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Executive Summary
On behalf of the Cheyenne and Laramie County Housing Assessment Team, I would like to thank
Laramie County, Cheyenne, Albin, Burns and Pine Bluffs for their hospitality during the assessment.
To quote Brett Walker (Laramie County Planner & Assessment Team Member), “We were received
graciously by everyone with whom we me met, making me more proud to work for the people of
Laramie County”. I would also like to thank the Housing Assessment Team volunteers, who did a
great job on the report, providing a lot of information that can be used to work on the housing
issues in Laramie County.
The topic of “housing” comes up in one form or another in almost every public meeting, across all
communities in Wyoming. It comes up at almost all community assessments, it comes up at almost
all the Tour 23 meetings, and it comes up at the University of Wyoming Extension community
forums. It came up all three Pine Bluffs assessments, both Albin assessments, the Burns assessment
and during Plan Cheyenne. There are housing issues in Laramie County and all of the communities
within Laramie County and these are long term issues. Two of the above assessments occurred in
2003!
This is a community issue and will take the entire community to work on the problem. Housing
issues can affect the safety of the community; it affects employers and employees, it affects the
health of the citizens as well as the health of the community, it plays a role in the children’s wellbeing and the list goes on. This is a chronic problem in Laramie County and Wyoming. Housing is
not an easy issue to tackle and cannot be taken on by just one sector of the community. On the upside, housing projects help the economy by providing more jobs and increased sales for local
merchants, as well as increased sales tax revenue.
This report is just a first step in addressing the housing issues in Laramie County and Wyoming. I
would urge you to get involved and take a role in the community and housing. The Wyoming
Business Council and the housing agencies in Wyoming recognize this as a long term problem that
needs real solutions. Upcoming, there will be efforts to start a housing trust fund in Wyoming (see
the body of the report for more information) to start addressing these issues. The Wyoming
Business Council will be putting together a “tool box” of resources and best practices to help
communities that will be comprehensive and contain real solutions. Both of these efforts will not
happen overnight. In the meantime, get involved! Look outside the box for solutions. Use this
report and its resources to begin solving the housing issues in your community in Laramie County.
Everyone must be flexible and work together to fix this common community issue.
Best,
Kim Porter
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Major Themes
1. What do you see as the problems and challenges of housing in your community or the county?
Cheyenne
Burns
Pine Bluffs
Albin

Lack of quality housing options and affordable housing options
Lack of rentals - older houses need repair
Lack of housing options
Lack of housing options

2. What do you see as the strengths and assets of housing in your community or the county?
Cheyenne
Burns
Pine Bluffs
Albin

Housing variety, infrastructure
City government
City government
Limited regulations

3. What type of housing are you looking for now and in the future
Cheyenne
Burns
Pine Bluffs
Albin

Single level, downtown lofts, senior housing, maintenance free
Stay in current home, Smaller home
Stay in current home, Smaller home, duplexes
Manufactured housing

4. What amenities are you looking for?
Cheyenne
Burns
Pine Bluffs
Albin

Public transportation, walking distance to shopping
Public transportation to Cheyenne, sidewalks
Public transportation to Cheyenne, medical services
Café, gas station

5. Define Affordable
Cheyenne
Burns
Pine Bluffs
Albin

Able to live and still pay bills - 30% of income
Varies by individual
Should match local salaries
Varies by individual

6. What do you expect government/employers to do about housing issues
Cheyenne
Burns
Pine Bluffs
Albin

Improved collaboration between public & private sector
Communication between employers and developers
Limit regulation, help with infrastructure, work with developers
Nothing

3

What do you see as the problems and
challenges of housing in your community
or the county?

Cheyenne
Burns
Pine Bluffs
Albin

THEMES:
Lack of quality housing options and affordable housing options
Lack of rentals - older houses need repair
Lack of housing options
Lack of housing options

Team Member: Lyle Konkol
In the smaller outlying communities of Pine Bluffs, Albin and Burns the common theme was more opportunities to
buy affordable housing by low or moderate income with some type of assistance provided. Not necessarily grants,
but help in the form of differed loans, which don’t exist now.
In Cheyenne there was a much more broad opinion of the problems that exist:
a.
Permitting and infrastructure cost are too high
b.
More opportunity for quality low income housing
c.
Land costs are excessive
d.
Lack of housing for people with disabilities
e.
Too many landlords that take advantage of low income people
f.
Waiting list for Section 8 too long
g.
No housing geared specifically to the elderly
h.
Lack of both rental and affordable housing
Recommendation: Cheyenne and Laramie County should consider looking at other successful communities who
have revitalized blighted neighborhoods, created homeownership and rental opportunities and successfully
partnered with state and local government in numerous ways to advance community development. One
community and organization is Great Falls, Montana and Neighborworks Great Falls.
http://www.nwgreatfalls.org/index.htm
Since 1980, Neighborworks Great Falls (NWGF), formerly Neighborhood Housing Services of Great Falls, has been
revitalizing declining neighborhoods and providing affordable housing to lower-income families. NWGF has a
nationwide reputation for small city revitalization and has become a national model for statewide delivery of rural
housing programs through its affiliate, the Montana Home Ownership Network. In the years since its founding,
NWGF has accomplished the following in the neighborhoods: Property tax revenues have increased by $4.5
million; vacancy rates have dropped from 16% to 2%; over 130 new homes have been built; over 400 dilapidated
structures have been repaired or removed; hundreds of homes have been painted and rehabilitated; private and
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public investment has exceeded $100 million; annual neighborhood clean-up and crime watch programs have
been organized; 99% of the lots are free of trash; many rental properties have been renovated and over 2,300
families have become homeowners. The Montana Board of Housing has committed more than $40 million in
mortgages to NWGF programs.
NWGF has expanded the service area three times since 1983, each time, taking on a new neighborhood with its
own set of problems, property and otherwise. As more families become interested in becoming homeowners, fullcycle homebuyer education becomes more important, such that the relationship between the buyer and NWGF
stretches over a longer period of time. The longer term relationship will result in more stable homeowners and
more successful loans.
Because lots within the neighborhoods are becoming scarce, NWGF will construct more homes on fewer lots,
using townhouse and small lot developments. Another construction expansion will be the development of mixed
use, mixed-income developments. NWGF will continue to provide support services for its affiliate, Neighborworks
Montana, and continue to drive the expansion of programs within the Neighborworks Montana network.
The current core NWGF programs are first and second mortgages for down payment and closing costs,
rehabilitation loans, due-on-sale mortgage subsidies, full-cycle homebuyer education and counseling, postpurchase education for homeowners, new construction of affordable homes, reconstruction of deteriorated
homes, high school house construction, mutual self-help construction, and neighborhood revitalization projects.
The marketing efforts to sustain the core programs include the annual fund drive; successful relationships with the
Montana Board of Housing and the City of Great Falls; and expanded marketing and outreach to our customers.
The newsletter will remain the core communication effort. Operations financing will be three-tiered: federal funds
through Neighborworks and the City of Great Falls; the annual fund drive and foundation grants; and fees for
service.
Resource:
Lyle Konkol, Wyoming Field Office Director
U.S. Department of Housing and Urban Development
150 East B Street Room 1010
Casper, Wyoming 82601
Phone: (307) 261-6251
Fax: (307) 261-6245
Lyle.j.konkol@hud.gov
Resource: HUD Programs formula funded to the State of Wyoming below
HOME Investment Partnership Program Summary (Administered by the Wyoming Community Development
Authority) WCDA http://www.wyomingcda.com/
The HOME Investment Partnerships Program (HOME) provides formula grants to States and localities that
communities use – often in partnership with local nonprofit groups – to fund a wide range of activities including
building, buying, and/or rehabilitating affordable housing for rent or homeownership or providing direct rental
assistance to low-income people. HOME is the largest Federal block grant to state and local governments designed
exclusively to create affordable housing for low-income households.
HOME funds are awarded annually as formula grant to participating jurisdictions (PJs).The program’s flexibility
allows States and local governments to use HOME funds for grants, direct loans, loan guarantees or other forms of
credit enhancements, or rental assistance or security deposits. The program was designed to reinforce several
important values and principles of community development:
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HOME’s flexibility empowers people and communities to design and implement strategies tailored to their own
needs and priorities.
HOME’s emphasis on consolidated planning expands and strengthens partnerships among all levels of government
and the private sector in the development of affordable housing.
HOME’s technical assistance activities and set-aside for qualified community-based nonprofit housing groups
builds the capacity of these partners.
HOME’s requirement that participating jurisdictions match 25 cents of every dollar in program funds mobilizes
community resources in support of affordable housing.
Down Payment Loan Program (Administered by the Wyoming Community Development Authority)
The Down Payment Loan Program provides assistance with down payment and closing costs to WCDA
homebuyers. This program places a second mortgage on the property of up to $10,000. The minimum payment
must be $25.00. The homebuyer is required to take both their regular Homebuyer Education Class and the Oneon-One Counseling Class. These loans are offered in conjunction with WCDA first mortgage purchase loans
through WCDA participating lenders only.
Minimum Required Borrower’s Contribution –$1,500.00
Maximum loan amount - $10,000
Loan Term – 1 to 96 months. Monthly principal and interest payments must be at least $25.00 per month.
Minimum middle FICO score (credit score) - not less than 620
Total Debt to Income ratio may not exceed 41%
Current interest rates may be found on WCDA’s website
Amortizing loan
Homebuyer Assistance Program (Administered by the Wyoming Community Development Authority)
The WCDA has an alternate second mortgage program where eligible low-income home buyers may borrow up to
$2,000 to assist with down payment and closing costs.
Minimum Required Borrower’s Contribution –$500.00
Maximum loan amount - $2,000
Minimum middle FICO score - not less than 620
Total Debt to Income Ratio may not exceed 41%
Borrowers must show a need for the assistance and may not have total assets over $30,000.00.
The total annual family income of the borrowers must not exceed the income limits shown under "low income"
limits as seen here. The income limits are lower than WCDA’s standard program limits.
The loan is structured as a three percent (3%) 30 year deferred loan secured by the property being purchased, as a
second mortgage. There is no monthly payment. The loans will be forgiven upon maturity of the first mortgage.
Should the property be sold or otherwise transferred or cease to be the principal residence of the borrower prior
to maturity of the first mortgage, the loan is due and payable, and must be repaid at a rate of 3% per annum.
The loan funds may be used for purchasing a principal residence with an acquisition cost not exceeding $135,000.
This loan must be approved by WCDA prior to closing.
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First Time Homebuyer Program (Administered by the Wyoming Community Development Authority)
You must be a first-time homebuyer or you may not have owned a home, as your principal residence, in the last
three years. You must be able to qualify for one of the three following loan types:
• FHA - Federal Housing Administration
• VA - Veterans Administration
• RD - Rural Development Guaranteed loan program
Your total annual family income must be at or below the income limits. See Income & Purchase Price Limits
The home you are purchasing must meet the WCDA purchase price limitations. See Income & Purchase Price
Limits http://www.wyomingcda.com/index.php/homebuyers/C59
Manufactured homes on permanent foundations that meet the requirements of FHA Mortgage Insurance are
eligible. WCDA will finance a manufactured home under the FHA program only.
You must be purchasing a home on six (6) acres or less or on not more than one legal building site.
Home Again Program - If you meet all of the WCDA First-time Homebuyer Program requirements and you are
purchasing a WCDA – owned property, you may be eligible for a slightly lower interest rate under the Home Again
Program. The Home Again Program is a reduced rate loan program, 30 year fixed rate mortgage to eligible first
time homebuyers purchasing a WCDA REO property under our Standard Single Family Program. To view the REO
properties, go to the WCDA Properties Listed for Sale section.
Community Development Block Grant Program (Administered by the City of Cheyenne)
The Community Development Block Grant (CDBG) Entitlement Program provides annual grants on a formula basis
to entitled cities and counties to develop viable urban communities by providing decent housing and a suitable
living environment, and by expanding economic opportunities, principally for low- and moderate-income persons.
The program is authorized under Title 1 of the Housing and Community Development Act of 1974, Public Law 93383, as amended.
Other programs of the Wyoming Community Development Authority
Low Income Tax Credits (Administered by the Wyoming Community Development Authority)
The Low-Income Housing Tax Credit (LIHTC) is an affordable housing program that provides equity for affordable
multi-family housing developments through the syndication of these credits. The LIHTC program is administered
according to the rules and regulations outlined with the Affordable Housing Allocation Plan and allocated through
a competitive allocation process on an annual basis. Private for-profit and non-profit developers are eligible to
apply for the LIHTC program. Specific scoring criteria, WCDA underwriting guidelines and application requirements
and deadlines can be found within this document.
The Low-Income Housing Tax Credit was created by the Tax Reform Act of 1986 to encourage the construction and
rehabilitation of housing for very low, low, and moderate-income individuals and families. Congress mandated
that housing credit agencies adopt an "Allocation Plan" which defines the process used to distribute the Credit
among projects.
The Tax Credit Program is a regulated and highly complex program. Final interpretations of certain rules and
regulations governing various facets of the program have not yet been issued by the U.S. Department of Treasury;
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consequently, additional requirements or conditions applying to the tax credit may be forthcoming. It is strongly
suggested that project sponsors interested in the Tax Credit Program contact their tax accountant and/or attorney
before developing projects under the Tax Credit Program. While WCDA will endeavor to assist those persons
applying for an allocation of tax credits, WCDA personnel are not tax or legal experts and applicants should not
rely on WCDA for tax and/or legal advice.
http://www.wyomingcda.com/index.php/multifamily/C82

Team Member: Tom Mason
Cheyenne Issues Summary:
The top 5 issues presented to the Housing Assessment Team Members were:
1. General housing (own or rent) affordability
2. The lack of affordable housing in general and housing choices
3. The lack of downtown housing
4. Regulatory restriction and financing
5. Issues with discrimination of some citizens and their difficulty of finding housing.
After those issues, the topic decreased significantly in importance. These topics included, in order:
6. Issues citizens had with developers/development
7. Affordable Rents only
8. Landlord problems
9. Tie - Issues with the Housing Authority
9. Tie - Senior Citizen Issues
9. Tie - Concerns on growth and inability to grow
9. Tie - Lack of good neighborhoods and amenities
10. Concern for Cheyenne’s Historic Homes
11. Concern on housing for Elderly citizens
The top two concerns of the citizens from Cheyenne are that housing, in general is not affordable and the
housing choices that are available are very limited. The primary socioeconomic sector that is affected the
most is lower to middle income individuals and families. Those that are in the market for houses in the
150,000 – 250,000 range have a very hard time finding houses in this price range. Therefore, they are forced
to settle for lower value houses that are also poorer quality.
Cheyenne has been growing at a rate slightly greater than the historical rate of under 1% a year. Between
1990 to 2010 the population of the area grew at an annual rate of 1.3%. Between 2010 and 2014 Cheyenne
grew by 1.25% a year. This was still way under the growth our southern neighbors felt between 2000-2010;
Greeley had 2.07% growth and Ft. Collins had 2.14%. Studies have been done by Cheyenne LEADS that
confirm approximately 22% of Cheyenne’s/Laramie County’s work force commute into our area, mostly
from the south. http://cheyenneleads.org/wp-content/uploads/2014/12/Cheyenne-LEADS-WorkforceStudy-Combined-Report.pdf Other MPO studies prove that for every person living in Cheyenne and
commutes to Colorado for work, there are 6 people who live in Colorado and come to work every day in
Cheyenne. http://www.plancheyenne.org/wp-content/uploads/2011/12/commuter.pdf There are many
factors that would attribute to why so many people choose to live in Colorado verses Cheyenne even though
their jobs are in Cheyenne. Housing is one of these factors.
Even though Cheyenne/Laramie County residents think housing cost in Cheyenne’s are high, prices in Ft.
Collins are higher, while Greeley is lower. A more detailed analysis or survey of those commuters should be
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done to understand the reasoning why they choose to live in Colorado even though their jobs are in
Cheyenne. My understanding based on survey answers and other anecdotal evidence is that there are more
choices for housing types such as different types of apartments, different types of single family houses and
more neighborhood amenities such as more parks, recreation, commercial and retail options to name a few.
Many people interviewed for this Housing Assessment complained about the lack of housing variety. In
Cheyenne and the surrounding county area, the primary types of rentals are four-plex, mobile homes and
single family homes. Just recently, larger apartment complexes have been built in Cheyenne. They are big
enough they include a commons area, rec center and maybe a pool. It is said that these units are filled by
the time they are built and opened up. Some neighborhoods also reject multi-family units next to them
based on unfounded beliefs and prejudices such as potentially higher crimes, traffic, lower socioeconomic
status, etc. (also known as “Not In My Back Yard” – NIMBYism)
It was observed by some attendees that the local builders and developers of Cheyenne only know how to
build four-plexes and single family houses. It was said the developer has not recognized the need and
demand for more variety of houses and rentals, plus some developers are not building neighborhood
amenities (parks, paths, schools, neighborhood commercial, etc.). This is one reason stated why so many of
Cheyenne’s labor force do not want to live in Cheyenne and chose Colorado communities instead.
Cheyenne is experiencing a broadening of the variety of housing types and configurations that create more
desirable neighborhoods. One change looks to utilize smaller lots and alley configurations for twin homes,
which provides for a more neighborhood –oriented development, with windows and front porches.
Another trend is toward smaller lots and townhouse style units with several (3-5) units on very compact lots.

Cheyenne Twin Homes

Cheyenne small Lot Townhouse
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Cheyenne Eight-Plex

Alley-loaded Cheyenne Twin Home

There were a few people who spoke to the reason why unique or different types of housing were not
being built and that involved the inability by the builder to receive financing from local banks. It seems
there is a cycle of why there is not a variety of housing construction in Laramie County and Cheyenne.
First, the builders like to build what they are accustomed to and financing for different products are
hard to come by since the local banks also only know and understand limited products, and therefore,
are adverse to risks often associated with trying something new. One option is to explore how new
options and financing methods could be researched in other communities and brought back to
Cheyenne
Many young professional today do not want a single family home with a yard and white picket fence.
They want an edgy urban, downtown environment which is walkable and bike-able and close to shops,
bars, restaurants and recreation. Currently, downtown residential units are very few. There was hope
stated by some that the West Edge Project would eventually add housing downtown.
Only a few stated potentially public policies play a role in the affordability of housing. If there were no
building or development codes, housing might be cheaper. However, would that lead to discussions on
the safety and quality of housing stock in our community? A variety of costs impact the affordability of
housing in a community: land, infrastructure proximity, fees, labor and materials. Of these variables, a
municipality might have some influence on the first three.
Land costs are largely set by the market and fluctuate based on the willingness of owners to part ways
with their property. The City does not have control over the private valuation of land. However, the city
does, through public policy decisions, establish the minimum amount of land required per housing unit.
This is typically translated into a term called “density.” You also hear this referred to during the platting
or zoning process as the number of “dwelling units per acre.” The more land required per unit, the
higher the cost of the final product.
The City of Cheyenne has taken steps to reduce the amount of land required per housing unit.
PlanCheyenne 2006 initially recommended a series of steps that would allow for higher density
development to take place. (These concepts were carried forward in the 2014 update.) The Unified
Development Code (UDC) http://www.cheyennecity.org/index.aspx?nid=1824 enacted new zoning
districts to allow for the development of more efficient housing models, including:
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The NR (Neighborhood Residential) Zone District allows single family homes to be built on lots as
small as 3,000 square feet. With minimal 10-foot setbacks required between buildings and 70%
lot coverage, this policy allows for very land-efficient homes to be built. Prior to the UDC, the
smallest lot a single family home could be built on required a minimum of 5,000 square feet.



