonqualified 
Transferee: 

6.1.3.1 The Housing Department shall provide the Nonqualified Transferee a reasonable 
period within which to qualify as a Qualified Household.   

6.1.3.2 If the Nonqualified Transferee does not qualify as a Qualified Household within such 
reasonable period, they shall cooperate with the Housing Department to effectuate 
the sale, conveyance, or transfer of the Residential Unit to a Qualified Household 
and shall execute any and all documents necessary to such sale, conveyance, or 
transfer.  

6.1.3.3 A Nonqualified Transferee shall comply with this Restriction, the Rules and 
Regulations, the Covenants, Conditions & Restrictions, zoning, and all laws 
governing the ownership, occupancy, use, development, improvement, and transfer 
of the Residential Unit. 

6.1.3.4 A Nonqualified Transferee may only occupy the Residential Unit with the prior 
written consent of the Housing Department. 

 
ARTICLE VII 

GENERAL PROVISIONS 
 
7.1 Breach.  

7.1.1 Breach Defined. Each of the following shall be considered a breach hereof (“Breach”).   
7.1.1.1 A violation of this Restriction, the Rules and Regulations, the Declaration of Covenants, Conditions 

& Restrictions, or any rule or law a violation of which could result in a lien recorded against a 
Residential Unit.    

7.1.1.2 Failure to pay any financial obligation due or failure to perform a non-monetary obligation with 
respect to the Residential Unit which failure to pay or perform could result in a lien recorded 
against a Residential Unit. This includes, without limitation, homeowner dues, property taxes, 
contractor and servicer bills, and payment required by a promissory note secured by a mortgage 
recorded against a Residential Unit. Declarant shall notify the Housing Department in writing of any 
notification received from any party of past due payments or failure to perform within ten (10) 
calendar days of the date ofon the first notice of any such failure to pay or perform.    

7.1.1.3 The Residential Unit is taken by execution or by other process of law, or Declarant is judicially 
declared insolvent, or Declarant assigns or attempts to assign the property for the benefit of 
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creditors, a receiver, trustee, or other similar officer being appointed to take charge of any 
substantial part of the Residential Unit or Declarant’s property by a court of competent 
jurisdiction.    

7.1.1.4 Fraud, perjury, or material misrepresentation by Declarant or an occupant of the Residential Unit 
in the provision of information or documents included in an application, or additional submissions 
of requested documentation by the Housing Department, and related to the mission, goals, 
objectives, requirements, and conditions of JTCHA and its programs.    

7.1.2 Administrative Process. Upon any alleged Breach, the parties must proceed in accordance with the 
default process set forth in the Rules and Regulations, as they may be amended from time to time.   

7.1.3 Court Enforcement. After exhausting the administrative process required by Article 7.15.2 any 
order of the Housing Authority Board may be appealed via in a court of competent jurisdiction as 
defined in Section 5.8 of this Restriction.  

7.1.4 Breach Remedies.  In addition to any other remedies the JTCHA may have at law or equity, in the 
event of Breach, the JTCHA’s remedies shall include, without limitation, the following: 

7.1.4.1 Purchase Option. JTCHA shall have the option to purchase the Residential Unit for the lesser of the 
Maximum Resale Price or the appraised value with this Restriction in place, subject to the 
restrictions of this Article (“Option”) and Article III.  

7.1.4.1.1 If the Option is exercised and a loan described in Article 45.1.1.1  is outstanding, the purchase 
price for the Option shall be the outstanding principal, accrued interest, and reasonable costs 
of such loan, regardless of any other provision of this Restriction (“Purchase Price”).  

7.1.4.1.2 If Declarant has not completed the Initial Sale of all Residential Units and the Housing 
Department exercises the Option against those Residential Units which have not had an Initial 
Sale, the Purchase Price shall be prorated. In such event, the formula for establishing JTCHA’s 
Purchase Price shall be Purchase Price multiplied by [# of units to which Option is exercised / 
(total built - # of Initial Sales)].  By way of example only, if 16 Residential Units are built and 4 
have Initial Sales and the Housing Department exercises the Option on 6 units, the formula 
would be: Purchase Price x [6/(16-4)]…Purchase Price x .50.  

7.1.4.1.3 In exercising its Option, JTCHA shall provide written notice of such to Declarant. Such notice 
shall include the Purchase Price and the timing for the closing of the purchase. The Option must 
be exercised within 90 days from receipt of a notification of a borrower Breach or the property 
foreclosure.    

7.1.4.2 Forced Sale.  JTCHA may require Declarant to sell the Residential Unit in accordance with the resale 
procedures set forth in Article III and the Rules and Regulations.  Such sale shall be subject to this 
Restriction.  

7.1.4.3 Whether JTCHA elects to exercise its Option or requires a Forced Sale, all proceeds, unless 
otherwise required by statute, will be applied in the following order:    

FIRST, to the payment of any unpaid taxes;  
SECOND, to the payment of any Qualified Mortgage;  
THIRD, to assessments, claims, and liens on the Residential Unit (not including any 
mortgage or lien purportedly affecting the Residential Unit which is not a Qualified 
Mortgage);   
FOURTH, to the payment of the closing costs and fees;  
FIFTH, to the 2% facilitation fee to JTCHA;  
SIXTH, to the payment of any penalties assessed against Declarant by JTCHA;  
SEVENTH, to the repayment to JTCHA of any monies advanced by it in connection with a 
mortgage or other debt with respect to a Residential Unit, or any other payment made 
oin Declarant’s behalf;    
EIGHTH, to any repairs needed for the Residential Unit; and  
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NINTH, any remaining proceeds shall be paid to Declarant.    
If there are insufficient proceeds to satisfy the foregoing, Declarant shall remain 
personally beliable for such deficiency.      

7.1.4.4 Appointment of Housing Manager as Attorney-in-Fact.  In the event JTCHA exercises its Option or 
requires a Forced Sale, Declarant hereby irrevocably appoints the Housing Manager as their 
attorney-in-fact to effect any such purchase or sale on their behalf (including without limitation the 
right to cause an inspection of the Residential Unit and make such repairs to the Residential Unit 
as JTCHA, or its designee, may reasonably deem necessary), and to execute any and all deeds of 
conveyance or other instruments necessary to fully effect such purchase or sale and conveyance.     

7.1.5 Limitation on Appreciation at Resale.  JTCHA may fix the Maximum Resale Price of a breaching 
owner’s Residential Unit to the Maximum Resale Price for the Residential Unit as of the date of an 
owner’s Breach (or as of such date after the Breach as JTCHA may determine), and in such event, 
the Maximum Resale Price shall cease thereafter to increase.   

7.1.6 Remedies. JTCHA may, at its discretion, invoke any additional remedies available to it and seek any 
such relief, at law or equity, as may be appropriate, including but not limited to, specific 
performance of this Restriction and the Rules and Regulations; temporary, permanent, or 
preliminary injunctive relief (including prohibiting a proposed sale or transfer); a declaration that a 
sale or transfer is void; a forced sale; and monetary damages of up to $750/day to the extent 
permitted by the Land Development Regulations for violations. Any equitable relief may be sought 
singly or in combination with such other remedies the JTCHA may be entitled to, either pursuant 
to this Restriction, the Rules and Regulations, the applicable Land Development Regulations, or 
under the local, state, or federal law.  

7.1.7 Hold Harmless. In the event of a Breach, Declarant hereby holds Choose an item. insert the Town 
of Jackson or Teton County, Wyoming, JTCHA, and the Housing Department, their officials, 
employees, and agents harmless against any and all claims, suits, or actions of every name, kind, 
and description, and any other loss or cost, including, but not limited to, that caused by the 
concurrent active or passive negligence of Choose an item. insert the Town of Jackson or Teton 
County, Wyoming, JTCHA, and the Housing Department, their officials, employees, and agents.  

7.1.8 Reimbursement. In the event of a Breach, Declarant hereby agrees to reimburse the actual 
expenses, attorney’s fees, and costs for any action the JTCHA and/or Housing Department expends 
to enforce this Restriction. 

7.2 Jackson/Teton County Housing Department Housing Rules and Regulations. The term “Rules and 
Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming 
Administration Procedures Act. If there are no such written policies, procedures, or guidelines (or a 
written policy, procedure, or guideline with respect to a specific matter) then the reference shall be to 
the current applied policy or policies of the Housing Department or its successor. Procedural and 
administrative matters not otherwise addressed in this Restriction shall be as set forth in the Rules and 
Regulations, as the same may be amended from time to time.  In the case of a conflict between this 
Restriction and the Rules and Regulations, this Restriction shall apply. 

7.3 No Legal Action. Neither the Declarant, nor any prospective purchaser, tenant, renter, occupant, or 
other party shall have the right to sue or bring other legal process against Choose an item. insert the 
Town of Jackson or Teton County, Wyoming or the Housing Department, or any person affiliated with 
the Town of Jackson, Teton County, Wyoming, or the Housing Department arising out of this 
Restriction. Neither the Town of Jackson, Teton County, Wyoming, nor the Housing Department shall 
have any liability to any person aggrieved by the decision of the Town of Jackson, Teton County, 
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Wyoming, or the Housing Department regarding eligibility of a Qualified Household or any other matter 
relating to this Restriction. 

7.4 Restriction as a Covenant. This Restriction shall constitute covenants running with the Land and the 
Residential Unit, as a burden thereon, and shall be binding on all parties having any right, title, or 
interest in the Land, the Residential Unit, or any part thereof, their heirs, devisees, successors and 
assigns, and shall inure to the benefit of and shall be enforceable by JTCHA, the Housing Department, 
and Choose an item. insert the Town of Jackson or Teton County, Wyoming. 

7.5 Notices. All notices required to be served upon Declarant and Choose an item. insert the Town of 
Jackson or Teton County, Wyoming and shall be transmitted by one of the following methods: prepaid 
overnight courier; or by postage paid certified mail, return receipt requested, at the address set forth 
below for said party.  Notice shall be effective 1 day after being deposited with an overnight courier, 
or 5 business days after being placed in the mailthe day it is mailed.  
 
To JTCHA / Housing Department:  
Jackson/Teton County Affordable Housing Department  
P.O. Box 714   
Jackson, WY 83001  
 
 With a Copy to:  
Choose an item.insert the Town of Jackson or Teton County, Wyoming.  
Attn: Clerk 
P.O. Box Insert 1687 for Town or 3594 for County.   
Jackson, WY 83001.    
 
Declarant   
To the Address on file with the Teton County Clerk’s Office  

7.6 Attorney’s Fees. In the event Choose an item. any party , JTCHA, or the Housing Department shall be 
required to retain counsel and file suit for the purpose of enforcing the terms and conditions of this 
Restriction, and is the prevailing party, Choose an item. , JTCHA, or the Housing Department shall be 
entitled to recover, in addition to any other relief recovered, a reasonable sum as determined by the 
court for attorney’s fees and costs of litigation. 

7.7 Incorporation of Recitals. All of the recitals hereof are incorporated by this reference and are made a 
part hereof as though set forth at length herein. 

7.8 Choice of Law, Forum. This Restriction and each and every related document, are to be governed by 
and construed in accordance with the laws of the State of Wyoming.  The parties agree that the 
appropriate court in Teton County, Wyoming and/or the Ninth Judicial District for the State of Wyoming 
shall have sole and exclusive jurisdiction over any dispute, claim, or controversy which may arise 
involving this Restriction or its subject matter. Declarant by accepting a deed for the Residential Unit 
hereby submits to the personal jurisdiction of any such court in any action or proceeding arising out of 
or relating to this Restriction.     

7.9 Severability.  Each provision of this Restriction and any other related document shall be interpreted in 
such a manner as to be valid under applicable law; but, if any provision, or any portion thereof, of any 
of the foregoing shall be invalid or prohibited under said applicable law, such provision shall be deemed 
modified to the extent necessary and possible to render it valid and enforceable, or if such modification 
is not possible, such provision shall be ineffective to the extent of such invalidity or prohibition without 
invalidating the remaining provision(s) of such document.  
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7.10 Section Headings.  Paragraph or section headings within this Restriction are inserted solely for 
convenience or reference, and are not intended to, and shall not govern, limit, or aid in the construction 
of any terms or provisions contained herein. 

7.11 Waiver. No claim of waiver, consent, or acquiescence with respect to any provision of this 
Restriction shall be valid against any party hereto except on the basis of a written instrument executed 
by the parties to this Restriction.  However, the party for whose benefit a condition is inserted herein 
shall have the unilateral right to waive such condition. 

7.12 Indemnification. Declarant shall indemnify, defend, and hold JTCHA, the Housing Department, and 
Choose an item. insert the Town of Jackson or Teton County, Wyoming, and each entity’s directors, 
officers, agents, and employees harmless against any and all loss, liability, claim, or cost (including 
reasonable attorneys’ fees and expenses) for damage or injury to persons or property from any cause 
whatsoever on or about the Residential Unit, or for Declarant’s breach of any provision of this 
Restriction. Declarant waives any and all such claims against JTCHA, the Housing Department and 
Choose an item. insert the Town of Jackson or Teton County, Wyoming.  

7.13 Successors and Assigns.  This Restriction shall be binding upon, and inure to the benefit of, the 
parties hereto and their respective successors, heirs, devisees, administrators, and assigns.   

7.14 Governmental Immunity.  Neither Choose an item. insert the Town of Jackson or Teton County, 
Wyoming nor the JTCHA or Housing Department waives governmental immunity by executing this 
Restriction, and each specifically retain immunity and all defenses available to either of them as 
government pursuant to Wyoming. Statutes. Ann. § 1-39-104(a) and any other applicable law.  

  
IN WITNESS WHEREOF, Declarant has executed this instrument on the ______ day of ________, 20__ (the 
“Effective Date”).  
  

OWNER: [insert printed name of ownership entity as recorded on deed] 
  
  
 ________________________________________________________ 

 By: [insert signatory’s printed name]  
Its: [insert signatory’s title]      

  
STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON  ) 

  
On the _________ day of _________ 20____, the foregoing Restriction was acknowledged before me 
by _____________ as ______________________ of ______________________.  

  
Witness my hand and official seal.  

  
(Seal)  

  
  

  
Notary Public  

  
  

Choose an item. Insert Town of Jackson or Teton County  
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  ______________________________________________________ 

 
[insert signatory’s printed name]Insert Mayor or BCC Chair, Choose an item. Insert Mayor or Board 
Chair  

  
ATTEST:  

  
  
  

  
[insert signatory’s printed name]Insert name of Town or County Clerk, Choose an item. Insert Town or 
County Clerk   
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Workforce Rental Deed Restriction for Property  
Located at Click here to enter Name of Dev. and/or [insert address].  

[insert common name] 
  
  
This Deed Restriction (“Restriction”) is made and entered into this ___ day of ____________________, 
20__ (the “Effective Date”), by the undersigned owner of the property (“Declarant”) and Choose an item., 
Wyoming.  
  

RECITALS:  
  

WHEREAS, Declarant holds fee ownership interest in that certain real property, located in Choose an item., 
Wyoming, and more specifically described as follows:  

  
 Click here to enter[insert Legal Description]    

PIDN: ________________[insert PIDN] (“Land”)  
 

  

 
WHEREAS, Declarant developed the Land for a __________square foot insert appropriate description - 
retail/service/office/residential/etc. building, which generated the obligation to provide housing and said 
obligation being set as a condition of approval for Permit No. Insert number, and to place a Workforce 
Program restriction on said housing in accordance with the Jackson/Teton County Housing Department 
Rules and Regulations (Rules and Regulations”). Declarant is restricting:  

• Unit _________, with _______ number of bedrooms. 

• Unit _________, with _______ number of bedrooms.  

• Unit _________, with _______ number of bedrooms.   
(together or individually “Residential Unit”).  

 
WHEREAS, this restriction is Choose an item.; 
 
WHEREAS, the Declarant developed ______________ square feet of Choose an item. floor area on [insert 
Legal Description of off-site location or “the Land”] which generated the requirement by Choose an item. 
Land Development Regulations’ Choose an item. standards and a condition of approval of Permit No. [insert 
permit number(s)] to provide restricted housing, Declarant is restricting:  

• Unit _________, with _______ [number of] bedrooms  

• Unit _________, with _______ [number of] bedrooms  

• Unit _________, with _______ [number of] bedrooms  
  

(together or individually “Residential Unit”).   
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners resolved to form 
the Jackson/Teton County Housing Authority, a duly constituted housing authority pursuant to Wyoming. 
Statutes. §15-10-116, as amended, and its successors or assigns, known as the Jackson/Teton County 
Housing Authority (“JTCHA”);  
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WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners further resolved 
to create the Jackson/Teton County Affordable Housing Department (“Housing Department”) who are 
employees of Teton County and agents acting on behalf of the JTCHA, empowered to enforce this 
Restriction;   
 
WHEREAS, the Jackson Town Council and Teton County Board of County Commissioners have duly enacted 
the Jackson/Teton County Housing Department Rules and Regulations (“Rules and Regulations”) and this 
Restriction is subject to such Rules and Regulations as they are amended from time to time. The term “Rules 
and Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time, and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming Administration 
Procedures Act. If there are no such written policies, procedures, or guidelines (or a written policy, 
procedure, or guideline with respect to a specific matter), then the reference shall be to the current applied 
policy or policies of the Housing Department or its successor. Procedural and administrative matters not 
otherwise addressed in this Restriction shall be as set forth in the Rules and Regulations, as the same may 
be amended from time to time.  In the case of a conflict between this Restriction and the Rules and 
Regulations, this Restriction shall apply.;  
   
WHEREAS, in furtherance of the goals, objectives, requirements, and conditions of Permit No. [insert 
number], and consistent with the Choose an item. ’s goal of providing decent, safe, and sanitary housing to 
qualified employees working in Teton County, Wyoming, that is affordable, Declarant agrees to restrict the 
use and occupancy of the Residential Unit as set forth herein;  
   
WHEREAS, Declarant desires to record this Restriction and declare that the Residential Unit shall be held, 
sold, and conveyed in perpetuity subject to this Restriction and the Rules and Regulations, as they may be 
amended from time to time, which Restriction shall be in addition to all other covenants, conditions, or 
restrictions of record affecting the Residential Unit, and shall be enforceable by JTCHA and Choose an item. 
, Wyoming. Furthermore, Declarant hereby declares that where the term “Declarant” is used in this 
Restriction it includes and means each and every subsequent owner, unless otherwise specifically clarified.  
 
NOW, THEREFORE, in satisfaction of the conditions in, and consideration of Permit No. [insert number], 
Declarant hereby declares, covenants, and agrees for itself and each and every person, organization, 
partnership, or other entity acquiring ownership of the Land and/or Residential Unit, that they such Land 
and/or Residential Unit shall be held, used, occupied, developed, transferred, and conveyed subject to this 
Restriction in perpetuity.    
 

ARTICLE I 

RENTAL BY QUALIFIED HOUSEHOLD 

 

1.1 Qualified Household.  The rental of the Residential Unit shall be limited to natural persons who meet 
the definition of a Qualified Household, as set forth herein and as further defined in the Rules and 
Regulations (“Qualified Household”).  
1.1.1 Employment.  At time of rental and in perpetuity during any and all rental periods, at least one 

member of the Qualified Household must work a minimum of 1,560 hours per year for a Local 
Business, as that term is defined in the Rules and Regulations. 

1.1.2 Income Limit. At time of rental and in perpetuity during any and all rental periods, the Qualified 
Household must earn, at minimum, 75% of its income from a Local Business, as that term is 
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defined in the Rules and Regulations. A maximum of 25% of all Household income may be 
obtained from non-local sources, as set forth in the Rules & Regulations. 

1.1.3 Residential Real Estate. At time of rental and in perpetuity during any and all rental periods, 
no member of the Qualified Household may own (whether individually, in trust, or through an 
entity, including, without limitation, a partnership, limited partnership, limited liability 
company, corporation, association, or the like) real estate except as set forth in the Rules and 
Regulations. 

 

1.2 Tenant Qualification and Verification Requirements. Prior to leasing a unit, Declarant shall collect all 
documentation necessary to determine tenant eligibility and shall ensure that the prospective tenant 
meets the applicable qualification requirements. Declarant shall provide the Housing Ddepartment 
with a fully executed, unredacted copy of the lease agreement prior to the commencement of the 
tenancy and shall retain all written verification documentation for a minimum of two (2) years. 

1.21.3 Qualification Determination by the Housing Department.  The Housing Department shall 
determine, in its sole discretion, whether a prospective renter is a Qualified Household. The 
Department shall use written applications, representations, and information to make the 
determination, which shall include the verification of those materials as necessary and appropriate to 
establish and substantiate eligibility. 

 
 
1.3 Ownership by Housing Department. Notwithstanding the foregoing, JTCHA may purchase and own 

the Residential Unit.  
  

ARTICLE II 
OCCUPANCY, IMPROVEMENT, AND USE 

 
2.1 Rules and Regulations Applicability. All applicable limitations on occupancy, improvement, and use set 

forth in the Rules and Regulations, apply to the Residential Unit.  
2.2 Business Activity.  No business activities shall be carried out in a Residential Unit, except to the extent 

allowed in the Rules and Regulations.  
2.3 Guests.  No persons other than those comprising the Qualified Household, as set forth in the Rules and 

Regulations, may occupy the Residential Unit. Guests over the age of 18 shall not occupy the Residential 
Unit for longer than 10% of the rental period, calculated cumulatively. 

2.4 Maintenance. Declarant shall be responsible for the cost and expense to keep and maintain the 
interior, exterior of the Residential Unit, and all other aspects of the Residential Unit not otherwise 
maintained by a homeowner’s association in a safe, decent, and sanitary condition pursuant to the 
Rules and Regulations. In the event Declarant fails to maintain the Residential Unit in a safe, decent, 
and sanitary condition, the Housing Department may, but is not required to, take action to restore the 
unit to a safe, decent, and sanitary condition, and be reimbursed by Declarant for costs thereof, all as 
set forth in the Rules and Regulations. 

2.5 Capital Improvements. Declarant may only undertake capital improvements to the Residential Unit, 
and only get reimbursed for such, to the extent set forth in the Rules and Regulations. 

2.62.5 Insurance. Declarant shall keep the Residential Unit continuously insured as set forth in the Rules 
and Regulations as determined at the sole discretion of the Housing Department. Declarant shall, as 
often as necessary to prove compliance herewith at all times, furnish and deposit with the Housing 
Department certificates of such insurance policy to be maintained by Declarant with evidence of 
payment of the premiums thereon. 
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2.72.6 Compliance with Laws and CC&Rs. The Residential Unit shall be occupied in full compliance with 
this Restriction; the Rules and Regulations; all laws, statutes, codes, rules, regulations of state, local, 
and federal law; Covenants, Conditions & Restrictions, defined as any set of rules and governing the 
use of the Residential Unit that are recorded in the Teton County Clerk’s records by a Homeowner’s 
Association or other entity; and all supplements and amendments thereto.  

