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W Y O M I N G    C O M M U N I T Y    M E D I A 
H Y N D S   C A P I T O L    P R O J E C T 

F E A S I B I L I T Y  A N A L Y S I S    2 0 1 2 - 2 0 1 4 
 
WYOMING COMMUNITY MEDIA - MISSION AND VISION 
 Boulder Community Media dba Wyoming Community Media (WCM) is a 501(c)(3) 
nonprofit corporation based in Downtown Cheyenne and Boulder, Colorado and Omaha, Nebraska. 
WCM is dedicated to democratizing media in all its forms - printed, painted, sculpted, digitized - 
and making them accessible to all on small and large screens, exhibition space - through 
empowering communities to become sustainable in their own ways.  WCM encourages and 
celebrate the arts and the New Creative Economy through integrating creativity and social 
awareness into the daily lives of each community served.  
 
THE HYNDS CAPITOL CORE AND THE LCCC BACKDROP 
 WCM is the managing partner for the Hynds Capitol Core Project (Project) that links 
Laramie County Community College (LCCC) in downtown Cheyenne, Wyoming. The Project 
entered into a Letter of Intent with LCCC to develop student student housing. Thus far, terms of the 
LOI have been fulfilled with a series of student focus groups completed to help determine the 
interior design and management structure. On February 20, 2013, the LCCC board unanimously 
voted to extend the LOI to include community-based focus groups; develop financial pro forma and 
a recommended management structure. 
 
 The Project is a shared development approach that includes rental housing for LCCC 
students with an emphasis on the non-traditional student – those who may have been out of school 
for a number of years, have jobs and families; and space for civic / creative businesses. Initially, the 
Cheyenne Transit System route and expanded greenway routes will be additional transport 
alternatives to create a new socio-economic synergy in Cheyenne. The newly approved West Edge 
Project will also be evaluated as a way to interconnect with other areas of town. 
  
 This feasibility study makes a case for creative approaches in housing and community 
development efforts melding conventional new construction on vacant land colloquially known as 
the Hole owned by a private owner and the city of Cheyenne adjacent to the Hynds Building; and an 
historic rehabilitation of the Hynds Building. WCM in partnership with Outback Investments is 
developing these three parcels as the challenging Hynds Capitol Core. 
 
 Student housing provided by the private sector is not unusual, as there are many colleges 
and universities which have positively impacted redeveloping downtown neighborhoods, such as 
the Auraria Student Lofts serving the three downtown Denver campuses of Metro State, CU Denver 
and the Community College of Denver. 
 
 The Hynds Capitol Core is located on one of the most prominent and busiest intersections in 
Downtown Cheyenne prominently located on the corner of Capitol Avenue and 16th Street. Visible 
from the State Capitol Building, the newly restored Cheyenne Train Depot and from nearly every 
entrance into Downtown Cheyenne, its location is key to the vitality of downtown Cheyenne. The 
Hynds Building is a unique, historic structure and has the potential to act as a catalyst for economic 



3 

 

vibrancy of downtown Cheyenne. The adjacent Hole has been an eyesore and a public health and 
safety hazards for many years. 
 
 The Hynds Capitol Core includes an innovative "utility core" on city of Cheyenne-owned 
portion of the Hole that abuts the Hynds Building. The core will house public improvements to 
bring the property into compliance with current building codes and the Americans with Disabilities 
Act (ADA) including elevators, stairways, HVAC, electrical, water and sewer for five floors and a 
roof top out building / community space. It will serve as the interface between the Hynds Building 
and the structure built over the Hole. 
 
 Hynds Building - There are universally accessible live/work apartments envisioned in the 
upper floors of the Hynds Building and commercial/office/civic space in the ground floor.  
 
 The Hole – There are universally accessible live/work apartments planned for construction 
over the Hole, adjacent to the utility core. The basement and ground floor will include civic / retail / 
commercial space. 
 
 The Hynds Capitol Core is a complicated but shared public - private partnership. The project 
is economically viable fundable by a balance among strong equity in the value of the Hynds 
Building and in the value of the hole; LCCC student housing rental income; the public sector – 
Wyoming Business Council, the city of Cheyenne; non-recourse debt financing from the sale of 
revenue bonds; a tax credits; loan guarantees and lease revenues from the civic / commercial space. 

 
Collaborations - The Cheyenne economy is diversifying which not only creates additional 

employment opportunities for the existing population, but also attract new residents. Rather than 
looking inwardly WCM is looking outward to the Wyoming and more particularly to the Southeast 
Wyoming community and creating viable and vibrant broad-based New West Creative Economy 
collaborations. 

 
To date, WCM has focused on program development in the forms of events like the 

Cheyenne International Film Festival and The Shoot Out Cheyenne 24 hour filmmaking festival and 
helping to provide digital media capacity to Cheyenne businesses and organizations as a way to 
attract audiences, shoppers and visitors to Cheyenne. WCM has created collaborations among 
several organizations with a focus on the Hynds Building. 

 
LightsOn Downtown Group – WCM has been a strong supporter of the LightsOn 
Downtown efforts to acquire funding to rehabilitate the Hynds Building ground floor. 
LightsOn efforts resulted in funding from the Cheyenne Downtown Development Authority, 
the Wyoming Cultural Trust and Wyoming Arts Council. WCM offered the first Laramie 
County Community College (LCCC) non-credit training classes in the Hynds Building. 
 
