Regular Board Meeting
Jackson/Teton County Housing Authority
Wednesday, May 6, 2020
Virtual Meeting (Instructions will be forthcoming)
1. Call to Order
2. Pronouncement of Quorum
3. Public Comment
4. Approval of Regular Meeting Minutes for March 4, 2020 and April 1, 2020.
5. Review of March Financials
6. COVID-19 Update
a. Requests for Reduced Rent / Rent Assistance
i. Grove Phase 1 Residential
ii. One 22 Rent Subsidy
iii. 260 W. Broadway Commercial
b. Qualification Criteria for households with reduced hours in 2020
7. Grove Phase I Building Refinance
8. Grove Phase 1 Rent Rates for 2020/2021
9. 430 and 440 W. Kelly Lease Assignment
10. Matters from Staff
11. Matters from Board
12. Adjourn

Jackson/Teton County Housing Authority
Meeting Minutes
March 4, 2020
Teton County Old Library
1. Call to Order
The regular meeting of the Jackson/Teton County Housing Authority Board was called to Order on
March 4, 2020 at 2:06pm in the Conference Room of the Teton County Old Library building at 320 S.
King Street, Jackson, Wyoming. Attendees were Board Chair Amy Robinson, Board Clerk, Estela Torres,
Board Vice Chair Annie Kent Droppert, staff Stacy Stoker, Julia Johari, attorney John Graham, and
members of the public.
2. Pronouncement of Quorum
Board Chair, Amy Robinson, Vice Chair, Annie Kent Droppert and Clerk, Estella Torres were present. Amy
Robinson declared a quorum.
3. Public Comment
Please see item 6.
4. Approval of Regular Meeting Minutes for February 5, 2020 and Special Meeting Minutes for
February 20, 2020.
Amy Robinson motioned to approve the Regular Meeting Minutes for Feburary 5, 2020, and Special
Meeting Minutes for February 20, 2020. Annie Kent Droppert seconded the motion. The motion was
approved unanimously.
5. Review of January Financials, & Staff Update
A brief discussion occurred. No action was taken.
6. Wilson Park Homeowner’s Request – Amendment to Plat
The Affordable homeowners at Wilson Park are requesting an amendment to their development plan to
allow them to have sheds and fences.
Public Comment:
Jared Becker, a Wilson Park resident issued a public comment: “I’m Jared Backer, and I live here in lot 8
or 1467 so I have a pretty desirable home, and I’ve been there for 10 years so once it was developed I
was the first homeowner to be able to move in and it’s awesome. It’s an incredible opportunity, and I
always lived in East Jackson for 10 years prior to that, and I was like “I’ll never leave East Jackson”, and
then Billi called me one day and was like “Hey Jared! We wanted to let you know that you were drawn
#1” and I happened to be driving, nearly crashed my car, and was like “Looks like I’m moving to
Wilson!”, and it’s been awesome ever since. So, as a neighborhood, I’ve been there since the beginning.
We’ve had a fair amount of transition since I’ve been there. This [pointing to map] Habitat house has
been developed and pretty much the year after this lot and this lot was developed as fair market, as well
as these two, plus a couple here, plus the entire Schwabacher parcel has been developed. So, we have a
couple that are still not developed, but all in all. And our first couple of years, there were consistent
problems with Old Wilson Schoolhouse events spilling into yards. People playing ball against the side of
our house, dog issues, an adjacent neighbor to the South of us would ride his horses through here, and
would gallop and graze his horses through the yards and stuff and it was really a pretty bad situation. So

