
REGULAR MEETING OF THE 
YAMPA VALLEY HOUSING AUTHORITY 

BOARD OF DIRECTORS 
May 9, 2024 

12:00 PM 

May 2, 2024 
STATE OF COLORADO 
COUNTY OF ROUTT 

To the Board of Directors of the Yampa Valley Housing Authority and to all Other Persons to whom it may 
concern: 

Notice is hereby given that a Regular Meeting of the Board of Directors of the Yampa Valley Housing Authority, 
Routt County, Colorado, will be held on Thursday, May 9th at 12:00 PM in the Community Room of the Routt 
County Department of Human Services Building, 135 6th Street. 

Call-in Number: 1-253 215 8782
Meeting ID: 572 571 3720
Web Address: https://us02web.zoom.us/j/5725713720

Agenda is subject to change up to 24 hours before scheduled hearings. 

AGENDA TOPICS 
1. Call to Order and Welcome (5 minutes)
2. Public Comment (5 minutes)
3. Board Member Comment (5 minutes)
4. Consent Agenda (5 minutes)

a. Review and approval of April 18, 2024 meeting minutes
b. Review and approval of the March 2024 balance write-offs (none)
c. Review and approval of the March 2024 check register
d. Review and approval of the March 2024 financial statements

5. Staff Reports (5 minutes)
6. Mid Valley Update (30 minutes)
7. Review and Approval of MOU with the City of Steamboat Springs for the Hilltop USFS Parcel (30 minutes)
8. Strategic Plan Update (30 minutes)
9. Update on Upcoming Committee Meetings

a. Finance & Capital Planning Team: Cole Hewitt (Next meeting 5-16-24 10:00 AM)
b. Property & Asset Management Team: Alison Brodie (Next meeting 5-15-24 12:00 PM)
c. Development Team: Lou Tortora (Next meeting 5-27-24 3:00 PM)
d. Policy & Advocacy Team: Catherine Carson (Next meeting 5-8-24 11:00 AM)
e. Community Engagement Team: Roger Ashton (Next meeting 5-14-24 12:00 PM)
f. Real Estate Team: Michael Ann LaMotte (Next meeting 5-10-24 10:00 AM)

10. Adjourn

Upcoming Meetings: July 11th, 2024 Regular YVHA Board Meeting, Noon to 2 PM. 

Please Note:  All programs, services and activities of the YVHA are operated in compliance with the Americans 
with Disabilities Act. If you need a special accommodation as a result of a disability, please call our office at (970) 
870-0167 to coordinate your needs. Please notify us of your request at least seven (7) business days prior to the
scheduled event.
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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 ROI 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 I 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.O. 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. 
 
 
________________________   __________________________ 
Sarah Katherman, Minute Taker    Leah Wood, President  
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Assets

Current Assets
Cash

Wells Fargo HSV O& M xxxx3604 45,058.06
Wells Fargo HSV T&I xxxx3646 10,190.33
ColoTrust Dev 3,699,142.25
Wells Fargo YVHA Oper xxx6622 118,069.24
ColoTrust DPA 87,477.16
Petty Cash (16.66)
Alpine Checking xx4827 53,835.57
Alpine Money Market xx4836 182,509.14
ColoTrust FC 222,588.01
Whitehaven Operating - MVB 103,311.67
Whitehaven Security Deposits MVB 8,312.30
Wells Fargo HSV Sec Dep xx3588 30,931.32
Wells Fargo HSV Res xxxx3679 161,759.54

Total Cash 4,723,167.93

Accounts Receivable
Accounts Receivable 28,161.94
Property Tax Receivable 1,633,094.28
A/R from Sunlight 17,125.62
Allowance for Uncollectible AR (24,800.00)

Total Accounts Receivable 1,653,581.84

Deposits & Escrows
Prepaid Expenses 566.71

Total Deposits & Escrows 566.71

Total Current Assets 6,377,316.48

Fixed Assets
Building-Hillside Village 1,820,000.00
Fish Creek Mobile Home Park 5,036,053.62
Capitalized Interest-Construct 32,381.00
Hillsde Exterior Additions 683,210.06
Hillside FF&E 9,546.69
Hillside Interior Additions 406,266.16
Land - HSV 450,000.00
Land Improvements - HSV 127,794.56
Land Improv:Irrigation System 11,162.04
Office Equipment 1,167.55
Playground Equipment 12,577.19
Whitehaven Mobile Home Park 3,125,000.00
City Water CIP 43,694.00
Brown Ranch land 24,000,000.00
Mid-Valley Land 6,000,000.00
Mid Valley Apartments 896,189.06

Depreciation & Amortization
Accumulated Depreciation (2,568,375.11)

Total Depreciation & Amortization (2,568,375.11)

Total Fixed Assets 40,086,666.82

YVHA
Balance Sheet
March 31, 2024

Created on: 04/11/2024, 1:48 PM MST Page 1
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Other Assets
N/R West End Village 6,164.75
N/R CDBG DPA 6,898.76
M/R - 2752 Honeysuckle Lane 75,739.78
M/R - 2952 Abbey Road (J) 70,070.03
M/R - 2954 Abbey Rd. (W) 63,996.82
N/R Alpenglow 171,092.00
N/R Reserves 1,076,087.20
Investment in LLC Reserves 130.00
Investment in LLC Alpenglow 525,100.00
Investment in LLC Sunlight 1,600,000.00
N/R Anglers Four Hundred 2,036,666.66
YVHA N/R DPA 382,202.53
City N/R DPA 29,439.50
CMHC N/R 11,688.19

Total Other Assets 6,055,276.22

Total Assets 52,519,259.52

YVHA
Balance Sheet
March 31, 2024

Created on: 04/11/2024, 1:48 PM MST Page 2
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Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 67,631.35
Accrued Interest Payable 5,299.80
Payroll Liabilities 35,479.62
Security Deposits 38,233.32
Escrow - Jaime 611.75
Escrow - Welu (2,585.45)
Prepaid Revenue 20,180.65
457 Payable 7,803.14
Health Insurance Payable (2,141.50)
Deferred Revenue 1,633,094.28

Total Current Liabilities 1,803,606.96

Long Term Liabilities
LT Alpenglow Note Payable 97,355.40
Whitehaven N/P 2,439,226.88
CWRPDA-DWRF N/P 142,964.81
CWRPDA-WPCRF N/P 342,338.54
USDA Consolidated Loan 1,077,661.89
City Note - FCMHP 560,698.61
N/P Alpine Bank 1,642,253.00

Total Long Term Liabilities 6,302,499.13

Total Liabilities 8,106,106.09

Equity
Retained Earnings 44,267,990.25
Current Net Income 145,163.18

Total Equity 44,413,153.43

Total Liabilities & Equity 52,519,259.52

YVHA
Balance Sheet
March 31, 2024

Created on: 04/11/2024, 1:48 PM MST Page 3
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General Fund
Development

Fund Brown Ranch DPA All Locations

Assets

Current Assets
Cash

Combined cash 165,159.71 (656,420.32) 430,414.04 90,449.10 29,602.53
ColoTrust Dev 0.00 3,599,142.25 100,000.00 0.00 3,699,142.25
Wells Fargo YVHA Oper xxx6622 118,069.24 0.00 0.00 0.00 118,069.24
ColoTrust DPA 0.00 0.00 0.00 87,477.16 87,477.16
Petty Cash (16.66) 0.00 0.00 0.00 (16.66)

Total Cash 283,212.29 2,942,721.93 530,414.04 177,926.26 3,934,274.52

Accounts Receivable
Accounts Receivable (415.97) 19,698.00 0.00 0.00 19,282.03
Property Tax Receivable 0.00 1,633,094.28 0.00 0.00 1,633,094.28
A/R from Sunlight 17,125.62 0.00 0.00 0.00 17,125.62
Allowance for Uncollectible AR 0.00 0.00 0.00 (22,800.00) (22,800.00)

Total Accounts Receivable 16,709.65 1,652,792.28 0.00 (22,800.00) 1,646,701.93

Deposits & Escrows
Prepaid Expenses 512.47 0.00 54.24 0.00 566.71

Total Deposits & Escrows 512.47 0.00 54.24 0.00 566.71

Total Current Assets 300,434.41 4,595,514.21 530,468.28 155,126.26 5,581,543.16

Fixed Assets
Brown Ranch land 0.00 0.00 24,000,000.00 0.00 24,000,000.00
Mid-Valley Land 0.00 6,000,000.00 0.00 0.00 6,000,000.00
Mid Valley Apartments 0.00 896,189.06 0.00 0.00 896,189.06

Total Fixed Assets 0.00 6,896,189.06 24,000,000.00 0.00 30,896,189.06

Other Assets
N/R West End Village 0.00 0.00 0.00 6,164.75 6,164.75
N/R CDBG DPA 0.00 0.00 0.00 6,898.76 6,898.76
M/R - 2752 Honeysuckle Lane 75,739.78 0.00 0.00 0.00 75,739.78
M/R - 2952 Abbey Road (J) 70,070.03 0.00 0.00 0.00 70,070.03
M/R - 2954 Abbey Rd. (W) 63,996.82 0.00 0.00 0.00 63,996.82
N/R Alpenglow 0.00 171,092.00 0.00 0.00 171,092.00
N/R Reserves 0.00 1,076,087.20 0.00 0.00 1,076,087.20
Investment in LLC Reserves 0.00 130.00 0.00 0.00 130.00

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
March 31, 2024

Created on: 04/11/2024, 1:24 PM MST Page 1
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General Fund
Development

Fund Brown Ranch DPA All Locations

Investment in LLC Alpenglow 0.00 525,100.00 0.00 0.00 525,100.00
Investment in LLC Sunlight 0.00 1,600,000.00 0.00 0.00 1,600,000.00
N/R Anglers Four Hundred 0.00 2,036,666.66 0.00 0.00 2,036,666.66
YVHA N/R DPA 0.00 0.00 0.00 382,202.53 382,202.53
City N/R DPA 0.00 0.00 0.00 29,439.50 29,439.50
CMHC N/R 0.00 0.00 0.00 11,688.19 11,688.19

Total Other Assets 209,806.63 5,409,075.86 0.00 436,393.73 6,055,276.22

Total Assets 510,241.04 16,900,779.13 24,530,468.28 591,519.99 42,533,008.44

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
March 31, 2024

Created on: 04/11/2024, 1:24 PM MST Page 2
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General Fund
Development

Fund Brown Ranch DPA All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 13,818.52 968.01 31,468.60 0.00 46,255.13
Accrued Interest Payable 0.00 5,299.80 0.00 0.00 5,299.80
Payroll Liabilities 14,203.00 3,393.72 8,949.88 0.00 26,546.60
Escrow - Jaime 611.75 0.00 0.00 0.00 611.75
Escrow - Welu (2,585.45) 0.00 0.00 0.00 (2,585.45)
457 Payable 7,803.14 0.00 0.00 0.00 7,803.14
Health Insurance Payable (2,141.50) 0.00 0.00 0.00 (2,141.50)
Deferred Revenue 0.00 1,633,094.28 0.00 0.00 1,633,094.28

Total Current Liabilities 31,709.46 1,642,755.81 40,418.48 0.00 1,714,883.75

Long Term Liabilities
LT Alpenglow Note Payable 0.00 97,355.40 0.00 0.00 97,355.40

Total Long Term Liabilities 0.00 97,355.40 0.00 0.00 97,355.40

Total Liabilities 31,709.46 1,740,111.21 40,418.48 0.00 1,812,239.15

Equity
Retained Earnings 408,847.08 14,968,895.93 24,606,182.77 569,591.29 40,553,517.07
Current Net Income 69,684.50 191,771.99 (116,132.97) 21,928.70 167,252.22

Total Equity 478,531.58 15,160,667.92 24,490,049.80 591,519.99 40,720,769.29

Total Liabilities & Equity 510,241.04 16,900,779.13 24,530,468.28 591,519.99 42,533,008.44

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
March 31, 2024

Created on: 04/11/2024, 1:24 PM MST Page 3
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Hillside Village Fish Creek Whitehaven All Locations

Assets

Current Assets
Cash

Combined cash (15,842.03) (8,133.75) (5,626.75) (29,602.53)
Wells Fargo HSV O& M xxxx3604 45,058.06 0.00 0.00 45,058.06
Wells Fargo HSV T&I xxxx3646 10,190.33 0.00 0.00 10,190.33
Alpine Checking xx4827 0.00 53,835.57 0.00 53,835.57
Alpine Money Market xx4836 0.00 182,509.14 0.00 182,509.14
ColoTrust FC 0.00 222,588.01 0.00 222,588.01
Whitehaven Operating - MVB 0.00 0.00 103,311.67 103,311.67
Whitehaven Security Deposits MVB 0.00 0.00 8,312.30 8,312.30
Wells Fargo HSV Sec Dep xx3588 30,931.32 0.00 0.00 30,931.32
Wells Fargo HSV Res xxxx3679 161,759.54 0.00 0.00 161,759.54

Total Cash 232,097.22 450,798.97 105,997.22 788,893.41

Accounts Receivable
Accounts Receivable 3,816.71 1,615.20 3,448.00 8,879.91
Allowance for Uncollectible AR (1,000.00) (1,000.00) 0.00 (2,000.00)

