Town of Jackson RFP
400 Snow King Ave

To the Town of Jackson,

Congratulations on improving this property’s zoning and dedicating the parcel to the creation of new
aﬀordable housing. It takes a village to coordinate the various components of such a project, and outlined
is DHI’s proposal to join your eﬀorts as a neighbor, community member, problem-solver, ﬁnancial
supporter, and co-creator.
At DHI, we take this honor as our highest calling. DHI along with our partners, HMA Architecture
and Precision General, have vast experience in solving problems regarding the design, construction, and
ﬁnancing of aﬀordable housing. In such a project, we are seeking aﬀordable rental housing, quality
construction, beautiful design and seamless site integration, as well as a pathway to ﬁnancial feasibility.
Our proposed design maximizes the site to build 35 residential apartments in 2 buildings. 18 of the
apartment units are designed as 3 bedrooms and 2 bathroom units to accommodate families with children;
and 17 units are 1 bedroom apartments, ideal for couples or singles in Jackson. The proposed buildings
would come equipped with several amenities and community spaces to serve distinct modes of life while
establishing the highest quality for future residents and neighbors.
If our application is selected, we will pursue such a design, regardless of whether the project is funded
through LIHTC (public) or Local (private) funding sources. With a project ideally breaking ground in the
spring of 2022, the beneﬁt of having the same project design regardless of funding source means that we
would not have to wait for the results of the 9% LIHTC application to proceed with construction
drawings. In the ﬁnal section of this proposal are narratives, ﬁnancial projections, and corresponding
timelines for two respective ﬁnancing routes: LIHTC and locally funding.

We look forward to your partnership, feedback, and discussion as we consider the best way forward to
new aﬀordable housing at 400 W. Snow King Ave.

DHI

Sincerely, Tim Fluestch

Quality is Affordable

Phone: (801) 244-6658
Email: tﬂuetsch@d-h-i.net
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Dawson Holdings, Inc.
7250 Redwood Blvd
Suite 214
Novato, CA 94945
Phone: 415-332-8393
Fax: 415-332-8391
Contact:
Tim Fluetsch
Phone: (801) 244-6658
Email: tﬂuetsch@d-h-i.net
Thomas Dawson, President
Tim Fluetsch, Vice President, Acquisitions
John Hartwick, Vice President, Asset Management
Tony Adair, Legal Counsel
Lenester Erickson, Asset Management
Justin Solomon, Acquisition & Development Oﬃcer
Dino Thomas Adelﬁo, Acquisition & Development

Section B) Qualifications and Project Team
Dawson Holdings, Inc. (“DHI”) is an aﬀordable housing development and preservation company. DHI has
experience developing over 6,000 units across the American West. In addition to aﬀordable ground-up
development projects; DHI has acquired a number of properties with Section 8 contracts, existing FHA, HUD
or USDA RD mortgage ﬁnancing, as well as conventional properties suitable for aﬀordable housing. Our
general contractor aﬃliate, Precision General Construction Company (PGCC), has refurbished over 40,000
apartment units in 15 states. DHI currently owns more than 2,100 housing units. Please see the list of
properties below.
For more details on DHI’s experience, projects, and personnel, please visit www.D-H-I.net
Key Personnel
Thomas Dawson is the owner and President of DHI and Precision General Commercial Contractors. As a
General Partner he has developed over $400 million of apartments and as a General Contractor he has completed
the rehabilitation and construction of more than 50,000 units.
In addition to apartment construction and development his professional experience includes project development of
restaurants, hotels, oﬃce buildings and housing totaling over $250 million.
Thomas received his BA in Architecture at Pratt Institute in New York City.

