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

Special Joint Information Meeting

TOWN COUNCIL & COUNTY COMMISSIONER MEETING 
December 2, 2019

1:30 PM
Teton County Chambers
Chair: Natalia Macker

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

I.  CALL TO ORDER AND ROLL CALL
   

II.  1:30‐2:30 pm HOUSING SUPPLY BOARD RETREAT REPORT
   

  A.  Housing Supply Board Retreat Report (April Norton) 

III.  2:30 pm PUBLIC COMMENT
 

This section of the agenda is reserved for public comment on items that are not on today’s agenda.

IV.  CONSENT CALENDAR
 

All matters listed in this section are considered to be of routine nature by the governing body and will be enacted in one motion, unless it is 
removed from the consent calendar to be considered separately by an Elected Official.  Public comment may be given on any item.

  A.  Meeting Minutes
     1.  November 4, 2019 regular JIM 

  B.  MountainTowns 2030 Letter to Community 

V.  DISCUSSION/ACTION ITEMS
   

  A.  430 and 440 West Kelly Avenue Housing Development  (April Norton, 45 Minutes) 
  B.  Offer to Purchase The Grove Phase I (April Norton, 30 Minutes) 
  C.  Offer to Purchase Rains Property at 3590 North Kennel Lane (April Norton, 30 Minutes) 
  D.  Strategic Plan for Pathways  Taskforce (Brian Schilling, 30 Minutes) 

VI.  MATTERS FROM COUNCIL, COMMISSIONERS, AND STAFF
   

VII.  PROPOSED AGENDA ITEMS FOR UPCOMING JIMs
   

  A.    Dec 11   8‐Noon    Growth Management Plan (special JIM) 
B.    Dec 12   8‐Noon    Growth Management Plan (special JIM)  
C.    Dec 19   8‐Noon    Integrated Transportation  Plan (special JIM) 
D.    1/6/2020     START Route Plan 2020‐2025 (Darren Brugmann, 60 Minutes) 
E.    1/6/2020     MOUs for Third Party use of SPET Funds  
F.     1/6/2020     Housing Nexus Study (April Norton, 30 Minutes)
G.    2/3/2020     Housing Supply Plan Annual Update (April Norton, 60 Minutes)
H.    2/3/2020     START Fare Changes (Darren Brugmann, 30 Minutes) 

VIII.  ADJOURN
   



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

 



STATEMENT/PURPOSE  
Staff will provide the Board of County Commissioners (“Board”) and Town Council (“Council”) with a summary of the 
recent Housing Supply Board (HSB) retreat. This will provide Board and Council with an opportunity to provide initial 
feedback on items that will be pursued as part of the 2020-2025 Housing Supply Plan. The Board and Council will have a 
formal opportunity to provide staff with direction during the Housing Supply Plan adoption in February 2020. 
 
BACKGROUND/ALTERNATIVES  
On October 11, 2019 the HSB met in a retreat format to discuss the housing toolbox, funding for housing, and future 
projects, programs and priorities. The discussion was informed by a presentation about the Growth Management Plan 
update along with information related to current housing demand, supply, pipeline, and funding.  
 
Staff has provided the notes from the HSB retreat as an attachment to this staff report and will present them during the 
meeting. Several action items are identified for implementation and will be incorporated in the next Housing Supply Plan 
update unless otherwise directed by the Board and Council. The Council and Board will have another chance to provide 
direction to staff during the February Joint Information Meeting when staff presents the updated Housing Supply Plan.  
 
ATTACHMENTS   
 October 2019 Housing Supply Board Retreat Notes 

 
FISCAL IMPACT   
Professional services funds will be utilized to inform the updated Housing Supply Plan. Presently, staff does not anticipate 
asking for more funding than what is already budgeted.  
 
STAFF IMPACT   
Implementation of the Housing Supply Plan requires a significant amount of the Housing Director’s time.  
 
STAKEHOLDER ANALYSIS 
Stakeholders include Town and County taxpayers, local working families, business owners, and visitors.  
 
LEGAL REVIEW   
Reviewed by Lea Colasuonno, Town Attorney, and John Graham, Deputy County Attorney. 

  

JOINT INFORMATION MEETING 
AGENDA DOCUMENTATION 

 
PREPARATION DATE: November 26, 2019   SUBMITTING DEPARTMENT: Affordable Housing 
MEETING DATE: December 2, 2019   DEPARTMENT DIRECTOR: April Norton 
   PRESENTER: April Norton 
 
SUBJECT: Housing Supply Board Retreat Summary 

 
 

TOWN COUNCIL 



 
RECOMMENDATION   
No recommendation.  
 
SUGGESTED MOTION   
No motion needed at this time.  
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Housing Supply Board Retreat 
Friday, October 11, 2019 
8:30-3:00PM 
 
Participants: Laura Bonich, Dennis Callaghan, Jeff Collins, Matt Faupel, Don Opatrny, Larry Thal. Town Councilor Arne Jorgensen. County 
Commissioners Mark Newcomb and Luther Propst. Staff members April Norton and Tyler Sinclair. 
Audience: Stefani Wells, Jackson Hole Community Housing Trust; Larry Pardee, Town of Jackson.  
 
Policy Review and Current Landscape included discussions about the 
Housing Action Plan and the Growth Management Plan (“GMP”) update 
that is currently in process. Tyler Sinclair presented on the GMP report 
card.  
 
Information related to current demand, supply, pipeline, and funding 
were provided in the meeting packet.  
 
Takeaways: 
 We need to do a better job of tracking what from the HAP 

we’ve accomplished.  
 65% relative to what? Should we be comparing this to 

employment growth? Should it include a measurement of 
critical infrastructure jobs (teachers, plow drivers, police, fire, 
nurses, etc.)? How do we measure this? How does this relate to 
permanent population, effective population? 

 Is there a better way to talk about the 8% delta between 65% 
and 57%? If 8% = 2,000 people, should we be discussing it that 
way?  