we eventually put in a perimeter fence that goes through the cottonwood trees down through here
[pointing at map], so it has eliminated a lot of that. But what has happened is that the neighborhood
has changed greatly. When we first moved in there was one child in neighborhood, and today there are
numerous children and the whole neighborhood, in general, around us has changed: A lot of dogs, a lot
of wildlife, and you just deal with neighborly interactions. When it was first described to us at the very
first Board meeting with Christine Walker, and the original owners, the Williams family, the intent was
to keep open space for wildlife permeability and to encourage neighborly interactions. Well, I think we
all recognize, you choose to interact with who you choose to interact with, you don’t always necessarily
want to have direct interactions with your neighbors, and I think that’s reasonable. As they saying goes,
you know, “Fences make great neighbors”. And so, creating a little distinction between properties, I
think benefits all neighbors and collectively as a neighborhood we’ve talked about this at our board
meetings, and all the fair market owners have said “If you guys want to pursue this, go for it, we actually
don’t care what you do. Like, if you want to put sheds and fences up, we don’t care”. But the reality is
that we need to be respectful of the Rules & Regulations. So, I took it upon myself to just do some more
digging so I came to Stacy and I said “I remember this landscape surface area when we first moved in
being a topic”. And so, the landscape surface area allows you to have swing sets, gardens, jungle gyms,
things like that, but it doesn’t have setbacks that allow for sheds and things whereas the CC&Rs do allow
for sheds and fences, so there’s just a simple conflict of policy. What we all recognize as homeowners is
that living in Teton County, and choosing to live here, we all have a lot of stuff. And that’s not
necessarily a benefit, but the spillover of bikes and yard tools, and stuff that could be contained in sheds
– it’s starting to get to a point where you walk by every house and there’s a paddleboard, a drift boat,
ten bikes, you know, and it’s just starting to get to that point of like “Ok, we all want sheds, we just
haven’t ever made the move to go there”. So, there was an interest, collectively, for people to say that.
Not everybody’s going to build a shed and not everybody’s going to build a fence because people just
have different values. For me, I would love to be able to utilize my garage as garage space, and actually
get a snowblower out of there and lawnmower out of there and that kind of thing, and build a tasteful
shed. So, that’s the gist of it. It doesn’t, for us, make sense from a common sense standpoint that there’s
this one common surface area in the neighborhood, in the community, that has to keep open space,
when these homes right here [pointing at map] can have fences and sheds, and they’re on common
space, if you actually look at the areal images, the sheds are all on common space. These neighbors do,
then across the street at Owen Bircher Park, the County puts up sheds to maintain shovels for the ice
rinks and the winter icehouse, and the cell phone towers. And so it just seems that it would be a
common sense solution to allow sheds to be built. There’s regulations within our CC&Rs: design
guidelines for fences and sheds, and things like that. So, what we would love is that if the Board would
support us in that, it would be wonderful, and if the Board wanted to support us AND financially
contribute – I don’t reasonably expect that, and I haven’t had that conversation with very many
neighbors – I just read the staff report last night for the first time when I got home from work and saw
there was a kind of a variance in approval or denial from the staff report. It’s a bummer that it has a fee
associated with it, and I’ve sat through enough County Commission meetings now to see that some of
these fees just absolutely disappear sometimes when you provide a nice presentation and sometimes
they don‘t. And so, I’d be happy to sit before a planning commission and discuss this and provide a
similar letter that I’ve provided to you with photos and schematics. I’d be happy to sit in front of County
Commissioners and do the same thing. It’s simply just about a quality of life situation, and allowing
people to use the homes as intended with garages and yards to keep kids and dogs separated. Not
everyone’s paying attention to their kids, not everyone’s paying attention to their dogs, and I’m totally
guilty of that. I think that would be a wise use of your authority. And like I said, it’s a pretty awesome
spot. I’m not planning on going anywhere any time soon, but I think trying to do things appropriately is
reasonable. I’m happy to hear your thoughts and I’m happy to move forward in whatever way and share

back. I’ve reached out to all of our neighbors, so they’re all aware of this, my letter, and the other letters
that were sent. Our HOA as a whole is aware of this, but I haven’t engaged with the fair market owners
since the HOA meeting because I said I would do the dirty work of gathering more information before
getting back to them. At our HOA meeting, everyone said they would sign a letter, but until we actually
get signatures, that sounds great, but actually getting them is a whole other ball of wax”.
A discussion occurred between John Graham, Jared Becker, the Board, and Staff.
Motion:
Estela Torres moved to approve the Homeowners Association requested changes as presented, and sign
the letter of authorization. Amy Robinson seconded the motion. The motion was approved
unanimously.
7. Proposed Housing Department Work Plan
Staff reviewed the following with the Board:
The annual budget for the Housing Department was submitted to the County on Friday, February 21,
2020. To support the budget, the Housing Department prepares an annual work plan that gives the
elected officials an overview of what the Housing Department does and the roles of staff. The workplan
is also submitted each year to the Housing Authority Board for review.
Staff reviewed the history of the 260 W. Broadway space with the Board. No action was taken.
8. Grove Lease Revisions and Appliance Repair Limits
At the February 5 Regular Meeting, staff presented revisions to the Grove Lease Agreement template.
The Board reviewed and made further suggestions. The suggested edits have been made to the
agreement and reviewed by John Graham. They are highlighted in the complete March 4th, 2020
Complete Board Packet, which has been uploaded to the Agenda Center.
The Board, staff, and John Graham reviewed the Grove Lease Agreement template together. A short
discussion occurred, and some minor amendments were suggested.
Motion:
Annie Kent Droppert move to approve The Grove Lease Agreement template as presented by staff to be
used as the template for all leases at The Grove and to approve the Housing Manager to sign the Lease
Agreements as agent for the Housing Authority Board, with the additional revisions recommended. Amy
Robinson seconded the motion. The motion was approved unanimously.
9. Grove Unit 204 Lease
The Board reviewed a lease for Unit 204 of The Grove Phase 1.
Motion: Estela Torres moved to approve signing the lease for Unit 204 of the Grove. Amy Robinson
seconded the motion. The motion was approved unanimously.
10. Critical Services Provider Application – Wyoming Department of Corrections

The board reviewed an application for Critical Services Provider for the Wyoming Department of
Corrections.
Motion:
Estela Torres move to approve the Wyoming Department of Corrections/Field Services as an approved
CSP organization with the position of Probation/Parole Agent as an approved Critical Services Provider
position. Amy Robinson seconded the motion. The motion was approved unanimously.
11. Housing Authority Cash Handling Policy
The Board reviewed a proposed cash handling policy for the Housing Department.
Motion:
Estela Torres moved to approve the Cash Handling Policy as presented by staff. Amy Robinson seconded
the motion. The motion was approved unanimously.
12. Matters from Staff
Staff proposed a tour of local Housing Developments that contain Affordable and Workforce units. The
tour would include staff, the Housing Boards, elected officials, members of the Planning Department. A
short discussion occurred. No action was taken.
13. Matters from Board
14. Adjourn
Amy Robinson motioned to adjourn at 2:59pm. Annie Kent Droppert seconded. The motion passed
unanimously.
Respectfully Submitted:
Estela Torres, Clerk
Approved by the Board of Housing Authority Commissioners as evidenced by their signatures below:

