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Steering Committee Meeting Agenda


Wednesday, October 30, 2024 | 4:00 pm - 5:30 pm
HRDC, District IX Livingston Office, 121 S 2nd Second Street


4:00 - 4:05 p.m. Welcome back


4:05 - 4:20 p.m. Review of September meeting and follow-up items


4:20 - 4:30 p.m. Lila Fleishman: Update on 40 Jardine Rd. development


4:30 - 4:50 p.m. Presentation: housing investment funds cont.


4:50 - 5:20 p.m. Discussion: housing investment funds


5:20 - 5:30 p.m. Closing and next steps


Ground Rules


Respect Each Other
Listening is important


One person speaks at a time (no interrupting)


Respect the Group
Make your points succinctly
Everyone has a right to talk


It’s OK to Disagree – Agreeably
Challenge ideas, not people
No “zingers” or cheap shots


Disagreement is an opportunity to learn


Keep the Conversation Constructive
Speak from your experience


Explain your reasoning
Keep an open mind








Housing Funds


October 30, 2024


Voluntary Fees & Impact Funds







Key Considerations


Eligible uses


Revenue source/s


Administration


Total amount







Definition


that can be used to support a variety of affordable housing
activities.


Because they are created and administered at the local level, HIFs
are not subject to the restrictions of federal subsidy programs and
therefore can be tailored to address local priorities and needs.


A flexible source of funding


Housing Investment (or impact or trust) Funds


created and administered at the local level







THREE EXAMPLES FROM MONTANA


Missoula Affordable Housing Trust Fund
https://ci.missoula.mt.us/3068/Affordable-Housing-Trust-Fund


Whitefish Community Support Fund (aka 1% for Whitefish)
https://explorewhitefish.com/csf


Voter-approved fund


Voluntary fee added to lodging, food, and transportation receipts


Gallatin Community Housing Impact Fund
https://www.nwmt.org/gallatin-housing-impact-fund/


Fund that provides up to 2% returns for investors







PARK COUNTY COMMUNITY HOUSING INVESTMENT FUND
Purpose: To provide stable returns for
long-term investments to fund housing
solutions.  


Fund Amount: $3M. Anticipated $4 of
total development impact per $1 invested. 


Revenue Sources:
TBD. 


Administration: TBD. Potentially
NeighborWorks Montana, Park Local
Development Corporation, Park County
Community Foundation, or other entities. 


Eligible Projects:
30% community rentals (e.g., ADU
loans, lease local grants)


30% community ownership (e.g.,
community land trust loans or grants,
down payment assistance loans)


40% developer operations
gaps/incentives (e.g., LIHTC
development gaps, land banking,
grants for emergency housing) 







COMMUNITY SUPPORT FUND (AKA 1% FOR WHITEFISH)


Purpose: Ths CSF is a voluntary program
that supports various programs that balance
economic vitality with community
sustainability while maintaining the quality of
life for local residents. 


Administration: Explore Whitefish and
Housing Whitefish 


Eligible Projects:
Spending is at the discretion of Explore
Whitefish Board of Directors
Funding has been used to support grant
writing by Housing Whitefish and the
Housing Whitefish Rental Assistance
Program


https://explorewhitefish.com/csf


Fund Amount: Varies depending on
spending at member businesses. Goal of
contributing $150,000 annually to Housing
Whitefish.


Revenue Sources:
A 1% fee is added to lodging, food, and
transportation receipts for about 55 of
Explore Whitefish’s 145 members. Guests
may ask to have the fee removed if they
wish. Explore Whitefish will reimburse the
guest for the charge if the fee can’t be
removed.







COMMUNITY SUPPORT FUND (AKA 1% FOR WHITEFISH)


History: 
2006 - Explore Whitefish
created 1% pass-through fee at
restaurants and hotels to
stimulate tourism. 
2018 - Booming tourism
industry; about $0.57 per dollar
spent by visitors. Membership
started declining as anti-
visitation sentiment grew.
Protests outside of Explore
Whitefish.
2022 - Unanimous decision by
board to put half of the 1% fee
toward housing, as part of the
tourism management strategy.


https://explorewhitefish.com/csf







1% collected at each businesses
POS as a business fee, similar to
a destination fee


Businesses calculate the fee
and send it to Explore Whitefish
monthly via ACH or check.


Explore Whitefish’s business
manager spends about 30% of
their time on soliciting funds
and follow-up. 