2.82.7 Inspection.  Upon reasonable notice to Declarant, the Housing Department shall have the right to 
inspect the Residential Unit from time to time as set forth in this Restriction and the Rules and 
Regulations. 

2.92.8 Records. Declarant shall maintain  records of service, rental, repair, and maintenance for a period 
of 2 years after their issuance. The Housing Department shall have the right to review the written 
records required to be maintained by Declarant. 

 

2.10 2.9 Renting.  The Residential Unit mustmay  be rented to a Qualified Household to the extent 
allowed required in the Rules and Regulations. In addition to that set forth in the Rules and Regulations, 
the Residential Unit may must be rented for a minimum period of 180 days. 

 

2.11 2.10 Periodic Reporting.  In order to confirm compliance with this Restriction, the Rules and 
Regulations, and other covenants, regulations, ordinances, or rules governing the ownership, occupancy, 
use, improvement, or transfer of the Residential Unit, Declarant shall timely comply with information 
requests, application material submission, and all supplemental requests as set forth in the Rules and 
Regulations. If the Declarant rents the Unit, the Declarant is responsible for timely compliance with all 
reporting requirements. The documentation required to be provided by the Declarant and any 
prospective or current renter may include, but is not limited to, renter applications, 1040 tax returns, W-
2s, employment affidavits, bank statements, court decrees, unredacted leases, etc. 

2.11 Occupancy.  The Residential Unit must be occupied as the Qualified Household’s sole and 
exclusive primary residence, and they must physically reside therein on a full-time basis pursuant to 
the Rules and Regulations.  

 

2.12 2.12 No Owner Occupancy. Declarant shall not reside in or occupy the Residential Unit. For 
purposes of this paragraph, if Declarant is an entity (including, without limitation, a partnership, limited 
partnership, Limited Liability Company, corporation, association, or other) or a trust, this prohibition on 
owner-occupancy extends to any partner, member, shareholder, other principal, or owner of the entity, 
and any trustee or beneficiary of the trust.  

2.13 Vacancy. The Residential Unit may not be vacant for a period greater than 60 consecutive days. 
 

 
ARTICLE III 

SALE 
  

3.1 Sale of The Residential Unit. The Residential Unit may be bought and sold, except that all reporting 
and record-keeping required herein shall be continuous, and any new owner shall obtain the 
required records from the prior owner. Every conveyance of the Residential Unit shall be subject to 
this Restriction. Within 10 days prior to the closing of the sale or other transfer of the Residential 
Unit, seller shall notify the Housing Department of the pending sale or transfer and, prior to closing, 
provide the Housing Department with contact information (including without limitation, mailing 
address, phone number, and email) for the purchaser. The purchaser and manager of the Residential 
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Unit must attend a compliance conference with the Housing Department prior to closing on the 
purchase of the Residential Unit.  

 
ARTICLE IV 

TERMINATION, AMENDMENT, CORRECTION 
  

4.1 Termination by Choose an item. insert the Town of Jackson or Teton County, Wyoming. This 
Restriction may be terminated after a determination by Choose an item. insert the Town of Jackson 
or Teton County, Wyoming that this Restriction is no longer consistent with the goal of providing 
affordable housing. 

4.2 Amendment. This Restriction may be amended by a signed, written amendment executed by both 

Choose an item. insert the Town of Jackson or Teton County, Wyoming and Declarant and recorded 

in the Teton County Clerk’s Office against title to the Residential Unit. 

4.3 Correction. JTCHA may unilaterally correct this Restriction to address scrivener’s errors, erroneous 

legal descriptions, or typographical errors. 

 
 
 

ARTICLE V 
GENERAL PROVISIONS 

 
5.1 Breach.  

5.1.1 Breach Defined. Each of the following shall be considered a breach hereof (“Breach”).   
5.1.1.1 A violation of this Restriction, the Rules and Regulations, the Declaration of Covenants, 

Conditions & Restrictions, or any rule or law a violation of which could result in a lien 
recorded against a Residential Unit.    

5.1.1.2 Failure to pay any financial obligation due or failure to perform a non-monetary obligation 
with respect to the Residential Unit which failure to pay or perform could result in a lien 
recorded against a Residential Unit. This includes, without limitation, homeowner dues, 
property taxes, contractor and servicer bills, and payment required by a promissory note 
secured by a mortgage recorded against a Residential Unit. Declarant shall notify the 
Housing Department in writing of any notification received from any party of past due 
payments or failure to perform within ten (10) calendar days of the date on of the first 
notice of any such failure to pay or perform.    

5.1.1.3 The Residential Unit is taken by execution or by other process of law, or Declarant is 
judicially declared insolvent, or Declarant assigns or attempts to assign the property for 
the benefit of creditors, a receiver, trustee, or other similar officer being appointed to take 
charge of any substantial part of the Residential Unit or Declarant’s property by a court of 
competent jurisdiction.    

5.1.1.4 Fraud, perjury, or material misrepresentation by Declarant or an occupant of the 
Residential Unit in the provision of information or documents included in an application, 
or additional submissions of requested documentation by the Housing Department, and 
related to the mission, goals, objectives, requirements, and conditions of JTCHA and its 
programs.    
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5.1.2 Administrative Process. Upon any alleged Breach, the parties must proceed in accordance with 
the default process set forth in the Rules and Regulations, as they may be amended from time 
to time.   

 
5.1.3 Court Enforcement. After exhausting the administrative process required by Article 5.1.2 any 

order of the Housing Authority Board may be appealed via in a court of competent jurisdiction 
as defined in Section 5.8 of this Restriction.  
 

5.1.4 Breach Remedies.  In addition to any other remedies the JTCHA may have at law or equity, in 
the event of Breach and only if the Residential Unit is legally recognized as an independent lot 
of record or has become legally recognized as an independent lot of record via subdivision since 
the execution of this deed restriction, the JTCHA’s remedies shall include, without limitation, 
the following: 

5.1.4.1 Purchase Option. JTCHA shall have the option to purchase the Residential Unit for the 
lesser of the Maximum Resale Price or the appraised value with this Restriction in place, 
subject to the restrictions of this Article (“Option”) and Article III.  
5.1.4.1.1 If the Option is exercised and a primary construction financing loan and 

mortgage for initial construction of the Residential Unit and related project, or 
any refinancing of such loan and mortgage, as long as such mortgage has a 
maximum loan to value ratio of 100%,loan described in Article 4.1.1.1 is 
outstanding, the purchase price for the Option shall be the outstanding 
principal, accrued interest, and reasonable costs of such loan, regardless of any 
other provision of this Restriction (“Purchase Price”).  

5.1.4.1.2 If Declarant has not completed the Initial Sale of all Residential Units and the 
Housing Department exercises the Option against those Residential Units which 
have not had an Initial Sale, the Purchase Price shall be prorated. In such event, 
the formula for establishing JTCHA’s Purchase Price shall be Purchase Price 
multiplied by [# of units to which Option is exercised / (total built - # of Initial 
Sales)].  By way of example only, if 16 Residential Units are built and 4 have 
Initial Sales and the Housing Department exercises the Option on 6 units, the 
formula would be: Purchase Price x [6/(16-4)]…Purchase Price x .50.  

5.1.4.1.3 In exercising its Option, JTCHA shall provide written notice of such to 
Declarant. Such notice shall include the Purchase Price and the timing for the 
closing of the purchase. The Option must be exercised within 90 days from 
receipt of a notification of a borrower Breach or the property foreclosure.    

5.1.4.2 Forced Sale.  JTCHA may require Declarant to sell the Residential Unit in accordance with 
the resale procedures set forth in Article III and the Rules and Regulations.  Such sale shall 
be subject to this Restriction.  

5.1.4.2.1 The Declarant must obtain an appraisal at their own cost and the appraised value is set as the 
maximum sale price. If after one year, the Residential Unit still remains unsold and the Breach 
has not been cured, the price shall be reduced by 10%. Subsequent 10% reductions in the sale 
price will be made every six months until the Residential Unit is sold or the Breach is cured.  
5.1.4.2  

5.1.4.3 Whether JTCHA elects to exercise its Option or requires a Forced Sale, all proceeds, unless 
otherwise required by statute, will be applied in the following order:    
FIRST, to the payment of any unpaid taxes;  
SECOND, to the payment of any Qualified Mortgage, as defined in the Rules and 
Regulations;  

Formatted: Underline, Pattern: Clear (Background 1)

Formatted: Indent: Left:  0.75",  No bullets or

numbering



Workforce Rental Deed Restriction for Property Located at ____________[insert address/common name] 
Page 7 of 10 

THIRD, to assessments, claims, and liens on the Residential Unit (not including any 
mortgage or lien purportedly affecting the Residential Unit which is not a Qualified 
Mortgage);   
FOURTH, to the payment of the closing costs and fees;  
FIFTH, to the 2% facilitation fee to JTCHA;  
SIXTH, to the payment of any penalties assessed against Declarant by JTCHA;  
SEVENTH, to the repayment to JTCHA of any monies advanced by it in connection with a 
mortgage or other debt with respect to a Residential Unit, or any other payment made 
oin Declarant’s behalf;    
EIGHTH, to any repairs needed for the Residential Unit; and  
NINTH, any remaining proceeds shall be paid to Declarant.    
If there are insufficient proceeds to satisfy the foregoing, Declarant shall remain 
personallybe liable for such deficiency.      

5.1.4.4 Appointment of Housing Manager as Attorney-in-Fact.  In the event JTCHA exercises its 
Option or requires a Forced Sale, Declarant hereby irrevocably appoints the Housing 
Manager as their attorney-in-fact to effect any such purchase or sale on their behalf 
(including without limitation the right to cause an inspection of the Residential Unit and 
make such repairs to the Residential Unit as JTCHA, or its designee, may reasonably deem 
necessary), and to execute any and all deeds of conveyance or other instruments 
necessary to fully effect such purchase or sale and conveyance.     

5.1.5 Limitation on Appreciation at Resale.  JTCHA may fix the Maximum Resale Price of a breaching 
owner’s Residential Unit to the Maximum Resale Price for the Residential Unit as of the date of 
an owner’s Breach (or as of such date after the Breach as JTCHA may determine), and in such 
event, the Maximum Resale Price shall cease thereafter to increase.   

5.1.65.1.5 Remedies. JTCHA may, at its discretion, invoke any additional remedies available to it and 
seek any such relief, at law or equity, as may be appropriate, including but not limited to, specific 
performance of this Restriction and the Rules and Regulations; temporary, permanent, or 
preliminary injunctive relief (including prohibiting a proposed sale or transfer); a declaration 
that a sale or transfer is void; a forced sale; and monetary damages of up to $750/day to the 
extent permitted by the Land Development Regulations for violations. Any equitable relief may 
be sought singly or in combination with such other remedies the JTCHA may be entitled to, 
either pursuant to this Restriction, the Rules and Regulations, the applicable Land Development 
Regulations, or under the local, state, or federal law.  

5.1.75.1.6 Hold Harmless. In the event of a Breach, Declarant hereby holds Choose an item. insert the 
Town of Jackson or Teton County, Wyoming, JTCHA, and the Housing Department, their officials, 
employees, and agents harmless against any and all claims, suits, or actions of every name, kind, 
and description, and any other loss or cost, including, but not limited to, that caused by the 
concurrent active or passive negligence of Choose an item. insert the Town of Jackson or Teton 
County, Wyoming, JTCHA, and the Housing Department, their officials, employees, and agents.  

5.1.85.1.7 Reimbursement. In the event of a Breach, Declarant hereby agrees to reimburse the actual 
expenses, attorney’s fees, and costs for any action the JTCHA and/or Housing Department 
expends to enforce this Restriction. 

5.2 Jackson/Teton County Housing Department Housing Rules and Regulations. The term “Rules and 
Regulations” is defined as the Jackson/Teton County Housing Department Rules and Regulations, as 
the same may be amended from time to time and which are codified in the Municipal Code of the Town 
of Jackson, and enacted by resolution of Teton County, Wyoming pursuant to the Wyoming 
Administration Procedures Act. If there are no such written policies, procedures, or guidelines (or a 
written policy, procedure, or guideline with respect to a specific matter) then the reference shall be to 
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the current applied policy or policies of the Housing Department or its successor. Procedural and 
administrative matters not otherwise addressed in this Restriction shall be as set forth in the Rules and 
Regulations, as the same may be amended from time to time.  In the case of a conflict between this 
Restriction and the Rules and Regulations, this Restriction shall apply. 

5.3 No Legal Action. Neither the Declarant, nor any prospective purchaser, tenant, renter, occupant, or 
other party shall have the right to sue or bring other legal process against Choose an item. insert the 
Town of Jackson or Teton County, Wyoming or the Housing Department, or any person affiliated with 
the Town of Jackson, Teton County, Wyoming, or the Housing Department arising out of this 
Restriction. Neither the Town of Jackson, Teton County, Wyoming, nor the Housing Department shall 
have any liability to any person aggrieved by the decision of the Town of Jackson, Teton County, 
Wyoming, or the Housing Department regarding eligibility of a Qualified Household or any other matter 
relating to this Restriction. 

5.4 Restriction as a Covenant. This Restriction shall constitute covenants running with the Land and the 
Residential Unit, as a burden thereon, and shall be binding on all parties having any right, title, or 
interest in the Land, the Residential Unit, or any part thereof, their heirs, devisees, successors and 
assigns, and shall inure to the benefit of and shall be enforceable by JTCHA, the Housing Department, 
and Choose an item. insert the Town of Jackson or Teton County, Wyoming. 

5.5 Notices. All notices required to be served upon Declarant and Choose an item. insert the Town of 
Jackson or Teton County, Wyoming and shall be transmitted by one of the following methods: prepaid 
overnight courier; or by postage paid certified mail, return receipt requested, at the address set forth 
below for said party.  Notice shall be effective the day it is mailed. 1 day after being deposited with an 
overnight courier, or 5 business days after being placed in the mail.  
 
To JTCHA / Housing Department:  
Jackson/Teton County Affordable Housing Department  
P.O. Box 714   
Jackson, WY 83001  
 
 With a Copy to:  
Choose an item.insert the Town of Jackson or Teton County, Wyoming.  
Attn: Clerk 
P.O. Box Insert 1687 for Town or 3594 for County.   
Jackson, WY 83001.    
 
Declarant   
To the Address on file with the Teton County Clerk’s Office  

5.6 Attorney’s Fees. In the event Choose an item. any party , JTCHA, or the Housing Department shall be 
required to retain counsel and file suit for the purpose of enforcing the terms and conditions of this 
Restriction, and is the prevailing party, Choose an item. , JTCHA, or the Housing Department shall be 
entitled to recover, in addition to any other relief recovered, a reasonable sum as determined by the 
court for attorney’s fees and costs of litigation. 

5.7 Incorporation of Recitals. All of the recitals hereof are incorporated by this reference and are made a 
part hereof as though set forth at length herein. 

5.8 Choice of Law, Forum. This Restriction and each and every related document, are to be governed by 
and construed in accordance with the laws of the State of Wyoming.  The parties agree that the 
appropriate court in Teton County, Wyoming and/or the Ninth Judicial District for the State of Wyoming 
shall have sole and exclusive jurisdiction over any dispute, claim, or controversy which may arise 
involving this Restriction or its subject matter. Declarant by accepting a deed for the Residential Unit 
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hereby submits to the personal jurisdiction of any such court in any action or proceeding arising out of 
or relating to this Restriction.     

5.9 Severability.  Each provision of this Restriction and any other related document shall be interpreted in 
such a manner as to be valid under applicable law; but, if any provision, or any portion thereof, of any 
of the foregoing shall be invalid or prohibited under said applicable law, such provision shall be deemed 
modified to the extent necessary and possible to render it valid and enforceable, or if such modification 
is not possible, such provision shall be ineffective to the extent of such invalidity or prohibition without 
invalidating the remaining provision(s) of such document.  

5.10 Section Headings.  Paragraph or section headings within this Restriction are inserted solely for 
convenience or reference, and are not intended to, and shall not govern, limit, or aid in the construction 
of any terms or provisions contained herein. 

5.11 Waiver. No claim of waiver, consent, or acquiescence with respect to any provision of this 
Restriction shall be valid against any party hereto except on the basis of a written instrument executed 
by the parties to this Restriction.  However, the party for whose benefit a condition is inserted herein 
shall have the unilateral right to waive such condition. 

5.12 Indemnification. Declarant shall indemnify, defend, and hold JTCHA, the Housing Department, and 
Choose an item. insert the Town of Jackson or Teton County, Wyoming, and each entity’s directors, 
officers, agents, and employees harmless against any and all loss, liability, claim, or cost (including 
reasonable attorneys’ fees and expenses) for damage or injury to persons or property from any cause 
whatsoever on or about the Residential Unit, or for Declarant’s breach of any provision of this 
Restriction. Declarant waives any and all such claims against JTCHA, the Housing Department and 
Choose an item. insert the Town of Jackson or Teton County, Wyoming.  

5.13 Successors and Assigns.  This Restriction shall be binding upon, and inure to the benefit of, the 
parties hereto and their respective successors, heirs, devisees, administrators, and assigns.   

5.14 Governmental Immunity.  Neither Choose an item. insert the Town of Jackson or Teton County, 
Wyoming nor the JTCHA or Housing Department waives governmental immunity by executing this 
Restriction, and each specifically retain immunity and all defenses available to either of them as 
government pursuant to Wyoming. Statutes. Ann. § 1-39-104(a) and any other applicable law.  

  
IN WITNESS WHEREOF, Declarant has executed this instrument on the ______ day of ________, 20__ (the 
“Effective Date”).  
  

OWNER: [insert printed name of ownership entity as recorded on deed] 
  
 ________________________________________________________ 
 By: [insert signatory’s printed name]  

Its: [insert signatory’s title]        
  

STATE OF WYOMING  ) 
    ) ss. 
COUNTY OF TETON  ) 

  
On the _________ day of _________ 20____, the foregoing Restriction was acknowledged before me 
by _____________ as ______________________ of ______________________.  

  
Witness my hand and official seal.  

  
(Seal)  
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Notary Public  

  
  

Choose an item. Insert Town of Jackson or Teton County  
  
  
 ______________________________________________________ 

  
[insert signatory’s printed name]Insert Mayor or BCC Chair, Choose an item.Insert Mayor or Board Chair  

  
ATTEST:  

  
  
  

  
[insert signatory’s printed name]Insert name of Town or County Clerk, Choose an item.Insert Town or 
County Clerk   



  
STATEMENT/PURPOSE    
To provide a summary of the Standards of Cover report by Emergency Services Consulting International (ESCI) 
and to seek direction regarding the development of Operational Performance Standards for consideration of 
adoption at a future joint meeting. 
 
BACKGROUND/ALTERNATIVES   
ESCI, the consulting firm of the International Association of Fire Chiefs, was engaged by Teton County to conduct 
a comprehensive strategic planning process for Jackson Hole Fire/EMS (JHFEMS). A primary objective of this 
partnership was to develop a Standard of Cover report, distinct from the broader strategic plan, that would guide 
operational decisions and improve service delivery for the community. 

 
The Standard of Cover process began with an extensive data collection and analysis phase. ESCI reviewed 
historical incident data, response times, resource allocation, and service demand patterns across Teton County. 
National standards and best practices were evaluated to benchmark JHFEMS performance and identify areas for 
improvement.  
 
Multiple service delivery scenarios were modeled to assess financial impacts, operational feasibility, and potential 
outcomes for each approach. These scenarios considered current staffing, apparatus deployment, station locations, 
and community risk profiles. Each scenario was evaluated for its ability to enhance emergency response 
capabilities, resiliency, and overall community safety. 
 
Key recommendations arising from the study include optimizing station placement to reduce response times, 
investing in targeted staffing enhancements, and updating apparatus deployment strategies to better match service 
demand. The report also emphasizes the importance of continued data-driven decision making.  
 
ESCI advises the adoption of a phased implementation plan that allows JHFEMS to address operational gaps 
while managing budgetary constraints incrementally. 
 
COMPREHENSIVE PLAN ALIGNMENT   
The review of the report is consistent with Section 8: Quality Community Service Provision goal to: Timely, 
efficiently and safely deliver quality services and facilities in a fiscally responsible and coordinated manner. In 
addition, Section 8: Quality Community Service Provision provides policy direction on this topic as follows: 
Policy 8.1.e: Budget for service delivery. Budgeting allows for an annual commitment to service delivery 
objectives. Each year, the Town and County will evaluate service delivery objectives during the budgeting 
process, make appropriate modifications to the delivery approach, and affirm the desired service level with the 
appropriate amount of funding.  
 

 
 

SUBMITTING DEPARTMENT:  Fire/EMS            PRESENTER: Chief Mike Moyer & Joe Powers (ESCI) 

MEETING DATE:  December 1, 2025 

SUBJECT: Standards of Cover report  

 
 

JOINT MEETING 
AGENDA DOCUMENTATION TOWN 

COUNCIL 
 



STAKEHOLDER ANALYSIS   
Stakeholder engagement played a pivotal role in the development of the report, with input from department 
leadership, staff, and community representatives informing the analysis and recommendations. All residents and 
visitors to the Town and County are stakeholders in delivery, funding, and governance of government services. 
ESCI worked closely with JHFEMS leadership to ensure recommendations were tailored to local needs, priorities, 
and fiscal realities. 
 
FISCAL IMPACT   
Dependent on level of service decisions. 
 
STAFF IMPACT   
Significant staff time has been invested in development of the report. The efforts will continue as directed by the 
boards. 
 
LEGAL REVIEW   
Gingery & Colasuonno 
 
ATTACHMENTS   
Standards of Cover PowerPoint presentation  
2025 Standards of Cover report 
 
RECOMMENDATION   
Staff and ESCI representative will provide a summary of the report’s recommendations and level of service 
options for the boards to consider. Staff recommend that the boards direct staff to create recommended 
operational performance standards utilizing a Populated Response Area methodology for consideration of 
adoption at a future joint meeting. 
 
SUGGESTED MOTION   
Teton County motion:  
I move to direct Jackson Hole Fire/EMS to develop recommended Operational Performance Standards for 
consideration of adoption by the board at a future meeting. 
 