Total Accounts Receivable 2,816.71 615.20 3,448.00 6,879.91

Total Current Assets 234,913.93 451,414.17 109,445.22 795,773.32

Fixed Assets
Building-Hillside Village 1,820,000.00 0.00 0.00 1,820,000.00
Fish Creek Mobile Home Park 0.00 5,036,053.62 0.00 5,036,053.62
Capitalized Interest-Construct 32,381.00 0.00 0.00 32,381.00
Hillsde Exterior Additions 683,210.06 0.00 0.00 683,210.06
Hillside FF&E 9,546.69 0.00 0.00 9,546.69
Hillside Interior Additions 406,266.16 0.00 0.00 406,266.16
Land - HSV 450,000.00 0.00 0.00 450,000.00
Land Improvements - HSV 127,794.56 0.00 0.00 127,794.56
Land Improv:Irrigation System 11,162.04 0.00 0.00 11,162.04
Office Equipment 1,167.55 0.00 0.00 1,167.55
Playground Equipment 12,577.19 0.00 0.00 12,577.19
Whitehaven Mobile Home Park 0.00 0.00 3,125,000.00 3,125,000.00
City Water CIP 0.00 0.00 43,694.00 43,694.00

Depreciation & Amortization
Accumulated Depreciation (2,273,726.11) (294,649.00) 0.00 (2,568,375.11)

Total Depreciation & Amortization (2,273,726.11) (294,649.00) 0.00 (2,568,375.11)

Total Fixed Assets 1,280,379.14 4,741,404.62 3,168,694.00 9,190,477.76

Total Assets 1,515,293.07 5,192,818.79 3,278,139.22 9,986,251.08

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
March 31, 2024
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Hillside Village Fish Creek Whitehaven All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 8,278.43 12,702.46 395.33 21,376.22
Payroll Liabilities 8,337.35 595.67 0.00 8,933.02
Security Deposits 30,053.32 0.00 8,180.00 38,233.32
Prepaid Revenue 2,535.65 13,995.00 3,650.00 20,180.65

Total Current Liabilities 49,204.75 27,293.13 12,225.33 88,723.21

Long Term Liabilities
Whitehaven N/P 0.00 0.00 2,439,226.88 2,439,226.88
CWRPDA-DWRF N/P 0.00 142,964.81 0.00 142,964.81
CWRPDA-WPCRF N/P 0.00 342,338.54 0.00 342,338.54
USDA Consolidated Loan 1,077,661.89 0.00 0.00 1,077,661.89
City Note - FCMHP 0.00 560,698.61 0.00 560,698.61
N/P Alpine Bank 0.00 1,642,253.00 0.00 1,642,253.00

Total Long Term Liabilities 1,077,661.89 2,688,254.96 2,439,226.88 6,205,143.73

Total Liabilities 1,126,866.64 2,715,548.09 2,451,452.21 6,293,866.94

Equity
Retained Earnings 380,064.77 2,514,673.38 819,735.03 3,714,473.18
Current Net Income 8,361.66 (37,402.68) 6,951.98 (22,089.04)

Total Equity 388,426.43 2,477,270.70 826,687.01 3,692,384.14

Total Liabilities & Equity 1,515,293.07 5,192,818.79 3,278,139.22 9,986,251.08

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
March 31, 2024
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Month Ending Year Ending

Month Ending 03/31/2024 Month Ending 03/31/2024
Year to Date

03/31/2024
Current Year

12/31/2024 Year to Date 12/31/2024
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Income

Rental Income
4401 - Rental Income & Lot Rents 81,512.32 91,721.67 0.89 (10,209.35) 250,617.32 1,100,660.04 0.30 (769,040.7

2)
4402 - Subsidy Rent Income 11,916.00 0.00 0.00 11,916.00 29,261.00 0.00 0.00 29,158.00
4403 - Application Fees Received 74.52 50.00 1.49 24.52 104.52 600.00 0.17 (495.48)
4404 - Laundry and Vending 432.16 416.67 1.04 15.49 1,328.59 5,000.04 0.27 (3,671.45)
4406 - Tenant Charges 2,506.09 683.34 3.67 1,822.75 2,824.05 8,200.08 0.48 (4,267.96)

Total Rental Income 96,441.09 92,871.68 1.04 3,569.41 284,135.48 1,114,460.16 0.33 (748,317.6
1)

Vacancy, Losses & Concessions
4408 - Vacancy Loss (2,662.00) (781.42) 3.41 (1,880.58) (4,922.00) (9,377.04) 0.76 2,208.04
4415 - Concessions/On-Site Mgt (347.50) (350.83) 0.99 3.33 (1,042.50) (4,209.96) 0.25 3,167.46

Total Vacancy, Losses & Concessions (3,009.50) (1,132.25) 2.66 (1,877.25) (5,964.50) (13,587.00) 0.60 5,375.50

Net Rental Income 93,431.59 91,739.43 1.02 1,692.16 278,170.98 1,100,873.16 0.33 (742,942.1
1)

Management Income
4050 - Distribution from Partnerships 0.00 3,000.00 0.00 (3,000.00) 0.00 36,000.00 0.00 (36,000.00)
4190 - FCMHP Mgt Fee 2,775.00 2,775.00 1.00 0.00 8,325.00 33,300.00 0.25 (24,975.00)
4191 - HSV Mgt Fee 3,663.00 3,555.00 1.03 108.00 10,989.00 42,660.00 0.26 (31,671.00)
4192 - Whitehaven Management Fee 1,142.66 1,142.67 1.00 (0.01) 3,427.98 13,712.04 0.25 (10,284.06)
4193 - Sunlight Mgt Fee 7,110.76 8,642.11 0.82 (1,531.35) 21,676.02 103,705.32 0.21 (82,029.30)

Total Management Income 14,691.42 19,114.78 0.77 (4,423.36) 44,418.00 229,377.36 0.19 (184,959.3
6)

Financial Income
4010 - CDBG RLF Principal 29.21 24.00 1.22 5.21 58.30 288.00 0.30 (200.37)
4012 - CDBG RLF Interest 27.09 33.00 0.82 (5.91) 54.30 396.00 0.21 (314.73)
4020 - Principal WEV 0.00 417.00 0.00 (417.00) 1,641.26 5,004.00 0.33 (3,362.74)
4022 - Principal City 0.00 417.00 0.00 (417.00) 0.00 5,004.00 0.00 (5,004.00)
4024 - Principal CMHC 124.63 833.00 0.15 (708.37) 249.26 9,996.00 0.04 (9,622.11)
4025 - Grants (12,194.70) 1,410,066.66 (0.01) (1,422,261.

36)
23,830.30 16,920,799.92 0.00 (16,896,96

9.62)
4026 - Principal YVHA 0.00 833.33 0.00 (833.33) 20,000.00 9,999.96 2.00 10,000.04
4035 - Property Tax Revenue 468,216.27 538,051.22 0.87 (69,834.95) 478,745.55 1,638,997.02 0.43 (939,137.3

0)
4036 - Interest on taxes 0.00 25.00 0.00 (25.00) 0.00 300.00 0.10 (269.99)
4038 - Interest Income 18,988.79 11,725.25 1.62 7,263.54 56,970.38 140,703.00 0.40 (83,732.62)
4040 - Specific Ownership 8,214.55 5,833.33 1.41 2,381.22 17,928.20 69,999.96 0.38 (43,709.88)
4060 - URA Backfill 0.00 7,000.00 0.00 (7,000.00) 0.00 84,000.00 0.00 (84,000.00)

YVHA
Annual Budget Comparison

March 31, 2024

Created on: 04/11/2024, 1:47 PM MST Page 1
YVHA 5.9.24 BOD Packet Page 19 of 74



Month Ending Year Ending

Month Ending 03/31/2024 Month Ending 03/31/2024
Year to Date

03/31/2024
Current Year

12/31/2024 Year to Date 12/31/2024
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

4150 - Contribution Routt County 0.00 4,500.00 0.00 (4,500.00) 12,500.00 54,000.00 0.23 (41,500.00)
4155 - Contribution City SBS 0.00 4,166.67 0.00 (4,166.67) 0.00 50,000.04 0.00 (50,000.04)
4170 - Mortgage Income 1,041.71 1,042.32 1.00 (0.61) 3,125.13 12,507.84 0.33 (8,341.00)
4505 - DPA Interest 0.00 333.33 0.00 (333.33) 0.00 3,999.96 0.00 (3,999.96)

Total Financial Income 484,447.55 1,985,301.11 0.24 (1,500,853.
56)

615,102.68 19,005,995.70 0.04 (18,160,16
4.32)

Other Income
4030 - Miscellaneous Income 1,537.90 0.00 0.00 1,537.90 1,537.90 0.00 0.00 1,537.90
4198 - Transfer from Dev Fund 200,000.00 104,166.67 1.92 95,833.33 300,000.00 1,415,000.04 0.21 (1,115,000.

04)
4501 - Transfer from Reserve 0.00 2,750.00 0.00 (2,750.00) 33,000.00 33,000.00 1.00 0.00

Total Other Income 201,537.90 106,916.67 1.88 94,621.23 334,537.90 1,448,000.04 0.23 (1,113,462.
14)

Total Income 794,108.46 2,203,071.99 0.36 (1,408,963.
53)

1,272,229.56 21,784,246.26 0.07 (20,201,52
7.93)

Expenses

Payroll & Related
5000 - Payroll 90,150.34 95,645.17 0.94 5,494.83 269,148.67 1,147,742.04 0.23 878,593.37
5050 - Employee Benefit 12,111.81 14,724.00 0.82 2,612.19 50,651.78 176,688.00 0.29 126,036.22
5055 - Retirement Program 5,829.62 6,148.82 0.95 319.20 17,386.71 73,785.84 0.24 56,399.13
5090 - Payroll Taxes 8,218.67 8,052.25 1.02 (166.42) 26,530.65 96,627.00 0.27 70,096.35
5095 - Worker's Compensation 0.00 1,530.92 0.00 1,530.92 1,666.98 18,371.04 0.09 16,704.06
6201 - Maintenance & Repairs Payroll 7,010.00 6,836.00 1.03 (174.00) 20,630.00 82,032.00 0.25 61,402.00

Total Payroll & Related 123,320.44 132,937.16 0.93 9,616.72 386,014.79 1,595,245.92 0.24 1,209,231.1
3

Administrative Expenses
5015 - Administrative Fee 0.00 217.00 0.00 217.00 2,500.00 2,604.00 0.96 104.00
5020 - Miscellaneous Expense 2,310.00 0.00 0.00 (2,310.00) 2,310.00 0.00 0.00 (2,310.00)
6535 - Treasurer's Fees 14,046.51 4,097.50 3.43 (9,949.01) 14,362.39 49,170.00 0.43 28,173.28
6815 - Application Fee Expense 0.00 20.83 0.00 20.83 0.00 249.96 0.00 249.96
6820 - Office Supplies 273.17 249.99 1.09 (23.18) 854.82 2,999.88 0.31 2,078.57
6830 - Telephone, Internet 627.26 708.33 0.89 81.07 2,216.51 8,499.96 0.29 6,067.25
6835 - Training & Travel 521.01 4,270.82 0.12 3,749.81 13,196.01 51,249.84 0.26 38,053.83
6839 - Meals & Mileage 486.58 841.67 0.58 355.09 1,585.84 10,100.04 0.16 8,514.20
6840 - General & Administrative 391.46 483.33 0.81 91.87 1,226.85 5,799.96 0.21 4,573.11
6842 - Postage and Delivery 26.19 45.83 0.57 19.64 26.19 549.96 0.05 523.77
6852 - Printing and Reproduction 0.00 41.67 0.00 41.67 0.00 500.04 0.00 500.04
6853 - Bank Service Fees 26.00 25.00 1.04 (1.00) 80.99 300.00 0.27 219.01
6865 - Dues and Memberships 620.00 858.33 0.72 238.33 3,957.86 10,299.96 0.38 6,342.10

YVHA
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Month Ending Year Ending

Month Ending 03/31/2024 Month Ending 03/31/2024
Year to Date

03/31/2024
Current Year

12/31/2024 Year to Date 12/31/2024
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

6878 - Computer Maintenance 1,715.92 1,288.25 1.33 (427.67) 7,801.91 15,459.00 0.50 7,657.09
6879 - Software Maintenance Agreement 2,486.59 2,108.75 1.18 (377.84) 11,918.16 25,305.00 0.47 13,386.84
6882 - Board Expense, Steering Committee 929.38 1,066.66 0.87 137.28 2,052.42 12,799.92 0.16 10,747.50
6915 - Due Diligence 0.00 833.33 0.00 833.33 0.00 9,999.96 0.00 9,999.96
6920 - Legal Fees 0.00 4,782.99 0.00 4,782.99 0.00 57,395.88 0.00 57,395.88
7131 - Other Admin. Expenses 25.80 125.00 0.21 99.20 65.80 1,500.00 0.04 1,434.20

Total Administrative Expenses 24,485.87 22,065.28 1.11 (2,420.59) 64,155.75 264,783.36 0.27 193,710.59

Marketing Expenses
6843 - Website Maintenance & Upgrade 1,160.00 833.34 1.39 (326.66) 4,892.19 10,000.08 0.59 4,057.89
6857 - Marketing/Annual Report 5,000.00 3,025.00 1.65 (1,975.00) 11,510.88 36,300.00 0.45 19,789.12
6870 - Advertising 374.95 449.99 0.83 75.04 702.75 5,399.88 0.13 4,697.13
6875 - Home Buyer Education 0.00 125.00 0.00 125.00 0.00 1,500.00 0.00 1,500.00

Total Marketing Expenses 6,534.95 4,433.33 1.47 (2,101.62) 17,105.82 53,199.96 0.44 30,044.14