Tim Fluetsch is Vice President/Acquisitions for DHI, a Sausalito, California-based aﬀordable housing development
company. He is responsible for identifying potential acquisition/rehabilitation opportunities and overseeing
project due diligence, ﬁnancing and closing.
Prior to joining DHI, Tim was a vice president and partner of Boston Financial Group, where he was responsible
for originating, underwriting and negotiating tax credit multifamily property acquisitions on behalf of investors.
Before joining Boston Financial in 1994, he was an assistant vice president for business development and property
acquisitions with Aldrich Eastman Waltch in Boston.
Fluetsch earned his bachelor’s degree in Economics from the University of California, Berkeley, and an MBA
degree from the Wharton School at the University of Pennsylvania.
John Hartwick is Vice President-Asset Management and President of Paciﬁc American Properties, Inc. John
Hartwick supervises the onsite property management and IT areas of asset management of DHI. Prior to joining
DHI, John held senior property management positions at Cohen-Esrey and sunburst Property Management. John
has a bachelor's degree from Kansas State University.
Anthony Adair is General Counsel to DHI and Paciﬁc American Properties, Inc. Anthony provides transactional
and partnership advice, supervises outside counsel and handles dispositions and reﬁnancing of various company
assets, in addition to providing general legal advice on various matters. Prior to joining our team, Mr. Adair
worked as a litigation attorney for a law ﬁrm in San Jose which specialized in the representation of landlords and
property owners/managers. Mr. Adair has a B.A from the University of California, Santa Barbara, an MBA from
the Graziadio School of Business & Management at Pepperdine University and a J.D. from Santa Clara University
School of Law. Mr. Adair is member of the California Bar Association and is authorized to practice law before all
courts in California, including the United States District Court for the Northern, Central and Eastern Districts of
California.
Lenester Erickson is Asset Manager for DHI and Paciﬁc American Properties, Inc. Lenester is responsible for the
oversight of ﬁnances and contractual obligations to lenders, trustees, equity investors and federal agencies, ensures
that projects comply with regulatory requirements. Lenester
prepares ownership entity accounting
books and Balance Sheet for each project and supervises the asset management portfolio of Dawson Holdings, Inc.
Previously, Ms Erickson was a Project Coordinator at Precision General Commercial Contractors and an auditor at
PriceWaterhouseCoopers LLC. Ms Erickson graduated from San Francisco State University with a BS in
Accounting.
Justin Solomon is the Acquisitions & Development Oﬃcer for Dawson Holdings, Inc. ("DHI") where he devotes
his heart and mind to the acquisition, preservation & new construction of low-income housing development
projects in California. Prior to joining the DHI team, Mr. Solomon was Director of Development for Impact
Development Group, and previous to that Director of Asset Management for Mission Housing Development
Corporation; a San Francisco-based non-proﬁt, aﬀordable housing developer. Mr. Solomon majored in Psychology
from the University of Pittsburgh, converses in French and German…and a little bit of Thai.
Dino Thomas Adelfio advances acquisition and development projects for DHI. He has experience in acquisition,
development, ﬁnance, ground-up and residential conversion projects. Since 2013 Dino has worked on real estate
and urban planning projects primarily in California with private and non-proﬁt partners. For the past several years,
Dino’s volunteered through a UC Berkeley Program to teach industry speciﬁc and professional development skills
to local High School students. On state and municipal levels, Dino has been active in promoting policy
improvements, and in 2020 advanced a statewide housing bill into law making it easier for thousands of faith-based
organizations to build aﬀordable housing.

DHI’s experience with a variety of financing partners
Here are a number of debt and equity partners DHI has worked with:
Debt:

Equity:

Red Stone Partners
Wells Fargo Bank
Centerline Capital
Citi Community
Prudential Mortgage Capital
Walker & Dunlop
PNC Mortgage
Pillar Multifamily
R4 Capital Funding
Suntrust Commercial Real Estate
Capital One

Boston Financial
Capmark
Centerline Capital
WNC & Associates
Boston Capital
Aﬀordable Housing Partners
R4 Capital

Three References and brief project reference for DHI
Ed Mayer - Executive Director, Housing Authority of the County of Butte. We are partners in
a 32-unit USDA RD acq/rehab project in Gridley Springs (Gridley, CA). The project was ﬁnanced
using tax-exempt bonds, 4% LIHTC, USDA 538 loan, USDA 515 loan assumption and HOME. In
addition, we sold an adjacent 24-unit phase to the Housing Authority.
Email edm@butte-housing.com
Phone 530-774-1848 ext. 215
Address 2039 Forest Ave Chico, CA 95928
Michelle Staratt - Housing Director, Alameda County Housing and Community
Development. We purchased a 109-unit apartment property with the ﬁnancial assistance of the
Alameda County HCD. The project was a gut-rehab and almost completely re-tenanted.
Email michelle.starratt@acgov.org
Phone (510) 670-5207
Address 224 W. Winton Ave, Room 10 Hayward, CA 94544-1215
Christine Groth Weichert - Program Manager, Sacramento Housing and Redevelopment
Agency. We have worked with SHRA on a number of projects. Sunnyslope was a 32-unit new
construction project for families in Sacramento CA. The project was ﬁnanced using tax-exempt bonds,
4% LIHTC and SHRA loans.
Email cweichert@shra.org
Phone (916) 440-1353
Address 801 12th Street, 2nd Floor Sacramento, CA 95814
United States of America
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DHI’s Property Portfolio
1 College View

Marysville

CA

88

CalHFA HUD

2 Unity Estates

Sanger

CA

88

HUD

3 Tracy Village

Tracy

CA

72

HUD

4 Willow Tree

Sacramento

CA

108

HUD

5 Rosswood Manor

Sacramento

CA

97

HUD

Thomas Dawson,
President

6 Yuba Gardens

Marysville

CA

120

HUD

Tim Fluetsch, Vice
President, Acquisitions

7 Kings Gardens

Hanford

CA

100

HUD

8 Park Hill

Hayward

CA

109

LIHTC

9 Tracy Garden (1)

Tracy

CA

88

HUD

Dawson Holdings, Inc.
7250 Redwood Blvd
Suite 214
Novato, CA 94945
Phone: 415-332-8393
Fax: 415-332-8391