Cheyenne Downtown Development Authority – WCM has been working in Downtown 
Cheyenne to create programs and events to attract audiences and consumers. The Cheyenne 
DDA helped fund the Cheyenne International Film Festival and The Shoot Out Cheyenne 24 
hour filmmaking festival over the past three years. 
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Laramie County Community College (LCCC) – WCM currently provides the non-credit 
Lights Camera Action video production training classes for LCCC at the Hynds Building. 

 
 Historic Preservation – The Hynds Capitol Core project is dedicated to preserving the 
historic integrity of the building through consultation with the Cheyenne Historic Preservation 
Board, and the Wyoming and National Historic Preservation Offices. 
 
 Built in 1919 by noted Cheyenne entrepreneur and philanthropist Harry P. Hynds, the Hynds 
Building design was advanced for its time and modeled after buildings in New York City. Similar to 
currant construction methods, the structure has no interior or exterior supporting walls because its 
mass is carried on a steel “I” beam frame, with poured concrete ceilings and floors. 
  
 In keeping with Mr. Hynds’ wish that the building be fireproof (the earlier building on the 
site burned to the ground), wood was not used in its construction. All doors, casing, windows, and 
frames are metal, even the decorative picture rail in all the hallways. The metal was painted with a 
wood grain so artistically advanced and beautifully rendered, that year’s later visitors would recall 
the “beautiful woodwork” in Hynds. With white terra cotta tile exterior cladding, marble 
wainscoting and mosaic tile floors the Hynds Building is a fine example of the work of renowned 
Wyoming architect William Dubois. 
 
 The new construction proposed on the Hole carries through many of the design elements of 
the Hynds Building. 
 
College – Neighborhood - Community Relations 
 LCCC, neighborhood, city and business officials cannot ignore the impact of off-campus 
student housing on downtown redevelopment efforts. Numerous studies have highlighted the 
substantial economic impact that universities and colleges have on the local economies, housing 
markets, the arts, and tourism. "Studentification" can be a catalyst for urban renewal in communities 
where downtowns and surrounding neighborhoods are revitalizing. 
 
 Downtown Cheyenne is undergoing a renaissance and community safety is at the top of 
everyone's list. The Hynds Capitol Core is forging stronger relationships among the Downtown 
Development Authority, the Downtown Cheyenne Merchants Association, law enforcement and 
community-based organizations to create a safety net for all citizens living and visiting downtown. 
 
 An excellent example is occurring in the inner city of Winnipeg, where the University of 
Winnipeg has worked with city and provincial governments to convert abandoned housing into 
student residences. Likewise, the City of Brantford has partnered with Wilfrid Laurier University, 
Nipissing University and Mohawk College to position post-secondary education as the catalyst for 
the re-birth of Brantford’s decline in the wake of massive industry closures and abandonment of the 
central business district. The Laurier Brantford Campus is now restoring and converting heritage 
buildings, abandoned structures, old theatres and churches. This has sparked a multi-million dollar 
building trend in the downtown, associated with student housing, arts and culture and retail 
establishments. 
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 While the provision of economic stability and growth, as well as adequate and safe student 
housing are important aspects of the College - Community approach to planning, its more 
immediate impact is the development of a shared responsibility for harmonious relations between 
off-campus students, businesses, local residents and city officials.  Most of the research with regards 
to off-campus housing is in Canada. The early results in are impressive. Some of the innovative 
approaches that can be adapted for the Hynds Capitol Core include: 

• Student foot patrols that work with law enforcement officers in being visible, pro-active, 
helpful neighborhood citizens. These often include “safe-walk” programs, as well as litter 
patrols and noise and unsightly premise reminders. 

• Before school begins a “door knocker” program can be arranged for LCCC officials, student 
government representatives, and police go door-to door to provide surrounding neighbors 
providing information about what it takes to make a good neighborhood work. Such 
programs allow for a friendly approach to introducing the neighborhood to student housing. 

• It is important to encourage the neighborhood groups, businesses and residents to work 
together in making a safe and livable environment. Access to LCCC information as well as 
local get-togethers can be positive approaches to integrating students into the downtown 
social fabric. 

• LCCC student government and administrative presentations specifically designed to address 
College – Community issues that may develop over the year can be developed. These are 
positive, outward signs that LCCC is serious about the overall impact of its students on the 
lives and well being of the community. 

 
 Awareness of College - Community issues highlight the symbiotic relationship between 
LCCC, it's students, and the communities that surround them and provide many of the essential 
services needed in their unique daily coexistence. LCCC has   a mission to prepare students to be 
“citizens of the world”.  
 
 The College - Community concept is an ideal model for identifying and dealing with 
community issues associated with spatial concentrations of student housing. The role of LCCC in 
dealing with off-campus student behavior, as well as student welfare and the right to safe housing is 
the other important part of the equation. Working with student residents, neighborhood 
representatives and law enforcement can move the issues of resident rights and responsibilities, 
citizenship, as well as adequate and safe housing, towards an overall community shared vision and a 
climate of civility for all. 
 
