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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING 
September 12, 2019 

 
Roger Ashton, Yampa Valley Housing Authority Board President, called the meeting of the Yampa Valley 

Housing Authority to order at 12:00 p.m. 
 
Board members present included: Catherine Carson, Cole Hewitt, Roger Ashton, Chris Slota, Trish 

Sullivan, Kathi Meyer, Rachel Van Eck, Luke Carrier and Mike Beyer. Mark Scully and Dick Banks joined the 
meeting via phone.  Tim Corrigan and Sheila Henderson were absent.  

 
Others present included: Jason Peasley, YVHA Executive Director; Ward Van Scoyk (YVHA attorney); and 

Bob Schneider (Development Team member). Sarah Katherman recorded the meeting and prepared the minutes.  
 

EN RE:  PUBLIC COMMENT 
 There was no public comment. 
 

EN RE:  BOARD MEMBER COMMENT 
 Luke said that he was planning on doing a first-time homebuyer seminar with a realtor next month and 
asked if YVHA wanted to participate. The YVHA Board agreed. Kathi noted that there is money in the budget for 
advertising as well as for homebuyer education. Luke will work with Alyssa and Roger on this. 
  

EN RE:  CONSENT AGENDA 
The following items were presented on the consent agenda: 

a.  Review and approval of the August 8, 2019 minutes 
b.  Review and approval of balance write-offs for July 2019 
c.  Review and approval of the check register for July 2019 
d.  Review and approval of the leave report for July 2019 
e.  Review and approval of financial statements for July 2019 

 
MOTION 
Kathi moved to approve the consent agenda, as presented. Catherine seconded. The motion carried 

unanimously. 
 
  EN RE: STAFF REPORTS 
 Jason reported that while he was away on vacation the Property Management Team would work on the 
CIP for each property. The CIP information would be forwarded to Cole and the Finance Team, who will be working 
on finalizing the draft budget.  
 
 Jason reported on the progress of converting to the new software system. In response to a question from 
Dick, Jason reported that the books on each month would close about 5 -7 days after the end of the month, and 
that reports would be available immediately after that. 
 
 Jason said that the water line project at Alpenglow would begin on September 30 th. Jason will have Alyssa 
update DOLA on the project. 
 
 The next YVHA Board meeting will be held on October 17, 2019 due to a conflict with the housing 
conference. 
 

            EN RE: YVHA TAX EXEMPTION FOR UNITS UP TO 100% AMI 
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Jason stated that the tax exemption is a benefit that YVHA can offer to developments that it does not 
actually pay for. He said that providing the tax exemption, which applies to sales and use taxes as well as property 
taxes, does impact the taxing entities, such as the City, the County and the school districts. He said that the tax 
exemption was extended to units at the 60% of AMI level at the Reserves. For the Alpenglow project 2/3 of the 
units are tax exempt at up to 60% AMI. The remaining 1/3 of the units designated for up to 80%, 100% and 120% 
of AMI have not been considered tax exempt. Jason offered that determining how far to extend the tax exemption 
is a balance between benefits to YVHA developments and impacts on the community as a whole. He estimated 
that the cost savings from the tax exemption to a project amounts to $12,000 per unit over 20 years. In response to 
a question from Catherine, Jason said that YVHA does not gain equity from the savings. Catherine noted that 
County Commissioner Monger had expressed concern that an expansion of the tax exemption would simply 
increase the return to the investor rather than benefit YVHA tenants. Jason stated that the savings could either 
contribute to lower rents or reduce YVHA’s capital contribution to the project.  
 

Jason said that it is up to YVHA to determine what “low income” means for the purposes of its projects. He 
said that 120% is close to market rate. Ward reviewed “manifest error” and how it would apply to setting the 
definition of “low income” too high. He said that if YVHA follows CHFA or HUD rules and sets the level of tax 
exemption at up to 80% of AMI, there would be no question of manifest error. If the level is set higher than that it 
could still qualify with data and documentation to support it, but could be challenged in the courts.  

 
Jason said that in Boulder they only do LIHTC deals, so they only go up to 60% for tax exemption, but go 

up to 80% under income averaging. In Boulder 100% of AMI is market rate. Jason said that he had been told that 
the statute concerning income averaging had been written with the assumption that 100% would be the maximum, 
although the statute does not state this. 

 
Mark offered that it would be prudent to keep the tax exemption level at 80% of AMI, keeping the possible 

renewal of the mill levy in mind. He stated that it is important to ensure that the community understands that YVHA 
is balancing the benefits to its projects with the needs of the community. Luke agreed with keeping the tax 
exemption level at 80% of AMI, citing that FNMA and FHLMC also use 80%. He said that it was not worth the risk 
of a legal challenge or damaging the goodwill of YVHA. 

 
Jason said that if YVHA pursues 100%, it would require thorough documentation and communication with 

the City, the County, the school district, etc. Catherine suggested the higher level could be justified by the 
difference between wages and AMI caused by the level of investment income. Cole stated that it is also well 
documented that our area has a high cost of living, but asked whether it was worth the political risk. He noted that 
at 100% of AMI, it would be perceived as a single person with an income of $60,000 getting subsidized rent. Jason 
agreed that the issue is whether it is worth the political risk even if the legal risk is negligible. Kathi suggested that 
the level could be set at 80% now, but that the issue could be revisited periodically. She offered that the pool of 
applicants for Alpenglow would offer useful data on the demand. 

 
Jason stated that the Gorman pro forma assumes that units up to 80% are tax exempt. Roger noted that 

the minutes from the August meeting state that the Board agreed to support a tax exemption for up to 100%. He 
suggested that “support” should be amended to “considered.” 

 
MOTION 
Catherine moved to amend the minutes of the August 8, 2019 minutes to stated that the Board would 

consider expanding the tax exemption to 100% of AMI. Mike seconded the motion. The motion carried 
unanimously. 

 
 EN RE:  HILLSIDE VILLAGE APARTMENTS, UNIT 211 REMODEL 
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 Mike presented slides showing the before and after pictures of the remodel of Unit 211 at Hillside Village 
Apartments. He said that prior to the remodel they had obtained bids from local contractors for comparison. The 
cost of the remodel was $15,000 plus Kent’s salary over the 3.5 months it took to accomplish the project. Mike 
noted that Kent did not work on this project exclusively, but also performed his other duties and responded to 
service calls. The outside bids received were around $30,000 with no guaranteed completion date. 
 
 Mike reviewed the process through which units are scheduled for remodeling. He stated that at this time 
the only unit at Hillside that is not leased is undergoing a remodel. It is expected to be ready for tenants in October. 
Mike commended Kate and Kent for how well the remodels are managed. 
 
 In response to a question from Cole, Jason said that with the new software it may be possible to track the 
actual hours spent on a remodel alone to more clearly understand the full cost. Cole offered that as more projects 
come online there may be ways to maximize efficiencies by separating the remodel projects from the other 
maintenance duties. 
 
  EN RE:  ADJOURNMENT 
    

The regular meeting of the Housing Authority was adjourned at 1:15 p.m.   
 

No further business coming before the Board, same adjourned sine die. 
 
 
________________________   __________________________ 
Sarah Katherman, Minute Taker    Roger Ashton, President  