Amy Robinson, Chair

Date

Anne Kent-Droppert

Date

Estela Torres

Date

Jackson/Teton County Housing Authority
Meeting Minutes
April 1, 2020
Teton County Old Library
1. Call to Order
The regular meeting of the Jackson/Teton County Housing Authority Board was called to Order on April
1, 2020 at 2:04pm via ZOOM. Attendees were Amy Robinson, Estela Torres, Annie Kent Droppert,
housing staff Stacy Stoker, Julia Johari, April Norton, Billi Jennings, and attorney John Graham.
2. Pronouncement of Quorum
Board Chair, Amy Robinson, Vice Chair Annie Kent Droppert and Clerk, Estella Torres were present. Amy
Robinson declared a quorum.
3. Public Comment
No public comment.
4. Review of February Financials
Financials were reviewed. No action was taken.
5. COVID-19 Update
a. Staffing/Level of Service: Staff reviewed the following with the Board: In an effort to
honor the Social Distancing requirements, the Housing Department has reduced the
number of people in the office to two at any one time. We have also had two people out
for the last several days due to quarantine. The focus has been to accomplish essential
services and day to day essential tasks having to do with operations of Housing
Department business.

b. Requests for Reduced Rent/Rental Assistance
i. Grove Phase 1 Residential: The Housing Department has begun receiving
requests from tenants at The Grove to waive, reduce or defer their April rent.
Staff requested direction from the Board on how to handle this situation for
April and potentially May and June. Five options were considered:
1. Option 1: Waive or reduce payment of rent if the tenant requests it, but
only if the tenant can demonstrate need and verification of loss of
income. Waiving or reducing rent would be determined based on each
household’s income. Each instance would be brought to the Board for
approval.
2. Option 2: Option 1 except the Board can determine what the criteria
are, and staff will make the determination of approval. Only unique
cases would be brought to the Board.
3. Option 3: Allow payments of rent to be deferred if tenant can
demonstrate need as in Option 1. Tenant would pay the rents over a 6
to 12-month period, whichever the tenant chooses. If tenant does not
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or cannot renew, the balance will be due and payable. Each request
would be brought to the Board for approval.
4. Option 4: Option 3 except staff would make the determination of
approval. Only unique cases would be brought to the Board.
5. Option 5: Don’t allow a reduction, waiver, or deferral to rent payments.
Staff Recommended the following to the Board: Staff recommended Option 4
for the residential units. Staff relayed that several resources are available in the
community to help people who find themselves in financial trouble due to
COVID-19. The Federal Government has also taken steps to help people
financially in this time of need. A big concern is how long it may take to tap into
these resources. The Housing Authority can help by deferring payments for a
period of time. This is a way to provide help to the tenants in need while being
prudent with taxpayer dollars. Staff recommends the following criteria for
approval.
Qualification Criteria:
1. Tenants must demonstrate that they are unemployed or
working at reduced hours causing lack of ability to pay their rent
and other bills (see attached Cheyenne Housing Authority’s
application for rent reduction).
2. A payment plan agreement limited to a maximum of 12 months
beginning the first month after last deferral month will be
drafted and signed by tenants. If the tenant does not wish to
renew or cannot renew their lease, the balance will become due
and payable.
A discussion occurred.
Motion: Annie Kent Droppert moved to direct staff to move forward with
Option 4 for residential units and to use the criteria for approval as set forth in
the Staff Recommendation, with the amendments discussed during the
meeting. Estela Torres seconded the motion. The motion was approved
unanimously.
ii.

260 W. Broadway Commercial: Staff let the Board know that the Housing
Department has received requests from two of the tenants at 260 W. Broadway
to waive or reduce rent for the month of April. A comment from a 260 W.
Broadway comment was read to the Board. The following four options were
considered:
1. Option 1: Same as Option 1 for Residential. Waive or reduce payment of
rent if the tenant requests it, but only if the tenant can demonstrate
need and with verification of income. Waiving or reducing rent would
be determined on each business’ income. Each instance would be
brought to the Board for approval.
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2. Option 2: Option 1 except the Board can determine what the criteria
are, and staff will make the determination of approval. Only unique
cases would be brought to the Board.
3. Option 3: Allow payments of rent to be deferred if tenant can
demonstrate need as in Option 1. Tenant would pay the rents over a 6
to 12-month period, whichever the tenant chooses. Each request would
be brought to the Board for approval.
4. Option 4: Option 3 except staff would make the determination of
approval. Only unique cases would be brought to the Board.
Staff had no recommendation for the Board pertaining to waiving or reducing rent
for commercial tenants for the month of April. A discussion occurred.
Motion: Annie Kent Droppert moved to Direct staff to create an application for
criteria for reducing commercial rent for a period up to 3 months and direct staff
to make determinations of approval. For any requests in excess of 25% staff will
bring the requests to the Board for approval. for any rental deferments in excess
of 25% of rent to bring back to the Board. Estela seconded and the motion was
approved unanimously.
6. Grove Phase 1 Building Refinance
Housing Department staff let the Board know they have been exploring refinancing the loan on the
Grove Phase 1 building. The current loan terms are:
Original Loan Amount: $3,000,000
Current Balance: $2,500,000
Interest Rate: 4.73% fixed for term of loan
Monthly Payment: $20,413
Term: 20 years ending March of 2034
Staff has requested proposals from the following lenders: Love Funding (HUD Loans), First Interstate
Bank (Current Lender), Rocky Mountain Bank, Bank of Jackson Hole, Wells Fargo Bank, First Western
Trust, First Republic Bank
Staff let the Board know they will bring this item to the Board at the May 6 meeting. No action was
taken.
7. Matters from Staff
Staff brought up a situation where a residential tenant has a broken appliance, and asked for
recommendations based on waiving the cost of a broken appliance. The Board recommended that Staff
be flexible, but still require payment. No action was taken.
8. Matters from Board
No matters from the Board.
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9. Adjourn
Amy Robinson motioned to adjourn at 3:05pm. Annie Kent Droppert seconded. The motion passed
unanimously.
Respectfully Submitted:
Estela Torres, Clerk