 In the summer of 2011, The Health Care and Education Reconciliation Act became law and 
includes funding over four years for community college and career training. These resources help 
community colleges develop, improve, and provide education and training, suitable for workers 
who are eligible for trade adjustment assistance. The downtown Cheyenne neighborhood and those 
associated with it are ideal public / private partners to share job training responsibilities: 

• Work with businesses: LCCC can build partnerships with businesses and the workforce 
investment system to create career pathways through which workers will earn new 
credentials and promotions through step-by-step, worksite education programs that build 
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essential skills. LCCC can work closely with employers to design training that is relevant to 
the local labor market and likely to lead to employment and careers. 

• Teach basic skills: LCCC can improve adult education programs, accelerating students’ 
progress and integrating developmental classes into academic and vocational classes. 

• Meet students’ needs: LCCC can offer their students more than just a course catalog 
through comprehensive, personalized services to help them plan their careers, stay in school, 
and graduate. 
 

WCM CORE BUSINESS STRATEGIES 
Solid Project Management – WCM strives to administer its organization using innovative yet 
sound management practices and follow generally accepted accounting principles. WCM has two 
components to its core business. The first is digital media production, and second is the expanding 
community and economic development component. The WCM team is suited to this unique mix of 
program delivery and project implementation. 

• WCM – Executive Director Alan O’Hashi: Executive Director holds an MPA from the 
University of Colorado – Denver. In addition to his recent work in TV, movies, documentary 
and film festival production, he has a previous life that includes 20 years of finding creative 
solutions in local government and non-profit management and fund raising, economic and 
community development experience. He is no stranger to complicated multi-disciplinary 
projects. 
 Most recently, he served a full term as a member of the City of Boulder (Colorado) Planning 
Board 1999 - 2004 charged with implementing and enforcing city land use, zoning regulations. 
Developed long-range planning tools for public utilities, transportation, health and human 
services, parks and recreation. 
 Concurrently, he provided contractual consultation to Habitat for Humanity of the St. Vrain 
Valley (Colorado) where he worked in the community to establish collaborations to assist with 
housing construction. He developed a 2-acre HFH subdivision (wrote successful $62,000.00 
HUD grant), including land acquisition, public improvement funding, processing subdivision 
through the city of Longmont planning department and city council. Wrote and administered a 
$93,000.00 HUD grant for three homes. 
 In Wyoming, he served as the Northern Arapaho Tribe, Community and Economic 
Development Director 1990 – 1993 when he managed tribal housing rehab program. Between 
1980 – 1990, he was the Assistant to the Lander Mayor. He wrote successful $5 million in 
grants for public improvements – waste water treatment expansion, firehouse improvements, 
Poposia Senior Housing Project; developed the Smith Street Passive Solar Housing Project – 
coordinated joint effort between state of Wyoming, Fremont County School District #1, city of 
Lander, private lending institutions, USDA loan guarantee programs to construct public 
improvements for 20 passive solar houses. Also coordinated selection of eligible families to 
participate. 
 Out of graduate school he began his career in public administration as Administrative 
Assistant to the Gillette City Administrator where he was lead lobbyist for the successful $23 
million Madison Water Project; Performed HUD CDBG citizen participation and grant writing 
duties. Wrote in successful grant and loan applications, including a $125,000.00 HUD grant for 
low-moderate income apartment house site development. 
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• #1 Properties – Jim Weaver:  has broad experience with includes close to 40 years in Senior 
Executive positions with Fortune 100 Companies, as well as City Manager for some of the most 
prestigious cities in the South West. His business experience also includes owning and operating 
companies in various industries. 
 He brings those experiences, as well as his work disciplines and background of success to 
the #1 Properties where he has recorded over 80 Real Estate transactions resulting in over $20 
million sales this year alone.  In 1984, #1 Properties was founded with the vision of being the 
real estate brokerage in Southeast Wyoming that brings knowledge, exemplary professional 
service and community commitment to all aspects of real estate brokerage. 
 Over the last two decades, we have built a reputation for results based on that concept. #1 
Properties consists of over 60 full-time real estate professionals who have an investment in their 
careers and their community. 
 

• Steve Caragol – Outback Investments:  Outback Investments is an equity partner in the Hynds 
Capitol Core Project which is putting the Hynds Building into the project. Steve has a project 
philosophy that melds well with the project that includes providing well designed housing and 
determining market demand to insure project success. Two recent Outback Investment 
development include: 

 - Lake Village Hayden Colorado, 2011-  Lake Village subdivision in Hayden Colorado was 
 a classic failed development with 82 vacant lots and 5 vacant/unfinished houses. With 
 millions of dollars in mechanics liens and all of the problems associated with a failed 
 development Vectra Bank spent two years fixing the problems. Steve's company bought the 
 assets, fixed all of the problems and within 7 months retired the bank debt.  Vacant lots 
 continue to sell and return equity. 
 
 - Blacktail Subdivision, Oak Creek, Colorado- In July 2011 Outback Investments, LLC 
 purchased a 29 lot failed subdivision near Stagecoach reservoir. subdivision is fully 
 improved and we are in the process of fixing zoning issues. The plan is to market the lots in 
 the spring of 2012. This is a long-term hold with the initial plan to sell enough lots to cover 
 the initial investment.  

 
• Glen Garrett Architect AIA: Architect Glen Garrett AIA has maintained his professional 
studio and office in downtown Cheyenne since 1985.  During that time, he has provided 
architectural services on most every major project in the past quarter century.  He practices 
collaboratively with other professionals in the planning, design, and construction fields.  Over 
the years he has specialized in rehabilitation of historic downtown structures though he does 
advocate and practice contemporary architecture in appropriate circumstances. 