Another innovation enabled under the UDC is the “Cottage Lot” concept UDC 6.6.5. This option
is suitable for infill development where a series of residential lots face a small open space with
common access via a driveway system rather than a public street. Reductions to setbacks, lot
frontage, and a 30% reduction of minimum lot size create further efficiency opportunities to
lower the cost of land per unit. Although this concept has not been built yet in Cheyenne, the
Chaplin Park Planned Unit Development utilized these concepts in a project that has been
approved by the City and is ready to move forward at the developer’s discretion.

Sample Site Plan for Cottage Lot Development

Sample Site Rendering for Cottage Lot Development
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More recently, an amendment to the UDC proposed for use in the Pointe 8th Filing allowed for
reductions in setbacks to 10-feet to allow the front setback to be 15-feet; as opposed to the
standard of 25-feet when certain conditions are present.



The UDC also addressed Accessory Dwelling Units, also known as “ADU’s.” These are sometimes
called “Granny Flats” and can be a separate, rentable unit above a garage or in a separate
outbuilding. Typically less than 800 square feet in area, these units are an efficient way to
provide affordable rental units in a community. While the UDC enabled ADU’s as a “Use by
Right” in the new Neighborhood Residential Zone Districts, it did not provide for an efficient
means to approve ADU’s in other zone districts. This item is a priority action item for UDC
adjustments this year.



One land related cost that does potentially create increased land costs is the requirement in the
UDC for land to be designated for Open Space. The requirement establishes that a minimum
provision for open space/parks features will be provided to residential developments, along
with a variety of credits that can be used for infill projects. The residential requirements are for
8% or 750 square feet per unit to be designated or accounted for. The benefit of having a set
requirement enables decision-makers to have a consistent requirement to rely upon, while
assuring concerned neighbors that parks and open space will be addressed with new
development.

Whenever density issues are discussed, area neighbors are often interested in the discussion based
upon possible impacts to area parks, traffic and drainage concerns, and safety and property values
extend beyond the boundaries of the development. Such impacts are addressed in City Code and
provide for a predictable, balanced approach that accounts for and mitigates these external impacts.
These assurances provide sound rationale for a decision making body to vote in favor of higher density
projects, based on the fact that such concerns are addressed in code.
Several issues relating to infrastructure can affect the cost of housing, including specific width
requirements for streets as well as size requirements for water and sewer mains. Another consideration
is the proximity to existing infrastructure to the proposed development parcel. A few things to consider
include:


Proximity to existing infrastructure is key to the feasibility of a development. If an existing water
main is 1-mile away, the development will need to account for that cost as a part of their overall
cost scenario. Typically, the costs of such an extension would increase the total per-lot cost in a
development.



One effort that will likely increase the amount of land nearby infrastructure is the BOPU’s
Southern Water and Sewer Transmission Main projects. These efforts will bring water and
sewer infrastructure nearby to thousands of developable acres, thereby increasing the supply of
available land to develop. Based on the rule of supply and demand, increased availability of
developable lots could reduce the overall price of lots and ultimately housing.



The UDC provided a suite of new street sections that allows for narrower street options to
reduce the overall cost of street construction. (Note that this approach also benefits the City
long term in reduced cost of maintenance.)
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The topic of City required fees for capital infrastructure construction related to new development has
been discussed extensively in recent months. While Cheyenne does charge some fees for water, sewer
and park development, there are no fees charged for fire, police, transportation and public works. The
Cheyenne Governing Body asked the City Planning Office to prepare an Impact Fee Study. The Study
was presented to the Governing Body but the Governing Body was not interested in further analysis or
its development based on negative reaction by developers and home builders.
Affordable housing is a complex issue, with variables extending beyond the City’s control. Specifically,
the labor market and cost of building materials are not within the realm of the City to influence.
However, the City of Cheyenne has made strides to address areas impacting the affordability of housing
while balancing the concerns of existing citizens.
Recent economic conditions which have been favorable to job growth tend to put pressure on the
affordability of housing due to limited supply and greater demand. According to the Wyoming Center
for Business and Economic Analysis March 2015 report, “rental rates for apartments increased sharply in
4th quarter 2013 and 2nd quarter 2014, up 4.4 percent and 8.6 percent respectively. Attribution for this
event is ascribed to the large amount of new commercial and industrial construction underway locally
plus the new oil and gas activity that picked up somewhat unexpectedly in mid-to-late 2013.”
It is important to note that area experts have identified a shortage in buildable residential lots. This
shortage is being addressed by the private sector and a variety of units have been approved in the last
year, including single family and multifamily developments. In fact, over 800 units/lots have been
reviewed and/or approved in the past year with an additional 425 unit project which kicked off the
review process in 2015. This indicates that a large amount of supply may be on its way to ease this
issue. The projects reviewed or approved in the past year include:
800 Units/Lots Platted or reviewed in 2014:
 Chukker Ridge – 37 Lots
 Triumph Apartments – 33 Units
 Bluffs 10th – 57 Lots
 Thomas Heights – 193 Lots
 Carter Cottages – 44 Units
 Scenic/Frontier Ridge – 334 Apartment Units
 Diamond Estates 5th – 11 Lots
 Pointe 8th – 38 Lots
 Pronghorn Apartments – 17 Units
 Capital Ridge – 18 Lots
 Bluffs 9th – 18 Lots
 425 Units/Lots in Process (Waterford Square)
Credits: Some information provided above was extracted from a memo written on May 1, 2015 by Matt
Ashby, AICP to the City Governing Body.
Resources:
Contact person for City of Cheyenne Planning and Development Office:
Brandon Cammarata, AICP, Development Director
2101 O’Neil Ave
Cheyenne, WY 82001
bcammarata@cheyennecity.org
307-638-4303
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Contact Person for Laramie County Planning Office:
BRETT WALKER, AICP, Planning Manager
Laramie County Planning & Development
3966 Archer Parkway
Cheyenne, WY 82009
(307) 633-4523
Team Member: Brittany Parsons
The main issue, from each community session, boiled down to quality and quantity. In Cheyenne, the
housing available was very limited. The older housing stock was not well cared for and new families
looking to relocate had difficulty finding something suitable to rent. Those with higher incomes can
afford to buy, but if you were not in that place, renting substandard housing was the only choice.
Smaller towns like Pine Bluffs had very few rental options, and the existing housing was not well cared
for. Several attendees said the outdated housing needed to be torn down to make room for newer,
better, homes. Several attendees in the smaller communities also said there are limited housing options
for seniors who would prefer to retire in the country (not Cheyenne).
Recommendation: Prepare lower income families to purchase housing by taking Homebuyer Education
through the Wyoming Housing Network.
Recommendation: Increase affordable rental housing stock through the low income housing tax credit
program (LIHTC)
Recommendation: Outside of Cheyenne, Rural Development programs can be used to build or preserve
housing in rural areas.
Resources:
Brittany Parsons
Wyoming Housing Network
2345 East Second St.
Casper, WY 82609
307-233-8511
brittanyp@whninc.org
http://www.wyomingcda.com/index.php/multifamily/C82
Wyoming Community Development Authority
155 N. Beech Street
P.O. Box 634
Casper, WY 82602
(307)-265-0603 (phone)
(307) 266-5414 (fax)
info@wyomingcda.com
USDA Rural Development
http://www.rd.usda.gov/programs-services/programs-services-individuals
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Team Member: Kim Porter
There are a number of groups that started out as a small group of community members wanting to make a
difference in their neighborhoods and ended up being so successful they are now large non-profits. One of
these is Grandmont Rosedale Neighborhoods, outside of Detroit, MI. From their website: “The Grandmont
Rosedale Development Corporation (GRDC) is a non-profit, community based organization dedicated to
preserving and revitalizing the Grandmont Rosedale communities of northwest Detroit. We organize a wide
range of community improvement programs designed to help our community prosper as a place to live, work
and play.” They have Home Buyer Programs, Home Repair Programs, Vacant Property and Code Enforcement
just to name a few. They were a mobile workshop at the National Main Streets Conference last year and I am
very impressed with all they have accomplished over the past 26 year. They have a huge volunteer base, which
they credit with being flexible with their volunteers and thanking everyone for anything with a letter. They are
funded with grants and donations, and more recently a crowdfunding campaign. They include everyone and
one of their sayings is, “Our success is your success.” One of the things they do that I think is a good idea, is
mow and take care of vacant properties so the properties don’t look vacant. The vacant properties became so
bad that homeowners just abandoned the properties and other people came in and stripped out all the
copper and wiring, thus leaving a worthless, empty shell. Imagine the housing crisis in Detroit and what they
had to overcome and how easy it could be for communities in Laramie County comparatively. A Community
Development Corporation (CDC) would be a great start to have the private sector get involved in the solution
for housing. Many CDC’s start with community members or a church stepping up to work on the issues.
Resources:
http://grandmontrosedale.com
Grandmont Rosedale Development Corporation
Lisa Grace
Deputy Director,
19800 Grand River
Detroit, MI 48223
313-387-GRDC (4732) ext. 105
313-387-5158 (fax)
lgrace@grandmontrosedale.com
Another example of a grassroots – community member initiated programs:
Home Repair Resource Center - Ohio– offers financial assistance for home repairs, senior repair program,
counseling & financial education, foreclosure intervention, repair education programs, educational resources,
tool loan program and rehabilitation projects. http://www.hrrc-ch.org/programs/.
An online guide to state and local housing policy. This is a great site with resources and success stories – and it
even has a tool box! www.HousingPolicy.org.
Lovell, Wyoming is a community that faced housing issues as a top priority out of their community
assessment. They hired a firm to conduct a Housing Assessment that identified the need for higher end rental
housing, which resulted in new rental homes being built. They also had an investor purchase a few mid-range
homes for rental purposes. Sue Taylor of Lovell, Inc. would be a good one to talk to about this process and
Lisa Johnson from the Wyoming Business Council can help with funding options if a study is determined to be
needed.
Goshen County did a study to see if putting in a senior center would entice seniors to move out of their single
family homes thus freeing up workforce housing. You could call the Goshen County Economic Development
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Corporation or the City Clerk to get more information. This would be a great resource because senior housing
came up a lot in the older community assessments and this current Housing Assessment in Laramie
County. The Wyoming Business Council manages the Community Development Block Grant that could fund a
study to make sure Laramie County could support such an effort - this would give developers the data to
support such an effort also. We also have a Business Ready Communities Grant that could fund a study like
this, if it could be tied to workforce, such as in Goshen County. Contact Lisa Johnson to get more information
about the Goshen County study and the best fit for Laramie County.
Resource:
Sue Taylor, CEO
Lovell, Inc.
PO Box 566
Lovell, WY
307-548-6707
lovellinc@tctwest.net
Lisa Johnson, Southeast Regional Director
Wyoming Business Council
3200 West C Street
Torrington, WY 82240
307-275-2512
lisa.johnson1@wyo.gov
Wyoming Community Development Authority (WCDA) has programs and services related to housing
issues including a single family mortgage loan, Spruce Up Wyoming I & II, Wyoming Energy Savers, and
programs for active military and veterans. Spruce Up Wyoming II (I is for first time home buyers) is a
mortgage loan program to help with substandard housing stock. WCDA does require that that the
houses have five major components completed to ensure safety before using the funds for cosmetic
reasons.
Community-based programs for funding of owner-occupied housing rehab.
The Community Pride & Revitalization (CPR) Program is designed to allocate money to cities, towns, and
counties that have created a volunteer-based, homeowner rehabilitation program. The funds are used
for materials and supplies and are allocated based on a community match. WCDA matches dollar for
dollar the amount the applicant is willing to commit to the program.
Communities are making a difference with CPR funds by utilizing volunteer labor to provide much
needed renovations like window and door replacements, painting, and roofing for low-income and
elderly homeowners. Some Wyoming cities have received CPR grant funds and organized affiliate
branches of national volunteer-based rehabilitation programs such as the World Changers Program and
Christmas in April. Smaller Wyoming communities have applied for funds in order to jump start local
service organizations’ volunteer-based rehabilitation programs.
WCDA also administers federal home funds in Wyoming, targeted to benefit low and very low income
persons and may be used for rental housing production, homebuyer assistance or homeowner rehab.
These programs have certain income limits and certain guidelines to follow. WCDA’s mission is “To help
our fellow Wyoming citizens attain quality and affordable housing.”
16

Resource:
Wyoming Community Development Authority
155 N. Beech Street
P.O. Box 634
Casper, WY 82602
(307) 265-0603 (phone)
(307) 266-5414 (fax)
http://www.wyomingcda.com
The Wyoming Business Council manages the Community Development Block Grant (CDBG) funds that
can provide grants for public infrastructure, ADA improvements, public facilities, housing infrastructure
and homeownership assistance (All communities are eligible for this except Cheyenne and Casper, who
get their own allocation). For more information, contact Lisa Johnson (above) or Sandy Quinlan, CDGB
Program Manager. Both this grant and the Business Ready Communities (BRC) programs can fund
housing studies, but the BRC grant must relate back to workforce.
Resource:
Sandy Quinlan, CDBG Program Manager
Wyoming Business Council
214 W. 15th Street
Cheyenne, WY 82002
307-777-2825
sandy.quinlan@wyo.gov
USDA Rural Development has many programs that may help solve issues in this question and question #3. For
example, they have a Single Family Housing Direct Home Loans that assist low and very low income
households purchase homes in rural areas. Funds can be used to build, repair, renovate or relocate a home, or
to purchase and prepare sites, including providing water and sewage facilities. They have a Single Family
Housing Guaranteed Loan Program that assists low and moderate income households build, rehabilitate,
improve or relocate a dwelling in an eligible rural area. There is also a Single Family Housing Repair Loans and
Grants for very low income or elderly homeowners. http://www.rd.usda.gov/programs-services/programsservices-individuals. An area of interest for Albin might be the Farm Labor Housing Direct Loans & Grants.
Construction, improvement, repairs and purchase of housing for domestic farm laborers is the primary
objective of this program. The grant portion of this program is based on need. This program can be applied
for by a family farm corporation or a local government entity.
They also have Multi-Family Housing Direct Loans to finance affordable multi-family rental housing for lowincome, elderly and disabled individuals and families in eligible rural areas. Low to moderate income families
may live in this housing. Wyoming success stories can be found at http://www.rd.usda.gov/wy.
Most USDA RD programs are based on income and that income chart can be found at
http://www.usdaloanagency.com/usda-loans-in-wyoming/.
Resource:
USDA Rural Development
Timothy Brooks, Rural Housing Programs
307-233-6716
Timothy.brooks@wy.usda.gov
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This next section is a portion on Housing Finance Sources taken from the 2015 Financial Resource Guide, put
out by the Wyoming Business Council. Contact Ryan Whitehead for more information.
Resource:
Ryan Whitehead
Business Finance Program Manager
Wyoming Business Council
307-777-2882
Fax: 307-777-2838
ryan.whitehead@wyo.gov
www.wyomingbuisness.org
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Housing Finance Sources
Direct Home Ownership Loans – Section 502
These loans are administered by the U.S. Department of Agriculture (USDA) and were created to finance
homes and building sites in rural areas. Rural areas for this loan are defined as open country or
municipalities with a population not to exceed 10,000. However, under certain conditions individuals
living in municipalities with a population between 10,000 and 20,000 may apply.
Eligibility:
 The purposes eligible for the loan program are:
 Loans may be used to buy, build, improve, repair, or rehabilitate rural homes or related
facilities, and provide adequate water and waste disposal systems.
 Funds may be used to modernize homes – add bathrooms, central heating, modern
kitchens, etc.
 The residence may be an existing house and lot or a home that will be newly constructed.
Under certain conditions the loan may be used to refinance debts on a home.
 Homes may be built on either individual tracts of land or in subdivisions.
 Individuals or families must meet the following criteria:
 Be without decent, safe and sanitary housing.
 Be unable to obtain a loan from another source on reasonable terms.
 Have sufficient income to pay house payments and associated costs such as insurance
and taxes. Those unable to meet this requirement may obtain a co-signer.
 Possess the legal capacity to incur the loan obligation.
 Possess the legal ability to carry out the obligations required under the loan.
Terms:
 The loan may finance up to 100% of the appraised value of the home.
 The maximum maturity for a loan is 33 years, under certain conditions 38 years.
 However, the maximum maturity for a loan for a manufactured home is 30 years.
 Depending on the applicant’s income the USDA may adjust interest to as low as 1%.
 When the financial situation of the borrower improves, refinancing through a commercial lender
is required.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Guaranteed Rural Housing Loans – Section 502

This guarantee is administered through the U.S. Department of Agriculture (USDA) and aimed at
improving the ability of rural individuals and families to become homeowners. Guarantees are not loans
themselves, but are rather meant to provide a promise to the lender that if the loan is defaulted on they
will still receive a substantial portion of their funds back. This makes it much easier for borrowers to obtain
loans.
Eligibility:
 Applicants must have an adequate and dependable income.
 Applicants must be a US citizen or be legally admitted for permanent residency.
 The applicant’s adjusted income cannot be greater than 115% of the average adjusted income for
the area (adjusted income is determined by subtracting $480 for each minor child from the initial
income level, please also note that childcare deductions may also be added).
 Applicants must have a credit history that indicates a reasonable willingness to meet financial
obligations as they become due.
 Applicants must be unable to secure conventional credit.
 If available, homebuyer education is required for borrowers.
 Applicants must be able to repay the loan based on the following ratios:
 Principal, interest, taxes, and insurance (PITI) divided by gross monthly income must be
equal to or less than 29%.
 Total debt (TD), as determined by dividing all monthly debts by gross income must be no
more than 41%. Gross income is determined by the gross income of the applicant, coapplicant, and any other adult in the household.
Terms:
 The house must qualify to meet all USDA criteria. This information is available from your USDA
Office.
 Borrowers must reside in the house.
 Mortgages can be no more than 30 years and may be either fixed or variable rate.
 The loan may be up to 100% of market value of the residence.
 The loan may not exceed the repayment ability of the applicant.
 A guarantee fee of 2% of the loan is charged to the lender.
 This fee may be passed on to the applicant.
 Loans may also finance closing costs, guarantee fee, legal fees, title services, cost of establishing
the escrow account, and other items within 100% of the appraisal value.
 Mortgage insurance is not required.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Home Repair Loans & Grants – Section 504