John Hartwick, Vice
President, Asset
Management
Tony Adair, Legal
Counsel
Lenester Erickson, Asset
Management
Justin Solomon,
Acquisition &
Development Oﬃcer
Dino Thomas Adelﬁo,
Acquisition &
Development

10

Casa de Angelo (1)

Sacramento

CA

100

HUD

11

Broadway Senior (1)

Sacramento

CA

120

HUD

12

Trans Paciﬁc

Chico

CA

164

HUD

13

Kachina (1,2)

Casa
Grande

AZ

96

USDA, HUD

14

Cherry Glen (2)

Woodland

CA

44

HUD

15

Gridley Springs

Gridley

CA

32

USDA

16

Bell Mirage Estates (2)

Surprise

AZ

60

LIHTC

17

Hill N Dell

Phoenix

AZ

140

HUD

18

Northcrest

Big Springs

TX

64

HUD

19

Pine Haven

Marshall

TX

64

HUD

20

Hanbury Manor (2)

Logan,

UT

108

LIHTC

21

Woodside Village

Palestine

TX

96

HUD

22

Grandview Place

Missoula

TX

48

HUD

23

King’s View Estates

Fresno

CA

116

LIHTC

24

Paciﬁc Coast Villa

Long Beach

CA

50

HUD

Total

(1) Senior property

(2) 9% LIHTC

2,182

DHI: Problem Solvers
Sunnyslope Apartments, Sacramento CA
Sunnyslope Apartments is a 32 unit ground up
aﬀordable housing development project that
DHI completed and continues to own and
operate. The buildings have an attractive facade
and distinctive rooﬂine, thanks to Architect
Robert Hayes' use of clearstory bedrooms in all
the upper ﬂoor units, which also provides each
unit with a more spacious feeling. The exterior
siding on the two-story structures consists of a
mixture of wood, stucco, and siding material.

Kachina Apartments, Casa Grande AZ
As part of the environmentally conscious rehab of a
96-unit senior complex, DHI installed a 20,000 gallon
water reclamation system that harvests water runoﬀ and
stores it in tanks buried under a new xeroscaped
property. The system harvests approximately 110,000
gallons per year serving all irrigation needs at the
property. The xeroscape landscaping at the project saves
an additional 1.25 million gallons per year. 148 solar
panels were also installed, capable of generating 31.82kW
of electricity, reducing electricity bills. The project remains a model for DHI as an inspiration of
environmental progress for all of our developments across the West.

King’s View, Fresno California
King’s View is a remarkable 116 unit aﬀordable
housing project that we developed. DHI found
solutions to improve the property and quality of life
for the residents. We maximized energy eﬃciency
- tenants pay nearly $0 in energy bills, built out a
community room for activities and homework, and
added play structures and new fencing along the
site. King’s View exempliﬁes how DHI ﬁnds
solutions to improve building management and life
for tenants, while maintaining aﬀordability.

As the developer, DHI will be responsible for ﬁnalizing plans, organizing subcontractors, implementing
budgets, organizing project loans and other funding sources, applying for bond allocations, engaging with the
community, and meeting all project timelines.
Hoffman Morgan & Associates will be responsible for the architectural work on this project including
hiring appropriate engineers and additional design subcontractors. HMA is licensed in Wyoming and based in
Montana. Their portfolio includes over 4,200 units in multifamily projects. Our team is constantly in
discussion with various engineers including civil and MEP engineers, we’ve decided not to name a speciﬁc
engineer in this application. Our working engineer partners on the project would be engaged and disclosed
after the contract is awarded.
Precision General Commercial Contractors will be responsible for the general contracting (GC) work
on this project.

Team Organizational Chart

Proposed Property Management Company: Tamarack Property Management Co. ("Tamarack") was
established as a full-service management company in 1986. Tamarack has grown from a very small, local
management company to one of the largest property management ﬁrms in the Rocky Mountain Region. Our
corporate oﬃce is located in Billings, Montana and we currently manage properties throughout Montana,
Wyoming and Utah. Tamarack specializes in aﬀordable housing management and is experienced with HUD,
Rural Development, Tax Credit and HOME program requirements. We have a strong background in
commercial property and conventional apartment management and are able to match the needs of our clients
with the skills of our staﬀ to ensure continuous fulﬁllment of our clients’ goals and our contractual obligations.
Using a system of state of the art technology, our staﬀ is dedicated to measurable results.
Tamarack Property Management Co. provides complete real estate management services for conventional
and aﬀordable housing communities, including those governed by HUD, Rural Development, HOME and
Section 42 regulations. Tamarack’s greatest asset lies not in size, but in our personal and dependable service to
owners, residents and staﬀ. Our commitment to service and accountability has resulted in successful, lasting
relationships with our clients and colleagues. Our experienced staﬀ bring a unique dedication to the housing
industry. As a result, Tamarack receives regular referrals from our housing partners and has been recognized
on two separate occasions as the HUD Manager of the Year for Region VIII.

a) Resumes for Precision General Commercial Contractors and HMA Architecture

Submitted To:

Town of Jackson WY

President/CEO

Thomas Dawson

California License Number

790153 Class B

Additional States in which we have or hold License

Arizona, Nevada, Virginia, Washington, West Virginia

Years in Business as Contractor

24 years

Years in Business under Present Business Name

20 years

Former Business Name

Precision General Contractor’s Inc.