 Healthy job growth, but real median income is down, housing 
costs are up.  

 What role/responsibility does private industry play? 
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Tools Used; Tools Discussed, but Not Used; Tools Not Discussed, Not Used. 
Participants took 3 minutes to brainstorm housing tools we’ve used to-date; tools we discussed using but have not implemented; and tools we 
have not discussed and have not used. Participants then paired up and discussed the items listed before reporting out to the group.  
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Near-Term & Long-Term Tools. 
Participants were then asked to identify a couple of the tools for near-term (1 to 3 years) and longer-term (3 to 10 years) implementation. Once 
the tools were identified, participants were asked to place dots beside the tools they’d most like to see pursued. 
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Near-Term Strategies, Tools, Projects.  
 
Parking.  
Right now, parking requirements drive what’s being built. The participants discussed 
ways to change this dynamic in a way that allows for more restricted housing to be 
built. Ideas discussed included: 

 For dorms, reduce parking requirement to 1 space per unit, not per bed. Look 
at the Powderhorn dorms as an example.  

 De-couple parking from residential development, depending on location, and 
allow the market to control. 

 Shift parking requirement from private projects to public infrastructure.  
 Build a paid parking structure. Monetize parking.  
 Allow on-street parking in the winter.  
 For multifamily developments, require 1 space per unit for multifamily and 

deed restricted units?  
 Parking maximums instead of parking minimums?  
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Funding Sources for Housing 
Several potential funding sources for housing were discussed: 

1. (One) General Cent on November 2020 Ballot.  
a. Conservation 
b. Housing 
c. Transportation  
d. Property Tax Relief 

2. Municipal Bonds, Industrial Revenue Bonds 
a. Hire municipal bond lawyer  

i. What can we do? 
ii. Who? Town, County, Housing Authority? 

b. How much $$ do we need to make these work?  
c. How do these work with general cent (capitalize cent)? 

3. Bank Financing 
a. Public guarantees 
b. Tax exempt 
c. Expand conversations to include convertibles, ARU program, 

down payment assistance 
4. Philanthropy 

a. How to leverage Habitat, Housing Trust philanthropic capacity? 
Keep them working continuously. 

b. Can we involve the Land Trust? Look east for examples.  
c. Jackson/Kelly project 

5. Mission Investing 
6. Other Investors 
7. SPET – November 2019, November 2022? 
8. USDA Rural Development, Federal Home Loan Bank, etc.  
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Financial Tools 
The board discussed Tiny Houses and landed on the central question: Is it worth it? How many tiny house 
units are we actually talking about?  
 Near-term opportunities 

o Include tiny homes in campgrounds.  
o Include tiny homes in “appropriate zones” as an allowed use 

 Challenge: building code and requirement for foundation, water, sewer 
 
The board then discussed the ARU Program, which is something that’s been pondered over the past 18 
months or so.  
 ARU’s are allowed throughout the Town of Jackson 
 Could “pre-approve” several sets of plans that we make available to the public to use.  
 Could hold a design competition: 

o Choose winner(s) 
o Buy the plans 
o Provide a pro forma for interested landowners 
o Include financing piece 
o Potential for a revolving loan fund administered by??  

 
Ultimately, the board recommended pursuing multiple financial programs and releasing “financial tools” as 
a package in the next 6 months.  
 First/Last/Deposit assistance 

o Loan money for F/L/D 
 Down Payment Assistance  

o Provide down payment for Workforce deed restriction 
o Loan down payment with shorter term (10 years?) and incentives to pay off sooner 
o Other sources of funding? FHLB? USDA?  

 ARU Program – see above 
 Preservation Program  

o Purchase deed restrictions on existing housing stock 
o Planned giving 

 Rehabilitation Program 
o Utilize Energy Conservation Works programming and funding 
o USDA Rural Development funding?  
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Strategic Portfolio  
The strategic portfolio could include a series of projects – at least five, up to ten – that the 
Council and Board would agree to pursue based on set criteria. The portfolio could be 
incorporated into the annual Housing Supply Plan. 
 

Project Type Location Process Timeline Funding 
• # units 
• # beds 
• size 
• affordability 
• rent/own 

• Specific 
place 

• Desired 
location 

• RFP 
• RFQ 
• Sole 

Source 

• When 
the 
project 
process 
begins, 
ends 

• Source 
of 
funds 

• Funding 
needed 

 
Once the Board and Council agree on the portfolio, staff could then seek to implement. A couple 
of approaches were discussed: 

1. Put together the portfolio. Release RFQ for development projects identified in the 
portfolio.  

a. Allow development teams to choose for which project they are responding. 
b. Rank development teams based on their responses. 
c. Work with development teams to build housing based on the portfolio. 
d. This approach will include JHCHT/Habitat pipeline projects but will require them to respond to the RFQ.  
e. This will likely require added staff capacity to manage the development team partners/process. 

2. Put together the portfolio and then release RFPs for projects based on the timeline identified and approved.  
a. Provide ground lease to JHCHT and Habitat on a consistent basis (2-3 years?) so they can continue to develop housing without 

additional subsidy from the public.  
b. Release RFPs on a project-by-project basis based on the timeline approved in the portfolio.  

3. Some combo of the first two options. 
 
Q: How do we keep the Council and Board on track once they’ve agreed to the portfolio? What can staff do? What can the HSB do? What are the 
Council and Board required to do? 
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Big Projects for the Next 1-3 Years 
What projects are we working on now, who will they serve, when will they be built? 
 Current Projects: 

o 174 N. King Street. Partnership with JHCHT. 24 ownership units. Serving 
households earning 100-200% MFI. Groundbreaking 2020. Complete 2021. 
Negotiating Ground Lease now.  

o 105 Mercill Ave. Partnership with Mercill Partners. 31 ownership units. Serving 
households earning 50-200% MFI. Groundbreaking 2020. Complete 2021. 
Negotiating Ground Lease and Dev. Agreement now.  

o Grove Phase III. Partnership with Habitat for Humanity. 24 ownership units. 
Serving 60-80% MFI. 8 complete, 8 more complete in early 2020, final 8 complete 
in 2021. Under construction.  

o 430 & 440 West Kelly Ave. Project waiting on direction from the Council and 
Board.  

o Jackson/Kelly. Partnership with Red House LLC. 10 lots with mixed CR-2 and NH-1 
zoning. 90-120 units. Serving households earning 20-200% MFI. Groundbreaking 
TBD. Complete TBD. Negotiating with partner on design, pricing, etc. Will plan for 
public outreach in early 2020.  