Town of Jackson motion:   
I move to direct Jackson Hole Fire/EMS to develop recommended Operational Performance Standards for 
consideration of adoption by Council at a future meeting. 
 



STANDARDS 
OF COVER



ESCI Overview
Jackson Hole Fire/EMS 

Project Team
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Scott  Moore (MO)

Joe Powers (VA)



Jackson Hole Fire/EMS

Project Focus:
• Community-Driven Strategic Plan

• Evaluate Current Operational Deployment

• Evaluate Staffing & Support Structures

• Community Risk Assessment

• Benchmark Performance: Industry Standards

• Define Current & Future Service Gaps

• Findings & Recommendations for Enhancements



Key Findings

Ever-Changing Community
•Population fluctuation is constant with tourism and 

residents.

Continued Community Development

• Emergency Service Capacity Must Grow with Increased Demand



Key Findings

Emergency Resource Island

• There is limited neighboring resources for automatic/mutual aid

Cross-Staffing Presents Island-Life Challenges

• Station 1 & Station 6 can each handle one call with one resource 
when minimally staffed.

Combination System Requires Maintenance

• Policy, Expectations, Deployment, & Acknowledge Practical Realities



Key Findings

Data Challenges Informed Decision-Making

• Emergency response data has reliability and validity issues

Adopted Performance Standards Can Inform the Future

• Defined the Level of Service Based on the Level of Community 
Tolerance



Key Findings

Training Program Requires Enhanced Capacity

• Non-Operational Staffing Should Match the Operational Support 
Needs

Resource & Staff Development Requires Early Action

• Plans are Needed to Address Service Gaps in the Populated Service 
Area



Definitions

Combination System

Cross-Staffing Model

Minimum Staffing

Standards of Cover

Performance Standards

Effective Response Force

Community Risk Tolerance 



Recommendations

STAFFING & SYSTEM SUPPORT

• Staff Fire Station 7 (Two Options)

• Formalize Volunteer Performance Measures 

• Support Permanent Staffing Models/Avoid Cross-Staffing



Recommendations

STAFFING & SYSTEM SUPPORT

•Add One Full-Time Chief to Oversee Training

• Establish a Residential Volunteer Program & Build Station 8

•Add Additional Ambulance to Off Set the Demand from 
Teton Village (Winter) & Jackson (Summer).



Recommendations

DATA & PERFORMANCE MEASURES

•Verify the 911 Center Call Processing Performance

•Records Management Items:
• Evaluate Response Priority Reporting
• Report Latitude/Longitude for Each Incident
• Improve the 911 Center’s data collection and timestamps



Recommendations

DATA & PERFORMANCE MEASURES (continued)

•Adopt Community-Specific Response Time Standards

•Reporting JHFEMS’s Performance Quarterly

•Update the Populated Service Area Annually



Populated Response Area

Purpose of the PRA:
• Establish a Primary Response Area

• Measure Performance in the PRA

• Establish Performance Standards
• Inside the PRA
• Outside the PRA

The current PRA was established through 
parcel, address point, and incidents response 

density. ESCI’s intention is for JHFEMS to 
develop a community-driven PRA

Visualization for Information Only



Sample Response Standards

ESCI recommends that Teton County and the Town of Jackson establish 
a system-wide set of community-specific response standards that 

JHFEMS will report on quarterly to each set of governing body.



Questions & Discussion
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Current JHFEMS Capacity



Scenario A



Scenario A-1



Scenario B



Scenario C



Scenario D



Scenario E



Scenario Summary

Scenario Description

Square Miles 

w/in 

8 Mins.

Improvement 
Incidents w/in 

8 Mins.
Improvement

Address Points 

w/in 8 Mins.
Improvement

Baseline
Current Staffing & Station 

Locations
12.45 N/A 7660 N/A 6565 N/A

Scenario 

A
Relocate & Staff Fire Station 7 17.06 37% 8695 14% 8205 25%

Scenario 

A-1

Staff Fire Station 7 in the 

Current Location
18.79 51% 8,827 16% 8,636 32%

Scenario 

B

Build a New a Fire Station 

North of the Town of Jackson
16.37 32% 8362 9.20% 7314 11.40%

Scenario 

C

Staff Additional Ambulance at 

Teton Village
14.47 16.20% 8655 12.90% 7666 16.80%

Scenario 

D

Consolidate and Fully Staff 

Teton Village
14.47 16.20%

8655 (+TVFD 

fire incidents)
12.90% 7666 16.80%

Scenario 

E
Elimination of Cross-Staffing 12.45 N/A 7660 N/A 6565 N/A



1-800-757-3724

info@esci.us www.esci.us

www.esci.us

2025 Standard of Cover
Jackson Hole Fire/EMS

Wyoming
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Executive Summary
Emergency Services Consulting International (ESCI), the consulting firm of the 
International Association of Fire Chiefs, was engaged by Teton County, Wyoming, to 
conduct a comprehensive strategic planning process for Jackson Hole Fire/EMS 
(JHFEMS). The primary objective of this partnership was to develop a Standard of Cover 
report, distinct from the broader strategic plan, that would guide operational decisions 
and improve service delivery for the community. 

The Standard of Cover process began with an extensive data collection and analysis 
phase. ESCI reviewed historical incident data, response times, resource allocation, and 
service demand patterns across Teton County. National standards and best practices 
were evaluated to benchmark JHFEMS performance and identify areas for improvement. 
Stakeholder engagement played a pivotal role, with input from department leadership, 
staff, and community representatives informing the analysis and recommendations. 

Multiple service delivery scenarios were modeled to assess financial impacts, 
operational feasibility, and potential outcomes for each approach. These scenarios 
considered current staffing, apparatus deployment, station locations, and community 
risk profiles. ESCI worked closely with JHFEMS leadership to ensure recommendations 
were tailored to local needs, priorities, and fiscal realities. Each scenario was evaluated 
for its ability to enhance emergency response capabilities, resiliency, and overall 
community safety. 

Key recommendations arising from the study include optimizing station placement to 
reduce response times, investing in targeted staffing enhancements, and updating 
apparatus deployment strategies to better match service demand. The report also 
emphasizes the importance of continued data-driven decision-making, ongoing 
training, and community outreach to foster preparedness and resilience. ESCI advises 
the adoption of a phased implementation plan that allows JHFEMS to address 
operational gaps while managing budgetary constraints incrementally. 

Overall, these Standard of Cover reports provide Teton County and Jackson Hole 
Fire/EMS with a framework for informed decision-making, ensuring that fire and 
emergency medical services remain responsive, efficient, and aligned with best 
practices. By implementing these recommendations, JHFEMS can enhance its ability to 
protect lives and property, foster community trust, and achieve sustainable growth in 
service capacity. 
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Introduction
Emergency Services Consulting International (ESCI), the consulting firm of the 
International Association of Fire Chiefs, was contracted by Teton County to undertake a 
comprehensive strategic planning process for Jackson Hole Fire/EMS (JHFEMS). This 
collaboration aimed to ensure the highest standards of service and preparedness for 
the community. Although the strategic plan is documented separately, this report 
focuses on the standards of cover developed through data analytics, national 
standards, and best practices. The goal is to provide a robust framework that guides 
the operations and enhances the efficacy of Jackson Hole Fire/EMS in protecting and 
serving the residents of Teton County. 
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Organizational Overview

Service Area Population & Demographics
The Jackson Hole Fire/EMS response area and defined boundaries are not 
straightforward. JHFEMS works closely with the National Park Service, United States 
Forest Service, Wyoming State Forestry, Teton Village Fire District, Jackson Hole Airport 
Fire Department, and Teton County (Idaho) to provide first-due response, mutual aid, 
and automatic aid to Teton County, WY. Grand Teton National Park and Yellowstone 
National Park provide EMS, wildland, and structure fire response. Within the National 
Forest, the USFS provides only wildland fire response, while Jackson Hole Fire/EMS 
handles all EMS and structure fire response. Generally, the following figure illustrates 
the area of primary responsibility for Jackson Hole Fire/EMS. 

Yellowstone National Park and Grand Teton National Park account for nearly 44.7% of 
Teton County’s land, and federal resources generally cover emergency response.  

The service area in 2025 is characterized by a median household income of $114,562, 
reflecting a relatively affluent community. It is essential to note that only a small 
percentage of the total Teton County land area is privately owned; the federal and state 
governments own the remainder. Although the U.S. Census indicates the daytime 
population density is low, with only 11.8 people per square mile, the Jackson Hole 
Visitor & Tourism Board states otherwise. According to that board, the area receives an 
average of 25,000 visitors daily. With a census population of 22,473, this brings the 
whole community’s population to 47,473.  
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Housing data reveals that 26% of units are vacant, and 29% of homes were built before 
1980, suggesting a mix of older and potentially underutilized housing stock. The 
population is aging, with 17% older than age 65, and 12% of households include 
individuals with disabilities. The daily population shift is difficult to define because of 
the seasonal impacts of tourism and the workforce; however, local resources state that 
an average of 9,827 workers commute in and out of the area daily. Reports from the 
Wyoming Department of Transportation show that, during the summer months, more 
than 20,000 vehicles travel through the Teton Pass in and out of the Jackson Hole 
community. For more information on tourism, refer to the section titled “

 on page 13. 

Social support indicators show that 2% of households receive public assistance, and 6% 
are below the poverty line. The housing market is relatively balanced, with 41% of 
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homes renter-occupied and 59% owner-occupied. Many homes (28%) have gas 
appliances and require carbon monoxide alarms. Interestingly, there are no 
households without a vehicle, indicating a high level of vehicle ownership. The school-
age population (grades 1-8) makes up 9% of the community, while high school-aged 
individuals account for 4%. Education levels are fairly high, with 46% of residents 
holding a college degree.

As an additional reference to bring attention to the complexity of the Teton County 
land ownership and responsibility environment, the following figure shows a Teton 
County land map. In the figure, to the west are the Caribou-Targhee National Forest 
and the Jedidiah Smith Wilderness, to the east and south are the Bridger-Teton 
National Forest, and to the north is Yellowstone National Park. Because of the 
complexity of the environment, it’s difficult to obtain and define the exact borders for 
the area of responsibility. 

The following two figures outline land ownership and the community’s profile.
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Impacts of Tourism
Referring to the Jackson Hole Travel & Tourism Board’s (JHTTB) 2024 Annual Report, 
tourism in the area profoundly impacts the local economy and community. In 2023, 
travel-related spending in Teton County reached an impressive $1.688 billion, making 
a significant contribution to the financial health of local businesses. This influx of 
visitors supports the economy and generates substantial tax revenue, with $98.7 
million in visitor-paid taxes collected during the year. These funds are crucial for 
maintaining and improving public services, including fire safety and emergency 
response capabilities. The following figure, using public data from the JHTTB, shows 
that, on average in 2023, the daily population can rise as high as 57,031 in the 
summer. The average daily population shown in the following figure includes visitors, 
residents, commuters, and part-time residents.

The JHTTB plays a vital role in managing and supporting the tourism industry. Its
visitor services team interacted with over 600,000 visitors during their stays in the 
destination and assisted more than 37,000 people as they planned their trips. This 
level of engagement ensures that tourists are well-informed about safety protocols, 
including fire safety measures, which are essential for preventing incidents and 
ensuring the well-being of both visitors and residents. The following figure illustrates 
visitation in the community.
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Moreover, the economic benefits of tourism extend to job creation, with 8,198 local 
jobs supported by the tourism industry. These employment opportunities are critical 
for the community, providing livelihoods for many residents and contributing to the 
region's overall stability. The revenue generated from tourism also enables the JHTTB 
to fund various environmental protection efforts, such as fire prevention initiatives, 
which are crucial for maintaining the natural beauty and safety of Jackson Hole.

In summary, tourism in Jackson Hole brings significant economic benefits and supports 
essential public services, including fire safety. The JHTTB's efforts in managing tourism 
and promoting safety protocols play a crucial role in ensuring that the community and 
its visitors can enjoy a safe and thriving environment.

Socioeconomic Landscape
Jackson Hole and Teton County present a unique socioeconomic landscape 
characterized by a significant wealth gap. This area is known for its stunning natural 
beauty, attracting affluent individuals and families who own large homes and estates. 
The local economy heavily relies on this wealthy population, as many local businesses 
and individuals provide landscaping, home maintenance, and personal assistance.

Local businesses and workers in Jackson Hole often depend on the affluent residents 
for employment opportunities. Jobs in hospitality, real estate, construction, and 
personal services are prevalent, catering to the needs of homeowners. This dynamic 
creates a robust service industry that supports the local economy.

Affordable housing is a critical issue in Teton County. The high cost of living and real 
estate prices make it challenging for the working population to find affordable homes. 
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The Teton County Affordable Housing Department has initiatives in place to address 
this issue, including the development of affordable rental and ownership units. These 
programs aim to ensure that a significant portion of the workforce can live locally, 
contributing to a diverse and well-functioning community. 

The wealth gap in Jackson Hole is one of the most pronounced in the United States. 
Teton County has the highest per-capita income from assets, highlighting the 
concentration of wealth in the area. This disparity is evident in the contrast between 
the ultra-wealthy residents and the working population, the latter of whom often 
struggle with the high cost of living and limited affordable housing options. 

Overall, while Jackson Hole and Teton County benefit from the economic contributions 
of their affluent residents, the community faces significant challenges related to 
affordable housing and economic inequality. Efforts to bridge this gap are ongoing, 
with a focus on creating a more inclusive and sustainable community. 

History & Formation of the Department 
Jackson Hole Fire/EMS was founded in 2004. Before its establishment, each fire station 
in Teton County operated as an individual volunteer fire department, and a hospital-
based service provided EMS. Integrating a single, unified department under the Joint 
Powers Authority (JPA) allowed for more efficient and coordinated emergency services 
across the region. This consolidation brought together the resources and personnel of 
multiple stations, enhancing the overall capability to respond to emergencies in both 
the Town of Jackson and Teton County. 

Description of the Services Provided
Jackson Hole Fire/EMS provides comprehensive emergency response services, including 
responses to medical emergencies, structure fires, wildland fires, and hazardous 
incidents. The organization also engages in emergency management, fire prevention, 
code enforcement, electrical safety inspection, public education, and training. JHFEMS 
boasts a robust team of 114 members, consisting of 46 career staff and 68 volunteers.  

JHFEMS operates out of six stations, two of which are staffed by career personnel. Each 
station has a Type 1 engine, a tender with a 3,000-gallon capacity, and various 
wildland units (Types 3 and 6). JHFEMS also operates rescue trucks and five transport 
ambulances offering advanced life support. Additional resources include a 100-foot 
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aerial, hazmat units, mass casualty trailers equipped for 50 patients, and a tactical EMS 
(TEMS) team that ensures 24/7 emergency response. 

Station 1 (Jackson) is equipped with Engine 11 and Medic 10 and staffed by a three-
person crew, while Station 6 (Moose-Wilson Road) is equipped with Engine 61 and 
Medic 60 and is staffed by a three-person crew. Both stations operate with A-B-C 
shifts on a 48/96 schedule at the paramedic level. The operations staff in fire stations 
are supervised by company officers and a battalion chief. As a note, JHFEMS is 
budgeted to provide five personnel at Station 1 and four at Station 6. The additional 
authorized positions provide “staffing relief” to ensure JHFEMS does not drop below the 
minimum staffing level. 

The Prevention Division is active in reviewing plans for new construction projects and 
conducting electrical permits, plan reviews, and inspections (over 2,000 annually). 
They also review wildland-urban interface areas and fire systems, including fire 
sprinklers, fire alarms, and commercial cooking systems. Annual maintenance 
inspections are prioritized based on risk, and the division also handles fire 
investigations and car seat inspections. Public education and school programs are key 
components of their prevention strategy.  

The Training Division is responsible for overseeing a comprehensive training program 
tailored to fire and EMS education, as well as professional development. This division 
manages certifications for EMR, EMT, EMT-I, paramedics, firefighters, apparatus 
operators, and fire officers, as well as commercial driver's licenses. Training also 
handles specialty certifications such as hazmat technician, swift water rescue 
technician, and rope rescue certification. 

Additionally, the Training Division maintains thorough records on all certifications, 
training sessions, and physical fitness evaluations. It is responsible for the oversight of 
the training facility and the development of training programs. This division is 
managed by one captain who coordinates training efforts and utilizes expertise from 
available operations personnel to address any instructional needs that arise. 

The Training Division also leads wildland fire training, leveraging resources like The 
Ember Shower and IBHS Wildfire Research. The Community Wildfire Protection Plan 
(CWPP) serves as a collaborative, community-driven framework that outlines local 
priorities for mitigating wildfire risk. This non-regulatory document guides fuel 
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treatments, safe and effective wildfire response, public education programs, and 
community preparedness.  

In the past, the Training Division was staffed with a Battalion Chief and Training 
Captain.  Through personnel and resource transfer, the Training Division is now staffed 
with one member, the Training Captain. The workload appears to exceed the capacity 
of one full-time employee. 

Recommendation 1: ESCI recommends conducting a workload analysis of the Training
Division and considering the addition of one full-time employee (at a chief officer 
level) to oversee the administration and operational deployment of training. 

Teton County Emergency Management (TCEM) operates as a division of Jackson Hole 
Fire/EMS. The responsibilities of TCEM encompass all phases of emergency 
management, including preparedness, response, recovery, and mitigation, specifically 
for Teton County. Additionally, TCEM extends these services to the Town of Jackson 
through an emergency management resolution. The division collaborates with local, 
state, and federal agencies, as well as non-governmental organizations, to develop, 
maintain, and implement a range of emergency plans. Furthermore, TCEM provides 
training and develops emergency exercises for both citizens and first responders. The 
division is staffed by two full-time employees: the emergency management 
coordinator, who is nominated by the Board of County Commissioners and appointed 
by the governor in accordance with state statute; and an emergency management 
program specialist. 

JHFEMS collaborates with multiple entities, including the National Park Service, the 
United States Forest Service, Wyoming State Forestry, the Teton Conservation District, 
non-profits, industry partners, and individual landowners.  

Governance & Lines of Authority 
Jackson Hole Fire/EMS operates under a Joint Powers Authority (JPA), established 
through a 2004 agreement between the Town of Jackson and Teton County. This 
governance structure allows for coordinated management and funding of fire 
protection and emergency medical services across both jurisdictions. JHFEMS combines 
paid and volunteer staff, with all employees officially working for Teton County. The 
fire chief, hired by the county administrator, oversees JHFEMS's operations, including 
fire suppression, prevention, emergency medical response, and emergency 
management. JHFEMS's funding is shared between the Town of Jackson and Teton 
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County, with a 46/54 split, respectively. This collaborative approach ensures efficient 
resource allocation and unified command, enhancing the safety and well-being of the 
community. 

Financial Analysis
Funding & Budget Process 
JHFEMS operates under a unique funding structure as a jointly funded department by 
both Teton County and the Town of Jackson. This partnership allows for shared 
oversight but can also create friction during the budgeting process—particularly when 
determining staffing levels or capital investments. The Town of Jackson's significant 
role in financial decision-making, owing to its funding contribution, means that 
alignment between both entities is essential but not always guaranteed. Against this 
backdrop, JHFEMS follows a structured, multi-phase budget process designed to 
incorporate input from leadership, operations staff, and financial administrators. 

 Teton County and the Town of Jackson jointly fund JHFEMS. The Town of Jackson 
has significant input into budget decisions due to this joint funding 
arrangement. This can lead to challenges where the Town of Jackson and Teton 
County may disagree on funding levels, particularly for new full-time employees 
or capital expenses. 

 The budget process for JHFEMS begins early in the fall with CIP (Capital 
Improvement Planning) for a five-year period. This is presented as a forecast to 
the Teton County commissioners and Town Council, but no approvals are 
necessarily made at this stage. 

 Formal budget planning commences in January. The fire chief prepares a budget 
proposal that is reviewed by the county administrator, who makes 
recommendations. Subsequently, the fire chief presents this proposal to the 
joint boards of the County Commission and the Town Council. 

 Divisional budgets are often presented by battalion chiefs and assistants and 
integrated into the larger system using OpenGov software. Station captains also 
provide input and make requests for operational or capital expenses using a 
departmental process for proposals. 

 Revenues are generated from various sources including ambulance transport, 
special events coverage, wildland fire deployments, electrical plans reviews, and 
inspections.  
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 JHFEMS has started to generate new revenue through charging for fire 
inspections and plan reviews, which began in January 2025. However, this 
revenue is not expected to be a gross amount. 

Revenue & Expenditure Overview
The Teton County FY2024/2025 budget provides detailed budget information for 
Teton County, which is a major funding source for JHFEMS. While it doesn't isolate 
JHFEMS revenues within the Teton County budget, it offers insights into the overall 
financial planning. 

 Overall Trends: Teton County's budget overview indicates a focus on 
maintaining service levels and addressing increasing costs. The proposed 
FY2025 budget reflects changes due to factors like inflation and service 
demands. 

 General Fund Revenue: The General Fund, which supports many Teton County 
services, including potential contributions to JHFEMS, projects revenues of 
$74,623,196 in the adopted FY2025 budget. This is an increase from the 
$72,712,583 actual revenue in FY2022 and $68,415,618 actual revenue in 
FY2023. The estimated revenue for FY2024 is $70,146,877. Primary revenue 
sources include sales and use taxes and property taxes. 

 General Fund Expenditures: The adopted FY2025 General Fund expenditures are 
budgeted at $57,442,464, compared to actual expenditures of $60,606,542 in 
FY2022 and $67,361,700 in FY2023. The estimated expenditure for FY2024 was 
$51,897,922. Public safety is a significant expenditure category that includes 
JHFEMS. 

 Special Revenue Funds: Teton County also utilizes special revenue funds for 
specific purposes, some of which may relate to JHFEMS activities (e.g., the 
Fire/EMS Fund). These funds have their own revenue and expenditure streams. 

 Capital Projects Funds: The county has various capital projects funds, indicating 
a structured approach to long-term capital planning and funding. These funds 
are typically financed through specific excise taxes (SPET) and other sources. 
The FY2024-2025 capital expenditures by fund show a significant allocation to 
Fund 37, Capital Projects, with a budget of $16,333,977. Specific capital 
expenses for JHFEMS, such as apparatus/vehicles and SCBA replacements, are 
also listed in the "FY2025 Budget Worksheet Final". 
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FY2025 Budget Worksheet Overview
The "FY2025 Budget Worksheet Final" provides a more direct view of the proposed 
FY2025 budget for JHFEMS: 

 Salaries and Benefits: A total of $6,677,300 is requested for FY2025, compared 
to a budget of $6,024,951 in FY2024 and actual spending of $5,397,596 in 
FY2023. This includes a request for a new permit technician position at 
$94,239. 