These loans and/or grants are administered by the U.S. Department of Agriculture (USDA) and were
created to assist eligible, very low-income home owners repair their home. This program was created
specifically for rural areas. Repairs under this program are meant to improve or modernize the home to
make it safe, sanitary, or to remove health and safety hazards.
Eligibility:
 For both loans and grants applicants must:
 Be a citizen of the United States.
 Own the residence that is to be repaired.
 Have an adjusted annual income that does not exceed that of “very low-income” as set by the
USDA.
 Be unable to remove the safety or health hazards using personal resources.
 For loans applicants must:
 Possess the legal capacity to incur the loan obligation.
 Have a favorable credit history.
 Be unable to obtain credit from a conventional source.
 Have the ability to repay the loan.
 For grants applicants must:
 At be least 62 years of age.
 Lack repayment ability for a loan.
Terms:
 Maximum outstanding loan and grant funds to any individual at any time is $20,000.
 Lifetime assistance from Section 504 grants is not to exceed $7,500.
 Loans and grants may be used to improve or modernize a home in order to make it safe, sanitary,
or free of health and safety hazards.
 Cosmetic or convenience renovations are not covered (i.e. painting, carpeting, etc).
 Home must be free of health and safety hazards after renovations are completed.
 Please contact your state USDA office to obtain complete information.
 Interest rate on loans will be set at 1% per year.
 Loan maturities may not exceed 20 years.
 A credit report, at no expense to the borrower, is required for loans more than $7,500.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Housing Preservation Grants – Section 533

These grants are administered by the U.S. Department of Agriculture (USDA) and were created to assist
nonprofit organizations aid very low-income homeowners and renters with essential repairs to their
residences. These grants are distributed on a competitive basis to rural areas.
Eligibility:
 Eligible entities may include:
 Public or private nonprofit organizations.
 Public agencies of any state government.
 Recognized Indian Tribes.
 Any eligible entity must have the necessary background and experience as shown through proven
performance in the area of low-income rural housing development.
Terms:
 The applicant organization will act as an intermediary for the funds. These funds will be
distributed to eligible homeowners for essential repairs and renovations.
 The recipients of the grants must report on a quarterly basis on the progress of their programs.
 Funds must be given to very low or low-income homeowners in the form of either grant or low
interest loans.
 Eligible homeowners must have owned their home for at least one year and be the resident of
that home after renovations are completed.
 Verification of this is required in order for the homeowner to receive funds.
 Homeowners must live in a rural area or community.
 Funds may be used for labor and materials. Up to 20% may be used for administrative costs
incurred through the project.
 Authorized projects include, but are not limited to:
 Installation or repair of sanitary water and waste disposal systems.
 Installation of screen-storm windows and doors.
 Repair or replacement of heating systems.
 Electrical wiring repair or replacement.
 Foundation repairs.
 Roof repair or replacement.
 Handicap accessibility features.
 Additions to solve problems with overcrowding.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Housing Site Loans – Section 523 & 524
These loans are administered by the U.S. Department of Agriculture (USDA) and were created under the
Housing Act of 1949 to finance building sites, which are to be developed into desirable residential
communities. The location of these sites must be in a rural area and sold on a nonprofit basis. The loans
given under section 523 are also to be built according to the self-help method. The section 524 loans have
no limitation on the method of home construction.
Eligibility:
 Loans may be given to either public or private nonprofit organizations that have legal authority to
purchase, develop, and sell home sites.
 The area for these sites must be classified as rural, defined by:
 A population not exceeding 10,000; however, in certain instances towns with populations
up to 20,000 will be considered.
 The location may not be associated with an urban area.
Terms:
 Applicants must provide evidence for need of funds and information regarding the number of
sites to be developed.
 These sites must be sold to families that qualify based on the following criteria:
 Section 523 – Families will build homes following the self-help method (A method in which
individual houses are built under the supervision of a group of families who are to live in
the housing provided; it is in essence a group that mutually helps each other with
supervision from a construction expert).
 Section 524 – Sites designed for low to moderate-income families, nonprofit
organizations, public agencies, and cooperatives that qualify for assistance under any law
providing financial aid for housing.
 Loan maturities may not exceed two years.
 Interest rates are as follows:
 Section 523 – 3% annually.
 Section 524 – To be determined on an annual basis.
 Security will be provided through liens on the property purchased.
 Funds may be used for:
 The purchase and development of building sites (construction of access roads, utilities,
etc.).
 To pay for engineering and legal fees and the cost of incidental administrative expenses
(postage, telephone, advertising and temporary secretarial help).
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Rental Housing Guaranteed Loans – Section 538
This program is administered by the U.S. Department of Agriculture (USDA) and was created to produce
new, affordable rental housing by providing eligible housing providers the ability to build or acquire
affordable rental housing. These guarantees were specifically designed to benefit low and moderateincome residents in rural areas. This program may be used in conjunction with other affordable housing
programs such as Low Income Housing Tax Credits, taxable bonds, the HOME Investment Partnerships
Program, as well as other state and local programs.
Eligibility:
 Borrowers may include:
 Nonprofit organizations.
 Public entities.
 For-profit organizations (including limited partnerships or LLCs).
 Lenders must be approved by one of the following entities to support multi-family housing:
 Federal National Mortgage Association.
 Federal Home Loan Mortgage Corporation.
 Federal Home Loan Bank.
 Department of Housing and Urban Development.
 State housing finance agencies may also qualify as lenders.
Terms:
 Interest rates must be fixed.
 Maximum allowable rate is currently 250 points above the 30 year Treasury Bond Rate.
 The maturity of loan may not exceed 40 years.
 There is a nonrefundable application fee of $2,500.
 Rural Housing Programs (RHP) will collect a fee of 1% of the guaranteed amount when the loan is
issued.
 There is an annual servicing fee of one half of one percent of the principle balance.
 Loans are for the construction or acquisition with renovation of rental residences costing at least
$15,000 per unit.
 Complexes must have at least five rental units.
 Tenants must be protected under the Fair Housing and Equal Opportunity regulations.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Rental Housing Loans – Section 515
This program is administered by the U.S. Department of Agriculture (USDA) and was created under the
Rural Housing Act of 1949 to provide living units for persons with low or moderate incomes. These loans
are meant to be used in rural areas.
Eligibility:
 These loans are made for providing housing in open country or communities with fewer than
20,000 residents.
 Loans are to be used to build, purchase, and/or repair apartment style housing.
 The units must be modest, but adequate to tenants’ needs.
 Loans may not be used for nursing homes or other special care housing.
 Loans may be made to individuals, trusts, associations, partnerships, limited partnerships. LLCs,
public agencies, recognized Indian tribes, cooperatives, and both nonprofit and for-profit
corporations.
 Applicants must be unable to finance the housing project with personal resources and be unable
to obtain credit from a conventional source.
 If the borrower is a for-profit organization each of the individual members will be
considered to determine whether other credit is available.
 Borrowers must have the ability and experience to manage the proposed project.
Terms:
 Maximum loan amounts are as follows:
 Nonprofit organizations or public entities: 102% appraised value or development cost,
whichever is less.
 Applicants receiving Low Income Housing Tax Credit (LIHTC): 95% appraised value or
development cost, whichever is less.
 All other applicants: 97% appraised value or development cost, whichever is less.
 The maturity of the loan is not to exceed 30 years, however if it is necessary to assure affordability
the loan may be amortized for a period not exceeding 50 years.
 Rent charges must be within limits that eligible occupants are able to afford.
 Housing is for individuals and families who qualify as very low, low, or moderate-income.
 Applicants are required to provide initial operation capital of at least 2% of the project’s cost.
 For nonprofit organizations and public entities this 2% may be included in the loan as part
of the development cost.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Self-Help Housing Loans – Section 523
The loans are administered by the U.S. Department of Agriculture (USDA) and were created for self-help
groups to develop sites for housing. This program was implemented specifically for rural communities.
Self-help groups are organized by families who will live in the homes being built, repaired, or rehabilitated.
These self-help groups are designed for individuals within the group to mutually help each other with the
guidance of a construction expert.
Eligibility:
 Any small group of low-income families may qualify.
 However, these individuals must not be able to afford to build modest houses using more
conventional means.
 Each individual must be able to repay the portion of the loan affiliated with their house.
 The funds are to be used to purchase materials and pay for skilled labor and contract costs for the
portions of work that the families are not able to perform.
Terms:
 Each group is to be made up of 6 to 10 families in an area.
 All members must be unable to obtain a house through conventional means.
 All members must agree to the following:
 Work as a group under the guidance of a construction supervisor.
 Work the required hours necessary to complete the house.
 Attend all preconstruction meetings.
 Build houses in the same community.
 Carry out all responsibilities as a homeowner after project completion.
 The houses constructed must be of a modest nature.
 Building materials must be purchased on a group basis.
 Work will be done in stages with each house completing a given stage before subsequent stages
are begun.
 Each family must sign a promissory note as evidence of their desire to become a member of the
group. This will act as a promise to furnish the labor required to complete the house.
 Each family will also sign a membership agreement, outlining the operation of the project.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Single Family Housing Technical and Supervisory Assistance (TSA) Grants – Section 525
This program is administered by the U.S. Department of Agriculture (USDA) and was created to provide
funds to applicants for the purposes of providing technical and supervisory assistance (TSA) to low-income
recipients. These grants are meant for rural communities in order to provide residents the ability to obtain
or maintain occupancy in suitable housing. The funds from this program may be used in conjunction with
any available housing program that provides low-income rural residents access to adequate rental
properties or homeownership.
Eligibility:
 The following are eligible for Section 525 grants:
 Public nonprofit organizations.
 Public agencies or institutions.
 Recognized Indian tribes.
 Other, various associations meeting certain criteria.
 Private nonprofit organizations and faith-based organization may be eligible if certain
criteria are met.
Terms:





The maximum grant amount is $100,000.
Funds will be distributed at the discretion of the state.
Grants will be provided for a period not to exceed 2 years.
Matching of funds is highly encouraged, but not required.
 Competitive points will be awarded to those organizations that do match funds.
 Grants may be used for:
 The establishment or support of homeownership programs.
 The establishment or support of financial counseling.
 Other purposes that are approved of by the USDA.
 Grants may not be used for building of a new home, repairs to homes, etc.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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Technical Assistance for Self-Help Housing Section 523
This program is administered by the U.S. Department of Agriculture (USDA) and was created to provide
qualified public and private nonprofit organizations or public bodies with financing for programs giving
technical and supervisory assistance to help low-income families build homes. These homes are to be built
in rural communities using the self-help method (A method in which individual houses are built under the
supervision of a group of families who are to live in the housing provided; it is in essence a group that
mutually helps each other with supervision from a construction expert). This method utilizes groups
formed by a number of families that will mutually aid each other in the construction of their homes.
Eligibility:
 All entities applying for assistance must show:
 A need clearly exists for a self-help program.
 It is possible to hire qualified personnel to carry out the objectives of this technical
assistance program.
 Funds are not available from other sources to provide this service.
 If the group is a nonprofit organization it must show either:
 Successful experience in the field of self-help groups, or
 A sponsoring organization with successful experience in this field or proven experience in
a related business field.
Terms:
 Funds may be used for the following:
 Hire personnel to carry out a program that will provide technical assistance.
 Pay necessary and reasonable office and administrative expenses.
 Provide essential equipment to families participating in the program (i.e. power tools,
etc.).
 Pay fees for training participating members in proper construction techniques.
 The applying organization must show that this service is needed in the area that it is proposing to
supply assistance in.
 There is also a grant available to gather this information and prepare an application.
Please contact the USDA for more information.
 Assistance may be provided for up to two years.
 Funds may not be used for salaries or purchasing of materials or real estate.
Contact:
For application information or any additional information or questions please contact:
State Director, USDA Rural Development
Street Address – 100 East B Street, Suite 1005
Mailing Address – P.O. Box 11005
Casper, WY 82602-5006
(307) 233-6700 · Fax: (307) 233-6739
www.usda.gov
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WCDA Advantage Loan
The WCDA Advantage home purchase or refinance FHA mortgage loan program is available to previous
and current homeowners and first-time homebuyers. This program offers affordable interest rates with a
30-year fixed rate mortgage. WCDA Advantage is the perfect solution for borrowers who have a slightly
higher income than our Standard Program Requirement.
Eligibility:
 Buyers need not be first-time homebuyers.
 The residence being purchased must be located in Wyoming.
 The home being purchased must be the applicant’s principal residence.
 The applicant’s Total Annual Family Income may not exceed 140% of HUD’s state median income
(currently $98,000 for all counties and family sizes).
 Applicants must be a reasonable credit risk.
Terms:
 The interest rate for these loans is a fixed rate mortgage for purchase or refinance. Contact WCDA
for current rates and availability.
 Loan Term – 30 years.
 WCDA loan may be applied for through a WCDA Participating Lender. Refer to the WCDA website for a list of Participating Lenders.
 A first-time homebuyer applicant is required to complete a homebuyer education course that
consists of an online class and a one-on-one budget/counseling class. These classes are provided
by Wyoming Housing Network, Inc. Class registration may be done online at www.whninc.org.
 Not subject to the Federal Recapture Tax provision.
 May be used in conjunction with the WCDA MCC Program.
 WCDA Down Payment Assistance loan may be used on purchases.
 Purchasing a single family home on 6 acres or less.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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WCDA’s Down Payment Loan Program
This program is administered by the Wyoming Community Development Authority (WCDA) to assist firsttime home buyers with down payments and eligible loan closing costs associated with the purchase of a
home.
Eligibility:
 This program may only be used with a WCDA purchase mortgage loan. The program may not be used
in conjunction with other first mortgage loan programs nor with a refinance.
Terms:
 This program places a second mortgage on the property up to $10,000.
 The interest rates for these loans are a fixed rate. Contact WCDA for current rates and
availability.
 The maturity of the loan may range from 1 to 96 months.
 The minimum monthly payment must be at least $25.
 The applicant must provide $1,500 from their own funds toward the cash requirements at
closing.
 The applicant must have a minimum middle credit score of at least 620.
 The applicant may not have a Total Debt to Income Ratio exceeding 41%.
 This program may be applied for through the same WCDA Participating Lender that is
processing the WCDA first mortgage loan.
 For a list of Participating Lenders refer to the WCDA web-site.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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HFA Preferred Loan Programs
The WCDA HFA Preferred Programs offer 30-year, conventional mortgages to previous and current
homeowners, and first-time homebuyers.
Eligibility:





Buyers need not be first-time homebuyers.
The residence being purchased must be located in Wyoming.
The home being purchased must be the applicant’s principal residence.
The applicant’s Total Annual Family Income may not exceed WCDA’s published income limits set
by county and family size. WCDA’s current income limits may be found on the WCDA website.
 Applicants must be a reasonable credit risk.
Terms:
 The interest rate for these loans is a fixed rate mortgage for purchase or refinance. WCDA’s
current rates and availability may be found on the WCDA website.
 Loan Term – 30 years.
 The HFA Preferred Loan may be applied for through a WCDA Participating Lender. WCDA’s list of
Participating Lenders may be found on the WCDA website.
 The applicant is required to complete a homebuyer education course that consists of an online
class and a one-on-one budget/counseling class. These classes are provided by Wyoming Housing
Network, Inc. Class registration may be done online at www.whninc.org.
 Conventional mortgage loan financing with only 3% down payment.
 HFA Preferred requires mortgage insurance.
 HFA Preferred No MI does not require mortgage insurance thus making the total monthly
payment less than HFA Preferred and less than a FHA loan at the same rate.
 Not subject to the Federal Recapture Tax provision.
 May be used in conjunction with the WCDA MCC Program.
 WCDA Down Payment Assistance loan may be used on purchases.
 Purchasing a single family home on 6-acres or less.
 Can’t own another residential dwelling at time of closing.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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HOME Investment Partnership Program
The Wyoming Community Development Authority (WCDA) receives an average of $3.5 million annually in
HOME funds for developing or rehabilitating decent, safe, and affordable rental and/or homeownership
housing for very low and low-income households. These loans are distributed on a competitive basis to
local governments, housing authorities, private developers, and nonprofit organizations.
Eligibility:
 These funds are available for rehabilitation or new production.
 Local governments, housing authorities, private developers, and nonprofit organizations may
apply.
 The housing must benefit very low or low-income households.
 The housing must be safe, decent, and affordable.

Terms:
 All projects must:
 Submit all forms as required by the WCDA.