_____________

Approved by the Board of Housing Authority Commissioners as evidenced by their signatures below:

Amy Robinson, Chair

Date

Anne Kent Droppert, Vice Chair

Date

Estela Torres, Clerk

Date
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JACKSON/TETON COUNTY HOUSING AUTHORITY

Balance Sheet
As of March 31, 2020

Mar 31, 20
ASSETS
Current Assets
Checking/Savings
FIB - Administration
FIB - Millward Ground Lease
FIB - Supply

Feb 29, 20

$ Change

459,765.09
94,801.16
1,026,487.30

456,329.90
94,803.16
16,643.69

3,435.19
(2.00)
1,009,843.61

1,581,053.55

567,776.75

1,013,276.80

Accounts Receivable
Ground Lease Receivables

9,803.51

4,101.65

5,701.86

Total Accounts Receivable

9,803.51

4,101.65

5,701.86

Other Current Assets
Accounts Receivable

120.00

120.00

0.00

Total Other Current Assets

120.00

120.00

0.00

1,590,977.06

571,998.40

1,018,978.66

Total Checking/Savings

Total Current Assets
Fixed Assets
Buildings & Improvements
260 West Broadway
Accumulated Depreciation
The Grove Phase I

1,391,040.08
(741,091.94)
6,776,024.29

1,391,040.08
(741,091.94)
6,776,024.29

0.00
0.00
0.00

Total Buildings & Improvements

7,425,972.43

7,425,972.43

0.00

Furniture, Fixtures & Equipment

22,024.69

22,024.69

0.00

Land & Projects
440 West Kelly Avenue
575 East Hall Avenue
Hall Street
Millward Neighborhood
Mountain View Meadows
Rains Property
The Grove
Wilson Meadows
Total Land & Projects
Total Fixed Assets
Other Assets
Allowance for Doubtful Accounts
Snow King Apts. Int. Receivable
Snow King Apts. Note Receivable
Total Other Assets
TOTAL ASSETS
LIABILITIES & EQUITY
Liabilities
Current Liabilities
Accounts Payable
Accounts Payable
Total Accounts Payable
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1,703,568.00
1,159,017.60
2,565,214.22
1,412,795.50
450,000.00
2,002,815.01
3,385,000.00
353,080.00

1,703,568.00
1,159,017.60
2,565,214.22
1,412,795.50
450,000.00
2,002,815.01
3,385,000.00
353,080.00

0.00
0.00
0.00
0.00
0.00
0.00
0.00
0.00

13,031,490.33

13,031,490.33

0.00

20,479,487.45

20,479,487.45

0.00

(273,481.00)
3,481.00
270,000.00

(273,481.00)
3,481.00
270,000.00

0.00
0.00
0.00

0.00

0.00

0.00

22,070,464.51

21,051,485.85

1,018,978.66

899.74

959.85

(60.11)

899.74

959.85

(60.11)

JACKSON/TETON COUNTY HOUSING AUTHORITY

Balance Sheet
As of March 31, 2020

Mar 31, 20

Feb 29, 20

$ Change

Other Current Liabilities
Current Portion of LTD
Escrow Payable
Security Deposits

123,000.00
176,840.00
52,779.58

123,000.00
176,840.00
54,104.58

0.00
0.00
(1,325.00)

Total Other Current Liabilities

352,619.58

353,944.58

(1,325.00)

353,519.32

354,904.43

(1,385.11)

Long Term Liabilities
Current Portion of LT Debt
Note Payable - FIB(6348)

(123,000.00)
2,524,952.41

(123,000.00)
2,536,035.47

0.00
(11,083.06)

Total Long Term Liabilities

2,401,952.41

2,413,035.47

(11,083.06)

2,755,471.73

2,767,939.90

(12,468.17)

Total Current Liabilities

Total Liabilities
Equity
Retained Earnings
Net Income

18,633,039.06
681,953.72

18,633,039.06
(349,493.11)

