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Dear Madame/Sir,
We are pleased to submit this response to the Town of Jackson/Teton County Affordable Housing Department’s
request for qualifications (RFQ) to retain a consulting team to prepare an Employee Generation by Land Use
Study and Regional Housing Needs Assessment. Clarion Associates is a national planning and zoning consulting
firm with offices in Denver and Chapel Hill. Firm principals have substantial experience in assisting local
government clients in resort destination communities like Jackson/Teton County design, draft, and defend in
court mandatory workforce/affordable housing studies and legislation. We led the development of the Affordable
Housing Support Study prepared for Teton County in 2006, the 2013 Employee Generation by Land Use Study for
the Teton County Housing Authority (TCHA), and we worked with County and Town staff in the preparation of the
Town and County housing requirements adopted in 2018. If selected for the project, Clarion would serve as the
prime consultant. We would be assisted by four subconsultants:
Root Policy Research is a women-owned business based in Denver, Colorado with more than 20 years of
experience conducting housing market, housing assessments, fair housing, and strategic housing plans
nationwide. Root’s team has a proven track record of managing complex housing studies, with a focus on
innovative approaches to address needs. A cornerstone of the firm’s work is its ability to analyze housing needs
within different jurisdictions and submarkets—and to craft strategies unique to varying conditions within a
region. Root Policy would lead the preparation of the Regional Housing Needs Assessment.
OPS Strategies is a single-professional firm based in Jackson, Wyoming, that assists communities, organizations,
and landowners throughout the Rocky Mountain west with strategic organization, planning, and study. Founding
Principal, Alex Norton, AICP, brings award-winning experience in comprehensive planning and public
engagement as well as years of experience in affordable housing and trend analysis. His track record of success
in finding affordable housing solutions in Jackson and Teton County, WY, includes managing and working on: the
affordable workforce housing requirements adopted in 2018; the Employee Generation Land Use Study (Nexus
Study) for Teton County and the Town of Jackson; Teton County’s multi-project community engagement effort;
and the 2015 Jackson/Teton County Housing Action Plan. OPS Strategies would assist in preparation of both the
Regional Housing Needs Assessment and the Employee Generation by Land Use Study, and in civic engagement.
RRC Associates offers services in survey research, market research and strategic analysis, economic and
feasibility planning, and policy formulation, for both public and private sector clients. Firm members conducted
the survey research for both the 2013 Employee Generation by Land Use Study and the Affordable Housing
Support Study prepared for Teton County in 2006, and the 2014 Regional Housing Needs Assessment. Firm

members have worked with Clarion and Dr. Nicholas on a number of other affordable workforce housing nexus
studies. RRC would conduct the survey research for this effort (both the Regional Housing Assessment and the
Employee Generation by Land Use Study).
Dr. James Nicholas is one of the preeminent experts nationally on nexus, exaction, and impact fee methods and
the concept of proportionate share. He has extensive experience in the design of affordable workforce housing
mitigation programs. He has testified in court on behalf of local governments in the successful defense of
exaction/impact fee programs. He has published extensively on the issue of proportionate share methods for
exaction and affordable housing programs (e.g., see “A Rational Nexus Approach to Workforce Housing
Development Conditions,” the John Marshall Law Review, Spring 2020; “Workforce and Affordable Housing: Local
Government Inclusionary Housing Programs and the Courts,” Planning & Environmental Law, 2011) He worked
with Clarion in the design and preparation of the 2013 Employee Generation by Land Use Study, the 2006
Affordable Housing Support Study, and the housing requirements adopted in 2018. Dr. Nicholas would serve as
the economist and methodologist for the Employee Generation by Land Use Study.
We believe our team is uniquely suited to assist in the preparation of the Regional Housing Assessment and
Employee Generation by Land Use Study for the following reasons:
We have a deep institutional knowledge of housing markets and policy. For more than 20 years the
professionals at Root Policy have been conducting housing needs assessments and crafting local policies
associated with housing. They have a keen understanding of market dynamics but also the unique needs of
vulnerable households and the challenges of housing a resort-oriented economy. Their institutional knowledge
of housing policy—what works, what is risky, how outcomes vary—is deep. They are not new to this increasingly
complex industry.
We know and understand the current LDRs, Housing Requirements, and Current Nexus Studies. Clarion
principals and Alex Norton know and understand the current Town and County LDRs and housing requirements
and have substantial experience working with these regulations over the years. We served as the principal
consultant in designing and preparing the original affordable workforce housing support study for the
community in the 1990s, as well as the implementing legislation. We led preparation of the 2013 Employee
Generation by Land Use Study and the Affordable Housing Support Study prepared for Teton County in 2006,
and worked with County and Town staff (primarily team member Alex Norton) in the preparation of the 2018
Town and County housing requirements.
We know nexus studies. Team members have substantial experience in the design and preparation of
workforce/affordable housing nexus studies. As noted above, Clarion, in association with Dr. James Nicholas and
RRC, have not only worked in Jackson/Teton County on affordable workforce housing mitigation issues, but have
designed and prepared nexus studies for a number of other Colorado and south Florida communities.
We know the legal issues. We are experts on the legal issues related to the implementation of mandatory
affordable mitigation regulations and served as special counsel in the successful defense to several legal
challenges to the County’s mandatory affordable housing mitigation regulations.
We are skilled facilitators. We are experienced in working with citizens, staff, and elected officials to gain
consensus on difficult issues like housing issues generally, and affordable workforce housing issues in particular,
and are available to assist in the facilitation with the stakeholder group, other stakeholders, and elected officials
in explaining the results of the studies, and policy recommendations.
We are excited about the prospect of working with the Jackson/Teton County Housing Department, the Town,
and the County on this effort, and would welcome an opportunity to discuss our qualifications with you in person.

Please contact me at 919-967-9188 (office) or 919-673-5506, or at crichardson@clarionassociates.com, if you have
questions or need additional information to evaluate our submittal.
Very truly yours,

Craig Richardson, Director
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1. Introduction
There is and has been for a number of years, a serious housing affordability problem in the Town of
Jackson and Teton County WY (Jackson Hole). This is so because the price of housing has significantly
increased while incomes and wages in the community have only increased modestly. The result is that
today almost all members of the Jackson Hole workforce are priced out of the housing market, and
the situation continues to deteriorate. As the housing problem in Jackson Hole worsens, other
locations in the region, specifically Teton County ID and the northern parts of Lincoln County WY are
now providing housing options for the Jackson
Hole workforce.
Recognizing this problem, and the need to
increase the supply of stable, affordable
housing for the local workforce, the Town of
Jackson and Teton County WY issued an RFQ on
March 2, 2021, seeking assistance from a
consulting team to prepare (1) an Employee
Generation by Land Use Study, and (2) a
Regional Housing Needs Assessment.
As summarized in the RFQ, the purpose of the Employee Generation by Land Use Study is to update
the 2013 Employee Generation by Land Use Study and …. “document current links between the
construction of new commercial and residential development and the employees generated by the
development. The study should also provide information about the existing types of jobs, the wages
being earned, the percentage of the workforce living locally, the gap between income and housing
costs, and information about non-brick-and-mortar businesses including the employees generated
and wages earned. The study shall also provide information about if and how to require non-brickand-mortar businesses to mitigate their impacts.” The study can be used to support mandatory
housing mitigation requirements in the Town and County.
The RFQ states the new Regional Housing Needs Assessment should -… “provide information about
the current and future workforce housing needs for Teton County, WY; Teton County, ID; and Northern
Lincoln County, WY.“ The assessment will assist the region in its efforts to increase the supply of stable
affordable housing through a variety of policy initiatives.
Finally, and in an effort to support implementation of both studies, the RFQ requests that the
consultant team facilitate a technical stakeholder group and stakeholder involvement for the effort.
The Clarion team is delighted to respond to this RFQ, and excited about the possibility of working with
the Jackson/Teton County Housing Department and community on this challenging and important
project. As requested in the RFQ, our response includes the following sections:
•

Section 1. Introduction, this introduction.

•

Section 2. Qualifications, which includes:
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o

Summary descriptions of the firms and professionals that are included on the Clarion
team;

o

An explanation of how the Clarion team is organized, along with a graphic depiction
of the team organization, and biographical summaries of the professionals from each
firm who would be involved in the project;

o

Summaries of the relevant project experience of each firm;

o

Responses to questions asked in the RFQ; and

o

A summary of the team’s legal experience in support housing affordability issues.

•

Section 3. References, which includes references for each firm on the Clarion team.

•

Section 4. Fees and Costs, which includes a summary of the fees and costs to complete the
work outlined in the Technical Approach and Methodology.

•

Section 5. Process Proposal, which includes a work plan for each task requested in the RFQ
(The Regional Housing Assessment and the Employee by Land Use Study), and a schedule that
shows completion of the project within the timeline requested in the RFQ.

•

Following the body of the response is an Appendix, which includes individual resumes of each
professional who would be involved in the project, and a response to the questions raised in
Addendum A: Additional Questions for Consideration, of the RFQ.
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2. Qualifications
A. The Clarion Team

ADDRESS:
101 Market Street
Suite D
Chapel Hill, NC 27516
919.967.9188
919.967.9077 (fax)

YEAR ESTABLISHED:
If the Clarion team is selected for the project, Clarion Associates would serve as the
prime contractor for the project. We would be assisted by four subconsultants: Root
Policy Research, OPS Strategies, RRC Associates, and Dr James C. Nicholas. Root Policy
would lead the preparation of the Regional Housing Needs Assessment. OPS
Strategies would assist in preparation of both the Regional Housing Needs
Assessment and the Employee Generation by Land Use Study, and in civic
engagement. RRC would conduct the survey research for the effort (both the Regional
Housing Assessment and the Employee Generation by Land Use Study). Dr. Nicholas
would serve as the economist and methodologist for the Employee Generation by
Land Use Study.

1992

TYPE OF OWNERSHIP:
Limited Liability Company

PRIMARY CONTACT PERSON:
Craig Richardson, Director

E-MAIL ADDRESS:
crichardson@clarionassociates.com

A short summary of the firms and professionals on the Clarion team is outlined
below. This is followed by a more specific summary of the team organization
(including a graphic description of the team organization). This is followed by a
description of the professionals who would be involved in the effort and their
professional qualifications.

Clarion
Clarion Associates, LLC, a limited liability company organized under the laws of the
state of Colorado, has offices in Chapel Hill and Denver, and affiliate offices in
Cincinnati and Philadelphia. The firm has been in business for 28 years, and consists
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of city planners, landscape architects, attorneys, and graphic designers. No firm in
the country matches the combination of land use and zoning, urban design,
community development, and planning experience of Clarion’s firm principals.
Clarion is particularly known for its expertise in:
•

Development code updates;

•

Design standards and incorporating form controls into
development regulations;

•

Regulations that protect a community’s character;

•

Affordable workforce housing support studies and mandatory affordable
housing regulations;

•

Incorporating green building and resiliency concepts in development codes;

•

Zoning best practices;

•

Regulations to protect environmentally sensitive lands;

•

Community and neighborhood planning; and

•

Land use and planning law.

Root Policy Research
Root Policy Research is a women-owned business based in Denver, Colorado with more
than 20 years of experience conducting housing market, housing assessment, fair
housing, and strategic housing plans nationwide. Root’s team has a proven track record
of managing complex housing studies, with a focus on innovative approaches to
address needs. A cornerstone of the firm’s work is its ability to analyze needs within
different jurisdictions and submarkets—and to craft strategies unique to varying
typologies within a region.
Root Policy’s work is informed by economic theory, data and statistical analysis, and community input.
We have conducted a wide range of studies, all of which provide custom, creative, and high-value
analysis and strategy for our clients. We conduct customized research to identify our clients’ most
pressing needs for housing, community development, and community services. These studies result
in data-driven strategic plans that do more than simply “make a dent.” Our research helps
communities make a difference.
The firm values client relationships and works closely with all of our clients. We strive to exceed
expectations and provide a non-boilerplate product designed to meet the unique needs of each
community. We have a proven track record of managing large and complex housing studies and
consistently deliver projects on time and within budget. We excel at managing projects with multiple
government agencies and stakeholder interests.
The firm’s institutional knowledge of housing policy—what works, what is risky, how outcomes vary—
is deep. We are not new to this increasingly complex industry.
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What we do
•

Housing Market Studies

•

Strategic Plans for Housing and Community Development

•

Assessments of Fair Housing/Analyses of Impediments to Fair Housing Choice

•

HUD Consolidated Plans

•

Economic Mobility Studies

Experience
•

Years of Fair Housing planning = 16

•

Years of Housing Market research = 18

•

Years of Consolidated Plan experience = 27

•

Years of Social and Economic Equity Research = 10

OPS Strategies
OPS Strategies, a single-person LLC located in Jackson, Wyoming,
assists communities, organizations, and landowners throughout the
Rocky Mountain west with strategic organization, planning, and
study. OPS Strategies has worked with counties, towns, school
districts, non-profits, and landowners to identify strategic solutions that fit community values, trends,
and needs. Founding Principal, Alex Norton, AICP, brings award-winning experience in comprehensive
planning and public engagement as well as years of experience in affordable housing, trend analysis,
growth management, and conservation development. His track record of success in finding affordable
housing solutions in Jackson and Teton County, WY, includes managing and working on the affordable
workforce housing requirements adopted in 2018; the Employee Generation Land Use Study (Nexus
Study) for Teton County and the Town of Jackson; Teton County’s multi-project community
engagement effort, Engage 2017, which won an American Planning Association award for best
practices; and the 2015 Jackson/Teton County Housing Action Plan. Outside of Jackson/Teton County,
Alex has recently provided housing and transportation planning assistance for the Driggs and Victor
Comprehensive Plan updates. He has also provided data analysis for housing needs assessments in
the south Lake Tahoe region of California/Nevada and Cripple Creek/Victor, Colorado.