Utilities
6500 - Gas 0.00 166.67 0.00 166.67 0.00 2,000.04 0.00 2,000.04
6501 - Electricity 1,406.23 1,133.33 1.24 (272.90) 2,853.34 13,599.96 0.21 10,746.62
6502 - Water 2,279.40 4,400.00 0.52 2,120.60 4,044.50 52,800.00 0.08 48,755.50
6503 - Sewer 3,311.70 4,200.00 0.79 888.30 6,623.40 50,400.00 0.13 43,776.60
6504 - Garbage & Trash Removal 4,345.59 5,010.34 0.87 664.75 15,001.45 60,124.08 0.25 45,122.63

Total Utilities 11,342.92 14,910.34 0.76 3,567.42 28,522.69 178,924.08 0.16 150,401.39

Operating & Maintenance Expenses
6145 - Rental Income Write Off 0.00 166.67 0.00 166.67 0.00 2,000.04 0.00 2,000.04
6295 - Other Expenses 0.00 62.50 0.00 62.50 0.00 750.00 0.00 750.00
6555 - Professional Fees 5,268.75 10,000.00 0.53 4,731.25 25,131.25 120,000.00 0.21 94,868.75
6720 - HOA Fees 0.00 482.67 0.00 482.67 8,092.45 5,792.04 1.40 (2,300.41)
6810 - Office Space & Utilities 4,667.92 4,416.66 1.06 (251.26) 18,535.76 52,999.92 0.35 34,464.16
6813 - Railroad License 0.00 825.00 0.00 825.00 4,662.76 9,900.00 0.47 5,237.24
6862 - Contract Labor 4,325.00 4,216.66 1.03 (108.34) 11,825.00 50,599.92 0.28 36,456.92
6871 - Park Improvements 0.00 708.34 0.00 708.34 0.00 8,500.08 0.00 8,500.08
6872 - Furniture & Equipment Expense 3,376.07 291.67 11.57 (3,084.40) 4,748.96 3,500.04 1.36 (1,248.92)
6883 - Balance Write Off 0.00 83.33 0.00 83.33 0.00 999.96 0.00 999.96
7117 - Project Auditing Expense 0.00 1,678.33 0.00 1,678.33 0.00 20,139.96 0.00 20,139.96
7195 - Manager Unit Rent 714.00 762.00 0.94 48.00 2,142.00 9,144.00 0.23 7,002.00
7250 - Engineering/Surveying 0.00 0.00 0.00 0.00 18,787.50 0.00 0.00 (18,787.50)

Total Operating & Maintenance Expenses 18,351.74 23,693.83 0.77 5,342.09 93,925.68 284,325.96 0.34 188,082.28

Maintenance & Repairs
6202 - Maintenance Supplies 1,217.65 1,516.67 0.80 299.02 2,299.34 18,200.04 0.13 15,900.70
6203 - Maintenance & Repairs Contract 2,236.00 1,583.34 1.41 (652.66) 3,877.00 19,000.08 0.20 15,123.08
6204 - Painting 2,216.00 416.67 5.32 (1,799.33) 4,054.95 5,000.04 0.81 945.09
6205 - Snow Removal 14,231.25 5,625.00 2.53 (8,606.25) 70,221.25 67,500.00 1.04 (2,871.25)
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Month Ending Year Ending

Month Ending 03/31/2024 Month Ending 03/31/2024
Year to Date

03/31/2024
Current Year

12/31/2024 Year to Date 12/31/2024
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

6207 - Grounds 112.00 1,250.00 0.09 1,138.00 112.00 15,000.00 0.01 14,888.00
6208 - Cleaning 0.00 333.33 0.00 333.33 0.00 3,999.96 0.00 3,999.96

Total Maintenance & Repairs 20,012.90 10,725.01 1.87 (9,287.89) 80,564.54 128,700.12 0.63 47,985.58

Management Fees
6860 - Management Fee 7,580.66 7,580.66 1.00 0.00 22,741.98 90,967.92 0.25 68,225.94

Total Management Fees 7,580.66 7,580.66 1.00 0.00 22,741.98 90,967.92 0.25 68,225.94

Taxes & Insurance
6850 - Insurance 12,554.81 4,146.75 3.03 (8,408.06) 26,099.62 49,761.00 0.52 23,661.38

Total Taxes & Insurance 12,554.81 4,146.75 3.03 (8,408.06) 26,099.62 49,761.00 0.52 23,661.38

Service Related Expenses
5010 - Direct Assistance 0.00 8,333.33 0.00 8,333.33 0.00 99,999.96 0.00 99,999.96

Total Service Related Expenses 0.00 8,333.33 0.00 8,333.33 0.00 99,999.96 0.00 99,999.96

Total Operating Expenses 224,184.29 228,825.69 0.98 4,641.40 719,130.87 2,745,908.28 0.27 2,011,342.3
9

Net Operating Income (Loss) 569,924.17 1,974,246.30 0.29 (1,404,322.
13)

553,098.69 19,038,337.98 0.04 (18,190,18
5.54)

Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 0.00 2,750.00 0.00 2,750.00 200.00 33,000.00 0.01 32,800.00
6515 - Capital Contribution (13,074.75) 128,333.33 (0.10) 141,408.08 (13,074.75) 1,539,999.96 (0.01)1,553,074.7

1
6885 - Capital Outlay 0.00 1,435,416.67 0.00 1,435,416.6

7
2,200.00 17,225,000.04 0.00 17,222,800.

04
Total Capital Expeditures (13,074.75) 1,566,500.00 (0.01)1,579,574.7

5
(10,674.75) 18,798,000.00 0.00 18,808,674.

75

Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497.01 5,134.92 0.49 2,637.91 7,491.03 61,619.04 0.12 54,128.01
5102 - USDA Overage 1,446.00 1,172.00 1.23 (274.00) 4,809.00 14,064.00 0.23 10,764.00
6710 - Interest Payments 10,392.29 11,333.33 0.92 941.04 40,351.89 135,999.96 0.30 95,648.07
6712 - Principal Payments 17,338.75 15,944.75 1.09 (1,394.00) 61,513.09 191,337.00 0.42 111,614.86

Total Debt Services 31,674.05 33,585.00 0.94 1,910.95 114,165.01 403,020.00 0.32 272,154.94

Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,481.75 1,481.75 1.00 0.00 4,445.25 17,781.00 0.25 13,335.75
6565 - Transfer to General Fund 100,000.00 54,500.00 1.83 (45,500.00) 200,000.00 654,000.00 0.31 454,000.00
6566 - Transfer to Fish Creek 0.00 13,750.00 0.00 13,750.00 0.00 165,000.00 0.00 165,000.00
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Month Ending Year Ending

Month Ending 03/31/2024 Month Ending 03/31/2024
Year to Date

03/31/2024
Current Year

12/31/2024 Year to Date 12/31/2024
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

6570 - Transfer to Brown Ranch 100,000.00 50,000.00 2.00 (50,000.00) 100,000.00 600,000.00 0.17 500,000.00
Total Other Non-Operating Expenses 201,481.75 119,731.75 1.68 (81,750.00) 304,445.25 1,436,781.00 0.21 1,132,335.7

5

Total Non-Operating Expenses 220,081.05 1,719,816.75 0.13 1,499,735.7
0

407,935.51 20,637,801.00 0.02 20,213,165.
44

Net Income (Loss) 349,843.12 254,429.55 1.38 95,413.57 145,163.18 (1,599,463.02) (0.26)2,022,979.9
0
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General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

03/31/2024 03/31/2024 03/31/2024 03/31/2024 03/31/2024
Actual Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Management Income

4190 - FCMHP Mgt Fee 8,325.00 0.00 0.00 0.00 8,325.00
4191 - HSV Mgt Fee 10,989.00 0.00 0.00 0.00 10,989.00
4192 - Whitehaven Management
Fee

3,427.98 0.00 0.00 0.00 3,427.98

4193 - Sunlight Mgt Fee 21,676.02 0.00 0.00 0.00 21,676.02
Total Management Income 44,418.00 0.00 0.00 0.00 44,418.00
Financial Income

4010 - CDBG RLF Principal 0.00 0.00 0.00 58.30 58.30
4012 - CDBG RLF Interest 0.00 0.00 0.00 54.30 54.30
4020 - Principal WEV 0.00 0.00 0.00 1,641.26 1,641.26
4024 - Principal CMHC 0.00 0.00 0.00 249.26 249.26
4025 - Grants 36,000.00 0.00 (12,169.70) 0.00 23,830.30
4026 - Principal YVHA 0.00 0.00 0.00 20,000.00 20,000.00
4035 - Property Tax Revenue 0.00 478,745.55 0.00 0.00 478,745.55
4038 - Interest Income 6.83 50,153.11 0.00 2,425.58 52,585.52
4040 - Specific Ownership 0.00 17,928.20 0.00 0.00 17,928.20
4150 - Contribution Routt County 12,500.00 0.00 0.00 0.00 12,500.00
4170 - Mortgage Income 3,125.13 0.00 0.00 0.00 3,125.13

Total Financial Income 51,631.96 546,826.86 (12,169.70) 24,428.70 610,717.82
Other Income

4030 - Miscellaneous Income 765.56 0.00 772.34 0.00 1,537.90
4198 - Transfer from Dev Fund 200,000.00 0.00 100,000.00 0.00 300,000.00

Total Other Income 200,765.56 0.00 100,772.34 0.00 301,537.90
Total Income 296,815.52 546,826.86 88,602.64 24,428.70 956,673.72
Expenses

Payroll & Related
5000 - Payroll 123,681.17 32,447.60 90,803.10 0.00 246,931.87
5050 - Employee Benefit 25,735.18 4,193.17 12,850.95 0.00 42,779.30
5055 - Retirement Program 7,964.32 1,824.13 5,080.00 0.00 14,868.45
5090 - Payroll Taxes 13,321.29 2,232.57 7,000.31 0.00 22,554.17
5095 - Worker's Compensation 679.18 197.75 542.54 0.00 1,419.47

Total Payroll & Related 171,381.14 40,895.22 116,276.90 0.00 328,553.26
Administrative Expenses

5015 - Administrative Fee 0.00 0.00 0.00 2,500.00 2,500.00
5020 - Miscellaneous Expense 0.00 0.00 2,310.00 0.00 2,310.00
6535 - Treasurer's Fees 0.00 14,362.39 0.00 0.00 14,362.39
6820 - Office Supplies 699.38 0.00 21.03 0.00 720.41
6830 - Telephone, Internet 1,548.93 0.00 120.00 0.00 1,668.93
6835 - Training & Travel 4,646.01 4,425.00 4,125.00 0.00 13,196.01
6839 - Meals & Mileage 1,119.80 76.89 389.15 0.00 1,585.84
6840 - General & Administrative 971.67 255.18 0.00 0.00 1,226.85
6853 - Bank Service Fees 78.50 2.49 0.00 0.00 80.99
6865 - Dues and Memberships 3,280.86 20.00 0.00 0.00 3,300.86
6878 - Computer Maintenance 7,770.61 0.00 0.00 0.00 7,770.61
6879 - Software Maintenance Agree-
ment

5,139.28 0.00 0.00 0.00 5,139.28

6882 - Board Expense, Steering
Committee

1,975.62 0.00 76.80 0.00 2,052.42

Total Administrative Expenses 27,230.66 19,141.95 7,041.98 2,500.00 55,914.59

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
March 31, 2024

Created on: 04/11/2024, 1:56 PM MST Page 1

YVHA 5.9.24 BOD Packet Page 24 of 74



General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

03/31/2024 03/31/2024 03/31/2024 03/31/2024 03/31/2024
Actual Actual Actual Actual Actual

Marketing Expenses
6843 - Website Maintenance & Up-
grade

1,919.87 0.00 2,972.32 0.00 4,892.19

6857 - Marketing/Annual Report 0.00 0.00 11,510.88 0.00 11,510.88
6870 - Advertising 0.00 0.00 702.75 0.00 702.75

Total Marketing Expenses 1,919.87 0.00 15,185.95 0.00 17,105.82
Utilities

6501 - Electricity 0.00 0.00 393.24 0.00 393.24
6502 - Water 0.00 0.00 105.40 0.00 105.40

Total Utilities 0.00 0.00 498.64 0.00 498.64
Operating & Maintenance Expenses

6555 - Professional Fees 0.00 0.00 25,131.25 0.00 25,131.25
6720 - HOA Fees 0.00 8,092.45 0.00 0.00 8,092.45
6810 - Office Space & Utilities 18,535.76 0.00 0.00 0.00 18,535.76
6862 - Contract Labor 2,675.00 0.00 9,150.00 0.00 11,825.00
6872 - Furniture & Equipment Ex-
pense

1,372.89 0.00 2,232.07 0.00 3,604.96

7250 - Engineering/Surveying 0.00 0.00 18,787.50 0.00 18,787.50
Total Operating & Maintenance Ex-
penses

22,583.65 8,092.45 55,300.82 0.00 85,976.92

Maintenance & Repairs
6205 - Snow Removal 0.00 0.00 2,112.50 0.00 2,112.50

Total Maintenance & Repairs 0.00 0.00 2,112.50 0.00 2,112.50
Taxes & Insurance

6850 - Insurance 4,015.70 0.00 8,318.82 0.00 12,334.52
Total Taxes & Insurance 4,015.70 0.00 8,318.82 0.00 12,334.52

Total Operating Expenses 227,131.02 68,129.62 204,735.61 2,500.00 502,496.25
Net Operating Income (Loss) 69,684.50 478,697.24 (116,132.97) 21,928.70 454,177.47
Non-Operating Expenses