COMMUNITY SUPPORT FUND (AKA 1% FOR WHITEFISH)


Fee Collection


ADMINISTRATION







COMMUNITY SUPPORT FUND (AKA 1% FOR WHITEFISH)


Housing is now part of Explore Whitefish’s
messaging


Article in the local paper every 2 weeks


1-2 social media posts per quarter about fund
benefits


Quarterly publicity when checks are cut to
Housing Whitefish


Housing Whitefish writes thank yous to
participating businesses and does social media


ADMINISTRATION


Education & Outreach







Operations
Supports Executive Director’s time 


Whitefish Workforce Assistance Program
Based on similar program in Winter Park, CO
Provides rental assistance for 12 months to households with
local workers. Average amount is $319/month. 
Workers must be employed on average 32 hours a week or
1,600 hours a year at a job w/in local zip code. 
Priority for City of Whitefish employees
Reach:


Currently serves 50 households with 90 individuals
Working with 35 landlords


Income eligibility: 100% AMI or less
Prioritizes households with greatest economic need 
Average household AMI is 60%
Housing Whitefish has an income review committee
Mortgage lender is the board chair, who uses her tools to
income qualify folks for the program. 


COMMUNITY SUPPORT FUND (AKA 1% FOR WHITEFISH)
UTILIZATION OF FUNDS


https://www.housingwhitefish.org/whitefish-workforce-assistance-info







GALLATIN COMMUNITY HOUSING IMPACT FUND


Purpose: To provide stable, long-term
investment returns to fund co-investments for
housing solutions. 


Administration: NeighborWorks Montana


Eligible Projects:
Renters with incomes up to $70,000 per
household
Homeowners with incomes up to
$150,000 per household. 
At least 60% of the fund dollars and
projects funded will serve households
making less than 80% of the area median
income
Three projects: 2 LIHTC, one Family
Promise, all rental


https://www.nwmt.org/gallatin-housing-impact-fund/


Fund Amount: $10M. $5M raised to date. 


Revenue Sources:
Pooled investments from local financial
institutions, businesses, and individuals. 


$50K minimum investment 
5- to 15-year investment term
Interest rate up to 2.00%
Repayment: quarterly interest-only
payments with principal due at maturity



https://www.nwmt.org/gallatin-housing-impact-fund/





GALLATIN COMMUNITY HOUSING IMPACT FUND


Advisory Committee
meets twice annually 
6-8 people


two on NWMT board
anyone with $250K invested, including: 


NWMT
City of Bozeman
First Security Bank 


 


ADMINISTRATION
NeighborWorks Staff


1.5% difference between 3.5% floor for loan interest rates and
2% return for investors provides money for fund management


Recommend at least 2% for admin
Investors work directly with NWMT Executive Director Kaia
Peterson to complete paperwork.


Banks often have their own agreements
Individuals can use NWMT’s documents that the state has
reviewed


Partnership with DA Davidson if investor wants to contribute a
gift or an investment with stocks. 
NWMT provides quarterly investors newsletters.
Risk management


NWMT underwrites every deal and has never had a loan go
into default since 2009.
Most projects are looking to fill a gap and have been
rigorously vetted to arrive at this point.
NWMT is a patient lender. 


Quarterly interest-only payments via check, IRA account, etc. 
 







Project Types:
Mix of permanent and revolving loans
Rentals:


$1M - Family Promise rehab (48 homes)
LIHTC $1.5M - North Third & Peach Apts. (216 homes)
LIHTC $2.5M - Lumberyard Apts. (155 homes)


No ownership projects
Fund not great at grants; participants want their money back


Interest Rates
Targeted interest rate is dependent upon the affordability term and the
first mortgage


30-year affordability term can achieve 2% below first mortgage
15-year affordability term can achieve 1% below first mortgage


3.5% interest rate floor for housing development
4.5% interest rate for land acquisition and predevelopment


GALLATIN COMMUNITY HOUSING IMPACT FUND
USES OF FUNDS







Q & A and Discussion








Wednesday, October 30, 2024
Park County Housing Coalition Steering Committee


4:00 pm - 5:30 pm | HRDC, District IX Livingston Office, 121 S 2nd Second Street


MEETING MINUTES


In-Person: Katherine Daly (staff), Jamie Isaly, Kris Smith, Carrie Holder, Hannah Wologo
Virtual: Lila Fleishman (staff), Geoff Anderson,
Regrets: Becky Miller, Grant Gager, Sam Ricketts, Tawnya Rupe-Mraz


● Call to Order - 4:07 p.m.
● Public Comment - 4:07 p.m.


○ Katherine called for public comments and there were none.
● Welcome Back 4:07 p.m.