RRC Associates
RRC Associates offers services in market research, survey research, strategic
analysis, economic and feasibility planning, and policy formulation to local
governments and public agencies as well as private businesses. The company
is composed of professionals with extensive experience and qualifications in
addressing the needs and challenges of communities. In addition, the firm also serves ski area and
resort operators, trade associations, tourist organizations, and others interested in the recreation and
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tourism industries. The motivation of our principals and staff, and their active involvement in
professional organizations at the state and national level, insure a high degree of professional skill
and creativity.

Dr. Nicholas
Dr. James C. Nicholas is one of the preeminent experts nationally on nexus, exaction, and impact fee
methods, and the concept of proportionate share. He has extensive experience in the design of
affordable workforce housing mitigation programs and general exaction programs for hundreds of
local government clients across the country. He has consulted with Teton County, WY, Pitkin County,
CO, the Village of Islamorada, FL, Collier County, FL, Lee County, FL, Monroe County, FL, Palm Beach
County, FL, Marathon, FL, Sanibel, FL, and Key West, FL in the design and implementation of affordable
workforce housing mitigation and inclusionary housing programs. He has testified in court on behalf
of local governments in the successful defense of impact fee and other exaction programs. He has
published extensively on the issue of proportionate share methods for exaction programs (e.g., see
“A Rational Nexus Approach to Workforce Housing Development Conditions,” John Marshall Law
Review, Spring 2020; “Workforce and Affordable Housing: Local Government Inclusionary Housing
Programs and the Courts,” Planning and Environmental Law, 2011; A Guide to Impact fees and
Housing Affordability, Island Press, 2008; Calculating Proportionate Share Impact Fees Under the
Rational Nexus Test, Chicago: American Planning Association, 1988; and A Practitioner's Guide to
Development Impact Fees, Chicago: American Planning Association, 1991.)

B. Team Organization
As outlined above, if the Clarion team is selected, Clarion Associates would serve as the prime
contractor for the project. Clarion would be responsible for project management, leading preparation
and drafting of the Employee Generation by Land Use Study, assisting Root Policy and OPS Strategies
in the preparation of the Regional Housing Assessment, and coordinating the team and leading civic
engagement efforts. Clarion professionals would serve as the day-to-day contact with the
Jackson/Teton County Affordable Housing Department’s project manager. Craig Richardson, Esq.
would serve as Project Director and co-Project Manager of the effort for Clarion. He would be assisted
by Leigh Anne King, AICP LEED, who would serve as co-Project Manager, Geoff Green, Esq., AICP,
who would assist in data analysis, drafting, and facilitation; and Addie Sherman, who would serve as
graphic coordinator for the work products prepared for the project.
Root Policy would lead the preparation of the Regional Housing Needs Assessment. Mollie
Fitzpatrick would serve as the firm’s Principal-in-Charge for the effort. She would be assisted by Heidi
Aggeler, Julia Jones, and Avilia Bueno.
OPS Strategies would assist in preparation of both the Regional Housing Needs Assessment and the
Employee Generation by Land Use Study and assist in civic engagement efforts. All work conducted
by OPS Strategies will be done by Alex Norton, AICP.
RRC Associates (RRC) would conduct the survey research for this effort (both the Regional Housing
Assessment and the Employee Generation by Land Use Study). The firm’s work would be led by David
Becher. He would be advised by Chris Cares.
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Dr. Nicholas would serve as the principal economist and methodologist for the Employee Generation
by Land Use Study.
A graphic description of the team organization is shown on the following page. Summaries of the
professional qualifications of team members who would be involved in the project are included on
the following pages.
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Clarion

Craig Richardson, Esq. | Project Director and
Co-Project Manager
Craig is a Director of Clarion Associates. He is a planner/lawyer with over 35
years of practice experience, primarily representing local government
clients on a variety of planning and zoning matters, including
comprehensive development code updates, form-based regulations,
affordable workforce housing mitigation studies and legislation,
sustainable development practices, resource protection, character-based
regulations, and infrastructure funding mechanisms like impact fees. He
has served as a principal in the design of “first-time” exaction initiatives in two states where
development exactions at the time of implementation were untested in the courts (Reno, Nevada
(roads) and Teton County, Wyoming (affordable workforce housing)). Each program was successfully
implemented. He has worked on the design and implementation of more than 100 exaction
regulations across the country, and served as a principal in the design and implementation of
affordable workforce housing mitigation programs and studies in Teton County/Jackson WY, Pitkin
County CO, Islamorada, FL, Marathon, FL, Palm Beach County, FL, and Monroe County, FL. He served
as counsel of record in several landmark exaction cases, as well as special counsel to the Teton County
Attorney’s office in its defense of the County housing requirements. He served on the faculty for APA’s
national Zoning Clinic, speaks regularly at planning conferences on code implementation issues, and
worked on the USEPA Sustainable Code Building Blocks project.

Leigh Anne King, AICP, LEED® AP | Co- Project
Manager
Leigh Anne King is a Director of Clarion Associates. She has nearly 20 years
of experience working with local governments on planning initiatives
including sustainable community land use plans, strategic growth plans,
affordable workforce housing programs, affordable housing guidelines,
housing assessment studies, growth management and open space
protection strategies, and development ordinances and design guidelines. Most recently, Ms. King
worked with the Jackson/Teton County Housing Department to update its affordable workforce
housing guidelines, and assisted with the update to the Teton County/Jackson’s 2013 Employee
Generation by Land Use Study; the Monroe County, FL Housing Nexus Study, and the Islamorada,
Florida Housing Nexus Study. She is the lead author of seven award-winning plans. She is a frequent
speaker at national and state-level conferences on a variety of planning topics including workforce
housing and housing diversity, local food planning, and comprehensive planning. Leigh Anne received
her Master of City and Regional Planning degree from the University of North Carolina, Chapel Hill,
where she was named the outstanding student in her graduating class.
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Geoff Green, Esq., AICP | Associate
Geoff’s practice focuses on zoning and plan implementation. At Clarion, he
has worked on and taken an active role in the drafting of the Colorado
Springs, CO, Maitland and Estero, FL, Henrico County, VA (Richmond metro
area), Kannapolis, NC (Charlotte metro area), and Richland County, SC,
code update projects; the Charlotte NC and Henrico County VA
comprehensive plan updates; and the impact fee ordinances for Beaufort
County, SC. Geoff joined Clarion after several years in the public sector
working as a planner for a regional public transit agency. There he focused on land entitlement for a
proposed multi-billion-dollar light-rail project that traversed Durham and Chapel Hill, which included
participating in a Transit-Oriented Development study that evaluated development scenarios and
recommended changes to land-use regulations to maximize development opportunity around 19
proposed light-rail stations. Geoff received his undergraduate degree from Duke University, his
Master of City and Regional Planning degree from the University of North Carolina, Chapel Hill, where
he was named outstanding student in his graduating class; and a law degree from New York
University.

Addie Sherman | Graphics
Addie is the Graphics and Marketing Coordinator in Clarion’s Chapel Hill
office. At Clarion, Addie helps fashion creative tools for public engagement
and works with project leads to produce effective graphics for plans,
development codes, and other work products. Her current work involves
website design, graphic design, 3D renderings, document design, and GIS
mapping. Prior to joining Clarion, Addie worked for a consulting firm in
Cincinnati, OH, where she provided critical planning and design
recommendations based on site analysis, feasibility studies, and zoning and land use evaluations. She
received her bachelor’s degree in urban planning from the University of Cincinnati.

Root Policy

Mollie Fitzpatrick | Managing Director
Mollie co-founded Root Policy Research in 2018 after serving as a Director
at BBC Research & Consulting. She has over 10 years of experience
assisting clients on housing and community development throughout the
West and the nation. She specializes in housing market and social impact
studies that help clients understand their housing and community
development challenges, assess their community needs, and strategize
meaningful policy actions to improve their communities. Based on this
work, she has a sophisticated understanding of market dynamics and has
conducted housing research in a wide array of markets. She serves on Denver’s Anti-Displacement
Policy Network working group and has developed housing and social equity model for numerous
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communities throughout the country. Mollie holds a master’s degree in Economics from the University
of Colorado, Denver.

Heidi Aggeler | Managing Director
Heidi Aggeler started her research and consulting career as an economic
analyst at the Federal Reserve and an auditor for the Federal Deposit
Insurance Corporation (FDIC). She joined her former firm BBC Research &
Consulting in 1999, became a partner in 2002, and a Managing Director in
2006. She co-founded Root Policy Research in 2018. Heidi has been
managing housing research projects since 1999 and has overseen
completion of more than 50 housing market studies. She is also frequently
hired to assist communities with strategic plans to achieve housing balance. Heidi is a current member
of the Denver Planning Board and the non-profit Fax Partnership and is a frequent speaker on housing
policy and housing strategies.

Julia Jones | Associate
Julia is a multi-faceted analyst with data modeling, data analysis, GIS, and
graphic design skills. With a background in urban planning, Julia brings a
unique perspective and deep understanding to her areas of interest which
include housing needs and preferences, fair housing, equitable community
development, and the economic impact of public investment. Julia has
recently examined public policies and land use regulations to evaluate
impacts on housing choice for multiple clients, including Adams County CO;
Chesterfield and Henrico counties, VA; Fort Collins, CO; Tacoma, WA; Grand
Forks, ND; and Sacramento County; and Carrollton, TX. She received a
Bachelor of Science in urban planning from the University of Cincinnati.

Avilia Bueno | Associate
Avilia specializes in jobs/housing analyses, housing needs forecasts, analysis of
educational disparities, and disproportionate needs analyses associated with
mortgage lending for fair housing studies. She recently conducted
disproportionate housing needs analyses for the State of Oregon, the Greater
Richmond Region, and the City of McKinney Texas. She also has a keen
understanding of market dynamics for housing supply and demand and how
those dynamics impact the labor force. She is a PhD candidate in Economics at
the University of Colorado: Boulder and is fluent in Spanish. Prior to joining
Root, she taught economics and conducted regional and local economic
analysis for the Federal Reserve Bank of Dallas: El Paso branch.
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OPS Strategies

Alex Norton, AICP
Alex Norton is the founding Principal of OPS Strategies. He has managed and
worked on numerous housing projects in Jackson and Teton County, WY. In
2017 and 2018, while working for the Town and County, he served as the
project manager for the adoption of the affordable workforce housing
requirements, which included the most recent update to the Employee
Generation Land Use Study (Nexus Study). While managing the housing
requirements project, he also managed the multi-project community
engagement effort, Engage 2017, which won an American Planning Association award for best
practices. In addition to his familiarity with the current Nexus Study and housing requirements, Alex
was also the project manager for the creation of the 2015 Jackson/Teton County Housing Action Plan.
The Housing Action Plan operationalized the 2013 Nexus Study, as well as the 2014 Regional Housing
Needs Assessment, 2007 Housing Needs Assessment, and other studies to chart a clear course for
the future of the Housing Department. Alex reviewed drafts of both needs assessments as they were
being created. Beyond Engage 2017, Alex also has proven experience in local community outreach.
This includes the 2020 Baseline Childcare Inventory, which successfully leveraged partnerships with
the School District, childcare providers, and Spanish language service providers to collect survey
responses from half of Teton County families.
Outside of Jackson/Teton County, Alex has recently provided housing and transportation planning
assistance for the Driggs and Victor comprehensive plan updates. He has also provided data analysis
for housing needs assessments in the south Lake Tahoe region of California/Nevada and Cripple
Creek/Victor, Colorado.

RRC Associates

David E. Becher | Director Of Research
David has diverse experience managing and conducting many types of
market research, surveys, and planning projects for public and private
sector clients in his more than 25 years at RRC. With an educational
background in urban and regional planning, public administration, and
business administration, David works extensively in the areas of survey
research, economic and demographic research, community planning, and
affordable housing. He has conducted the survey research for the
workforce housing support/nexus studies prepared by Clarion for Teton County/Jackson, the Village
of Islamorada, Marathon, Palm Beach County, and Monroe County. He also conducted the survey
research for the 2014 Regional Housing Needs Assessment.
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Chris Cares | Managing Director
Chris possesses a diverse background in public and private planning. A
founding partner of RRC Associates, he specializes in the practical
applications of research techniques including survey and qualitative
research, modeling, and applied analysis to solve problems in city planning,
administration, and business applications. Chris has extensive experience
in moderating focus group discussions and other types of public meetings.
His research and recommendations have helped to shape the design and marketing strategies of
major resorts and other developer clients, and he has coordinated the planning and public processing
of numerous large resorts and mixed-use projects. His work has also involved numerous public sector
clients. Housing needs assessments and parks and recreation needs assessments are particular areas
of his specialization. Chris assisted in conducting the survey research for the workforce housing
support/nexus studies prepared by Clarion for Teton County, WY and the Village of Islamorada,
Marathon, Palm Beach County, and Monroe County.

Dr. Nicholas

Dr. James Nicholas
Dr. James C. Nicholas is one of the preeminent national experts on nexus,
exaction, and impact fee methods, and the concept of proportionate share.
He has extensive experience in the design of affordable workforce housing
mitigation programs and general exaction programs. He has consulted with
Teton County, WY, Pitkin County, CO, the Village of Islamorada, FL; Collier
County, FL, Lee County, FL, Monroe County, FL, Palm Beach County, FL,
Marathon, FL, Sanibel, FL, and Key West, FL, in the design and implementation of affordable housing
mitigation and inclusionary housing programs. He has testified in court on behalf of local
governments in the successful defense of impact fee and other exaction programs. He has published
extensively on the issue of proportionate share methods for exaction programs (e.g., “A Rational
Nexus Approach to Workforce Housing Development Conditions”, John Marshall Law Review, Spring
2020; “Workforce and Affordable Housing: Local Government Inclusionary Housing Programs and the
Courts,” Planning and Environmental Law, 2011; A Guide to Impact fees and Housing Affordability,
Island Press, 2008; Calculating Proportionate Share Impact Fees Under the Rational Nexus Test,
Chicago: American Planning Association, 1988; and A Practitioner's Guide to Development Impact
Fees, Chicago: American Planning Association, 1991.)
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C. General Experience
The professionals who will assist in this project have substantial experience (1) designing and
preparing regional housing assessments and other housing market strategies and policies, and (2)
designing and preparing nexus studies (the Employee Generation by Land Use Study) to support
mandatory affordable workforce housing requirements. This section includes summaries of some of
the Clarion team’s relevant project experience.