 Potential Projects: 
o Pipeline projects for public/NGO partners: Habitat, JHCHT, TCSD, SJMC, etc. 
o Low-income project. 

 Amend Qualified Allocation Plan for LIHTC (w/WCDA) this fall, winter.  
 Possible LIHTC project at the START facility?  

o Strategic partnerships with local landowners.  
o Financial tool package 
o Continued and enhanced technical assistance and education 
o Strategic land acquisition 
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Long-Term Strategies, Tools, Projects. 3-10 Years.  
 
State Legislation, 3-10 years.  
Participants discussed how we can improve our relationships with colleagues around the state, changes 
or upgrades to existing legislation, and new legislation.  
 Creative alternative to transfer tax? 

o 1% fee that goes to a community fund that is paid when the property is sold.  
 Dedicated % of sales tax that goes to housing. 
 Sliding scale property tax. 
 Occupancy tax – taxing second homeowners 
 1% tax on reselling nonresidents 
 Build relationships with other Housing Authorities, Boards around the state 
 Nonresident impact fee? 
 Change the lodging tax split 

 
Big Projects for the Next 3-10 Years. 
 Infill Projects: 

o Lumberyard = 13 lots 
o Fairgrounds 
o 400 W. Snow King – 1 acre on the east side once Parks & Rec moves 
o Croman 5 acres by Huff Lane 
o Niner properties 
o Parking Lots – several owned by Town or County, other strategic partners 
o Virginian – when will this sell? Great proximity to other public infrastructure 
o Development of a paid parking garage 

 Strategic Partnership: 
o SJMC 
o Lower Valley Energy 
o Teton County School District 
o Churches 

 If needed, large ex-fill project (Northern South Park?) 
 Stilson Development? 
 Strategic Property Acquisition 
 District 4 planning?  
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Other Discussion Topics. 
Capacity. 
 Public Capacity. 

o Communicate the WHY 
o Show success, celebrate success 
o Make it easy to understand 

 Staff Capacity. 
o Solicit volunteer help and support where possible 
o Seek out interns 

 
Data Gaps. 
 What’s the current % of critical infrastructure employees who live locally? 

o How often are these jobs turning over? How much money is being spent to train new 
hires?  

 What’s the acreage that is zoned for multifamily? How much of this is “off the table” for 
workforce housing – redeveloped already into second home/market housing?  

 Section 6: Future of Tourism – needs to address length of stay to reduce impacts of 
transportation and carbon, money spent 

 Do we need national brands to help address wage inequality 
 
Bike Rack. 
What topics did we want to discuss, but not have time to get to today? 
 What are the actual impediments to ARUs?  

o This can likely be captured as part of the ARU Program 
 Recession Planning  

o When the recession hits, what’s our plan to take advantage of the changing market? 
 Examine hospitality vs. tourism  

o Boca Raton 
o Equinox 
o Follow demographic waves 
o What does this mean for our economy? How can we take advantage? 

 Policy Question: What’s the priority if we don’t have money?  
o Buy land and create Workforce housing? Land Bank?  

 How can staff do a better job of engaging and educating new Council and Board members about housing?  



SPECIAL JOINT INFORMATION PROCEEDINGS  
TOWN COUNCIL AND BOARD OF COUNTY COMMISSIONERS MEETING 

 
NOVEMBER 4, 2019    JACKSON, WYOMING 
 
The Jackson Town Council met in conjunction with the Teton County Commission in a 
Joint Information Meeting (JIM) located in the County Commissioner’s Chambers located 
at 200 S. Willow St. at 3:04pm.  Upon roll call the following were present: 
 
COUNTY COMMISSIONERS:  Natalia Macker Chair, Mark Barron, Mark Newcomb, and 

Luther Propst. Greg Epstein was absent. 
 
TOWN COUNCIL:  Mayor Pete Muldoon, Hailey Morton Levinson, Arne Jorgensen, and 

Jonathan Schechter. Jim Stanford was absent. 
 
STAFF:  Alyssa Watkins, Larry Pardee, Keith Gingery, Lea Colasuonno, John Graham, 

Roxanne Robinson, Tyler Sinclair, April Norton, Darren Brugmann, Kristen Waters, 
Brian Schilling, Heather Overholser, and Shelley Fairbanks. 

 
Public Comment.     
Public comment was given by Tim Young, Wyoming Pathways, regarding the  

Transportation Demand Management. 
Public comment was given by Robbi Borjeson regarding a 5G cell tower at Hoback  

Junction. 
Public comment was given by Anna Hendrickson regarding a 5G cell tower at Hoback  

Junction. 
Public comment was given by Allen Saunders regarding a 5G cell tower at Hoback  

Junction. 
Public comment was given by Anna Olson, Chamber of Commerce, regarding funding of  

the Chamber of Commerce. 
Public comment was given by Skye Schell, Jackson Hole Conservation Alliance, regarding 

the SPET election, Transportation Demand Management, housing mitigation  
discussion, and the request for discussion on the scenic helicopter tours. 

 
Consent Calendar.   On behalf of the County, a motion was made by Commissioner 
Barron and seconded by Commissioner Newcomb to approve consent calendar item A. 
On behalf of the Town, a motion was made by Councilwoman Morton Levinson and 
seconded by Councilman Schechter to approve consent calendar item A. 
 
A. Meeting Minutes.  To approve the meeting minutes as presented for the October 7, 

2019 regular JIM meeting and the October 24, 2019 special JIM meeting as presented. 
 