 Operating Expenses: A total of $1,730,685 is budgeted for FY2025, a decrease 
from the $1,938,875 budgeted in FY2024 and slightly below the $1,912,533 
actual spending in FY2023. 
Capital Expenses: A total of $1,441,332 is approved for FY2025, 14.9% higher 
than the $1,254,400 budgeted in FY2024. 

 Outside Contracts: A total of $540,000 is budgeted for FY2025, an increase 
from the $520,000 budgeted in FY2024 and the $500,000 in FY2023. This is 
specifically for the Idaho Emergency Services Contract, whereby Teton County 
(Idaho) Fire Rescue provides fire and EMS response to the Alta and Grand 
Targhee areas of Teton County. 
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Capital Improvement Planning (CIP):

JHFEMS engages in CIP planning with a five-year forecast presented to the Teton
County and Town of Jackson boards early in the season. This long-term 
planning informs the more serious budget planning that begins in January. 

 The significant capital expenses requested in the FY2025 budget likely stem 
from these longer-term capital plans. The detailed list of capital expenses 
indicates specific projects and equipment replacements that have been 
identified as needed through the CIP process. 

Audit Report Recommendations
The prior audit report provides an external review and recommendations for JHFEMS, 
which touch on operational and organizational aspects that have financial implications: 

 Key Recommendation 1: Immediately fill key positions recommended in the 
report to ensure adequate staff capacity. This would directly impact salary and 
benefits expenditures. 

 Key Recommendation 2: Improve and clarify public information. This might 
require some allocation of funds for communication efforts. 

 Key Recommendation 3: Revise the organizational structure per Section 4 of the 
report. Implementing these structural changes could lead to changes in staffing 
and associated costs. 

 The report also emphasizes the need for better integration of career and 
volunteer staff, which could have implications for training budgets. 

 Recommendations regarding vehicle and equipment maintenance and station 
budgets also highlight areas that require financial attention and planning. 

JHFEMS operates with a detailed annual budget process informed by long-term capital 
planning. Funding is secured through a joint agreement with Teton County and the 
Town of Jackson. The proposed FY2025 budget indicates increases in salaries and 
benefits and significant planned capital expenditures, reflecting ongoing needs and 
priorities identified through their planning processes. The Gannon Report provides 
recommendations that could influence future operational and financial decisions. The 
Teton County budget documents offer a broader context for Teton County's overall 
financial health and its support for various departments, including potentially JHFEMS. 
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Review of Services Provided

Emergency Services Response Types
Jackson Hole Fire/EMS provides a comprehensive range of emergency services to 
ensure the safety and well-being of the community. One of their primary services is 
fire-based EMS transport, with many firefighters trained to the paramedic level. This 
advanced training allows them to deliver high-quality medical care during 
emergencies. JHFEMS operates with paid staff out of two fire stations, while volunteers 
with varying levels of participation staff the remaining stations. This combination of 
paid and volunteer staff ensures that emergency services are available throughout the 
region. 

In addition to EMS transport, JHFEMS is responsible for structural firefighting. However, 
it is important to note that the current staffing levels are insufficient and do not meet 
national standards or industry best practices. Despite these challenges, JHFEMS 
remains committed to providing effective fire suppression services. They also offer 
specialized services such as wildland firefighting, hazardous materials (hazmat) 
response, swift water rescue, and technical rescue. These specialized teams are trained 
to handle a wide range of emergencies, ensuring that the community is well-protected. 

Jackson Hole Fire/EMS provides fire and EMS services to all of Teton County, except for 
areas where federal resources are the primary response, such as Grand Teton National 
Park and Yellowstone National Park. Within Teton Village and the Jackson Hole Ski 
Resort community, the Teton Village Fire Protection District serves as the primary fire 
suppression provider, while JHFEMS is the EMS provider. This collaboration attempts to 
ensure that all areas within Teton County receive the necessary emergency services. 

Another critical aspect of JHFEMS’s operations is the provision of interfacility transports 
for critical and non-critical patients. In many cases, ambulances are required to 
transport patients to specialized medical facilities in Idaho Falls, Idaho, and Salt Lake 
City, Utah. These long-distance transports can remove the ambulance from the local 
system for many hours, highlighting the importance of efficient resource management 
and coordination. 
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Operational Staffing & Assignment Evaluation 
Jackson Hole Fire/EMS deploys as a combination department with at least seven (7), 
and up to ten (10) full-time firefighters (including one battalion chief) working 48-
hour shifts. To achieve an effective response force (ERF), JHFEMS relies heavily on 
volunteer response to fill in the gaps in critical tasks during specific emergencies. 
JHFEMS policy outlines the extent to which volunteers dedicate themselves to in-
station shifts each month. EMS providers and ambulance drivers are required to pull 
shifts, and non-EMS providers must respond to 50% of their station’s average. 

Jackson Hole Fire/EMS has approximately 65 rostered volunteers at various stages in 
their onboarding, tenure, and training. However, only nineteen (or 29%) of these 
volunteers responded to twenty or more calls for service in 2024. JHFEMS operates a 
volunteer response model where the system only requests volunteer response on 
specific incidents and not on all dispatched calls. This model offloads the responsibility 
for volunteers to respond to low-acuity calls and maintains a more active reserve. 

The heavy reliance on volunteers presents both opportunities and challenges for 
Jackson Hole Fire/EMS. On the one hand, volunteers bring additional manpower and 
skills, enhancing  JHFEMS’s ability to respond to a wide range of emergencies. They 
also foster a strong sense of community involvement and support. On the other hand, 
the availability of volunteers can be unpredictable, leading to potential staffing 
shortages during critical incidents. JHFEMS must continuously recruit, train, and retain 
volunteers to ensure a stable and reliable volunteer force. 

To address these challenges, Jackson Hole Fire/EMS employs several strategies. They 
offer regular training sessions, certification programs, and incentives to encourage 
volunteer participation. Additionally, they have implemented a robust communication 
system to coordinate volunteer responses and ensure timely and efficient deployment 
during emergencies. 

Despite these efforts, maintaining adequate staffing levels remains a persistent issue. 
JHFEMS faces the ongoing task of balancing the demands of emergency response with 
the availability of personnel. This challenge is exacerbated by the geographical spread 
of the Jackson Hole area, which can lead to longer response times and increased 
reliance on mutual aid from neighboring jurisdictions. 

 Jackson Hole Fire/EMS operates with a combination of full-time firefighters and 
dedicated volunteers. Although this model offers valuable resources and community 



Jackson Hole Fire/EMS | 2025

24

engagement, it also necessitates careful management and ongoing support to ensure 
effective and safe operations. By adhering to national standards and best practices, 
JHFEMS strives to deliver high-quality emergency services to the residents of Jackson 
Hole and the surrounding areas, as well as its numerous visitors. 

Volunteer Participation
Based on the volunteer activity data provided by JHFEMS to ESCI, there is evidence that 
JHFEMS volunteers participate in incident responses at a significantly lower rate than 
what ESCI has noted throughout the United States. However, this is a testimony to the 
response model that JHFEMS employs, which ensures that volunteers are only 
requested on incidents where actual emergencies exist. 

JHFEMS volunteers offer a valuable service to the community, and many are dedicated 
to the services they provide. However, volunteers in Teton County face challenges from 
competing priorities such as family and work commitments.  

Station 
Number of 

Active 
Volunteers 

2024 
Incidents 

Requesting 
Volunteers

50% of Activity 
Average per 
Volunteer 

(Policy)

Number of 
Volunteers 
Meeting the 

Policy 
Requirement 

% of Active 
Volunteers 
Meeting the 
Commitment

Station 1 21 31 3.9 13 62% 
Station 2 10 154 15.3 9 90% 
Station 3 8 96 6.4 7 88% 
Station 4 5 42 7.8 4 80% 
Station 6 5 20 3.4 4 80% 
Station 7 17 134 9.6 10 59% 
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The preceding table illustrates the 2024 JHFEMS volunteer participation based on 
volunteer station assignments. JHFEMS has approximately 66 active volunteers who 
participate widely in response to incident pages. Within Section IV – Active Volunteer 
Member of the Membership Policy, published in January 2025, JHFEMS requires that 
firefighters respond to at least 50% of the station’s average member responses.  

Recommendation 2: ESCI recommends reviewing volunteer commitment 
levels, collaborating with volunteer stakeholders, and determining volunteer 
performance measures that support community service delivery, promote volunteer
retention, and maintain high performers in the system. 

Cross-Staffing Model 
Jackson Hole Fire/EMS operates on a 48-96 schedule with firefighters, company 
officers, and a battalion chief on duty each day. JHFEMS employs a cross-staffing 
model where personnel swap between emergency resources based on the type of call 
for service and the recommendations of the computer-aided dispatch (CAD) system. 
Although this approach aims to maximize resource utilization, it introduces several 
critical issues that compromise the effectiveness and safety of emergency response 
operations. When an engine company crew cross-staffs a ladder truck, the ladder truck 
becomes unavailable if the engine is on a call, delaying critical operations such as 
ventilation, search and rescue, and elevated water streams. Similarly, when the medical 
crews cross-staff engines, it removes a medic unit from the system, delaying 
emergency medical response times. 

Safety concerns also arise with cross-staffing. Firefighters check their personal 
protective equipment (PPE) during shift changes to ensure readiness. Cross-staffing 
increases the risk of leaving critical PPE on another resource when swapping back and 
forth between apparatus, which can compromise firefighter safety during an 
emergency.  

Cross-staffing also impacts training and proficiency. Firefighters are trained in various 
specialized areas, such as engine company work, rural water supply, and ladder truck 
operations. Cross-staffing demands proficiency in multiple areas, which can dilute the 
effectiveness and competence of firefighters in specialized tasks. Engine, ladder truck, 
and heavy rescue operations each require specialized training and experience, and 
cross-staffing can hinder the proficiency needed for these critical roles. 
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Operational delays are another significant issue. Cross-staffed crews must wait for the 
full dispatch to occur before moving equipment to the correct apparatus, hindering the 
timely deployment of resources during an emergency. To enhance the effectiveness 
and safety of emergency response operations, JHFEMS should identify the essential 
resources needed for various emergency scenarios and ensure these resources are 
adequately staffed.  

Recommendation 3: ESCI recommends that future staffing and deployment strategies 
support permanent staffing models and use cross-staffing as a back-up deployment
plan rather than a primary response model. 

outlines the daily minimum staffing and 
cross-staffing model. That figure is seen below. 

Under the “Staffing Designation” column, the following abbreviations are used: 

 CS: Cross-Staffing (Staff is frequently moved off these resources as needed.) 
 PD: Permanent Staffing (This position is not cross-staffed and remains in place.) 
 VOL: Volunteer (This resource is primarily deployed with available volunteers.)  
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Staff Allocation for Emergency Functions  
Jackson Hole Fire/EMS deploys as a combination department with at least seven full-
time firefighters working 48-hour shifts. To achieve an effective response force (ERF), 
JHFEMS relies heavily on volunteer response to fill in the gaps in critical tasks during 
emergencies. 

Station 
Designation

Unit Resource Type
Minimum 

Daily  
Staffing 

Budgeted 
Daily Staffing

Staffing 
Designation

Minimum 
Level of 

EMS Care 
Station 1 Medic 10 Ambulance 2 2 CS PM
Station 1 Engine 11 Engine 1 3 CS PM
Station 1 Battalion Command 1 1 PD EMT 
Station 1 Medic 20 Ambulance  VOL  

Station 1 Truck 16 Ladder Truck  VOL  

Station 1 Tender 17 Water Tender  VOL  

Station 1 Engine 12 Engine  VOL  

Station 2 Engine 21 Engine  VOL  

Station 2 Rescue 24 Rescue  VOL  

Station 2 Tender 27 Water Tender  VOL  

Station 2 Brush 28 Wildland  VOL  

Station 3 Engine 31 Engine  VOL  

Station 3 Rescue 34 Rescue  VOL  

Station 3 Tender 37 Water Tender  VOL  

Station 3 Brush 38 Wildland  VOL  

Station 4 Engine 41 Engine  VOL  

Station 4 Rescue 44 Rescue VOL  

Station 4 Tender 47 Water Tender VOL  

Station 6 Medic 60 Ambulance 3 2 CS PM
Station 6 Engine 61 Engine  2 CS PM
Station 6 Medic 50 Ambulance  VOL  

Station 6 Tender 67 Water Tender  VOL  

Station 6 Brush 68 Wildland  VOL  

Station 7 Medic 70 Ambulance  VOL  

Station 7 Engine 71 Engine  VOL  

Station 7 Rescue 74 Rescue  VOL  

Station 7 Tender 77 Water Tender  VOL  

Station 7 Brush 78 Wildland  VOL  

Minimum Daily Staffing: 7 10 
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National Standards Alignment 
The National Fire Protection Association (NFPA) 1710 and NFPA 1720 are critical 
standards that outline the minimum requirements for the organization and deployment 
of fire suppression operations, emergency medical operations, and special operations 
by career and volunteer fire departments, respectively. These standards are designed 
to ensure that fire departments can effectively respond to emergencies and provide the 
highest level of service to the public. Both NFPA 1710 and NFPA 1720 set forth criteria, 
including the necessary staffing levels, response times, and operational procedures, 
for various types of incidents. 

Adhering to national standards and best practices, such as those outlined in NFPA 
1710 and NFPA 1720, is essential for maintaining the safety and effectiveness of fire 
department operations. By aligning these standards, fire departments can ensure that 
they are providing consistent and reliable services that meet the expectations of the 
communities they serve. This alignment also helps with benchmarking performance, 
identifying areas for improvement and implementing best practices that have been 
proven to enhance operational efficiency and safety. 

One of the critical aspects of both NFPA 1710 and NFPA 1720 is the emphasis on 
adequate staffing levels. NFPA 1710 specifies that a minimum of four (4) firefighters 
should be assigned to each fire suppression unit to ensure that they can safely and 
effectively perform their duties. Similarly, NFPA 1720 also emphasizes the importance 
of having sufficient staffing levels for volunteer fire departments. In situations where 
only two (2) firefighters are available, they are not permitted to enter immediately 
dangerous to life or health (IDLH) conditions during firefighting operations. Instead, 
they must remain outside until sufficient staff arrive to form a team that can safely 
enter the hazardous environment. This requirement is crucial for protecting the safety 
of firefighters and ensuring that they can perform their tasks without undue risk. 

Jackson Hole Fire/EMS operates at staffing levels below national standards and industry 
best practices. JHFEMS operates suppression apparatus in urban and suburban 
environments with staffing of 3–4 persons if the cross-staffed ambulances are not 
committed to medical transports. If the shift is fully staffed, with no staff leave taken 
and ten total personnel, suppression apparatus with 2-3 may still be available 
personnel even if ambulances are committed. 
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If Jackson Hole Fire/EMS is dispatched to a fire, it lacks enough firefighters to fight the 
fire until assistance arrives safely from the volunteers. This requires a significant 
reliance on the availability of volunteers in the area. If one of the ambulance units is 
unavailable due to another emergency incident or a non-emergency transfer, the 
number of on-duty firefighters decreases.  

Staff Scheduling Methodology
Jackson Hole Fire/EMS operates on a 48/96-hour shift schedule, as visualized in Figure 
8 below. This means that firefighters work for 48 consecutive hours, followed by 96 
hours off. This schedule is designed to provide a balance between work and rest 
periods, allowing firefighters to have extended time off to recover and spend time with 
their families. 

The 48/96 schedule is structured to align with natural circadian rhythms, promoting 
consistent sleep patterns and reducing the risk of chronic fatigue and burnout. 
Firefighters work two consecutive 24-hour shifts, during which they are on duty and 
ready to respond to emergencies at any time. After completing their 48-hour shift, 
they have four consecutive days off, providing ample time for rest and personal 
activities. 

This schedule has several benefits, including fewer commuting trips, which can reduce 
travel-related stress and expenses. It also allows for longer rest periods, which can 
improve overall well-being and job satisfaction. However, working two consecutive 24-
hour shifts can lead to short-term fatigue, and being away from family for 48 hours 
might be challenging for some firefighters. 

Overall, the 48/96-hour shift schedule is designed to enhance the work-life balance of 
firefighters, ensuring they are well-rested and ready to respond to emergencies 
effectively. 
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Community Risk Assessment

Topography
The topography of Teton County and the Jackson Hole area presents significant 
challenges for the fire department and community risk management. The Teton Range, 
with peaks such as the Grand Teton reaching 13,775 feet, creates formidable barriers 
for emergency responders. Navigating this steep and rocky terrain often requires 
specialized equipment and highly trained personnel, impacting response times and 
effectiveness. 

The valley's geographical isolation also presents challenges for emergency response. 
Surrounded by the towering peaks of the Teton Range, the region functions as a 
geographical island, with limited routes in and out. This natural barrier not only 
complicates transportation logistics but also intensifies the challenges on mutual aid 
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resources from agencies outside the valley. Additionally, a significant portion of the 
community workforce commutes from outside the valley, creating delays in assembling 
personnel during emergencies and further straining local preparedness efforts.  

For more information, refer to page 191 of the Teton County/Town of Jackson 
Emergency Operation Plan – 2025, updated and published on April 15, 2025.  

Open spaces and interface areas, like the expansive valley floors and the adjacent 
Bridger-Teton National Forest, are high-risk zones for wildfires. These areas, where 
urban development interfaces with wildland vegetation, necessitate comprehensive risk 
assessments and targeted fire management strategies. JHFEMS must be prepared to 
address the unique fire dynamics and behavior in these zones, which are prone to 
rapid fire spread and require coordinated mitigation efforts. 

The Snake River, while a crucial water resource, also poses a barrier during emergency 
operations, affecting both access and logistics. High elevation, rugged terrain, and the 
mix of open spaces with densely vegetated areas demand a well-coordinated, 
adaptable, and proactive approach from JHFEMS to manage and mitigate community 
risks effectively. 

Wildfire Risk 
The wildfire risk in Teton County and the Jackson Hole area is a multifaceted challenge 
that requires a robust and informed approach. The region's climate, characterized by 
dry summers and occasional drought conditions, significantly exacerbates the 
likelihood and severity of wildfires. Historical data on past wildfire incidents, such as 
the 2012 Horsethief Canyon Fire, which burned over 3,000 acres, underscores the 
recurrent threat and the potential for extensive property damage and ecological 
impact. 

Accessibility issues further complicate wildfire management. The rugged terrain and 
limited road networks can hinder the rapid deployment of firefighting resources. 
Helicopters and other air support are often essential in these scenarios, although high 
winds and dense smoke can hamper their effectiveness. 

Moreover, large homes and estates, particularly in the more affluent areas, add another 
layer of complexity. These properties, often surrounded by combustible vegetation, 
require tailored fire prevention strategies, including creating defensible space and 
using fire-resistant building materials. 
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Collaborative efforts between Jackson Hole Fire/EMS, the National Park Service, the 
National Forest Service, and community organizations are critical in developing and 
implementing comprehensive wildfire preparedness and response plans. Education and 
engagement of residents in fire-safe practices are equally important in mitigating the 
overall risk and enhancing the community's resilience to wildfires. 

Teton County Community Wildfire Protection Plan – 2024
The 2024 Teton County Community Wildfire Protection Plan (CWPP) is a comprehensive 
update to the 2014 plan designed to reduce wildfire risk and enhance community 
resilience. Developed collaboratively by local, state, and federal stakeholders, the plan 
addresses the growing threat of wildfires in Teton County, which has seen over 
130,000 acres affected since 2014. It incorporates advanced wildfire risk modeling and 
hazard assessments to identify high-risk areas and prioritize mitigation efforts. Key 
strategies include pre-fire planning, public education, vegetation management, and 
structural hardening. The CWPP also aligns with federal and state frameworks such as 
the Healthy Forests Restoration Act and FEMA’s hazard mitigation planning, ensuring a 
coordinated and science-based approach to wildfire preparedness and response. 

The CWPP has a positive impact on the community by fostering a culture of shared 
responsibility and proactive risk reduction. It emphasizes protecting life, property, and 
critical infrastructure through defensible space standards, fuel treatment projects, and 
improved emergency response capabilities. The plan also supports environmental 
stewardship by promoting resilient landscapes and safeguarding watersheds, wildlife 
habitats, and scenic resources vital to Teton County’s economy and quality of life. 
Through its action-oriented framework, the CWPP empowers residents, landowners, 
and agencies to work together in building a fire-adapted and resilient community. 

Transportation 
Transportation networks in the Jackson Hole area are crucial for both everyday mobility 
and emergencies. The region's primary transportation infrastructure consists of a road 
network connecting the towns and rural areas within Teton County. These roads, while 
essential, often traverse rugged terrains and can be susceptible to closures due to 
severe weather conditions, landslides, or other natural events, posing significant 
challenges during emergency operations and evacuations. 

As an example, in June 2024, the community’s road network was impacted by a 
mudslide and roadway failure on Highway 22, closing Teton Pass. The resulting traffic 
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impacts and detours were measured by the Wyoming Department of Transportation, as 
shown in the following figure. With only three ways into the community, the 
commuting workforce, Jackson Hole Fire/EMS’s mutual aid partners, and visitors were 
delayed and forced to travel long distances to bypass the closure. 

The area has no railroad infrastructure, which limits the capacity for large-scale 
transportation of goods and emergency supplies. The absence of rail lines necessitates 
a heavy reliance on road transport, further highlighting the importance of maintaining 
and improving the road network to ensure resilience and accessibility in times of crisis. 

Jackson Hole Airport facilitates air transport and serves as a vital link for residents and 
emergency services. The airport's capacity to accommodate helicopters and other air 
support is vital for wildfire management and medical emergencies. However, its 
operations can be affected by adverse weather conditions, including high winds and 
heavy snowfall. 
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Although providing essential water resources, waterways, including the Snake River, 
present their own set of risks. The river acts as a natural barrier for the transportation 
network. Limited access to bridges across the river dissects the community.  

In conclusion, the transportation infrastructure in the Jackson Hole area, encompassing 
roads, the absence of rail lines, the critical role of the airport, and the challenges 
posed by waterways, requires a comprehensive and proactive approach to ensure 
community safety and resilience.  

Planning & Zoning Risk Areas
Teton County and the Town of Jackson have long recognized the importance of 
meticulous planning and zoning to maintain the region's unique character, natural 
beauty, and community resilience. These efforts are encapsulated in a comprehensive 
plan that guides development, land use, and environmental stewardship within the 
region. 

