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What is a PUD?
Planned Unit Development: 
A form of planned residential 
development that concentrates 
building on one or more parts of 
the site allowing the remaining 
land to be used for recreation, 
open space or preservation of 
environmentally sensitive areas. 

Why is a 
PUD ordinance 
a great idea? 
A well-conceived PUD allows 
developers more flexibility and 
creativity in design. It awards 
them extra density in return for 
helping the community safeguard 
commonly held values such as 
habitat and agricultural land. 

Where does 
our current PUD 
ordinance fall 
short?
1. The densities allowed under the 

PUD are too high – especially 
in rural parts of the county. 
The PUD ordinance allows up 
to an 1100% increase in the 
underlying zoning. A 1000-
acre parcel in Ag 20 zoning is 
permitted to have 50 residential 
units, each on a 20-acre parcel. 
Under the PUD, 600 units are 
allowed. That’s a radical change 
to the neighborhood!

2. The definition of open 
space is vague and unclear. 
Some developers proposed 
developments with open 
space that does not meet 
the goals clearly laid out in 
the comprehensive plan, the 
community’s vision for growth 
and development. 

3. The PUD also lacks clear 
language concerning agricultural 
uses, wildlife habitat, riparian 
areas, the costs of community 
services (roads, schools, water/
sewer if applicable etc). All of 
these areas have been prioritized 
in the comprehensive plan. 

Why do developers 
want a better 
PUD ordinance?
Many developers recognize that 
the current PUD does not create 
an incentive for good design and 
appropriate density. By allowing 
an over 1000% increase in 
density, combined with a vague 
definition of open space, those 
who would spend the extra time 
and money to be good stewards 
of the land and community are 
effectively penalized because they 
are being surrounded by poorly 
designed developments. Without 
clear language pertaining to the 
community’s values, it is difficult 
or impossible for developers to 
understand what is expected 
– which undermines the goal of 
a predictable, efficient and fair 
decision-making process. 

Where are
the Clusters?
Clusters of housing cannot be 
identified; housing is spread 
throughout the entire development.

Clustered design is supposed to 
be a defining feature of a PUD, 
but under the language of the 
existing PUD ordinance many 
developments, including this one, 
have been proposed without a 
clustered design. 

Golf Courses
To what extent should highly 
manicured, chemical- and 
water-intensive golf courses 
be allowed to count toward 
open-space requirements? In 
this case, the water is recycled, 
and if the developer chooses to 
be Audubon certified, chemical 
use will not be as intensive. 

However, VARD’s position is 
that golf courses should only 
count for a small percentage 
of the open space requirement 
to ensure habitat and other 
sensitive areas are adequately 
provided for. 

Water
Cutting-edge community 
wastewater treatment system 
will process wastewater in 
constructed wetlands and 
recycle water for irrigation.

Quantity of Open Space
By the developer’s calculation, open space accounts 
for 80% of Mahogany Ridge. However, this figure 
includes all ground, within 1231 lots, which lies 
outside the building envelopes. VARD believes this 
is an example of where the ordinance needs clarity 
so only meaningful open space will qualify.

Private
20-40 Acre 
Inholdings
Landowners had expectations of 
rural character with large acreages 
based on the county’s Ag-20 
zoning in this area. Now these 
lots will instead be surrounded by 
dense development.

Hotel
A 150-room hotel is 
not an appropriate 
commercial venture for 
such a rural location.  

Open Space 
Design
Narrow strips of land 
between lots has been 
counted as open space. 
This land does not serve 
any community purpose; 
it merely gives the lot 
owners an illusion of 
larger lots.

Realigned 
500 West
There needs to be 
an overwhelming, 
compelling community 
benefit to moving such a 
major North-South county 
road, other than to simply 
facilitate development.  

MAHOGANY RIDGE
Acreage ................................................... 3507.64
Units ................................................................ 1381
Percentage Open Space ........................... 80% ±
Density .........................40 units / 100 acres ±
Commercial .........................................44.2 acres
Location .............west side, along Cedron Rd

Open Space
Open space is broken down as:

3135 acres ...... conservation
1101 acres ...... agricultural
822.6 acres ..... recreational

Proportions reflect comprehensive 
plan values and reasons for 
encouraging open space. Large 
contiguous tracts have been 
restored to native vegetation, 
viable for wildlife habitat.

Commercial
4 acres of commercial use. The small 
quantity may be appropriate to the 
location. Just as important as how 
much commercial is what type of 
commercial and whether it will be 
serving internal needs or targeting 
outside customers and detracting 
from established town centers. 

Wildlife Habitat
The Teton River corridor 
has been identified by 
Idaho Fish & Game as the 
most valuable mule deer 
wintering habitat in South 
East Idaho.  Housing units 
have been held back from 
the river rim to protect and 
buffer this valuable corridor. 
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Density
Development contains 14 units/100 acres 
whereas the PUD ordinance allows up to 60 
units/100 acres. However the J Lazy H still 
introduces 957 homes – a big change for 
the location. This raises questions of service 
provision, costs of servicing remote locations 
and who bears the additional costs.
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J LAZY H RANCH
Acreage .......................................................... 6421
Units .................................................................. 957
Percentage Open Space ............................79% ±
Density ..........................14 units / 100 acres ±
Commercial ...............................................4 acres
Location ....northwest corner along Hwy 33

  (adjoining River Rim Ranch)

A TALE OF TWO PLATS—
Case studies in how the current PUD ordinance 
is shaping development in Teton Valley
Reproduced here are copies of two plans for development that were brought 
before the county P&Z in January for discussion. These plans have not 
officially entered the approval process. They are subject to change before 
being formally submitted. However, we reproduce them here because they 
show what kinds of developments can be conceived under the current PUD 
ordinance. These plans are very different from each other in ways which 
highlight the problems with the PUD ordinance: because it does not provide 
clear guidelines and parameters, it doesn’t consistently result in developments 
that implement the vision of the comprehensive plan. 

The good news is that the county is in the process of revising the PUD ordinance. 
Although the term “PUD ordinance” may sound foreign and removed from your 
daily existence, we hope that this newsletter helps you understand how it relates 
to your quality of life and the things you value in Teton Valley. We hope these 
pages will help you contribute to the dialogue when the time comes for the 
public to provide feedback on the new PUD ordinance. 

Density
1321 units (twice the number of housing units 
currently in Driggs) is not appropriate at this location. 
The fact that under the current PUD ordinance this 
development could have far more units shows how 
the existing allowable densities are simply too high. 

Crane Habitat
This development is located 
in an area documented 
as the the most critical 
crane habitat in the valley. 
VARD is concerned that the 
land set aside for cranes 
is fragmented by roads 
and houses. It does not 
provide an adequate buffer 
from the surrounding 
development.

Stewardship
The scale of J Lazy H is so enormous that it requires stewardship of thousands 
of acres of undeveloped land. This raises the question of county capacity to 
enforce open-space management plans, especially as there are more and 
more sites around the county. The developer must demonstrate an adequate 
long-term open-space management plan and funding mechanisms. 

Clustered Design
Development groups homes into three 
distinct clusters, preserving open space.

OPEN SPACE IN PERSPECTIVE
The fact that Mahogany Ridge and J Lazy H Ranch have calculated a nearly 
identical amount of open space (MR = 80%, JLH = 79%) when J Lazy H clearly 
has more meaningful open space points to the shortcomings of the open-space 
requirements in the current PUD ordinance and why we need to revise it.
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