Date of Incorporation

Corp No. C2258966 / Filed 8-24-2000 / State of CA.

Bonding Capacity / Company:

$120,000,000 (One Hundred, Twenty Million dollars)
Alliant Insurance Services, Inc
Contact: Lyn Genito
(559) 374-9576

PGCC is a Client Service Business. Precision General Commercial Contractors, Inc. is a national construction
company focusing on the rehabilitation and new construction of multi-family real estate.
Our mission is to provide exceptional service to our clients, delivering with great fairness and high integrity on-time
and on-budget construction services.
Our services include General Contracting, Project Management, Owner Representation, Due Diligence and overall
Construction Management Services.
We have completed over 50,000 units of multi-family housing projects.
Our specialization enables us to deliver the most competitive pricing
and scheduling to each project. The expertise of our team, which
includes real estate professionals, architects, and licensed construction
professionals, brings a multi-dimensional approach of problem
resolution, resulting in greater value for our clients.
Business Size: Over the past five years PGCC business averaged approximately 50 million annually with a low of 30
million and a high of 75 million of gross volume. We are a medium sized general contractor. Our current number of
full time employees is 42. Our Headquarter Office has been in Sausalito, California for the past 24 years.
Additionally, for the last 12 years, we have operated a Regional Office in Fresno, Orange County and Sacramento.
Our staff is comprised as follows:
Regional VPs / Superintendents / Project Managers
25
Executives / Accounting Executive
3
Sausalito Office Staff
6
Sacramento Office Staff / Estimators
8
The items we feel are most crucial to successful project management include:
1) Owner Management buy-in to the proposed project, schedule and phasing
2) Clear project documents, including plans, specs and project protocols
3) Communication: constant and thoughtful communication between all parties
4) Transparency: contract structure which aligns Owner, A/E team and Contractor interests.
5) Great attitude: We love what we do and will work hard to make the project a positive experience for all parties.

MICHAEL MORGAN

architect

Michael Morgan is a LEED accredited licensed Architect, and has been practicing for over 30
years with consciousness about ecological impact and how he can do his part to influence
awareness for his clients. Whether that means recycling materials, environmentally neutral
material use, solar orientation, energy efficiency, xeriscaping, or net-zero, it’s all human
behavior that makes a difference toward sustainability.
Michael made Sun Valley, Idaho his home for 21 years and was principal of his firm, Michael
Morgan and Associates. A majority of his architectural services focused on custom residential
ranging in scale from small remodels to multi-million dollar estates. Other architectural services
included multi-family, commercial, light industrial, hospitality, land planning, and project
management.
Michael relocated to Missoula, Montana in 2010 where he joined James Hoffmann and
Associates. Michael assumed company ownership in 2011 and changed the name to
Hoffmann Morgan and Associates. As a result, expertise and diversity broadened immensely
for the benefit of their clients.
QUALIFICATIONS
Licensed Architect since 1990 – Montana, Idaho
LEED AP - (Leadership in Energy and Environmental Design), Sustainable architecture
CAD - 30 years of CAD experience
Planning - Architectural Planning, Land Planning, Entitlements
EDUCATION

Bachelor of Architecture, 1987
LEED Accreditation, 2009

University of Idaho

EXPERIENCE
2010-Present
Principal Architect – Hoffmann Morgan and Associates
 Specializing in sustainable and affordable housing projects, land planning, EcoConscious Custom Residential, Historic Preservation, Commercial, Light Industrial,
and Mixed-Use projects
2009
Project Architect - Living Architecture
Ketchum, Idaho
 Eco-conscious federally funded affordable rental housing with green building
products, P.V. panels, and ground source radiant heat
1999-2009
Principal Architect – Michael Morgan and Associates Ketchum, Idaho
 Long list of eco-conscious Custom Residences, Commercial Projects, Hospitality,
Multi-Family, and Light Industrial
1989-1999
Project Architect
Ketchum, Idaho
 Firms: McLaughlin & Associates, Michael Blash and Associates, Mark Gasenica
Architect, Barry Berkus Architects, Serena Stewart Architect
 Projects - Custom Residential, Commercial, Hospitality, Multi-Family, P.U.D.
1987-1989
Intern Architect
Portland, Oregon
 Firms: Mackenzie/Saito, Jensen Krauss Schoenleber
 Projects: Commercial, Light Industrial, D.O.E., custom residential