Clarion
TOWN OF JACKSON/TETON COUNTY, WY | AFFORDABLE HOUSING SUPPORT STUDY AND
IMPLEMENTATION LEGISLATION, 1994 AND 2003 | LITIGATION 2004-2006

Clarion, in conjunction with Dr. James Nicholas, served as legal counsel and economist/methodologist,
respectively, in the design of the initial support study and inclusionary housing regulations for
Jackson/Teton County in the mid-1990s. This effort, a first in Wyoming, required legal analysis, the
piecing together of a nexus between the increases in land/housing values and the housing market in
Teton County, establishment of moderate- and low-income levels, and the development of an
affordable housing needs analysis and an in-lieu fee based upon proportionate share principles.
In 2002 and 2003, Clarion and Dr. Nicholas worked in conjunction with the Teton County Planning
Department to develop the support documents needed to update the Affordable Housing Support
Study, and Mr. Richardson drafted the revised legislation. Between 2004-2006, Mr. Richardson served
as special legal counsel to the Teton County Attorney in successfully defending in state court several
legal challenges to the inclusionary housing requirements adopted by Teton County. One of the
challenges went before and was successfully defended in the Wyoming Supreme Court.
Project Manager

Craig Richardson

Reference Contact Information
Bill Collins
Former Teton County Planning Director
307.690.4436
collinsplanning@onewest.net
The Honorable James Radda
Circuit Court Judge
307.733.7713
jlr@courts.state.wy.us
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TETON COUNTY, WY | AFFORDABLE HOUSING GUIDELINES| 2006

In 2006, Clarion assisted the Teton County Housing Authority (TCHA) in revising its Affordable Housing
Guidelines. The guidelines dealt with both administrative and procedural issues related to the
affordable housing mitigation program, as well as the interpretation and administration of
proportionate share issues.
Project Manager

Craig Richardson

Reference Contact Information
The Honorable James Radda
Circuit Court Judge
307.733.7713
jlr@courts.state.wy.us
918-259-2400

TOWN OF JACKSON/TETON COUNTY, WY | EMPLOYEE GENERATION BY LAND USE STUDY| 2013

In 2012-2013, Clarion Associates, in association with Dr. James Nicholas and RRC Associates, prepared
the 2013 Employee Generation by Land Use Study for the Teton County Housing Authority (TCHA).
The purpose of the study was to develop a legally supportable methodology to assess the impacts of
both residential and non-residential development on the need for affordable workforce housing in
Teton County and the Town of Jackson, determine the need for affordable workforce housing created
by development, and then identify strategies that could be used to mitigate those impacts. The study
was used to support an update to the Town and County housing requirements.
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Project Manager

Craig Richardson

Reference Contact Information
Christine Walker
Former TCHA Director
307.690.4487
christine@navigatejh.com

TOWN OF JACKSON/TETON COUNTY, WY | 2018 HOUSING REQUIREMENTS AND HOUSING
GUILDELINES| 2018
In 2017-2018, Clarion Associates, in association with Dr. James Nicholas,
assisted the Town of Jackson and Teton County in restructuring the
affordable workforce Housing Requirements and revising the Affordable
Housing Guidelines. The effort culminated in the Town’s and County’s
adoption of the updated housing requirements in June 2018 and updated
housing guidelines. The housing requirements also included a targeted
update to the 2013 Employee Generation by Land Use Study, specifically
updating residential sales data, the calculation of affordability, and finally the
need (by unit and in-lieu assistance) generated by residential and
nonresidential development.
Project Managers

Craig Richardson
and Leigh Anne King

Reference Contact Information
Tyler Sinclair
Community Development Director
307.733.0440, ext. 1301
tsinclair@ci.jackson.wy.us
April Norton
Jackson/ Teton County Housing Department Director
307.732.0867
ahnorton@tetoncountywy.gov

MONROE COUNTY, FL | AFFORDABLE HOUSING STUDY FOR NONRESIDENTIAL DEVELOPMENT|
2016-2018
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The workforce housing problem in Monroe County (the Florida Keys) has reached a critical point. In
late 2016, the County retained Clarion Associates, along with RRC and Dr. James Nicholas, to develop
a legally supportable methodology to assess the impacts of non-residential development on
workforce housing, and then evaluate the need for workforce/affordable housing created by nonresidential development. The nexus study was completed and accepted by the Monroe County Board
of County Commissioners in 2018.
Project Manager

Craig Richardson

Reference Contact Information
Mayte Santamaria
Senior Director, Planning and Environmental
Resources
305.393.5556
Santamaria-mayte@monroecounty-fl.gov

VILLAGE OF ISLAMORADA, FL | MANDATORY WORKFORCE HOUSING REGULATION AND
SUPPORT STUDY| 2007
Faced with rapidly increasing housing sales prices, the Village of
Islamorada in the Florida Keys sought solutions to create affordable
workforce housing requirements for their workforce population. Clarion
Associates, in association with Dr. James Nicholas and RRC, was hired by
the Village to develop a legally supportable methodology to assess the
impacts of development on workforce housing and a strategy for
mitigating these impacts. The Clarion team evaluated the local workforce
housing problem by analyzing the community-wide economic impacts
created by new residential and non-residential development. The team
then prepared implementation legislation for a workforce housing
mitigation program to implement the methodology, which was adopted by the Village in 2007.
Project Manager

Craig Richardson

Reference Contact Information
Ed Koconis
Former Village Manager, current Director of
Building
305.453.8727
koconis-ed@monroecounty-fl.gov
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MARATHON, FL | AFFORDABLE WORKFORCE HOUSING METHODOLOGY | 2013

Clarion Associates, in association with Dr. James Nicholas, developed a legally supportable
methodology and nexus study that assessed the impacts of residential development on affordable
workforce housing in the City of Marathon in the Florida Keys. As part of the effort, Clarion and Dr.
Nicholas worked to diagnose the local affordable workforce housing problem based on an evaluation
of the community-wide economic impacts created by new residential development. Following the
evaluation, Clarion developed a formal methodology for assessing the extent of impacts that new
residential development will have on local demand for affordable workforce housing and created
implementing legislation for the mitigation program.
Project Managers

Craig Richardson

Reference Contact Information
Gail Kenson
Planning Director
305.289.4111
planning@ci.marathon.fl.us

PALM BEACH, FL | WORKFORCE HOUSING METHODOLOGY | 2006-2008

Like many communities in South Florida, Palm Beach County’s real estate prices in 2006-2008 became
out of reach for a majority of the community. Seeking solutions to this problem, Palm Beach County
contracted with Clarion Associates, Dr. James Nicholas, and RRC to develop a legally supportable
methodology to assess the impacts of development on workforce housing and to develop
implementation legislation for a workforce housing mitigation program for Palm Beach County. The
Clarion team diagnosed the local workforce housing problem based on an evaluation of the
community-wide economic impacts created by new residential and non-residential development.
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Following the evaluation, Clarion developed a formal methodology for assessing the extent of impacts
that new development had on local demand for workforce housing.
Project Managers

Craig Richardson

Reference Contact Information
Verdenia Baker
Former Asst County Administrator, current
County Administrator
561.355.6726
public@co.palm-beach.fl.us

PITKIN COUNTY, CO | AFFORDABLE HOUSING SUPPORT STUDY & IMPLEMENTATION
LEGISLATION | 2006

Clarion Associates, in association with Dr. James Nicholas, assisted Pitkin County, Colorado (which
surrounds Aspen and nearby ski- and resort-based communities) in the preparation of a new system
of exactions that was designed to ensure new development adequately compensates the county for
demands placed on local infrastructure and services. In addition to updating the county’s existing
exactions for parks, open space, and agricultural preservation, the Clarion team also developed
exactions for affordable workforce housing and for health and human services and facilities. The
Clarion team first prepared a policy memorandum discussing the legal, policy, data, and feasibility
issues involved, as well as recommended approaches to each exaction. Following workshops with
County staff and officials, the team then developed support studies to provide the foundation for each
exaction, as well as implementing legislation.
Project Managers

Craig Richardson and
Don Elliott

Reference Contact Information
John Ely
Pitkin County Attorney
970.920.5190
attorney@pitkincounty.com

Root Policy
Root has a wealth of experience with all aspects of housing studies, including housing market
analyses, housing assessments, mortgage lending studies, fair housing analyses, strategic housing
plans, and consolidated plans for housing and community development. We also excel at translating
study findings into actionable and effective recommendations.
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AUSTIN, TX REGIONAL HOUSING NEEDS ANALYSIS
In 2019, Root conducted a housing needs analysis for both the City of Austin and Travis County. This
regional study evaluated affordability needs, market trends, and rental gaps at multiple geographic
levels including countywide, county excluding Austin (anchor city), and by ZIP code. A key component
to understanding the geographic complexity of the county was development of a ZIP code level
housing
needs
dashboard
which
identified
characteristics
of
each
ZIP
(e.g.,
incorporated/unincorporated, population trends, socioeconomics) and illustrated housing cost trends
and affordability gaps. An excerpt of that model is shown below.
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BOULDER, CO MIDDLE MARKET HOUSING STUDY

For the City of Boulder, we examined trends in the affordability of attached housing products relative
to single family detached units. In addition to a comprehensive analysis of historical sales records, we
conducted in‐person interviews with developers of attached housing products—both rental and for
sale—to understand the key challenges of building affordable housing in Boulder. We also created
pro formas to measure development costs of various attached products now and in 15 years (see
figure). This study also involved a forecast of the product types that would no longer be affordable to
moderate income households if price increases continue, as well as an analysis of the city’s downpayment assistance policy to determine if increasing the amount would expand options for purchase.
“Heidi—I really enjoyed our work together, and deeply appreciated your mastery of the data and

ability to explain it in such an accessible, objective manner. Hope our paths cross again!” –David
Driskell, Planning Director, City of Boulder
Reference Contact Information
Jay Sugnet,
Senior Planner
303.441.4057
SugnetJ@bouldercolorado.gov
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MONO COUNTY, CA HOUSING CHOICE AND POLICY STUDY
Root Policy conducted a needs assessment
for Mono County that was based on a
statistically significant survey of residents.
Two survey efforts were conducted—one
representing the Town of Mammoth Lakes
and another of the rural portions of the
County. Overall, more than 1,000 residents
and in-commuters responded to the rural
survey, which was conducted by telephone
(both cell and landline) and included a
statistically significant sample of lowincome residents (300 participants). This was supplemented by a voluntary survey of nearly 900
permanent residents and more than 100 seasonal owners. Survey results, including resident
preferences and willingness to make trade-offs in housing type, cost, and location, were used to
determine the most effective solutions to housing needs.

FORT COLLINS CO SUSTAINABILITY GAPS ANALYSIS

Root Principals led the development of the Fort Collins Sustainability Gaps Analysis in 2014. The study
defined the characteristics of a socially sustainable City and helped Fort Collins develop strategies to
achieve this vision, focusing on reducing poverty and increasing access to services, health care,
amenities, education, and job opportunities for all residents. Mollie Fitzpatrick and Heidi Aggeler, the
two founders of Root Policy Research, were the lead project managers and analysts on the 2014 Gaps
Analysis. In 2019, Root Policy was retained to update the gaps analysis across the following social
impact areas: housing, homelessness, manufactured housing communities, poverty, health and
wellness, at-risk youth and education, childcare, diversity and equity, and special populations. In
addition to quantifying needs in each issue area, Root evaluated the city’s current resources and
service delivery system to identify opportunities for additional investment.
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Reference Contact Information
Adam Molzer
City Grants & Community Partnerships Coordinator, Social Sustainability Department
970.221.6757
amolzer@fcgov.com
RIDGWAY CO HOUSING ELEMENT AND COMMUNITY ENGAGEMENT FOR COMPREHENSIVE PLAN

For this Colorado town of 1,000 residents, we assisted Clarion Associates with a Master Plan. To
engage Ridgway’s unique and diverse residents—artists, ranchers, outdoors enthusiasts, scientists,
and retirees—we worked with a Denver-based poetic scribe to capture the voices of residents as they
deliberated about the future of Ridgway at a large community event. We also worked with 2nd and
5th graders at the local elementary school to capture their visions of the community’s future through
drawings and storytelling. Root also provided the housing analysis and housing policy framework for
the Master Plan.
Reference Contact Information
Shay Coburn
Town Planner
720.499.3977
scoburn@town.ridgway.co.us
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AURORA CO HOUSING STRATEGY AND DENSITY BONUS EVALUATION.
Root developed a Housing Policy and Program Toolkit and a
Housing Strategy for the City of Aurora, which was presented to
City Council in Fall 2019. The work follows a housing market
analysis which was used to pinpoint housing needs.
Stakeholders contributed to policy considerations through
small focus groups and one-on-one meetings. A core part of the
Housing Strategy is anticipated to be development of a density
bonus program for volume homebuilders to achieve more
attainable homeownership products. Root’s strategic planning
efforts in Aurora built on our previous work for the city
conducting a needs analysis in 2017 and assisting with a Mobile
Home Task Force in 2018.
Reference Contact Information
Jessica Prosser, Manager of Community Development
303.739.7924
jprosser@auroragov.org

OPS Strategies
Alex Norton, AICP, has managed and worked on numerous housing projects in Jackson and Teton
County, WY. In 2017 and 2018, while working for the County and Town, he served as the project
manager for the adoption of the affordable workforce housing requirements, which included the most
recent update to the Employee Generation Land Use Study (Nexus Study). While managing the
housing requirements project, he also managed the multi-project community engagement effort,
Engage 2017, which won an American Planning Association award for best practices. In addition to his
familiarity with the current Nexus Study and housing requirements, Alex was also the project manager
for the creation of the 2015 Jackson/Teton County Housing Action Plan. The Housing Action Plan
operationalized the 2013 Nexus Study, as well as the 2014 Regional Housing Needs Assessment, 2007
Housing Needs Assessment, and other studies to chart a clear course for the future of the Housing
Department.
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RRC Associates
ASPEN/PITKIN COUNTY, CO | 2008 – 2019
RRC has worked over many years with the City of Aspen,
Town of Snowmass Village, and Aspen/Pitkin County
Housing Authority, conducting needs assessment surveys,
employment generation studies, and other studies,
including the following:
•

Roaring Fork/Lower Colorado River Valley
Housing Needs Assessment, 2018-19: Working on
a consultant team, RRC conducted surveys of
residents and employers as part of an effort to
evaluate housing needs and opportunities in the
Aspen to Parachute region. The study was designed to be a resource for jurisdictions
throughout the region, as well as contribute to discussions of potential regional solutions.