Capital Expeditures
6515 - Capital Contribution 0.00 (13,074.75) 0.00 0.00 (13,074.75)

Total Capital Expeditures 0.00 (13,074.75) 0.00 0.00 (13,074.75)
Other Non-Operating Expenses

6565 - Transfer to General Fund 0.00 200,000.00 0.00 0.00 200,000.00
6570 - Transfer to Brown Ranch 0.00 100,000.00 0.00 0.00 100,000.00

Total Other Non-Operating Expenses 0.00 300,000.00 0.00 0.00 300,000.00
Total Non-Operating Expenses 0.00 286,925.25 0.00 0.00 286,925.25

Net Income (Loss) 69,684.50 191,771.99 (116,132.97) 21,928.70 167,252.22

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
March 31, 2024
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

03/31/2024 03/31/2024 03/31/2024 03/31/2024
Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 92,802.32 101,700.00 56,115.00 250,617.32
4402 - Subsidy Rent Income 29,261.00 0.00 0.00 29,261.00
4403 - Application Fees Received 74.52 0.00 30.00 104.52
4404 - Laundry and Vending 1,328.59 0.00 0.00 1,328.59
4406 - Tenant Charges 2,684.05 140.00 0.00 2,824.05

Total Rental Income 126,150.48 101,840.00 56,145.00 284,135.48
Vacancy, Losses & Concessions

4408 - Vacancy Loss (4,922.00) 0.00 0.00 (4,922.00)
4415 - Concessions/On-Site Mgt 0.00 0.00 (1,042.50) (1,042.50)

Total Vacancy, Losses & Concessions (4,922.00) 0.00 (1,042.50) (5,964.50)
Net Rental Income 121,228.48 101,840.00 55,102.50 278,170.98
Financial Income

4038 - Interest Income 7.10 4,351.91 25.85 4,384.86
Total Financial Income 7.10 4,351.91 25.85 4,384.86
Other Income

4501 - Transfer from Reserve 33,000.00 0.00 0.00 33,000.00
Total Other Income 33,000.00 0.00 0.00 33,000.00

Total Income 154,235.58 106,191.91 55,128.35 315,555.84
Expenses

Payroll & Related
5000 - Payroll 17,980.66 2,927.08 1,309.06 22,216.80
5050 - Employee Benefit 7,349.04 523.44 0.00 7,872.48
5055 - Retirement Program 2,492.28 0.00 25.98 2,518.26
5090 - Payroll Taxes 3,583.30 271.64 121.54 3,976.48
5095 - Worker's Compensation 247.51 0.00 0.00 247.51
6201 - Maintenance & Repairs Pay-
roll

20,630.00 0.00 0.00 20,630.00

Total Payroll & Related 52,282.79 3,722.16 1,456.58 57,461.53
Administrative Expenses

6820 - Office Supplies 134.41 0.00 0.00 134.41
6830 - Telephone, Internet 547.58 0.00 0.00 547.58
6842 - Postage and Delivery 8.73 17.46 0.00 26.19
6865 - Dues and Memberships 8.00 0.00 649.00 657.00
6878 - Computer Maintenance 31.30 0.00 0.00 31.30
6879 - Software Maintenance Agree-
ment

3,582.98 2,171.87 1,024.03 6,778.88

7131 - Other Admin. Expenses 20.80 45.00 0.00 65.80
Total Administrative Expenses 4,333.80 2,234.33 1,673.03 8,241.16
Utilities

6501 - Electricity 1,541.67 293.04 625.39 2,460.10
6502 - Water 3,901.60 0.00 37.50 3,939.10
6503 - Sewer 4,389.00 0.00 2,234.40 6,623.40
6504 - Garbage & Trash Removal 4,702.47 7,558.98 2,740.00 15,001.45

Total Utilities 14,534.74 7,852.02 5,637.29 28,024.05
Operating & Maintenance Expenses

6813 - Railroad License 0.00 4,662.76 0.00 4,662.76
6872 - Furniture & Equipment Ex-
pense

1,144.00 0.00 0.00 1,144.00

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
March 31, 2024
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

03/31/2024 03/31/2024 03/31/2024 03/31/2024
Actual Actual Actual Actual

7195 - Manager Unit Rent 2,142.00 0.00 0.00 2,142.00
Total Operating & Maintenance Ex-
penses

3,286.00 4,662.76 0.00 7,948.76

Maintenance & Repairs
6202 - Maintenance Supplies 2,089.34 0.00 210.00 2,299.34
6203 - Maintenance & Repairs Con-
tract

3,762.00 0.00 115.00 3,877.00

6204 - Painting 4,054.95 0.00 0.00 4,054.95
6205 - Snow Removal 22,139.50 40,961.25 5,008.00 68,108.75
6207 - Grounds 112.00 0.00 0.00 112.00

Total Maintenance & Repairs 32,157.79 40,961.25 5,333.00 78,452.04
Management Fees

6860 - Management Fee 10,989.00 8,325.00 3,427.98 22,741.98
Total Management Fees 10,989.00 8,325.00 3,427.98 22,741.98
Taxes & Insurance

6850 - Insurance 11,344.52 1,679.84 740.74 13,765.10
Total Taxes & Insurance 11,344.52 1,679.84 740.74 13,765.10

Total Operating Expenses 128,928.64 69,437.36 18,268.62 216,634.62
Net Operating Income (Loss) 25,306.94 36,754.55 36,859.73 98,921.22
Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 200.00 0.00 0.00 200.00
6885 - Capital Outlay 0.00 2,200.00 0.00 2,200.00

Total Capital Expeditures 200.00 2,200.00 0.00 2,400.00
Debt Services

5101 - RHS Debt Payment (USDA
Loans)

7,491.03 0.00 0.00 7,491.03

5102 - USDA Overage 4,809.00 0.00 0.00 4,809.00
6710 - Interest Payments 0.00 24,710.37 15,641.52 40,351.89
6712 - Principal Payments 0.00 47,246.86 14,266.23 61,513.09

Total Debt Services 12,300.03 71,957.23 29,907.75 114,165.01
Other Non-Operating Expenses

5123 - Transfer From O&M to Reserve 4,445.25 0.00 0.00 4,445.25
Total Other Non-Operating Expenses 4,445.25 0.00 0.00 4,445.25

Total Non-Operating Expenses 16,945.28 74,157.23 29,907.75 121,010.26
Net Income (Loss) 8,361.66 (37,402.68) 6,951.98 (22,089.04)

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
March 31, 2024
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Month Ending 03/31/2024 Year to Date 03/31/2024
Actual % Actual %

Income 794,108.46 0.00 1,272,229.56 0.00

Expenses 224,184.29 0.00 719,130.87 0.00

Net Operating Income (Loss) 569,924.17 0.00 553,098.69 0.00

Non-Operating Expenses 220,081.05 0.00 407,935.51 0.00

Net Income (Loss) 349,843.12 0.00 145,163.18 0.00

Balance Sheet Adjustments (95,532.05) 0.00 (895,719.51) 0.00

Net Cash Flow 254,311.07 0.00 (750,556.33) 0.00

Beginning Cash
1001 - Wells Fargo HSV O& M xxxx3604 94,427.82 0.00 61,674.69 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,190.24 0.00 10,190.07 0.00
1015 - ColoTrust Dev 3,419,652.14 0.00 4,348,177.78 0.00
1040 - Wells Fargo YVHA Oper xxx6622 67,255.99 0.00 167,803.64 0.00
1082 - ColoTrust DPA 87,074.19 0.00 106,127.65 0.00
1090 - Petty Cash 16.75 0.00 16.75 0.00
1710 - Alpine Checking xx4827 82,597.42 0.00 71,107.54 0.00
1712 - Alpine Money Market xx4836 182,066.79 0.00 181,184.02 0.00
1714 - ColoTrust FC 221,562.65 0.00 219,561.02 0.00
1850 - Whitehaven Operating - MVB 104,047.15 0.00 108,435.91 0.00
1851 - Whitehaven Security Deposits MVB 8,303.49 0.00 8,286.45 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 29,904.05 0.00 29,403.56 0.00
1903 - Wells Fargo HSV Res xxxx3679 160,276.43 0.00 190,309.93 0.00

Total Beginning Cash 4,467,375.11 0.00 5,502,279.01 0.00

Ending Cash
1001 - Wells Fargo HSV O& M xxxx3604 45,058.06 0.00 45,058.06 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,190.33 0.00 10,190.33 0.00
1015 - ColoTrust Dev 3,699,142.25 0.00 3,699,142.25 0.00
1040 - Wells Fargo YVHA Oper xxx6622 118,069.24 0.00 118,069.24 0.00
1082 - ColoTrust DPA 87,477.16 0.00 87,477.16 0.00
1090 - Petty Cash (16.66) 0.00 (16.66) 0.00
1710 - Alpine Checking xx4827 53,835.57 0.00 53,835.57 0.00
1712 - Alpine Money Market xx4836 182,509.14 0.00 182,509.14 0.00
1714 - ColoTrust FC 222,588.01 0.00 222,588.01 0.00
1850 - Whitehaven Operating - MVB 103,311.67 0.00 103,311.67 0.00
1851 - Whitehaven Security Deposits MVB 8,312.30 0.00 8,312.30 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 30,931.32 0.00 30,931.32 0.00
1903 - Wells Fargo HSV Res xxxx3679 161,759.54 0.00 161,759.54 0.00

Total Ending Cash 4,723,167.93 0.00 4,723,167.93 0.00

YVHA
Statement of Cash Flows

March 31, 2024
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To: YVHA Board of Directors 
From:   Jason K. Peasley, Executive Director 
Date: May 9, 2024 
Re: Director’s Report 
 
The Director’s Report is intended to provide the YVHA Board with an overview of the primary activities 
undertaken by the YVHA Executive Director.   
 
I have focused my time on Mid Valley Phase 1 financial closing, USFS development coordination and 
strategic planning. 
 
I have been working with George Eck (best of the boat) and the Lone Tree Trust (LTT) team to prepare for 
the financial closing for Phase 1 at Mid Valley.  The partnership has received approval from Alpine Bank for 
its construction loans.  We are working on the final details of the construction contract, easement agreement 
with Young Tracks and construction schedule.  We had a pre-development kickoff meeting with the City and 
Mount Werner Water setting the stage for earth work crews to be on site in two weeks.    
 
I have been working with the City Staff and Emily to coordinate our efforts on the USFS Hilltop property.  
Multiple tasks related to this development will be taking place simultaneously over the next 30-60 days: 

1. Development Services Agreement between YVHA and City of Steamboat Springs 
2. Development Partner RFP 
3. Site due diligence and schematic design 

Given the tight timeline to have a lease approved by the USFS on or before September 30, 2024, we are 
investing resources (estimated to be $25,000) at risk to conduct site due diligence and schematic design 
before we bring on a Development Partner. 
 
I am also working with Emily to scope the updated Housing Demand Study.  We are directly soliciting firms 
to submit proposals for a two-phase Demand Study.  Phase 1 will be a simple analysis of the immediate 
housing need.  Phase 2 will provide more in-depth analysis of trends impacting housing demand now and in 
the future.   
 
I have been working to compile the strategic planning information coming out of each Work Team.  I will be 
providing a detailed run down of this information at the Board Meeting via a PowerPoint presentation.  This 
will be sent out prior to the meeting. 
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Page 2 of 2 
Director’s Report 
 
Future Agenda Topics 
 
May ??, 2024 

• Special meeting for HUD Mobile Home Park Grant 
 
June 13, 2024 (Meeting Canceled) 
 
July 11, 2024 

• Strategic Plan adoption 
 
 
Work Related Travel 
Beginning in July, I will be traveling down to Denver monthly for the CHFA Finance Team and Board 
meetings.  
 
Personal Travel  
I will be traveling to Australia with my family from June 10 – July 2 
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Deputy Director Report 
YVHA Board Meeting  

May 9th, 2024 
12pm – 2pm 

 

Operational Updates:  

 

1. Sunlight Crossing – We were able to successfully transition operational control of Sunlight 
over to Gorman & Company on Wednesday, May 1st.  Kelley & Jay elected to stay on with 
the property and become Gorman employees.  Overall the transition went very well and 
after checking in with Gorman over the past week, they have received everything they need.  
Thanks to Alyssa, Mandy and Sandy for all of their work in making the transition as smooth 
as possible.   

2. YVHA Property Management – Our property management staff has been meeting and 
has set some community engagement and community clean up days.  The dates we have on 
the books so far are: Hillside Village – 6/14 from 4pm till 7pm, Fish Creek – May 31st 9am 
till 12pm and Whitehaven tentatively the week of June 8th.  In addition, we have also 
coordinated with the United Way to have volunteers show up on May 22nd for the UW day 
of caring from 9am till 11:30am to help pick up and clean up around Alpenglow.  I will be 
sending out calendar invitations to staff and the YVHA board members for these events.  It 
would be great to have a solid turnout of the staff and board for these events.   

3. RealPage Rollout – In an effort to streamline our communication with tenants and also 
allow more options for residents to pay their rent, Alyssa has been working on rolling out 
RealPage at our properties.  Whitehaven was the first property to have RealPage rolled out.  
Hillside is scheduled for today and Fish Creek is scheduled for May 15th.  This rollout 
requires residents to have an active email address, so Alyssa and Araceli have been meeting 
with residents to help them get an email address setup, answer their questions and give them 
a tutorial on how RealPage works.   