No funds will be dispersed until there is a firm commitment to the project by all other
financing sources.
 The amortization period of the loan may not exceed the Affordability Period.
 Rental projects:
 If the loan is coupled with the Tax Credit program amortization may be no less than 3% for
30 - 40 years.
 Maximum rent for units made under this program will be outlined in each project’s
agreement.
 The debt coverage ratio must be between 1.20 and 1.25, using rent at the committed
amount.
 For rental projects undergoing rehabilitation, a minimum of $15,000 is to be spent per unit
in rehabilitation of Life, Safety, Health, or Code requirements.
 Homeowner rehabilitation:
 Funds for rehabilitation for modest housing.
 Should the home be sold or vacated all funds must be returned to the WCDA.
 Household must be at or below 80% of AMI.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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WCDA’s Homebuyer Assistance Program
This program is administered by the Wyoming Community Development Authority (WCDA) to assist lower
income first-time homebuyers. This program helps these buyers to finance down payments and closing
costs associated with buying a home.
Eligibility:
 These loans are designed for lower-income first-time homebuyers that need assistance with down
payments and eligible loan closing costs when purchasing a home.
 The income limits for this program are lower than the WCDA Standard Program income limit.
Please contact the WCDA office to determine if you qualify, as these amounts are subject to
change.
 This program may only be used with a WCDA purchase mortgage loan not for a refinance. The
program may not be used in conjunction with other first mortgage loan programs.
Terms:
 The maximum amount of the loan is $2,000.
 The borrower must contribute a minimum of $500 of their own funds toward the cash
requirements at closing.
 The borrower must have a minimum middle credit score of at least 620.
 The borrower must have a Total Debt to Income Ratio not exceeding 41%.
 The purchase price of the home may not exceed $135,000.
 The residence the loan is taken out for is required to be the principal residence of the borrower.
 If the borrower resides in the residence for a minimum of 30 years the total loan amount is
forgiven.
 Should the borrower cease to occupy the property as their principal residence or if the borrower
transfers ownership to the property during the first 30 years, full payment of the loan and 3%
interest is due.
 The borrower may not have total assets that exceed $35,000.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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Low-Income Housing Tax Credit (LHTC)
This program is administered by the Wyoming Community Development Authority (WCDA) and was
created under the Tax Reform Act of 1986 to provide approximately $2 million in annual Tax Credits to
developers to encourage the development of very low, low, and moderate-income housing.
Eligibility:
 This program is meant to benefit very low, low, and moderate-income housing only.
 10% of the tax credits in this program are set aside for nonprofit organizations.
 Funding is awarded on a competitive basis which is determined from a given set of criteria. These
factors include, but are not limited to, need, quality of construction, project location, project
characteristics, and sponsor and management capacity.
Terms:
 There is an application fee of $250 for projects with twenty units or less and $750 for projects
with over twenty units.
 For a complete list of required materials please contact the Wyoming Community
Development Authority (WCDA).
 The WCDA will review the project a minimum of three times through the completion of the
project.
 Projects receiving these credits must restrict occupancy to income eligible households and
have a 30-year long cap on rent charged to tenants in order to comply with Federal law.
 It is strongly suggested, due to the complexity of this program that potential applicants
consult with a tax accountant and/or attorney, as well as the WCDA.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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MCC First-time Homebuyer Tax Credit Program
Save money every year you live in your home if you purchase a home and are eligible for WCDA’s Firsttime Homebuyer Tax Credit program, the WCDA Mortgage Credit Certificate (MCC). The program offers a
dollar-for-dollar reduction of federal income taxes up to the mortgage certificate value. While this tax
credit program is not a loan product, it can be used together with your lender’s own home purchase loan
programs or with WCDA’s HFA Preferred or Advantage Loan Programs. The WCDA First-time Homebuyer
Tax Credit Program cannot be used with WCDA’s standard First-time Homebuyer Loan Program.
Eligibility:
 The residence being purchased must be located in Wyoming.
 The home being purchased must be the applicant’s principal residence.
 The applicant must be a first-time homebuyer (may not have owned a principal residence during
the last three years).
 The applicant’s Total Annual Family Income may not exceed WCDA’s published income limits set
by county and family size. WCDA’s current income limits may be found on the WCDA website.
 The residence being purchased may not exceed the WCDA purchase price limits by county.
 Applicants must be a reasonable credit risk.
 Purchasing a single family home on 6 acres or less.
Terms:
 The residence may not be used in a trade or business.
 Manufactured Homes on a permanent foundation are eligible using a FHA loan only.
 MCC may be applied for through a qualified MCC lender. WCDA’s list of Participating Lenders may
be found on WCDA’s website.
 The applicant is required to complete a homebuyer education course that consists of an online
class and a one-on-one budget/counseling class. These classes are provided by Wyoming Housing
Network, Inc. Class registration may be done online at www.whninc.org.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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WCDA’s Standard First-Time Homebuyer Loan Program
The Wyoming Community Development Authority (WCDA) administers this mortgage loan program to
help first-time homebuyers with low and moderate income purchase.
Eligibility:
 The residence being purchased must be located in Wyoming.
 The home being purchased must be the applicant’s principal residence.
 The applicant must be a first-time homebuyer (may not have owned a principal residence during
the last three years).
 The applicant’s Total Annual Family Income may not exceed WCDA’s published income limits set
by county and family size. WCDA’s current income limits may be found on the WCDA website.
 The residence being purchased may not exceed the WCDA purchase price limits by county.
WCDA’s current purchase price limits may be found on the WCDA website.
 Applicants must be a reasonable credit risk.
Terms:
 The current interest rates and availability may be found on WCDA’s website or by contacting the
WCDA office.
 Loan Term - 30 years.
 The residence may not be used in a trade or business.
 Manufactured Homes are eligible using a FHA loan only.
 WCDA loan may be applied for through a WCDA Participating Lender. WCDA’s list of Participating
Lenders may be found on WCDA’s website.
 The applicant is required to complete a homebuyer education course that consists of an online
class and a one-on-one budget/counseling class. These classes are provided by Wyoming Housing
Network, Inc. Class registration may be done online at www.whninc.org.
 Purchasing a single family home on 6 acres or less.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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WCDA’s Spruce Up Wyoming Loan Programs
The Spruce Up Wyoming Loan Programs focus on the repair of existing homes that are in below-average
condition. Financing for this program is provided by the Wyoming Community Development Authority
(WCDA). There are two different programs available called Spruce Up Wyoming I and Spruce Up Wyoming
II.
Spruce Up Wyoming I Loan
Eligibility:
 Applicants must be a first-time homebuyer.
 Applicants must purchase and rehabilitate the property.
 The applicant’s Total Annual Family Income may not exceed WCDA’s published income limits set
by county and family size. WCDA’s current income limits may be found on the WCDA website.
 The home must be a one unit, single-family home on 6 acres or less located in Wyoming.
Terms:
 The interest rate for these loans is a fixed rate. Contact the WCDA office or check the WCDA
website for current rates and availability.
 Loan Term - 30 years.
 The residence may not be used in a trade or business.
 WCDA requires that the rehabilitation funding must first be used to inspect and repair or replace,
as necessary, the five major operating systems in the home {plumbing, electrical, heating,
structural/foundation and roof (including gutters, downspouts and extensions)}. Once the five
major operating systems have been addressed, the borrower may include cosmetic items in the
rehabilitation loan.
 WCDA loan may be applied for through a WCDA Participating Lender. WCDA’s list of Participating
Lenders may be found on WCDA’s website.
 The home must be the principal residence of the applicant.
 The following types of loans may be used:
 WCDA/FHA 203(k) single close loans.
 WCDA/Rural Development single close loan (subject to availability of RD Guaranty Funds)
or,
 A temporary bridge loan that is provided through a private lender, with the permanent
take out loan being WCDA’s Spruce Up I loan.
 Manufactured Homes are eligible using a FHA loan only.
 Together, the purchase price and the cost of the rehabilitation of the home may not exceed the
purchase price limit as indicated on the WCDA website.
 The applicant is required to complete a homebuyer education course that consists of an online
class and a one-on-one budget/counseling class. These classes are provided by Wyoming Housing
Network, Inc. Class registration may be done online at www.whninc.org.
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Spruce Up Wyoming II Loan
Eligibility:
 Under Spruce Up II, there is no first- time homebuyer requirement.
 Spruce Up II Loans may be used for two purposes:
 Purchase and rehabilitation of a home which is 20 years old or older, or
 Refinance and rehabilitation of a home which is 20 years old or older.
 The applicant’s Total Annual Family Income may not exceed $84,000 for all family sizes and all
counties.
 The home must be a one unit, single-family home on 6 acres or less located in Wyoming.
Terms:
 The interest rate for these loans is a fixed rate. Contact WCDA for current rates and availability.
 Loan Term – 30 years.
 There must be a need for at least a $15,000 in rehabilitation costs to qualify for this program.
 The actual purchase price of the home in a purchase/rehab transaction must not exceed $160,000.
 In all cases the final cost of the home, including rehabilitation costs, may not exceed $250,000.
 In the case of a refinance/rehabilitation loan, the borrower must have lived in their home for one full
year before they can apply for the Spruce Up II.
The following types of loans may be used:
 WCDA/FHA 203(k) single close loans.
 WCDA/Rural Development single close loan (subject to availability of RD Guaranty Funds) or,
 A temporary bridge loan that is provided through a private lender, with the permanent take out
loan being WCDA’s Spruce Up I loan.
 Manufactured Homes are eligible using a FHA loan only.
 The residence may not be used in a trade or business.
 The applicant is required to complete a homebuyer education course that consists of an online class
and a one-on-one budget/counseling class. These classes are provided by Wyoming Housing Network,
Inc. Class registration may be done online at www.whninc.org.
 A Spruce Up II WCDA loan may be applied for through a WCDA Participating Lender. WCDA’s list of
Participating Lenders may be found on WCDA’s website.
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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WCDA Wyoming Energy Savers (WES)
This program provides loans to eligible homeowners through the Wyoming Community Development
Authority (WCDA). The program provides second mortgage financing for cost effective energy home
improvements.
Eligibility:
 Applicants must meet certain income limits. Please contact the WCDA office or website for
qualifying incomes.
 There are no loan-to-value requirements (LTV).
 There are no credit requirements except that the applicants must be current on their mortgage
payments, real estate taxes, and homeowners insurance.
 The house must be the principal residence of the applicant.
Terms:
 The minimum and maximum loan amounts are $1,000 and $15,000, respectively.
 There are two types of loan terms:
 Amortized – 4% per annum interest rate for a term of 1 to 96 months.
 Deferred – 3% simple interest rate, payable at the time of sale or transfer of the property
or when the home ceases to be the borrower’s principal residence.
 These loans are limited to rehabilitation and may include:
 Furnace replacement.
 Ceiling insulation.
 Programmable thermostats.
 Caulking and weather stripping.
 Exterior storm windows and/or doors.
 In some limited circumstances, exterior window replacement may be eligible.
 Hot Water Heater replacement (new HWH must be Energy Star rated).
Contact:
For application information or any additional information or questions please contact:
Wyoming Community Development Authority
P.O. Box 634
Casper, WY 82602
(307) 265-0603 · Fax: (307) 266-5414
www.wyomingcda.com
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Adjustable Rate Mortgages (ARMs) Insurance
Section 251

This program is administered by the U.S. Department of Housing and Urban Development (HUD) to
provide insurance for adjustable rate mortgages (ARMs).This insurance program is meant to aid low and
moderate-income families in becoming homeowners by lowering some of the costs of their mortgage
loans. Adjustable rate mortgages have interest rates that may increase or decrease over time, enabling
consumers to purchase or refinance at a lower rate.
Eligibility:





This program is designed for low to moderate-income applicants.
The residence bought must be the primary residence of the applicant.
The lending institution used must be an FHA-approved lender.
This program is meant to insure adjustable rate mortgages (ARMs) only.

Terms:
 The initial interest rate, discount points, and the margin are negotiated by the lender and
borrower.
 The Federal Housing Administration (FHA) uses the 1-year Treasury Constant Maturities Index to
determine interest rate changes.
 The lender may offer mortgages that have fixed interest rates for the first 1, 3, 5, 7, or 10 years of
the loan.
 The interest rate for 1 or 3-year ARMs may not increase or decrease by more than 1% per year
and not more than 5% over the life of the loan.
 The interest rate for 5, 7, or 10-year ARMs may not increase or decrease by more than 2% per
year and not more than 6% over the life of the loan.
 Borrowers must be informed at least 25 days in advance of any adjustment to monthly payments.
 The mortgage may be insured for up to 97% of the loan.
 Down payment costs may be as low as 3%.
 Many closing costs that normally would be charged at the closing of the sale of the property may
be financed under this program.
 HUD sets maximum limits on the amount of the loan that may be insured. Please contact your
HUD office for these numbers as they are subject to change.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Assisted-Living Conversion Program (ALCP)

This program is administered by the U.S. Department of Housing and Urban Development (HUD). It is
designed to provide grants to private nonprofit organizations that own eligible developments and intend
to convert some or all of their living units into an Assisted-Living Facility (ALF) for the frail elderly.
Eligibility:
 Private nonprofit organizations that own facilities that are to be converted into multifamily
assisted living housing developments. These facilities are limited to:
 Section 202 direct loan projects with or without Section 8 rental assistance;
 Section 202 capital advance projects receiving rental assistance under a Project Rental
Assistance Contract (PRAC);
 Section 515 rural housing projects receiving Section 8 rental assistance;
 Projects subsidized with Section 221(d)(3) below-market interest mortgage;
 Projects assisted under Section 236 of the National Housing Act; and
 Other projects receiving Section 8 project-based rental assistance.
 Living units must be for frail elderly and/or the disabled.
 The original housing project must be at least 5 years old.
Terms:
 This grant provides the funds for the physical costs for converting some or all units in an eligible
development into an ALF based on HUD or State requirements, whichever is more stringent.
 The ALF must provide assistance with activities of daily living including, but not limited to:
 Eating.
 Bathing.
 Grooming.
 Dressing.
 Home management activities.
 Transportation.
 Meals.
 Housekeeping.
 Laundry.
 The facility must be licensed and regulated by the state.

Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Energy Efficient Mortgages (EEM)

This program helps homebuyers or current homeowners to save money through lowering their utility bills by
adding energy-efficient features. The program is administered through the Federal Housing Administration
(FHA). The FHA makes these loans easier to obtain by insuring them, giving borrowers who could not qualify
for loans by themselves the ability to meet the credit requirements of a third-party.
Eligibility:
 Eligible properties must be one to four-unit structures and may be either newly built or existing
buildings.
 The project’s total cost must be less than the cost of the total dollar value of the energy that will be
saved during the equipment’s useful life.
 This program may be used in conjunction with FHA Section 203(k) mortgages as well as many other
federally insured loans to provide extra financing for energy efficiency improvements.
Terms:
 FHA will insure up to 97% of the loan.
 Mortgage must be administered through an FHA-approved lending institution.
 The EEM amount may not exceed 5% of the property’s value or $4,000, whichever is greater.
However, the total mortgage may not exceed $8,000.
 The funds from this program will be put into an escrow account until verification of the installation of
improvements is obtained.
 All rules and regulations apply for the Section 203(b) programs and the Title I Home Improvement
Loan Program. Information about these programs can be found in their respective pages inside this
resource guide.
 If the structure is an existing building all renovations and improvements must be completed within 90
days from the closing of the loan.
 However, if the loan is financed with a Section 203(k) loan the renovations and improvements
must be completed within 180 days from the closing of the loan.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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FHA Graduated Payment Mortgage Insurance
Section 245
This program is designed to aid households that currently have a limited income, but expect that their income
will increase in the future. The U.S. Department of Housing and Urban Development (HUD) allows mortgage
payments to start small for qualifying individuals and increase gradually over time. This mortgage program is
insured by the Federal Housing Administration (FHA) to make it easier for homebuyers to qualify for loans.
Eligibility:





The residence to be bought must be the primary residence of the borrowers.
Borrowers must have low to moderate incomes.
Borrowers must expect their income to increase substantially in the next 5 to10 years.
The lender that the borrower uses must be an FHA-approved lending institution to qualify for this
program.

Terms:
 The maximum loan for homes under this program is 97% of the cost of the home (3% of the cost must
be in the form of a down payment).
 The FHA limits the size of the loan based on location.
 There are five plans in this program, the rates at which payments increase are as follows:
 2.5% per year for the first 5 years.
 5% per year for the first 5 years.
 7.5% per year for the first 5 years.
 2% per year for the first 10 years.
 3% per year for the first 10 years.
 Payments will remain the same after the first 5 or 10 years, depending on the plan.
 The borrower will be liable to pay the increased mortgage payments based upon the plan that they
choose.
 The borrower should note that these loans, over their lifespan, will accrue more interest than a
traditional loan.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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FHA Insured 203K Rehabilitation Loan
This program is designed to rehabilitate or repair primary residences. The loan for any project is taken out
from an approved third-party lender and is then insured by the Federal Housing Administration (FHA). This
protects the lender in case the borrower defaults on the loan and gives the borrower an improved chance of
qualifying for a loan. This program is unique in that it allows homebuyers to finance both the purchase of
the residence and the rehabilitation and repair of the site in one loan.
Eligibility:
 The property must be a one to four-family dwelling.
 Homes that have been demolished are eligible as long as some of the existing foundation remains in
place.
 This program may be used to convert a single-family dwelling into a dwelling containing up to four
dwelling units for families, or vice versa.
 Under certain conditions an existing home may be moved onto a different location with these funds.
 The property may be “mixed use” under the following conditions:
 One story building: Less than 25% of floor space is used for commercial use.
 Two story building: Less than 49% of floor space is used for commercial use.
 Three story building: Less than 33% of floor space is used for commercial use.
 Commercial use does not affect health and safety of occupants.
 Funds may only be used for residential portion of the structures.
 Under certain circumstances the funds may be used for individual units of condominiums. All
condominium projects must be certified by the FHA, Veterans Affairs (VA), or are acceptable to
Fannie Mae (FNMA) guidelines.
 Luxury items (swimming pools, hot tubs, etc.) do not qualify for this program.
Terms:
 Loan amounts may not exceed the lesser of:
 The as-is value of the property before rehabilitation plus the cost of rehabilitation.
 110% of the expected market value of the property upon completion of the work.
 Interest rates are to be determined by the borrower and the approved lender.
 Loan amortization may not exceed 30 years.
 There are specific requirements for all renovation projects and these should be discussed in detail
with the U.S. Department of Housing and Urban Development (HUD) office.
 Certain charges and fees may apply, please contact your local HUD office for details.
 The homeowner has up to 6 months to complete rehabilitation of the structure upon closing.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
44

FHA Insured Home Improvement Loans
Title I
This program is designed to aid borrowers who are repairing, renovating, or improving their home by insuring
loans made by third party lenders. The loan for any project is taken out from an approved third-party lender
and is then insured by the Federal Housing Administration. This protects the lender in case the borrower
defaults on the loan and gives the borrower an improved chance of qualifying for a loan.
Eligibility:
 Any structure must be completed and occupied for at least 90 days to be eligible for this program.
 Loan funds may be used for:
 Alterations.
 Repairs.
 Site improvements.
Terms:
 Lenders must be FHA approved lenders for Title I Loans.
 To find an approved lender please contact your U.S. Department of Housing and Urban
Development (HUD) office.
 Maximum amounts for insured loans are as follows:
 Single family house: $25,000.
 Manufactured house on permanent foundation: $17,500.
 Manufactured house: $7,500.
 Multifamily structure: An average of $12,000 per living unit up to a total of $60,000.
 Maximum loan terms are as follows:
 Single family house: 20 years.
 Manufactured house on permanent foundation: 15 years.
 Manufactured house: 12 years.
 Multifamily structure: 15 years.
 Loans made under this program are to be at a fixed rate.
 Rates are to be decided upon by the lender but should reflect the common market rate in the
area.
 Loans over $7,500 must be secured by a mortgage or deed of trust on the property.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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FHA Insured Loan for Manufactured Homes

This program is designed to aid borrowers through insuring a loan that is financed through a third-party
lender. The borrower must work with an approved lender for the purchase of a manufactured home and/or
lot. The Federal Housing Administration (FHA) then insures the loan to protect the lender if the borrower
should default. This provides added security to the lender and provides home buyers an improved chance of
qualifying for a loan.
Eligibility:
 Borrowers must:
 Have sufficient funds to make the minimum required down payment of 5%.
 Be able to make payments on the loans and meet all other expenses.
 Use the home the loan is taken out for as their principal residence.
 Have a suitable site on which to place the manufactured home. The site may be a rental site.
 Manufactured homes must:
 Meet the National Manufactured Home Construction and Safety Standards.
 Carry at least a one-year manufacturer’s warranty if it is a new home.
 Be installed to meet established local standards and have adequate water supply and sewage
disposal facilities.