Federally Funded Projects
HMA has provided architectural services for many projects that were federally
funded by the CDBG and Home Grant programs, and by federal Public Housing
Funds. All of these projects required the full array of architectural services, including:
• preliminary scoping
• budget development
• schematic design development
• worker wage rate interviews (when required)
• construction/bid/permit documents
• bidding and negotiating
• construction contract administration
• project closeout
Having worked on many federally-funded developments, we understand the need
to meet the whole array of federal requirements for:
• equal opportunity
• wage rates
• procurement
• budget adherence
• change orders
• contractor performance guarantees
• schedule adherence
• project closeout procedures

PROJECT BUDGETS
•
•

HMA met the budgets for all the projects listed in the following pages.
HMA believes that achieving the most with minimal means is a “green” and
“sustainable” design criteria. Our federally funded affordable housing work,
whether rental or owner occupied, has been an exercise in getting the most
out of our clients’ always limited funding.

CHANGE ORDERS
•

The maximum percentage amount of change orders (amount of change
orders divided by the total project cost) for any of the following projects has
never exceeded 1.7%, and usually is between .75% and 1.5%.

List of Federally Funded Projects
Missoula Housing Authority Projects:
All of the following projects were completed for MHA on time and within budget.
Contact: Lori Davidson, 549-4113.
H.U.D. #
33-1
33-8
33-2
33-3
33-9
33-11
33-12
33-12.2
33-3 CIAP
33-18
Total

•

Date
3/85
3/85
4/86
9/86
8/86
10/87
9/88
8/91
9/90
6/93
2015

Construction Value
$86,000
NA
$24,000
$156,000
$575,000
$129,000
$127,000
$43,000
$401,000
317,000
$2,200,000
$4,224,000

No. Units
10
12
38
50
15
25
25
15
51
5
63
309

Scope
Rehab.
Acquis.
Rehab.
Rehab.
New Const.
Acq/Rehab
Acq/Rehab
Rehab.
Rehab.
New Const
Rehab.

A/E Fee
$11,300
$3,000
$1,400
$12,560
$40,250
$12,880
$11,426
$1,500
$30,000
$28,500
$109,000
$287,916

A/E Fee Const. Value
13.1%
NA
5.8%
8.0%
7.0%
10.0%
9.0%
3.5%
7.5%
9.0%
5.0%

River Ridge Apartments-Missoula MT. 2015: Our latest project with MHA is a 70
unit affordable senior living Rehabilitation project awarded with Low Income
Housing Tax Credits (LIHTC).

CDBG and/or Home Programs:
All projects were built within the budget constraints of the developers. All projects’
documents were reviewed and approved by the State of Montana and/or local
authorities without any amendments or corrections. HMA consulted with governing
agencies in assuring conformance with state requirements and assisted owners with
grant responsibilities.
1. The Homesteads ($1,300,000) is an eighteen unit ‘for sale’ duplex
townhome project constructed within budget, and had total change orders
of under than 1.5%. 1996. Contact: Jim Morton, Human Resource Council,
728-3710.
2. Eaton Street Condominiums ($1,700,000) is a joint venture of the Missoula
Housing Authority and the Western Montana Mental Health Center. It’s a 36
unit ‘for sale’ project constructed within budget, and had total change orders
of under 1.5%. 1996. Contact: Lori Davidson, MHA, 549-4113, Patty Kent, 3608912.
3. The Cottages at Edna Court ($400,000) is an eight unit elderly rental
project in Superior, MT. It was constructed within budget with 1.7 % change
orders. 1998. Jim Morton, Human Resource Council, 728-3710.

4. SHAREhouse project ($425,000) is an interim housing group home for
recovering substance abusers. The successful low bidder was ten percent
under the architect’s estimate, and all change orders amounted to less than
.75%. 2000. Contact: Patty Kent, W. Montana Mental Health Center, 360-8912.
5. The Blattner Apartments ($600,000) is a HUD 811 funded handicap
accessible eight unit apartment project for a national developer, Accessible
Space, Inc. 2000. Contact: Matt Crellin, (800)466-7722.
6. Western Montana Mental Health Center Wyoming St. Campus is
comprised of three office buildings, with a budget of $2,200,000. The project
was completed on time and in budget. 2001. Patty Kent, W. Montana Mental
Health Center, 360-8912.
7. Whittier Court ($350,000) four new ‘for sale’ single family detached homes,
which were constructed on budget and on schedule for the North Missoula
Community Development Corp. (NMCDC) 2002. Contact: Bob Oaks, 8298414.
8. Clark Fork Commons ($2,400,000.) is a 25 unit affordable ‘for sale’
townhome project that was brought in under budget and on time for the
NMCDC. 2002. Contact: Bob Oaks, 829-8414.
9. Stephens House/Carol Sem Apts. ($650,000) is a group home for those in
crisis and six studio apartments for the W. Mt. Regional Mental Health Center.
It was constructed on time and on budget. 2006. Patty Kent, W. Montana
Mental Health Center, 360-8912.
10. Burns St. Commons ($1,700.000.) is a seventeen unit affordable ‘for sale’
condominium project for the NMCDC. It was completed on time and in
budget. 2009. Contact: Bob Oaks, 829-8414.
11. Lee Gordon Place is a 7 unit affordable ‘for sale’ townhome project for
the NMCDC. It was completed on time and in budget. 2018. Contact: Bob
Oaks, 829-8414.