The comprehensive plan of Teton County and the Town of Jackson encompasses a 
multifaceted approach to land use and development. This plan includes specific zoning 
regulations delineating residential, commercial, agricultural, and recreational areas. 
Teton County and the Town of Jackson aim to balance growth with preserving the 
area's scenic landscapes and wildlife habitats by designating specific zones. 

Environmental stewardship is a cornerstone of the comprehensive plan. Teton County 
and the Town of Jackson focus on protecting natural resources, including waterways, 
forests, and open spaces. Efforts include implementing stringent guidelines for new 
developments to minimize environmental impact, promoting sustainable building 
practices, and encouraging using renewable energy sources. 

Given the region's susceptibility to natural disasters, the comprehensive plan 
incorporates emergency preparedness and resilience provisions. These include 
developing and implementing wildfire preparedness and response plans and ensuring 
that the transportation infrastructure is resilient to severe weather conditions and 
other natural events. 

The plan also addresses future development and growth management. By setting clear 
guidelines and standards for new developments, Teton County and the Town of 
Jackson aim to ensure that growth occurs in a controlled and sustainable manner. This 
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is crucial for maintaining the area's quality of life and avoiding overdevelopment that 
could strain resources and infrastructure. 

Development Details Station 

North Cache & Perry Hotel 
190,000 sq. ft., largest in Jackson’s History, 

109 Hotel Rooms, 33 Residential Units 
1 

Snow King Condos 175,000 sq. ft., 72 Residential Units 1

Hitching Post  Limited Information Available 1 

Loop  194 Residential Units 1 

Virginian Potentially 224 Residential Units 1

JHMR  60 Residential Units 1 

185 Glenwood 
Potentially 30 Residential Units,  

38,000 sq. ft. of Hotel
1 

Mogul  33 Residential Units 1 

Teton County School District  24 Residential Units 1 

Millward Hotel  66 Room Hotel and 7 Residential Units 1 

Justice Center  Potential for 80,000 sq. ft. 1 

Browse N Buy 3 Residential Units 1

Pearl & Cache 
Commercial 80,000 sq. ft. with  

18 Rental Units 
1 

Pearl Street Bagel Property Mixed Use Retail with 21 Residential Units 1 

North South Park 
Neighborhood with 1,800 Residential Units - 

Largest Development in  
Teton County’s History.  

7 

Lower Valley Housing Development 23 Townhouses 7

Near Smiths 75 Residential Units 7

Teton Village Large Hotel & Luxury Residences - 25 Units TV 

Cabins at Targhee  22 Residential Units Outside of Alta Alta 
 

Approximate Number of Residential & Hotel Units: 3,500 
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Service Delivery & Performance
Service delivery and performance are the metrics that best illustrate the services 
provided by the fire department to a community.  

Service Demand Analysis
When assistance is requested, a demand for service from the fire department is 
solicited. Analyzed by each calendar year, the primary analyses of service demand 
include the types of incidents, when they occur, and where they occur.  

Incident Type Analysis
Documentation of response to incidents includes recording the type of incident that 
was found by an arriving unit. The National Fire Incident Reporting System (NFIRS) and 
its successor, the National Emergency Response Information System (NERIS), are 
industry-standard systems used by the local fire department to record this 
information. The systems track over one hundred incident types, which are grouped 
into series as illustrated in the following figure. 

Incident Series Incident Heading
100-Series Fires

200-Series Overpressure Rupture, Explosion, Overheat (No Fire)

300-Series Rescue and Emergency Medical Service (EMS) Incidents

400-Series Hazardous Condition (No Fire)

500-Series Service Call 

600-Series Canceled, Good Intent

700-Series False Alarm, False Call

800-Series Severe Weather, Natural Disaster

900-Series Special Incident Type
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The following figure illustrates the types of incidents JHFEMS has responded to over the 
past five years. 
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Another consideration is to determine the percentage represented by each category 
comprising the entirety of service demand, as illustrated in the following figure.
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Temporal Analysis
Another data point documented for each incident response is the time at which it 
occurs. This may be analyzed from three different views—by month, day, and hour—as 
illustrated in the following figures.
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One additional note for time of day: based on a recently published national study, from 
2018 to 2020, the occurrence of residential structure fires with fatalities were highest 
between midnight and 1:00 AM. The eight-hour peak period (11:00 PM to 7:00 AM) 
accounted for 45% of residential fatal fires1.

1 Fatal Fires in Residential Buildings (2018–2020), Topical Fire Report Series Volume 22, Issue 2 /June 2022, U.S. Department of 
Homeland Security, U.S. Fire Administration, National Fire Data Center.
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Geographic Analysis
The location of incidents is closely related to the population density within the 
community. In other words, where there is greater population density (number of 
people per unit area such as square mile), there tends to be greater incident density. 
Heat maps are used to display this information. To compare the initial relationship of 
incidents and population, the first information needed is the population density, as 
illustrated in the following figure. 
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Another datapoint documented for each incident response is the location of the 
incident, either by address and/or the latitude and longitude of the incident. The first 
view of incident density includes all responses within the service area, regardless of 
incident type, as illustrated in the following figures. 
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As an important note, the incidents shown for Teton Village are only those incidents 
where JHFEMS was requested and responded. This density analysis does not account 
for the incidents that the Teton Village Special Fire District responded to without 
outside assistance. 
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The second view of incident density includes only emergency medical services 
incidents, as illustrated in the following figures. 
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As an important note, the incidents shown for Teton Village are only those incidents 
where JHFEMS was requested and responded. This density analysis does not account 
for the incidents that the Teton Village Special Fire District responded to without 
outside assistance. 
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The third view of incident density includes only fire incidents, as illustrated in the 
following figures. 
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As an important note, the incidents shown for Teton Village are only those incidents 
where JHFEMS was requested and responded. This density analysis does not account 
for the incidents that the Teton Village Special Fire District responded to without 
outside assistance.  

However, because the two agencies share the same CAD, the following figure outlines 
the 140 responses in 2024 by the Teton Village Fire Department. 

Type of Incident Number of Responses
Medical Emergency 13 

Alarm 113 
Fire 3 

Hazardous Materials 7 
Other 4 
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Resource Distribution Analysis 
The placement of emergency services resources within the community should be 
compared to the locations of incident density and should be guided by various industry 
standards and best practices. 

ISO Distribution 
The Insurance Services Office, Inc. (ISO) is a national insurance industry organization 
that evaluates fire protection for communities across the country. A community’s ISO 
rating is an important factor when considering fire station and apparatus 
concentration, distribution, and deployment, as there is a correlation between a 
community’s ISO rating and the cost of fire (homeowner’s) insurance for residents and 
businesses.  

To receive maximum credit for station and apparatus distribution, ISO evaluates the 
percentage of the community (contiguously built-upon area) that is within specific 
distances of fire stations, central water supply access (fire hydrants), engine/pumper 
companies, and aerial/ladder apparatus. 
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ISO's first measure is the overall percentage of the service area that lies within a 1.5-
mile travel distance of the first due fire engine from a fire station, as illustrated in the 
following figure. 
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ISO's second measure is the overall percentage of the service area that lies within a 
2.5-mile travel distance of the first due aerial apparatus from a fire station, as 
illustrated in the following figure. 

It is important to know that this resource is not permanently staffed. 
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ISO's third measure is the overall percentage of the service area that lies within a 5-
mile travel distance of a fire station, as illustrated in the following figure. Areas outside 
of the 5-mile travel distance are subject to a PPC® rating of 10 (no fire department 
protection available).  
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ISO's fourth measure is the overall percentage of the service area that lies within a 
1,000-foot travel distance of a fire hydrant, as illustrated in the following figure. 
Exceptions are made when a fire department can show that a dry hydrant or a suitable 
water tanker operation can provide the needed volume of water for fire suppression 
activities for a specific period.  

 



Jackson Hole Fire/EMS | 2025

54

NFPA Distribution
The National Fire Protection Association (NFPA) is an industry trade association that 
develops and provides standards and codes for fire departments and emergency 
medical services for use by local governments.  

The standard, NFPA 1710: 

, serves as a national consensus standard for career 
fire department performance, operations, and safety. Within this standard, a travel 
time of four (4) minutes 90% of the time is identified as the benchmark for 
departments to reach emergency incidents within their jurisdiction with the first 
arriving unit. Additionally, the balance of the response (called the effective response 
force or ERF) is required to arrive at the incident within eight (8) minutes, 90% of the 
time. 
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The following figure illustrates the service area that falls within the four- and eight-
minute travel times of a fire station.  

The previous graphic provides theoretical travel times based on all units within the 
station at the time of dispatch. The following figure illustrates actual travel times 
during calendar years 2020-2024, grouped into four-minute increments. 

Travel Time Category 2020 2021 2022 2023 2024 
4 Minutes or Less 51.01% 47.50% 55.27% 58.96% 59.12%

4–8 Minutes 18.35% 20.39% 16.71% 15.54% 14.79%
8–12 Minutes 9.97% 11.46% 11.13% 10.77% 11.53%

Greater than 12 Minutes 20.67% 20.65% 16.89% 14.72% 14.55%
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Resource Concentration Analysis
Each of the prior measures provided a view specifically associated with the arrival of 
the first unit to an incident scene. While arriving at an incident in a quick and safe 
manner is important, the ability to safely mitigate the incident is also impacted by the 
arrival of sufficient resources within an appropriate amount of time. The measure of 
this ability is referred to as effective response force (ERF) and ensures that sufficient 
personnel and resources arrive on scene early enough to safely control a fire or 
mitigate other types of emergencies prior to substantial damage, injury, or loss of life. 
ERF is also commonly referred to as the “full assignment” to the incident. The following 
figure illustrates the ERF recommended through standards such as NFPA 1710: 

and the Commission on Fire Accreditation (CFAI) Standards of Cover. 

Function/Task 
Single-Family 

Residence 
(2,000 ft2)

Open-Air Strip 
Shopping Center 

(13,000–196,000 ft2) 

3-Story Garden 
Apartment 
(1,200 ft2)

Command 1 2 2
Apparatus Operator 1 2 2

Handlines (2 members each) 4 6 6
Support Members 2 3 3

Victim Search and Rescue Team 2 4 4
Ground Ladders/Ventilation 2 4 4

Aerial Ladder Operator
(If Ladder Used) 

(1) (1) (1)

Initial Rapid Intervention Team 4 4 4
Initial Medical Care Component N/A 2 2

Total 16 (17) 27 (28) 27 (28)
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The following figure illustrates the concentration of firefighters that may arrive within 
the eight-minute travel time. Where responses from more than one station overlap, the 
number of firefighters arriving increases. 
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Resource Reliability Analysis
To consider the reliability of a unit to respond to incidents within their primary 
response, workload and zone unit first arrived should be analyzed.  

Commitment Time
A fair measure of workload by each unit within a fire department is to evaluate the 
amount of time assigned to incidents as compared to the total time the unit is in 
service, called a commitment factor. While there are limited formal performance 
measures to use as a target measure, in May 2016, the Henrico County (VA) Division of 
Fire published an article after studying their department’s EMS workload.2 As a result 
of the study, the Henrico County Division of Fire developed a commitment factor scale 
for their department. The following figure is a summary of the findings as they relate 
to commitment factors and may be utilized by JHFEMS leadership as a base for 
developing internal workload measures. These workload measures may vary based on 
the type of apparatus (i.e., fire engine versus transport ambulance). 

 

 
2 How Busy Is Busy? Retrieved from https://www.fireengineering.com/articles/print/volume-169/issue-

5/departments/fireems/how-busy-is-busy.html   
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Factor Indication Description 

16%-24%
Ideal Commitment 

Range 

Personnel can maintain training requirements and physical 
fitness and can consistently achieve response time 
benchmarks. Units are available to the community more 
than 75% of the time.

25% System Stress 

Community availability and unit sustainability are not 
questioned. First due units are responding to their assigned 
community 75% of the time, and response benchmarks are 
rarely missed. 

26%-29% Evaluation Range 

The community served will experience delayed incident 
responses. Just under 30% of the day, first due ambulances 
are unavailable; thus, neighboring responders will likely 
exceed goals.

30% “Line in the Sand” 

Not Sustainable: Commitment Threshold—The community 
has a less than 70% chance of timely emergency service, 
and immediate relief is vital. Personnel assigned to units at 
or exceeding 30% may show signs of fatigue and burnout 
and may be at an increased risk of errors. The required 
training and physical fitness sessions are not consistently 
completed. 
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The following figures illustrate the commitment factors by unit; the highlighted units 
are primarily staffed. 

Unit 2020 2021 2022 2023 2024 Change Over Study Period
BC1 1.2% 5.0% 1.8% 2.1% 0.9% -0.4%
BC2 1.1% 1.8% 1.5% 0.9% 0.9% -0.1%
BC3 1.2% 2.1% 1.8% 1.3% 1.0% -0.2%
BC6 0.0% 0.0% 0.2% 0.3% 0.3% 0.2%
E11 2.9% 7.8% 4.2% 3.4% 3.0% 0.1%
E12 0.0% 0.0% 0.0% 0.1% 0.2% 0.2%
M10 7.4% 16.7% 9.9% 7.7% 7.8% 0.4%
M20 4.1% 5.1% 3.9% 2.7% 3.2% -1.0%
R14 0.3% 0.7% 0.5% 0.3% 0.0% -0.3%
T16 0.2% 1.1% 1.0% 0.1% 0.2% 0.0%
T17 0.3% 0.3% 0.4% 0.2% 0.2% -0.1%

UTV1 0.0% 0.0% 0.0% 0.0% 0.2% 0.2%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
BC1 1.3% 10.4% 2.3% 1.4% 0.8% -0.5%
BC2 1.4% 3.8% 1.8% 1.2% 1.4% -0.1%
BC3 1.4% 4.6% 1.7% 1.9% 1.0% -0.4%
BC6 0.0% 0.1% 0.2% 0.3% 0.4% 0.4%
E11 2.9% 8.5% 4.5% 3.3% 4.2% 1.3%
E12 0.0% 0.0% 0.0% 0.1% 0.3% 0.3%
M10 8.3% 23.6% 10.2% 10.0% 9.5% 1.1%
M20 4.2% 5.5% 3.2% 1.2% 3.1% -1.1%
R14 0.5% 1.2% 0.6% 0.2% 0.0% -0.5%
T16 0.2% 0.8% 0.4% 0.1% 0.4% 0.1%
T17 0.6% 0.6% 0.4% 0.1% 0.5% -0.1%

UTV1 0.0% 0.0% 0.0% 0.0% 0.7% 0.7%
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Unit 2020 2021 2022 2023 2024 Change Over Study Period
BC1 1.8% 1.3% 1.8% 2.4% 1.2% -0.5%
BC2 1.1% 0.8% 1.8% 1.0% 0.7% -0.4%
BC3 1.2% 0.9% 2.1% 1.5% 1.1% -0.2%
BC6 0.0% 0.0% 0.1% 0.4% 0.3% 0.3%
E11 3.8% 5.1% 5.9% 5.1% 2.7% -1.0%
E12 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
M10 9.6% 13.2% 12.7% 8.6% 9.0% -0.6%
M20 5.0% 5.8% 6.1% 4.9% 4.7% -0.3%
R14 0.1% 0.7% 0.3% 0.6% 0.0% -0.1%
T16 0.2% 0.7% 1.0% 0.2% 0.2% -0.1%
T17 0.2% 0.2% 0.4% 0.4% 0.1% -0.1%

UTV1 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
B28 0.2% 0.9% 0.0% 0.0% 0.0% -0.2%
E21 0.5% 2.0% 0.6% 0.6% 0.7% 0.1%
R24 0.4% 1.0% 0.4% 0.3% 0.2% -0.2%
T27 0.2% 0.5% 0.3% 0.1% 0.1% -0.1%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
B38 0.1% 0.1% 0.0% 0.3% 0.0% 0.0%
E31 0.3% 1.0% 0.3% 0.4% 0.5% 0.3%
M30 0.9% 0.1% 0.2% 0.0% 0.0% -0.9%
R34 0.6% 0.9% 0.6% 0.4% 0.2% -0.4%
T37 0.3% 0.2% 0.2% 0.1% 0.1% -0.2%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
E41 0.1% 0.6% 0.2% 0.2% 0.5% 0.4%
R44 0.4% 0.9% 0.6% 0.5% 0.4% 0.0%
T47 0.1% 0.1% 0.1% 0.1% 0.0% -0.1%
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Unit 2020 2021 2022 2023 2024 Change Over Study Period
B68 0.2% 0.5% 0.0% 0.0% 0.1% -0.1%
E61 1.1% 3.5% 1.8% 1.7% 1.2% 0.1%
E638 0.1% 1.1% 0.2% 0.1% 0.0% -0.1%
M50 3.9% 3.0% 4.0% 1.7% 2.8% -1.1%
M60 5.1% 11.2% 6.5% 5.7% 4.2% -0.9%
MCI1 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
T67 0.1% 0.5% 0.3% 0.1% 0.1% 0.0%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
B68 0.6% 1.4% 0.0% 0.1% 0.0% -0.6%
E61 1.3% 6.9% 2.0% 1.7% 1.4% 0.1%
E638 0.3% 1.5% 0.3% 0.1% 0.0% -0.3%
M50 2.6% 2.9% 4.1% 0.9% 2.4% -0.2%
M60 5.3% 18.0% 6.6% 6.8% 4.8% -0.5%
MCI1 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
T67 0.1% 1.3% 0.2% 0.0% 0.1% 0.0%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
B68 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
E61 1.4% 1.5% 1.8% 2.6% 1.1% -0.3%
E638 0.0% 0.0% 0.1% 0.3% 0.0% 0.0%
M50 6.2% 4.0% 4.9% 3.5% 4.9% -1.3%
M60 7.7% 10.6% 9.4% 8.4% 5.8% -1.9%
MCI1 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
T67 0.1% 0.2% 0.4% 0.1% 0.2% 0.0%

Unit 2020 2021 2022 2023 2024 Change Over Study Period
B78 0.1% 0.5% 0.1% 0.1% 0.2% 0.1%
E71 0.6% 2.4% 0.9% 0.6% 0.7% 0.1%
M70 0.6% 0.4% 0.3% 1.1% 0.7% 0.1%
R74 0.4% 1.8% 0.3% 0.2% 0.1% -0.3%
T77 0.3% 0.3% 0.2% 0.2% 0.1% -0.2%
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Response Zone Coverage by Response Zone Units
Ideally, incidents within each fire station response zone (or planning zone) would 
receive initial services from a unit primarily responsible for that zone (usually the 
closest unit). Following the same concept as the commitment factor, although no 
formal standard exists, this should occur for greater than 75% of incidents. This allows 
for units that may be committed already on other calls or the first arriving unit 
available, being a unit that is not normally the closest unit. While this is not a specific 
standard, it is a starting point for JHFEMS’s leadership to consider when evaluating the 
reliability of units and the potential need for additional resources.  

The following figure illustrates the percentage of times that the primary responsible 
unit for a zone was the first to arrive on a call in that zone. 

Zone 2020 2021 2022 2023 2024 
Station 1 82.75% 86.86% 88.21% 91.68% 89.42% 
Station 2 2.77% 1.45% 0.78% 1.58% 3.72% 
Station 3 45.00% 30.77% 28.57% 30.77% 50.00% 
Station 4 N/A N/A N/A N/A N/A 
Station 6 54.35% 52.54% 63.33% 67.21% 56.10% 
Station 7 14.63% 12.73% 8.33% 18.75% 6.00% 

Response Performance Analysis
How quickly a unit arrives at the scene of a caller’s emergency is a key factor in their 
valuation of the services provided. Industry standards and best practices recommend 
that departments regularly monitor this performance (total response time), as well as 
all the following time performance measures that are subsets of total response time: 

• Alarm handling time 
• Turnout time 
• Travel time 
• Response time 
• Total response time 

In analyzing response performance, ESCI, aligned with national standards and best 
practices, generates percentile measurements of time performance. Percentile 
measurements are a more accurate measurement of performance standard compliance. 
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A 90th percentile measurement means that 10% of the values are greater than the value 
stated, and all other data are at or below this level. This can be used as a performance 
objective to determine the degree of success in achieving the goal.  

As this report progresses through response performance analysis, it is important to 
keep in mind that each component of response performance is not cumulative. Each is 
analyzed as an individual component, and the point at which the percentile is 
calculated exists in a set of data unto itself. Each of the following analyses only 
included those incidents where the response was coded as “emergency” priority.  

Important Considerations for Data Analytics
To complete the analysis of incident response data, ESCI collaborated with JHFEMS 
leadership and representatives from the Teton County Sheriff’s Office (communications 
center) to integrate data from both JHFEMS’s records management system (RMS) and 
the computer-aided dispatch system at the communications center. Based on the steps 
taken to achieve the data analysis, ESCI recommends the following actions to 
streamline future analysis. 

Recommendation 4: JHFEMS leadership should coordinate with the communications 
center leadership to verify the alarm handling component of response performance. 
There appears to be abnormally lengthy alarm handling times.

Recommendation 5: JHFEMS leadership should evaluate, at least annually, the newly 
implemented policies for crew members to document the response priority for unit 
responses. This is a key component for limiting response time performance to 
emergency responses only.  

Recommendation 6: JHFEMS leadership should coordinate with the communications 
center and records management software vendor to include the transfer of
latitude/longitude from the CAD system to the RMS system for each incident. This 
allows for geographic analysis of service delivery.
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Alarm Handling Time
The measure of time between answering the 911 call and dispatch of resources is 
known as alarm handling time. For this measure, there is one applicable standard as 
illustrated in the following figure.

Standard Performance
NFPA 1225:

(2022 Edition)
60 seconds at the 90th percentile

The following figure illustrates JHFEMS’s alarm handling time performance.

The following figure shows the performance of the entire service area, including rural 
and remote areas, displaying the performance for only the populated response area as 
defined on page 93 later in the report.
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As a note regarding the information depicted above, fire, EMS, and MVC incidents are 
typically handled by on-duty personnel and result in low turnout times, demonstrating 
good response performance. Alternatively, ESCI believes that the Teton County 911 
Center has processes in place to hold fire alarms and other service calls before 
dispatching them, ensuring that the incident is not false or awaiting law enforcement 
to arrive and request fire or rescue services. 

Recommendation 7: ESCI recommends that Jackson Hole Fire/EMS collaborate closely
with the 911 center to examine and enhance the data collection and timestamp
records for a more accurate reporting of turnout time, travel time, and response time.