Terms:
 Lender must be an FHA approved lender. For information about which lenders qualify please contact
your local U.S. Department of Housing and Urban Development (HUD) office.
 Maximum insured amounts are as follows:
 Manufactured home only: $48,600.
 Manufactured home lot only: $16,200.
 Manufactured home and lot: $64,800.
 Loans may be increased by up to 85% in areas designated as high-cost. For information about
which areas qualify please contact your local HUD office.
 Maximum maturities for the loans are as follows:
 20 years for a loan on a manufactured home or a single-section manufactured home and lot.
 15 years for a loan on a manufactured home lot.
 25 years for a loan on a multi-section manufactured home and lot.
 Interest rates are fixed for these loans.
 The rate is determined by the lender at the time of the loan and is based upon prevailing
market rate in the area at the time.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Mortgage and Major Home Improvement Loan Insurance
Section 220

This program is administered by the U.S. Department of Housing and Urban Development (HUD). The
insurance is used to cover loans made for multifamily housing projects in urban renewal areas, code
enforcement areas, and other areas where local governments have undertaken designated revitalization
activities. This program may be used for either new or rehabilitated housing.
Eligibility:
 Applicants must be constructing, rehabilitating, or buying property that has been rehabilitated by a
local public agency.
 The property must have at least 2 units.
 The property must be located in an urban renewal area, urban development project, code
enforcement program area, urban area receiving rehabilitation assistance as a result of natural
disaster, or area where concentrated housing, physical development, or public service activities are
being carried out in a coordinated manner.
 Applicants must be private for-profit entities, public bodies, and others who may meet HUD
requirements as mortgagors.
Terms:
 The lender must be HUD-approved.
 The maximum amount of the loan may be 90% of the project cost.
 The maximum maturity of the loan is 40 years or three-quarters of the remaining economic life of the
project, whichever is less.
 Interest rates are to be decided upon by the lender and borrower.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Mortgage Insurance for Existing Multifamily Rental Housing
Section 207/223(f)
This program is administered by the U.S. Department of Housing and Urban Development (HUD). This
mortgage insurance program is meant to aid in the purchase or refinancing of existing apartment projects,
refinance an existing cooperative housing project, or for the purchase and conversion of an existing rental
project into cooperative housing.
Eligibility:







Owners or buyers of multifamily facilities.
This program may be used for either purchase or refinancing purposes only.
The facility must have at least 5 units.
Any construction or large rehabilitation projects must be completed for a minimum of 3 years.
This mortgage insurance program is for facilities that do not require current substantial rehabilitation.
The project life must be able to permit at least a 10-year mortgage.

Terms:
 The maturity for the loan may not be more than 35 years or 75% of the life of physical improvements,
whichever is less.
 The maximum insurance on purchases is the lesser of:
 85% HUD appraisal.
 85% of acquisition cost.
 Section 207 limit per unit – See the Section 207 within this guide.
 Mortgage amount supported by 85% of income.
 The maximum insurance on refinancing projects is the lesser of:
 85% HUD appraisal.
 Section 207 limit per unit.
 Mortgage amount supported by 85% of income.
 The cost to refinance, this may not be less than 80% of HUD’s appraisal.
 The interest rate and repayment schedule is to be decided upon by the lender and the borrower.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Mortgage Insurance for Manufactured Home Parks
Section 207

This program is administered by the U.S. Department of Housing and Urban Development (HUD) to provide
insurance for the construction or rehabilitation of manufactured home parks. The loans are taken out from
an approved third-party lender and then insured by the Federal Housing Administration (FHA). This protects
the lender in case the borrower defaults on the loan and gives the borrower an improved chance of qualifying
for a loan.
Eligibility:
 The manufactured home park for which the funds will be used must have at least five spaces.
 The manufactured home park must also be located in an area approved by HUD that shows a need
for this type of housing.
 This insurance may be used for mortgages for either construction or rehabilitation purposes.
Terms:
 The interest rate and the term of the loan will be decided upon by the lender and borrower.
 The lending institution must be an FHA-approved lender.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Mortgage Insurance for Rental and Cooperative Housing
Section 221(d) (3) & (d) (4)
This mortgage insurance program is administered by the U.S. Department of Housing and Urban Development
(HUD). It is meant to be used to help facilitate the construction or substantial rehabilitation of multifamily
rental or cooperative housing for moderate-income families, the elderly, and the handicapped through
insuring loans from a third party. The loan for any project is taken out from an approved third-party lender
and is then insured by the Federal Housing Administration. This protects the lender in case the borrower
defaults on the loan and gives the borrower an improved chance of qualifying for a loan.
Eligibility:
 Applicants for Section 221(d)(3) must be public entities, nonprofit entities, and cooperative
mortgagors.
 Applicants for Section 221(d)(4) must be for-profit entities.
 The project must be for multifamily housing, with at least 5 units.
 Single Room Occupancy (SRO) projects may also be insured, if they do not contain a full kitchen or
bath.
 Funds may be used for construction or rehabilitation of multifamily facilities.
Terms:






The lender used to finance the loan must be HUD-approved.
Section 221(d)(3) may insure up to 100% of the loan amount.
Section 221(d)(4) may insure up to 90% of the loan amount.
The maturity of the loan may be no more than 40 years.
The program allows for loans to be financed under Government National Mortgage Association
(GNMA) Mortgage Backed Securities.
 Interest rates are to be determined by the borrower and the lender.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Mortgage Insurance for Rental Housing for the Elderly
Section 231

This program is administered through the U.S. Department of Housing and Urban Development (HUD) to
provide insurance for mortgages for the construction and substantial rehabilitation of multifamily rental
housing for elderly persons and/or persons with disabilities. The loan for any project is taken out from an
approved third-party lender and is then insured by the Federal Housing Administration. This protects the
lender in case the borrower defaults on the loan and gives the borrower an improved chance of qualifying for
a loan.
Eligibility:
 The project that the mortgage is taken out for must benefit persons at least 62 years of age and/or
persons with disabilities.
 Mortgages must finance either construction or substantial rehabilitation to rental properties.
 The facility must contain eight or more units.
 The lending institution must be HUD-approved.
Terms:
 The insured loan amounts are determined by:
 Construction: The cost to replace the building.
 Rehabilitation: The value of the undertaken project.
 The loan may be insured up to 100% for nonprofit sponsors.
 The loan may be insured up to 90% for other sponsors.
 The maturity and interest rate of the loan are to be decided upon by the borrower and the private
lending institution.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Nursing Homes, Intermediate Care Facilities, and Assisted Living Facilities

These programs are administered by the U.S. Department of Housing and Urban Development (HUD) to insure
mortgages for the construction or substantial rehabilitation of nursing homes and other related facilities,
Section 232. A separate, but similar program is also available for the purchase or refinancing of an existing
project, Section 232/223(f). These programs are for insurance purposes only; the applicant must still apply
and qualify for a loan from a third-party lender.
Eligibility:
 Mortgages may be used on Nursing Homes, Intermediate Care Facilities, Board and Care Homes, and
Assisted Living Facilities (ALFs).
 Major equipment that is required to operate one of the facilities listed above may also be included in
the mortgage.
 Borrowers may be developers, private owners, private nonprofit organizations, public agencies, and
public entities with the proper licensing from the State.
 The facility that is financed under these programs must be able to accommodate at least 20 persons
requiring nursing care, intermediate care, assisted living, and/or board and care.
Terms:
 The lender that the mortgage is obtained from must be a HUD-approved lender.
 The maturities of the loans are as follows:
 New construction and rehabilitation (Section 232) – 40 years.
 Purchase or refinancing of existing properties (Section 232/223 (f)) – 35 years.
 The maximum insured loan amounts are as follows:
 90% of cost for construction and rehabilitation (95% for nonprofit organizations).
 85% of cost for existing projects (90% for nonprofit organizations).
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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One to Four-Family Home Mortgage Insurance
Section 203(b)

This program is administered through the U.S. Department of Housing and Urban Development (HUD) to
provide mortgage insurance to individuals purchasing or refinancing a home. The loan for any project is taken
out from an approved third-party lender and is then insured by the Federal Housing Administration. This
protects the lender in case the borrower defaults on the loan and gives the borrower an improved chance of
qualifying for a loan. The HUD insurance on the loan also helps low and moderate-income individuals receive
lower costs on their mortgages.
Eligibility:
 The applying family must qualify as low to moderate-income.
 This program is for first-time homebuyers and other buyers who would not otherwise qualify for a
conventional loan.
 This program may also be used to finance mortgages in underserved areas where mortgages may be
more difficult to obtain.
 The property financed by the mortgage must be the primary residence of the applicant.
 The lending institution must be FHA-approved.
Terms:
 The Federal Housing Administration (FHA) will insure up to 97% of the mortgage.
 Down payments may be as low as 3%.
 Many closing costs that normally would have to be paid at closing may be financed under this
program.
 The borrowers must pay an upfront insurance premium as well as monthly premiums that are added
to the regular mortgage payment.
 The FHA sets limits on some fees that the lender may charge.
 Interest rates are to be negotiated with the lending institution.
 The maturity of the loan may not to exceed 30 years.
 The maximum mortgage amounts are set by HUD and are based upon the maximum limits as
determined by Fannie Mae and Freddie Mac.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Section 8 Housing Choice Vouchers

This program was designed to assist very low-income families, the elderly, and the disabled to afford decent,
safe, and sanitary housing within the private market. The vouchers are administered by public housing
agencies (PHAs). A family that is issued one of these vouchers may then find a suitable housing unit where the
owner agrees to rent under the program. The owner is then paid through the county’s contribution toward
rent and a subsidy provided by the PHA. These PHAs receive funds directly from the U.S. Department of
Housing and Urban Development (HUD).
Eligibility:
 Generally, the family’s income may not exceed 50% of the median income for the county in which
they choose to reside.
 The PHAs, by law, must provide 75% of funds to families whose income does not exceed 30%
of the area’s median income.
 The PHA will determine eligibility based upon family income, assets, and family composition.
 If an applicant is deemed as eligible, the applicant’s name will be placed on a waiting list unless the
PHA is able to help immediately.
Terms:
 The rent subsidy is generally lesser of:
 The standard payment minus 30% of the family’s monthly adjusted income.
 The gross rent for the unit minus 30% of the family’s monthly adjusted income.
 The family is responsible for all rent payments above what is covered by the voucher.
 Under certain conditions, the family may move to another location and still be available for the
voucher program.
 The family must sign a lease for the dwelling for at least 1 year.
 The family is expected to fulfill all lease agreements: pay their portion of the rent on time, maintain
the unit in good condition, and notify the PHA of any change in income or family composition.
 The landlord will receive full compensation for the unit rented. The housing provided is to be safe,
decent, and sanitary.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Supplemental Loans for Multifamily Projects
Section 241

This program is administered by the U.S. Department of Housing and Urban Development (HUD) to insure
mortgages for repairs, additions, and improvements to multifamily rental housing and health care facilities
that already have Federal Housing Administration (FHA) insured first mortgages or HUD mortgages. Please
note that this is an insurance program for mortgages and applicants must apply still and qualify for a loan from
a third-party lender. The loan is then insured by the FHA; this protects the lender in case the borrower defaults
on the loan and gives the borrower an improved chance of qualifying for a loan.
Eligibility:
 Financing may be used for multifamily projects, group-practice facilities, hospitals, or nursing homes
already held or insured by the FHA or HUD.
 Financing may be used for repairs, additions, and/or improvements to existing structures.
 Financing may also be used for major movable equipment.
Terms:
 The term and interest rate on the loan is to be decided upon by the borrower and the lending
institution.
 The maximum amount of the insured loan is 90% of the cost of improvements.
 The loan amount, when added to the outstanding balance of the original HUD or FHA loan, may not
exceed the original amount of that first loan.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Supportive Housing for Persons with Disabilities - Section 811

This program is administered by the U.S. Department of Housing and Urban Development (HUD) to provide
funds for the development of rental housing that have available supportive services for very low-income
adults with disabilities. This program may also provide rent subsidies to help make the projects affordable.
Eligibility:
 The applicant must be a nonprofit organization with 501(c)(3) status.
 The applicant must be able to provide a capital investment of at least one half of 1% of the capital
advance amount, up to $10,000, and any funds required in excess of the capital advance, including
the estimated cost of any amenities or features (and operating costs related thereto) which are not
covered by the capital advance.
 The proposed project must help individuals who are at least 18 years of age, have a disability and are
classified has having a very low-income (50% of median area income).
 The funds may be used for construction, rehabilitation, or acquisition of facilities.
Terms:
 HUD provides interest-free capital advances to help finance these supportive housing projects.
 These capital advances do not have to be repaid as long as the project remains viable and assists very
low-income individuals with disabilities for at least 40 years.
 The rental assistance that HUD can provide will pay for the difference between the portion of the rent
paid by tenants and the HUD-approved operating cost of the project.
 The normal amount charged to tenants is 30% of their adjusted income.
 The rental assistance is granted in a 3 year contract and may be renewed if funds are available.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Supportive Housing for the Elderly
Section 202
This program is administered by the U.S. Department of Housing and Urban Development (HUD). It assists in
the expansion of the supply of housing with supportive services for the elderly. HUD provides capital advances
to finance construction, rehabilitation, or acquisition of structures to be used as supportive housing for very
low-income elderly persons. This allows these individuals to live independently but still be in an environment
that provides support activities such as cleaning, cooking, transportation, etc.
Eligibility:
 Private nonprofit organizations are eligible for these funds.
 Applicants must be able to show that they will provide a minimum capital investment equal to one
half of 1% of the HUD capital advance.
 The maximum required is $25,000 for national sponsors and $10,000 for other sponsors, and
any funds required in excess of the capital advance, including the estimated cost of any
amenities or features (and operating costs related thereto) which are not covered by the
capital advance.
 Projects must provide supportive housing for the elderly (at least 62 years of age) that classify as verylow income.
Terms:
 The capital advances do not have to be repaid as long as the project serves the very low-income
elderly for at least 40 years.
 Project rental assistance funds are provided to cover the difference between the HUD-approved
operating cost for the project and the rent gathered from tenants.
 The tenants’ expected rent is normally 30% of their monthly adjusted income.
 These are provided for in contracts initially approved for 3 years and are renewable based
upon the availability of funds.
Contact:
For application information or any additional information or questions please contact:
U.S. Department of Housing and Urban Development
Casper Field Office
P.O. Box 11010
Casper, WY 82602
(307) 261-6250 · Fax: (307) 261-6245
www.hud.gov
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Team Member: Heather Tupper
Housing is a component considered in the later stages of site selection for business expansions or relocations.
While it may not be first on the list of criteria when a business is considering new communities, it could be the
deciding factor between finalist communities. Lack of affordable housing can be troublesome in an economy that
also struggles with available workforce. Gaining a full understanding of the housing currently available, the price
points and the future development plans are important to help a community put its best foot forward when being
considered in a competitive site selection process. In order for a community to attract new businesses to diversify
its economy, multiple housing options with varying levels of pricing must be available.
It is also a topic of concern for existing businesses in a community, especially if they are considering any type of
growth. If an existing business feels that housing is a challenge for its current employees, the opportunities for
that business to expand and grow within the community may be very limited. Primary employers in a community
should be at the table for discussions about housing development of housing plans for the community.
Resource:
Heather Tupper, Marketing & Outreach Program Manager
Wyoming Business Council, Business Ready Communities
214 W. 15th Street
Cheyenne, WY 82002
heather.tupper@wyo.gov
307-777-2804

Team Member: Brett Walker
In all of the communities we visited, the consensus was that there was a lack of housing options. Around
Cheyenne, it is well known that the apartment vacancy rate hovers at about 2%, which translates to high rents. It
also forces some would-be residents to find those housing options south of the border in Colorado’s northern
communities. This contributes to the export of income earned in Laramie County and spent outside of it. Champ, a
subsidiary of Hormel, buses nearly 600 workers to its facilities in Albin every day, the majority of which come from
around Cheyenne as Albin has no housing available for them. Economic Theory and common sense would dictate
the market is there for housing.
Solutions: Ideally, the market should be filling this unmet need. There are many grants available for developers
who desire to build affordable housing according to specific definitions, primarily at the Federal level. However, I
believe there are also some NPOs and Foundations to provide gap funding for these types of projects.
Resources:
Wyoming Association of Nonprofit Organizations
d/b/a Wyoming Nonprofit Network
1401 Airport Parkway, Suite 300, Cheyenne, WY 82001
772-9148
http://www.wynonprofit.org/
Deanne Widauf
Housing and Community Development Office
City of Cheyenne
637-6255
https://www.cheyennecity.org/index.aspx?nid=170
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What do see as the strengths and assets
of housing in your community or the
county?

THEMES:
Cheyenne
Burns
Pine Bluffs
Albin

Housing variety, infrastructure
City government
City government
Limited regulations

Team Member: Lyle Konkol
The communities of Pine Bluffs, Albin and Burns generally agree the quality of life in their town is why they
live there, yet the lack of affordable housing creates obstacles for keeping the community viable. In some
cases, people who work in the community travel long distances to work due to a lack of adequate housing.
In Cheyenne, the parks and trail system came out as an asset repeatedly. Good shopping and places of
worship were generally accessible:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.

Good supply of high end homes available
Good recreation access throughout the city
City government understands we need more housing
Nice Parks and trails to take advantage of
Good shopping
Adequate entertainment
Safe environment
Have public housing and Section 8 for low income individuals and families
Having this housing discussion is a strength
Good support network in Laramie County is an asset

Team Member: Kim Porter
Strengths and assets are important in a community, as this is the base to build upon. Each community might
consider doing asset mapping to continue to build on the strengths. Asset mapping is a positive approach to
community development that combines community interests and creates a common cause. It is realistic and
starts with what you have rather than what you don’t have. It is also a positive way to get dialogue started
and recruit interested citizens. This can be requested by interested community members or groups or
government parties. You can contact me if you are interested and I can facilitate finding the resources or
people to complete the process.
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Resource:
Kim Porter
Wyoming Rural Development Council/Wyoming Business Council
214 W. 15th Street
Cheyenne, WY 82002
307-777-5812
kim.porter@wyo.gov

Team Member: Heather Tupper
Identifying the strengths and assets of housing in the community is a good step toward identifying what areas
a community is already doing well and build on those successes. While the team identified a main theme for
each of the communities, a closer look at the actual responses reveals that perceptions of strengths are all
over the board. Many times the response indicated the responder thought there were no real strengths to
speak of. To further identify the true strengths of housing, focus groups, panels or roundtable discussions
may be opportunities for residents to dig deeper on the real positives that do exist.
Having a strong list of assets does not mean there is no room for improvement, but it can help to look
at the positives first to know where to start in creating an overall plan. If we are successful in some
areas, it will be beneficial to reach out to the entities that play a role in those successes and include
them in the planning for future development. Having community members that can be “brand
champions” to speak about the strengths of the housing in the community will be important in future
development.
The University of Wyoming, Extension, Community Development Team recently held a class on
facilitation. If you need a facilitator for your process, contact Juliet Daniels.
Resource:
University of Wyoming, Extension
Community Development and Education
Juliet Daniels
310 W. 19th Street, Suite 100
Cheyenne, WY 82001-4424
Email: jdaniel6@uwyo.edu
Phone: 307-633-4383
Fax: 307-633-4223
Team Member: Brett Walker
Those in the incorporated towns and cities saw the centralized water and sewer systems as strengths, as well
as well-paved roads. They also appreciated the relatively lower regulatory burden in Laramie County as a
whole. The overriding theme I heard was Community. People in Albin, Pine Bluffs, Burns, Carpenter, and even
some in Cheyenne, feel their neighbors care about them and everyone watches out for one another.
Ironically, this feeling may also contribute to NIMBYism when affordable housing “projects” are proposed in
those neighborhoods because of the perceived impact to crime levels and the high level of information
sharing and awareness.
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Solutions: Many midsize rural communities have experienced an aging population since it is mostly younger
people moving to urban centers to take advantage of employment opportunities. Declining rural population
has led to a situation where many of these areas would welcome growth and economic development.
Of course, some rural areas are experiencing limited growth based on people choosing a lifestyle alternative
from urban centers. Improvements in telecommunications are a factor in this growth, allowing people to
locate away from urban areas while still conducting business with them. Indications are that this lifestyle
choice could become more popular in the future.
Resources:
Community Assistance Program through the American Planning Association
https://www.planning.org/communityassistance/
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What type of housing are you looking for
and what type of housing do you see
yourself living in, in the next
5-10-20 years?

