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Council Meeting Special Council Minutes

July 14, 2026 @ 10:00 am

Stanley Community Building, 510 Eva Falls Ave. Stanley, ID 83278

Call to Order: (Mayor Botti) 10:05 am
Roll Call: Councilmember Cardoso — Not Present; Councilmember Hernandez — Present; Councilmember
Thompson — Present; Councilmember Cron — Present; Mayor Botti — Present
Also present: City Clerk Hannah Menzel, Treasurer Savannah Pedersen, Megan Carter, John McDevitt,
Brad Cramer, Ryan Singleton, Michael Powell, John Phillips, Lori Mitchell
Agenda Amendments: none
Mayor/Council Comments: none
Presentations/Citizen Participation: none
Topics:
Chamber of Commerce Q3 Option Tax Financial Support request Action Item
o Background information provided regarding FY 25-26 funding versus the recent discussion on
FY26-27 funding.
o MOTION by Councilmember Cron to approve the Chamber of Commerce Q3 Option Tax
Financial Support request for $3,125. SECOND by Councilmember Thompson.
= Roll Call Vote: Councilmember Hernandez — yes; Councilmember Thompson — yes;
Councilmember Cron — yes

CITY OF STANLEY

None Opposed; ALL IN FAVOR
Workshop discussion on Workforce Housing

e Councilmember Cardoso joined the meeting at 10:13 am.

o Updates were provided by the Mayor regarding the permitting. The Mayor has been working with
the Simpson’s Office and the house of Natural Resources Committee and everyone is optimistic
that these changes will be made, hopefully within the next month. The City has received a letter
from Casey Johnson, Forest Supervisor for the Sawtooth National Forest, and he has provided the
consultation as required under the Wilderness Act. Northwest is working to submit a permit to the
Army Corps to get approval to build in the wetlands. The City had a productive site visit with the
Army Corps and project engineer.

o The City Clerk provided a status update that the Forest Service special use permit for the sewer
connection and cisterns/water system have been submitted by Northwest. It is expected that the
sewer permit won’t take more than 30 days to be approved but the cistern permit will take longer.
All cultural resource studies have been completed and approved by SHPO.

e Ryan Singleton provided an update from his perspective. He said the City was on the way with the
project in terms of permitting and coordination. From an engineering perspective, the main goal
was to get prelim site plan approved. Next is to look at the wetlands on the site plan and what
remediation tax would have to be undertaken. The priority is to keep moving forward with the
project to create initial start date.

o The Clerk confirmed with Councilmember Thompson that the City has received
consultation from the Secretary of Agricultural. This task was delegated to the Forest
Supervisor by the Secretary but the City is still waiting for that letter of delegation.

e Councilmember Cardoso asked what was the most important next step and asked who had
jurisdiction on the road (Museum Drive).



B o Ryan Singleton commented that sometimes counties have right of way easement and”’

o The Mayor responded that it is a county road and that he has spoken with the
commissioners and they want to support the project and understand the plan Cardoso
~ wants fo work with the commissioners and speak with them. ‘ :

suggested the City check to see if they have permits. This is more a procedural process to
track what is happening, not something that would be denied.

Discussion on design

Councilmember Thompson asked about storage within the units. The Clerk responded that
Northwest plans to not create a lot of built in storage so the space would be more customizable to
residents. Thompson commented on the cost and the math that if it was an extra $1000 to build
closets that that would be $15 per year. Thompson said he didn’t know where he would store
shoes and coats if he lived in the units.
o Councilmember Cron stated he thought having more customizable space was wise and that

all the bedrooms had closets.
Councilmember Hernandez stated she had asked for the kitchen to be an L shape. The Clerk
replied that change was made by the architects on the drawings.
Brad Cramer suggested that the Council not get too into the weeds on the details. The Council
should focus on the general principle and voice general concerns and let the architects make the
determination on how to solve those problems if they make sense.
Ryan Signleton said that we could spend all day talking about the layout of the building. What
should be reviewed is first, the site plan and project as the whole and that was completed. The
internal layout of the building is usually reviewed and approved independently in a building plan.
We can look at building layout, but don’t want to look at details to the detriment of moving the
project forward. He has looked at layouts in terms of the constraints the design team was given,
and what the City has is a great product that meets the intentions and requirements that were put
on the design team.
The Mayor commented that there were substantial changes previously from feedback from council
and community. For example, it was said that not all buildings needed garages, so Northwest went
back and designed them differently.
Ryan Singleton said that little details on layout are not worth debating until we get the project
moving. The ground lease and permits are more important to focus on. If we don’t get some key
permits taken care of and ground lease issued and approved there is no project to continue to talk
about. He said most of the concerns and comments have been addressed and he urges the council
to prioritize and focus on critical path items. :
John Vance (joined the meeting) and he wants to get to a point to provide documents to start
building buildings. The plan is to start infrastructure and civil work this year and to then put
ourselves in a position to go vertical in the first part of next year. It is too cold in the winter to be
productive in framing. He is anticipating a letter of intent from Glacier Bank next week to provide
funding on top of the congressional appropriation. Based on the Council’s comments we did make
some changes. He reviewed the changes made as requested by the Council, and why some changes
weren’t made. Kitchens are L shaped and the sink lines up with a window, he straightened
stairwells and moved patios to have a better view. The large entryways are designed to also act as
a mudroom and a place to store shoes and coats and have space for a bench if people want
somewhere to sit.
Ryan Singelton asked John Vance for event horizon to determine deadlines.