Glen helped develop the Union Pacific Railroad Depot project beginning with conception in 
1984 while serving on the Charter Board of Director of the Cheyenne Downtown Development 
Authority, the first in Wyoming.  He saw it through public awareness and consensus building in 
the 1980s, through funding and organizational development, and through master planning in the 
early 1990s.  He teamed with other architects and engineers served as a principal architect 
through the many construction phases in mid and late 1990s.  His team, The Depot JV, 
provided the architectural leadership to complete the entire building in 2005.  He provided 
personal design for the Depot Entry, the Lobby Restoration, the schematic design of the entire 
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building (except the restaurant), all the window restoration, the museum, the West Service 
(Utility) Core at the west, and the Subway Cover south of the Depot.  All work provided 
complied with the Secretary of Interior Standards for Historic Rehabilitation through the 
Wyoming State Historic Preservation Office. 

Other significant collaborative downtown projects include the Carey Block Rehabilitation at 
Carey Avenue and 19th Street, The Colony Building Rehabilitation and Service (Utility) Core 
next to the Historic Masonic Temple, early planning on the Lincoln Theater, The Rocky 
Mountain Telephone Building at 17th Street and Capitol Avenue, The Plains Hotel 
Rehabilitation and tax credits, The Plains Hotel Lobby Stained Glass and Skylight, the 
Wyoming Home Historic Rehabilitation after the 2005 Fire on West Lincolnway, The Historic 
Tivoli Building at Carey Avenue and West Lincolnway, and the Lighting and New Skylights for 
the Legislative Chambers in the Historic Wyoming State Capitol Building. 

Since the late 1980s, Mr. Garrett has provided architectural and planning services for the 
various owners who have sought to develop the Hynds Building.  Beginning with Al 
Wiederspahn, Glen assembled the original drawings of Architect William Dubois, developed 
various plans, and applied to the National Park Service for Historic Preservation Tax Credits. 
He worked for Capital Management and with the Marriott Corporation in the development of 
the Hynds for Town Place Suites.  He works with the current owner, Outback Investments LLC, 
in leasing the Hynds for LightsOn! and maintaining the upper floors.  He has the most complete 
set of plans and documents that exists of the Historic Hynds Building.  His office is one half 
block north of the Hynds Building. 

 
HOUSING AND MIXED USE TRENDS 
 The Hynds Capitol Core is located in the heart of the Downtown Live/Work Zone as 
envisioned by the Cheyenne Downtown Development Authority Market-Based Downtown Plan 
completed (DDA Plan) in 2006. The Downtown Live/Work Zone is centered along the 15th Street 
corridor from the Depot east to Bent Avenue, and north in this general area to 18th Street. 
 
 The Downtown Live/Work Zone is the one area of downtown Cheyenne that has the most 
potential to fit the “livable” qualities of the niche strategy. The DDA Plan envisions the evolution of 
a mixed-use neighborhood targeted to young professionals in the 25 to 49 age demographic plus 
empty nesters looking for a more walkable, urban lifestyle. The Downtown Live/Work Zone vision 
is for the feel of an urban neighborhood. The LCCC "non-traditional" student fits this demographic. 
 
 Downtown Live/Work Housing – The DDA Plan reveals a demand for downtown housing. 
For example, 19% of respondents to the DDA Plan survey of existing downtown employees 
indicated that they would consider living downtown. A loft-style product was preferred by a 
majority of these respondents. The downtown stakeholder interviews found several individuals that 
would consider downtown living. Other factors fortifying demand for downtown housing range 
from overall national trends to downtown development patterns that the consultant team has 
witnessed in many other central business districts – housing demand often follows arts, dining and 
entertainment. As a counter-balance to the LCCC student demand, there is significant general 
market demand to keep the apartments occupied. 
 
 The demand is verified according to a recent 2012 evaluation entitled "An Informal 
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Assessment: The Hynds Building and the Hole" by Richard O'Gara, " Converting the upper floors 
of the Hynds to leasable loft spaces seems somewhat more logical given current market conditions. 
Average apartment vacancy rates for large apartment complexes in Cheyenne have hovered 
between 3 and 4 percent since 2007. The overall apartment vacancy rate has averaged 3.2 percent 
from 2007 through the 4th quarter of 2011. Through the first half of 2012, there is no suggestion 
that current vacancy conditions have moved outside these ranges. Since 2006 only 274 additional 
apartment units have been constructed within Laramie County. So far in 2012, through June, no 
new multi-family apartment units have been permitted." 
 
 While short-term demand for housing may be limited, (i.e. dozens of units as opposed to 
hundreds) housing is an immediate growth and reinvestment segment for downtown. The 
Downtown Live/Work Zone, with its concentration of small to modest historic buildings, sense of 
place and strategic location, is viewed as the best short-term opportunity for encouraging housing.  
 
 Hynds Capitol Core Cohousing-like Off Campus Student Housing – The Hynds Capitol 
Core consists of a mixed-use, housing approach similar to a cohousing community with rental 
housing, and commercial – civic – retail - service uses. Adapting the tried and true cohousing 
approach the perfect market design for the LCCC student occupants and mirrors the LCCC student 
housing "governance" model. Cohousing is very collaborative housing in which residents actively 
participate in the design and operation of their development.  
 