THEMES:
Cheyenne
Burns
Pine Bluffs
Albin

Single level, downtown lofts, senior housing, maintenance free
Stay in current home, Smaller home
Stay in current home, Smaller home, duplexes
Manufactured housing

Team Member: Dan Cooley
A wide variety of responses were given to question 3. There seemed to be a definite correlation
between people that were gainfully employed and happy with their employment status. These folks
were overall content in their homes and had no immediate need or desire to move from the status
quo.
There was considerable mention of transitioning from homes with high upkeep and maintenance
requirements to homes with smaller yards, maintenance free exteriors and amenities close by. For
some this meant smaller homes, townhouses or apartments. Others made the inference for senior
housing and assisted living type of facilities. This trend was most prevalent in the responses from
Cheyenne but similar responses came from all communities in Laramie County. This transition
correlates with a national movement of the need for more senior housing and facilities. This survey has
shown that Laramie County is experiencing the same trends in this area as the rest of the nation. The
baby boomer generation is aging and the housing concerns and needs of this population will need to be
addressed now as well as in the future.
Possible solutions to question #3
The need for a transition to housing for an aging population can be addressed in multiple ways. A
public funding source or subsidy could be used for the development of housing subdivisions and
projects directed to needs of an aging population. Transitional housing from homes to apartment to
assisted living facilities could be well received.
The Wyoming Business Council has grants available for technical assistance for for-profit businesses to
conduct project planning and research. Developers could potentially utilize these grants to develop
business plans that will focus on solutions to the senior housing problems.
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The WBC also has planning grants for local governments and non-profit businesses to perform
feasibility studies related to economic and community development. Local governments can use these
studies to determine the types and numbers of senior housing.
Planning and Development agencies need to be aware of this trend and have regulations or policies in
place that allow for property development to address these needs. Innovative approaches to this type
of housing need to be considered and encouraged.
Ultimately developers need to be aware of this potential market. The ability to make a profit must be
there for the developer to undertake projects such as these.
Resource:
Lisa Johnson, Southeast Regional Director
Wyoming Business Council
3200 West C Street
Torrington, WY 82240
307-275-2512
lisa.johnson1@wyo.gov

Team Member: Lyle Konkol
The outlying areas in Laramie County have a general consensus they will be in the same house they currently
live in, or in a house closer to where they currently work.
In Cheyenne a more diverse opinion of ideas were presented
a. Small walkable community within the city of Cheyenne
b. Rural close to town single family
c. Quality multi-family unit
d. Communal living for the elderly
e. High density townhouse close to shopping
f. Assessable Housing
g. Downtown loft
h. Supportive housing
i. Shared housing
j. Downsized single family
k. Condo unit with shopping close by
l. Smaller house or apartment with public transportation within walking distance

Team Member: Tom Mason
For participants interviewed in the Cheyenne urban area, the responses for short-term preference on
where they will be living were equally divided on downtown, apartments or single family units. Next
there were some that want to live in the historic districts near downtown. Rural housing preferences
were the fewest.
The responses for long-term housing preferences were more varied. In order from most responses to
least are as follows:
1. Stay where they are at
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2.
2.
3.
4.
5.
5.
5.
6.
7.

Tie – Single Family unit
Tie – Multi-Family units for elderly
In the downtown
In a down-sized unit (type not specified)
Tie - In an apartment
Tie – In a rural house with acreage
Tie – In a luxury condo
In a historic downtown house
Does not intend to be in Cheyenne

This question was answered with a vast variety of answers and the comment section shows that.
About a fifth of the people are happy with where they live and intend to stay there a long time. But the
other four fifths wish to move up or at least find a better place because they were unhappy with where
they are based on their inability to afford more or the poor conditions of the place they rent/live.
Many were old (mature) enough to realize they would eventually down size and/or end up at a senior
center. Just about everyone wanted to end up in a house/rental/condo and/or neighborhood that had
good amenities, safety and aesthetics.

Team Member: Kim Porter
This question was asked to determine the future housing needs of Cheyenne, Albin, Burns, Pine Bluffs
and Laramie County at the grassroots level – from the people who would be living in these houses in
the future. We did not have enough people participate in the assessment to move a developer to
change their business practices for example, or a government to change their zoning practices. If it has
not already been done, I would recommend a comprehensive housing study be undertaken countywide. Lovell, WY and Goshen County had success with housing issues after completing such a study.
The Wyoming Business Council will provide information on the best route to go by contacting either
Lisa Johnson or Julie Kozlowski.
Resource:
Sue Taylor, CEO
Lovell, Inc.
PO Box 566
Lovell, WY
307-548-6707
lovellinc@tctwest.net
Lisa Johnson, Southeast Regional Director
Wyoming Business Council
3200 West C Street
Torrington, WY 82240
307-275-2512
lisa.johnson1@wyo.gov
Julie Kozlowski, BRC/CFP Program Manager
Wyoming Business Council
307-777-2812
Julie.kozlowski@wyo.gov
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Team Member: Brett Walker
Theme: Downsizing
Laramie County is getting older. The median age has gone from 28 in 1980 to 33 in 2000 and is now around
37 years old (Source: US Census, ACS). Due to several factors, especially regarding taxes and an overall lower
cost of living, it is well established that Cheyenne is an attractive place for retirees, especially those on a fixed
income (e.g., http://www.aarp.org/home-garden/livable-communities/info-07-2011/affordablecities.7.html). This trend is likely to continue. In Laramie County, an aging population doesn’t always mean
downsizing. Many people living on family homesteads or farmers who have worked the land for decades are
not seeking downsizing options. However, their inheritors may not be looking to take over the farming or
maintenance of huge swaths of land.
Solutions:
There are quite a few resources out there for seniors looking to downsize in the near future. There is also a
level of retirement planning in which one should consider how they will want to live as they get older. The
primary issue is, will this type of housing be available when they reach the age where this choice needs to be
acted upon? There may also be financial disincentives to downsizing, not just a lack of age-appropriate
housing.
Resources:
None. Plan for the future.
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What amenities (i.e. transportation,
shopping, parks, etc.) are you looking for
when you are looking for a place to live?
THEMES:

Cheyenne
Burns
Pine Bluffs
Albin

Public transportation, walking distance to shopping
Public transportation to Cheyenne, sidewalks
Public transportation to Cheyenne, medical services
Café, gas station

Team Member: Dan Cooley
There were many and varied requests for amenities across the county. A major theme throughout the
county is for public transportation. Respondents in Cheyenne need transportation to work, shopping,
medical facilities as well as access to recreation and park facilities. Public transportation is a need in the
smaller communities also. This need was directed more at getting from the communities to Cheyenne.
The varied requests included the likes of shopping, grocery stores, medical facilities, recreation and
park facilities, schools, restaurants, business areas, malls. This wish list extended to the smaller
communities in Laramie County as well.
Possible solutions to question #4
The solution to the public transportation is apparent. Provide more transportation opportunities to
more places in Cheyenne and Laramie County. Ways to accomplish this task are less apparent. Funding
for public transportation is limited.
Possible solutions to providing housing options located near a wide variety of amenities are less
apparent. The market will drive much of these housing concerns. Developers will build in the most
attractive areas they can find and buyers will purchase homes that meet their needs within their
individual budget constraints.
Public officials and Planning and Development agencies should take notice of these trends and requests
to develop land use regulations and policies that encourage mixed use and development of amenities
in neighborhoods or nearby locales.

Team Member: Lyle Konkol
Cheyenne had the most interest in amenities and ideas:
a. Walkable communities
b. Shopping in close proximity to where they live
c. Walking and biking paths
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d. Places of worship
e. Recreation opportunities nearby
f. Entertainment opportunities, i.e. plays, concerts and sports
Team Member: Keren Meister-Emerich
The assessment question on amenities provided examples of transportation, shopping, and parks. Thus,
many of the replies were related to these items.
Those representing homeless wanted easy access to public transportation and shopping. Most people
also mentioned that they wanted sidewalks, parks, paths, or open space in or near, their neighborhood
and that it was close to work. Additionally, being close to a high-quality school was considered
important for many people. Some also wanted gas stations, shops, and restaurants to be nearby. A safe
neighborhood was also mentioned. People in Cheyenne felt that parks and greenways in Cheyenne
were excellent.
Comments about the location and availability of grocery stores were common. Individuals preferred a
full grocery store rather than a convenience store nearby.
In Pine Bluffs, one amenity that was mentioned several times was public transportation to Cheyenne
for shopping or medical appointments.
One concern mentioned was that the hours for public transportation in Cheyenne were not extended
late enough into the evening for some workers.
A challenge was that although participants indicated wanting these amenities, in their responses to
question one about challenges, it was also mentioned they wanted fewer regulations for new
developments.
Resources:
National Volunteer Transportation Center:
http://web1.ctaa.org/webmodules/webarticles/anmviewer.asp?a=3767&z=132 Currently Wyoming
does not have any volunteer transportation services, but it may be that could be started in the outlying
communities. Fort Collins, CO has this service (http://www.saintvolunteertransportation.org/drive.php)
and may be able to provide information about how they were able to get volunteers and let people
know what is available.
Community Facilities Direct Loan & Grant Program: http://www.rd.usda.gov/programsservices/community-facilities-direct-loan-grant-program. This program provides affordable funding to
develop essential community facilities in rural areas.
National Recreation and Park Association (NRPA): http://www.nrpa.org/About-National-Recreationand-Park-Association/ a non-profit organization dedicated to the advancement of public parks,
recreation and conservation. Their web site includes professional development, research, and resource
links.
Center for Rural Affairs: http://www.cfra.org/about is an advocate for rural affairs. The site includes a
link about the importance of and ways to support grocery stores.
http://www.cfra.org/renewrural/grocery

Team Member: Brittany Parsons
Residents of Laramie County want the services they need close to their residence. Out in the county,
residents desire the quiet country life but are troubled by the distance between them and simple services,
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like grocery stores and medical services. To keep people in the small towns and avoid a migration into
Cheyenne, basic services need to be available. This becomes especially important as the population ages,
drives less, and requires more medical services.
Recommendation: Shuttle services between the small towns and Cheyenne on a regular basis.
Resource:
Little Star Valley has had success purchasing a shuttle that goes to Craig Colorado and has also
expanded their service.
Linda Fleming
(307) 383-7645

Team Member: Kim Porter
Theme: Public Transportation
The Casper Area Transportation Coalition (CATC) is a public, non-profit business which runs several
buses and routes in Casper, Mills, Evansville, and Bar Nunn. Their system is much like Cheyenne’s, but
it might be interesting to see how the public, non-profit part of this works. The four towns plus
Natrona County own the buses and do subsidize this public transportation, but CATC manages and
maintains the buses. They have additional funds from the Wyoming Department of Transportation and
federal funding. I think it would be worth it to compare notes and explore the option of a public, nonprofit that included the other towns in Laramie County. It would also be a good idea to conduct a
survey on needs of the riders. Many people mentioned the hours were not long enough. It would be
interesting to see if they work for the same business and if that business would be willing to pay for
extended hours.
I would encourage Albin, Burns, Pine Bluffs and Laramie County to also visit with their constituents to
determine the need and that they would be willing to pay something for the service. Then visit with
Cheyenne about expanding the service into those rural areas. Be prepared though, to help with
expenses and be able to show that an adequate number of people would take advantage of this
service.
Resource:
Casper Area Transportation Coalition
Marge Cole, Executive Director
marge@catcbus.com
The Bus - 307-237-4287 or307- 237-BUS
CATC - 307-265-1313
Theme: Grocery Shopping
Paradise Foods in Pine Haven, WY (pop. 496) was a result of their community assessment. It might be
good to visit with them about what made it worth it to open a store and the process they went
through. A small, neighborhood store might be feasible, but I would worry that they could not
compete with the larger grocery stores in Cheyenne.
There was a group of people interested in starting a food/grocery coop. One of the most successful
coops is in Laramie. The group was working with Big Hollow Food Coop, but I do not know where the
68

breakdown was. If a neighborhood or community group is interested, they could call Big Hollow Food
Coop; Marla is always willing to share their model and what they have learned.
Resources:
Paradise Foods
114 Pine Haven Road
PO Box 37
Pine Haven, WY 82721
Phone: 307-756-9888
Fax: 307-756-9433
Big Hollow Food Coop
Marla
119 S 1st St
Laramie, Wyoming
(307) 745-3586
http://www.laramiecoop.com
Theme: Albin – café, gas station
Normally, these types of businesses are driven by private industry. An entrepreneur will need to know
the business will be viable and, in fact, make a profit. The residents of Albin must be able to show
market data that a restaurant and/or gas station would be a viable business. You can request a free
market research through Lisa Johnson at the Wyoming Business Council. Once you can recruit a
business, all the residents need to make sure they use these services, even if it is a little more
expensive to ensure the business remains viable and the desired business remains in Town. Lisa can
also be of assistance with recruiting a business and getting the community ready. Someone from the
community will need to take the lead on this endeavor – who is passionate about getting a gas station
and café?
There might be the opportunity to combine the two, much like the one at Daniel Junction called
“Daniel Junction.” You can visit their website at http://www.thedanieljunction.com/. This would save
on the costs if it is run as one business instead of two – two rents, two utilities, employees, etc.
The USDA Rural Development has a Business Program that provides financial backing and technical
assistance to stimulate business creation. There are several options available at
http://www.rd.usda.gov/programs-services/all-programs/business-programs.
A coop might be the answer too. You can contact Big Hollow Coop above to visit about their coop
model. Rocky Mountain Farmers Union has a Coop Development Center that helps to organize and
develop cooperatives. The USDA Rural Development has a Rural Cooperative Development Grant
Program (http://www.rd.usda.gov/programs-services/rural-cooperative-development-grant-program)
to help improve the economic condition of rural areas, along with other coop programs. You can
contact the Torrington Area office to get more information about their programs.
Resources:
Lisa Johnson, Southeast Regional Director
Wyoming Business Council
3200 West C Street
Torrington, WY 82240
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307-275-2512
lisa.johnson1@wyo.gov
Rocky Mountain Farmers Union
Bill Stevenson, Director of Cooperative Development
7900 Union Ave, Ste 200
Denver, CO 80237
303-752-5800
http://www.rmfu.org/co-op/co-op-mission/
USDA Rural Development
Torrington Area Office
1-307-532-4880

Team Member: Marcia Porter
Cheyenne: The overall grade for Cheyenne for amenities was positive. The community felt that the
City has a good grasp on this with the Greenway System, the available parks (most mentioned was
Lions Park), and community transportation. Some felt that 7 day and holiday public transportation was
needed. There was a large input that downtown living and food markets were needed to be
established for those wanting to live a more ‘back to basics’ life style. The downtown revitalization was
good; but want ‘loft living’ with a grocery store within walking distance. This was mentioned at every
Cheyenne forum I was a member of. This seems to be a recurring theme, particularly with the twenty
and thirty somethings. Most were singles or young marrieds. It was a recurring statement that in
order to attract a younger generation, or to encourage younger people to stay in this area, that these
amenities being available would be key to doing that. Cheyenne Frontier Days is seen as a positive
amenity. Most felt that the infrastructure is sound, water supply, etc. There was some concern over
the Ogallala aquafer condition. There was some expression of recreation needs, or ‘things to do.’
Resources:
Casper Luxury Lofts created downtown: http://trib.com/news/local/casper/casper-property-ownerscreate-luxury-lofts-downtown/article_7f65db41-0096-5a5b-8141-de08590a8978.html
Wheatland – Dan Brecht, Platte County Main Street and other renovated lofts downtown, revitalizing
their downtown – 307-322-6232.
Laramie has successful downtown lots, as well as a vibrant downtown. They also showcase and
Upstairs Downtown tour in the summer – Trey Sherwood, Laramie Main Street Alliance – 307-7603355.
Albin: There seemed to be contentment with this item at Albin. The town provides a recreation center
at low cost. Public transportation between Albin and Cheyenne would be welcome and is needed. A
grocery store, quick mart, or gas station is needed. At this point you either have to travel to Pine Bluffs
or Cheyenne for fuel. Some type of public transport from Albin to the big box stores (e.g. Walmart
mentioned) would be of use on a regular basis. There is a community lunch provided (for a fee) to
anyone Monday through Friday. It breaks even for cost verses income brought in for people eating
there. This was seen as a positive amenity. This community service also serves as the coffee bar during
the morning time before lunch. Infrastructure was seen as positive.
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Burns: There seemed to be mostly positive sentiments for the options provided by the town for this
community. There is a community operated and supplied (used) clothing supply and some food. There
are also household type items. Basically if anyone has a need they can come to these rooms and take
what is needed. There is a small restaurant that is well appreciated by the community. The town
provides a park and community center. Library service is also provided, which is connected to the
larger Laramie County Public Library in Cheyenne. Public transportation was the overall desire to
provide a way for elderly to get to Cheyenne for doctor’s appointments and grocery stores. Gas is
available nearby, but a local store would be needed to attract and keep people there. Infrastructure
was not seen as needing much improvement.
Resource:
New Mobility West is a project that believes “Great Transportation systems lead to stronger
communities. They offer community assistance, training, media tools and partnerships. This is a new
program, but they hope to bring western states together to learn from one another and find out what
works - http://newmobilitywest.org/.