•

Aspen Residential Employment Generation Study, 2015: This study evaluated employment
impacts associated with the construction and ongoing operation/maintenance of residential
homes in the City of Aspen, with segmentation by type of unit (single family/duplex vs.
condo/townhome) and occupancy type (full-time resident vs. other users). The results of the
study were used to update housing mitigation regulations for new residential development.

•

Affordable Housing Fee Methodology, 2012: Working on a consultant team, RRC helped
provide the Aspen/Pitkin County/Aspen-Pitkin County Housing Authority with a methodology
for calculating fees that could be assessed by the City of Aspen in-lieu of the provision of
required affordable housing, and by Pitkin County though its affordable housing impact fee
program.

•

Housing Surveys of Residents, Employees, Homeowners and Employers, 2008: Working
on a consultant team, RRC helped provide the City of Aspen and the Aspen Pitkin County
Housing Authority with a survey-based housing study that provided a variety of data
concerning local residents, including their demographics and their evaluations of different
aspects of the community. The results were used for a variety of housing planning purposes.

Reference Contact Information
Chris Bendon
Former Community Development Director, City of
Aspen
Currently Principal, BendonAdams
chris@bendonadams.com
970.925.2855

Katherine Gazunis
Former Executive Director, Garfield County Housing
Authority
Currently Deputy Director, Indianapolis Housing
Authority
317.261.7200
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SAN MIGUEL/OURAY COUNTIES, CO REGIONAL HOUSING STUDY | 2010/11 AND 2019
RRC conducted employer and resident surveys
throughout San Miguel (Telluride) and Ouray counties
in 2010/11 and 2019 for the San Miguel Regional
Housing Authority in support of a regional housing
needs assessment and housing regulatory efforts. The
employer surveys were designed to obtain employment
generation data for various modeling efforts,
transportation planning, and for potential development
or refinement of local fees imposed on new commercial
development. There was also a household survey
(mailed) and an in-commuter survey (conducted on bus
lines) designed to reach a broad population of residents and workers.
Reference Contact Information
Shirley Diaz
Executive Director, San Miguel Regional
Housing Authority
970.728.3034 ext. 5
GARFIELD COUNTY, CO COMPREHENSIVE PLAN UPDATE – HOUSING AND ECONOMIC
APPENDICES | 2019

Working on a consultant team, RRC Associates assisted Garfield County in updating the appendix
chapters to its comprehensive plan regarding housing and economic development. The housing
appendix drew heavily from the regional housing needs assessment and data resources RRC helped
produce in 2018-19 a housing study, along with other relevant data. The economics appendix included
a broad overview of historic trends and future projections of the Garfield County economy, along with
deeper dives on specific topics (such as agriculture, energy, and outdoor recreation). The appendices
were intended to provide a fact base and context for the County as it considers policy changes in the
comprehensive plan.
Reference Contact Information
Fred Jarman
Deputy County Manager
(970) 945-8212
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PARK COUNTY, CO HOUSING SURVEY | 2018

Working on a consultant team, RRC conducted this survey of Park County, CO residents as part of a
countywide housing needs assessment, sponsored by Park County and the Upper Arkansas Council
of Governments. The survey measured demographics and household characteristics, employment
and commuting, satisfaction with housing situation, housing preferences, and opinions regarding
housing policy. The survey provided important insights regarding housing needs, priorities, and
preferred policy approaches.
Reference Contact Information
Tom Eisenman
Park County Manager
719.836.4201
Teisenman@parkco.us
TETON COUNTY AND TOWN OF JACKSON, WY REGIONAL HOUSING SURVEYS | 2007 - 2014
RRC Associates has worked on many housing surveys in Teton County, WY over the years, particularly
in support of housing needs assessments and housing nexus studies. Projects have included the
following:
•

Western Greater Yellowstone Regional Housing Needs Assessment surveys, 2014: Working on
a consultant team, RRC designed, administered, and analyzed the results of surveys of
residents and businesses in the region.

•

Employee Generation by Land Use Surveys, 2013: Working on a consultant team, RRC
designed, administered, and analyzed the results of two mail-back surveys, of Teton County
employers and homeowners respectively. The surveys focused primarily on a range of
housing and employment issues in the region.

•

Housing Needs Assessment surveys, 2007: Working on a consultant team, RRC designed,
administered, and analyzed the results of surveys of Teton County employers and area
residents in support of this housing needs assessment.
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HOUSING NEEDS ASSESSMENTS/OTHER HOUSING STUDIES
Needs assessments comprehensively examine market conditions and quantify housing problems and
opportunities faced by communities or regions. While each is customized to address our client’s
unique needs, they typically consider housing costs relative to income, housing problems including
overcrowding and substandard conditions, the relationship between jobs and workforce housing,
existing rental and ownership market conditions, demographics, special needs populations and the
impacts of commuting and regional influences on housing demand. Our reports identify opportunities
and provide the framework for developing solutions to address quantified needs. In addition, we have
worked with many clients to develop strategic housing plans which are tailored to the specific needs
of the community or region.
In the past two decades RRC, often in collaboration with other firms, has completed needs
assessments, nexus studies, and/or other specialized housing evaluations for numerous clients (a
sample is shown below); many of them have utilized our services multiple times to assess needs and
potential solutions as they have changed over the years.
Colorado Mountains and Rural
Areas

Colorado Urban Areas

Western States

Aspen and Pitkin County, Roaring
Fork Regional Housing Research
studies

City of Boulder

Santa Fe County and City of
Santa Fe, New Mexico

Eagle County and Vail, Avon, Edwards,
Eagle, Basalt and Gypsum

Boulder County and
Broomfield region with
cities of Boulder,

Hobbs, New Mexico

Summit County and Breckenridge,
Silverthorne, Keystone, Copper

Louisville, Longmont,
Lafayette, Erie and
Superior

Central Oregon Region
covering counties of
Deschutes, Crook and
Jefferson

Gunnison County with Crested Butte,
Mt. Crested Butte and Gunnison

City of Lakewood

Blaine County, Idaho

Clear Creek County with Georgetown
and Idaho Springs

Jefferson County

Teton County and Jackson,
Wyoming

Grand County with Winter Park,
Tabernash, Granby and Grand Lake

Park County

Eastern Sierra Region covering
Mono and Inyo Counties and
cities of Mammoth Lakes and
Bishop, California
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Colorado Mountains and Rural
Areas

Colorado Urban Areas

Garfield County and Glenwood
Springs

City of Longmont

Teller County and Cripple Creek,
Victor and Woodland Park

City of Durango

Lake, Custer, and Fremont Counties

City of Westminster

Routt County with Steamboat Springs,
Hayden, and Oak Creek

City of Broomfield

Western States

San Miguel County with Telluride and
Mountain Village

Dr. Nicholas
Dr. Nicholas has extensive experience consulting with communities in the design and implementation
of affordable workforce housing mitigation and inclusionary housing programs. Dr. Nicholas has
advised the following communities in these efforts: Teton County, WY; the Town of Jackson, WY; Pitkin
County, CO; Collier County, FL; Lee County, FL; Monroe County, FL; Palm Beach County, FL; Village of
Islamorada, FL; Marathon, FL; Sanibel, FL; and Key West, FL.

D. Response to Questions
1. Please describe your team’s experience working in similar communities where land scarcity
and access to natural amenities drives job generation and commercial and residential
development, and where there exists significant second home demand, second home
population, and increasing affordability issues.
In addition to the work Clarion has done in Jackson/Teton County since the mid-1990s, we have also
worked in a variety of roles in other similar communities. They include the Florida Keys (Monroe
County – comprehensive plan update, development code, and affordable workforce housing nexus
study; Village of Islamorada – affordable workforce housing nexus study and mandatory affordable
housing regulations; Marathon – affordable workforce housing nexus study); the City of Sanibel, FL
(amendments to plan, targeted amendments to development code, and legal counsel in several
lawsuits defending the plan and development code); Pitkin County/Aspen, CO (affordable workforce
housing nexus study and mandatory affordable housing regulations, impact fees and impact fee
regulations, and development codes.
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2. Please describe your team’s experience working with multi-lingual, multi-cultural
communities and how you have approached engaging these communities.
Diverse engagement is a core part of all Clarion team members’ work. Clarion has completed both
development code and comprehensive planning projects where work with multi-lingual communities
was necessary (e.g., in Biloxi MS; Wake County, NC; Davidson, NC; Mooresville, NC; High Point NC; and
Monroe County FL). Mr. Norton relied upon Spanish language service providers to distribute and assist
in survey collection for his work for the Childcare Inventory for Jackson/Teton County, and utilized
Spanish-speaking facilitators to gather public input at Spanish-speaking specific workshops on For
Engage 2017. Root Policy’s housing work is informed by their experience in language access, fair
housing, and equity planning. Our team has had repeated success in organizing and facilitating
inclusive, community-driven processes. We work hand-in-hand with staff, citizens, grass-roots
organizations, and elected and appointed officials in developing policies and plans in a manner that
achieves strong ownership in the process and outcomes. Our team includes a native Spanish speaker
with experience facilitating focus groups and conducting targeted outreach in ESL communities. We
prioritize tailored outreach and promotion—in other communities this has included pop-up
engagement at day labor sites, advertising surveys and engagement opportunities on Spanishspeaking radio, hosting booths at local cultural events, and connecting with trusted organizations
serving limited English populations. We also provide direct facilitation of Spanish language focus
groups (by bilingual staff) and offer interpretation at all broadly targeted community events.
3. Please describe any major challenges you faced while working on other nexus studies and
how you addressed them.
There are always challenges while working on a nexus study. There is the potential that the legal
parameters for the design of the nexus study will change, either in small or big ways; consequently, it
is very important to ensure one is current on the state of the law. In addition, and because of the
potential for change in the law, it is important to ensure the methodological approach used takes into
account potential changes. These factors place an emphasis on using the best data possible for the
study – local data from the community and source data, if at all possible. This is why we use surveys
for some information, as well as “mine” for other local data. Ensuring you have the best available local
and source data is always challenging; when it is not available, the best available state and federal
data sources must then be used, and properly coupled with the local and source data – always another
challenge.
Another challenging aspect of preparing a nexus study is engagement with the community. The
analysis required in a nexus study is generally complex, so communicating it in a form that is
understandable to the lay public can be challenging, but something we have refined over the years.
In addition, many people in communities where we have prepared nexus studies have strong and
sometimes divergent opinions about affordable housing -- and consequently have many questions
about the data and analysis in the study, its findings, and its policy implications. For that reason, we
have learned it is important to be as transparent as possible about the data in the study and how the
analyses is conducted – and be ready to engage in an open dialogue with the community about the
results of the study and its policy implications.
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4. Please describe any major challenges you faced while working on other housing needs
assessments and how you addressed them.
A common challenge we face when conducting regional housing needs assessments is addressing the
unique community contexts that comprise an economic region. Our approach to addressing this issue
is two-fold:
1) Use data and visualization to help “tell the story” of a region, including the communities that
comprise it. This helps paint a complete picture while identifying unique (and sometimes opposing)
needs of individual jurisdictions. This approach also helps explain the “why” behind regional housing
differences (including employment anchors, commuting patterns, and resulting housing challenges).
2) Tailor solutions to the individual market dynamics and political contexts of different jurisdictions.
We understand that housing solutions are not one-size-fits-all. We are outcome oriented, focusing on
real-world implementation, including a keen understanding of how different markets respond to
policy interventions and applying policy in the context of political sensitives of housing development.
Root Policy has a proven track record of managing complex housing studies. A cornerstone of the
firm’s work is its ability to analyze needs within different jurisdictions and submarkets—and to craft
strategies unique to varying typologies within a region or county. Recent regional studies that highlight
Root Policy’s experience with multiple jurisdictions and numerous data sources include the Richmond,
VA Regional Fair Housing Study; Grand Valley Regional Housing Needs Study (ongoing); Austin-Travis
County Housing Market Analysis and Equity Model; Denver Metro Regional Analysis of Impediments
to Fair Housing Choice; Larimer County Affordable Housing Needs Study (ongoing); and the Southwest
Colorado Regional Housing Needs Analysis and Strategy.

E. Legal Experience
Clarion and Dr. Nicholas
The Clarion team has substantial legal experience in addressing affordable workforce housing and
exaction issues. Mr. Richardson has served as a principal in the design of “first-time” exaction
initiatives in two states where development exactions at the time of implementation were untested in
the courts (Reno, NV (roads) and Teton County, WY (affordable workforce housing)). Each program
was successfully implemented. He served as counsel of record in several landmark exaction cases, as
well as special counsel to the Teton County Attorney’s office in its successful defense of the County
housing requirements in state court in 2004-2007. Dr Nicholas has testified numerous times in the
successful defense of exaction programs in a number of states. The team’s recent workforce housing
requirements work in Jackson/Teton County is being held up as a model example of how to design an
affordable workforce housing mitigation program in a recent law review article. See “A Rational Nexus
Approach to Workforce Housing Development Conditions,” John Marshall Review, Spring 2020. Geoff
Green is also an attorney and will assist Mr. Richardson in addressing legal issues during the
preparation of the Employee Generation by Land Use Study (Nexus Study).
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3. References
The RFQ asks for three references from similar relevant projects. We have included references for
each project we described in the General Experience summary of projects. Below we identify six
Clarion references from the summary of relevant projects for Clarion, as well as references for Root
Policy, OPS Strategies, and RRC, from recently completed, or on-going projects.

