YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
April 18, 2024

Leah Wood, Yampa Valley Housing Authority Board President, called the meeting of the Yampa Valley
Housing Authority to order at 12:00 p.m.

Board members participating included: Leah Wood, Catherine Carson, Cole Hewitt, Lou Tortora, Cecilia
Escobar, Kathi Meyer, Alison Brodie, Tim Corrigan, Reese Freeman, Patrick Phillips, Michael Ann Marchand
LaMotte, Kate Nowak, and Dakotah McGinlay. Jim Beers and Roger Ashton were absent.

Others present included: Jason Peasley, YVHA Executive Director; Elliot Lawrence, Deputy Director; Kristy
Marshall, Executive Assistant; Alyssa Cartmill, Regional Property Manager; Emily Katzman, Grants & Project
Manager; Elizabeth Hinchman, Grants Coordinator; Sandy Jacobs, YVHA Financial Manager; Mandy Tomassetti
Accountant; Sheila Henderson; Robin Schepper; George Eck, YVHA Attorney; and Dylan Anderson. Sarah
Katherman prepared the minutes.

EN RE: PUBLIC COMMENT
There was no public comment.

EN RE: BOARD MEMBER COMMENT
Michael Ann announced that she is pregnant and may need to pull back a bit in the fall.

Tim said that there will be a joint work session of the Routt County Commissioners and Planning
Commission tonight. He reviewed the importance of the Unified Development Code (UDC) and noted that the types
of mitigations to be required of large-scale developments will be discussed. He noted that applications for several
large developments in Stagecoach will likely be submitted upon the completion of the code. In response to a
question from Jason, Tim stated that the current draft of the UDC does not contain an inclusionary zoning
requirement but would allow the County to require workforce housing mitigations and/or other impact mitigations
and public benefits. He reviewed the public outreach for the project. Tim noted that the hot button issue seems to
be a proposed maximum on house size, and discussed how this concept came out of the outreach conducted for
the Master Plan. Tim encouraged the YVHA board to participate in the process.

EN RE: CONSENT AGENDA
The following items were presented on the consent agenda:
a. Review and approval of the March 14, 2024 meeting minutes
b. Review and approval of the March 29, 2024 meeting minutes
c. Review and approval of February 2024 balance write-offs (none)
d. Review and approval of February 2024 check register
e. Review and approval of February 2024 financial statements

MOTION
Kathi moved to approve items a - e of the consent agenda, as presented. Reese seconded. The motion
carried unanimously.

EN RE: STAFF REPORTS
Jason expressed his appreciation for having the flexibility to care for his family. He reported that YVHA is
working on some type of an agreement with the City that will allow YVHA to formalize its relationship with both the
City and the U.S. Forest Service on the Hilltop workforce housing development.
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Kathi asked about the process for collecting, collating, and sharing of feedback gathered from listening
sessions regarding Brown Ranch. Robin said that she has created a Google Form that will allow information to be
aggregated and then analyzed for themes and threads. She said that board members could fill out the forms or
send the information via email or a phone call to staff, who will then input it into the form. Jason added that after the
input has been organized around specific themes, it will be used to inform community survey questions. He
emphasized the importance of listening to a broad spectrum of people but said that he was not concerned with
multiple contacts with the same people. In response to a question from Dakotah, Robin said that the summary
documents from the listening tour will be shared with the City and its consultants.

Dakotah reported that City Council has been hearing from John Tomassini, who said that he would be
sharing a plan for the Brown Ranch property. Jason said that Mr. Tomassini is talking about is an early version of
the West of Steamboat Springs Area Plan that has since been replaced with an updated version.

Elliott stated that the report included in the meeting materials was prepared for last week, so he has
updated information to add. He said that on the operational side the team is meeting internally to discuss what is
happening at the various properties. He said that one of the things to come out of the tenant surveys was the need
for YVHA to improve its communications. He reviewed the efforts to make those improvements and to enhance
engagement with the tenants through clean-up days, get-togethers, and other events. He encouraged board
members to participate and said he would provide a schedule once it is finalized. Elliott discussed the roll-out of the
RealPage notification system.

Elliott discussed the HB 21-1110, as outlined in his board report. The deadline for website ADA compliance
is July 1. Elliott reviewed the grant applications recently submitted, as discussed in the report. He also reviewed the
projects underway to improve YVHA communications, outreach, and training.

Elliott reported that Anglers 400 is now 100% leased-up and occupied. He reported on some remaining
projects that need to be completed before the C.O. will be issued and some plumbing issues that need to be
addressed. He said that a tour of the property for the YVHA board will be scheduled for the week of May 6.

Elliott reviewed the back-flow issue at Hillside and the electrical upgrade project at Fish Creek, as included
in the board report. He said that it is too early to have an estimate of the cost of the project at Hillside.