Jackson Hole Fire/EMS | 2025

67

Turnout Time 
The measure of time between notifying the fire department (dispatching) and the time 
that the first unit goes enroute is known as the turnout time.  

Standard Performance
NFPA 1710: Fire and Special Operations Incidents

80 seconds at the 90th percentile 
 
All Other Incidents 
60 seconds at the 90th percentile 

The following figures illustrate the turnout times for the first responding units. 
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The preceding figures show the performance of the entire services area, including rural 
and remote areas. The following figures show the performance times for only the 
populated response area, as defined on page 93 later in the report.
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As this is the first measure under direct control of the JHFEMS, the department’s 
leadership may consider the various actions that occur within this measure and 
determine if there are areas where process changes could improve performance. These 
factors include:

• Systems used to notify personnel of an incident.
• Station design as it relates to the movement of personnel from living quarters to 

the apparatus bay.
• Personnel adhering to department policies and acting with appropriate speed 

towards the apparatus.
• Time required to don protective equipment prior to responding.
• Moving equipment between apparatus when units are cross-staffed.
• Time from starting apparatus until radio system is capable of transmitting.
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Travel Time 
The measure of time between apparatus moving towards the scene of the emergency 
and arrival at the scene of the emergency is known as travel time. For this measure 
there is one applicable standard as illustrated in the following figure. 

Standard Performance
NFPA 1710: 

4 minutes at the 90th percentile 

The following figure illustrates the travel time for the first responding units. 

The following figure shows the performance of the entire service area, including rural 
and remote areas, displaying the performance for only the populated response area as 
defined on page 93 later in the report. 
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The following figures show the locations of incident responses that exceed eight (8) 
minutes, or 480 seconds, in travel time. 
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Response Time
The measure of time between dispatch of units and arrival at the scene of the 
emergency is known as response time. For this measure, there is not a specific 
applicable standard. However, by combining the individual component standards, the 
following figure illustrates expected performance. 

Standard Performance

Turnout Time

Fire and Special Operations Incidents
80 seconds at the 90th percentile 
 
All Other Incidents 
60 seconds at the 90th percentile

Travel Time 4 minutes at the 90th percentile 

Combined 

Fire and Special Operations Incidents
5 minutes, 20 seconds at the 90th percentile 
 
All Other Incidents 
5 minutes at the 90th percentile 

The following figure illustrates the response time for the first responding units.
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The following figure shows the performance of the entire service area, including rural 
and remote areas, displaying the performance for only the populated response area as 
defined on page 93 later in the report.
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Total Response Time 
The measure of time between answering the 911 call and arrival at the scene of the 
emergency is known as total response time. For this measure, there is not a specific 
applicable standard. However, by combining the individual component standards, the 
following figure illustrates expected performance. 

Component Performance
Alarm Handling Time 60 seconds at the 90th percentile 

Turnout Time 

Fire and Special Operations Incidents
80 seconds at the 90th percentile 
 
All Other Incidents 
60 seconds at the 90th percentile 

Travel Time 4 minutes at the 90th percentile 

Combined 

Fire and Special Operations Incidents
6 minutes, 20 seconds at the 90th percentile 
 
All Other Incidents 
6 Minutes at the 90th percentile 

The following figure illustrates the total response time for the first responding units. 
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The following figure shows the performance of the entire services area, including rural 
and remote areas, displaying the performance for only the populated response area as 
defined on page 93 later in the report.
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Mutual & Automatic Aid 
Fire departments throughout the nation enter into agreements with neighboring 
agencies whereby resources are shared. Within an automatic aid agreement, resources 
from all agencies are included in an initial dispatch to the incident. Within a mutual aid 
agreement, outside agency resources are only dispatched upon the request of the 
primary agency.  

The following figure illustrates the agreements currently in place for Jackson Hole Fire/ 
EMS. 

Agency Agreement Type
Teton Village Fire Protection District (Volunteer) Auto 
Grand Teton National Park (Federal Resource) Auto 
Bridger Teton National Forest (Wildland Only) Mutual 

As with other information, the use of automatic and mutual aid is documented within 
the system for each response. The following figure illustrates the use of automatic and 
mutual aid during the study period. 

Description 2020 2021 2022 2023 2024 
Mutual aid received 53 33 35 22 39

Automatic aid received 9 6 17 22 11
Mutual aid given 32 16 17 13 20

Automatic aid given 11 8 3 20 16
Other aid given 2 1 0 1 1
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Facilities

Locations of Facilities
Jackson Hole Fire/EMS operates eight facilities, six of which are fire stations primarily 
used for emergency response. However, only two fire stations are staffed by career 
staff, and the remaining are staffed by available volunteers. The following figure 
visualizes career-staffed versus volunteer-staffed stations. 
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Facilities Review
In general, the facilities operated by Jackson Hole Fire/EMS are in good condition and 
are well-maintained. However, Stations 2 and 3 are in poor condition and need 
significant financial investment to either remodel or replace their facilities. The 
following figure provides the conditions of JHFEMS stations.

Name Condition Primary Use Staffing Model 
Fire Administration Good Administrative Support Career Admin

Emergency Operations Center Good Disaster Support Career Admin
Station 1 Very Good Emergency Operations Career Staff
Station 2 Poor Emergency Operations Volunteer
Station 3 Poor Emergency Operations Volunteer
Station 4 Fair Emergency Operations Volunteer
Station 6 Good Emergency Operations Career Staff
Station 7 Good Emergency Operations Volunteer
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Excellent

Like-new condition.
 No visible structural defects. 
 The facility is clean and well-maintained.  
 The interior layout is conducive to function with no unnecessary impediments 

to the apparatus bays or offices. 
No significant defect history. 

 Building design and construction match the building's purposes. 
 Age is typically less than ten years. 

Good

 The exterior has a good appearance with minor or no defects.  
 Clean lines, good workflow design, and only minor wear on the building 

interior.  
 The roof and apparatus apron are in good working order, absent any 

significant full-thickness cracks or crumbling of the apron surface, or visible 
roof patches or leaks.  

 Building design and construction match the building's purposes. 
 Age is typically less than 20 years.

Fair

 The building is structurally sound, with a weathered appearance and minor 
non-structural defects.

 The interior condition shows normal wear and tear but flows effectively to the 
apparatus bay or offices.  

 Mechanical systems are in working order.  
 Building design and construction may not match the building's purposes well.  
 Shows increasing age-related maintenance but with no critical defects. 
 Age is typically 30 years or more.

Marginal

 The building is structurally sound, with a weathered appearance and moderate 
non-structural defects. 

 Full-thickness cracks and crumbling concrete on the apron may exist.  
 The roof has evidence of leaking and/or multiple repairs.  
 The interior is poorly maintained or shows signs of deterioration with 

moderate non-structural defects.  
 Problematic age-related maintenance and/or defects are evident.  
 It may not be well-suited to its intended purpose.  
 Age is typically greater than 40 years. 

Poor 

 The building is cosmetically weathered and worn with potential structural 
defects, although not imminently dangerous or unsafe. 

 Large, multiple full-thickness cracks and crumbling concrete on the apron may 
exist. 

 The roof has evidence of leaking and/or multiple repairs.  
 The interior is poorly maintained or shows signs of advanced deterioration with 

moderate to significant non-structural defects.  
 Problematic age-related maintenance and/or major defects are evident.  
 It may not be well-suited to its intended purpose.  
 Age is typically greater than 50 years.
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Fire Station 1

 



Jackson Hole Fire/EMS | 2025

84

Fire Station 2
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Fire Station 3
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Fire Station 4
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Fire Station 6

 

 



Jackson Hole Fire/EMS | 2025

88

Fire Station 7
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Emergency Operations Center
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Fire Administration
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Staffing & Resource Performance Goals

Applicable Standards Discussion
When discussing fire department response standards, NFPA 1710 and NFPA 1720 are 
key guidelines set by the National Fire Protection Association. NFPA 1710 applies to 
career fire departments and outlines the standards for response times and staffing in 
urban areas. Specifically, it mandates that fire departments should have the first 
engine company on the scene within four (4) minutes and a full complement of 
firefighters on the scene within eight (8) minutes. 

On the other hand, NFPA 1720 addresses the standards for volunteer fire departments, 
which are more common in rural areas. It specifies different response times based on 
population density. For example, in rural areas (defined as those with fewer than five 
hundred people per square mile), the standard recommends that firefighters arrive 
within 14 minutes and have a minimum of six (6) personnel respond to a fire incident. 

The following figure illustrates the small urban area in Teton County centered around 
the Town of Jackson. This is a small area compared to the large Teton County land 
mass; however, the densely populated area is also impacted by a large influx of 
tourists and visitors throughout the year.  
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Jackson Hole Fire/EMS, as a combination department that relies on volunteer callback 
to achieve an effective response force, must balance the requirements of both NFPA 
1710 and NFPA 1720. Although the career staff might adhere to the standards outlined 
in NFPA 1710 for urban responses, the volunteer callback system aligns more closely 
with the guidelines of NFPA 1720, particularly in more rural and less densely populated 
areas of their jurisdiction. This dual adherence ensures that JHFEMS can effectively 
respond to incidents across a diverse geographical area, maintaining both urban and 
rural response capabilities. 

NFPA 1221 specifies that the alarm processing time, which is the duration from when 
the communication center receives an alarm to when the emergency response units are 
dispatched, should not exceed 60 seconds, 90% of the time. This standard ensures 
that emergency calls are handled promptly and efficiently, enabling a swift response to 
incidents. The goal is to minimize delays in dispatching emergency services, thereby 
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enhancing the overall effectiveness of emergency response operations and improving 
public safety.  

Populated Response Area 
To add a level of uniformity to the application of performance measurement and 
standards, ESCI defined an area referred to as the “populated response area (PRA).” 
This area of Teton County generally indicates where incidents occur, as well as the 
locations of residential and tourism populations. Within the recommended staffing and 
response standards, ESCI used the populated response area as a zone for increased 
service delivery performance. The following figure visualizes the populated response 
area.  
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Critical Tasking by Incident Type
Critical tasking for Jackson Hole Fire/EMS refers to the essential and immediate actions 
that firefighters must perform during an emergency to ensure the safety of individuals 
and property. These tasks include search and rescue operations, fire suppression, 
ventilation, and medical aid. Firefighters must quickly assess the situation, prioritize 
their actions, and work efficiently as a team to mitigate hazards and prevent further 
damage. Effective critical tasking requires thorough training, clear communication, and 
the ability to adapt to rapidly changing conditions. 

To ensure Jackson Hole Fire/EMS can respond effectively across Teton County’s varied 
urban and rural areas, each risk classification—such as low, moderate, and high-risk 
fires—is paired with specific staffing and task requirements that match the incident’s 
demands. This strategy enables the department to deploy career and volunteer 
personnel and resources in accordance with standards such as NFPA 1710 and NFPA 
1720, while tracking performance and enhancing service in both populated and remote 
areas. Detailed breakdowns for each risk type, including tasks such as fire 
suppression, search and rescue, and medical aid, help ensure that emergencies are 
met with a tailored and sufficient response, thereby enhancing safety for residents and 
visitors alike.    
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Fire Suppression – Low Risk
Low-risk fire incidents are those emergent calls for service that are unlikely to cause 
injury or significant property damage. Examples of low-risk fire incidents may include 
vehicles, trash, brush, and other non-structural fires. 

Critical Task Required Staff

Attack Hose Line Deployment 2 

Vehicle Operations 1 

Effective Response Force: 3

Resource (2025 Staffing Model) Staffing

Suppression Apparatus (Career) 3 

Total Personnel: 3 

Benchmark Statements 

For 90% of low-risk fire responses in the area of responsibility, the total response time 
for the first arriving fire unit staffed with at least three firefighters shall be 7 minutes, 
20 seconds in the populated response area and 10 minutes, 20 seconds elsewhere. 

The first arriving unit for low-risk fire responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for and requesting additional resources as needed 
 Providing 1,500 GPM water-pumping capacity 
 Advancing a charged fire suppression attack hose line for fire control or rescue. 

The response model achieves the effective response force with the first arriving unit. 
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Fire Suppression – Moderate Risk
Moderate-risk fire incidents are calls for service that are unlikely to cause injury or 
significant property damage. Examples may include single-family homes, utility 
facilities, small commercial and business occupancies, and storage facilities. 

Critical Task Required Staff

Incident Command 1 

Attack Hose Line Deployment 2 

Secondary Hose Line Deployment 2 

Search & Rescue 2 

Water Supply  1 

Engine Operations 2 

Aerial Operations  1 

Support Functions – Ventilation – Utility Control – Forced Entry  2 

Medical Assistance & Rehab  2 

Effective Response Force: 15 

Resource (2025 Staffing Model) Staffing

Suppression Apparatus (Career) 3 

Suppression Apparatus (Career) 3 

Battalion 1 
Minimum Required Volunteer Response with Fire Apparatus 8 

Total Personnel: 15 
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Benchmark Statements 

For 90% of moderate-risk fire responses in the area of responsibility, the total 
response time for the first arriving fire unit, staffed with at least three (3) firefighters, 
shall be 7 minutes, 20 seconds in the populated response area and 10 minutes, 20 
seconds elsewhere. 

The first arriving unit for moderate-risk fire responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for and requesting additional resources as needed 
 Providing 1,500 GPM water pumping capacity 
 Advancing a charged fire suppression attack hose line for fire control or rescue. 

For 90% of all moderate-risk structure fire responses within the area of responsibility, 
the total response time for the arrival on scene of all fire units and personnel necessary 
to complete a full first-alarm assignment, otherwise referred to as the effective 
response force (ERF), shall be 10 minutes, 20 seconds in the populated response area 
and 14 minutes and 20 seconds elsewhere. 

The effective response force for moderate-risk fire responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Establishing an incident command system 
 Providing an uninterrupted water supply 
 Advancing a charged fire suppression attack hose line and a backup line for fire 

control 
 Complying with the OSHA requirements of two-in and two-out 
 Completing forcible entry 
 Searching for and rescuing at-risk victims 
 Ventilating the structure 
 Controlling utilities 
 Placing elevated master streams into service from aerial apparatus. 
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Fire Suppression – High Risk 
High-risk fire incidents are those that are likely to cause injury or significant property 
damage. Examples of high-risk fire incidents may include multi-family occupancies, 
large single-family homes, places of assembly, high-rise buildings, medical care 
buildings, industrial buildings, and mixed-use facilities. 

Critical Task Required Staff

Incident Command 1 

Attack Hose Line Deployment 4 

On-Deck Crew & Rapid Intervention Crew 2 

Search & Rescue 4 

Water Supply  2 

Engine Operations 2 

Aerial Operations  2 

Support Functions – Ventilation – Utility Control – Forced Entry  2 

Medical Assistance & Rehab  2 

Effective Response Force: 21 

Resource (2025 Staffing Model) Staffing

Suppression Apparatus (Career) 3 

Suppression Apparatus (Career) 3 

Battalion 1 
Minimum Required Volunteer Response with Fire Apparatus 14

Total Personnel: 21 
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Benchmark Statements 

For 90% of high-risk fire responses in the area of responsibility, the total response 
time for the first arriving fire unit, staffed with at least three (3) firefighters, shall be 7 
minutes, 20 seconds in the populated response area and 10 minutes, 20 seconds 
elsewhere. 

The first arriving unit for high-risk fire responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for and requesting additional resources as needed 
 Providing 1,500 GPM water pumping capacity 
 Advancing a charged fire suppression attack hose line for fire control or rescue 
 Initiating other fire ground operations in accordance with department policies 

and procedures. 

For 90% of all high-risk structure fire responses within the area of responsibility, the 
total response time for the arrival on scene of all fire units and personnel necessary to 
complete a full first-alarm assignment, otherwise referred to as the effective response 
force (ERF), shall be 10 minutes, 20 seconds in the populated response area and 14 
minutes, 20 seconds elsewhere. 

The effective response force for high-risk fire responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Establishing an incident command system 
 Providing an uninterrupted water supply 
 Advancing a charged fire suppression attack hose line and a backup line for fire 

control 
 Complying with the OSHA requirements of two-in and two-out 
 Completing forcible entry 
 Searching for and rescuing at-risk victims 
 Ventilating the structure 
 Controlling utilities 
 Placing elevated master streams into service from aerial apparatus. 
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Emergency Medical Services – Low Risk
Low-risk EMS incidents involve medical calls for service that the emergency medical 
dispatch process determines are non-emergencies. Examples of low-risk EMS incidents 
may include ground-level falls without injury, general illness, low-acuity abdominal 
pain, and those incidents classified by ProQA as Alpha and Bravo. 

Critical Task Required Staff

Primary Patient Care & Incident Command 1 

Vehicle Operations 1 

Effective Response Force: 2

Resource (2025 Staffing Model) Staffing

Transport Ambulance (or Engine) 2 (3) 

Total Personnel: 2 (3)

Benchmark Statements 

For 90% of low-risk emergency medical responses in the area of responsibility, the 
total response time for the first arriving fire unit, staffed with at least two (2) 
emergency medical technicians, should be 10 minutes in the populated response area 
and 12 minutes elsewhere. 

The first arriving unit for low-risk emergency medical responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for additional resources 
 Administering emergency medical patient care 
 Deploying automatic external defibrillation (AED) 
 Performing cardiopulmonary resuscitation (CPR) 
 Providing patient transport to the closest appropriate facility. 

The response model achieves the effective response force with the first arriving unit. 
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Emergency Medical Services – Moderate Risk
Moderate-risk EMS incidents involve those medical calls for service that the emergency 
medical dispatch process determines are emergent. Examples of moderate-risk EMS 
incidents may include chest pain, difficulty breathing, stroke, and those incidents 
classified by ProQA as Bravo and Charlie.  

Critical Task Required Staff

Incident Command 1 

Primary Patient Care Provider 1 

Secondary Patient Care Provider 1 

Vehicle Operations 2 

Effective Response Force: 5 

Resource (2025 Staffing Model) Staffing

ALS Transport Ambulance 2 

Suppression Apparatus 3 

Total Personnel: 5 
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Benchmark Statements 

For 90% of moderate-risk emergency medical responses in the area of responsibility, 
the total response time for the first arriving fire unit, staffed with at least two (2) 
emergency medical technicians, shall be 7 minutes in the populated response area and 
10 minutes elsewhere. 

The first arriving unit for moderate-risk emergency medical responses shall be capable 
of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for additional resources 
 Obtaining vitals and patient medical history 
 Administering advanced life support patient care 
 Deploying automatic external defibrillation (AED) 
 Performing cardiopulmonary resuscitation (CPR). 

For 90% of moderate-risk emergency medical responses in the area of responsibility, 
the total response time for the arrival of all fire and other EMS units and personnel 
necessary to complete the first alarm assignment, otherwise referred to as the effective 
response force (ERF), shall be 10 minutes in the populated response area and 14 
minutes elsewhere. 

The effective response force for moderate-risk emergency medical response shall be 
capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for additional resources 
 Obtaining vitals and patient medical history 
 Administering advanced life support patient care 
 Deploying automatic external defibrillation (AED) 
 Performing cardiopulmonary resuscitation (CPR) 

Assisting transport personnel with packaging the patient
 Providing advanced life support 
 Providing patient transport to the closest appropriate facility. 
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Emergency Medical Services – High Risk 
High-risk EMS incidents involve those medical calls for service that the emergency 
medical dispatch process determines are life-threatening. Examples of high-risk EMS 
incidents may include cardiac arrest, shootings, stabbings, and those incidents 
classified by ProQA as Charlie, Delta, and Echo. 

Critical Task Required Staff

Incident Command 1 

Primary Patient Care Provider 1 

Secondary Patient Care Provider 1 

Medical Equipment Operator 1 

Vehicle Operations 2 

Effective Response Force: 6 

Resource (2025 Staffing Model) Staffing

ALS Transport Ambulance 2 

Suppression Apparatus 3 

Supervisor 1 

Total Personnel: 6 
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Benchmark Statements 

For 90% of high-risk emergency medical responses in the area of responsibility, the 
total response time for the first arriving fire unit, staffed with at least two (2) 
emergency medical technicians, one of whom is an advanced life support-level EMT, 
shall be 7 minutes in the populated response area and 10 minutes elsewhere. 

The first arriving unit for high-risk emergency medical responses shall be capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for additional resources 
 Obtaining vitals and patient medical history 
 Administering advanced life support patient care 
 Deploying automatic external defibrillation (AED) 
 Performing cardiopulmonary resuscitation (CPR). 

For 90% of high-risk emergency medical responses in the area of responsibility, the 
total response time for the arrival of all fire and other EMS units and personnel 
necessary to complete the first-alarm assignment, otherwise referred to as the 
Effective Response Force (ERF), shall be 10 minutes in the populated response area and 
14 minutes elsewhere. 

The effective response force for high-risk emergency medical response shall be 
capable of:  

 Conducting a rapid size-up of the emergency scene 
 Initiating an incident command system 
 Assessing the need for additional resources 
 Obtaining vitals and patient medical history 
 Administering advanced life support patient care 
 Deploying automatic external defibrillation (AED) 
 Performing cardiopulmonary resuscitation (CPR) 
 Assisting transport personnel with packaging the patient 
 Providing patient transport to the closest appropriate facility. 
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Recommended Response Time Standards 
The following recommended standards align with and contribute to performance 
improvement if continuously measured and shared with policymakers in Teton County 
and the Town of Jackson. As an accepted national standard, all the time measurements 
are 90th percentile, rather than average. Additionally, ESCI recommends measuring and 
reporting only emergent responses. 

Performance Measure
90th Percentile 
Time Standard

Reference Area 

Alarm Handling Time 1:00 NFPA 1221 All Areas 
Turnout Time (EMS) 1:00 NFPA 1710 All Areas
Turnout Time (Fire) 1:20 NFPA 1710 All Areas 

Travel Time 5:00 NFPA 1710 Populated Response Area
Travel Time  8:00 NFPA 1710/1720 Rural 

Effective Response Force 10:00 NFPA 1710/1720 Populated Response Area 
Effective Response Force 14:00 NFPA 1710/1720 Rural 

Recommendation 8: ESCI recommends adopting response time standards that mix 
national standards, best practices, and community needs.

Recommendation 9: ESCI recommends reporting on JHFEMS’s performance against the 
adopted standards every quarter to the governing bodies of Teton County and the 
Town of Jackson.  
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Deployment Recommendations
The following discussion first addresses the baseline capacity for Jackson Hole 
Fire/EMS, then provides four scenarios. Each of the scenarios discusses station 
staffing, deployment, and overall system adjustments.  