o John Vance said, weather depending, they would like to start September 1. We are at the
mercy at DEQ for water system approval and civil engineering plans to be approved but
based on the building locations, I think we can move forward with engineering Sept. 1.




The drop-dead date would be mid-September. We can do some civil work in Oct./Nov. but
we don’t want to start civil work then.

o Singleton will use this as his guide to track progress. DEQ could take 30 days for approval
but often it can be fast. But the City won’t give approval until the project has received
DEQ approval.

o John Vance acknowledged that DEQ is the pinch point but since they have previously
submitted well locations it is more of a reapplication rather than a first-time application.

Cardoso asked the status with the sewer board and what the City can do to help and what are the
top priorities to move the project forward.

o Vance replied that right now the design is moving forward really well and the main focus
should be on the ground lease and other agreements. Once the bank sends a letter of intent
it will help move the project forward. They are looking at ways to finance, and potentially
not start the construction loan until the spring because then they can avoid cost through the
winter, Vance hopes to get foundations this year, but agreements are top priority right now.

Singleton asked if the work could be completed with the congressional funding, so the
construction loan doesn’t have to be used first. Vance replied it could and that CSDI is separating
civil work from the rest of it to do some cost estimates. They are going to bid the whole project
now to lock in prices to keep economies of scale. Singleton liked this plan.

Councilmember Thompson asked John Vance what the level of financing Northwest is seeking
from Glacier Bank. Vance replied 4.5-5 million in 50¢3 bonds that are financed through IFHA and
will be through construction bonds and long-term financing. The 50¢3 bonds have a slightly better
interest rate than a general loan.

Thompson asked how Vance viewed LOT tax and how it fits in. Vance replied that it is a reserve
to help the project get off the ground. If the LOT funding is not needed, it won’t be requested.
Cardoso said he needed help getting through the agreements and wants the project managers and
attorneys to work to get the agreements finished because he doesn’t want to mess them up. I need
help getting those agreements through. He was asking for the attorneys to get those across the
finish line. He asked for an update on the dealings with the sewer association.

o John Vance responded that they have concerns about capacity and so are completing a
capacity study. He has reached out to them but has not heard back. They have the capacity
for those units because of underdevelopment in other areas. For future development, there
may be an impact fee but we will work with them through that. The capacity study will
help determine what will need to be addressed in the future. Vance didn’t think the will
serve letter would push back approval from DEQ.

Agreements

The Clerk provided brief summary of what council has in front of them for updates and the status
of the agreements.

John McDevitt said the ground lease is the primary document that has legal interest in land for
developer. This is an important document for Glacier Bank too. That loan will be secured on a

-deed of trust. The ground lease governs interest in land by lender so they will want to review the

ground lease and hopefully they just have minor comments. In an ideal world we would have the
review complete by bank and then have final approval by the Council. The ground lease is for the
lease of entire parcel, and it has conditions for developing phase 1 and developing phase 2. If
those phase 1 conditions aren’t met, the ground lease terminates. If phase 2 development
milestones aren’t met, the ground lease will be terminated for that portion of the parcel. Those
milestones are date driven on when construction can commence and expected to be completed.
There is an automatic reversion if phase 2 doesn’t satisfy those milestones.

o The Mayor commented that they made one small update to include that the intent of phase

2 was to provide housing for seasonal workers as well.