Clarion
The Honorable James L. Radda, Judge (Clarion work in defending affordable workforce housing
mitigation issues, and related land use issues)
Circuit Court of the 9th Judicial Circuit, Teton County, WY
307.733.7713
jlr@courts.state.wy.us
Tyler Sinclair (2019 Housing Requirements)
Community Development Director, Town of Jackson, WY
307.733.0440 ext. 1301
tsinclair@ci.jackson.wy.us
April Norton (2019 Housing Requirements and Affordable Workforce Housing Guidelines)
Director, Jackson/ Teton County Housing Department
307.732.0867
ahnorton@tetoncountywy.gov
Bill Collins, Former Planning Director (The 2006 Teton County Affordable Housing Nexus Study)
Teton County, WY
307.690.4436
collinsplanning@onewest.com
Mayte Santamaria, Former Monroe County Director of Planning and Environmental Resources,
(Monroe County Affordable Housing Study for Nonresidential Development, 2018)
Monroe County (Florida Keys), Florida – Senior Planning Policy Advisor to Monroe County Board of
County Commissioners
305.393.5556
Santamaria-mayte@monroecounty-fl.gov
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Ed Koconis, Current Monroe County Permit Manager (Islamorada Support Study and Mandatory
Affordable Workforce Housing Ordinance)
Former Islamorada Village Manager, FL
305.453.8727
koconis-ed@monroecounty-fl.gov

Root Policy
Jay Sugnet, City of Boulder, Senior Planner
303.441.4057
SugnetJ@bouldercolorado.gov
Meaghan Overton, City of Fort Collins, CO., Housing Manager.
970.416.2283
moverton@fcgov.com
Christy Moffet, Travis County, TX. Economic Development & Strategic Investments.
512.854.1161
Christy.Moffett@traviscountytx.gov

OPS Strategies
Tyler Sinclair (2019 Housing Requirements)
Community Development Director, Town of Jackson, WY
307.733.0440 ext. 1301
tsinclair@ci.jackson.wy.us
Kim Kolner
Re-envision Victor Comprehensive Plan and Transportation Plan, Victor Hillside Ordinance
208.787.2940 ext. 5
kimberlyk@victorcityidaho.com
Doug Self
Uniquely Driggs Comprehensive Plan
208.354,2362 ext. 2111
dself@driggsidaho.org
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RRC
Shirley Diaz, Executive Director, San Miguel Region Housing Authority, Telluride, CO
970.728.3034 ext. 5
shirley@smrha.org
Katherine Gazunis, former Executive Director, Garfield County (CO) Housing Authority
Currently Deputy Executive Director, Operations, Indianapolis Housing Authority
317.261.7200
Suzanne Silverthorne, Director of Communications, Town of Vail, CO
970.479.2115
ssilverthorn@vailgov.com
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4. Fees and Costs
As requested in the RFQ, we provide on the next page a proposed project budget that includes the
number of hours for each task, team members responsible for the work, their hourly rates, and the
amount of time they will work on each task. Based on our approach, which is outlined in Section 5,
The Technical Approach and Methodology, the not-to-exceed cost for the total project is $ 246,635.00.
This is based on $ 85,810.00 for the Regional Housing Needs Assessment, and $160,825.00 for the
Employee Generation by Land Use Study (which includes the surveys both for the Regional Housing
Needs Assessment and the Employee Generation by Land Use Study).
As with the work plan, we emphasize this is a proposed budget, and we are more than willing to work
with the Jackson/Teton County Housing Department to align the work plan with the financial resources
available for the project.
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5. Process Proposal
A. Technical Approach and Methodology
There is, and has been for a number of years, a serious housing affordability problem in the Town of
Jackson and Teton County WY (Jackson Hole). This is so because the price of housing has significantly
increased while incomes and wages in the community have only increased modestly. The result is that
today almost all members of the Jackson Hole workforce are priced out of the housing market, and
the problem continues to deteriorate. As the housing problem in Jackson Hole worsens, other
locations in the region, specifically Teton County, ID and the northern parts of Lincoln County, WY are
now providing housing options for the Jackson Hole workforce.
Recognizing this problem, and the need to increase the supply of stable, affordable housing for the
local workforce, the Town of Jackson and Teton County, WY issued an RFQ on March 2, 2021, seeking
assistance from a consulting team to prepare (1) an Employee Generation by Land Use Study, and (2)
a Regional Housing Needs Assessment.
As summarized in the RFQ, the purpose of the Employee Generation by Land Use Study (Nexus Study)
is to update the 2013 Employee Generation by Land Use Study (2013 Nexus Study) and …. “document
current links between the construction of new commercial and residential development and the
employees generated by the development. The study should also provide information about the
existing types of jobs, the wages being earned, the percentage of the workforce living locally, the gap
between income and housing costs, and information about non-brick-and-mortar businesses
including the employees generated and wages earned. The study shall also provide information about
if and how to require non-brick-and-mortar businesses to mitigate their impacts.” The study can be
used to support mandatory housing mitigation requirements in the Town and County.
The RFQ states the new Regional Housing Needs Assessment should … “provide information about
the current and future workforce housing needs for Teton County, WY; Teton County, ID; and Northern
Lincoln County, WY. “ It will assist the region in its efforts to increase the supply of stable affordable
housing through a variety of policy initiatives.
Finally, the RFQ requests that the consultant team facilitate a technical stakeholder group and
stakeholder involvement for the effort.
The work plan outlined below provides an explanation of the technical approach and methodology
the Clarion team would take for completing the Regional Housing Assessment and the Nexus Study,
within the timeframe requested in the RFQ. It also incorporates responses to the “key issues” set out
in the RFQ. A schedule is included for each task in the section following the work plan, as well as in
the section following the work plan tasks. In reviewing the work plan, please keep in mind that it is
based on our review of the RFQ, our understanding of the goals for the project, our experience in
designing and preparing housing assessments, nexus studies, and mandatory workforce/affordable
housing mitigation programs, and the current state of the law. It, however, has not been developed
with the benefit of detailed discussions with Jackson/Teton County Housing Department/County/
Town staff; consequently, it is also important that we emphasize that we are flexible and open to
revisions to the work plan after further discussions with staff.
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Task 1: Regional Housing Needs Assessment
Project Understanding
We understand the desire of the counties and municipalities to complete a well-researched and datadriven Regional Housing Needs Assessment that includes analysis not only for Jackson and Teton
County in aggregate, but also for Teton County, ID and Northern Lincoln County, WY. Task 1 outlines
our team’s proposed methodology to accomplish the scope of services in the RFQ. As noted earlier,
this component of the work would be led by Root Policy Research and involve Alex Norton of OPS
Strategies. The subtasks described below would result in a Regional Housing Needs Assessment that:
•

Identifies current and future housing needs with a focus on affordability and workforce
housing needs;

•

Quantifies critical gaps at multiple geographic levels (as described above) and considers
development needs in the context of future growth projections;

•

Discusses best practices strategies used by other similar communities to address housing
needs, and recommends actionable policies, programs, and potential funding sources that
could be implemented to address housing needs and accommodate future growth.

Approach to Civic Engagement
The engagement proposed to inform the Regional Housing
Needs Assessment overlaps in large part with the proposed
engagement for the Employee Generation by land Use Study
(Nexus Study), particularly the resident survey. That survey is
discussed in greater detail in the Nexus Study (Task 2.C.3), but
would most certainly be designed to capture critical information
for the Housing Needs Assessment as well. For example, the
survey would collect data on residents’ experience finding
rental housing and housing to purchase, experience with
displacement and overcrowding, rehabilitation needs, housing
condition challenges, interaction with workforce/commuting
dynamics, and perceptions of neighborhood and community
quality. The survey would also collect data on commuters’
housing preferences and needs.

CIVIC ENGAGEMENT –
RESPONSIBILITIES AND
DELIVERABLES
ROOT/OPS TEAM
•
•

Prepare focus group guides for
staff review
Coordinate and facilitate
meetings

HOUSING DEPT. STAFF
•

Provide names for stakeholder
consultation and assist with
securing meetings rooms for
groups (if in person)

TRIPS
Two Trips (unless virtual focus
groups preferred)

SCHEDULE
In addition to the resident survey, the following stakeholder
focus groups are proposed (and follow up interviews as
necessary), for the Regional Housing Needs Assessment.
•

Completed:
Initial focus groups: May/June 2021
Strategy focus groups: Oct 2021

One focus group in each county with stakeholders in the real estate and development
community (e.g., developers, realtors, lenders, builders, etc.) to discuss perceptions of unmet
housing demand, regulatory and market barriers to housing creation, and trends/drivers in
land and construction costs.
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•

One focus group in each county with service providers and affordable housing providers,
including those serving special needs populations, to identify housing needs of special interest
populations and barriers to affordable housing development and service delivery.

•

One focus group in each county that focuses on housing challenges experienced by the Latinx
community, including those related language access, immigration status/documentation,
overcrowding and condition. Depending on the preference of the project manager, these
groups could be with stakeholders serving this population or directly with residents of
Hispanic descent and could be facilitated in either Spanish or English.

•

One to two strategy development focus groups in each county with stakeholders of the project
managers’ choice to help develop and vet recommendations to address workforce housing
needs.

•

County and municipal staff interviews as needed to support data collection, existing research
review, and analysis.

Task 1.A: Project Initiation Meeting
Immediately after the notice to proceed, the Root Policy team
would hold a conference call with project management staff. At
this meeting we would:
•

•

•

Review the key issues stated in the RFQ and how the
proposed approach aims to accomplish each key issue
and refine the proposed scope of services as needed;
Discuss existing research to inform the study and the
types of data privately and publicly available for the
analysis—e.g., recently completed reports, permit data,
assessor’s data;

TASK 1.A: PROJECT INITIATION
MEETING – RESPONSIBILITIES
AND DELIVERABLES
ROOT/OPS TEAM
•

Review key issues and
proposed scope

HOUSING DEPT. STAFF
•

Review key issues and
proposed scope

TRIPS
None

SCHEDULE
Completed: May 2021

Discuss the proposed approach for civic engagement in
the process.

Throughout the project, the Root Policy team would hold monthly or bi-weekly calls with project staff
to discuss project progress and findings.

Task 1.B: Demographic and Economic Profile
In Task 1.B, the Root Policy team would analyze historic and current demographic data to characterize
the region and identified sub-geographies within the region along with comparative information from
the comparison geographies. This task results in community, income, and economic profiles which
set the stage for the housing analyses to be conducted in subsequent tasks.
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•

•

Demographic analysis. Using Census and American
Community Survey (ACS) data, the Root Policy team would
analyze recent trends in population and household growth,
age, race/ethnicity, household and family types, income, and
tenure. Root will incorporate data from the 2020 Census
when it becomes available in the fall.
Household income distribution. Using Census and ACS
data, the Root Policy team would discuss the region’s current
income profile and recent changes to each sub-geography’s
income distribution, in comparison to regional income
growth. Root Policy would discuss trends and forecasts in the
context of the national decline in middle income households
and would also relate income distribution to available
housing types and prices.

TASK 1.B: DEMOGRAPHIC AND
ECONOMIC PROFILE –
RESPONSIBILITIES AND
DELIVERABLES
ROOT/OPS TEAM
•

Data analysis

HOUSING DEPT. STAFF
•

n/a

TRIPS
None

SCHEDULE
Completed: May - August 2021

•

Economic profile. The Root Policy team would analyze data from the ACS, the Bureau of Labor
Statistics (BLS) Quarterly Census of Employment and Wages (QCEW) and Local Area
Unemployment Statistics (LAUS), and Bureau of Economic Analysis (BEA) to discuss the
economic conditions in the region including employment growth and projections, industry
and wages, and industrial/wealth/economic expansion.

•

Commuting and workforce. This analysis would rely on both ACS data and the Bureau of
Labor Statistics (BLS) Quarterly Census of Employment and Wages (QCEW) to discuss
economic and employment trends as well as industry shifts, wages, retirement, and selfemployment. The Root Policy team would incorporate Local Area Unemployment Statistics
(LAUS), Longitudinal Employer-Household Dynamics (LEHD) data and local commuting and
traffic data to evaluate commuting trends (in/out-commuting numbers, directions, and
destinations), commuter demographics, and commuter housing conditions.

Task 1.C: Existing Housing Stock and
Development Trends
In Task 1.C, the Root Policy team would analyze historical and current
data on housing stock and development trends in the region. Root
would examine Census and American Community Survey (ACS) data,
along with permit data and assessor data, to discuss trends in
housing stock and development including analysis of housing type,
structure, age, condition, size, and density. Trends would be depicted
both graphically and spatially (i.e. through tables, figures, and maps).
Existing housing stock would be examined through the lens of
market demand, workforce needs, and shifting demographics and
preferences (e.g., industry shifts, accessible housing for aging
populations, “missing middle” housing, life-cycle communities, etc.).