Other Residential Projects for Non-Profit Organizations
Group Home Projects:
In addition to the two group homes identified above, HMA has also provided
architectural services for the following additional group homes:

1. Mission Mountain Enterprises 6 bedroom group home was newly
constructed in Polson for developmentally disabled persons. 1993. Contact:
Brody Moll, (406)676-2563.
2. Opportunity Resources Group home is a remodel of a six bedroom
home for developmentally disabled persons in Missoula. 1993. Contact: Jack
Chambers, 329-1700.
3. Mission Mountain Enterprises 8 bedroom group home was newly
constructed in Polson for developmentally disabled persons. 1995. Contact:
Brody Moll, (406)676-2563.
4. Carol Graham Home is the remodel of a former children’s shelter into
family housing for recovering mothers and their children. 2002. Patty Kent, W.
Montana Mental Health Center, 360-8912.
5. Camp Mak-A-Dream is a residential campus for children with cancer in
Gold Creek, Montana. 1993.

Youth Homes, Inc. Projects:
HMA provided architectural services for Youth Homes for the following projects:
1. Alder St. Attention Home and Offices (remodel)
1990+/2. Corporate offices and Attention Home (new construction and two
remodel/additions) 55 North California St.
1992
3. Talbot Boys and Girls Home (new construction) 2105 42nd St.

1992

4. Rosemary Gallegher Childrens Home (remodel/Addition) 3rd St. 2002
5. Sherry Francetich Childrens Home (remodel)

2006

6. Radke Home for Boys (remodel/addition) 3218 Helena

2008

Special Housing Needs Clients:
The Western Montana Mental Health Center
The Missoula Housing Authority (MHA)
The District XI Human Resource Council
Camp Mak-A-Dream
Missoula Youth Homes
Missoula Mountain Enterprises, Big Bear Enterprises and Opportunity Resources Inc.
(All developmentally-disabled service providers)
Accessible Space Inc., a national developer of JUD funded accessible housing
The City of Missoula
Habitat for Humanity
The North Missoula Community Development Corporation (NMCDC)
Montana Fair Housing

ELEVATIONS

Proposed design layout for 35 affordable apartments at 400 West Snow King Ave.
Design Layout is based on an estimated site size of 144’ x 347’
(the shorter length of the site is approx 305’)

Not Drawn to Scale. Figures are approximate.

Automobile return to Snow King Ave thru the alley to the East of the site (not shown).
Alley to be improved as part of project scope.

a) Additional details on the proposed setbacks and spacing

Not Drawn to Scale. Figures are approximate

Building’s 1 and 2

Square Footage (Each)

First Floor

6,088

Second Floor

6,088

Third Floor

6,088
Gross Sq Footage per Building: 18,264
Total Gross Building Sq Footage: 36,528

In the proposed layout, the Workforce Housing Density Tool (2:1) is used to override the max FAR and the max gross building
size in the NH-1 High Density Zone. Massing the buildings in such a format would help maximize the site layout, and keep
construction and maintenance costs down compared to more smaller buildings on the site. If the Density Tool does not override
the max gross building size, we would seek a variance.

b. A breakdown of all units including affordability, size, unit counts, bedrooms, shared storage, other
common spaces, and amenities.
35 Residential Units
Building 1 (17 units)

# of 1 bedroom x 1 bath units

# of 3 bedroom x 2 bath units

First Floor

2

3

Second Floor

3

3

Third Floor

3

3

# of 1 bedroom x 1 bath units

# of 3 bedroom x 2 bath units

First Floor

3

3

Second Floor

3

3

Third Floor

3

3

Building 2 (18 units)

The buildings are each designed with a single corridor hallway and 2 stairwells connecting all three
ﬂoors. The building heights are 39’. There will be no elevator in either building. Each unit will have a
private balcony, or patio space. All ﬁrst ﬂoor units will be directly accessible from outside.
Building 1 will host a dedicated community room with a kitchenette and a half bathroom. The
space would be a convenient place for residents to gather indoors, organize the family before heading
out for the day, prepare snacks, check gear, and/or wash tubberware after returning from the slopes. The
community space is designed with picnic tables outside, as well as the main walking pathways running
close by so it functions as a central point for easy access and interaction among residents.
Surrounding the primary community space are also covered bike racks, and indoor storage areas
with lockers wide enough to accommodate ﬂy rods, skiis, boots, snowboards....
A playground will be located on the north side of the site with a fence/gated entrance for pedestrian
access from Snow King Ave. For automobiles passing by on Snow King Ave, the new playground will
provide a tempered facade and overall friendly view from the road. The main pedestrian access running
North-South from Snow King to the buildings would pass by the playground. Additional landscaping
will beautify the site and provide foliage.
Each residential unit is designed with 1 dedicated parking space. We expect to request a
variance to reduce the parking requirement to 1 parking space per unit. The exact number of parking
spaces feasible will depend on the site survey, but we have designed 35 including 2 handicap spaces. If
suﬃcient parking spaces per the code requirement could be built, we would; but a waiver for parking
would be a useful tool to accomplish a ﬁnancially viable project that includes more residential units and
larger unit sizes (speciﬁcally more 3 bedroom units) to accommodate families in Jackson.