0.00
1,031,446.83

Total Equity

19,314,992.78

18,283,545.95

1,031,446.83

22,070,464.51

21,051,485.85

1,018,978.66

TOTAL LIABILITIES & EQUITY
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JACKSON/TETON COUNTY HOUSING AUTHORITY

Profit & Loss by Class
March 2020
Administration

Broadway

Housing Supply

Millward

The Grove

TOTAL

Rent Income

0.00

19,500.91

2,700.00

1,565.00

33,562.37

57,328.28

SPET collections

0.00

0.00

1,009,841.52

0.00

0.00

1,009,841.52

0.00

19,500.91

1,012,541.52

1,565.00

33,562.37

1,067,169.80

0.00

19,500.91

1,012,541.52

1,565.00

33,562.37

1,067,169.80

0.00

2.00

2.00

0.00

6.00

0.00

0.00

0.00

388.00

0.00

0.00

0.00

3,200.00

3,200.00

Ordinary Income/Expense
Income

Total Income
Gross Profit
Expense
Bank Charges
Insurance
Management Fees
Professional Fees

2.00
500.00
0.00

(112.00)

2,110.00

0.00

0.00

0.00

0.00

2,110.00

Rent(Ground Lease Fee)

0.00

12,976.34

0.00

0.00

0.00

12,976.34

Repairs & Maintenance

0.00

853.13

0.00

0.00

3,794.34

4,647.47

Taxes & Licenses

0.00

(156.68)

0.00

0.00

0.00

Telephone

0.00

0.00

0.00

0.00

149.88

149.88

Utilities

0.00

768.17

0.00

0.00

2,565.53

3,333.70

2,612.00

14,328.96

2.00

2.00

9,709.75

26,654.71

5,171.95

1,012,539.52

1,563.00

23,852.62

1,040,515.09

Total Expense
Net Ordinary Income

(2,612.00)

(156.68)

Other Income/Expense
Other Income
Interest Income

6.19

0.00

4.09

1.25

0.00

11.53

Other Income

0.00

0.00

0.00

0.00

250.00

250.00

6.19

0.00

4.09

1.25

250.00

261.53

0.00

0.00

0.00

0.00

9,329.79

9,329.79

0.00

0.00

0.00

0.00

9,329.79

9,329.79

Total Other Income
Other Expense
Interest Expense
Total Other Expense
Net Other Income
Net Income
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6.19
(2,605.81)

0.00

4.09

1.25

5,171.95

1,012,543.61

1,564.25

(9,079.79)
14,772.83

(9,068.26)
1,031,446.83

JACKSON/TETON COUNTY HOUSING AUTHORITY

Profit & Loss by Class
July 2019 through March 2020
Administration

Broadway

Housing Supply

Millward

The Grove

TOTAL

Ordinary Income/Expense
Income
Facilitation Fee
Rent Income
SPET collections
Total Income
Gross Profit

(2,498.00)
0.00
0.00

0.00

0.00

0.00

0.00

175,508.19

28,140.00

13,397.50

294,242.19

511,287.88

(2,498.00)

0.00

1,009,841.52

0.00

0.00

1,009,841.52

(2,498.00)

175,508.19

1,037,981.52

13,397.50

294,242.19

1,518,631.40

(2,498.00)

175,508.19

1,037,981.52

13,397.50

294,242.19

1,518,631.40

Expense
Bank Charges

4.00

0.00

4.00

2.00

0.00

10.00

25.00

0.00

0.00

0.00

0.00

25.00

500.00

4,316.39

0.00

8,371.00

13,154.37

0.00

0.00

0.00

0.00

27,065.25

27,065.25

24,430.00

0.00

0.00

0.00

0.00

24,430.00

Rent(Ground Lease Fee)

0.00

116,787.06

0.00

0.00

0.00

116,787.06

Repairs & Maintenance

0.00

10,876.74

539.50

0.00

24,098.88

35,515.12

Taxes & Licenses

0.00

6,114.84

5,976.90

0.00

15,274.44

27,366.18

Telephone

0.00

0.00

0.00

0.00

1,114.48

1,114.48

Utilities

0.00

3,827.07

0.00

0.00

17,417.99

21,245.06

24,959.00

141,922.10

6,487.38

2.00

93,342.04

266,712.52

33,586.09

1,031,494.14

13,395.50

200,900.15

1,251,918.88

296.52

0.00

15,649.78

44.19

0.00

15,990.49

1,135.23

0.00

0.00

0.00

500.00

1,635.23

1,431.75

0.00

15,649.78

44.19

500.00

17,625.72

Contributions to Other Entities

0.00

0.00

495,186.42

0.00

0.00

495,186.42

Interest Expense

0.00

0.00

0.00

0.00

92,404.46

92,404.46

0.00

0.00

495,186.42

0.00

92,404.46

587,590.88

0.00

(479,536.64)

(91,904.46)

(569,965.16)

Dues & Subscriptions
Insurance
Management Fees
Professional Fees

Total Expense
Net Ordinary Income

(27,457.00)

(33.02)

Other Income/Expense
Other Income
Interest Income
Other Income
Total Other Income
Other Expense

Total Other Expense
Net Other Income
Net Income
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1,431.75
(26,025.25)

33,586.09

551,957.50

44.19
13,439.69

108,995.69

681,953.72

MEMO
TO:
FROM:
DATE:
SUBJECT:

Jackson/Teton County Housing Authority Board
Stacy Stoker, Housing Manager
April 29, 2020
May 6, 2020 Housing Authority Board Agenda