 Like cohousing residents the Hynds Capitol Core residents will be consciously committed to 
living as a community. The physical design encourages both social contact and individual space. 
Each apartment contains the features of conventional homes, but residents also have access to 
extensive common areas.  

• Participatory process. The Hynds Capitol Core resident representatives participate in the 
design of their community so that it meets their needs. LCCC students and staff will have 
input into the design.  

• Neighborhood design. The physical layout and orientation of the building floor plan 
encourages a sense of community - for example, when apartments are clustered and have 
their doors opening into a shared space.  The dwellings face each other across a walkway. 
What far outweighs any specifics is the intention to create a strong sense of community, 
with design as one of the facilitators.  

• Common facilities. Common facilities are designed for daily use, are an integral part of the 
community, and are always supplemental to the owner-occupied residences. The common 
spaces typically include a common kitchen, dining area, sitting area, laundry, and also may 
contain a library, exercise room, meeting spaces and in some cases a guest room that may be 
reserved by other community members for visitors.  

• Resident management. Residents manage their own communities, and may perform some 
of the work required to maintain the property. Residents participate in the preparation of 
common meals, and meet regularly to solve problems and develop policies for the 
community.  

• Non-hierarchical structure and decision-making. Leadership roles naturally exist in 
cohousing communities, however no one person (or persons) has authority over others. Most 
cohousing groups make all of their decisions by some form of consensus, and, although 
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many groups have a policy for voting if the group cannot reach consensus after a number of 
attempts, it is rarely or never necessary to resort to voting.  

• No shared community economy. The Hynds Capitol Core has no common ownership or a 
source of income for its members since homes will be rentals. However either, through a 
building association, or amongst themselves, the residents may determine which common 
tasks are better contracted out or performed by community members.  

 
 Regardless of the size of the community, there are many opportunities for casual meetings 
between neighbors, as well as for deliberate gatherings such as celebrations, clubs and business 
meetings. An intentionally created common areas are the social centers of a community - dining 
area and kitchen, lounge and frequently a guest room, workshop and laundry room. 
 
 New Creative Economy Trends – The Hynds Capitol Core epitomizes the New West 
Creative Economy. In fall 2009 at LCCC established an organization to contribute to the 
development of the creative economy, and ultimately increase the quality of life for current 
residents and attract more technology infrastructure and creative professionals to the community. 
There are six goals: 

• Create community development in Southeast Wyoming by creating synergistic actions by 
individuals and groups promoting cultural development, economic development and 
educational development. 

• Facilitate a dialog about how all concerned residents can contribute to the growth and 
diversification of the Southeastern Wyoming economy through continuing economic 
development and synergistic infusion of the cultural arts and PK-20 education. 

• Capture the wisdom of community developers who have merged cultural arts and economic 
and educational development in other regions of the country and apply those development 
concepts that are a good “fit” for Southeastern Wyoming. 

• Create and complete innovative projects that expand and develop Wyoming’s cultural and 
economic environments. 

• Develop new regional organizations and partnerships that promote the advancement of 
culture, education and high-tech industries. 

• Contribute to the role of cultural and educational organizations in community and economic 
development. 

 
 A white paper about the New West Creative Economy written in 2009 by Howard Major 
and Maryellen Tast, both of LCCC, says that the creative age requires people who can synthesize 
large amounts of information and apply that information in new ways to solve problems and meet 
the spiritual and economic needs of citizens. 
 
 The paper goes on to say that as the brand of globalization that has been developed to date 
threatens to undermine the economy of the United States, it is imperative that all thoughtful citizens 
understand the importance of helping our communities remain economically as well as socially 
viable. Communities must engage in activities that promote a healthy economy while developing 
the aspects of the community that help it retain the best aspects of humanity. 
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HYNDS CAPITOL CORE OPPORTUNITIES AND CHALLENGES 
 Hynds Capitol Core Development Opportunities – Privately developed and community-
based student housing is not new. For example the University of Michigan – Flint has added 
vibrancy to downtown Flint as does the Flats at Wick that provides housing for Youngstown State 
University students in Youngstown, Ohio and Auraria Student Lofts serving the University of 
Colorado – Denver. 
  
 Privatized student housing, like cohousing, is not new or particularly innovative. In a 
cohousing community as in college residency, residents know who lives nearby because they may 
study together, eat common meals with one another. Neighbors gratefully accept a ride from 
another when their car is in the shop. Neighbors trust each other for childcare. 
 

Hynds Capitol Core Development Challenges – The Hynds Capitol Core is saddled with 
challenges. The first and biggest challenge is the construction of public utilities. The Hynds 
Building, itself had been vacant for 26 years prior to the LightsOn Downtown Group efforts to bring 
the ground floor into substantial compliance with the city building codes. There is a need to bring 
the remainder of the building up to current code, which includes constructing two elevators, 
stubbing the utilities and fire-protect the building. Recently, the Cheyenne City Council directed the 
Mayor to negotiate with the owner the private part of the Hole and try and work out a purchase. 
WCM has met with the Mayor and both are in agreement that the best solution is for the Hole to be 
integrated into the Hynds Capitol Core. 