Unit Plan: 1 bedroom x 1 bathroom (approximately 588 sq feet)

Unit Plan: 3 bedroom x 2 bathroom (approximately 1028 sq feet)

We expect minor adjustments to the unit layouts.

Floor Plans for Building 1

We expect minor adjustments to the building layout.

The 2nd and 3rd Floors would stack directly on top of the ﬁrst ﬂoor plan mirroring the unit counts and
sizes. With the addition of a 1 bedroom unit directly above the community room.

Building 2 would have essentially the same layout as Building 1 with some minor adjustments including
replacing the community room with a one bedroom unit, adding a manager’s oﬃce, and rearranging several
access points.

Section C) Notes on financial projections
REVENUES -We have used the guidance from planning and building to calculate AMI’s and adjust the
operating model accordingly. In the 9% Tax Credit Scenario, we used HUD income and rents for Teton
County and have based numbers on 2021’s income levels, as well as standard household size. In the
Privately Financed model, we used the Town of Jackson’s method of setting rents for aﬀordable housing
(1 person for bedroom, and rent charges at 30% of 80% AMI levels for all households earning between
80-120% AMI).
OPERATING EXPENSES- We’ve used our knowledge of operating over 2,100 units, as well as speciﬁc
local considerations into determining the operating expenses associated with the property. Included in
operating expenses are a 1 bedroom unit for the manager, management fees, payroll for 2 part-time
employees, LIHTC fees, utilities, maintenance, insurance, real estate taxes, and replacement reserves....
The largest diﬀerence between the two operating models is real estate taxes. In the locally funded model,
the property would not be subject to property taxes, which hold an anticipated cost of $30K~ per year in
the 9% LIHTC model.
HARD COSTS - We have been in communication with multiple development and construction
companies and associates to gain an accurate sense of costs associated with such a project. As widely
published, the prices of certain home construction materials have ballooned dramatically in the past 12
months. That withstanding; material bids, discussions with subcontractors, and review of other projects
have assisted in determining the anticipated hard costs associated with the project.
SOFT COSTS - include estimates for architectural, engineering, legal, accounting, insurance,
permitting, and other city fees based on discussions with subcontractors, reviewing fee schedules, and
other recently advanced projects.
9% Tax Credit Financial Proposal
As many parties have experienced, Wyoming’s 9% credit allocation scoring process makes it
incredibly challenging to receive 9% credits for a project in Jackson. For this reason, we are proposing to
pursue just one submission for a 9% allocation. Since the physical building design that we’ve proposed
will be the same regardless of the ﬁnancing structure, and since the private funding model is viable in the
event the 9% award is not granted; DHI would not wait for the outcome of the tax credit award to
proceed with construction drawings and other construction prep.
In terms of timing, we believe that it is entirely reasonable to submit an application to the WCDA
this fall (by Sept 30th) and to have sent a LOI to the WCDA in advance; in the event that the Town of
Jackson streamlines the project’s design review approvals within 4-6 weeks from the award date (ideally
by August 15~).
If the Project is successful in receiving tax credits, the LP organized to own and manage the new
project would provide the Town of Jackson an option so that the Town could purchase the property
upon the expiration of the tax credits (15 years of occupancy). The purchase price would be for any
remaining debts associated with the property plus exit taxes.

In the 9% Tax Credit Model, 34 of 35 units would be restricted to those earning between 30-60% AMI.
(1 unit for manager)
1 Bedrooms:
4 units restricted to 30% AMI levels, or $ 650~/ month in Year 1
4 units restricted to 40% AMI levels, or $ 867~/ month in Year 1
4 units restricted to 50% AMI levels, or $1,084~/ month in Year 1
5 units restricted to 60% AMI levels, or $1,301~/ month in Year 1
3 Bedrooms:
4 units restricted to 30% AMI levels, or $ 901~/ month in Year 1
4 units restricted to 40% AMI levels, or $1,202~/ month in Year 1
4 units restricted to 50% AMI levels, or $1,503~/ month in Year 1
5 units restricted to 60% AMI levels, or $1,803~/ month in Year 1
What the Town of Jackson is contributing if the 9% Tax Credits are awarded?
-

The Land (400 W. Snow King Ave) through a 99-year ground lease ($1 per year)

-

Project Approvals by August 15, 2021 including two variances: i) a parking reduction from a 1.5 ratio to a
1 ratio. In total reducing the parking ratio to 1 to 1 across the entire project, and ii) allowance for the
gross square footage of a single building to be larger than 10,000 sq feet in the NH-1 High Density Zone.