The vote showed all in favor and the motion carried for the County. The vote showed all in 
favor and the motion carried for the Town. 

 
Integrated Transportation Plan.  
 
Tyler Sinclair, Community Development Director, presented to the Council and Board a 
Technical Update on the Integrated Transportation Plan (ITP) giving them the opportunity 
for questions and feedback as well as to review and refine the underlying policies, 
objectives and strategic direction set forth in the ITP. Jim Charlier of Charlier Associates 
made the presentation and led the discussion on this item.  
 
The existing Integrated Transportation Plan was jointly adopted in September 2015 by the 
Town of Jackson and Teton County. The Action Plan in Chapter 7 of the ITP calls for a 
“technical update” of the ITP within five years following adoption. At the September 4, 2019 
JIM, the Town Council and Board of County Commissioners approved a Scope of Services 
with Charlier Associates to complete a Jackson/Teton Integrated Transportation Plan 
– Technical Update. The approved Scope of Services is consistent with Policy 7.1.a of the 
Jackson/Teton Comprehensive Plan which states: 
 

Policy 7.1.a: Develop a communitywide integrated transportation plan 
 

The Town and County will develop an integrated transportation plan to achieve our 
goals for the enhancement of transit opportunities, complete streets and pathways. 
The plan should evaluate the long-term costs and benefits of various transportation 
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strategies and provide a detailed transportation implementation program. The Plan 
should identify metrics and baseline numbers, including measurement of both local 
and visitor traffic. The Town and County will explore the establishment of a joint 
Transportation Planning Department to lead this joint Transportation Planning 
Department effort in cooperation with the existing Transportation Advisory 
Committee (TAC). 

 
The approved Scope of Services is proposed to be completed over a 12-month period 
beginning in September 2019. Technical work will be completed by the end of calendar 
year 2019 with a final document ready for review and adoption early in 2020. The Scope of 
Services is broken into six key tasks as follows: 

Task 1: Communication and Engagement 
Task 2: Data Development and Research 
Task 3: Action Plan Status Report and Update 
Task 4: Major Capital Project Update 
Task 5: Regional Planning and Coordination Update 
Task 6: Other ITP Technical Updates 

 
The presentation included a brief refresher of the ITP as a whole, review of major trends 
since 2015, review of the Action Plan progress, and provide discussion topics in relation to 
the overall direction of the ITP. Provided discussion topics included the Level of Service D 
highway capacity, WY-22 Bus Rapid Transit, transit funding, and ITP implementation. 
 
The County Clerk’s Office, the Town Clerk, and Tyler Sinclair will work together to 
schedule a follow-up meeting for the ITP. 
 
Strategic Plan for Pathways Taskforce. 
 
This item was postponed to the December 2, 2019 JIM meeting. 
 
Comprehensive Plan / Growth Management Plan Phase 2 Meeting Schedule. 
 
The County Clerk’s Office, the Town Clerk, and Tyler Sinclair will work together to 
schedule the special meetings on the Comprehensive Plan/Growth Management Plan 
Phase 2. 
 
Adjourn.  On behalf of the County, a motion was made by Commissioner Barron and 
seconded by Commissioner Newcomb to adjourn the meeting. The vote showed all in 
favor and the motion carried for the County. 
   
On behalf of the Town, a motion was made by Councilwoman Morton Levinson and 
seconded by Councilman Jorgensen to adjourn to executive session to 
discuss personnel matters in accordance with Wyoming Statute 16-4-405(a)(ii). Executive 
session will be held at Town Hall.    
 
The meeting adjourned at 4:58pm.  
 
minutes:sdf 
 
         
        TETON COUNTY 
 
 
        ___________________________ 
ATTEST:       Natalia D. Macker, Chairwoman 
 
___________________________ 
Sherry L. Daigle, County Clerk 
 



 

 Teton County 
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Jackson, Wyoming 83001 
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Town of Jackson 
P.O. Box 1687 
150 East Pearl 

Jackson, Wyoming 83001 

Phone: 307) 733-3932 
Fax: (307) 739-0919 
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Mountain Towns & Ski Industry Leaders Commit to Climate Action 
 
Mountain towns are comprised of passionate citizens, vibrant businesses, and natural splendor. 
However, we are threatened by the impacts of climate change in our economic stability, water 
scarcity, wildfires, snowfall, and our way of life. The climate crisis is the defining issue of our 
generation and must be addressed at all levels. As leaders in mountain communities, it is our 
obligation to address this issue in a bold, timely, and meaningful way. 
 
In the next year, we commit to: 
 

1. Support community conversations about setting courageous and action-based climate goals 
that make significant impacts by 2030. 

2. Engage other leaders in our community, region, and state in aligning climate action. 

3. Actively share and collaborate with other communities on implementing best practices and 
creating new solutions. 

 
Our actions will demonstrate that mountain towns, local businesses, and other stakeholders can and 
should lead the nation in the sustainability movement. We invite any community, business, non-
profit worldwide to join us in taking courageous steps to transition to a carbon-free economy. 
 
 

Teton County       Town of Jackson 
Board of County Commissioners    Town Council 
 
 
__________________________    _____________________ 
Natalia D. Macker, Chairwoman    Pete Muldoon, Mayor 
 
 
 
Attest: ______________________________   Attest: ________________________ 
   Sherry L. Daigle, Teton County Clerk         Sandra P. Birdyshaw, Town Clerk 

 



STATEMENT/PURPOSE  
The Board of County Commissioners (“Board”) and Town Council (“Council”) considered the future of the 430 and 440 
West Kelly Avenue development at the October 7, 2019 Joint Information Meeting. During that meeting a motion to 
transfer title to the West Kelly property to the Town of Jackson was made and failed to receive three votes on the Board. 
On October 14, 2019 Commissioner Newcomb moved to reconsider his vote. The Board will pick up their discussion of the 
motion at today’s meeting.   
 