 
HOUSING MARKET DISCUSSION 
 Affordable Housing Analysis – Much of the official Cheyenne housing data are outdated, 
but still the main source of information. According to the city of Cheyenne 3-5 Year Strategic Plan 
2004 to 2009 (Strategic Plan), aging baby boomers moving into Cheyenne from rural subdivisions 
have found urban developments that are friendly to pedestrians, bicycles, golf carts and other small 
vehicles, creating compact and distinctive neighborhoods with small neighborhood shops. Policies 
that made it difficult to develop urban lots in the city and less expensive to develop large lot rural 
subdivisions in the county have been modified, encouraging previously underutilized or bypassed 
land and infrastructure within the urban area to be utilized, thus reinvigorating these areas of the 
region. 
 
 The City of Cheyenne Analysis of Impediments to Fair Housing (Analysis of Impediments) 
updated in 2010 says that affordability can certainly be a barrier to housing choice and becomes a 
fair housing issue when housing patterns and/or policies effectively segregate households by 
income. Availability (both new and existing units) of affordable housing has been an increasing 
challenge in Cheyenne, both in rental and home ownership. Generally speaking, Cheyenne‘s 
approach to addressing housing issues will focus on local regulatory review. The Hynds Capitol 
Core includes means that will result in the city meeting the following challenges: 

• Review zoning policies to determine affect on housing affordability and new neighborhood 
development  
• Review building code/inspection policies to determine impacts on housing affordability  
• Encourage neighborhood revitalization within older neighborhoods and, as a neighborhood, 
encourage residents to tackle issues associated with difficult properties  
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• Encourage downtown development that provides additional housing opportunities 
 
 The Hynds Capitol Core meets the city of Cheyenne housing goals by providing a portion of 
permanently affordable homes. According to the 2004 Housing Needs Assessment Survey, 72.1% 
of the respondents in Laramie County (381) were seeking to own a home and 25.9% wished to rent. 
Based on the Fair Market Rent for Cheyenne and assuming housing consumes 30% of salary, for 
2005, it will take an hourly wage of $8.62 to afford a one-bedroom ($423/month) and $11.50 to 
afford a two-bedroom apartment ($536/month). If we compare Cheyenne with Casper, Wyoming 
(the second largest city in the state), Cheyenne is 12% higher than Casper for a one-bedroom 
apartment and a two-bedroom apartment. The comparison demonstrates that an estimated 28.7% of 
Cheyenne residents are unable to afford a one- or two-bedroom apartment without assistance. 
 
 The area has undergone average annualized increases of 2.68% for apartments, 4.02% for 
houses, 3.72% for mobile homes plus a lot, and 3.16% for mobile home lots. The Cheyenne 
Housing Authority currently has a one-year waiting list. Families are the most affected. Due to a 
reduction in Section 8 Vouchers, families may experience a greater length of time to find suitable 
housing. The Hynds Capitol Core offers a viable opportunity for individuals and family to improve 
their housing situations while attending school to learn new skills or enhance existing ones. 
 
 Cheyenne Real Estate Trends - Cheyenne building officials define the “substandard 
condition” as any residence that does not comply with the standards noted in the most currently 
adopted edition of the Uniform Housing Code. Cheyenne defines the term “substandard condition 
but suitable for rehabilitation” as any residence which does not comply with the standards noted in 
the most currently adopted edition of the Uniform Housing Code, yet is economically practical to 
rehabilitate meaning the cost of rehabilitation is less than 50% of the value of the structure. The 
Hynds Building meets these requirements. 
  
 Accessible Housing Analysis – The Impediments Analysis as reports that people with 
disabilities have difficulty finding suitable and accessible housing. Even though the Fair Housing 
Act allows tenants to make physical modifications to render an apartment accessible, fixed or 
otherwise limited incomes present a financial barrier to a disabled person‘s ability to make physical 
modifications, and thus, is a barrier to the creation of accessible housing in Cheyenne. The analysis 
says that the city of Cheyenne has several tasks. The Hynds Capitol Core develops approaches in 
universal accessibility that will help the city complete the following: 

• Educate developers and non-profit organizations about ways they can enhance the 
accessibility of existing units and increase the availability of accessible units  

• Systematically inform residents about their right to reasonable accommodations under fair 
housing law  

• Encourage property owners of housing built before 1991 to make their rental units 
physically accessible to persons with disabilities  

 
The Hynds Capitol Core will help the city meet its affordable and accessible housing programs by 
pioneering the notion of "permanent affordability" and "universal accessibility" into a diverse the 
mix of market rate and affordable homes.  
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 Community and Economic Development:  Downtown Retail and Commercial Analysis 
– The September 2011 Office and Retail Opportunities report compiled by the Wyoming Center for 
Business and Economic Analysis, Inc. reports that in the Cheyenne Downtown Development 
District, not counting the Hynds Building, there is no shortage of office and retail space, with 33 
vacant office spaces equaling over 176,000 square feet. Retail Opportunities include seven 
properties in the Cheyenne DDA with a total of 7,700 square feet. There is a glut of vacant office 
space, and a need for affordable housing leading to the development of the majority of the Hynds 
Capitol Core as owner occupied homes. 
 
 Downtown Cheyenne Focus – The Cheyenne 3-5 Year Strategic plans calls for Downtown 
Cheyenne to continue to be the heart of the greater Cheyenne area. Downtown is a thriving 
business, entertainment and residential district housed in restored and new buildings with attractive 
storefronts. Good restaurants and a wide selection of merchandise draw people from the entire 
region and the well-restored historic buildings are a major tourist attraction. 
 