4. YVHA Real Estate – Michael Ann and Kathi have been meeting with the team on a bi-
weekly basis to get the Real Estate office setup and processes in place.  At this point, we 
have identified processes and needs for the three different types of buyers (Aspirational, 
Potential and Ready) and how the needs vary for each of these buyers.  The staff is working 
on creating a timeline and schedule for selling real estate working back from the delivery date 
of the first units.  In addition, they are working on policy documents, the lottery process, 
buyer education, researching software and talking through the marketing of these units.  The 
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team also had a call this past Friday with Kim Williams of the Eagle Housing Authority to 
talk about their experience selling real estate.  

5. Grant Update – 1) We received notice at the end of April that a grant application period 
had opened through Congressman Neguse’s office for a Community Project Funding and 
we were able to submit a 2.8M application for phase I improvements at Hillside Village.  
This grant application was very similar to the one we submitted a month ago.  2)  Some 
recent grant opportunities just opened up for mobile home parks.  We met as a staff on May 
1 to talk and strategize about how we could utilize this grant money for various needs at our 
mobile home parks.  One of the grants (federal mobile home park grant) would require us to 
have a short special meeting with a public hearing to view and comment on the grant that we 
have completed.  We’ll be in touch as we move forward with this grant opportunity and let 
the board know if we need to have this special meeting.   

6. Communications – 1) We appreciate the feedback from the board and staff as it relates to 
community feedback.  You will see shortly a summary of the responses and Robin will 
continue to keep the board updated as feedback comes in.  2) The comms team will start 
work shortly on the annual report.  It will be renamed the Community Impact Report and 
the goal is to have it completed by early summer.  3) We are still working to collect 
testimonials from tenants at our properties.  Please let Robin or Kristy know if you have any 
great stories so that we can highlight those on the website and in our Community Impact 
Report.   

7. Staff Anniversaries – We just celebrated a staff anniversary for Kate Totos (4/21).  Kate 
has been with us for 16 years 

Property Updates: 

1. Anglers 400 – A reminder that we’ll be doing a property tour of Anglers after today’s board 
meeting.  For the board members planning on attending, let’s plan on meeting in the parking 
lot.  Lluvia will be escorting us through the building and one of Sheila’s friends has agreed to 
let us take a look at her unit.   

2. Mid Valley – We had pre-construction meeting with Hausmann at the Mid-Valley site this 
past Friday, May 3rd.  They are itching to get started and depending on how quickly the 
construction loan get funded they can get mobilized onto the site between May 20th and the 
end of May.   
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MEMORANDUM 
 
TO: YVHA Board and staff 
FR:  Robin Schepper 
RE:  Community Feedback Installment #1 
DA: May 3, 2024 
 
This memo summarizes the initial feedback and recommendations that we 
have received since the annexation vote. Feedback includes over 35 
meetings that board members and staff have had with community leaders 
and residents.  Since we are still getting feedback, this is the first 
installment of community feedback. 
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What did we get right about the Brown Ranch Plan? 

 
Guaranteed affordability 

• Respondents agreed on the need for affordable housing and that the 
plan to house the local workforce at affordable rates (approx. 30% of 
income) is necessary. 

• Most respondents said that 100% of housing should be affordable and 
not market-rate. 

 
Diverse range of workforce eligible 

• Important that there is housing available for a diverse range of 
workers from restaurant workers to nurses. It helps create community. 

• Liked the requirement that residents work in Routt County. 
• Targeted to workforce, no second homeowners are important. 

 
Diverse types of housing 

• Many liked the many types of housing available – apartments, condos, 
townhomes, ADUs, single family units. 

• More of a dense urban development than suburbia. Embraced all the 
best practices of development. 

 
Environmental Sustainability 

• Many said that the commitment to water conservation and geo-
thermal are desirable. 

• Focusing on public transportation, walking, and biking is desirable. 
 
Trails, open space, bike paths, parks, and walking 

• For those that knew the plan they liked the trails, parks, open space, 
Sports Barn partnership, walking and biking. The parks discussion 
during BRAC caused confusion. 

 
Services on site 

• For those that knew, liked the idea of services on site – community 
partners, food market, etc. 

 
Financially prudent 

• The plan allowed for affordable housing to work financially. 
 
 
Community Outreach was extensive. 
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• Community outreach was extensive, although not everyone paid 
attention and participated until after the BRAC process. 

• Presentations were well done and informative. 

What did we get wrong about the Brown Ranch Plan? 

 
Size and details of project 

• 2200 units seemed too much. 
• Fear that 6000 people would be added to the community instead of 

focus on people already working here. 
• Apprehension that YVHA does not have the experience to build a small 

town. 
• People are scared to death that YVHA’s Brown Ranch was going to 

bring 2000-3000 new people to town. 
• Concern that YVHA was building another town. 
• People didn’t know what the units would look like. 
• Concern about one car per unit and no storage for all the Steamboat 

toys – kayaks, paddleboards, bikes, skis, etc. 
• There was not enough focus on housing for seniors, many of whom 

would like to downsize but cannot sell their places, because they 
cannot afford something else. 
 

 
Timespan 

• 20-yr plan & projected population growth was realistic but was too 
ambitious/scary for many in community. 

• It was too hard for people to imagine 20 years out.   
 
Not enough for sale units 

• People want more for sale units, even though it might not be 
financially viable. 

• Too many condos, not enough townhomes, and single-family homes. 
• Not enough people understood the diverse types of housing for the 

range of incomes at the BR. 
• Not enough people understand deed restrictions and appreciation caps. 

 
Housing demand study questioned. 

• The housing demand study seemed too large and the language in the 
CDP made it sound like the number could be for all of Routt County. 

• Many still believe that there is enough infill to develop to meet the 
demand. 
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• It was not clear in the study if current projects in SS, Hayden and 
Craig addressed the housing demand. 

• Many stated that they did not believe people would move from Hayden 
and Craig to live in dense housing at BR. 

 
Information on price points 

• Not enough information about eligibility/price points. 
• Need to have an accurate price of costs, even prices in today’s 

dollars. 
 
Focus on who wanted to live at the BR, not voters. 

• The process to develop the Community Development Plan (CDP) 
focused too much on those who wanted to live at BR and not enough 
on the voters who were afraid of the size and potential cost to them. 

• To some, the plan seemed like a bunch of wants and not focused on 
just needs. 

 
Supporters for the BR came out too late and others not at all. 

• Every small business, school district, City of Steamboat, non-profit, 
federal, and state agency are trying to recruit and hire employees. 
They are struggling with filling vacancies and retaining employees 
because our incredibly tight and expensive housing, but many were 
unwilling to be supportive of the BR because of the rancor in the 
community. They did not want to be targeted by the no campaign. 

• The groups that did support the Brown Ranch development and made 
statements – the Chamber, Young Professionals’ Network, Yampa 
Valley Community Foundation, Integrated Community, the Ski Resort, 
outdoor recreation businesses and others were supportive too late and 
not visible enough for others in the community to know of their 
support.  Social media posts and statements on websites are not 
enough. 

• Young people did not vote, the majority of voters who came out were 
over 50. 

 
The Brown Ranch CDP and the Annexation Plan was complicated. 

• The Community Development Plan was too dense and too complicated 
for the average voter to understand. 

• Many voters did not know that there was a legal agreement with 
safeguards, only focused on the many messages – too big, too much 
traffic, costs too much money, taxpayers will have to pay for it. 

• The Plan" and Annexation was official and understandable for only 
people involved in the political process. 

• Some local contractors did not believe geothermal would work 
without a backup plan like natural gas. 
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BRAC process was adversarial/City Council could have been more 
supportive. 

• Too many executive sessions of City Council. 
• Even though YVHA is part of the City and the County, the BRAC 

process was set up as an adversarial negotiation instead of a 
partnership. 

• There were no experts double checking if the city staff projections on 
parks, water, city services were accurate. 

• The parks issue was out of control and the suggested Regional Park 
was never accurately described as a revenue generator for the city for 
out-of-town tournaments. 

• There was confusion about the City/YVHA relationship. 
• BRAC meetings were during the day when people are at work. 
• Annexation should always go to a public vote. 
• Unsupportive City Council members drowned out the supportive ones 

and created an adversarial tone. 
 
YVHA should have walked away during BRAC process. 

• Seeing the flaws of the BRAC process and the lack of transparency 
with the full City Council, YVHA should have walked away from the 
negotiations. 

• YVHA was too diplomatic. 
 
Fear of costs to taxpayers 

• Even though Colorado is a TABOR state, and no taxes can be 
implemented without voter approval, people did not believe that they 
would not have to pay more taxes to fund the Brown Ranch. 

• The No campaign ads that stated that the $52 million gap would mean 
every SS taxpayer would pay $9000 for the BR was very effective and 
persuasive, even if it was untrue. 

 
Push back on issues that are also city issues, i.e. traffic. 

• Concern about Highway 40 and traffic. 
• Didn’t give YVHA credit in contributing $20 million to help fix highway 

40. 
 
There is a strong anti-growth constituency. 

• Regardless of the size, composition or cost, there will always be a loud 
contingent in SS that does not want any growth. 

 
Developer Misinformation 

• Most people don’t know that YVHA works with private developers right 
on all its projects, so it was easy to malign the Brown Ranch 
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infrastructure and rental developer, TMO, and view it with suspicion 
even though they had local contractors in their plan. 

• It was not clear that other developers would work on the for-sale 
product. 

 
Some Local business interests were against the BR and funded the 
No Campaign 

 
• Local realtors and local real estate development interests did not see a 

role or how they could participate in the development of BR, swaying 
many of them to oppose the BR. 

• The Lodging Association was still angry about the STR tax and did not 
want the BR to pass. 

 
The No campaign focused on fear tactics. 

• Unclear if the campaign participants want a different way of 
affordable housing or if they just want the town to not change. 

• The no campaign should have been more transparent who was 
funding them – real estate developers. 

• Their ads were focused on fear and not facts, they were effective. 
o No parks or athletic fields – not true – Steamboat Sports Barn 

supplying two athletic fields and field house, YVHA paying $7.5 
million for 2 city parks and YVHA building out community and 
neighborhood parks. 

o $52 million gap, $9000 per SS taxpayer – not true – no taxes 
can be enacted without voter approval. 

o No public transportation, 2 minivans for 600 people – not true 
– mini vans for phase 1, public bus at BR entrance 

o Housing only for poor people, creating a ghetto – not true – 
diverse housing for various income levels. 

o Largest public housing project in US – not true – diverse 
housing for a variety of incomes up to $180k, not a typical HUD 
public housing project only for very poor people. 

 
The House Our Community Campaign started too late. 

• The signature gathering was essentially the start of the campaign and 
HOC waited until the traditional start of a campaign. 

• HOC tried to combat the misinformation/disinformation but it was 
difficult. 

• Many employers were not vocal about the challenges they have with 
recruitment and retention. 

• The social media attacks against BR supporters, kept many people 
from speaking up to endorse or support the BR. 
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YVHA was not able to defend itself against attacks and 
misinformation/disinformation. 

o The City’s interpretation of the election code left YVHA being 
constantly attacked and not allowed to correct the 
misinformation. 

o The community wanted more specifics on the Brown Ranch and 
the annexation agreement, but YVHA was not able to provide it 
due to the limitations YVHA faces as a government entity 
during ballot initiatives. 

 

Recommendations for the future: 

 
The Next Plan: 
 

• Incremental annexation:  
o Follow the experience of Brynn Grey and annex a little part of 

the property at a time. 
o Scale down the size, show the community that YVHA can build 

something nice where people want to live. 
o Identify the right size that is acceptable 300 homes? 500 

homes?  
 

• Consider tiny homes and a mobile home park. 
o Is there something that YVHA can do quickly like tiny homes and 

a mobile home park, or modular homes? 
 

• Include and explain better how the commercial development 
will offset costs. 

o Although there were commercial plans in the BR development 
and annexation agreement, the focus was on the housing.  In 
the future, talk more about the amenities and commercial 
developments that could offset costs. 
 

• Simplify plan and communicate it well. 
o Develop a simple plan that has the elements needed for an 

annexation agreement and not more. 
o Get less in the weeds, focus on the basics and not the 

complicated areas. 
o Answer the basic questions for voters: 

 How many homes? What will they cost? 
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 How much does the city have to invest for services? 
 Is there a cost to taxpayers or extra cost? 
 What is the timeline? 
 How are you alleviating traffic? 
 Will there be other amenities – parks, trails, services, etc. 

 
• Find a CO Developer and CO experts.  

o TMO may be highly qualified, but locals prefer to work with 
developers and experts from Colorado. 

o Do RFPs at the same time for the ‘for sale’ and ‘for rent” homes. 
 

• Develop the lottery system now. 
o Use the lottery system for Mid Valley and if it works well, 

replicate for the next version of BR. 
o Explain how it works – past lease ups have created anger with 

people who feel they were passed over to get rentals. 
 

• Rename the Brown Ranch 
o Name the small neighborhood you develop and scrap the name 

of the Brown Ranch.  
 

• Have better visuals. 
o The graphics did not give a good picture. Need better renderings. 
o Need more specifics of what individual homes would look like. 
o Show how nice existing apartment are – Anglers, etc. 

 
 
The process: 

 
• Explore how parts of the UBG can be annexed without a specific 

plan. 
o Can the UGB be annexed all at once and any development needs 

to be approved by a city/county planning commission of some 
sort? 

o The west of SS has been discussed for annexation for over 30 
years, can the city just annex the property and then each 
development must go through a process to get approved? 
 