BACKGROUND/ALTERNATIVES  
Background for this item can be found in the October 7 staff report.  
 
During the October 7, 2019 meeting the Council passed the following motion:  
 
I move to direct and authorize the Jackson Teton County Housing Authority to transfer title of 3590 North Kennel Lane to 
Teton County and 430 and 440 West Kelly Avenue to the Town of Jackson and for any funds received from the future sale 
of either property be restricted for permanently deed restricted housing.  
 
The Board made the same motion and it failed 2-3. At the October 14, 2019 Board meeting, Commissioner Newcomb 
moved to reconsider his vote.   
 
Since that meeting a couple things have happened:  

1. An offer to purchase 3590 North Kennel Lane has been received and will be considered later during this 
meeting.  

2. The Growth Management Plan is underway. The current staff recommendation is not to add density in the 
County, but rather to stay the course and utilize the existing tools. If those tools do not result in more housing, 
then the staff recommends adding height in Town and/or density at the fairgrounds.   

 
EXISTING POLICY DIRECTION – COMPREHENSIVE PLAN, HOUSING ACTION PLAN  
Comprehensive Plan Policy:  

- Emphasize a variety of housing types. 3.2.d 
- Emphasize a variety of housing types, including deed-restricted housing. 4.1.b 
- Create and develop Transitional Subareas. 4.3.b 

  

JOINT INFORMATION MEETING 
AGENDA DOCUMENTATION 

 
PREPARATION DATE: November 26, 2019   SUBMITTING DEPARTMENT: Affordable Housing 
MEETING DATE: December 2, 2019   DEPARTMENT DIRECTOR: April Norton 
   PRESENTER: April Norton 
 
SUBJECT: Reconsideration of Vote on West Kelly Avenue – Future Community Housing Development  

 
 

TOWN COUNCIL 



- House at least 65% of the workforce locally. 5.1.a  
- Focus housing subsidies on full-time, year-round workers. 5.1.b 
- Provide a variety of housing options. 5.2.a 
- Housing will be consistent with Character Districts. 5.2.b  
- Create workforce housing to address remaining shortages. 5.3.c 

 
Housing Action Plan Strategy:  
Provide land as a public subsidy and build development partnerships. 2B 
 
ATTACHMENTS   

• October 7, 2019 staff report 
 
FISCAL IMPACT   
Teton County purchased 440 W. Kelly Avenue for $1,703,416.03 and transferred the property to the Jackson/Teton County 
Housing Authority. The Town of Jackson reimbursed Teton County 45% of the purchase price, or $766,537.21. The 
Jackson/Teton County Housing Authority insured the property for $940.00 and has been receiving $2,700.00 per month 
in rent from the tenants. These funds are being placed back in the Housing Supply Program account at the Housing 
Authority.  
 
STAFF IMPACT   
This project requires significant time from the housing director. The Town planning and building staff will spend time on 
the review, permits, etc. Town and County legal departments will spend time drafting the development agreement, 
ground lease, and any other necessary documents. The housing manager will spend time ensuring the units meet the 
livability standards in the Housing Rules and Regulations. The housing compliance specialist will ensure enforcement of 
the restrictions on the units. The housing sales specialist will ensure all households purchasing the units are qualified to 
do so. 
 
STAKEHOLDER ANALYSIS 
Stakeholders include Town and County taxpayers, local working families, business owners, and neighbors.  
 
LEGAL REVIEW   
Reviewed by Lea Colasuonno, Town Attorney, and John Graham, Deputy County Attorney. 
 
RECOMMENDATION   
N/A  
 
SUGGESTED MOTION   
N/A 



  
STATEMENT/PURPOSE  
The Comprehensive Plan directs the Town and County to create Town as Heart; emphasize a variety of housing types; 
develop Transitional Subareas; house at least 65% of the workforce locally; focus housing subsidies on full-time, year-
round workers; provide housing that is consistent with Character Districts; and create workforce housing to address 
shortages. The Housing Action Plan directs the Town and County to strategically provide land as public subsidy and build 
development partnerships to get more housing built for our local community.  
 
The 430 & 440 West Kelly Avenue project as currently presented by Roller Development and Tack Development 
represents an incremental approach to housing development that will serve our middle- and higher-income earning 
working households and takes advantage of new town zoning. It is part of the spectrum of housing the Town and County 
must build to achieve and maintain our goal of being a community first and resort second.  
 
The Board of County Commissioners (“Board”) and Town Council (“Council”) have chosen a development partner who 
has a strong team and is ready to get started on the project. However, staff still seeks direction on how to move forward 
and lays forth several options in this staff report. Time is of the essence if we are to break ground on a project next year 
and, with over 1,000 households representing almost 2,300 people on the Intake Form, the demand for safe, stable 
housing persists for many of our working households.  
 
BACKGROUND/ALTERNATIVES  
Comprehensive background is provided in the attached staff report from September 9, 2019.  
 
At the September 9 meeting the Board voted to move forward with a 12-unit project proposed by Commissioner Barron 
(“Barron’s 12-units”); the Council, however, did not approve the same motion and no action was taken. Today staff 
seeks direction on how to move forward and provides several options for consideration, below, including a new option 
that would allow the Council to determine how to move forward with the project because of its location in Town, which 
is the Council’s jurisdiction.  
 
Option 1: Council and Board vote to allow the Council to determine how to develop 430 and 440 West Kelly Avenue 
because of its location in the Town of Jackson and to allow the Board to determine how to develop the 5-acre Rains 
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Property because of its location in the County, which is the Board’s jurisdiction. A summary of these two parcels is 
attached to the staff report.  
 
Option 2: Vote to build one of the five options previously discussed and summarized, below. Site plans for the first three 
options are provided as an attachment to this staff report. A site context picture is also provided, showing what the 
revised 16 units, 12 units, and two buildings built to LDRs would look like on the two lots.  
 