Team Member: Brett Walker
Theme: Public Transportation
Public transportation a theme that was consistent across communities. It is also an expensive endeavor
when the populations are so low that the demand just never reaches a point where it pencils out.
Given an aging population, it makes sense this would be a popular idea and at some point it may well
be something that makes economic sense. The City of Cheyenne has a pretty decent public
transportation system and even it has had to make cutbacks to routes due to low ridership. In a local
culture where government spending is heavily criticized, the political environment may not be
conducive to an expansion or establishment of new public transportation facilities. Still, Laramie County
continues to age, and certain travel patterns could (and may already) be discerned. In rural areas,
public transit services are provided primarily to transit dependent groups such as the elderly and
disabled, however, there are some general public access services in rural areas across America. Nearly
40% percent of the nation's rural residents live in areas without any public transportation, and less than
10 percent of federal spending for public transportation goes to rural communities.
Solutions: This is an issue that might be addressed in a number of ways, several of which that are
market-driven. By now, services like Uber are well known, and there are a growing number of
competitors in this field. Carshare services like Zipcar and Car2Go are also popular in urban areas.
Perhaps there are entrepreneurs in these communities that can fill a rural niche. Taxis are also a viable
but very expensive option. The overall sense of community that we experienced at several of these
meetings implies that a solution may lie within the communities themselves in the form of rideshares,
on-line forums where people could post when they are going somewhere and if anybody want to split
costs, etc.
Resources:
Rural Carshares (to get you started)
http://newmobilityagenda.blogspot.com/2014/03/rural-carshare-project-thinking.html
Planning for Transportation in Rural Areas – Publication
Federal Highway Administration
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US Dept. of Transportation
http://www.fhwa.dot.gov/planning/publications/rural_areas_planning/page03.cfm
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How do you define “affordable housing”?

THEMES:
Cheyenne
Burns
Pine Bluffs
Albin

Able to live and still pay bills - 30% of income
Varies by individual
Should match local salaries
Varies by individual

Team Member: Lyle Konkol
The widely accepted definition of affordable housing is when an individual or family doesn’t pay more
than 30% of their income.
In all the communities, the general consensus was the ability to live a modest standard of life and still
pay bills and rent or mortgage payment.
According to the Wyoming Community Development Authority’s demographic profile, Laramie County
has a population of 97,005 and is projected to grow to 125,057 by 2040. It is estimated that there are
38,735 current households in Laramie County with a growth projecting to be 48,515 by 2040. Currently
there are 8,046 household who are below 80% of area median income who are renters. Pine Bluffs has
a total population of 1,200 people and 476 household, but is projected to increase to 606 households
by 2040. Burns has a total population of 320 and is projected to grow to 412 by 2040, with 118
households increasing to 140 by 2040. There are only two household who are renters below 80% area
median income. There are a total of 12,693 renter households in Laramie County.
Resource:
http://www.wyomingcda.com/documents/WY_2015_Forecast_Final.pdf.

Team Member: Keren Meister-Emerich
When asked to define affordable, many people struggled. It was felt that affordable depended upon
the individual. It would change based upon family size, income, etc. The common definition of
approximately one-third of the income for housing was often mentioned. Some defined affordable
housing as affordable on a one income salary. Some indicted they wanted to have enough money left
over to be able to pay other bills and buy groceries.
There was concern that there were few available housing options in the outlying communities and
people needed to look in Cheyenne for rental units. Many of the respondents considered affordable to
be less than what they found available for housing in Cheyenne. A few people indicated price ranges
they felt for affordable. For a one bedroom unit, affordable rent ranged from $250 to less than $1000.
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When discussing two-bedroom, affordable rent ranged from $600 to $1300. When discussing home
purchase, affordable ranged from $65,000 to $200,000.
In this discussion, individuals discussed the fact that they felt wages in Cheyenne/Laramie County were
insufficient to enable people to afford adequate housing.

Team Member: Kim Porter
In all the communities, the theme of this question was: varies by individual, able to live and still pay
bills, and the widely accepted, 30% of income.
There are some “rules” for determining affordability, but they don’t tell the whole story. People with
higher incomes, spending 30% of their income on housing will be able to afford other necessities.
People on the lower wage spectrum will still struggle to meet expenses, even spending 30% of their
income on housing. Other factors that favor into the discussion are the number of family members
living in the household and the age of children.
Out of Reach 2014 is a report prepared by the National Low Income Housing Coalition. On page 234, it
states the Fair Market Rent in Laramie County is $789 for a two bedroom apartment ($768 for
Wyoming). To be able to pay this rent at 30% of income, the household must earn $31,560 annually or
$2,630 monthly. This level of rent requires a “housing wage” of $15.17 per hour. The estimated hourly
renter wage is $11.10. This means a renter, making $11.10 an hour must work a fulltime job plus
another almost half time job, to pay rent and utilities and a person making minimum wage must work
over 2 jobs.
The area median income is $74,500 which makes $1,863 an affordable payment at 30% of income.
(NOTE: Applied Geographic Solutions, 2014 through the Business & Industry Division of the Wyoming
Business Council shows the median household income for Laramie County at $56,890, which would
translate into an affordable payment of $1,442). These figures indicated that affordable housing (30%
of income) for the median income range would be less than $275,000. Mortgage formulas are
complicated with many variables, so this amount is estimated.
One of the bigger challenges in affordable housing is the cost of land, infrastructure and materials. It
has been said that builders cannot build houses at the above rate, much less at a profit. This was
reinforced in the Tour 23 Meeting in Platte County, when affordable housing came up.
23.78% of the households in Laramie County make less than $30,000.
35.64% make more than $75,000 and 49.49% of households make
between $30,000 and $75,000. (Applied Geographic Solutions, 2014
through the Business & Industry Division of the Wyoming Business
Council). So, only a little more than 1/3 of the population can afford a
house that costs more than $275,000. Please note that USDA Rural
Development income requirements are different than any listed here
and have a higher threshold. Those income requirements can be
found at http://www.usdaloanagency.com/usda-loans-in-wyoming.
We did get some feedback that people report they live in Colorado
because the housing costs are less expensive. Larimer County (Ft.
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Collins) has a Fair Market Rent at $896, with housing wages needed at $17.23 per hour and Denver
County has a Fair Market Rent of $960, which translates to needed housing wages of $18.46.
Resource:
Arnold, A., Crowley, S., Bravve, E., Brundage, S., Biddlecombe, C. (2014). Out of Reach 2014. Online at
http://nlihc.org/oor/2014 (as of June 3, 2015).

Team Member: April Thompson
Challenge:
The answers to this question varied just as the definition of affordable housing varies. Some stated it
was 30% of a family’s income and others stated that it “varies by individual.”
The Department of Housing and Urban Development (HUD) considers affordable housing to be the
combined cost of rent and basic utilities are not more than 30% of a family’s adjusted gross income.
Families that pay more than that amount are considered “cost burdened” and may have trouble buying
necessities such as food and clothing or medical care and transportation.
Many believe “affordable housing’ only affects low-income individuals and families; however,
moderate and middle-income families are having difficulty finding housing that meet their needs and is
affordable to them as well. Different types of housing and price options that can accommodate the
economically diverse workforce population of Cheyenne and the surrounding communities as well as
low-income options are needed. When a community lacks adequate middle-income housing,
businesses have difficulty attracting and maintaining employees. When someone has to spend the
majority of their income on housing there is less for them to spend on other items, such as food and
clothing. Less money is then spent in the community.
Challenge:
The communities stated that there was a lack of rentals, affordable quality options and units for
seniors.
Solution: The U.S. Department of Housing and Urban Development (HUD) has some economic
development programs available to communities and private individuals. Below is a list of a few of the
programs offered and a description of each.
Low-Income Housing Tax Credit (LIHTC)
Tax credits are subtracted directly from an investor’s tax liability dollar-for dollar each year for a period
of ten years. This provides incentive for a developer or investor to build quality affordable housing. To
be eligible for the LIHTC program a new project must meet several requirements including meeting
low-income occupancy thresholds, operate under these restrictions for at least 30 years and be a
residential rental property that restricts rents.
More information on this program is available at:
http://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/affordablehousing/traini
ng/web/lihtc.
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Section 202 Supportive Housing for the Elderly Program
HUD has a program that provides interest free advances to private and nonprofits for the development
or rehabilitation of supportive housing for very low-income elderly. More information on this program
is available at:
http://portal.hud.gov/hudportal/HUD?src=/program_offices/housing/mfh/progdesc/eld202.
Housing Trust Fund
A housing trust fund is a set of dedicated funds established typically by legislation. They receive
ongoing sources of public funding to support the preservation and production of affordable housing
and increase opportunities for families and individuals to access decent affordable homes. They are
flexible, can be designed to serve the most critical housing needs in each community. The Wyoming
Chapter of the National Association of Housing and Redevelopment Officials (Wyo-NAHRO) recently
held a conference and it was voted on and approved by the members to start the process of addressing
the issue of a Housing Trust Fund (HTF) for the state of Wyoming. I have attached the proposal from
the organization that further addresses the issue of a HTF.
Housing Trust Fund for Wyoming
Draft 3/2/2015
What is a Housing Trust Fund?
Housing Trust Funds (HTF) are distinct funds established by legislation to support the preservation and
production of affordable housing. An HTF is designed to address the need to increase and preserve the
inventory of affordable housing, and depending on the state designated structure, is typically more
flexible than Federal funding. An HTF typically receives ongoing revenue from dedicated sources of
public funding or uses interest from dedicated funds. A single HTF can be flexible and designed to
address affordable housing needs across the entire spectrum of housing need, from homeless to low
income rental housing to affordable rental housing to affordable home ownership.
What is the definition of Affordable Housing?
The standard definition of affordability is that households at any income level should pay no more than
30% of their income for housing, including utilities. Families that pay more than 30%, especially families
that earn less than Area Median Income, are considered cost burdened because they may have
difficulty paying for non‐housing needs such as food, clothing, transportation, childcare, and medical
care.
Why is a Housing Trust Fund Needed in Wyoming?
Affordable housing is in short supply throughout Wyoming.
1.
A challenge for nearly every Wyoming community is the shortage of decent and affordable
housing. A few of the economic consequences of the housing shortage:
•
Employer’s ability to maintain or grow their business is restricted or prevented because
the housing shortage limits recruitment and retention of employees
•
Employees in smaller communities commute long distances from housing they can
afford to where they work. In some cases, employees live out of state and spend
Wyoming wages out of state.
•
Wyoming citizens either pay an excessively large portion of their income for housing or
live in substandard housing.
2.
Statistical documentation of the housing shortage:
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•

•

The March 2014 Housing Needs Forecast prepared for the Wyoming Community
Development Authority (WCDA) reports that the number of new housing units needed
by the year 2040 to serve households earning less than 96+% of Area Median Income
will depend upon Wyoming’s Growth Rate. At a Moderate to Very Strong Growth rate,
the number of new:

rental housing units needed by 2040 will range from 16,719 to 38,142; and

homeownership units needed by 2040 will range from 40,530 to 69,453.
See Attachment 1 for additional detail.
Housing Authority Wait Lists
Over 2,600 households statewide are waiting to receive Federal housing benefits
administered by a Public Housing Authority.

Obstacles that Limit the Development of Additional Housing in Wyoming
Wyoming currently relies on Federal resources to meet Wyoming’s housing needs, and Federal
resources meet only a small portion of those needs.
1.
Limited and Uncertain Federal Funding:
•
The continuing availability of Federal housing funds and the amount of those funds for
Wyoming are uncertain, including funding to Housing Authorities for Section 8 and
Public Housing programs.
•
Federal funds for rental housing flow primarily through WCDA. Those funds will meet
at most 40% of the projected rental housing need (See Attachment 2).
•
Federal funds are awarded per Federal guidelines; Federal guidelines are not designed
to meet the more rural nature of Wyoming’s housing needs.
2.
No State funding: The State of Wyoming provides no funds for housing.
3.
Limited development capacity: A limited number of existing Wyoming for-profit or non-profit
companies has the capacity to develop affordable housing.
A Solution – How A Wyoming Housing Trust Fund Could Help
1.
Additional funds would be available for new housing development statewide, thereby investing
in the infrastructure that benefits Wyoming people, while simultaneously reducing Wyoming’s
reliance on Federal funding limitations, changes, and requirements.
2.
Wyoming could define Wyoming-appropriate HTF qualifying guidelines, rather than relying on
urban-centric Federal guidelines. “Wyoming knows best how to address Wyoming’s needs.”
3.
New housing units could be linked to economic development and ending homelessness.
4.
Increased development funds would increase housing development activity and generate
increased Developer Fees that would increase for-profit and nonprofit housing development
capacity.
Benefits of An Adequate Supply of Housing for Wyoming’s Workforce
1.
Economic Benefits:
•
Stronger labor force. A good supply of housing for all income groups helps a
community retain jobs and businesses, helps business owners attract and retain good
workers, and fosters new business growth.
•
Employees are able to live near employment centers, so are more able to report to
work on time and have additional time to improve their job skills or get an education.
2.
Stronger Families:
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•

3.
4.

Affordable housing creates a more stable environment for children; children perform
better in school.
•
Families paying affordable housing costs experience a reduced financial burden, and
are able to save a down payment for home purchase.
Homeless Prevention:
A stronger labor force and stronger families reduce the challenges that lead to homelessness.
Stronger Communities: An increased housing inventory with business stabilization and growth
leads to a stable and growing tax base. Increased tax revenue provides resources to meet
community needs and strengthens Wyoming communities.

Team Member: Brett Walker
Theme: Self-Determination
This question was met with silence at a majority of our listening sessions. Many of the attendees didn’t
know what it was or what we meant by it. Incredulously, they responded with a statement along the
lines of “whatever you can pay for.” While it is a simple answer to a complex problem, they were
exactly right. Other respondents knew about HUD definitions like 30% of median income but the
interesting answers were the ones that were very qualitative and provided insight into other shared
values like family and work ethic.
Solutions: The solutions to affordable housing are nebulous and interconnected. It is a subject that is
intimately tied to effective communication between the public and private sectors and relies on a
public sector that is more nimble when developing and adopting regulation affecting housing. Often, by
the time a regulation has been changed to adapt to market needs, the market has already moved on
and the opportunity lost.
Resources:
Wyoming Association of Nonprofit Organizations
d/b/a Wyoming Nonprofit Network
1401 Airport Parkway, Suite 300, Cheyenne, WY 82001
772-9148
http://www.wynonprofit.org/
Deanne Widauf
Housing and Community Development Office
City of Cheyenne
637-6255

What do you expect employers/city/county/town
or the community to do about housing issues in
your community or Laramie County?

THEMES:
Cheyenne

Improved collaboration between public & private sector
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Burns
Pine Bluffs
Albin

Communication between employers and developers
Limit regulation, help with infrastructure, work with developers
Nothing

Team Member: Lyle Konkol
Small outlying communities in Laramie County seem to not have great expectation of local government to do
more to create more housing opportunities. However, it was the general consensus that it would be
beneficial for local government to partner with other agencies or employers to look for opportunity.
Cheyenne has lots of ideas and perceives that local government could help to streamline the process of
creating more housing:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.

Reduce development costs
Reduce hassle of development
Streamline plan approval process
Help the elderly and people with disabilities
Reach out to the community for more input
Embrace walkable communities
Embrace energy efficiency
Promote downtown loft living
Provide incentives for downtown loft development
Encourage and incentivize a downtown grocery store
Utilize existing downtown space for affordable and market rate housing

Team Member: Kim Porter
While the expectations of each community are somewhat different, they are inherently the same. Most of
the communities want more collaboration and communication between the different groups. Asset Mapping
and Asset Based Community Development would be a cost effective, positive way to address these
communication issues. Asset Mapping could start out with a small group of interested people who
brainstorm the “people assets” of the community – people who have an interest, people who have access to
other key people or places, etc. Asset Mapping is also a relationship building exercise and people get to know
each other and hear about what others want for the community.

Resource:
Kim Porter
Wyoming Rural Development Council/Wyoming Business Council
214 W. 15th Street
Cheyenne, WY 82002
307-777-5812
kim.porter@wyo.gov
Cowley, Wyoming is a small town (655 people) in northern Wyoming. I am so impress with this town and
what they have been able to accomplish. If you look at the 20 clues, they meet the majority of them, but #5
– Cooperative Community Spirit is one that stands out for me. The Mayor, Joel Peterson, told our group that
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they may have heated discussions, but once a decision is made, the whole town gets behind it. They have
great communication across the citizens, government and groups and they accomplish a great deal with
volunteers. He would also be a good resource for amenities, as they have solid amenities in the town that
are quite impressive.
Resource:
Mayor Joel Peterson
Town of Cowley
PO Box 635
Cowley, WY 82420
307-548-7700
cowleytown@tctwest.net
There are two counties that have groups that get together once a month to keep everyone informed about
what they are doing and how they can help each other. Sweetwater County has a “Director’s Meeting” that
includes people from both Rock Springs and Green River and includes people from the Chamber, Travel &
Tourism, Small Business Development Center and the Wyoming Business Council. Similarly, Carbon County
has meetings called “County United” and all the Chamber people, visitor’s councils and museums from all the
towns in Carbon County get together once a month to build relationships, keep each other informed and let
each other know if they need assistance.
Resource:
Pat Robbins, South Central Regional Director
Wyoming Business Council
1400 Dewar Dr., Ste. 208A
Rock Springs, WY 82901
307-382-3163
pat.robbins@wyo.gov
Thermopolis just started a forum, as a spinoff of our Tour 23 meeting. It was discussed that all the different
organizations and entities have great discussions and ideas, and never really all come together and
accomplish anything substantial. They currently meet every two weeks at 7 am. County commissioners,
town councilmen, EDC, Main Street, Chamber, Art Guild, Hospital, School District, etc. were specifically
targeted to ensure their input was included. There has been great turn out and they are working on
completely rebranding their community and working toward developing uniform, consistent signage to major
landmarks in town. There’s no agenda and it is open forum.
Resource:
Amanda Moeller. EDC and Tourism Director
307-864-2348
thermopolisedc@rtconnect.net
In this busy world, another meeting probably does not sound good. Yet a commitment of time from the key
stakeholders would go a long way to building relationships and save time down the road. Citizens of Laramie
County need to get involved in this process too. Perhaps it would be beneficial to put together a “housing
task force” that can start to open up the dialog about housing between the public and private sector and the
employers and developers. If a housing task forces is started, remember to include the larger employers in
Laramie County, as well as contractors, developers, realtors and other key partners interested in housing.
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Team Member: Brittany Parsons
The community members agreed governments needed to limit regulations and impediments to new
development. Governments could also ensure that housing is up to code to prevent housing stock
from becoming substandard. City councils and city leadership need to be supportive of new housing
development. If they want businesses to stay in town, they need to offer housing that is close to where
the work is. This was especially true in Pine Bluffs, where utility companies require workers to live in
town.
Resource:
Brittany Parsons
Wyoming Housing Network
2345 East Second St.
Casper, WY 82609
307-233-8511
brittanyp@whninc.org

Team Member: Brett Walker
Theme: Collaboration between the Public and Private Sectors
For the most part, people expressed a need for everyone involved in housing to cooperate with each other
on a number of issues. However, there was still a sizable contingent that said government should not do
anything and that the market will take care of the issue. In regards to safety, a number of citizens wanted
ways that substandard, dilapidated housing stock could be removed, whether through incentive or
regulation. Many thought employers need to consider the housing needs their business will generate and
contribute to the solution (again, there is some perception the private sector is not meeting this need for
some reason). Interestingly, this question initiated more discussion about “the middle,” the economy in
general, and that the middle are not having their needs met. Overall, there seemed to be a general
acknowledgment.
Solutions: This one starts with the elected officials and works its way down. There has to be a mandate that
staff is to cooperate and problem solve in order to accomplish regional or cross-jurisdictional goals. Elected
leaders should listen to their constituents and thus it is up to them to make the desire for intergovernmental
and public/private cooperation known. The relationship between Laramie County and the City of Cheyenne
is considered frosty by some.
There are huge benefits and efficiencies to public-private partnerships (P3), as well as some risk. If
government hands over control of some assets or services to private industry, it may free up money and
resources to put toward housing and related services like public transportation. More information on
fostering intergovernmental cooperation can be found below:
Resources:
The University of Wisconsin – Cooperative Extension
http://lgc.uwex.edu/Intergovt/
U.S. Department of Housing and Urban Development
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http://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/affordablehousing/librar
y/modelguides/1996/1583
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20 Clues to Rural Community Survival
An Annotated List
1. Evidence of Community Pride
Successful communities are often showplaces of community care and attention, with neatly
trimmed yards, public gardens, and well-kept public parks. But pride also shows up in other ways,
especially in community festivals and events that give residents the chance to celebrate their
community, its history and heritage.