In response to a question from Catherine, Emily and Tim reported on other local entities that have applied
for grants under the discretionary congressional spending program.

Leah said that in addition to the events at Hillside, Fish Creek and Whitehaven, a clean-up day is being
coordinated with Mission Rock for Alpenglow. She said that the Property Management Team has indicated that the
Alpenglow property was in need of some extra attention and she encouraged board members to participate. She
added that YVHA is also working on opening community gardens at Alpenglow and the Reserves this summer.
Leah emphasized the need for YVHA to refocus on the existing properties.

In response to a question from Catherine, Elliott said that staff has weekly calls with Gorman and that the
transition plan is going well.

EN RE: RESOLUTION 2024-006 APPROVING THE MID-VALLEY PROJECT AND RELATED
AGREEMENTS
Jason reviewed the history of the land acquisition and the process through which Lone Tree was chosen
as the developer of the Mid-Valley project, which is to be a mix of rental and for-sale units. He said that YVHA is
now moving forward with the for-sale element and a small portion of the rental element at the Mid-Valley property.
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Jason noted that the community has been clear regarding the need for affordable for-sale units and this project will
be able to deliver units priced at a 20% - 50% discount from market rates. The target range is households between
100% and 140% of AMI. The broad range of sale prices has been estimated to be between $350,000 and
$615,000 depending on size of unit and AMI mix. Jason said that George would review the risk analysis for the
project. He added that YVHA will be handling the sales of the units at a 2% transactional cost to the buyer. Jason
said that YVHA is willing to be flexible on ROl in order to deliver the units that are needed in the community. The
developer fee will be around $828,000. The return on the cash and land investment ($4.23MM) will be 20% of any
profit on the deal, with 80% going to Lone Tree.

Jason said that YVHA is putting in a subsidy of just under $22,000 per unit with additional outside
subsidies (grants and land donation) of over $76,000 per unit. He provided a variety of metrics demonstrating how
YVHA funding was leveraged to accomplish the deal.

George said that Phase | of the project would be the 84 condo units on the east side of the property. The
financing for this phase has not changed since last discussed. He noted that the payments to Hausmann (the
general contractor) must come from YVHA to qualify for the DOLA grant. He reviewed the mechanism through
which this would be accomplished. George reviewed distribution of proceeds from the condominium sales, as
outlined in the memo included in the meeting materials. He noted that in the event the capital contribution cannot
be fully returned to the partners in the project from this element of the project, the outstanding contribution will be
rolled over to the apartment element of the project, which is expected to be more profitable. The formula through
which this would be accomplished has not been finalized, but the concept is to mitigate the risk of the for-sale
component. Like any for-sale project, the risk is that the developer will be unable to sell the products at the
assumed price.

In response to a question from Catherine, Jason said that YVHA would be applying to the City for STR
funding to support the affordability of the apartment units rather than the condo units.

Kathi asked if YVHA will be exposed to any risk in relation to the construction loan. George said that the
joint venture (not YVHA) will be taking out the construction loan, and it will be guaranteed by Lone Tree. The
contract with Hausmann is a guaranteed maximum price contract and the deed restriction is going to be recorded
senior to the construction financing. YVHA would not be liable for contributing any additional money to the project,
regardless. Reese asked if YVHA needs to be added as an additional insured with the contractor since it will be the
paying party. George stated that he does not want YVHA to be listed with the general contractor. He said that the
joint venture is the owner of the project, regardless of who pays the bill to Hausmann.

George said the for-sale component and the rental component of the Mid-Valley project will be done in two
separate phases, with separate financing. He said that because they are assuming that the rental apartment
portion will be financed via a HUD loan, the property will be split into two separate lots when the plat is recorded.
The construction loan for the condos will only encumber the lot that the condos will be built on, which provides an
additional mitigation of risk. The development plans and infrastructure, however, are combined, which means that
the infrastructure for the apartments will need to be installed prior to the issuance of a C.0O. for the condos. To
accomplish this, a joint venture of limited scope will be created for the apartment side at this time to install the
infrastructure improvements through a $4MM loan from Alpine Bank, guaranteed by Lone Tree. George explained
that the interim agreement will provide assurance for Lone Tree regarding the development of the apartment
component but will allow flexibility in how that component is structured. If something were to go south in the
relationship between YVHA and Lone Tree for the apartment side, the infrastructure loan will need to be dealt with
by refinancing, paying it off, or (most likely) establishing an agreement with a different developer, or some other
option. Jason clarified that there is no reason to believe that Lone Tree is likely to fail. He added that the $4MM in
infrastructure will reduce the overall cost of the apartment component when it is constructed. He reviewed the
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rough timeline for the construction of the various components of the project. Cole offered that the true risk of the
worst-case scenario would be finding a partner to replace Lone Tree as guarantor of the loan. In response to a
question from Reese, Elliott clarified that the HUD loan application will not be submitted until after the infrastructure
is completed.