 Original 16 units Revised 16 units 12 units Revised 12 units 
# Units 16 16 12 12 
# Bedrooms 24 24 14 24 
# Parking spaces 18 20 14 18 
Affordability 12 @ 80-120 

4 @ 120-200 
8 @ 80-120 
8 @ 120-200 

10 @ 80-120 
2 @ 120-200 

3 @ 80-120 
9 @ 120-200 

Height Max @ 35’3” 
Side @ 21’6” 

Max @ 32’6” 
Side @ 22’6” 

Max @ 36’1-3/8” 
Side @ 12’8” 

Unknown. Will 
meet LDRs. 

Additional Public 
$ Required 

$0 $150,000 $325,000 $175,000 

 
Option 3: Council and Board direct staff to sell the property and to utilize the sales proceeds to develop permanently 
deed restricted housing for the workforce at a different location.  
 
EXISTING POLICY DIRECTION – COMPREHENSIVE PLAN, HOUSING ACTION PLAN  
Comprehensive Plan Policy:  

- Emphasize a variety of housing types. 3.2.d 
- Emphasize a variety of housing types, including deed-restricted housing. 4.1.b 
- Create and develop Transitional Subareas. 4.3.b 
- House at least 65% of the workforce locally. 5.1.a  
- Focus housing subsidies on full-time, year-round workers. 5.1.b 
- Provide a variety of housing options. 5.2.a 
- Housing will be consistent with Character Districts. 5.2.b  
- Create workforce housing to address remaining shortages. 5.3.c 

 
Housing Action Plan Strategy:  

- Provide land as a public subsidy and build development partnerships. 2B 
 
ATTACHMENTS   

• September 9, 2019 Staff Report 
• Site Plans  
• Site Context  
• Comparison of Rains Property and West Kelly Property 

 
FISCAL IMPACT   
Teton County purchased 440 W. Kelly Avenue for $1,703,416.03 and transferred the property to the Jackson/Teton County 
Housing Authority. The Town of Jackson reimbursed Teton County 45% of the purchase price, or $766,537.21. The 
Jackson/Teton County Housing Authority insured the property for $940.00 and has been receiving $2,700.00 per month 
in rent from the tenants. These funds are being placed back in the Housing Supply Program account at the Housing 
Authority.  
 
STAFF IMPACT   
This project requires significant time from the housing director. The Town planning and building staff will spend time on 
the review, permits, etc. Town and County legal departments will spend time drafting the development agreement, 
ground lease, and any other necessary documents. The housing manager will spend time ensuring the units meet the 
livability standards in the Housing Rules and Regulations. The housing compliance specialist will ensure enforcement of 



the restrictions on the units. The housing sales specialist will ensure all households purchasing the units are qualified to 
do so.  
 
STAKEHOLDER ANALYSIS 
Stakeholders include Town and County taxpayers, local working families, business owners, and neighbors.  
 
LEGAL REVIEW   
Reviewed by Lea Colasuonno, Town Attorney, and John Graham, Deputy County Attorney. 
 
RECOMMENDATION   
None.  
 
SUGGESTED MOTION   
Motions are provided for each of the options listed above.  
 
Option One 
I move to direct and authorize the Jackson Teton County Housing Authority to transfer ownership of 3590 North Kennel 
Lane to Teton County and 430 and 440 West Kelly Avenue to the Town of Jackson.  
 
Option Two 
I move to direct and authorize the Jackson Teton County Housing Authority to execute a Ground Lease and Development 
Agreement with Roller Development and Tack Development to build permanently deed restricted housing at 430 and 
440 West Kelly Avenue that is consistent with the following conditions: 
 
Option Three 
I move to direct and authorize the Jackson Teton County Housing Authority to sell the 430 and 440 West Kelly properties 
for a value no less than the amount of money the Town and County have thus far invested in the property.  
 
 



STATEMENT/PURPOSE  
The Board of County Commissioners (“Board”) and Town Council (“Council”) will consider an offer to purchase Grove 
Phase 1 and direct and authorize the Jackson Teton County Housing Authority Board (“JTCHA”) on how to proceed.  
 
BACKGROUND/ALTERNATIVES  
Grove Phase 1 was complete in 2016 and consists of 20 residential units and 3 commercial units. A summary of the 
property, including lease information and earnings before interest, taxes, and depreciation is provided as an attachment 
to this staff report. Generally, the property is revenue-generating and provides housing to households earning <120% of 
median family income (MFI).  
 
JTCHA received an offer to purchase the property for $5,000,000. During a special meeting November 21, 2019, JTCHA 
considered the purchase offer. During this meeting the board discussed several key issues, described below.  
 
Key Issue One: How does owning and managing a commercial space fit into the Housing Authority mission of “providing 
healthy housing solutions”? 
 During the first few years of managing the building, staff spent considerable time working out the kinks in the 

various systems (fire, elevator, etc.) and managing the residential and commercial units. Now that those issues 
have been resolved, the property requires less staff time.   

 The commercial spaces at Grove Phase 1 generate income annually that can be reinvested into the Housing 
Supply Program. This annual income stream will increase over time based on the leases in place and can be 
leveraged to build future projects.    

 
Key Issue Two: What are other potential uses for the commercial space?  
 Should a tenant decide not to renew his/her lease or when a lease expires, the Town and County may have 

interest in another use for the commercial spaces. These uses could include early childhood education/daycare, 
expanded Town or County offices, etc.  

 The commercial spaces could be sold at a future date should the need for funding arise.   
 
Key Issue Three: Would JTCHA consider selling just the commercial space?  
 To sell the commercial space, JTCHA will need to plat the building first, which will cost about $30,000.  
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 The major advantages of selling the property include immediate capital to invest in workforce housing and the 
elimination of long-term liability for major capital repairs (roof, major building systems, etc.).   

 The board indicated the pros to selling the commercial space were outweighed by the cons. Namely, the board 
was reluctant to 1) sell the space when JTCHA is on the precipice of reaping increased financial benefits of 
commercial spaces, and 2) become part of an HOA for the building with another owner. 