2. Emphasis on Quality in Business and Community Life
People in successful communities believe that something worth doing is worth doing right.
Facilities are built to last, and so are homes and other improvements. Newer brick additions to
schools are common, for example, and businesses are built or expanded with attention to design
and construction detail.

3. Willingness to Invest in the Future
Some of the brick and mortar investments are most apparent, but these communities also invest
in their future in other ways. Residents invest time and energy in community improvement
projects, and they concern themselves with how what they are doing today will impact the lives of
their children and grandchildren in the future.

4. Participatory Approach to Community Decision Making
Authoritarian models don’t seem to exist in these communities and power is deliberately shared.
People still know who you need on your side to get something done, but even the most powerful
of opinion leaders seem to work through the systems (formal as well as informal) to build
consensus for what they want to do.

5. Cooperative Community Spirit
Successful rural communities devote more attention to cooperative activities than to fighting over
what should be done and by whom. The stress is on working together toward a common goal and
the focus is on positive results. They may spend a long time making a decision, and there may be
disagreements along the way, but eventually, as one small town leader put it, “stuff does get
done.”

6. Realistic Appraisal of Future Opportunities
Many of the communities have already learned an important strategic lesson, namely building on
your assets and minimizing your weaknesses. Few small communities believe that they are likely
to land a giant industry. Many of them say they wouldn’t want one if it came along, fearing too
much dependence on one employer would be dangerous. The successful communities know that a
more realistic approach considers the community and the region as the context for future
opportunities.

7. Awareness of Competitive Positioning
The thriving communities know who the competition is and so do the businesses. Everyone tries
to stress local loyalty as a way to help, but many small businesses also keep tabs on their
competitors in other towns--they don’t want any of the hometown folks to have an excuse to go
elsewhere. This is an area in which the recognition of community assets—people, associations and
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institutions—is vitally important. The comparison of one town to another is a significant means to
spur improvements.

8. Knowledge of the Physical Environment
Importance of location is underscored continuously in local decision-making, as business and civic
leaders picture their community in relation to others. Beyond location, however, communities
must also be familiar with what they have locally. For example, the issue of preservation and
protection of natural resources must be balanced with development options. Communities that
manage this balance have a long-term approach to both environmental preservation and
economic development.

9. Active Economic Development Program
An organized and active approach to economic development is common in successful
communities. This type of approach depends on public and private sector resources working hand
in hand. Private economic development corporations are common, either as a subcommittee or
an outgrowth of a Chamber of Commerce or commercial club. However, it’s clear that the most
successful towns emphasize retaining and expanding existing businesses as well as trying to
develop new businesses. This is a “gardening not hunting” model of economic development.

10. Deliberate Transition of Power to a Younger Generation of Leaders
Young leadership is more the rule than the exception in thriving rural communities. In many cases,
these young people grew up in town and decided to stay or returned later to raise a family. In just
as many situations, they are people who have decided to make a life in the community even
though they grew up elsewhere. However, it’s typical in a successful community to have a formal
or informal means for established leaders to bring new recruits into public service.

11. Celebration of Diversity in Leadership
Women, minorities, youth and newcomers are encouraged and welcomed into leadership circles
where their ideas are treated as opportunities for exploration of new ways to improve
community-building, not as threats to the “way it’s always been done.” The community welcomes
new people, new ideas and new ways of doing things as it moves along a strategic path to greater
success and enhanced sustainability.

12. Strong Belief in and Support of Education
Good schools are a point of pride as well as a stable employment force, and rural community
leaders are very much aware of their school’s importance. However, this characteristic goes
beyond the K-12 system to include an approach to life- long learning that puts education at the
center of many community activities. Whether adult education is targeted at skills and job
performance or hobbies and recreation, the successful community makes the most of education
at all levels.

13. Problem-Solving Approach to Providing Health Care
Local health care is a common concern in rural communities, but strategies for delivery vary,
depending on community needs. While one community may decide that keeping a doctor in
residence should be the priority, another may choose to train as many people as possible as EMTs
or to use telecommunications to augment a clinic. The point here is the variety of solutions to a
common problem.
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14. Strong Multi-Generational Family Orientation
These are family-oriented communities, with activities often built around family needs and ties.
But the definition of family is broad, and it includes younger as well as older generations and
people new to the community. A typical example of this attitude is the provision of child care for
community town hall meetings, thus allowing young families to attend.

15. Strong Presence of Traditional Institutions that are Integral to Community
Life
Churches are often the strongest force in this characteristic, but other types of community
institutions such as newspapers and radio stations, hospitals and schools fill this role also. Service
clubs retain a strong influence in social activities as well as in community improvement efforts.

16. Attention to Sound and Well-Maintained Infrastructure
Thriving rural communities understand that importance of physical infrastructures, such as
streets, sidewalks, water systems, sewage treatment plants. Efforts are made to maintain and
improve them. In these communities, a clean-up day includes public parks and playgrounds,
business owners keep sidewalks repaired, and volunteer labor and donated materials go a long
way to maintain public buildings.

17. Careful Use of Fiscal Resources
Frugality is a way of life in successful small communities, and expenditures are made carefully.
People aren’t afraid to spend money when they believe they should, and things are built to last.
But, neither are they spendthrifts. Expenditures are often seen as investments in the future of the
community.

18. Sophisticated Use of Technology Resources
Rural community leaders are knowledgeable about their communities beyond the information
base available in the community. In an increasing number of places, high-speed internet access is
revolutionizing all types of information access. Today, the applications of technology are so
widespread in business, health care, education and recreation that the capacity of small towns to
make use of these resources seems to be a strong indicator of success.

19. Willingness to Seek Help from the Outside
There’s little reluctance to seek help from outside resources. These communities understand the
system of accessing resources, ranging from grants for infrastructure improvement to expertise
about human service programs. Competing for such resources successfully is a source of pride for
local leaders.

20. Conviction that, in the Long Run, You Have to Do It Yourself
Although outside help is sought when appropriate, it is nevertheless true that thriving small towns
believe that their destiny is in their own hands. They are not waiting for some outsider to save
them, nor do they believe that they can sit and wait for things to get better. Making a hometown a
good place to live for a long time to come is a proactive assignment, and these local leaders know
that no one will take care of a town as well as the people who live there.
(Luther, Vicki & Wall, Milan. (2008). Clues to Rural Community Survival Workbook. Heartland Center
for Leadership Development.
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Resource Team Members
Cheyenne & Laramie County Housing Assessment
March 9-12, 2015
Team Leaders
Dan Clark
Consultant
401 East Idaho Street
Cheyenne, WY 82001
307-631-3960, 307-635-6445
dclark485@gmail.com

Lyle Konkol
Wyoming Field Office Director, HUD
Office of Field Policy and Management
150 East B Street, Room 1010
Casper, WY 82601
307- 261-6250, 307-203-8397
Lyle.J.Konkol@hud.gov

Kim Porter
Wyoming Rural Development Council
214 West 15th Street
Cheyenne, WY 82002
307-777-5812
kim.porter@wyo.gov

Tom Mason, Director
Cheyenne MPO
2101 O'Neil
Cheyenne, WY 82001
307-637-6299, 307-630-9071
tmason@cheyennempo.org

Duane Williams
UW Extension
1000 East University Avenue
Laramie, WY 82071
307-766-5124
WilliaDD@uwyo.edu

Brittany Parsons
Wyoming Housing Network
2345 East Second St.
Casper, WY 82609
307-233-8511
brittanyp@whninc.org

Team Members
Dan Cooley PE, Director
LC Planning & Development
3966 Archer Parkway
Cheyenne, WY 82009
307-633-4303
dcooley@laramiecounty.com

Marcia Porter
Wyoming DEQ
122 West 25th Street
Cheyenne, WY 82002
307-777-6081
marcia.porter@wyo.gov

Keren Meister-Emerich
Retired
6230 Mountain View Drive
Cheyenne, WY 82009
307-634-8783
keren.meister.emerich@gmail.com

Heather Tupper
Wyoming Business Council
214 West 15th Street
Cheyenne, WY 82001
307-777-2804
heather.tupper@wyo.gov
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Resource Team Members
Cheyenne & Laramie County Housing Assessment
March 9-12, 2015

COMMUNITY CONTACTS
Albin – Jillian Kriz
townofalbin@yahoo.com
307-246-3386

April Thompson
City of Rock Springs
212 D. Street
Rock Springs, WY 82901
307-352-1500
April_Thompson@rswy.net

Burns – Randye Bastian
runrand@rtconnect.net
307-547-3848

Brett Walker, AICP
LC Planning & Development
3966 Archer Parkway
Cheyenne, WY 82009
307-633-4523
bwalker@laramiecounty.com

Cheyenne – Deanne Widauf
Dwidauf@cheyennecity.org
307-637-6255
Pine Bluffs – Carleen Graves
pbclerkcarl@rtconnect.net
307-245-3746
Laramie County – Dan Cooley
dcooley@laramiecounty.com
307-630-9858
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Housing Assessment Agenda
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Pocess for the Development of this Report
The Wyoming Rural Development Council (WRDC) provided a Resource Team at the request of the
Department of Housing and Urban Development (HUD) to complete a housing assessment in Cheyenne
and Laramie County. The purpose was to evaluate the community’s assets and liabilities, and develop
suggestions for improving the future for social, economic and environmental growth.
The Resource Team interviewed over 80 people in 27 listening sessions over a four-day period from
March 9-12, 2015. The team received over 138 written responses. The online questionnaire was made
available until April 15, 2015. The response was quite a bit lower than anticipated, but the validation for
the assessment and this report was laid out in other community meetings and an article found in the
local newspaper:
High, L. (2015, April 27). Report: Cheyenne housing too expensive. Wyoming Tribune Eagle. Retrieved
from http://www.wyomingnews.com/articles/2015/04/28/news/01top_04-28-15.txt#.VXrymXmh2Hs
on June 11, 2014.
The people who attended the session were very vocal about the importance of this issue, despite the
low turnout.
Upon completion of the interviews, the team met to compare notes and share comments. We also met
during a conference call in mid-April. Each team member carefully analyzed the comments from the
community, synthesized what they heard with their knowledge of programs and resources, prepared
their notes and suggestions, and then forwarded these items to be combined into WRDC’s final report.
As mentioned in the Executive Summary, this report is just the first step to finding solutions to the
housing challenges in Cheyenne and Laramie County.
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Profiles
Laramie County Executive Summary

Population Demographics
The population of Laramie County in 2010 was 91,738 and in 2014 it was 93,908, a 2.4%
growth rate. The population for 2019 is projected to be 97,836, representing a change
of 4.2% from 2014.
Laramie County Population
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The 2014 median age of the total population in Laramie County was 36.5. Males
represented 50.0% of the population and females represented 50.0%. The most
prominent age group in 2014 was Age 20-29 years. The age group least represented was
Age 60-64 years.
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Household Demographics
The number of households in Laramie County in 2010 was 37,576 and in 2014 it was
38,878, a 3.5% growth rate. The household count for 2019 is projected to be 40,923,
representing a change of 5.3% from 2014. Most of the dwellings in Laramie County
(68.1%) are Owner-Occupied.
Laramie County Households
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Income Demographics
The 2014 predominant household income category for Laramie County was $100k+, and
the income group that is least represented was <$10k. For 2014, median household
income was $56,890.

Laramie County Households by Income (2014)
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Labor Force Demographics
For 2014, 48.3% of the Laramie County population (age 16+) is estimated to be
employed. The status of the labor force is as follows: 95.3% are employed and 4.7% are
unemployed.
Laramie County Employment Status (2014)
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Education Demographics
For 2014, it is estimated that 8.7% of the Laramie County population (Age 25+) earned a
Master’s, Professional, or Doctorate Degree and 15.7% earned a Bachelor’s Degree.
Laramie County Educational Attainment (2014)
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Albin Executive Summary

Population Demographics
The population of Albin in 2010 was 181 and in 2014 it was 185, a 2.2% growth rate. The
population for 2019 is projected to be 193, representing a change of 4.3% from 2014.

The 2014 median age of the total population in Albin was 42.2. Males represented 52.0% of the
population and females represented 48.0%. The most prominent age group in 2014 was Age 65+
years. The age group least represented was Age 0-4 years.
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Household Demographics
The number of households in Albin in 2010 was 70 and in 2014 it was 73, a 4.3% growth rate.
The household count for 2019 is projected to be 76, representing a change of 4.1% from 2014.
Most of the dwellings in Albin (79.5%) are Owner-Occupied.

Albin Households

70

2010

73

2014

76

2019

0

20

40

60

80

Income Demographics
The 2014 predominant household income category for Albin was $100k+, and the income group
that is least represented was <$10k. For 2014, median household income was $65,249.

Albin Households by Income (2014)
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Labor Force Demographics
For 2014, 53.0% of the Albin population (age 16+) is estimated to be employed. The status of the
labor force is as follows: 93.3% are employed and 6.7% are unemployed.

Albin Employment Status (2014)
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Education Demographics
For 2014, it is estimated that 4.6% of the Albin population (Age 25+) earned a Master’s,
Professional, or Doctorate Degree and 23.1% earned a Bachelor’s Degree.

Albin Educational Attainment (2014)
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Burns Executive Summary

Population Demographics
The population of Burns in 2010 was 301 and in 2014 it was 308, a 2.3% growth rate. The
population for 2019 is projected to be 322, representing a change of 4.5% from 2014.
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The 2014 median age of the total population in Burns was 42.2. Males represented 51.5% of the
population and females represented 48.5%. The most prominent age group in 2014 was Age 65+
years. The age group least represented was Age 0-4 years.
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Household Demographics
The number of households in Burns in 2010 was 117 and in 2014 it was 121, a 3.4% growth rate.
The household count for 2019 is projected to be 127, representing a change of 5.0% from 2014.
Most of the dwellings in Burns (78.3%) are Owner-Occupied.
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Income Demographics
The 2014 predominant household income category for Burns was $100k+, and the income group
that is least represented was <$10k. For 2014, median household income was $67,058.

Burns Households by Income (2014)
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Labor Force Demographics
For 2014, 52.6% of the Burns population (age 16+) is estimated to be employed. The status of
the labor force is as follows: 93.6% are employed and 6.4% are unemployed.

Burns Employment Status (2014)
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Education Demographics
For 2014, it is estimated that 4.6% of the Burns population (Age 25+) earned a Master’s,
Professional, or Doctorate Degree and 22.7% earned a Bachelor’s Degree.
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Cheyenne Executive Summary

Population Demographics
The population of Cheyenne in 2010 was 59,488 and in 2014 it was 61,064, a 2.6% growth rate.
The population for 2019 is projected to be 63,624, representing a change of 4.2% from 2014.

Cheyenne Population

59,488

2010

61,064

2014

63,624

2019

0

13,000

26,000

39,000

52,000

65,000

The 2014 median age of the total population in Cheyenne was 36.6. Males represented 49.4% of
the population and females represented 50.6%. The most prominent age group in 2014 was Age
65+ years. The age group least represented was Age 60-64 years.

Cheyenne Population by Age
12,000

2014
10,000

2019

8,000
6,000
4,000

2,000
0

99

Household Demographics
The number of households in Cheyenne in 2010 was 25,605 and in 2014 it was 26,557, a 3.7%
growth rate. The household count for 2019 is projected to be 27,951, representing a change of
5.25% from 2014. Most of the dwellings in Cheyenne (64.2%) are Owner-Occupied.
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Income Demographics
The 2014 predominant household income category for Cheyenne was $100k+, and the income
group that is least represented was <$10k. For 2014, median household income was $54,316.

Cheyenne Households by Income (2014)
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Labor Force Demographics
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For 2014, 49.2% of the Cheyenne population (age 16+) is estimated to be employed. The status
of the labor force is as follows: 95.4% are employed and 4.6% are unemployed.

Cheyenne Employment Status (2014)
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Education Demographics
For 2014, it is estimated that 9.2% of the Cheyenne population (Age 25+) earned a Master’s,
Professional, or Doctorate Degree and 15.4% earned a Bachelor’s Degree.
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Pine Bluffs Executive Summary

Population Demographics
The population of Pine Bluffs in 2010 was 1,129 and in 2014 it was 1,157, a 2.5% growth rate.
The population for 2019 is projected to be 1,206, representing a change of 4.2% from 2014.
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The 2014 median age of the total population in Pine Bluffs was 42.7. Males represented 51.0%
of the population and females represented 49.0%. The most prominent age group in 2014 was
Age 65+ years. The age group least represented was Age 0-4 years.
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Household Demographics
The number of households in Pine Bluffs in 2010 was 469 and in 2014 it was 485, a 3.4% growth
rate. The household count for 2019 is projected to be 510, representing a change of 5.2% from
2014. Most of the dwellings in Pine Bluffs (76.3%) are Owner-Occupied.
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Income Demographics
The 2014 predominant household income category for Pine Bluffs was $20k-$30k and the
income group that is least represented was <$10k. For 2014, median household income was
$45,555.
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Labor Force Demographics
For 2014, 53.2% of the Pine Bluffs population (age 16+) is estimated to be employed. The status
of the labor force is as follows: 93.6% are employed and 6.4% are unemployed.

Pine Bluffs Employment Status (2014)
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Education Demographics
For 2014, it is estimated that 3.0% of the Pine Bluffs population (Age 25+) earned a Master’s,
Professional, or Doctorate Degree and 11.0% earned a Bachelor’s Degree.
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Individual Comments from the Public
May be requested from:
Wyoming Rural Development Council
Attn: Kim Porter
214 W. 15th Street
Cheyenne, WY 82002
307-777-5812
Kim.porter@wyo.gov
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