 The Downtown Development Authority celebrates the western heritage of Cheyenne and 
helps draw people year round to downtown. Concerts and performances on a new plaza in front of 
the restored Depot keep the downtown active well into the evening and on weekends. The central 
city, including downtown, south Cheyenne and neighborhoods immediately east and west of 
downtown, is a cohesive, well-connected area. Downtown has taken advantage of its history and its 
proximity to medical and government services to develop into a unique neighborhood. 
 Community Development Priority Actions - An updated downtown plan has helped spur 
new housing opportunities for newcomers, empty nesters, young families and others who have been 
attracted to, or decided to stay in the area because of its amenities. The Hynds Capitol Core helps 
create a neighborhood experience for those living downtown as well as those visiting and helps the 
city meet the following community and economic development priorities:  

• Developing opportunities for downtown investments including new housing, retail, dining 
and lodging facilities. 

• Improving infrastructure including adequate parking, landscaping, slums and blight. 
• Historic renovation within the Warren to Pioneer and 16th to 18th area to include 

outstanding architecture from all eras and create design guidelines to insure that new 
development is compatible. 

 
 Economic Development Priority Actions - The greater Cheyenne area is a thriving 
economic center with diverse companies that provide a range of jobs, from entry-level positions to 
professional and managerial positions. The greater Cheyenne area is selective about the types of 
businesses it recruits resulting in the community achieving its goal of attracting clean businesses 
that provide family-wage jobs. New businesses are attracted to downtown because of its positive 
and favorable business climate and good quality of life; which includes great parks and open spaces, 
a diverse selection of housing, shopping and entertainment for all ages, and a full range of 
community services including day care, libraries, schools, health care and housing choices. 
 
 LCCC provides businesses with better-educated employees, offers distance-learning 
opportunities and has a training facility in the center of a new business park. It cooperates with the 
University of Wyoming so residents can complete bachelors and graduate degrees in Cheyenne. 
 
 Cheyenne’s many transportation connections, including highway, train and air continue to 
provide opportunities for distribution centers as well as headquarters for businesses looking for less 
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congested locations. There are several business parks to serve manufacturing, 
warehousing/distribution and corporate services. 
 
 The Hynds Capitol Core facilitates new job growth in Downtown Cheyenne, which is 
planned for economic development efforts. The Hynds Capitol Core will add a full range of services 
to support new investment, including alternative modes of transportation, provision of electricity, 
natural gas, telecommunications, sewer, water and storm water drainage: 

• The project supports LEADS and other efforts to promote new businesses that provide 
family-wage jobs for the community. 

• The project provides utilities in a blighted area of Downtown Cheyenne identified for new 
economic development opportunities 

• The project supports potential expansion of educational and training programs into 
Downtown Cheyenne focused on building a labor force to help attract new job growth. 

 
 Measuring Project Impact - Successful communities depend on their ability to develop, 
attract and retain talent.  In a community with abundant talent, everyone benefits.  The ability to 
attract and retain talent depends, in part, on quality of place.  And the best proxy for quality of place 
is vibrancy. Vibrancy is a not an easy variable to measure. The ArtPlace vibrancy definition will be 
adapted to measure success of the LCCC student presence in Downtown Cheyenne. 
 
 A collaboration of top national foundations, the National Endowment for the Arts and 
various federal agencies to accelerate creative place making across the U.S. called ArtPlace is 
developing a new set of measures to understand the impact of its investments on community 
"vibrancy" called “Vibrancy Indicators” which will be released in May 2012.  WCM will use these 
indicators will be used to assess the level of vibrancy and project progress and measure changes in 
vibrancy over time. 
 
 Vibrancy is defined as "places with an unusual scale and intensity of specific kinds of 
human interaction".  ArtPlace will not able to measure vibrancy directly, but the data taken together, 
will provide useful insights into the nature and location of especially vibrant places within cities. 
Indicators include, people, activity and value. Changes in indicators should occur at the 
neighborhood level but need to be additive at the city level over time.  Improvements in vibrancy 
should not reflect merely the rearrangement of activity within a city but an increase in aggregate 
levels of activity. 
 
HYNDS CAPITOL CORE GOALS AND OBJECTIVES 
The project is faced with many challenges yet provides opportunities. The Hynds Capitol Core plan 
is a dynamic document that will be implemented by the following strategic plan. 

 
 GOAL 1: HOUSING – Investigate community and economic development opportunities 
that involve the new creative economy. The City of Cheyenne Goal is to obtain safe, sanitary and 
desirable housing for all Cheyenne residents that will provide quality of life. 
 Goal 1 Housing Objectives: 
 1. Based on the needs identified in the City of Cheyenne 3-5 Year Strategic Plan, increasing 
home prices, increasing land costs, and rising rental rates, the lack of affordable housing limits 
housing choices for many families. Single-parent households and low-income minority populations 
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will be restricted in housing choice with the limited supply of affordable housing. Hynds Capitol 
Core helps the city meet its objectives: 

• City Objective: Provide housing rehabilitation to 100 homes. Hynds Capitol Core – 
65 homes 

 
 GOAL 2: HOUSING - Adequate provision of a continuum of safe, available, affordable 
housing from emergency individual and family shelter, to sufficient rental assistance and ownership 
opportunities for families and individuals. The Hynds Capitol Core helps the city meet the 
following objectives: 
 
 Goal 2 Housing Objectives: 
 1.  Provide employment training 

• City Target – none: Hynds Capitol Core Target – 65 LCCC households 
 
 GOAL 3: COMMUNITY AND ECONOMIC DEVELOPMENT NEEDS – The Hynds 
Capitol Core helps the city meet its 3-5 Year Strategic Planning needs with regards to community 
development, particularly, providing needed infrastructure to encourage economic development.  
The City of Cheyenne Goals are: To prosper and achieve the quality of life our residents desire, and 
to make our community a place of choice, where people want to be; Develop community resources 
to make economic opportunity available to all. 
 