George said that by the beginning of next year, YVHA will know if it is continuing with Lone Tree or not. If
not, YVHA will have to negotiate with Alpine Bank to determine how to remove Lone Tree as guarantor of the loan.
The payment on the loan will not be due for two or three years, which allows some time for YVHA to figure out how
to pay the loan. Jason said that if things go well with the condo project, there will be cash contributions to cover the
cost. If the condo project is struggling, then cash from the mill levy may need to be used. There was a discussion of
developers’ preference for building rental projects. Jason stated that if the HUD loan is a success, no further capital
would be required. If the HUD loan is not successful, that side of the development could be reimagined.

Leah asked about the term of the construction loan. George said that the documents would authorize either
a two or three term. Jason said he could reach out to Alpine to request a three-year term. In response to a question
from Catherine, George confirmed that the joint venture is taking out the loan, so TABOR compliance is not an
issue.

George stated that in addition to dealing with the loan, if YVHA decides not to continue with Lone Tree, an
agreement would also need to be reached to acquire the plans, etc. for the project.

Dakotah asked about oversight. George noted that YVHA is much more of an equal partner in this project
than in some of the past projects. He said that the bank, the building department, the architects, etc. will be out
there making sure things are going as planned, but Lone Tree does not want additional oversight to be at the
expense of the joint venture. YVHA could, however, pay for its own oversight. Jason discussed some options for
oversight.

Lou asked about the process for choosing buyers for the condo units. George said that YVHA has the
exclusive right to handle the sales and has the prerogative to use whatever system it chooses to identify the
buyers. He said that the deed restriction would be the same as that approved for Brown Ranch. Michael Ann said
that the Real Estate Team is planning on a three to nine-month lead up prior to sales to define and publicize the
lottery program.

In response to a question from Lou, George said that the interim joint venture agreement would be
amended next March to restate the operating agreement for the apartment project, assuming all goes according to
plan. The interim agreement for the apartment side to be approved today only covers the infrastructure.

Patrick asked about the feasibility of the apartment project. Jason said that it is very feasible if the HUD
loan is successful. He said that the risks to feasibility are the HUD loan processes and the AMI market share,
meaning a dip in demand at the higher AMI level that might require an adjustment to the pro-forma.

Catherine asked about the outdoor space at Mid-Valley. Jason described the open space areas, which
include both a natural open space area and a more developed park space. He presented drawings of the project
and indicated the elements of the project. Reese suggested that YVHA should have a narrative prepared to
address potential criticism of the size and massing of the project, given some of the feedback regarding the
perception of the Brown Ranch plan.

George reviewed the resolutions related to the Mid-Valley project, as included in the meeting materials.
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MOTION

Patrick moved to approve Resolution 2024-006, a resolution approving the Mid-Valley Project and
documents related to the Mid-Valley Project, as presented. Lou seconded the motion. The motion carried
unanimously.

EN RE: RESOLUTION 2024-001 OF THE BOARD OF THE YVHA MID-VALLEY CONDOMINIUM
ENTERPRISE, LLC APPROVING THE FORMATION OF YVHA MID-VALLEY APARTMENTS ENTERPRISE,
LLC

MOTION

Kathi moved to approve Resolution 2024-001, a resolution approving the YVHA Mid-Valley Apartments
Enterprise, LLC, approving the Operating Agreement for the same, and authorizing the company to
proceed with the Mid Valley Project. Michael Ann seconded the motion. The motion carried unanimously.

EN RE: RESOLUTION 2024-001 OF THE BOARD OF THE YVHA MID-VALLEY APARTMENT
ENTERPRISE, LLC APPROVING THE FORMATION OF YVHA MID-VALLEY CONDOMINIUMS
ENTERPRISE, LLC

MOTION

Lou moved to approve Resolution 2024-001, a resolution approving the YVHA Mid-Valley Condominiums
Enterprise, LLC, approving the Operating Agreement for the same, and authorizing the company to
proceed with the Mid Valley Project. Michael Ann seconded the motion. The motion carried unanimously.

EN RE: STRATEGIC PLAN UPDATE
Jason said he would follow-up with an email update.

EN RE: BROWN RANCH UPDATE
Jason said he would follow-up with an email update. He confirmed that YVHA would be moving forward
with the demand study.
EN RE: ADJOURNMENT

The regular meeting of the YVHA Board of Directors was adjourned at 2:00 p.m.

No further business coming before the Board, same adjourned sine die.
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Sarah Katherman, Minute Taker ¢ Leah Wood, President
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