• Consider how to work with the County: 
o Is there a way that YVHA can work with the county to build out 

part of the BR and get water rights? 
 

• Show how YVHA supports the Regional Transport Authority. 
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o Message how affordable housing and regional transportation are 
linked. 

o Show how RTA impacts BR. 
 

• Position next step as a way the City/YVHA and the community 
are going to address affordable housing together. 

o Instead of an adversarial position, set up a way for the City and 
YVHA work towards addressing affordable housing together 
instead of being competing voices. 

 
• Next process with city needs to be open, no exec sessions. 

o The City Council needs to be open and transparent and there 
should not be any exec sessions on the subject. 

o Consider ways that YVHA and City staff can work through details 
and present the findings to the Council together. 

 
• Validate next plan by CO experts. 

o Work with CO universities like CSU, CU Boulder, DU to provide 
expert advice on any plan for the BR areas to review any 
projections suggested by City or YVHA staff including specific 
areas like water/sewer, traffic, fire/police, funding, etc. 
 

• Separate the parks budget from the Brown Ranch 
o YVHA gave the City the land, it is not YVHA’s fault that the city 

does not have a steady flow of revenue to pay for capital 
improvement projects. 

o YVHA cannot be the funding source for all the projects that the 
city needs to get done. 

 
• Announce that there will be a vote from the very beginning. 

o Whenever there is another process, make a commitment that 
there will be a vote on annexation. 

o Have City Council explain better why only city voters get to vote 
and why others cannot vote. 

o Acknowledge that the people who cannot vote probably need the 
housing the most. 
 

• Be willing to walk away if next plan does not meet values of 
affordability and financial responsibility. 

o Stay to your values of affordability and financial accountability 
o Ensure that everyone knows that the parameters on the land 

donation was for affordable housing and not market-rate 
housing. 
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Community Education: 
 

• Explain buying power. 
o “Some people will not support Brown Ranch no matter what, 

because they bought their house in 1987 for 30K and a goat, 
and they will never let go of their nostalgia for a small town.” 

o Compare how much homes cost in the 1980s, 1990s, 2000’s 
and up until COVID and after COVID, as well as the buying 
power of teachers, nurses, construction workers, etc. to better 
explain why homes are unaffordable now. 
 

• Explain deed restrictions better. 
o People don’t understand deed restrictions. 
o Many people think it is ok to take public dollars to make a profit 

for the first person who sells a government funded home.  Need 
to better explain that public dollars need to be kept in the 
community. 
 

• Include more constituency groups in the development and 
education process. 

o How can YVHA work with the local realtor community? 
o How can YVHA include more options at the BR for seniors who 

want to downsize? 
o Talk to the groups who questioned the BR and find out what they 

want to see for the future. 
o Figure out ways to reach younger people and professionals. 
o Work more with the teachers, medical community and others 

struggling to house their workers. 
o Find champions who do not work for YVHA or the City. 

 
 

• Have more testimonials from people who work locally and 
cannot find housing (rental or home buying) and from 
employers and other groups like non-profits that are supportive 
of YVHA and the BR 

o People who might have to leave 
o Employers – school district, hospital, non-profits, etc. 
o Young professionals 
o Retirees who want to downsize 
o Show that the Brown Ranch is part of the new American Dream 
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• Directly answer the “myths” perpetuated by any future 
opposition. 

o Many respondents were frustrated by the no campaign messages 
that were not true and even more frustrated that YVHA did not 
correct the myths. 

 
• Have multiple messengers for community presentations. 

o Many people do not understand the expertise at YVHA and the 
board beyond Jason. In the future, there needs to be multiple 
messengers showing the wide range of expertise and community 
commitment. 

o Most people did not understand when Jason said that YVHA 
would not reduce the size of the project that it was a board 
decision to be fiscally responsible.  People assumed Jason was 
being arrogant.  In the future, YVHA needs to communicate 
board decisions better. 

o Have the groups who endorsed the BR explain why they did at a 
community meeting: Ski Resort, YVCF, Grass Sticks, Integrated 
Community, etc. 

 
• Hold Open House with photos and diorama. 

o With the next round, hold an open house with better photos of 
the proposed developed and potentially create a “to scale” 
diorama. 
 

• Communicate and track the market-rate housing available. 
o There are many new market-rate housing projects available like 

Overlook, right next to the BR. Communicate to the community 
the other market-rate projects that are available and why 
affordable housing is necessary. 

 
 

YVHA 5.9.24 BOD Packet Page 43 of 74



 
 

Agenda Item #7 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
FROM: Jason K. Peasley, Executive Director  
DATE:  May 9, 2024 
ITEM: Review and Approval of MOU with the City of Steamboat Springs for the 

Hilltop USFS Parcel 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  __X ACTION ITEM  
    ____ DIRECTION REQUESTED 
    ____ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
REQUEST OR ISSUE: 
Review and Approval of MOU with the City of Steamboat Springs for the Hilltop USFS 
Parcel 
 
RECOMMENDED ACTION:  
Board authorizes the Executive Director to execute the MOU with the City of Steamboat 
Springs for the Hilltop USFS Parcel 
 
BACKGROUND INFORMATION:    
YVHA has been working with the USFS to develop the Hilltop Parcel utilizing the 
flexible partnership for the past several years.  To execute on the development the City of 
Steamboat Springs has initiated the leasing process with the USFS and will engage (via 
this MOU) YVHA to perform development services on its behalf.  The attached MOU is 
in draft form and contains changes suggested by YVHA that are pending review by the 
City’s legal team.  The final version of this document will be considered by the City 
Council on May 21, 2024.  Approval by the Board represents agreement with the 
principal of the MOU with the remaining details to be finalized and executed by the 
Executive Director.   
 
FISCAL IMPACTS:  
YVHA anticipates spending $25,000 on pre-development due diligence. 
 
LEGAL ISSUES: 
YVHA attorney George Eck has reviewed this document. 
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A MEMORANDUM OF UNDERSTANDING BETWEEN THE CITY OF STEAMBOAT 
SPRINGS AND THE YAMPA VALLEY HOUSING AUTHORITY REGARDING A 

PARCEL OF LAND OWNED BY THE UNITED STATE FOREST SERVICE KNOWN 
AS THE HILLTOP PARCEL 

 
WHEREAS, the United States government owns an 8.47 acre parcel of real property 
known as the Hilltop Parcel and managed by the United States Forest Service (“USFS”)  
that is not being utilized for USFS purposes and that is eligible for leasing to local 
government agencies pursuant to Section 8623 of the Agriculture Improvement Act of 
2018; and 
 
WHEREAS, the USFS on March 25, 2024 offered the City a right of first refusal to apply 
for a lease of the Hilltop Property to the City for the purpose of the construction of 
workforce housing, with compensation for the lease being provided to USFS in the form 
of workforce housing for USFS employees, with a response required within ninety days 
of receipt of the offer; and 
 
WHEREAS, the City Council on April 16, 2024 approved a motion directing staff to 
advise USFS that the City wishes to exercise the right of first refusal and engaged in 
negotiations with USFS as to the terms of a lease of the Hilltop Property with a goal of 
entering into the lease prior to the currently scheduled expiration of the 2018 Farm Bill 
on September 30, 2024; 
 
WHEREAS, the City and the Yampa Valley Housing Authority (“YVHA”)  agreed in 
concept that it would be desirable for the City and/or YVHA to develop workforce 
housing on the Hilltop Property and that the parties should explore their options for 
negotiating a lease with USFS and planning for the construction of workforce housing 
by either or both parties; and 
 
WHEREAS, C.R.S. 29-1-___ authorizes the parties to enter into agreements to work 
together to provide services that each party is authorized to provide and both the City 
and YVHA are authorized to develop and provide workforce housing. 
 
NOW, THEREFORE, IN CONSIDERATION OF THE FOLLOWING MUTUAL 
COVENANTS AND PROMISE, THE PARTIES AGREE AS FOLLOWS: 
 
SECTION 1.  RIGHT OF FIRST REFUSAL.  The City has received an offer from USFS 
and accepted a first right of refusal to apply for a lease of the Hilltop Property for the 
purpose of developing workforce housing.  The parties acknowledge that while the right 
of first refusal gives the City the opportunity to negotiate the terms of a proposed lease 
with USFS, it does not guarantee final USFS approval of the lease.   
 
SECTION 2.  LEASE.  The parties shall work together to negotiate lease terms with 
USFS that will allow for the orderly and efficient development of the Hilltop Property.  
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Subject to USFS approval, YVHA shall lead the USFS leasing process.  The City shall 
provide any necessary technical support and assign one or more staff representatives to 
assist in the negotiations. YVHA agrees that the City representative will be included in 
all meetings with USFS and the City agrees that its representative will participate in all 
scheduled meetings. 
 
The parties shall use their best efforts to include in the lease a provision allowing for its 
assignment by the City to YVHA.  The parties acknowledge that USFS cannot lease the 
Hilltop parcel directly to YVHA and that the City will be the lessee. 
 
SECTION 3.  DEVELOPMENT PROPOSAL.  The parties agree to work together to 
create a proposal for the development of the Hilltop Property with workforce housing.  
The parties anticipate reaching agreement on the terms of the development proposal by 
_____________. (“Development Proposal Deadline”).  YVHA shall include City 
representatives in, and the City shall participate in, all meetings relating to the creation 
of the development proposal. 

 
(a)  YVHA shall create and issue a request for proposals for a project developer and 
shall select this development partner with City input.  YVHA shall contract with the 
development partner and manage the development partner relationship.  YVHA and the 
development partner shall be responsible for development of the project pro forma. 
 
(b) YVHA shall lead the project planning relating to selecting product types, unit mixes, 
occupancy or deed restriction provisions, and other project elements.    YVHA shall give 
due consideration to City input into product types, unit mixes, occupancy or deed 
restriction provisions, and other project elements.  YVHA acknowledges that the City’s 
interest in the proposed development includes the development of City employee 
housing units. 
 
(c) YVHA shall be responsible for selecting project design consultants; paying the costs 
of project design; and for securing land use approvals and other entitlements. 
 
(d)  YVHA acknowledges that the City Council may act in a legislative or administrative 
role with respect to approving funding for the project or approving the proposed lease.  
YVHA further acknowledges that City Council legislative or administrative action does 
not guarantee approval of any land use approval or entitlement; that applications for 
such approvals are subject to City quasi-judicial procedures; and that such approvals 
are subject to the provisions of the City’s Community Development Code and other 
regulations. 
 
(e) YVHA shall lead a community engagement process in advance of submittal of land 
use and zoning applications.  City shall support the community engagement process by 
providing any necessary technical support, meeting facilities, and participation by the 
City’s administrative staff.  YVHA acknowledges that participation in the community 
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engagement process by City Planning Department staff will be limited by their 
responsibility to provide a neutral and objective review of land use applications. 
 
SECTION 4.  FINANCING, CONSTRUCTION, AND PROJECT MANAGEMENT 
 
(a) YVHA shall function as special limited partner in the development partnership as 
necessary for tax abatement purposes.   

 
(b) The parties acknowledge that revenues from income restricted housing projects are 
unlikely to be adequate to fully finance construction costs and that development of the 
Hilltop Property as proposed herein is therefore likely require gap financing.  YVHA shall 
identify gap financing needs for the project.  YVHA shall satisfy gap financing needs by 
applying for grants, including STR Tax funds, and/or investing YVHA funds.  City 
financial support for the project, whether through the use of STR Tax funds or general 
City revenues, shall be subject to appropriation by the City Council in its sole discretion 
and in accordance with any procedures adopted by the City Council for the allocation of 
STR Tax revenues.   

 
(c)  YVHA shall be responsible for administering the closing of project financing and 
for the administration and accounting for project funds. 

 
(d) YVHA shall oversee all construction activities.  YVHA and its contractors and 
agents shall conduct construction activities in accordance with all applicable City, state, 
and federal regulations. 

 
(e) YVHA shall be responsible for managing rental units created by the project, 
except as otherwise provided in any agreement between YVHA and the City regarding 
City employee units. 
 
SECTION 5.  ASSIGNMENT OF LEASE.  
 
The parties agree that the development of housing is YVHA’s principal purpose and that 
the parties prefer that the proposed development of the Hilltop Parcel be undertaken by 
YVHA.  To that end, the City agrees that in the event the City enters into an assignable 
lease with USFS, YVHA shall have the option to request assignment of the lease by the 
City to YVHA.   
 
Upon receipt of a written request for assignment from YVHA, the City assign the lease 
to YVHA.  YVHA acknowledges that the assignment of a lease is a conveyance of an 
interest in real property per Section 13.6 of the City’s Home Rule Charter and is subject 
to approval by the City Council by ordinance.  The City agrees to prepare documents 
and schedule them for review and approval by the City Council on a time frame that 
would allow for City Council approval within forty-five (45) days of receipt of the 
assignment request from YVHA. 
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In the event that the parties are not able to negotiate lease provisions permitting 
assignment of the lease to YVHA, the parties agree to use their best efforts to enter 
into a developer services agreement authorizing YVHA to undertake development of the 
leased premises as described in this agreement. 
 
SECTION 6.  TERM AND TERMINATION.  Either party may terminate this 
agreement prior to the execution by the City of a lease with USFS.  Once a lease is 
executed between the City and USFS, this agreement may be terminated to either party 
if: 
 

(a) The parties are not able to agree on a Development Proposal by the 
Development Proposal Deadline; 

(b) The lease is terminated or expires; or 
(c) Project construction does not commence prior to __________. 