 Goal 3 Community and Economic Development Planning Objective: 
 1. The economic history of Cheyenne has long been characterized by times of boom and 
bust often followed by periods of stagnation. The cyclical impacts have forced Laramie County, and 
Cheyenne, to diversify its strategies for economic growth. The Cheyenne downtown central 
business district has been designated as a Historic District. The downtown district is in the heart of 
the community and has been undergoing a renaissance. The Hynds Capitol Core helps meet the 
following city objectives: 

• City Objective:  Develop projects that invest in community infrastructure and 
contribute to overall quality of life. Hynds Capitol Core meets this objective 

• City Objective: Replace non-productive land-use situations - including slums & 
blight – with productive land uses. Hynds Capitol Core meets this objective 

 
 2. The mixed use – commercial / diverse housing Hynds Capitol Core will be a green 
development that encourages the development of creative economy home occupations and further 
developing the partnership with the local educational community. The project helps meet the 
following economic development objectives: 

• City Objective: Promote community transportation from housing to jobs. The Hynds 
Capitol Core creates live – work opportunities with creative economy home 
occupations. 

• City Objective: Promote partnerships with the educational arena (high school, 
community college and higher education institutions). The WCM – LCCC 
collaboration meets this objective. 
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 GOAL 4: COMMUNITY AND ECONOMIC DEVELOPMENT NEEDS - Develop an 
infrastructure of sustainable services, birth through aging, to create self-sufficient individuals a 
positive geographic identity, and a vital economic climate. 
 
Goal 4 Community and Economic Development Planning Objectives: 
 1. To create collaborations with businesses, professional, corporate and non-profit 
organizations, instituting internships, job training and mentoring to vulnerable at-risk youth. The 
Hynds Capitol Core helps the city meet the following objectives: 

• City Target- 5 collaborations; WCM Target – 7 collaborations 
 
GOAL 5: OFFICE – RETAIL – CIVIC SPACES RECRUITMENT – The first floors and 
basements are planned to be occupied by civic / cultural / retail users, targeted at the new creative .  
 
Goal 5 Office – Retail – Civic Spaces Recruitment Objectives: 
 1. Hynds Capitol Core tenants should complement the efforts to support educational, civic 
and the creative economy; nurture existing leads. 
 
 2. Develop outreach and marketing strategy to attract a compatible and complementary for-
profit retail / service business – nonprofit / civic / public agency as a tenant / owner. 
  

GOAL 6: HYNDS CAPITOL CORE FUNDING AND SUSTAINABILITY - Support 
the mission and goals of Hynds Capitol Core and broaden the base of community and financial 
support through a diversified outreach and marketing program. 
 Goal 6 Hynds Capitol Core Fund Development Objectives:  
 1. The Hynds Capitol Core is envisioned in four phases, components of which happen 
concurrently. This is a summary of each phase. The benchmark dates are estimates assuming 
nothing goes awry. The main known limiting factors are the deadlines and processes required by 
public agencies; and the main unknown limiting factor is the uncertainty around decisions having to 
be made through political processes at local, state and national levels. This is not a speculative 
project. As indicated above, the cohousing artist community will be involved in the development of 
their "neighborhood". Each community member must arrange for their own financing and presales 
are a requisite and will enable construction financing to fall into place. This approach is different 
than a speculative project.  

• Phase 1: Community Outreach and Market Development - Market-specific 
outreach will be development for LCCC staff, board, for city government 
representatives and contractors. Commercial / retail / civic groups will be sought as 
tenants to occupy the commercial spaces. 

  Summer 2012 – Develop outreach and marketing strategies targeted at  
   artist and the new creative economy 
  Summer 2012 – Create presentations for outreach / marketing and   
   reposition downtown Cheyenne as an arts and culture district 
  Summer / Fall - 2012 – Develop building profiles 

 
• Phase 2: Public Improvements - The first and biggest challenge is constructing the 

public utilities. Utilities designed and constructed on city-owned property adjacent to 
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the Hynds Building and funded by the Wyoming Business Council, the State Land 
Investment Board and the City of Cheyenne HUD Community Development Block 
Grant program. 

  Spring / Summer 2012 – Wyoming Business Council Business Ready  
    Community Grant and Facilities Grant and Loans 
  Spring / Summer 2013 – Industrial Development Bond Resolution   
   consideration by a unit of local government  
 

• Phase 3: Plan development – The housing management relationship with LCCC 
will be finalized. The commercial management relationships will be finalized  

  Spring Summer 2013 – negotiate with LCCC 
 

• Phase 4: Construction – The project will be built. Construction financing will be 
sought from debt and equity sources leveraged with the public funds raised in Phase  

  Winter / Spring 2014 – Final plans 
  Spring / Summer 2014 – Begin Construction 
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