TASK 1.C: EXISTING HOUSING
STOCK AND DEVELOPMENT
TRENDS – RESPONSIBILITIES
AND DELIVERABLES
ROOT/OPS TEAM
•

Data analysis

HOUSING DEPT. STAFF
•

n/a

TRIPS
None

SCHEDULE
Completed: May - August 2021
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Task 1.D: Ownership and Rental Market Trends
In Task 1.D, the Root Policy team would examine the for-sale market and the rental market landscapes
to identify trends and needs (by price point, housing type, and geography). Tends will be discussed
for the region overall and for each sub-geography (Town of Jackson; Teton County, WY; Teton County,
ID; and Northern Lincoln County, WY).
•

•

Current for sale unit landscape. Root will use MLS and
other available data sources to examine each county’s
homeownership market including trends in home prices and
sales values, days on the market, types of for sale product,
and areas of geographic concentration, including geographic
distribution of products currently for sale on the market by
price point. The analysis will also include evaluation of other
housing costs impacting purchasing power (HOA fees,
mortgage interest rates, property taxes, etc.).
Rental market landscape. The Root Policy team would
present a rental market analysis, by county, using available
local data and ACS estimates to discuss trends in rental rates,
vacancy rates, and unit type and size. Root would also map
naturally occurring affordable housing and publicly assisted
housing (and employer assisted housing) to identify areas
with a lack or a concentration of affordable rental housing
throughout the region.

TASK 1.D: OWNERSHIP AND
RENTAL MARKET TRENDS –
RESPONSIBILITIES AND
DELIVERABLES
ROOT/OPS TEAM
•

Data analysis

HOUSING DEPT. STAFF
•

Provide access to
permitting/pipeline data and
land use/zoning code as
needed

TRIPS
None

SCHEDULE
Completed: May - August 2021

•

Second homes and short-term rentals. In addition to the rental market analysis overall, Root
would conduct a detailed analysis of the second home market and short-term rentals (by
county) to evaluate their impact on the overall housing landscape in the region.

•

Pipeline and development costs. The Root Policy team would use available data sources and
stakeholder input to identify cost drivers in single family and multifamily development, and
demand preferences related to residential development (by county). This analysis would also
highlight pending developments in the region.

•

Development capacity. The Root Policy team would also include a capacity analysis of
developable land in the region (by county), working closely with planning staff to understand
infrastructure and zoning constraints. The capacity analysis will also look at the limitations of
the construction labor force as a development constraint.

Results from this task (1.D), Housing Affordability and Wage Analysis (Task 1.E), and Housing Stock
and Development Trends (Task 1.C) will be used to summarize housing needs and opportunities
in each county’s market as context for strategy development.
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Task 1.E: Housing Affordability and Wage Analysis
In Task 1.E, the Root Policy team would project demographic,
employment, and housing market trends to identify current and
future affordability gaps at various price points and income levels
(regionally and by county). This would be conducted for both the
rental and ownership markets and would include analysis of
workforce housing demand and mismatches by industry/wages for
the region’s workforce.
•

Projections of housing demand and gaps. Using the
demographic and economic projections analyzed in
previous tasks, the Root Policy team would apply the
socioeconomic projections to the housing market to
estimate housing demand and absorption rates (5-year
increments for 20 years). This would include an analysis of
the number of rental and ownership units needed to keep
up with growth.

•

Root Policy Research has designed similar forecasts for a number of urban, suburban, and
resort clients. The infographic on the right shows the results of an affordability forecast
produced for the City of Boulder.

•

Where housing gaps are occurring for both rental and
for-sale housing. The Root Policy team would identify
mismatches (i.e., gaps) in the rental and for-sale markets
regionally and by sub-geography, including:

TASK 1.E: HOUSING
AFFORDABILITY AND WAGE
ANALYSIS – RESPONSIBILITIES
AND DELIVERABLES

•

How many renters are paying more than they can afford for
rent? How many owners are paying more than they can
afford to service the debt on their homes?

ROOT/OPS TEAM

•

How many rental subsidies/units are needed to alleviate this
housing cost burden?

HOUSING DEPT. STAFF

•

How much do renters need to earn before they have a
reasonable choice of homes to buy? What are the
characteristics of those affordable homes?

TRIPS

Where can residents working in various industries afford to
rent? To buy?

SCHEDULE

•

•

•
•

•

Data analysis
Present preliminary data
findings (Tasks 1.B-1.E) to staff
Review preliminary findings;
participate in discussion of
findings and initial strategy
discussions.

(One trip if desire in person
presentation)
Completed: Preliminary data
presentation October 2021

Workforce housing demand and gaps. Root Policy would
also use a proprietary housing gaps model to quantify
mismatches in supply and demand of rental and for-sale housing at different income levels
and housing price-points. Root would also present market mismatches for the primary
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employment industries for both residents and in-commuters, by county. An example of an
employment/wage-based affordability analysis conducted for another recent client is below.
Overall, this task would result in an identification of current
housing needs and a projection of future needs by type, price
point, tenure, and location. These estimates would take into
account population growth expected for the region overall (and
by county), and housing costs of surrounding communities. The
housing needs projections would include housing types and cost
ranges to accommodate growth for the next 20 years. The
projections would be compared and contrasted to other market
analysis created for the area.

Task 1.F: Regulatory Analysis
In Task 1.F, the Root Policy team will evaluate the regulatory
factors contributing to the region’s housing challenges and
evaluate options available to address those challenges. Where
recent analyses exist, the Root Policy team will use them as a starting point. The Root Policy team
envisions the following subtasks to complete the analysis:
•

•

•

Policy review. An analysis of zoning codes and subdivision
regulations to understand their impact on costs—and how
they may be modified to better achieve housing balance. This
would include a best practices review of zoning strategies
that allow the market to meet emerging market demands
and incentivize developments that meet community goals
and preferences.
Regulatory review. A review of housing programs and
resources available for affordable housing creation to
identify barriers to the development of housing in the region
at the state and local level. The review would include an
evaluation of existing financial resources and programs, the
types of properties that have been funded and/or created by
the public subsidy, and how funds have been used to expand
housing opportunity (CDBG, LIHTC, housing rehabilitation,
etc.).

TASK 1.F: REGULATORY
ANALYSIS – RESPONSIBILITIES
AND DELIVERABLES
ROOT/OPS TEAM
•

Data analysis and policy review

HOUSING DEPT. STAFF
•

Meeting (virtual) to
discuss/clarify existing policies
and regulations.

TRIPS
None

SCHEDULE
Completed: September 2021

Market forces impacting housing. How market forces—both within each county and the
greater region—are likely to affect future cost of land, utilities cost, commuting costs, housing
construction, and affordability.
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Task 1.G: Recommendations
Based on the analysis conducted in previous tasks, in Task 1.G, the
Root Policy team would draft recommendations for each geography
to address current and future housing gaps and guide opportunities
to meet market demand. Strategies would be crafted carefully—and
ensure that the actions taken are meaningful, jurisdictionally
relevant, have a lasting impact, and result in outcomes that lead to
change. Recommendations would be specific to each individual
county and would acknowledge varying market conditions, political
sensitivities, and ongoing housing efforts.
Root Policy has a deep institutional knowledge of housing policy—
what works, what is risky, how outcomes vary—and we know how to
apply policy in context. Our recommendations would encompass
short- and long-term goals and would include both policy and
operational actions. In establishing the recommendations, we would
dovetail with current and planned initiatives and would consider the
cost and impact of recommended actions.

TASK 1.G:
RECOMMENDATIONS –
RESPONSIBILITIES AND
DELIVERABLES
ROOT/OPS TEAM
•
•

Present draft
recommendations
Facilitate strategy discussions
with stakeholders in each
county

HOUSING DEPT. STAFF
•

Participate in strategy
discussions

TRIPS
One Trip (in conjunction with Task
1.E.)

SCHEDULE
Completed: Oct-Nov 2021

Along with the recommendations tailored to each participating
County, the Root Policy team would also include a best practices
review of strategies that have been effective in similar communities and regions. This best practice
review could be organized in the form of a policy toolkit matrix or case studies of peer communities,
realizing that each participating Counties may have different peers.

Task 1.H: Report and Presentations
Root Policy Research would develop a draft report for the Town and
three counties’ review. After a two- week review period, Root Policy
Research and project managers would meet to discuss modifications
and we would finalize the report.
If desired, Root Policy Research would present the findings of the
study to up to 3 audiences of the County’s choice (e.g., County
Commissioners, Advisory Committee, public meeting, etc.) either
virtually or in person (preferably on a single trip to minimize travel
cost).

TASK 1.H: REPORT AND
PRESENTATIONS
ROOT/OPS TEAM
•
•

Draft Report
Finalize based on staff edits

HOUSING DEPT. STAFF
•

Review draft and provide
comments

TRIPS
None

SCHEDULE
Completed: December 2021
(Draft); February 2022
(presentations)
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Task 2: Employee Generation by Land Use Study
Project Understanding
There is a serious housing affordability problem in the Town of Jackson and Teton County, and it has
worsened over the last few years. This is so because the price of housing has significantly increased
since the early 1990s, while incomes and wages in the community have only increased modestly. The
result is that today almost all members of the community’s workforce are priced out of the housing
market and the affordability gap has been growing over time.
As discussed in the RFQ, the Jackson/Teton County Comprehensive Plan recognizes this problem and
sets out a goal to provide affordable housing to 65 percent of the local workforce. This goal is to be
implemented through several policies, including mandatory mitigation on new residential,
commercial, and other non-residential developments (Housing Requirements) to offset the affordable
workforce housing demand their developments create. Both the County and Town updated their
Housing Requirements in 2018, which have been subsequently amended. The June 2018 housing
requirements are supported by the 2013 Employee Generation by Land Use Study (the 2013 Study),
with targeted updates which were completed during the update to the housing requirements.
As is summarized in the RFQ and discussed in the introduction to this section, the purpose of the
Employee Generation by Land Use Study (Nexus Study) is to update the 2013 Employee Generation
by Land Use Study (2013 Nexus Study) for the Town of Jackson and Teton County WY, and ….
“document current links between the construction of new commercial and residential development
and the employees generated by the development. The study should also provide information about
the existing types of jobs, the wages being earned, the percentage of the workforce living locally, the
gap between income and housing costs, and information about non-brick-and-mortar businesses
including the employees generated and wages earned. The study shall also provide information about
if and how to require non-brick-and-mortar businesses to mitigate their impacts.” The study can be
used to support amendments to the current housing requirements for both the Town and County, as
well as support other regulatory initiatives to provide affordable workforce housing.
As discussed earlier, Clarion will lead preparation of the Nexus Study, with assistance from Dr James
Nicholas, OPS Strategies (Alex Norton), and RRC Associates.
Prior to setting out our proposed approach and methodology to the study update, we believe it
important to raise one issue about the study and its methodology. The legal parameters controlling
the design of a mandatory affordable workforce housing mitigation program are dynamic, and
potentially subject to change. For example, just last term, after much consideration, the U.S. Supreme
Court denied certiorari, deciding not to consider a case involving the standard of review that should
be applied to mandatory affordable housing mitigation regulations ( Cherk v. Marin County, No.
A153579, 2018 WL 6583442 (Cal. Ct. App. Dec. 14, 2018), review denied by California Supreme Court,
No. S253558, March 13, 2019). Many legal scholars and practicing attorneys, however, prognosticate
another judicial review, especially given the change in the justices now on the Court--so changes in
the law might be forthcoming.
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Making the legal environment even more problematic is the fact that different Federal Circuit Court
of Appeals have been applying different standards of review to mandatory affordable workforce
hosing programs. For these reasons, it is important to note that the methodology and approach we
propose for the update study accounts for these considerations, with the understanding that there
might be a need for some adjustments to address future court decisions once the project has started.
The proposed work plan includes seven tasks.

Task 2.A: Project Initiation and Scoping
In Task 2.A, the Clarion team will provide a list of data
request(s) to the Jackson/Teton County Housing Department
staff and then determine in consultation with staff what
relevant data is readily accessible for staff to compile and
deliver to Clarion in a timely manner. This data will focus on
local housing data, employment data, real estate data, codes,
ordinances, regulations, and any plans relevant to the
workforce housing affordability issue in the Town/County.
Housing Department staff will then provide the Clarion team
the data and studies.
After reviewing all relevant local housing data, employment
data, real estate data, codes, ordinances, plans, and other
documents provided by Housing Department staff, Clarion will
meet with staff and officials to discuss overall project goals
and discuss data deficiencies by means of an in-person
meeting during a three-day trip to Jackson.
During the Task 1 three-day trip, the Clarion team will also
conduct a meeting with the Technical Stakeholder Group and
if appropriate, a joint meeting of the Town Council and Board
of County Commissioners. The meeting with the Technical
Stakeholder Group will be a kick-off meeting and involve an
initial discussion of project goals and other issues related to
affordable workforce housing and the study that this group
believes should be addressed as part of the effort. These
discussions will provide the Clarion team a better
understanding of existing data, desired data, potential uses of
the study, and other related issues.

TASK 2.A: PROJECT INITIATION AND
SCOPING– RESPONSIBILITIES AND
DELIVERABLES
CLARION TEAM
•
•

•
•
•
•

Provide list of data requests
Review all relevant data, studies, plans,
regulations, reports, and related
documents provided by staff
Meet with staff to discuss overall
project goals and any data deficiencies
Conduct kick-off meeting with
Technical Stakeholder Group
Conduct kick-off meeting at joint
meeting of Town Council/ BCC
If appropriate, visit different affordable
units with staff

HOUSING DEPT. STAFF
•
•

•

•

Review data requests; send copies of all
relevant data to Clarion team
Meet with Clarion team to discuss
overall project goals and any data
deficiencies
Handle logistics for kick-off meetings
with Technical Stakeholder Group and
Council/BOCC
If appropriate, visit different affordable
units with consultants

TRIPS
One, three-day trip to Jackson

SCHEDULE
The purpose of the joint kick-off meeting with the Teton
Completed: End of May 2021
County Board of County Commissioners (hereinafter “BCC”)
and the Town of Jackson Council (hereinafter “Town Council”) will be to inform the public and
Town/County elected officials about the project and its schedule, get input on general goals, and
receive input and feedback about the project generally.
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Finally, and if appropriate, the Clarion team will visit (in coordination and consultation with Housing
Department staff), different affordable workforce housing units and developments constructed under
the current affordable workforce housing program.

Task 2.B: Confirm Study Methodology
In Task 2.B the Clarion team will develop the proposed methodology
to be used in the Nexus Study. The proposed methodology will be
set down in writing and forwarded to Housing Department staff for
review and comment.