 
SECTION 7.  EFFECT OF TERMINATION.  In the event this agreement is terminated 
by either party after execution of a lease between the City and USFS, the City may seek 
to develop the Hilltop Property with or without the assistance of a third party 
development partner.  Termination of this agreement after development of the project 
shall not affect the validity of project documents executed by the parties. 

 
     CITY OF STEAMBOAT SPRINGS 
 
 
     _________________________________ 
     Gary Suiter, City Manager 
 
ATTEST: 
 
 
_________________________ 
Julie Franklin, CMC  City Clerk 
 
     YAMPA VALLEY HOUSING AUTHORITY 
 
 
     _________________________________ 
     Jason Peasley, Executive Director 
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YAMPA VALLEY HOUSING AUTHORITY 
Finance Team Meeting 

April 25, 2024 
 
Team members present included: Cole Hewitt, Kathi Meyer, Sandy Jacobs, Mandy Tomassetti, 
Emily Katzman, and Elliot Lawrence. Tim Keenan prepared the minutes. 
 
First Quarter Financials 

Sandy noted that everything looks pretty well on track. General fund is at 26%. Some items 
are paid up front, and we’ve paid two quarters of insurance, so things might look a little over. 
Development is at 26%; Brown Ranch is at 31%, mostly due to logistics before the vote. Hillside is at 
28%; Fish Creek is at 40%. DPA is at 2% because we haven’t done any loans yet; Araceli doesn’t 
have any on the horizon. One $20,000 loan was paid off. Whitehaven is at 24%. 

 
At Fish Creek, the January snow removal bill was $41,000, and we budgeted 25. We have 

not received any other invoices yet. Sandy said she looked at 2023, which was a big snow year, and 
with nothing else changing, the rents needed to be $54 more per month to make the DCR. 
Assuming $60,000 in snow removal, rents need to be $38 more per month. She sent that info to 
Elliot and Alyssa with the suggestion that rents are going to need to be raised 8-10%. Kate seemed 
to think that would be fine. Sandy will create a flier showing inflation and increased costs necessitate 
increased rents, as well as a comparison with other mobile home parks. She wasn’t sure whether it 
would be worth looking into other snow removal companies. Elliot said Geovani’s is interested. They 
reached out to Alyssa about getting a bid to consolidate our three properties. Elliot thought they 
could all be put under a master contract, which could allow for some savings as well as some 
controls on when companies come out. Elliot thought we could send out that flier this summer so 
residents have six months notice and understand why their rents will be increasing (increased 
expenses, electrical update project, inflation.)  

 
Sandy noted that there will be a couple write-offs coming for $300 each.  

 
Sandy reported that we turned off our payment portal for Sunlight. Gorman is showing up on 

May 1 with a roving manager and a maintenance person. That’s when they will notify everyone; they 
wanted to wait until then. We will be getting $75,000 less than budgeted from Sunlight. The website 
might be overbudget because Blair will be working to comply with the ADA mandate. It can probably 
be absorbed by another line item. 
 

Kathi reported that there was a discussion in the Development meeting about wanting to do 
some advanced due diligence on the Forest Service property. We have $10,000 budgeted for due 
diligence, but they’re talking closer to 30. Elliot indicated that that number would be for the demand 
study, but Brad indicated six figures. He thought he could get some STR money, but if he can’t, it 
would be $100,000. Cole wanted to ensure that any soft costs would be contributable to the JV with 
whatever development partner we get. Emily reported that the plan is to reach out to RCLCO, EPS 
and a couple more companies to get informal bids because it’s below the procurement threshold. 
She anticipated that the proposals we get back will be less than $30,000 for the initial refresh of our 
understanding of current demand.  

 
The broader demand study would focus more on trends in the region and understanding 

commuting patterns to try to understand the number of people commuting who would prefer to live 
closer to their jobs in Steamboat. Look at the income inequality trends, getting a good understanding 
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of local buying power and tradeoffs people would be willing to make for greater affordability at higher 
density. Acknowledging that the census missed a lot of people and trying to include people who 
weren’t included but are in the community and need housing. It would need a clearly articulated, 
defensible methodology and a public-facing document. This would cost more money and time. Kathi 
asked what cost YVHA would have to front to be ready for Hilltop in September; Emily estimated 
$25,000, with half or all of it reimbursed by the City through STR revenue. There’s no guarantee that 
the City would choose to reimburse us. Cole confirmed that those costs could be rolled into any JV 
as YVHA’s contribution. That’s assuming we get the land lease.  
 
Grants 

Mid-Valley- Emily said that by statute, the State can only contract with public entities, and 
that doesn’t include partnerships in which a public entity is a member. It’s a $4 million 
reimbursement grant, and we have the ability on a monthly basis to get reimbursed for work up to 
$3.8 million. That final $200,000 is a retainer until the project is closed out and those units are sold. 
YVHA does not need to contract separately with Haussman, which shields us from risk and quite a 
bit of work. Instead, YVHA will make its $1 million contribution up front. For the grant money, the 
partnership is going to loan YVHA funds to pay specific line items identified by the contractor to be 
reimbursed by the grant. Submit a reimbursement report from the State of Colorado, get that 
reimbursement, and then reimburse the partnership. Kathi confirmed with Emily that the State 
usually reimburses within 30 days. They said they can get it back in 7-10 days, so 30 should be safe 
to assume, as long as our reimbursement requests are clean and clear.  
 
Other 

Elliot reported that Ken Marsh got the demand study for Mid Valley, and it shows that the market 
can absorb 35 units per month in sales, so we could get the 84 units sold in the first three months. 
They met with Alpine Bank, and Alpine had their committee meeting yesterday to go through the 
construction loan. It sounds like it’s close to getting finalized. Cole wondered what mortgage rate the 
study used; Elliot did not know. He said Hausmann is planning on mobilizing to the site on May 6. 
Kathi noted that Mid Valley will be rebranded; discussions around a new name are ongoing. Elliot 
reported that George is in the process of getting the LLC for Mid Valley set up.  

 
Strategic Plan 

Sandy noted that one of the goals is to make the financial statements more accessible. She 
wasn’t sure what that would entail. Cole thought that now that the governmental entities and the 
business type funds are broken out, that’s as clean and concise as they’re going to get. He reported 
that Board members might be interested in KPIs and trends. They noted that those are already 
included. Sandy asked if they wanted a 1-page statement with ratios and trends; Cole said that was 
the vibe he was getting.  

 
Cole wanted to change Goal #2 under A. to: Continuing education of financial statements for 

community and Board members. 
 
Internal Controls: Sandy pointed out that the auditors had no problem with them. She noted that 

even if she or Mandy is gone, one of them can do most things. Kathi wanted to change it to 
“Maintain quality internal controls.” 

 
Cole added: Continuing to enhance continuing education and staff redundancy for staff and 

Board members. 
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YAMPA VALLEY HOUSING AUTHORITY 
Property Management Team Meeting 

April 17, 2024 
 
Team members present included: Alyssa Cartmill, Araceli Googins, Alison Brodie, Elliot Lawrence 
and Leah Wood. Robin Schepper and Sheila Henderson also attended. Tim Keenan prepared the 
minutes. 
 
 
Anglers 400 Lease/Construction Update 

Elliot began the meeting with a progress update- Per the call last week, they have 72 units 
moved in out of 75. They have three pending, which they expected to get wrapped up this week. 
There are some Mission Rock open items that they’re working through: fitness equipment, (4-6 
months out,) windowed door to the leasing office, building exterior sign, peeling flooring in the 
clubhouse area, units and common areas (warranty item.) Other issues include: Leaking drain lines 
for the washing machines, which they’re trying to track down with a local plumber. Shower leaks, 
though no issues have been reported recently. They’re working with Dan on verifying if the shower 
curbs they found would be a permanent solution. 

 
Chris Gillam is supposed to be on site in mid-May to verify what’s been completed and what 

hasn’t. Landscapers are scheduled to be there early-mid-May to finish the landscaping and 
irrigation. The City must sign off on that by May 31 in order for OPG to receive their CO. OPG will 
take that over as a deliverable instead of Arco, so Dan has been in communication with the 
landscaper. Elliot will be receiving weekly updates from Dan. 

 
Leah asked if Elliot is still trying to get the Board onto the property; he said he could work on 

that. Leah thought the Board would want to do that if it’s ready to be seen. One resident was willing 
to show her unit, so the team wanted to move forward with that. 
 

Alison asked if there was any word from tenants on how they liked it; Elliot hasn’t heard 
anything. Elliot recounted the case of a prospective tenant who qualified upon initial application, but 
after three weeks in limbo, was told that he needed to resubmit his information. Alyssa began 
working with him, and upon resubmittal, he was told that he no longer qualified because of 
withdrawals he made from his retirement account to help pay his taxes. She reported that he will 
probably move into a 3-bedroom unit at Sunlight. 
 
Sunlight 

Elliot reported that YVHA received notice on April 1 that Gorman is terminating us as the 
management company. Elliot, Mandy, Sandy and Alyssa have been working to make sure there’s a 
smooth transition to Gorman as of May 1. They have a weekly update call to check in with Gorman 
on various items. Overall, Gorman is very happy with the status of the checklist. They’ve asked us to 
stop our automatic bill payments as of April 24-25. We will keep the bank account open through the 
end of May so that there are no issues with any outstanding checks. Staff will be talking on today’s 
call about IT-related items: email addresses, website. Yesterday, Gorman had a call with Jay and 
Kelly to talk to them about the benefit package and job expectations. They have said they want to 
retain the staff at their existing pay, though their benefits may not be as good. Alyssa said that the 
communication to residents will go out on April 26. Elliot noted that there will be no public 
announcement. 
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Alison asked about residents who are behind who may be affected; Alyssa said she supplied 
Gorman with information on their status and payment plans and that those will continue. Elliot also 
shared the property survey information with Gorman as well as the upcoming newsletter, which 
Gorman appreciated but did not want to send. 

 
Alyssa reported that there are ten units still open. Some residents complimented how the 

property is looking and said that the new security cameras make them feel safer. She thought that 
turning it over with a lot of happy residents should be helpful to the transition. Elliot noted that there 
are six cameras that are now tied into the video system. Leah asked what kind of units are left; 
Alyssa said the majority are 80%; the 120% units are filled; there’s one market rate unit left. Six 
people vacated to Anglers and one to Hillside. Leah asked if we’re having trouble finding applicants 
for the 80% units or if it has more to do with timing; Alyssa said it was more to do with timing with 
people moving to Anglers and that Kelly has seven household applicants. She thought the 80% units 
would fill up quickly once Gorman starts using the 2024 AMI. 
 
Alpenglow 

Leah and Elliot had a meeting at Alpenglow with four residents, along with Mission Rock, 
Dawn and Shana; Erin from OPG was online. Residents reported ongoing issues that staff wasn’t 
aware of: Tenant issues, general cleanliness, pest control issues, tenant work orders not being 
completed, no staff during posted hours, no access to the clubhouse/amenity center, tenants not 
receiving copies of their leases, ice and snow removal, not enough parking, staff not following up on 
issues brought to their attention, construction defects, mold, leases expected to be signed within a 
day or two with no one available to answer questions. Tenants suggested a signup sheet for the 
clubhouse/amenity center, additional staff/full-time onsite property manager, consistent staffing 
hours, community-building events, additional signage about littering/picking up after your pet, 
starting the community garden and allowing tenants access, repainting front doors, better 
communication when work inside a unit needs to happen, restriping parking spaces and noting 
which space belongs to which tenant. 

 
Mission Rock/OPG responses: They will provide Dawn and Shana’s contact info. The 

regional service manager will do inspections twice a year, review capital improvements and prioritize 
issues. They will have a roofing company out this summer to permanently fix roof/water intrusion 
issues. Restripe the parking lot with parking space numbers. Provide tenants with copies of their 
leases. Better communication and notice to tenants when work is happening around the property or 
within units. 

 
Elliot reported that all the residents at the meeting were very appreciative of the housing and 

liked the property and community. They’re frustrated that these issues have been going on for so 
long and that nothing seemed to change with the new management company. There was a feeling 
that site staff was retaliating against them if they complained. During the meeting, Mission Rock 
offered to let tenants out of their leases early, but they have nowhere else to go in Steamboat. Elliot 
thought that was kind of tone-deaf; he said they turned the corner on that a little bit later in the 
meeting, listening and being more empathetic.  
 

In response to resident suggestions of more community get-togethers and putting floormats 
in front of each unit, Erin from OPG made a comment about how this is a low-income housing 
project. That did not go over well. One resident recorded the meeting. Residents said they were 
going to try to get the paper to write an article regarding the ongoing issues. 
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Leah and Elliot asked residents to keep communicating with us and said YVHA would try to 
act as an intermediary to help resolve these issues while making it very clear that we don’t have 
control over any of the operating decisions at the property. We will hopefully do a community day in 
partnership with management and the Board to do a big spring cleanup of the property. Erin told 
residents that YVHA signs off on the budget for each property, which Leah said she has never done 
in her four years on the Board. She noted that we’ve been telling OPG since Mission Rock took over 
that the staffing is not sufficient to manage three properties. Alison agreed. Leah noted that what the 
residents are saying is very consistent with her and Alison’s professional opinion that staff are not 
able to address residents’ concerns because there aren’t enough hours in a day for staff to take care 
of that many units and people. Residents can’t access management staff because they’re very 
rarely onsite. They set up a new system to indicate when staff would be there, but shortly thereafter 
notified residents that staff are not onsite because they’re doing lease renewals at The Reserves. 
 