Baseline Discussion
Jackson Hole Fire/EMS deploys from Fire Station 1 and Fire Station 6, with a minimum 
of seven (7) career personnel on duty daily. The model utilizes cross-staffed personnel 
to support suppression and EMS transport resources.  

Engine 11 and Engine 61 are primarily staffed with career firefighters. These engines 
serve as the primary fire suppression apparatus, equipped with hoses, water, tools, 
and personnel to combat fires effectively. Each engine is staffed with three (3) 
personnel, despite national standards recommending a crew of four (4) for optimal 
safety and effectiveness. In addition to their firefighting capabilities, these fire engines 
often function as first responders to medical emergencies, providing crucial initial care 
until medical transport arrives. 

Medic 10 and Medic 60, known as medic units, are the dedicated medical transport 
resources within Jackson Hole Fire/EMS. These units are staffed by firefighters/EMTs 
who have undergone specialized training to reach advanced levels, such as 
paramedics. This training enables them to provide critical care in various medical 
emergencies. Each medic unit must be staffed by at least two (2) personnel, one to 
drive and the other to provide care. Two (2) personnel can typically handle basic life 
support (BLS) incidents. However, certain medical situations, particularly those 

Resource 
Minimum 
Staffing 
Available

Budgeted 
Daily  

Staffing
Staffing Model 

Engine 11 3 3 Primarily staffed by career personnel 
Engine 61 0 2 Utilizes Medic 60’s personnel if available
Medic 10 0 2 Utilizes Engine 11’s personnel if available 
Medic 60 3 2 Primarily staffed by career personnel 
Truck 16 0 0 Utilizes Engine 11’s personnel if available 

Battalion Chief 1 1 Primarily staffed by career personnel 
Total: 7 10 
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involving severe or advanced life support (ALS) conditions, may necessitate the 
presence of additional personnel. 

Truck 16, often referred to as a ladder truck, is an aerial apparatus outfitted with 
ladders and specialized equipment for structural firefighting. According to National 
Standards, a ladder truck should be staffed with four (4) personnel to ensure optimal 
efficiency and safety during operations. 

The battalion chief serves as the daily operational supervisor for the 48-hour shift. 
Utilizing an SUV-style vehicle, the chief travels between stations to effectively manage 
personnel. Moreover, the chief is tasked with responding to incidents that demand 
more intricate incident command structures. 

A staffing relief factor should be included in all operational personnel discussions. 
Relief factors account for scheduled and unscheduled leave used by operational staff to 
maintain a minimum daily staffing value without relying on overtime. For this study, 
ESCI uses a staffing relief factor of 1.36, a common value for fire departments similar 
to Jackson Hole Fire/EMS that is consistent with JHFEMS’s current staffing and 
budgeted positions.  

Scenario
Daily Min. 
Staffing

Sq. Miles w/in 
8 Mins.

Incidents w/in 
8 Mins.

Address Points 
w/in 

8 Mins.
Baseline 7 12.45 7,660 6,565 
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The following figure outlines the number of personnel required for different incident 
types. Furthermore, the figure outlines the volunteer supplement required to fill the 
personnel needs. This table assumes that all resources are available and not already 
committed to an incident. 

The following figure illustrates typical incident types and required staffing for these 
incidents. Additionally, the figure shows the number of career staff and volunteers 
needed to address the incident. Lastly, the figure indicates the number of 24-hour 
staff available to respond to concurrent incidents.  

Baseline Staffing: 7 Personnel Available

Incident Type
Personnel 
Required

Career 
Personnel 

Volunteers 
Needed 

Available 
Career Staff

BLS EMS Transport 2 2 0 5 
ALS EMS Transport 5 5 0 2 

Cardiac Arrest 6 6 0 1 
Small Fire 3 3 0 4 

Structure Fire 15 7 8 0 
Large Structure Fire 21 7 14 0 
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Future Staffing & Deployment Scenarios
The following scenarios are divided into stand-alone elements to achieve the desired 
staffing and deployment strategies. The list of those scenarios is as follows: 

 Baseline: Current deployment as described above 
 Scenario A: Relocate and staff Fire Station 7 
 Scenario A-1: Staff Fire Station 7 in the existing location 
 Scenario B: Build a new fire station north of the Town of Jackson 
 Scenario C: Staff an additional ambulance at Teton Village 
 Scenario D: Fully staff Teton Village 
 Scenario E: Eliminate cross-staffing by staffing two engines, two medics, and 

a battalion chief 

ESCI used Teton County parcel data and Jackson Hole Fire/EMS’s past incident 
response data to develop the following scenarios. By analyzing address and incident 
point density, ESCI determined how many address points and incident points would be 
captured by the recommended deployment changes in each scenario. Using GIS 
analysis, they defined eight-minute travel times by stations and estimated how many 
past incidents and address points could be covered within that time frame. These 
scenarios were then compared to the current deployment.  

As an important note regarding using address points, the methodology provides 
accurate analysis for all types of occupancies except for hotels and some multi-family 
occupancies. Hotels and motels generally have a single address point but many 
individual occupancies. The same is true for apartment buildings in some cases.  
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Scenario A:
Recommendation 10: ESCI recommends relocating Fire Station 7 to an area near High
School Road and staffing the station with three (3) additional personnel per shift.

This scenario involves constructing a new facility and relocating Fire Station 7 to a 
property on or near High School Road. By staffing this location with three (3) additional 
personnel, the response to the southern end of the populated area is improved, and 
resources are also made available to residential developments being constructed in the 
vicinity. The new minimum staffing level is set at 10, and an additional suppression 
apparatus, Engine 71, is provided.  

However, if the High School Road community does not see an influx of residential or 
commercial units, the current location is marginally better placed for response 
capacity. In this recommendation, Station 7 should receive permanent staffing as 
outlined above, but it should only be moved if community growth is expected to the 
north of the current location. Scenario A-1 provides details on this option. 

The following figure outlines the comparison between the baseline and Scenario A. 

Scenario
Daily 
Min.

Staffing

Sq. Miles 
w/in  

8 Mins. 
Imp

Incidents 
w/in  

8 Mins.
Imp

Address 
Points 
w/in  

8 Mins. Imp

Baseline 7 12.45 7,600 6,565
A 10 17.06 37% 8,695 14% 8,205 25%
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The following figure illustrates typical incident types and required staffing. 
Additionally, the figure details the number of career staff and volunteers needed to 
address the incident. Lastly, the figure indicates the number of 24-hour staff available 
to respond to concurrent incidents.  

Staffing 10 Personnel Available 

Incident Type
Personnel 
Required

Career 
Personnel 

Volunteers 
Needed 

Available 
Career Staff

EMS Low Risk 2 2 0 8 
EMS Moderate Risk 5 5 0 5 

EMS High Risk 6 6 0 4 
Fire Low Risk 3 3 0 7

Fire Moderate Risk 15 10 5 0
Fire High Risk 21 10 11 0 

Resource
Total Number 

Available
Staffing Model

Engine 11 3 Primarily Staffed by Career Personnel
Engine 61 0 Utilizes Medic 60’s Personnel or Volunteers
Medic 10 0 Utilizes Engine 11’s Personnel or Volunteers 
Medic 60 3 Primarily Staffed by Career Personnel
Truck 16 0 Utilizes Engine 11’s Personnel or Volunteers 
Engine 71 3 Primarily Staffed by Career Personnel
Medic 70 0 Utilizes Engine 71’s Personnel or Volunteers 

Battalion Chief 1 Primarily Staffed by Career Personnel
Total: 10
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Financial Impact
The following provides an estimated financial impact of the scenario. 

Personnel Costs: Using the 1.36 staffing relief factor, JHFEMS would need to add 
11 new personnel (assuming Firefighter/EMT level), which could cost roughly 
between $100,000 to $140,000 per person annually based upon current 
firefighter/EMT salaries and benefits. This would result in an estimated annual 
increase of $1,100,000 to $1,540,000 for wages and benefits. 

 Capital Costs: This scenario involves constructing a new fire station. The cost of 
a new fire station is highly variable but could range from several million dollars. 
The $200,000 budgeted for "Fire Station Design/Prep" in FY2025 suggests 
initial planning costs.  
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Scenario A-1:
Recommendation 11: ESCI recommends staffing Station 7 with three (3) additional
personnel per shift.

This scenario pertains to staffing Station 7 at its current location. By augmenting the 
personnel complement at this station with three (3) additional staff members, the 
response capabilities to the southern portion of the densely populated area are 
enhanced. The revised minimum staffing level is established at ten (10) personnel, and 
an extra suppression apparatus, Engine 71, is deployed.  

The following figure outlines the comparison between baseline and Scenario A-1. 

Scenario 
Daily 
Min. 

Staffing 

Sq. Miles 
w/in 

8 Mins. 
Imp

 

Incidents 
w/in 

8 Mins.
Imp

 
Address 
Points 
w/in 8 
Mins. Imp

 

Baseline 7 12.45 7,600  6,565 
A-1 10 18.79 51% 8,827 16% 8,636 32%

The following figure illustrates typical incident types and required staffing. 
Additionally, the figure details the number of career staff and volunteers needed to 

Resource
Total Number 

Available
Staffing Model

Engine 11 3 Primarily Staffed by Career Personnel
Engine 61 0 Utilizes Medic 60’s Personnel or Volunteers
Medic 10 0 Utilizes Engine 11’s Personnel or Volunteers 
Medic 60 3 Primarily Staffed by Career Personnel
Truck 16 0 Utilizes Engine 11’s Personnel or Volunteers 
Engine 71 3 Primarily Staffed by Career Personnel
Medic 70 0 Utilizes Engine 71’s Personnel or Volunteers 

Battalion Chief 1 Primarily Staffed by Career Personnel
Total: 10
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address the incident. Lastly, the figure indicates the number of 24-hour staff available 
to respond to concurrent incidents.  

Staffing 10 Personnel Available 

Incident Type
Personnel
Required

Career
Personnel 

Volunteers
Needed 

Available
Career Staff

EMS Low Risk 2 2 0 8
EMS Moderate Risk 5 5 0 5 

EMS High Risk 6 6 0 4
Fire Low Risk 3 3 0 7 

Fire Moderate Risk 15 10 5 0 
Fire High Risk 21 10 11 0 
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Financial Impact
The following provides an estimated financial impact of the scenario. 

Personnel Costs: Applying the 1.36 staffing relief factor, JHFEMS must recruit 11 
additional firefighter/EMT staff. Each new hire costs roughly $100,000 to 
$140,000 annually, including salaries and benefits. Consequently, the total 
yearly expense is projected to rise by approximately $1,100,000 to $1,540,000 
in wages and related costs. 

 Capital Costs: Capital costs would include upfit or renovation of Fire Station 7 to 
meet code requirements and create separation for living quarters.  
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Scenario B 
Recommendation 12: ESCI recommends building Fire Station 8 north of the Town of
Jackson and staffing it with a minimum of three (3) personnel per day to mitigate a
response gap in the populated response area.

Scenario B entails the construction and staffing of Station 8 in the northern segment of 
the populated response area. This location addresses a recognized gap in historical 
incidents, coverage of populated response areas, and address points. The revised 
minimum staffing level is set at 10, and an additional suppression apparatus, Engine 
81, is allocated. The subsequent figure illustrates the comparison between the baseline 
and Scenario B. 

Scenario
Daily 
Min.

Staffing 

Sq. Miles 
w/in 

8 Mins. 
Imp

Incidents 
w/in  

8 Mins. 
Imp

 
Address 
Points 
w/in  

8 Mins. Imp

Baseline 7 12.45 7,600 6,565 
B 10 16.37 32% 8,362 9.2% 7,314 11.4% 

 

Resource
Total Number 

Available
Staffing Model

Engine 11 3 Primarily Staffed by Career Personnel
Engine 61 0 Utilizes Medic 60’s Personnel or Volunteers
Medic 10 0 Utilizes Engine 11’s Personnel or Volunteers 
Medic 60 3 Primarily Staffed by Career Personnel
Truck 16 0 Utilizes Engine 11’s Personnel or Volunteers 

Engine 81 (New) 3 Primarily Staffed by Career Personnel
Medic 80 (New) 0 Utilizes Engine 81’s Personnel or Volunteers 
Battalion Chief 1 Primarily Staffed by Career Personnel

Total: 10 
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The following figure illustrates typical incident types and required staffing. 
Additionally, the figure details the number of career staff and volunteers needed to 
address the incident. Lastly, the figure indicates the number of 24-hour staff available 
to respond to concurrent incidents.  

Staffing 10 Personnel Available 

Incident Type
Personnel 
Required

Career 
Personnel 

Volunteers 
Needed 

Available 
Career Staff

EMS Low Risk 2 2 0 8 
EMS Moderate Risk 5 5 0 5 

EMS High Risk 6 6 0 4 
Fire Low Risk 3 3 0 7 

Fire Moderate Risk 15 10 5 0 
Fire High Risk 21 10 11 0 
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Financial Impact
The following provides an estimated financial impact of the scenario. 

 Personnel Costs: Using the 1.36 staffing relief factor, JHFEMS would need to add 
11 new personnel (assuming firefighter/EMT level), which could cost roughly 
between $100,000 and $140,000 per person annually based on current 
firefighter/EMT salaries and benefits. This would lead to an estimated annual 
increase of $1,100,000 to $1,540,000 for wages and benefits. 

 Capital Costs: This involves constructing a new fire station and acquiring a new 
engine (Engine 81). The capital costs would be similar to those estimated for 
Scenario A: $350,000 to $400,000 for a new engine and several million dollars 
for a new fire station. 
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Scenario C
Recommendation 13: ESCI recommends staffing a transport ambulance at Teton
Village during peak season (and at Station 1 during off-peak season) to reduce the
reliance on the cross-staffing model and address the gap in service delivery when a 
cross-staffed resource is deployed. 

Scenario C involves dedicated staffing applied to Medic 50 and co-locating Medic 50 at 
the Teton Village Fire Protection District’s fire station. The revised minimum staffing 
level is set at 9, excluding Scenario B’s Station 5. The subsequent figure illustrates the 
comparison between the baseline and Scenario C. 

Scenario
Daily 
Min.

Staffing 

Sq. Miles 
w/in 

8 Mins.
Imp

Incidents 
w/in  

8 Mins. 
Imp

 
Address 
Points 
w/in  

8 Mins. Imp

Baseline 7 12.45 7,600 6,565 
C 9 14.47 16.2% 8,655 12.9% 7,666 16.8% 

Resource
Total Number 

Available
Staffing Model

Engine 11 3 Primarily Staffed by Career Personnel
Engine 61 0 Utilizes Medic 60’s Personnel or Volunteers
Medic 10 0 Utilizes Engine 11’s Personnel or Volunteers 
Medic 60 3 Primarily Staffed by Career Personnel
Truck 16 0 Utilizes Engine 11’s Personnel or Volunteers 
Medic 50 2 Primarily Staffed by Career Personnel

Battalion Chief 1 Primarily Staffed by Career Personnel
Total: 9
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The following figure illustrates typical incident types and required staffing. 
Additionally, the figure details the number of career staff and volunteers needed to 
address the incident. Lastly, the figure indicates the number of 24-hour staff available 
to respond to concurrent incidents.  

Staffing 9 Personnel Available

Incident Type
Personnel 
Required

Career 
Personnel 

Volunteers 
Needed 

Available 
Career Staff

EMS Low Risk 2 2 0 7 
EMS Moderate Risk 5 5 0 4 

EMS High Risk 6 6 0 3 
Fire Low Risk 3 3 0 6 

Fire Moderate Risk 15 9 6 0 
Fire High Risk 21 9 12 0 
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Financial Impact
The following provides an estimated financial impact of the scenario. 

 Personnel Costs: Staffing an ambulance typically requires at least two (2) 
personnel per shift. Using the 1.36 staffing relief factor, JHFEMS would need to 
add seven (7) new personnel (assuming firefighter/EMT level), which could cost 
roughly between $100,000 to $140,000 per person annually based upon current 
firefighter/EMT salaries and benefits. This would result in an estimated annual 
increase of $700,000 to $980,000 for wages and benefits. 

 Capital Costs: Capital costs would be neutral. 
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Scenario D
Recommendation 14: ESCI recommends, when the time is appropriate, to consolidate
with the Teton Village Fire Protection District and fully staff its station with an engine
and ambulance. The ambulance’s deployment location should be based on peak 
season tourism activity.

Scenario D encompasses staffing of the Teton Village Fire Station. This scenario would 
materialize only if the Teton Village Fire Protection District (TVFPD) merged with 
Jackson Hole Fire/EMS. In this scenario, daily minimum staffing is set at 12 personnel, 
who will be allocated across Stations 1, 6, and Teton Village. 

Scenario
Daily 
Min.

Staffing 

Sq. Miles 
w/in 

8 Mins. 
Imp

Incidents 
w/in  

8 Mins. 
Imp

 
Address 
Points 
w/in  

8 Mins. Imp

Baseline 7 12.45 7,600 6,565 
D 12 14.47 16.2% 8,655 12.9% 7,666 16.8% 

The following figure illustrates typical incident types and required staffing. 
Additionally, the figure details the number of career staff and volunteers needed to 
address the incident. Lastly, the figure indicates the number of 24-hour staff available 
to respond to concurrent incidents.  

Resource
Total Number 

Available
Staffing Model 

Engine 11 3 Primarily Staffed by Career Personnel
Engine 61 0 Utilizes Medic 60’s Personnel or Volunteers
Medic 10 0 Utilizes Engine 11’s Personnel or Volunteers
Medic 60 3 Primarily Staffed by Career Personnel
Truck 16 0 Utilizes Engine 11’s Personnel or Volunteers
Engine 51 3 Primarily Staffed by Career Personnel
Medic 50 2 Primarily Staffed by Career Personnel

Battalion Chief 1 Primarily Staffed by Career Personnel
Total: 12 
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Staffing 12 Personnel Available

Incident Type
Personnel 
Required

Career 
Personnel 

Volunteers 
Needed 

Available 
Career Staff

EMS Low Risk 2 2 0 10
EMS Moderate Risk 5 5 0 7 

EMS High Risk 6 6 0 6 
Fire Low Risk 3 3 0 9

Fire Moderate Risk 15 12 3 0 
Fire High Risk 21 12 9 0
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TVFPD and JHFEMS share the same CAD. The following figure outlines the 140 
responses in 2024 by the Teton Village Fire Department to provide insight into the 
perceived increase in workload. 

Type of Incident Number of Responses
Medical Emergency 13 

Alarm 113
Fire 3 

Hazardous Materials 7
Other 4 

Financial Impact
The following provides an estimated financial impact of the scenario. 

 Personnel Costs: Utilizing the 1.36 staffing relief factor, JHFEMS would require 
19 additional personnel, assuming they are at the firefighter/EMT level. The 
estimated annual cost per individual ranges approximately from $100,000 to 
$140,000, considering current salaries and benefits for firefighter/EMT 
personnel. Consequently, the projected annual increase in wages and benefits 
would amount to approximately $1,900,000 to $2,660,000. 

 Capital Costs: The consolidation with TVFD would involve taking ownership of 
the appropriate capital assets and the building lease agreement. ESCI does not 
have data on the age and condition of the TVFD apparatus and other capital 
equipment. 
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Scenario E
ESCI recommends that future staffing and deployment strategies support permanent
staffing models and use cross-staffing as a back-up deployment plan rather than as a
primary response model.

This scenario involves fully staffing two suppression and two emergency medical 
transport ambulances to remove cross-staffing from the current staffing model. For 
more information on cross-staffing, please refer to the section titled

on page 25. 

Scenario 
Daily 
Min. 

Staffing 

Sq. Miles 
w/in 

8 Mins. 
Imp

 

Incidents 
w/in 

8 Mins.
Imp

 
Address 
Points 
w/in  

8 Mins. Imp

 

Baseline 7 12.45 7,600  6,565 
E 11 12.45 0% 7,600 0% 6,565 0%

Resource
Total Number 

Available
Staffing Model 

Engine 11 3 Primarily staffed by career personnel
Engine 61 2 Primarily staffed by career personnel
Medic 10 2 Primarily staffed by career personnel
Medic 60 3 Primarily staffed by career personnel
Truck 16 0 Utilizes Engine 11’s personnel if available

Battalion Chief 1 Primarily staffed by career personnel
Total: 11 
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The following figure illustrates typical incident types and required staffing. 
Additionally, the figure details the number of career staff and volunteers needed to 
address the incident. Lastly, the figure indicates the number of 24-hour staff available 
to respond to concurrent incidents.  

Staffing 11 Personnel Available 

Incident Type
Personnel 
Required

Career 
Personnel 

Volunteers 
Needed 

Available 
Career Staff

EMS Low Risk 2 2 0 9 
EMS Moderate Risk 5 5 0 6 

EMS High Risk 6 6 0 5 
Fire Low Risk 3 3 0 8 

Fire Moderate Risk 15 11 4 0 
Fire High Risk 21 11 10 0 

Financial Impact
Scenario E – Fully staff two suppression, two medics, and one battalion. 

 Personnel Costs: Using a staffing relief factor of 1.36, JHFEMS would need to 
recruit 15 new personnel at the firefighter/EMT level. The estimated cost per 
person, including salaries and benefits, ranges from approximately $100,000 to 
$140,000 annually. This would lead to an extra annual expense of about $1.5 
million to $2.1 million for wages and benefits. 
Capital Costs: As this scenario utilizes the current fleet and simply eliminates 
the cross-staffing model, no new apparatus or equipment would create an 
impact. 
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Summary of Scenarios 

Scenario Description
Square 

Miles w/in  
8 Mins.

Improvement  
Incidents 

w/in  
8 Mins.

Improvement
Address 

Points w/in 
8 Mins.