Items 1 – 5 Attachments
• Meeting minutes for 3/4/2020 and 4/1/2020
• March Financials
Item 6. COVID-19 Update
a. Requests for Reduced Rent/Rent Assistance:
i. Grove Phase 1 Residential: We received one application to defer April rent. It was
originally denied because the applicant had not applied for unemployment or
assistance from One22. Upon further review and discussions with the tenant, a
portion of rent was deferred to be paid back over 3 months (June, July, Aug). Rent
amount $1,455. Deferred amount $455. The applicant had been informed that he
was not eligible for unemployment. The applicant had been actively searching for a
job and had found a new one. He started on Monday, April 27.
ii. One22 rent subsidy. One22 paid April rent for one tenant at The Grove in the
amount of $1,124. Please see the attached letter. Staff would like direction on how
the Board wishes to move forward with this. The Housing Authority could a) pay
back the full amount; b) pay back a portion; c) Send a thank you card. Staff does not
have a recommendation.
iii. 260 W. Broadway Commercial. At the April 1, 2020 Board meeting, the board voted
to allow the commercial tenants to apply for rent deferral. It was later determined
by the Housing Authority’s Attorney, John Graham that it was against the Wyoming
Constitution for the Housing Authority to give financial aid to businesses. It is only
allowed to be given to the poor. Mr. Graham recommended having the Board revisit
this at the May 6, 2020 meeting.
Both Fine Dining and JH Chamber of Commerce requested rent deferral for April but
were denied due to Mr. Graham’s advice. April rent was received in late April from
both tenants.
Key Questions:
1. Does rent from the commercial tenants at The Grove subsidize the poor? Funds
received from rent at 260 W. Broadway goes toward paying for the expenses of

the building. All net income goes towards Affordable Housing, either at The
Grove or to the Supply account.
2. What might happen if the Housing Authority doesn’t allow rent deferrals?
Tenants may be forced to break their lease and the Housing Authority would be
compelled to evict them. This would cause a financial burden to the Housing
Authority and to the Housing Program. A large amount of money would be lost
with no rent coming in for an unknown period of time while a search for new
tenants takes place. Funds that would have gone towards Affordable Housing
would be used to pay the bills for the 260 W. Broadway building.
3. Since funds coming from rent at 260 W. Broadway go towards Affordable
Housing, is it legal or worth taking the chance for the Housing Authority to give
tenants assistance with their rent when needed especially in extreme cases?
There is no precedent to answer this. Mr. Graham is here to explain the State
Law. Ultimately it is the Housing Authority Board’s decision.
4. Is a rent deferral the same as giving funds to commercial tenants? Mr. Graham
has indicated that it could be considered a loan and loans are against the law
unless they are to aid the poor. Rent deferral could also be considered the same
as deciding not to evict tenants due to undue financial burden to the Landlord.
5. What happens if assistance is given to the commercial tenants, and the Housing
Authority gets sued because of it? It will be decided in court. It is likely the court
would rule on the legality and the Housing Authority would have a definite
answer.
6. Have the businesses at 260 W. Broadway applied for federal assistance? The
Housing Department does not have an answer to this question. However, in the
case of the Chamber of Commerce, it is a 501c6 (a membership organization with
a mission) and is therefore not eligible for the PPP small business loans/grants
from the federal government.
Staff Recommendation: Staff is seeking confirmation of the motion from the
April 1 Board meeting or a different motion based on new information.

b. Qualification Criteria for Households with Reduced Hours
The Jackson/Teton County Housing Department Rules and Regulations and Deed
Restrictions require at least one person in a household to work a minimum of 1,560 hours
per week at a local business. Due to COVID-19 many working people have been furloughed
or laid off for a reason beyond their control. This will affect households applying for homes
as well as current tenants and owners for 2020 and possibly for 2021. Staff is seeking
direction on how to handle required work hours for 2020 and if needed 2021.

Option 1: Grant an exception to the 1,560 work hours requirement to applicants and
households requalifying who can verify that their work hours were reduced due to COVID19 business closures. Applicants get an entry in the drawing for each year worked. Allow
them to count 2020 as a qualifying year. The Housing Department will make the
determination if this policy should continue to 2021 as well.
Option 2: Keep the policy in place. The Housing Authority has not made changes in the past
when there are downturns in the economy and there is an increase in unemployment.
Staff Recommendation: The Housing Department Rules and Regulations allow the Housing
Manager to approve exceptions to rules pertaining to qualification and eligibility in unique
circumstances that are beyond the control of the household and are not contemplated in
the Rules and Regulations. Staff has brought this decision to the Board due to its farreaching consequences (it will affect more than just one household who applies). The
COVID-19 virus is an unprecedented and unique circumstance that is certainly beyond the
control of working people. Staff recommends Option 1.
Motion: I move to approve Option 1 as presented by staff.
Item 7. Grove Phase 1 Building Refinance
Housing Department staff is exploring refinancing the loan on the Grove Phase 1 building. The current
loan terms are:
Original Loan Amount:
Current Balance:
Interest Rate:
Monthly Payment:
Term:

$3,000,000
$2,500,000
4.73% fixed for term of loan
$20,413
20 years ending March of 2034

Staff requested proposals from the following lenders:
Love Funding (HUD Loans)
First Interstate Bank (Current Lender)
Rocky Mountain Bank
Bank of Jackson Hole
Wells Fargo Bank
First Western Trust
First Republic Bank
Attached is a matrix outlining each of the proposals.
Goals:
1. In an effort to be good stewards of public funds, one goal is to save money by taking advantage
of low interest rates.
2. To fulfill the mission of the Housing Authority and Housing Department, one goal is to provide
affordable rental units to very low-income households at The Grove.