 
Key Issue Four: If JTCHA sells the property, what conditions should be put in place?  
 Require the residential units to be leased through a Weighted Drawing process administered by the Housing 

Department. The buyer has indicated a willingness to do this.  
 Sell the improvements only, retaining ownership of the land. 
 Require that deed restrictions be recorded on the residential units and that those restrictions be split 1/3 at 

<50% MFI, 1/3 at 50-80% MFI, and 1/3 at 80-120% MFI. This will reduce the value of the property and thus the 
amount the buyer is willing to pay for the property.  

 List the property for sale to see what the market determines the value of the building to be.  
 
ATTACHMENTS   
 Grove Phase 1 Property Summary 
 Purchase offer for Grove Phase 1 

 
FISCAL IMPACT   
The initial loan amount for Grove Phase 1 was $3,000,000. Currently a balance of $2,576,000 remains and is scheduled to 
be paid off in 15 years (2035). Annually, before interest, taxes, and depreciation, the property earns about $325,000; net 
income for FY18/19 was $17,209. The current offer is for $5,000,000. Assuming the offer stands, and once the existing 
note is paid, a balance of about $2,400,000 will remain and can be invested in future housing development.  
 
By 2027 all commercial leases will be at market rate, which is likely to be higher than the rate currently being charged 
today. Until then, all leases will increase by 2.5% annually and then adjust based on renewal terms. 
 
STAFF IMPACT   
Selling the property with the conditions stated above will only slightly reduce the amount of work the building requires of 
Housing Department staff right now.  
 
STAKEHOLDER ANALYSIS 
Stakeholders include Town and County taxpayers, tenants at Grove Phase 1, businesses and neighbors.  
 
LEGAL REVIEW   
Reviewed by Lea Colasuonno, Town Attorney, and John Graham, Deputy County Attorney. 
 
RECOMMENDATION   
Housing Authority Board: 
The JTCHA recommends that the Board and Council reject the offer to purchase the building and to reject any future 
offers to purchase. If the Board and Council decide to accept, counter, or list the property, the JTCHA recommends they 
do so with the conditions outlined above.  
 
SUGGESTED MOTION   
I move to direct and authorize the Jackson/Teton County Housing Authority Board to reject the offer to purchase Grove 
Phase 1.  



























Grove Phase 1 – Quick Summary 
 
Year built: 2016 
Total Gross SF: 27,108 SF 
Total Gross Commercial SF: 5,892 SF 
Total Gross Residential SF: 21,216 SF 
 
Commercial Leases 

Unit 101: Shea’s Salon Unit 105: Healing Waters Unit: 110 Teton Sports & Spine 
5 year lease w/ 2 options to 
renew for 5 years/each 

3 year lease w/ 2 options to 
renew for 3 years/each 

5 year lease w/ 3 options to 
renew for 5 years/each 

First renewal date: 4/5/2021 First renewal date: 6/30/2019 First renewal date: 12/5/2022 
$1,594.83/month 
Increases 2.5% annually in first 
renewal term 
Second renewal term rent base 
on market analysis, 2.5% annual 
increase 

$1,746.34/month 
Increases 2.5% annually in first 
renewal term 
Second renewal term rent base 
on market analysis, 2.5% annual 
increase 

$5,312.50/month 
Increases 2.5% annually in first 
renewal term 
Second renewal term rent 
based on market analysis, 2.5% 
annual increase. 
Third renewal term rent 
adjusted 2.5% annually.  

 
Residential Units: 

- Seven units are 50-80% MFI 
- 13 units are 80-120% MFI 

 
Loan Terms: 

- Initial loan amount: $3,000,000 
- Loan term: 221 monthly payments beginning December 30, 2015 in the amount of $20,412.85 

and one last payment in the amount of $20,411.94 on May 30, 2034. (approx. 15 years left to 
pay) 

- Current Balance: $2,576,000. 
- Interest rate @ 4.75% 

 
YTD Budget Performance:  

- Since July 2019, net income is ~ $30k.  
- Property management fees increased $600/month because of expanded scope of work.  

o Property management = $3,200/month = $38,400 
o Property maintenance = $30,000/year (budgeted) 

 
Earnings Before Interest, Taxes and Depreciation (EBITD): 

- FY 18/19 EBITD: $326,662 (does not include amortization) 
- Net Income FY 18/19 = $17,209 
- Interest FY 18/19 = $123,686.00 
- Taxes FY 18/19 = $14,418 
- Depreciation using GDS (39 years) 

o Cost of building not including land = $6,682,623 
o Depreciation for 1 year = $171,349 



  
STATEMENT/PURPOSE  
The Board of County Commissioners (“Board”) and Town Council (“Council”) will consider an offer to purchase 3590 North 
Kennel Lane (“Rains”) and direct and authorize the Jackson Teton County Housing Authority Board (“JTCHA”) on how to 
proceed.  
 
BACKGROUND/ALTERNATIVES  
The Rains property was purchased in 2007 for $1,950,000 utilizing SPET funds. Earlier this year the Board and Council 
directed and authorized the JTCHA to list the property for sale for $2,200,000. An offer to purchase the property for 
$1,400,000 has been received.  
 
A summary of the property is provided below: 

• Size: 5 acres 
• Zone: NC-TC (no overlay) 
• Existing Use: Vacant 
• Current Allowed Residential Use: One single family home with an Accessory Residential Unit (guesthouse)  
• Character District Subarea: 12.2 390 Residential 
• Comprehensive Plan Vision: Stable with Conservation Form 
• The current plat prohibits future subdivision and requires enhanced septic. 
• Affordable housing requirements were exempt at the time of subdivision on the logic that, whether the Housing 

Authority built or sold, the subdivision would provide restricted housing; therefore, a future homebuilder will 
not be subject to any affordable housing fees under the current regulations.  