Improvement

Baseline 
Current Staffing 

& Station 
Locations 

12.45 N/A 7660 N/A 6565 N/A 

Scenario  
A 

Relocate & Staff 
Fire Station 7 

17.06 37% 8695 14% 8205 25%

Scenario  
A-1

Staff Fire  
Station 7 in the  

Current Location 
18.79 51% 8,827 16% 8,636 32% 

Scenario  
B

Build a New  
Fire Station  
North of the  

Town of Jackson 

16.37 32% 8362 9.20% 7314 11.40% 

Scenario  
C 

Staff Additional 
Ambulance at 
Teton Village 

14.47 16.20% 8655 12.90% 7666 16.80% 

Scenario  
D

Consolidate and 
Fully Staff 

Teton Village
14.47 16.20%

8655 
(+TVFD 

fire 
incidents)

12.90% 7666 16.80% 

Scenario 
E 

Elimination of 
Cross-Staffing 

12.45 N/A 7660 N/A 6565 N/A
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Scenario Description
Daily 

Minimum
Staffing

Budgeted 
Daily

Staffing*

Financial Impact
Description

Average Personnel 
Expense Potential  

Capital 
Considerations 

Baseline
Current Staffing 

& Station 
Locations 

7 10  N/A N/A N/A  

Scenario 
A 

Relocate & Staff 
Fire Station 7  

10 14
11 New 

Personnel & 
Construction  

$1,320,000 New Facility

Scenario 
A-1

Staff Fire Station 
7 in the  

Current Location 
10 14 

11 New 
Personnel 

$1,320,000 
Existing 

Facility Upfit & 
Renovation 

Scenario 
B  

Build New Fire 
Station North  
of Jackson  

10 14 

11 New 
Personnel, 

Apparatus, and 
Station 

Construction 

$1,320,000 
New Facility & 

Apparatus 

Scenario 
C 

Staff Additional 
Ambulance at 
Teton Village  

9 12 7 New Personnel  $840,000 None  

Scenario 
D

Consolidate and 
Fully Staff 

Teton Village  
12 16

19 New 
Personnel 

$2,280,000 
New 

Apparatus  

Scenario
E 

Elimination of 
Cross-Staffing  

11 15 
15 New 

Personnel  
$1,800,000 None  

*Includes the staffing relief factor outlined in the  section starting on page 106.
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Considerations for Informing Decision-Making 
To ensure that resource allocation and operational performance remain aligned with 
community needs, the Standard of Cover must be grounded in an up-to-date and 
accurate delineation of the populated service area (PSA). Conducting an annual review 
and update of this boundary enables leadership to base their decisions on current 
realities, reflecting changes in population patterns, development, and usage that 
directly influence service demands. Such proactive evaluation supports a more 
responsive and effective deployment of personnel and apparatus, enhancing both 
efficiency and public safety outcomes. 

Recommendation 15: ESCI recommends that Jackson Hole Fire/EMS update the 
populated service area annually to support performance gap analysis within their area 
of responsibility. 

In considering when to implement the previously outlined scenarios for Jackson Hole 
Fire/EMS, it becomes clear that setting hard and fast trigger points is an exceptionally 
nuanced endeavor. The unique geography, population characteristics, and risk profile 
of the Jackson/Teton County area set it apart from most communities in the nation. 
While JHFEMS’s incident response load remains relatively low compared to other like-
sized urban systems, the overarching community risks and the potential for significant 
loss—both in terms of human life and property—far outweigh raw incident numbers as 
a metric for change. 

Many Jackson Hole area residents, as well as those in greater Teton County, maintain 
expectations for emergency services that are closely aligned with the highly resourced 
communities from which they relocated. The local building stock consists of high-
value assets and unique properties, introducing a level of risk and required service that 
is uncommon elsewhere. Furthermore, the region’s appeal as a world-class destination 
brings waves of visitors and tourists, each group arriving with its own expectations for 
emergency response. These visitors often partake in strenuous activities at high 
altitude, sometimes far outside their usual physical experience, further elevating the 
likelihood and severity of emergency incidents. The presence of these transient 
populations complicates resource planning, as their numbers can fluctuate 
dramatically and unpredictably throughout the year. 

Scenarios A and A-1 are best triggered by the buildout and occupation of new 
residential communities near High School Road and south of Jackson. Even if these 



Jackson Hole Fire/EMS | 2025

131

developments do not generate a significant increase in call volume, the expectations of 
new residents for prompt service and improved response times from staffed stations 
will necessitate action. Unlike other regions where mutual aid and neighboring 
departments can offset increased demand, Jackson Hole Fire/EMS operates with 
minimal external support—functioning, in effect, on an island, and making internal 
deployment strategies even more critical. 

Scenario B is similarly anchored in community expectations. Although there is some 
evidence that response times to established communities north of Jackson could be 
improved, actual call volume remains low, and there is not a major concentration of 
service demand. However, the implementation of Scenario B would close existing 
response gaps, enhancing equity in service delivery, and, crucially, providing 
permanent emergency coverage to the local airport—an asset currently underserved. 

Scenario C addresses the variable demands resulting from seasonal tourism, 
particularly the winter influx into Teton Village. Assigning an additional ambulance to 
the community during ski season would relieve pressure on existing resources, while 
redeploying it to the Town of Jackson in the summer would help accommodate shifting 
visitor patterns. The challenge of lengthy EMS transports, especially when air 
operations are unavailable and staff must be cross-deployed, remains a key concern. 
Here, the trigger should not be a specific number of incidents, but rather the comfort 
level of Teton County leadership with extended periods where fewer emergency 
resources are available for new incidents. These occurrences warrant regular review 
and should be reported to policymakers on a quarterly basis to inform future 
decisions. 

Scenario D hinges on the capacity and reliability of the Teton Village Fire Protection 
District. If these volunteers can no longer meet incident response needs, close 
coordination between JHFEMS and volunteer leadership will be essential to anticipate 
and address emerging fire suppression challenges before they become acute.  

Scenario E echoes many of the pressures found in Scenario C, focusing particularly on 
the community’s willingness to tolerate operational gaps caused by cross-staffing. 
With EMS incidents representing the most significant draw on system resources, every 
emergency medical call pulls staff away from fire suppression. This leaves the area, 
which boasts some of the highest-value properties and a large tourist presence, 
dependent on volunteers and without substantial neighboring support. Determining 
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the acceptable threshold for out-of-service units becomes a policy question, rather 
than one of strict incident counts. 

In summary, the distinctive features of the JHFEMS service area, including geographic 
isolation, low baseline call volume, extreme population fluctuations, ultra-high-value 
properties, a mix of permanent and temporary residents with high service 
expectations, and weather- or injury-related unpredictability, render it impractical to 
rely solely on rigid trigger points like incident counts or narrowly defined performance 
deficiencies. Instead, the system must prioritize adaptive strategies informed by 
community expectations, ongoing risk assessment, and the tolerance of local 
policymakers for gaps in service. This flexible, risk-based approach is the only viable 
path for a community as singular as Jackson Hole. 
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STATEMENT/PURPOSE    
The Teton County Board of Commissioners (“Board”) and Jackson Town Council (“Council”) will consider next steps for 
the 90 Virginian Lane affordable workforce housing development.   
 
BACKGROUND/ALTERNATIVES   
This is the 19th meeting at which the Council and Board will discuss the 90 Virginian Lane affordable workforce housing 
development located at 90 Virginian Lane. A summary of previous meetings is provided as an attachment to this staff 
report. The land is owned by the Housing Authority; the Board and Council direct and authorize the Housing Authority.  
 
Today, staff are requesting that the Board and Council provide direction on two key items:  

1. Development Agreement deadline extension; and  
2. Professional services contract for additional capacity to negotiate the development agreement and financing 

commitment.  
 
To help inform the discussion, an update on what has happened with the project since the September 29, 2025 meeting 
is provided below.  
 
Schematic Design is complete, and a funding gap remains. To address the gap, Pennrose proposes working to reduce 
construction costs further and sourcing new or expanded funding.   

• Total development costs decreased 3% and Pennrose believes there is room for further reductions as follows:  
o Reducing the overall gross square footage  
o Reducing the construction duration to reduce soft costs and financing costs 

• Pennrose believes there are sources of new or expanded funding, including the purchase of First Rights of Rental 
or Purchase, updates to the market analysis that may allow for an increase in revenue projections, and private 
grants or loans.  

 
On November 17, the Council voted to approve a contract for services with a third party, Developers Research, to do the 
following: 

• Prepare the preliminary cost estimate including impact fees for the proposed development. They will do this by 
reviewing the plat, site plan, development agreement, geotechnical data report, ALTA survey, schematic design 
civil plan set, and other documents necessary to complete the estimate.  

• Analyze the land residual value based on the land basis, development costs, and available market information in 
order to help determine the project’s financial feasibility. Review Pennrose’s schedule to assess and comment 
on the reasonableness of the projected development timeline. 

• The review will take approximately one month to complete once Developers Research has been provided all 
necessary documents.  

 
The development agreement and financing commitment have been further refined but are not final. These documents 
are necessary for Developers Research to complete their review of the project. To finalize the development agreement 
and financing commitment, staff recommend:  

 
 

SUBMITTING DEPARTMENT:  Joint Housing  PRESENTER: April Norton, Housing Director 

MEETING DATE:  December 1, 2025 

SUBJECT:  90 Virginian Lane Development  

 

 

MONTHLY JOINT MEETING 

AGENDA DOCUMENTATION 
TOWN 

COUNCIL 
 



1. Hiring professional services with expertise in public-private partnerships to help review and negotiate these 
agreements, including the consideration of other financing options available to the Housing Authority, Pennrose, 
the Town, and/or the County.  

2. Closing the funding gap or coming close enough to closing the gap that all parties are comfortable moving 
forward with the development.  

 
Key Question One: Should the Development Agreement deadline be extended?  
 
The Option to Enter Into Ground Lease (“Option Agreement”) includes Ground Leases for 90 Virginian Lane that will be 
executed once all terms stated in the Option Agreement are satisfied. The Option Agreement requires that the following 
be complete prior to Ground Lease execution: 

1. Development Agreement must be executed by the Housing Authority and Pennrose by December 31, 2025.  
2. Pennrose will have completed the Subdivision, dividing the parcel into at least two parcels – one for the rental 

homes and one for the for sale homes.  
3. Pennrose will have commitments for financing that are sufficient for the construction of the development 

consistent with the Development Agreement.  
  
Currently, the Option Agreement will expire on December 31, 2025, if a Development Agreement has not been finalized 
by that date. Staff do not have a Development Agreement for the Board and Council to consider at this time and are 
looking for direction on next steps. Options include:  

1. Extending the deadline for the Development Agreement execution to March 31, 2025. This will allow staff and 
Pennrose to continue working in good faith to bring back a mutually acceptable development agreement, 
financing agreement, and ground lease options.  

2. Directing staff to bring back options for future site development, use, or disposal at a future joint meeting.  
3. Some other direction the Board and Council choose during this meeting.  

 
Key Question Two: Should staff engage a professional firm to assist with negotiating the development agreement and 
financing commitment?  
 
If the Board and Council direct staff to extend the option agreement, staff recommend that the Housing Authority Board 
hire a firm to provide expertise and recommendations related to the development agreement and financing 
commitment for the purposes of either finalizing the deal structure and moving forward with the development or 
pivoting from the current course of action. The Housing Authority Board can utilize revenue generated from the ground 
lease with the 90 Virginian Lane RV Park LLC to pay for this work.  
 
COMPREHENSIVE PLAN ALIGNMENT   
The Jackson/Teton County Comprehensive Plan is predicated on three equally important Common Values for us to live 
within our shared community Vision: Ecosystem Stewardship, Growth Management, and Quality of Life. Just as the 
strength of a rope depends on the integrity of each intertwining thread, the strength of our community character is 
derived from a commitment to all three Common Values, each in support of and reliant upon the others.  
 



 
Common Value: Quality of Life 
The Comprehensive Plan sets a minimum goal of achieving a 65% resident workforce. Building on this goal, the 
Workforce Housing Action Plan set forth strategies for increasing our resident workforce that include location for 
growth, a focus on public-private partnerships, and updating land development regulations to incentivize affordable 
workforce housing development by the private sector.   
 
The future neighborhood at 90 Virginian Lane is an example of a public-private partnership, leveraging private sector 
expertise, while mitigating public risk; and utilizes LDR incentives for affordable workforce housing development.  
 
Common Value: Ecosystem Stewardship 
The Comprehensive Plan also sets a goal to direct at least 60% of all new residential development into Complete 
Neighborhoods to preserve habitat, scenery, and open space and provide workforce housing opportunities. Since 
Housing Action Plan implementation and including changes to the Land Development Regulations that incentivize 
affordable workforce housing production in the Town of Jackson, the percentage of new development built in Complete 
Neighborhoods has exceeded the 60% minimum threshold. By placing development in the center of Town, the 90 
Virginian Lane development accomplishes our goal of concentrating new development in Complete Neighborhoods.  
 
The Comprehensive Plan sets a goal to emit less greenhouse gases (“GHG”) than we did in 2012. Surface travel accounts 
for most of the GHG Emissions created locally. By placing households close to their jobs, local convenience, recreational 
amenities, and providing them with opportunities to use alternative modes of transportation like the bus or biking, the 
90 Virginian Lane development will positively impact GHG Emissions.  
 
Common Value: Growth Management 
The Comprehensive Plan sets a cap on new residential units that can be built. We currently have about 550 pooled 
residential bonus units remaining to be assigned to future developments. The 90 Virginian Lane Neighborhood 
accomplishes our Comprehensive Plan goals related to growth management by effectively using the remaining pooled 
units for 100% permanently deed restricted affordable workforce housing in a high-density residential zone located in a 
Transitional Subarea (as opposed to using the units for unrestricted, free market homes located outside a Complete 
Neighborhood).  
 
Achieving our Vision 
Ultimately, by providing housing opportunities like 90 Virginian Lane that support a resident workforce, we are 
protecting local working families; providing for a stable tax base; creating neighborhood accountability; increasing civic, 
social, and economic investment; limiting commuters on our roads; and protecting our open spaces and scenic vistas. 
We are achieving the vision laid forth in our Comprehensive Plan.  
 
 



Comprehensive Plan Policy:  
- Reduce greenhouse gas emissions through land use. 2.2. 
- Reduce greenhouse gas emissions through transportation. 2.3. 
- Emphasize a variety of housing types. 3.2.d 
- Emphasize a variety of housing types, including deed-restricted housing. 4.1.b 
- Create and develop Transitional Subareas. 4.3.b 
- House at least 65% of the workforce locally. 5.1.a  
- Focus housing subsidies on full-time, year-round workers. 5.1.b 
- Provide a variety of housing options. 5.2.a 
- Housing will be consistent with Character Districts. 5.2.b  
- Create workforce housing to address remaining shortages. 5.3.c 
- Direct at least 60% of all new residential development into Complete Neighborhoods. Common Value 3.   

 
Housing Action Plan Strategy:  

- Provide land as a public subsidy and build development partnerships. 2B 
 
STAKEHOLDER ANALYSIS   
Teton County community members, businesses, and visitors.  
 
FISCAL IMPACT   
Since Housing Action Plan implementation began, the Housing Department has partnered with private sector developers 
to build 241 homes for local workers and their families. Adjusted for inflation, the public investment per home has 
ranged from $81,996 (Mercill Condos) to $273,202 (Redmond Street Rentals). See the chart below for more information 
about these developments.  
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Year 
Complete 

2018 2018-2021 2022 2023 2023 2024 2024 2024-2026 

Homes Built 28 24 24 30 12 57 48 18 
Affordability <150% MFI 50-80% MFI <150% MFI 120-200% 

MFI 
120-200% 
MFI 

30-200% MFI 30-60% MFI 50-80% MFI 

Rent/Own Rent Own Own Own Own Rent Rent Own 
Homes/Acre 22 13 63 52 38 39 48 17 
Public $ $5.7mm $1.9mm $4.67mm $2.235MM $1.703,416 $14mm $6mm $3,475,383 

2025 Value $7,649,645 $2,496,695 $5,551,201 $2,459,872 $1,874,804 $14,799,400 $6,342,600 $3,475,383 
Public $ per 
Home 

$203,202 $79,167 $194,583 $74,500 $141,951 $245,614 $125,000 $193,077 

2025 Value $273,202 $104,029 $231,300 $81,996 $156,234 $259,639 $132,138 $193,077 
 
In 2023, the Housing Authority purchased the land for $28 million. This purchase was funded utilizing $18 million in tax-
exempt bond financing (to be paid by with 2022 SPET funds) + $2.59 million 2019 SPET funding + $5.5 million County 
mitigation funding + $2 million Town housing funding (blend of mitigation fees and housing supply funds). The bonds are 
scheduled to be paid off by August 1, 2030.  
 
In 2024, the Housing Authority entered into an agreement with the Virginian RV Park LLC to operate the RV park for 
2025 for a flat fee of $500,000 that is payable to the Housing Authority. These funds were placed in the Housing 
Authority’s Housing Supply Fund and utilized to pay for the Schematic Design (not to exceed $250,000).  



The Housing Authority is responsible for paying property taxes on the property. For 2023 these were $55,854.63, in 2024 
they were $93,224.00, and in 2025 they were $96,855.99 (total property tax = $245,934.62).  
 
In addition to leasing the land, the Town and County have agreed to provide an additional $10 million to fund the 
development. The funding split has not yet been negotiated.  
 
The timing of any additional contributions to the 90 Virginian Lane development will vary based on decisions made 
regarding implementation of a Phase 0 (horizontal infrastructure only), increased affordability, purchase of First Rights, 
etc. and could be phased over time to allow for additional mitigation fee collections, SPET collections, grant funding, 
philanthropy, etc.  
 
STAFF IMPACT   
Housing staff have spent hundreds of hours working on this development.  
 
LEGAL REVIEW   
K. Gingery & L. Colasuonno  
 
ATTACHMENTS   
Summary of previous joint meetings at which 90 Virginian Lane was considered.  
 
RECOMMENDATION   
Housing Staff recommend extending the Development Agreement deadline and directing and authorizing the Housing 
Authority Board to hire professional services with expertise in public-private partnerships to help review and negotiate 
the development agreement and financing commitment.  
 
SUGGESTED MOTION   
 
Both Boards:  
 
I move to direct and authorize the Jackson Teton County Housing Authority to: 

1) Extend the Development Agreement timeline set forth within the Option Agreement to March 31, 2025; and 
2) Hire professional services with expertise in public-private partnerships to help review and negotiate the 

development agreement and financing commitment. 
 



      Summary of Previous Joint Meetings Re: 90 Virginian Lane 
 
90 Virginian Lane is a 5.15-acre parcel of land located within the largest Complete Neighborhood: The Town of 
Jackson. It is currently zoned Neighborhood High (“NH-1”) and is one of the few large, mostly vacant parcels of 
land that is appropriately zoned for affordable workforce housing. During four Joint Meetings (May 15, 2023; 
June 14, 2023; July 10, 2023; and July 17, 2023) the Board and Council directed and authorized the 
Jackson/Teton County Housing Authority (“JTCHA”) to buy the property for future affordable workforce 
housing development. The transaction closed August 1, 2023.    
 
On August 7, 2023; September 11, 2023; October 2, 2023; and November 6, 2023 Board and Council provided 
staff with direction preparing the Request for Proposals for a development partner at 90 Virginian Lane. This 
included specific direction on the scoring criteria, desired project densities and affordability, sustainable design 
program, and financing. The Council voted 5-0 and the Board voted 4-0 to approve the RFP and directed staff 
to release it. (Commissioner Macker was absent from the meeting and did not vote.) 
 
On November 8, 2023, the RFP was released with a response due date of February 2, 2024. 11 responses to 
the RFP were received. These are posted to the Housing Department website. 
 
On February 14 & 15, 2024, the Housing Supply Board reviewed the responses and identified four firms to 
interview in person. On March 6, 2024, the Housing Supply Board interviewed Corum, Elmington, Pennrose, 
and Ulysses. A recording of the interviews is provided on the Housing Department’s website. On March 20, 
2024, the Housing Supply Board held a Special Meeting at which they identified Pennrose as their leading 
candidate to develop the property.  
 
On May 6, 2024, Board and Council considered potential partners for the development of the site; the Board 
continued the item, and the Council approved the following motion: 

To direct and authorize the Housing Authority to direct staff to negotiate a Ground Lease and 
Development Agreement including the agreed upon internal procedures and negotiation topics with 
both Pennrose Development and Elmington Affordables, LLC for affordable workforce housing located at 
90 Virginian Lane and to bring these documents and the results of the negotiations back to the Council 
and Board for consideration at a future meeting.  

 
On May 21, 2024, the Board approved the following motion:  

To recommend to the Housing Department to negotiate a Ground Lease with Pennrose Development 
recognizing the 16 points that were made earlier at the Joint Information Meeting with the Town as 
well as points made during the BCC discussion today.  

 
On June 3, 2024, Council approved the following motion: 

To direct and authorize staff to negotiate a Ground Lease and Development Agreement including the 
agreed upon internal procedures and negotiation topics with Pennrose Development for affordable 
workforce housing located at 90 Virginian Lane and to bring these documents and the results of the 
negotiations back to the Council and Board for consideration at a future meeting.  

 
On August 5, 2024, Staff provided an update on the development, including the 15 negotiation topics 
identified by the Council and Board. The Council and Board then asked staff to bring back additional 
information related to the development.   
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On October 7, 2024, Staff provided responses to additional questions posted by the Council and Board and 
draft terms for the Ground Lease with Pennrose for 90 Virginian Lane. The Council and Board approved the 
terms laid forth during that meeting and directed staff to draft a Ground Lease for consideration for 90 
Virginian Lane.  
 
On December 2, 2024, the Board and Council directed and authorized the Housing Authority to enter into a 
Ground Lease Option Agreement that outlined necessary criteria for Pennrose to meet prior to the execution 
of the Ground Leases for the property. These criteria are as follows: 1) a Development Agreement for 90 
Virginian Lane must be executed by the developer and Housing Authority; 2) Pennrose will have completed the 
Subdivision, dividing the parcel into at least two parcels – one for rental homes and one for ownership homes; 
and 3) Pennrose will have commitments for financing that are sufficient for the construction of the 
development consistent with the Development Agreement. 
 
On December 10, 2024, the Board and Council directed and authorized the Housing Authority to execute the 
2025 Season Ground Lease for RV Park Operations with the Virginian RV Park LLC so that the RV park may stay 
open this summer and the Housing Authority can earn revenue from its operations.  
 
On February 3, 2025, the Board and Council directed staff to draft a development agreement for 90 Virginian 
Lane and to bring the development agreement back to the joint board for consideration at a future meeting.  
 
On April 17, 2025, the Board and Council heard an update on the development from the Pennrose team. Since 
February 2024, construction costs + market uncertainty have increased, and the market study findings result in 
reduced revenues from the Affordable 120-160% MFI and Workforce homes. To address these two issues, 
Pennrose provided the Council and Board with recommendations for reducing and refining construction costs 
and increasing revenues.  
 
On May 8, 2025, the Board and Council directed staff to 1) enter into a cost-sharing agreement with Pennrose 
for schematic design not to exceed $250,000, and 2) extend the deadline for a Development Agreement to 
September 30, 2025.  
 
On September 29, 2025, the Board and Council directed and authorized the Housing Authority Board to extend 
the Development Agreement deadline to December 31, 2026.  
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