TASK 2.B: CONFIRM STUDY
METHODOLOGY–
RESPONSIBILITIES AND
DELIVERABLES

After the Housing Department staff review, the Clarion team will
conduct conference call(s) with Housing Department staff to discuss
the proposed methodology, answer any questions and respond to
comments. The Clarion team will then make modifications to the
proposed methodology that are mutually agreed-upon by both
Clarion and Housing Department staff. This will be the methodology
used to conduct the Nexus Study update.

CLARION TEAM

Task 2.C: Surveys

HOUSING DEPT. STAFF

As part of the preparation of the Nexus Study and the Regional
Housing Needs Assessment, three surveys are proposed to be
conducted: (1) an Employer Survey, (2) a Residential Employment
Generation Survey, and (3) a Household Survey. The surveys will be
designed and conducted by RRC, with assistance and input from all
members of the Clarion team. The scope for each of the surveys is
outlined below.

•

•

•
•

Prepare summary of proposed
methodology to be used for
Study; conference call(s) with
staff to discuss methodology
Make changes mutually agreed
to

Review proposed methodology
Conference call(s) with Clarion
team to discuss methodology
and reach agreement on any
changes.

TRIPS
None

SCHEDULE
Completed: End of June 2021

Task 2.C.1: Employer Survey
As part of the preparation of the Nexus Study and the Regional Housing Needs Assessment, an
employer survey will be conducted across the three-county region. The survey will be used to measure
employment patterns and associated nonresidential building space or lack thereof, as well as data
and opinions related to the workforce housing situation and needs in the region.
The survey effort will include four subtasks. Subtask 2.C.1.A involves the Clarion team conducting a
conference call with staff to confirm the parameters of the employer survey (in conjunction with the
other two proposed surveys – Tasks 2.C.2 and 2.C.3). Based on the direction agreed to in the
conference call, in Subtask 2.C.1.B, the Clarion team will develop a survey to collect data on
employment patterns, utilization or lack thereof of non-residential building space, and other data and
opinions related to workforce housing issues and opinions. The Clarion team will develop an initial
survey draft and work with staff to refine and finalize the survey instrument. It is anticipated that the
survey will be no more than two 8.5”x11” page sides in length (relatively brief to encourage response).
The Clarion team, working with staff, would also prepare a cover letter to accompany the survey, which
can be signed by selected Town and County officials, and project partners, if applicable.
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In Subtask 2.C.1.C, the Clarion team will address two interrelated issues: (1) developing a survey
sampling strategy, including employer list source(s) and volume of target contacts, and (2) developing
survey fielding techniques (e.g., mail-back, online, etc.). The Clarion team will present choices to staff
and collectively the Clarion team and staff will identify optimal choices related to employer list sources,
employer outreach resources, and survey objectives. We would initially anticipate the following
parameters for the employer survey:
•

•

•

Survey distribution: The Clarion team will conduct a
stratified random sample of 1,800 employers in the region
to participate in a mail-back survey, with the option for
employers to complete the survey online. 2/3 The sampling
will be designed to ensure complete coverage of the area’s
larger employers (who are less numerous, but have
important employment impacts), and a random sample of
smaller, more numerous employers. A reminder postcard
will also be sent to encourage survey responses.
List source(s): It is anticipated that the Clarion team will
purchase an employer mailing list from a commercial list
vendor, utilize the Town of Jackson business license list,
and/or will purchase employer address lists from the
Wyoming and Idaho Departments of Labor and
Employment. The team, however, is open to using other list
sources identified or requested by staff.
Supporting publicity: The Clarion team will work with staff
to implement a supporting publicity effort to encourage
awareness and response to the survey, such as a press
release and announcement of the survey in newsletters
(both in English and Spanish). The press releases,
newsletters, and announcements would be made by
Housing Department staff.

TASK 2.C.1.: EMPLOYER
SURVEY – RESPONSIBILITIES
AND DELIVERABLES
CLARION TEAM
•
•
•
•
•

Confirm parameters with staff
Design survey questionnaire
and cover letter
Develop survey sampling and
survey fielding strategies
Conduct survey
Report survey results

HOUSING DEPT. STAFF
•
•

•

•
•

Confirm parameters with
Clarion
Review survey questionnaire
and cover letter, and provide
written comments
Review survey sampling and
survey fielding strategies, and
provide written comments
Assist Clarion with logistics of
survey consistent with scope
Review Report and provide
written comments

TRIPS
None

SCHEDULE
Completed: October 20211

In Subtask 2.C.1D, the Clarion team will prepare a brief summary report on the survey(s) findings, with
accompanying charts and tables. The Clarion team also will prepare a database of raw survey data,
particularly regarding employment levels, building space measures, industry sectors, and related data,

The completion of the Employer Survey is a month later that the other two surveys. This is done to provide
employers additional time to complete the survey, since summer months are usually the busiest time of the
year for employers. We will monitor how quickly these surveys are completed; if they are completed sooner
than expected, the survey results will be available sooner. If the survey results are not available until late
October, it will mean completion of the draft Nexus Study will be on an aggressive schedule (but one we can
meet).
2 For reference, per US BLS QCEW, as of third quarter 2020, Teton County WY had a preliminary estimate of
2,569 employers, Teton County ID had 612 employers, and (per Data Axle, as of current time) northern Lincoln
County has 427 businesses. A sample of 1,800 would represent approximately half of employers in the region.
3 The survey can be in English and Spanish, if appropriate.
1
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to facilitate an analysis of employment generation rates associated with particular types of businesses
or space users.
Non-brick-and-mortar businesses: As the RFQ makes clear, one of the goals of this nexus study is
to evaluate the employment impacts of non-brick-and-mortar businesses and explore whether and
how their employment impacts might be mitigated. To address this, we would first clarify with the
Town, County, and Jackson/Teton County Housing Department which businesses are considered to
fall into this category (e.g. businesses operated out of a home; businesses with a minimal or
idiosyncratic commercial space footprint relative to their employee base, e.g. outdoor recreational
providers; short-term rental owners; etc.). We would then check to ensure that these businesses are
specifically addressed in the survey. Depending on the nature of the businesses at issue, they might
be contacted via the employer survey, and/or evaluated via other means (e.g. government and private
sector data sources, household survey, etc.).
Finally, Subtask 2.C.1.E would consist of the Clarion team presenting the results of the Employer
Survey (along with the results of the and the Residential Employment Generation Survey and the
Household Survey) to the public, elected officials, and others, during a two-day trip to Jackson.
Task 2.C.2: Residential Employment Generation Survey
The objective of Task 2.C.2 is to measure the employment
generated from the operations and maintenance of residences in
the Town of Jackson and Teton County. We anticipate the approach
to the task, like the approach to Task 2.C.1, to largely mirror the
methodologies employed in the 2013 Teton County Employment
Generation Study. Additionally, we envision that Tasks 2.C.1 and
2.C.2 would proceed on concurrent tracks and would involve a
similar set of four subtasks.

TASK 2.C.2: SURVEY ON
RESIDENTIAL OPERATIONS AND
EMPLOYMENT –
RESPONSIBILITIES AND
DELIVERABLES
CLARION TEAM
•
•
•

The first subtask (2.C.2.A) involves the Clarion team conducting a
conference call with staff to confirm the parameters of the
residential employment generation survey.
Based on the direction will to in the conference call, in Subtask
2.C.2.B, the Clarion team shall develop a survey to collect data on
employment associated with the operations and maintenance of
homes in the Town and County. The purpose of the survey is to
capture local source data for the purposes of calculating
employment generation rates per unit of space for different types
and occupancies of homes. The Clarion team will update the 2013
survey and work with Housing Department staff to refine and
finalize the survey. It is anticipated that the survey instrument
would be no more than three 8.5”x11” page sides in length. The
Clarion team, working with staff, will also prepare a cover letter to
accompany the survey, which can be signed by one or more
selected Town and County officials, and project partners, if
applicable.

•
•

Confirm parameters with staff
Design survey questionnaire and
cover letter
Develop survey sampling and
survey fielding strategies
Conduct survey
Report survey results

HOUSING DEPT. STAFF
•
•

•

•
•

Confirm parameters with Clarion
Review survey questionnaire and
cover letter, and provide written
comments
Review survey sampling and
survey fielding strategies, and
provide written comments
Assist Clarion with logistics of
survey consistent with scope
Review Report and provide
written comments

TRIPS
None

SCHEDULE
Completed: September 2021
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In Subtask 2.C.2.C, the Clarion team will address two interrelated issues: (1) developing a survey
sampling strategy, including list source(s) and volume of target contacts, and (2) developing survey
fielding techniques (e.g., mail-back, online, etc.). The Clarion team will present choices to Housing
Department staff and collectively the Clarion team and staff will identify optimal choices for survey
implementation. We would initially anticipate the following parameters for the residential
employment generation survey:
•

Survey distribution: The Clarion team will contact a stratified random sample of
approximately 3,000 homeowners in the Town and County to participate in a mail-back survey
with the option to complete the survey online. 4 The mailing list will oversample owners of
large units, in an effort to ensure that adequacy of results for units of all sizes (including very
large units, which are comparatively few in number), as well as units of different types and
occupancies. A reminder postcard will also be sent to encourage survey responses.

•

List source: It is anticipated that the Clarion team will utilize the Teton County Assessor
database as it is likely the only source that contains a complete listing of residential owners
(including local and vacation homeowners) along with residential unit characteristics.

•

Supporting publicity: The Clarion team will work with staff to implement a supporting
publicity effort to encourage awareness and response to the survey, such as a press release
and announcement of the survey in newsletters (both in English and Spanish). The press
releases, newsletters, and announcements would be made by Housing Department staff.

In Subtask 2.C.2.D, the Clarion team will prepare a brief summary report on the survey findings, with
accompanying charts and tables. The Clarion team also will prepare a database of raw survey data,
particularly regarding employment levels, building space measures, occupancy characteristics, unit
type (single family, condo, etc.), and related data, to facilitate an analysis of employment generation
rates associated with particular types and occupancies of homes.
Finally, Subtask 2.C.2.E would consist of the Clarion team presenting the results of the Residential
Employment Generation Survey (along with the results of the Employer Survey and the Household
Survey) to the public, elected officials, and others, during a two-day trip to Jackson.
Task 2.C.3: Household Survey
The objective of Task 2.C.3 is to gather data and opinions from local households that will inform the
Regional Housing Needs Assessment. Additionally, data collected through the household survey will
likely also be useful for addressing selected other topics of interest in the Nexus Study, such as the
evaluation of non-brick and mortar businesses, proprietor/non-worker patterns, part-time/multiple
jobholding, and residency patterns.
In conducting the household survey, we would be mindful of the survey questions and methodologies
used in the 2014 Western Greater Yellowstone Housing Needs Assessment and the 2006 Teton County
Housing Needs Assessment (in the event that historical comparisons may be informative).

4

The survey can be in English and Spanish, if appropriate.
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Additionally, we envision that Task 2.C.3 would mirror Tasks 2.C.1 and 2.C.2 by proceeding on a
concurrent track and involving a similar set of five subtasks.
The first subtask (2.C.3.A) involves the Clarion team conducting a conference call with staff to confirm
the parameters of the household.
Based on the direction agreed to in the conference call, in Subtask
2.C.3.A, in Subtask 2.C.3.B, the Clarion team will develop a survey
to collect a variety of demographic, employment, and housing data
and opinions from households in the three-county region (Teton
County, WY, Teton County, ID, and Lincoln, County WY). The Clarion
team will reference previous household surveys and work with
Housing Department staff to refine and finalize the survey. It is
anticipated that the survey instrument would be no more than four
8.5”x11” page sides in length. The Clarion team, working with staff,
will also prepare a cover letter to accompany the survey, which can
be signed by one or more selected Town and County officials of the
various jurisdictions, and project partners, if applicable.
In Subtask 2.C.3.C, the Clarion team will address two interrelated
issues: (1) developing a survey sampling strategy, including list
source(s) and volume of target contacts, and (2) developing survey
fielding techniques (e.g., mail-back, online, etc.). The Clarion team
will present choices to Housing Department staff and collectively,
the Clarion team and staff will identify optimal choices for survey
implementation. We would initially anticipate the following
parameters for the household survey:

TASK 2.C.3: HOUSEHOLD
SURVEY – RESPONSIBILITIES
AND DELIVERABLES
CLARION TEAM
•
•
•
•
•

Confirm parameters with staff
Design survey questionnaire and
cover letter
Develop survey sampling and
survey fielding strategies
Conduct survey
Report survey results

HOUSING DEPT. STAFF
•
•

•

•
•

Confirm parameters with Clarion
Review survey questionnaire and
cover letter, and provide written
comments
Review survey sampling and
survey fielding strategies, and
provide written comments
Assist Clarion with logistics of
survey consistent with scope
Review Report and provide
written comments

TRIPS
None

•

Survey distribution: The Clarion team will contact a
SCHEDULE
random sample of approximately 4,000 households across
Completed: September 2021
the three-county study area to participate in a mail-back
survey with the option to complete the survey online. A reminder postcard will also be sent to
encourage survey responses. The survey would be made available in both English and
Spanish.5

•

List source(s): It is anticipated that the Clarion team will purchase a list from a private list
vendor. We will also be careful to “dedupe” the lists for the homeowner survey (Task 2.C.2)
and household survey (Task 2.C.3) so as to prevent overlap and ensure that households
receive just one survey.

•

Supporting publicity and outreach: The Clarion team will work with staff to implement a
supporting publicity effort to encourage awareness and response to the survey, such as a
press release and announcement of the survey in newsletters. The press releases,
newsletters, and announcements would be made by Housing Department staff. Additionally,

If appropriate, we can also partner with Spanish language service providers to assist with completion of the
survey.
5
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we anticipate making supplemental outreach to Spanish speakers by working with trusted
community partners.
In Subtask 2.C.3.D, the Clarion team will prepare a brief summary report on the survey findings, with
accompanying tables. A more complete analysis of the survey results, in conjunction with other data
and analysis, will be integrated into the Regional Housing Needs Assessment Report, and if relevant,
the Nexus Study.
Finally, Subtask 2.C.3.E would consist of the Clarion team presenting the results of the Household
Survey (along with the results of the Employer Survey and Residential Employment Generation Survey)
to the public, elected officials, and others, during a two-day trip to Jackson.