What DHI is contributing if the 9% Tax Credits are awarded?
-

Submission of a Tax Credit Application

-

Pre-development expenditures to organize entitlement, legal agreements, and construction drawings.

-

Expertise and skill to organize the project details and funding in a timely manner

-

Guaranteeing project loans, completion guarantees, and/or other ﬁnancial sources and/or providing
operating guarantees (for a $13M Project)

-

Organization and management of general contractors and subcontractors through construction.

-

Approximately $600,000 paid in Building Permit, impact/extraction and Public Works fees.

-

Long-term management skills and asset management services post-occupancy.

-

An Option for the Town of Jackson to become the full owner of the project upon the expiration of the
tax credits (15 years after occupancy).

DHI would be deferring about $436,000 in developer fees, which would be paid back from project cashflows.

9% LIHTC Funding: Construction, Perm, Operating Pro Forma (Years 1-7)
Construction Financing Sources

Permanent Financing Sources

*Total Development Costs are approximately $380,000 per residential unit

* Total Project Costs does not include land value.

*Rent Revenues are based on a 2% annual increase.
**Vacancy, cost of capital and operating expenses are based on local factors and our experience managing similar projects.
***Operating Expenses includes Real estate taxes of approx $30K per year

9% Tax Credit TIMELINE Proposal
An anticipated development schedule from pre-dev through occupancy with additional long term
milestones:

Contingencies and/or developer accountability can be discussed upon request.

End of Publicly Financed Section

The Locally Financed Model
In a locally ﬁnanced model, we are proposing that the Town of Jackson lend $2.1M in funds to the
project, and waive impact, extraction and public works fees. DHI would contribute 100% of developer fees and
an additional capital contribution of $765,000.
In the locally ﬁnanced model, all 35 units would be restricted to those earning between 80-120% AMI.
1 Bedrooms:
17 units restricted to 80%-120 AMI levels, or $1,618~/ month in Year 1
3 Bedrooms:
18 units restricted to 80%-120 AMI levels, or $2,081~/ month in Year 1
The maximum rent charged would be equivalent to 30% of 80% AMI for any qualifying household.
Household size is calculated at a ratio of 1 person per bedroom.
Annual Income Targets (80% AMI) 2021
Household of 1 person

Household of 2 people

Household of 3 people

$64,800 / year

$74,000 / year

$83,280/ year

Additional requirements for households to Qualify:
Households may not own residential real estate within 150 miles of Teton County, WY.
At least one adult must work a minimum of 1,560 hours per year for a local business.
Households may not hold more than $277,440 in Net Assets.
i. A summary narrative of the Locally Funded project structure
In the Locally Funded scenario, the Town of Jackson would own the property, but DHI would be
responsible for managing the property and would receive 95% of net cash ﬂow (after paying operating
expenses and debt service on the permanent loan) until DHI’s note is paid back. The Town of Jackson
would receive the remaining 5% of cash proceeds as long as DHI is managing the property, yet the Town
could retain building management (and all cash proceeds) once DHI’s loans are paid back in full.
What additional pieces would the Town of Jackson contribute for a Locally Funded Project?
-

Commit a $2.1M loan to the project for 15~ years. The interest rate is set at the Applicable Federal Rate
(AFR), simple interest, with no payments due until the end of the loan term (2037~), when all principle
and plus accrued interest would be repaid by the project. The maturity of this note could be negotiated.

-

Waive all Development Impact, Extraction, and Public Works Fees (including school, ﬁre,
infrastructure, sewer and water hookup fees...). Although the fee rates for Jackson are expected to be
updated, we’ve estimated this value at $500,000. (The project does anticipate paying upto $100,000 for
permitting fees.)

What additional pieces would DHI contribute for a Locally Funded Project?
-

100% of developer fees ($1.69M)

-

A cash contribution of $765,000 to cover the project’s ﬁnal funding gap.

-

The combined developer contribution of $2.55M would earn an 8% accrued interest rate, paid from
project cash ﬂows.

*Total Development Costs are approximately $371,500 per residential unit

*Rent Revenues are based on a 2% annual increase.
**Vacancy, cost of capital and operating expenses are based on local factors and our experience managing similar projects.

The Locally Financed Model’s TIMELINE
d. An anticipated development schedule that includes a projected timeline for each major step

Contingencies and/or developer accountability can be discussed upon request.

Letter of Interest, Construction Finance

End of Proposal.
We look forward to working with the Town of Jackson to design, build, finance, and manage new housing at
400 West Snow King Ave.