The chart below shows the actual rented units and income at The Grove and a hypothetical
situation. The hypothetical is assuming we use 2020 MFI except in the 80 – 120% units which
assume rents stay as they currently are.
Current Actual
Hypothetical

0 – 50%
0 Units
7 Units

50 – 80%
6 Units
7 Units

80 – 120%
14 Units
6 Units

Monthly Income
$27,583
$21,418

This chart shows that to be able to divide the units by income range evenly at The Grove, we would
need to lower our payment by a minimum of $6,165 per month. The proposals from Love Funding,
Bank of Jackson Hole, and First Republic accomplish this; the proposals from First Interstate Bank
and First Western Trust do not.
Key Questions:
1. How best do we achieve our goals?
2. Do any of the proposals help achieve the goal?
3. What is the risk involved with an adjustable rate loan or a balloon payment?
4. Is it better to pay off the current loan in 14 years or get a longer-term loan and start offering
more affordable rents now?
5. Is it better to get a longer-term loan and start reinvesting the monthly savings into additional
deed restricted housing supply?
6. If we go for a longer-term loan, are the fees worth the lower interest rate?
7. Is there need to fund a maintenance reserve now with a cash-out loan?
Staff Recommendation: Staff has asked Stewart Johnson, Housing Authority CPA, to review and provide
comments. At the time of this report, he had not provided comments. Staff will bring them to the board
meeting. All of the proposals presented will reduce Housing Authority fixed costs at The Grove.
Therefore, staff recommends moving forward with refinancing the property. Staff does not, however,
make a recommendation about with whom the board should move forward.
Motion: I move to direct staff to work with (name of lender) to refinance The Grove Phase 1 building
with a (Amount or No) Cash out loan based on the proposal provided.
Item 8. Grove Phase 1 Rent Rates for 2020/2021
The tenants at The Grove will be requalifying to renew their leases over the next few months. Renewed
lease terms will begin September 1, 2020.
Housing Authority policy is that rents will change each year depending on the Median Family Income
(MFI) numbers published by HUD. The new numbers were recently published and increased 8%. This
increase does not reflect the current economy caused by COVID-19. Staff is seeking direction on how to
move forward with rent rates for September 2020 through August 2021.
Staff has reached out to WCDA, HUD, Aspen/Pitkin County Housing Authority, and Boulder Housing
Authority to find out how they are handling the higher income limits. None of them have plans to apply
them differently than they currently do.
Option 1: Freeze rents for the 2020/2021 lease term keeping them at the 2019/2020 rates.

Option 2: Lower rents for the 2020/2021 lease term.
Option 3: Increase rents using the method determined by current policy.
Staff Recommendation: As stated several times in this Staff Memo, COVID-19 has put us in an
unprecedented and unique situation. The MFI numbers are based on the booming 2019 economy which
has now come to a halt. The 2020 MFI numbers will reflect this and will very likely come down. The
current rents at The Grove are covering the bills with some subsidy needed from net income received
from 260 W. Broadway. While lowering rents would be ideal, it is not feasible based on The Grove Phase
1 budget. It is not equitable to raise rents on tenants in the current potentially collapsing economy. Staff
recommends Option 1.
Motion: I move to approve Option 1 as recommended by staff.
Item 9. 430 and 440 W. Kelly Assignment of Leases:
On January 21, 2020, the Board voted to Quit Claim 430 and 440 W. Kelly to the Town as directed by the
Jackson Town Council and the Board of County Commissioners. There are tenants occupying the house
on the lots. The lease with these tenants needs to be assigned to the Town of Jackson.
Motion: I move to approve assignment of the Lease Agreement for 440 W. Kelly to the Town of Jackson,
and approve the Housing Department and John Graham to draft it and April Norton, Housing Director,
to sign it for the Housing Authority.

Lender

Loan Amount

Interest
Rate

MIP

Term

Amortization
Cash Out
Period

Fees

COVID Debt
Service
Reserve

Monthly
Payment

Total Paid at
Maturity

Other Requirements

Love Funding (HUD)

$2,774,100

2.50%

0.25%

35 yrs

35 yrs

$0

$143,599

$94,457

$10,293

$4,323,006

Pre-payment penalty for
first 10 years, 25% MIP is
assuming green building,
some fees are due
upfront. Replacement
Reserve is required
$300/unit/yr and
$20,000 initially. $94,000
COVID reserve is
required - returned after
6 months

Love Funding (HUD)

$2,984,500

2.50%

0.25%

35 yrs

35 yrs

$200,019

$146,860

$101,621

$11,291

$4,650,883

same as above

First Republic Bank

First Republic Bank

Bank of Jackson Hole

$2,600,000

$2,800,000

$2,600,000

2.75%

2.75%

4.18%

0.00%

0.00%

0.00%

10 yrs

10 yrs

10 yrs adj
after 7

30 yrs

30 yrs

25 yrs

0

$200,000

0

$24,900

$18,800

$32,375

$0

$0

$0

$10,614

$1,273,712
Balance due: Requires moving
$1,957,752. accounts to First
Total:
Republic.
$3,231,464.