 
Key Issue: Growth Management Plan Update 
The Town and County are currently updating the Growth Management Plan in the Comprehensive Plan. This update asks 
the question whether increased density should be added in Complete Neighborhoods throughout the County in an 
effort to meet our Common Values and associated goals. Specifically, Subarea 12.2: 390 Residential in which this 
property is located is listed as an area to be considered in the future should the community continue to be unable to 
meet its goal to house 65% of our workforce locally. Specifically, this property is in an area designated as a Complete 
Neighborhood close to shopping, employment, alternative modes of transportation, recreation, etc. Although staff are 
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not recommending increasing density at this time (the Board of County Commissioners and Town Council will discuss 
this and give direction on December 11 & 12) it may be prudent to retain ownership of this property into the future.  
 
To help contextualize the conversation, staff provides as an attachment a site study with two potential development 
scenarios for the property. The first scenario mirrors the Millward Subdivision that is located less than a mile from this 
site on Moose-Wilson Road. The second scenario provides higher density units along the road and smaller, single-family 
units closer to the creek. Both options provide buffering between the new development and the existing homes to the 
west.  
 
EXISTING POLICY DIRECTION – COMPREHENSIVE PLAN, HOUSING ACTION PLAN  
Comprehensive Plan Policy:  

- Emphasize a variety of housing types. 3.2.d 
- Emphasize a variety of housing types, including deed-restricted housing. 4.1.b 
- House at least 65% of the workforce locally. 5.1.a  
- Focus housing subsidies on full-time, year-round workers. 5.1.b 
- Provide a variety of housing options. 5.2.a 
- Create workforce housing to address remaining shortages. 5.3.c 

 
Housing Action Plan Strategy: Provide land as a public subsidy and build development partnerships. 2B. 
 
ATTACHMENTS   
 Site study + two potential development densities for the property 
 Purchase offer for 3590 North Kennel Lane 

 
FISCAL IMPACT   
The property was purchased for $1,950,000. If sold for $1,400,000 the JTCHA will lose approximately $600,000.  
 
STAFF IMPACT   
The property requires little staff time.  
 
STAKEHOLDER ANALYSIS 
Stakeholders include Town and County taxpayers, local working families, business owners, and neighbors.  
 
LEGAL REVIEW   
Reviewed by Lea Colasuonno, Town Attorney, and John Graham, Deputy County Attorney. 
 
RECOMMENDATION   
Housing Authority Board: 
The JTCHA considered this offer at their November meeting and recommend rejecting the offer, rezoning the property 
to allow for more density, and developing permanently deed restricted housing on the property. The Board noted the 
proximity of the property to existing services like the Aspens Market and START bus stop.  
 
However, if the Board and Council are unwilling to rezone the property, the JTCHA believe the $1,400,000 offer is 
reasonable based on area comps and should then be considered. 
 
SUGGESTED MOTION   
I move to direct and authorize the Jackson/Teton County Housing Authority Board to reject the offer to purchase 3590 
North Kennel Lane.  
 
 
 



















AGREEMENT TO AMEND/EXTEND

1 Prepared:
2  , Wyoming
3 This is an Agreement to Amend/Extend that Contract to Buy and Sell Real Estate dated
4 between
5
6  (Buyer) and
7
8
9  (Seller)

10 (a copy of which is attached hereto and incorporated by this reference into the body of this document as if fully set forth herein)
11 pertaining to the property described as:
12
13
14
15 A. EXTENSIONS
16
17 All dates set forth in that Contract to Buy and Sell Real Estate shall remain the same except:
18 1.    It is hereby mutually understood and agreed that the dates set forth therein shall be extended as follows:
19 (a) Loan application from  days to  days.
20 (b) For furnishing title commitment from  to  .
21 (c) For closing from  to  .
22 (d) For possession from  to  .
23
24 2.    Inspections
25 (a) Objection Deadline date from  to  .
26 (b) Resolution Deadline date from  to  .
27
28 3.    Other dates set forth in said attached Contract to Buy and Sell Real Estate shall be extended as follows:
29
30
31
32 B.   AMENDMENTS
33 All other terms and conditions of that Contract to Buy and Sell Real Estate shall remain the same except:
34
35
36
37
38
39
40
41
42
43
44
45
46
47 C.   OTHER
48 1. This Agreement has been executed in multiple copies and my signature acknowledges my consent and
49 agreement to the terms here of and that I received a signed copy at the time of signing.
50
51 2. All representations made in the negotiations of this sale have been incorporated herein, there are no verbal
52 agreements between Buyer, Seller and/or any Brokers to modify terms and conditions.
53
54      3.  THIS IS A LEGALLY BINDING CONTRACT, IF YOU DO NOT UNDERSTAND THE TERMS AND
55 Initial  CONDITIONS, CONSULT LEGAL OR OTHER COUNSEL BEFORE SIGNING.

WAR Form 800-0209, Agreement to Amend/Extend. Page 1 of 2
2009© Wyoming Association of REALTORS®

  Phone:   Fax:    
     Produced with zipForm® by zipLogix  18070 Fifteen Mile Road, Fraser, Michigan 48026    www.zipLogix.com

November 12, 2019
Jackson

November 1, 2019
Katbillu, LLC and/or assigns

Teton County Housing Authority

3590 Kennel Lane, Wilson, WY  83014
See Attachment "A", attached hereto and made a part hereof.

 //////  ////
///// /////

/////// /////
////// /////

////// //////
////// /////

1. In reference to Paragraph XIX: The expiration date shall be changed to December 5, 2019 at 5:00PM. 

No other changes.

Prugh Real Estate, LLC, 1110 Maple Way, P.O. Box 3274 Jackson WY 83001 307-690-6979 (307) 333-0280 Katbillu, LLC
Daniel Visosky

DocuSign Envelope ID: 9D8FF035-D48E-472D-A8B6-EEF5486A6254
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70
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72      
73
74 Seller   Date
75      
76
77 Seller   Date
78      
79
80 Seller   Date
81      
82
83 Seller   Date
84      
85
86 Seller   Date
87      
88
89 Seller   Date
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Katbillu, LLC

Teton County Housing Authority

Katbillu, LLC
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