Cardoso asked if Northwest completed phase 1 and fails on phase 2 will it affect phase 1 since it is
already done?
o John McDevitt replied that if phase 2 milestones are not met, both Northwest, and bank
will have no interest in phase 2 parcel if conditions are not satisfied. This protects the City.
Any default in phase 2 will not affect what is already built in phase 1.
John Vance said the bank has not yet seen the agreements and once the LOI is signed they will
start the legal review. They do not want to pay legal fees until there is commitment. I don’t think
they will be overly concerned with the documents as they have worked with Northwest and
Skinner Faucett (John McDevitt before). There will be some more documents as well and that will
have to be agreed to by the City as the landlord for the construction loan. Vance does not see a
hang up with the bank on the documents and doesn’t expect any significant changes.
Cardoso asked McDevitt how they worked with the bank.
o John McDevitt responded that they have done other multifamily housing transactions and he
has worked with their legal counsel and they are fairly easy to work with.
o John Vance said that because Glacier Bank is a regional bank they are more adept at moving
and understanding smaller, more nuanced projects like this.
Brad Cramer commented on the agreements and the importance of looking at them as a package
because in reading the ground lease he had questions, but they were all answered in the other
agreements, The City is very well protected by this and he didn’t see any way for someone to take
the project and run away with it. The timelines may need to be adjusted a bit.
Cardoso appreciated the feedback and fees better about the agreements.
John McDevitt reviewed that the Development Agreement is operative agreement for constructing
the workforce housing and it will have the budget attached, milestones.
McDevitt reviewed that the Regulatory Agreement governs who occupies the housing and what
priorities are set forth for those who can live there.
McDevitt reviewed the financing agreements. These include the LOT agreement and the
subrecipient grant agreement that is for passing along the requirements the City is obligated to
follow under the HUD Grant to Northwest. As a subrecipient Northwest would have to comply
with the same restrictions. The earlier discussions on timeline, funding and financing make sense.
The sources of funding for site improvements this year would be the HUD grant and LOT funds
and the loans for going vertical next spring. My legal concern is if those sources are used first,
there needs to be a firm binding commitment from the lender to provide funding for the spring.
My preference if the timing worked out would be to be close financing with the bank, and base it
on a draw down structure and have that deal closed before a substantial amount of money is going
out for LOT and HUD to protect the City.
o John Vance said that would give the City more comfort and he needs to play it out to see
what Glacier Bank would be willing to do with what scenarios.
o John Vance and John McDevitt discussed further options that would protect both the City
and the bank and agreed that it was a short timeline.
Thompson asked how John Vance plans to deal with a worst-case scenario like if they were
running at 70% occupancy.
o John Vance replied that long term they want to make sure they are leasing to households
rather than roommates, but they could lease to roommates (3 roommates in a 3 bedroom)
We could have a master lease with a business in town to help them provide housing to their
employees. There are many options that would help us fill the units. He is hoping there
won’t be any issues. If there was a gap, Northwest is the guarantor for the loan and so they
would have to fill the gap if there was a shortage of rent. Northwest would have to
subsidize this project worst case scenario.




e Thompson asked do you view LOT tax as a rent is it for construction or to keep it running. How
do you view the LOT?

o John Vance replied it is to keep the project running in the initial period. He doesn’t
anticipate LOT being paid during construction. It is a subsidy to maintain the project above
the debt requirement from the bank. Ideally if the project is successful, all the LOT won’t
be used as it is a safety buffer.

o Thompson asked if there was 20% vacancy, is there a way the City could have access to
the vacant units since we are contributing to the whole project?

» The Mayor replied that the goal of the City is to house workers and there are many
ways to make sure units are full and we think there will be enough demand to fill
20 units.

e The Clerk reviewed the regulatory agreement feedback from the survey and how many units
would be prioritized for each business or organization in tier 1. The council in general thought this
looked fine.

e John McDevitt reminded that if there is tax exempt financing for the Glacier Bank loan then there
will be income restrictions that apply to financing. These rules would be in place before the city’s
restrictions; they come from the IRS. The 501¢3 funding is not as stringent as the LIHTC
requirements. The City may want to consider if there are no income restrictions.

e The Clerk explained that John Vance had estimated 50% of funding would come from the non-
profit loans and so only 50% of the units would have an income restriction. The income restriction
is 140% AMI which is much higher than the average of 55% AMI which was required under low-
income housing. The Clerk ran numbers with incomes form some people and currently, about 50%
of people who she has data from would qualify under the 140%. Tenants must qualify when they
move in but then once they are in, if they earn above 140% they won’t be kicked out and will still
count towards meeting income restrictions. The Clerk will provide more data to the Council.

e Cardoso was concerned about one business, like Redfish, taking all the units and then making
more profit and making a fool of the City.

e John McDevitt thought if 50% of funding was tax-exempt and 50% was taxable (regular loan)
then the City would have pretty good flexibility with 10 units having no income restriction and 10
units having an income restriction. In some instances, the tax exempt regulations may be stricter
than the City’s regulatory agreement.

o There was discussion that an operating regulatory agreement would be written that is easier to
understand and make it clear how to qualify for housing.

e Cardoso questioned how a business was defined. There was brief discussion on whether to use
their LLC/state registration or City Business License to determine who was a business. Cardoso
also wanted to consider other ways to allot units like a lottery.

¢ Ryan Singleton said the agreements provide good protection and the next milestone is to get the
letter of intent and for the council to review the documents and approve them once financing is set
up, hopefully in august.

o John McDevitt suggested that the week of August 17% might be a good target, but things would
have to move fast to approve documents

¢ Everyone agreed the meeting had been helpful and if the council has follow up questions they will
send them to the clerk on Thursday.

Adjourn: 12:36 W
t
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