○ Review of the September meeting
■ Steering Committee member renewals
■ Started the discussion of community housing funds by learning about three types


of funds serving different places in Montana.
○ Updates since the September meeting


■ Planning and Land Use:
1. CLUB voted unanimously to integrate ADU legislation into City of


Livingston Code
2. KD will participate in a City of Livingston code update focus group in two


weeks.
■ Partnership development:


1. Visit to Bryan Wells’s property with Samantha Ricketts to see his
vacation rentals.


■ ADU pilot program:
1. 38 people registered for ADU workshop series, we have had two


sessions so far, with between 20-25 people in attendance at each one.
a. More than 30 of the folks registered are located in Livingston.
b. Great feedback on the first session. Folks really enjoyed the


workshop.
2. Materials are online and are available for everyone to use!


○ Purpose of today’s meeting
■ Update on HRDC’s 40 Jardine Road project in Gardiner
■ Continue conversations as part of the housing fund fall
■ Celebrate your service with treats!


○ This session’s consensus-building tip
■ People process information in different ways. Offer plenty of time and formats for


people to do that. This is a challenge and something I’m working on.
● Lila: Update on HRDC’s 40 Jardine Road Housing Development 4:22 p.m.


○ Lila reviewed information contained in a handout included in meeting materials
○ Requested assistance in identifying partners, grants, and other opportunities to fill the


funding gap in the project.
● Housing Investment Funds Cont. - 4:45 p.m.


○ Presentation: housing investment funds continued (presentation slides attached)
● Q &A and Discussion - 5:23 p.m.


○ Questions about housing investment/impact/trust funds?
■ The Steering Committee had no questions.


○ Discussion:







Wednesday, October 30, 2024
Park County Housing Coalition Steering Committee
■ Hannah shared that it is hard for her to imagine asking people for more money at


this time.
■ Jaime commented that a hybrid model incorporating various funding streams


would make sense.
■ Other funding models to learn about?


1. Membership funding model
2. Co-ops - not a funding model, but a shared ownership model. But we can


talk about what it takes to support this kind of housing
● Closing and Next Steps - 5:26 p.m.


○ Next meeting is Wednesday, November 27th, the day before Thanksgiving. December
meeting is Christmas Day.


■ Steering Committee agreed to cancel the November meeting and reschedule
December to the 4th.


● Meeting adjourned at 5:36 p.m








October 24, 2024
Gardiner Community Housing


Project background and updates:


HRDC, IX (HRDC) has been working with the Gardiner community to address local housing
challenges for over ten years. When the opportunity arose to purchase developable land in
2020, HRDC secured the land for future community housing. HRDC purchased the property for
$875,000 and has incurred approximately $300,000 in carrying and project pre-development
costs to date. Pre-development activities include feasibility exercises, community engagement,
site and market assessments, neighborhood and unit design, and developing a preliminary
proforma based on detailed estimates and validated regional costs.


The proposed project at 40 Jardine Road will include 36 condo row homes within walking
distance of core downtown Gardiner. This new neighborhood will offer permanently affordable
homeownership to a mix of incomes, primarily targeting middle-income households through the
community land trust model.


● 1 Bedroom 1 bathroom condos: 8
● 2 Bedroom 1.5 bathroom condos: 20
● 3 Bedroom 2 bathroom condos: 8
● Total units: 36


HRDC has successfully completed community land trust developments in Bozeman, Livingston,
and Big Sky. These developments have fostered strong community bonds through







owner-occupied housing, offering families the chance to establish roots in neighborhoods where
traditional homeownership may have been out of reach.


HRDC has worked with the Gardiner community to foster strong support from local nonprofit
organizations, major employers, and residents to address challenges in the lack of housing
opportunities that have impacted the sense of community, school enrollment, and regional
economy. This project will meaningfully address the need for homeownership within reach of
local residents and open up existing long-term rentals.


We aim to deliver four homes priced affordable to low-income households earning below 80% of
the Area Median Income and twenty-six homes priced affordable to households earning 100%
of the Area Median Income with six homes without resale restrictions priced at market rates.


The total project cost is $18,518,173, or an average cost of $514,394 per unit (across all types).


Project funding sources:


Proceeds from home sales (projected/variable) $13,220,781
ARPA infrastructure grant from Park County (confirmed) $300,000
HOME program income (verbal confirmation) $500,000
HOME application regular round (Pending- highly competitive) $1,000,000
Partnership sales $1,050,000
Philanthropy $2,447,392


$18,518,173


Project Contact:


HRDC Community Development Director
Lila Fleishman lfleishman@thehrdc.org (406) 585-4943


HRDC, IX (HRDC) is a locally based Community Action Agency and Community Development
Corporation. HRDC provides a range of services to Park, Gallatin, and Meagher Counties,
including developing, preserving, and managing community facilities and affordable housing
along the housing continuum.



mailto:lfleishman@thehrdc.org