$11,430

$1,371,689
Balance due: Requires moving
$2,108,349. accounts to First
Total:
Republic
$3,480,038

$13,983

$1,678,017
Balance due: Rate adjusts after 5 yrs
$1,867,600. possibly 7. Could also do
Total:
a cash out.
$3,545,617

Western Trust

First Interstate Bank

$2,600,000

$2,574,724

3.50%

4.00%

0.00%

0.00%

10 yrs

14 more
yrs

14 yrs

14 (same
loan)

Rocky Mountain Bank

Was not able to provide a proposal better than our current loan.

Wells Fargo Bank

Did not respond.

0

0

$18,800

$25,174

$0

$0

$19,598

Refi of balance for 4
years at 8% would be a
payment of $21,400,
$2,351,806 which is $987 more than
Balance due: our current payment.
$876,650. The 10 yr payment is
Total:
$815 less than our
$3,228,456 current payment which is
a savings of $97,800 over
10 yrs. Can also do cash
out.

$20,040

The cost does not
include what has already
been paid. Payment is
$373 less than current
payment which is a
savings of $62,664 over
14 years.

$3,366,761

Love Funding
Transaction costs

Scenario 1

Existing Indebtedness

Scenario 2

$2,536,000

$2,536,000

$27,741
$900
$5,000
$20,000
$53,641

$29,845
$900
$5,000
$20,000
$55,745

$6,935
$8,322
$15,257

$7,461
$8,954
$16,415

Lender Fees
Financing Fee 1%
GNMA Fee
Lender Processing Fee
Lender Legal Fee

Hud Fees
Initial MIP 0.25%
FHA Application Fee 0.30%

Borrower Fees
$20,000 + $6,000 per 20000 + $6,000 per year for life
year for life of loan of loan
$10,000
$10,000
$5,000
$5,000
$0
$0
$15,000
$15,000

Initial Deposit to Rep. Reserves
Title & Recording
ALTA Survey
Borrower Legal Fees

Third Party Fees
Appraisal
Property Capital Needs Assessment (PCNA)
Phase 1 Envoronmental Site Assessment (ESA)
Additional Reports (Radon and SEP)

Total Transaction Costs

$6,900
$7,800
$5,000
$5,000
$24,700

$6,900
$7,800
$5,000
$5,000
$24,700

$108,598

$111,860

An additional $94,000 COVID reserve is also required for 6 months.

First Republic
Transaction costs

Scenario 1 & 2

Existing Indebtedness

$2,536,000

Lender Fees
Financing Fee 1%
GNMA Fee
Lender Processing Fee
Lender Legal Fee

$0
$0
$0
$0
$0
Hud Fees

Initial MIP 0.25%
FHA Application Fee 0.30%

$0
$0
$0
Borrower Fees

Initial Deposit to Rep. Reserves
Title & Recording
ALTA Survey
Borower Legal Fees

$0
$6,900
$0
$0
$6,900
Third Party Fees

Appraisal
Property Capital Needs Assessment (PCNA)
Phase 1 Envoronmental Site Assessment (ESA)
Additional Reports (Radon and SEP)

$6,900
$0
$0
$5,000
$11,900

Total Transaction Costs

$18,800

Western Trust
Transaction costs

Scenario 1 & 2

Existing Indebtedness

$2,536,000

Lender Fees
Financing Fee 1%
GNMA Fee
Lender Processing Fee
Lender Legal Fee

$0
$0
$0
$0
$0
Hud Fees

Initial MIP 0.25%
FHA Application Fee 0.30%

$0
$0
$0
Borrower Fees

Initial Deposit to Rep. Reserves
Title & Recording
ALTA Survey
Borower Legal Fees

$0
$6,900
$0
$0
$6,900
Third Party Fees

Appraisal
Property Capital Needs Assessment (PCNA)
Phase 1 Envoronmental Site Assessment (ESA)
Additional Reports (Radon and SEP)

$6,900
$0
$0
$5,000
$11,900

Total Transaction Costs

$18,800

First Interstate
Transaction costs

Scenario 1

Existing Indebtedness

$2,536,000

Lender Fees
Financing Fee 1/4%
GNMA Fee
Lender Processing Fee
Lender Legal Fee

$6,374
$0
$0
$0
$6,374
Hud Fees

Initial MIP 0.25%
FHA Application Fee 0.30%

$0
$0
$0
Borrower Fees

Initial Deposit to Rep. Reserves
Title & Recording
ALTA Survey
Borower Legal Fees

$0
$6,900
$0
$0
$6,900
Third Party Fees

Appraisal
Property Capital Needs Assessment (PCNA)
Phase 1 Envoronmental Site Assessment (ESA)
Additional Reports (Radon and SEP)

$6,900
$0
$0
$5,000
$11,900

Total Transaction Costs

$25,174

Bank of Jackson Hole
Transaction costs

Scenario 1

Existing Indebtedness

$2,536,000

Lender Fees
Financing Fee 1/2%
GNMA Fee
Lender Processing Fee
Lender Legal Fee

$13,575
$0
$0
$0
$13,575
Hud Fees

Initial MIP 0.25%
FHA Application Fee 0.30%

$0
$0
$0
Borrower Fees

Initial Deposit to Rep. Reserves
Title & Recording
ALTA Survey
Borower Legal Fees

$0
$6,900
$0
$0
$6,900
Third Party Fees

Appraisal
Property Capital Needs Assessment (PCNA)
Phase 1 Envoronmental Site Assessment (ESA)
Additional Reports (Radon and SEP)

$6,900
$0
$0
$5,000
$11,900

Total Transaction Costs

$32,375