Task 2.D: Preparation of Prototypical Affordable Workforce
Housing Unit
In Task 2.D, the Clarion team will prepare, in consultation with
Housing Department staff, the prototypical affordable
workforce housing unit that is consistent with the Town and
County affordable workforce housing goals. The prototype
will be designed to address the size ranges of dwelling units
(by square feet and number of bedroom(s)), the typical
number of occupants in a unit, and the general types of
building materials that will be used. In addition, the costs of
construction (per square foot) and land costs will be
estimated using available data on costs to construct local
affordable workforce housing projects and recent real estate
sales for land. The Clarion team will work with Housing
Department staff to identify the data needs for this analysis.

TASK 2.D: PREPARATION OF
PROTOTYPICAL AFFORDABLE
WORKFORCE HOUSING UNIT –
RESPONSIBILITIES AND DELIVERABLES
CLARION TEAM
•

•

•

Prepare analysis and memo of
prototypical affordable workforce
housing unit
Conduct tel. conference with Housing
Department staff to discuss staff
comments
Revise memo based on mutually agreed
changes

HOUSING DEPT. STAFF
•

Review and provide consolidated written

Once the analysis is completed, a draft of the prototypical
comments on memo
• Conduct conference call with Clarion
unit will be placed in memo form by the Clarion team and
team to discuss memo, and reach
sent to Town and County staff for review and comment.
mutual agreement on changes
Housing Department staff will review the draft and provide
TRIPS
the Clarion team a set of consolidated written comments.
None
Subsequently, the Clarion team will conduct a conference call
SCHEDULE
with staff to discuss the comments and reach consensus
Completed: End of July 2021
about revisions, if any. The Clarion team will then make the
mutually agreed to changes and submit the memo to Housing Department staff. The prototypical unit
will be included and used in the analysis conducted in the Study.

Task 2.E: Prepare 2020 Employee Generation by Land Use
Study
In Task 2.E, and based on the analyses in the previous tasks, the Clarion team will prepare the 2022
Employee Generation by Land Use Study. The study can be used to provide the technical support for
the Town and County’s housing requirements for residential and nonresidential development. It will
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use the methodology developed in Task 2.B to determine the need for affordable workforce housing
created by residential and nonresidential development and redevelopment, calculate appropriate
mitigation, and if appropriate, discuss mitigation options.
More specifically, the analysis conducted in the Study shall include the following components:
•

A summary demonstrating the severity of the affordable
workforce housing problem in the Town and County
today, and over the last 28 years;

•

The establishment of a level of service standard that is
consistent with the housing goal in the comprehensive
plan. It will identify the amount and number of
employees that will need to be provided housing based
on the standard, and the quality of affordable workforce
housing that will need to be provided;

•

•

TASK 2.E: PREPARE 2020
EMPLOYEE GENERATION BY LAND
USE STUDY– RESPONSIBILITIES AND
DELIVERABLES
CLARION TEAM
•

Prepare draft 2020 Employee
Generation by Land Use Study in
accordance with scope
Conduct tel. conference with Housing
Department staff to discuss
comments on Study
Revise Study in accordance with
scope

•

An inventory of affordable workforce housing, to assist
in evaluating current conditions;

•

A needs analysis, demonstrating the need for affordable
workforce housing created by different types of
residential and nonresidential development and
redevelopment in the Town and County (including nonbrick and mortar businesses and persons working out of
their homes), consistent with the established goals. This
part of the analysis will specifically identify:

•

HOUSING DEPT. STAFF
Review and provide consolidated
written comments on Study
Conduct conference call with Clarion
to discuss memo, and reach mutual
agreement on changes
Distribute Public Review Draft of
Study

•

•

TRIPS
None

•

SCHEDULE
The number and type of employees that work at and
Completed: December 2021
support each different type of development (land
use) in the community (including employees of non-brick and mortar jobs and employees
that work out of their home);6

•

Employee wages (earned incomes), both individually as well as their household earned
income;

•

Whether employees live locally or commute (on average);

•

The typical cost of providing housing for these employees/households (rental or owner),
based on the housing costs for the prototypical unit prepared in Task 2.B.

We note that in observing recent QCEW data have observed a dip in employment (certainly and at least in part
or for the most part due to Covid-19), and recognize that this highlights that commercial employment
generation rates may vary at a different points in time. Given these circumstances, we will endeavor to assess
the degree to which the shifts may be temporary or permanent, control for the anomalous effects of Covid-19
as warranted/feasible, and consider policy implications and options. Certainly, it could have an impact on the
employment numbers.
6
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It is this section that will demonstrate the nexus or linkages between residential and nonresidential
development/redevelopment (by type of development (land use)), the need for affordable workforce
housing it creates, and the amount of housing that needs to be subsidized to make the housing
affordable; and
If appropriate, a section outlining mitigation that could occur under the program different from what
now exists in the housing requirements (including options the Town and County have to require
mitigation by non-brick and mortar businesses and home-based businesses, as well as a sharing of
responsibilities between residential and nonresidential development for patrons and employees that
work at or frequent the nonresidential uses).
After completion of the draft Study, it will be submitted to Housing Department staff by Clarion for
review and comment. Housing Department staff will review the draft Study and provide Clarion with
a set of consolidated written comments on the draft. Subsequently, Clarion will conduct conference
call(s) with staff to discuss the comments and reach consensus regarding revisions to the draft Study.
Clarion will then make mutually agreed-upon revisions and submit a Public Review Draft of 2022
Employee Generation by Land Use Study to the Housing Department staff who will make it available
to the Technical Stakeholder Group, the elected officials, and the public.
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Task 2.F: Meetings on 2020 Employee Generation by Land Use
Study
After the Public Review Draft of 2022 Employee Generation
by Land Use Study is released for public review, the Clarion
team will conduct a three-day trip to Jackson to conduct
meetings on the Study with the Technical Stakeholder Group
and a joint meeting of the Town Council/Board of County
Commissioners.
At the meeting with the Technical Stakeholder Group, the
Clarion team will provide an overview of the Study, answer
questions, and receive input and comments from members
of the stakeholder group.
The joint meeting of the Town Council/Board of County
Commissioners shall be similar. The Clarion team will provide
an overview of the Study, answer questions, and receive input
and comments from the elected officials.
After these two presentations, Housing Department staff
shall provide Clarion written comments/revisions to the
Public Review Draft of the Study based on direction from the
Town Council/Board of County Commissioners. Clarion will
then conduct conference call(s) about the comments and
revisions and commit $5,000 of professional time to make the
revisions. After making the revisions consistent with this
commitment, Clarion will provide Housing Department staff
a final version of 2022 Employee Generation by Land Use
Study.

TASK 2.F: MEETINGS ON 2020
EMPLOYEE GENERATION BY LAND USE
STUDY– RESPONSIBILITIES AND
DELIVERABLES
CLARION TEAM
•

•

•

Conduct meeting with Technical
Stakeholder Group on 2022 Employee
Generation by Land Use Study in
accordance with scope
Conduct joint meeting with Town
Council and BOCC on 2022 Employee
Generation by Land Use Study in
accordance with scope
Revise Study in accordance with scope

HOUSING DEPT. STAFF
•

•
•

•

Handle logistics for Technical
Stakeholder Group meeting, and joint
meeting of Town Council and BOCC
Review and provide consolidated written
comments on memo
Conduct conference call with Clarion
team to discuss memo, and reach
mutual agreement on changes
Provide Clarion written comments on
revisions that need to be made to Study
in accordance with scope

TRIPS
Three-day trip to Jackson

SCHEDULE
Completed: February 1, 2022

Teton County & The Town of Jackson Wyoming

RFQ EMPLOYEE GENERATION BY LAND USE STUDY
& REGIONAL HOUSING NEEDS ASSESSMENT

| 55

B. Schedule
The specific schedule and timeline for each task (Task 1: Regional Housing Needs Assessment and
Task 2: Employee Generation by Land Use Study) is specifically set down in the work plan. Below we
provide a graphic depiction of the schedule for each task, by sub-task, demonstrating how the project
will be completed on a timely basis.

Task 1: Regional Houisng Needs Assessment
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Task 2: Employee Generation by Land Use Study

C. Town/County Staff Support
The specific responsibilities we expect of staff are identified in the work plans (Task 1: Regional
Housing Needs Assessment and Task 2: Employee Generation by Land Use Study).
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Appendix
A. Response to Addendum A Questions
1. Residency. Most data sources utilize driver’s license information to determine where
workers live. How will you account/adjust for:
•

Workers who are here on a break from school or life but who do not change driver’s
license information during that initial period yet reside and work in the County.

•

Seasonal workers including H2B and J1 visa workers.

•

Non-workers and Proprietors who may be filing taxes from an office location and there
is no tie to driver’s license information or residency information.

Response: Definitively linking a person to a job is difficult because people move and have multiple
jobs. However, various state and federal data sets are providing more information to this end.
Wyoming links drivers' licenses and job filings. LEHD data combine multiple federal sources. Both only
look at wage employment (not proprietors) and cannot capture seasonality. However, there are
separate counts of jobs (QCEW, BEA, ACS, Business Licenses) and workers (LAUS, ACS), and H2B and
J1 data that shed additional light on the full picture. The only way to get an accurate picture is to look
at all of the linked and unlinked counts of jobs and workers, compare them to survey results from the
workforce, and then develop an estimate that best fits all of the data.

2. Proprietor/Non-worker. How will you account/adjust for:
•

Those entities which are solely for business purposes and do not create a working job,
rather they provide an operational structure.

•

Those workers who file more than one Non-Worker Federal Tax Form creating the
impression of two workers.

•

Those proprietors who do have multiple entities and work in both/all of them.

•

Those proprietors who also have a wage and salary job in addition to the business entity
or self-employment.

•

Those who telecommute to jobs in other locations.

Response: Breaking out the various tax categories of self-employed/proprietary is probably an
unachievable level of precision. But, through the combination of linked and unlinked data on jobs and
workers discussed above, we should have a pretty good estimate of wage workers living locally yearround, wage workers living locally seasonally, wage workers commuting, workers with no wage work
(proprietors), and out-commuters. General jobs per worker numbers can be estimated for each
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category and then be refined with survey data to get a better picture of how "proprietor jobs" are
distributed among proprietors and wage earners.

3. Part-time/Multiple Job Workers. Some jobs are designed to be part-time for various reasons
including avoiding the cost of benefits, like health care, associated with full-time positions.
How do you account/adjust for:
•

The total number of workers working multiple part-time jobs. Ratio of Jobs/Worker?

•

If there are different job to worker ratios assigned to Wage and Salary vs. Proprietor;
how are those established?

•

How do you adjust Annual Income for Workers occupying multiple jobs?

Response: Part-time and multiple job estimates are largely covered in number two. Varied job and
workforce counts have different definitions. By comparing the various datasets, we can develop
estimates for part-time jobs. While some benefits data exists, survey responses will help shed light on
how "part-time" employment relates to benefits.

4. Commuters. For the people that are commuting from Lincoln County, WY and Teton County,
ID. Can you identify the number of workers who make the commute decision by:
•

Relatively more affordable purchase housing and cost parameters

•

Relatively more affordable rental housing and cost parameters.

•

Lifestyle decision and no desire to move to Teton County.

Response: Questions about why a decision is made are where the survey becomes valuable. We will
compare survey responses regarding affordability to actual data on income, housing cost, and
housing availability. Lifestyle preferences will have to come from the survey and be supplemented
with any data the Housing Department has from its intake forms. The survey questions related to this
issue must carefully get to commuting issues. Questions should be asked recognizing both multiple
and seasonal jobs.

5. Housing Supply. Many residents have to take subtenants or create group housing situations
in order to afford a place to live.
•

How do you plan on identifying/quantifying the workforce that has created their own
group housing situations.

•

What are the monetary drivers/limits for these types of situations.
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Response: The American Community Survey identifies unrelated households, providing a baseline
understanding of how this phenomenon has evolved in the community. To build on that baseline will
require survey and Housing Department data and/or focus group or stakeholder interviews.

6. Vintages. Different data sources provide information from different years. Please describe
your process for integrating the data or avoiding the conflicts of different vintages.
Response: Building these combinations of data involves looking at many years. By looking at the past
relationships between the various datasets, we not only get a clearer picture of the subsets of the
data as discussed above, but use our model and the most recently available data to estimate the
current situation even when some data sources lag behind. Such estimates have more uncertainty
and must be refined through time series regressions, but allow for a more proactive approach than
waiting two years for some data sources.
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B. Clarion Team Resumes
Clarion

Teton County & The Town of Jackson Wyoming

RFQ EMPLOYEE GENERATION BY LAND USE STUDY
& REGIONAL HOUSING NEEDS ASSESSMENT

|A-4

Teton County & The Town of Jackson Wyoming

RFQ EMPLOYEE GENERATION BY LAND USE STUDY
& REGIONAL HOUSING NEEDS ASSESSMENT

|A-5

Teton County & The Town of Jackson Wyoming

RFQ EMPLOYEE GENERATION BY LAND USE STUDY
& REGIONAL HOUSING NEEDS ASSESSMENT

|A-6

Teton County & The Town of Jackson Wyoming

RFQ EMPLOYEE GENERATION BY LAND USE STUDY
& REGIONAL HOUSING NEEDS ASSESSMENT

|A-7

Root Policy
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OPS Strategies

Teton County & The Town of Jackson Wyoming

RFQ EMPLOYEE GENERATION BY LAND USE STUDY
& REGIONAL HOUSING NEEDS ASSESSMENT

|A-12

RRC Associates
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