Leah is hopeful that come spring, Mission Rock will start performing better than Ross. She 
noted that they took over November 1, just before the winter and its associated issues. She thought 
Erin’s comment would probably motivate residents even more to make a negative public statement 
about the property, and she doubted the fact that YVHA doesn’t have control would be clearly 
communicated in any article. Elliot got the impression that half the property is upset about this, but 
many residents are Hispanic and afraid to come forward for fear of retaliation. 
 

Robin wondered if anything could be done, such as cleaning up the property and getting the 
garden going, that could demonstrate that YVHA is listening, without spending money, so that 
residents feel that we’re taking some type of action. Elliot will be following up on that. Robin noted 
that United Way is looking for projects for their day of caring on May 22. Alyssa reported that the 
master gardeners have reached out twice, and she submitted that to Ross, but they declined it both 
times. Araceli agreed that there is some space where we can take some responsibility and try to 
invoke community. She noted that one resident who was a part of this meeting has made public 
comments against Brown Ranch because she’s living with the current property management 
practices. 

 
Sheila noted that The Reserves never had this situation occur; she asserted that it was 

probably because the YVHA office was there, and the community room was helpful. People had 
somewhere to go to where they could at least feel like they were being listened to. She asserted that 
OPG has done us a disservice with the construction of the buildings following The Reserves 
combined with the lack of staffing. Araceli thought another part is the lack of access to promised 
amenities during times that residents will be able to utilize them. Sheila suggested that some sort of 
phone support be available even if staff is not in the office every day. She said she met with a group 
of residents that she knows, including some who were at the meeting, and that they were very 
thankful that someone was finally listening to them, even though they knew that she couldn’t make 
any commitments that their issues would be resolved. She thought relationships with YVHA staff 
would be helpful in that regard; she said they are getting to know Dawn from Mission Rock. She 
thought it would be important to improve the community aspect and was kind of grateful that Brown 
Ranch isn’t moving forward. Leah noted that YVHA would have more control and oversight at Brown 
Ranch. Robin agreed that having YVHA as asset manager for Brown Ranch would allow us to have 
direct control over property management, this would be an improvement from the properties we 
partnered on with OPG.  

 
Leah noted that she and Elliot provided their emails to the tenants at that meeting and said 

they could share with other tenants. They encouraged tenants to CC them when they email 
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management regarding any issues. That way, she and Elliot can at least follow up to ensure that 
these are being addressed. Robin wondered if they could create a tenant’s association. Sheila 
suggested a diverse resident advisory group at each property. Leah wanted to avoid creating 
expectations that YVHA will be able to deliver things that we can’t. Robin thought there would be a 
way to show both tenants and Mission Rock how a tenant association could be helpful. Araceli 
pointed to someone who manages affordable housing in Denver who forges partnerships with local 
organizations such as food banks and has them come to the community. Members wanted YVHA to 
facilitate without getting in Mission Rock’s way too much. Elliot talked about thinking outside the box 
and pulling in other resources to help when there isn’t the staff capacity. Robin compared it to hiring 
consultants to fix specific problems. 

 
Leah expressed the anger of this tenant group at site staff and wondered whether they could 

continue to be effective without some sort of major action that could reset the relationship. Alyssa 
suggested including site staff in community partnerships to re-engage trust. She wanted to find out 
from Mission Rock what level of autonomy they were comfortable with from their site staff so that 
they have more authority to either do things in house or contract out specific items.  

 
Araceli will coordinate with 4H regarding the garden and have something ready to present to 

Mission Rock. Alison mentioned reaching out to United Way about getting kids signed up for 
Imagination Library, which sends them free books in the mail every month. Leah noted that United 
Way is facilitating volunteers for nonprofits and other organizations who need administrative help. 
 
Property Surveys/Newsletters 

Elliot and Robin have created newsletters for Whitehaven, Hillside and Fish Creek, which are 
currently being translated into Spanish by Integrated Community. They will be sent out shortly. A lot 
of the content is in response to the feedback received through the tenant surveys. 

 
Elliot said property management staff will start meeting every other week to hold each other 

accountable for following up on items tenants identified. Elliot shared a typical agenda for one of 
these meetings: vacancies, delinquencies, property issues, budget tracking. 
 

Newsletters will be sent bimonthly with individual blasts about the RealPage roll-out and 
cleanup days. Leah confirmed that Elliot would like Board participation at these cleanup days. They 
also want tenants to participate and be able to get rid of appliances and such. Robin suggested 
partnering with YVSC for electronics waste disposal. 
 
Portfolio Updates 

Fish Creek- Kate is getting quotes to add three new stop signs. Cleanup day will be May 31. 
They’re going to start surveying and marking utilities for the electrical upgrades. Tenants didn’t know 
what was going on, so this will be in the newsletter. Elliot will schedule a couple days where he will 
be available to answer tenants’ questions and have YVEA and the contractor out there to talk about 
the schedule and impacts. 
 

Hillside- Staff is getting quotes to get potholes filled. There will be a cleanup day this spring. 
Elliot reported that the congressionally directed grant was submitted, and we have a budget for that. 
The final submittal was $2.8 million. Probably won’t hear back until later this year or early next. 
 

Whitehaven- Staff is getting quotes to get potholes filled, and there will be a cleanup day in 
May. Per City ordinance, we will be starting a recycling program here. 
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Strategic Plan 

Alison thought the Hillside health equity report Sheila sent was really good. Robin said some 
of that will be in the newsletter. The next one will be Anglers to catch the 75 tenants as they come 
in. Leah wanted to prioritize Alpenglow as a way to help measure improvement. Alison noted that 
the report can also be submitted to ownership. Leah wanted to eventually contrast the Alpenglow 
report with The Reserves to get a better picture of how different properties are operating and how 
tenants are feeling.  
 
 
Next Meeting: May 15, 12-1:30 p.m. 
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YAMPA VALLEY HOUSING AUTHORITY 
Development Team Meeting 

April 22, 2024 
 

Team members present included: Lou Tortora, Reese Freeman, Michael Ann LaMotte, Patrick 
Phillips, Kathi Meyer, Jason Peasley, Emily Katzman, Elliot Lawrence, Robin Schepper, Brad Calvert 
(City of Steamboat Springs) and Bob Schneider. Kristy Marshall prepared the minutes. 
 
USFS Hilltop 

Emily began the meeting with a Hilltop update. She noted project is moving quickly now that 
we’ve received the green light after the City Council voted unanimously to direct the city manager to 
sign the right of first refusal. We have until September 30th to get a lease on the land from the Forest 
Service. Emily said as of right now that is where the project currently stands in the process. The 
Development Team received a draft MOU in their packet that outlines the partnership between the 
City and YVHA, as well as a development partner. Emily stated the first task at hand today is to 
review the draft MOU. 

 
The USFS parcel is 8.7 acres of land, the upper limit of units that parcel of land can 

accommodate is 100 units due to there only being one access point from Hilltop, 80-100 units is the 
range both parties are considering for this parcel. This development will be directly adjacent to the 
Longview Highlands neighborhood. Jason highlighted that there will be extensive outreach conducted 
with the residents of the Longview Highlands neighborhood prior to site planning and development.  

 
Emily outlined the responsibilities included in the MOU. On the YVHA side, YVHA will issue 

the development partner RFP with input from the City, select the development partner, manage the 
development partner relationship, lead unit mix and product type decision making, work with the 
USFS, City and development partner to lead the land lease process, lead community engagement, 
function as a special limited partner in the development partnership for tax abatement, lead project 
proforma development iterations with the development partner, identify gap financing needs for the 
project and apply for grants to support gap financing, invest YVHA and/or short term tax revenue to 
support gap financing, lead project entitlements, facilitate the financial closing project funding, provide 
construction oversight and provide asset management for the general partnership. On the City’s side, 
first is to exercise the right of first refusal (currently underway), transfer the leasing authority to YVHA 
or enter into a development services agreement, support community engagement, provide input on 
the unit mix and product type, provide STR tax revenue funds as needed, participate in regular project 
design meetings, and if the City is a project investor, to provide administrative support for the financial 
closing. 

 
Reese had a question on section 3(a) – it says YVHA and development partner shall be 

responsible for the development of the project proforma. Reese said that is something YVHA always 
does, is there opportunity here to share some responsibility with the City to collaborate on the 
proforma to assist with the transparency we’re trying to build with the City. Jason and Brad 
summarized the plans in place for the City to have input on the proforma in relation to rent pricing and 
unit mix for the USFS and city allocated units. Brad noted that the goal is to end up with an in-kind 
lease and essentially have no cash payment for the lease, to get the lease based on the value of the 
units being provided for the Forest Service, that suggests that all of this will be out in the public 
domain in some form or fashion. In section 3(b), Reese asked if we could get “architectural input” 
included, with reference to mechanical systems so we could have performance scores be included. 
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Emily said that element change could be included in the RFP. The team discussed a few elements of 
the Dillon USFS project and how it could potentially relate to this USFS project.  

 
This development could be similar to Alpenglow, where some of the units are LIHTC, which 

would allow for workforce requirements to be implemented across some of the units and the other 
units are then restricted differently. Emily said she needed input on multiple fronts. First and foremost, 
she currently has the RFP listed as targeting income ranges from 30-130% with the goal of averaging 
about 90%AMI. This comes with the expectation that once we get the updated demand study, YVHA 
will be able to work with the developer to refine the AMI range. We also need to hear back from the 
USFS on what specific income ranges their units will be catered towards. The city has designated an 
AMI range of 80-120% AMI for their 10 units.  

 
Emily stressed the need of bringing on a private partner as soon as possible with the 

condensed timeline required for procuring the lease by the September 30th deadline. Due to the 
condensed timeline of this project, bringing on a development partner will need to be dual tracked as 
the AMI refinement is still underway for this project. The USFS needs to be able to hand this project 
over to an appraiser who can say the value of the dirt is x and then determine if the units being 
created for the USFS are greater or lesser than x. The USFS unit request is 15 units and 12 seasonal 
beds which could be accommodated in 2 to 3 units. 

 
Kathi had a lease question- Brad do you imagine the lease negotiation representative to be 

city staff, YVHA staff or the city council? Brad said it would be staff and final approval would be voted 
on by City Council. Brad noted that we do not yet know that the lease is assignable so we should be 
prepared for both outcomes. Patrick asked what the entitlement situation looks like. Jason said it does 
not need to be rezoned but multifamily is conditional use. This will be a similar entitlement process to 
many of our past projects. Community outreach will be a main priority prior to the entitlement process.  

 
Discussion of AMI range and narrowing that 30-130% prior to the selection of a development 

partner could really impact what types of development partners choose to apply to this RFP. Emily 
noted that this could be our last project to deliver housing for many years. Mid Valley is already 
geared towards middle income so utilizing this development to deliver more low-income housing 
might go a long way for our community. Also showing a different housing type like townhomes might 
appeal more to the surrounding developments. The team discussed various pros and cons of 
focusing on low- and/or middle-income housing for this development in relation to the local need 
within various AMI’s as well as the political reality of what is possible for this site.  
 

Jason displayed the site footprint and showed the team what the site layout would look like 
with 3 Reserves style buildings laid out on the site. The USFS and City units would be ineligible for 
LIHTC, however the rest of the units could be LIHTC. After leasing up Anglers, we know the 
community need for LIHTC units is still significant. Jason said for this site a 9% tax credit deal could 
be utilized for the remaining units that are not dedicated to the USFS and City. 

 
Lou agreed with Emily on the current AMI range, proceeding with the 30-130% range is best 

until more data is finalized and gathered from all parties involved. Lou asked if there was anything 
else that needed to be wrapped up. Emily said unless there are new comments on the MOU draft 
from today’s meeting, she would get the comment suggestions submitted thus far from the staff and 
board over to the City to work on the next or final draft of the MOU. The RFP also needs to have final 
feedback from YVHA board and staff so Emily can make final adjustments to that document as well. 
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Reese asked if in section 3(c) in the MOU, if that was normal language in the deals YVHA 
does, if YVHA is normally responsible for selecting project design consultants? Emily said YVHA is 
normally responsible for selecting the project design consultant but YVHA doesn’t normally pay for 
that fee, we just play a role in the selection of the party that creates the final design and the developer 
pays that design fee. Patrick asked Emily what level of design she anticipates applicants providing in 
their RFP submissions. To meet the conceptual level requirement in the RFP, applicants are going to 
need to come to the table with a significant portion of the design conceptualized. The team agreed to 
edit section 3(c) of the MOU to adjust to the varied time constraints present in this project. Emily and 
Jason are going to edit that section. 

 
Reese’s other question was in reference to 4(d) where it states YVHA oversees all 

construction activities, and wondered if that was divergent from what we’ve done in the past or if that 
is a pretty normal practice for us? Kathi suggested adding ‘YVHA or its consultants’ be added since 
this development with have multiple more partners than our past projects. The last question Reese 
had was the paragraph just before section 6, right before the lease assignment. Jason clarified that 
section for the group, this development is being built under the concept that the lease with the USFS 
can be assigned to YVHA. If it can’t, the city would be the leaseholder and then they would execute 
with YVHA and our development partner a developer services agreement to the do the actual work to 
build out this development. 

 
Emily summarized that in addition to the staff comments already added to the MOU prior to the 

development team meeting, revisions are also going to be made to sections 3(c) and 4(d). Brad noted 
that the city was fine with everything, however, each group’s legal departments flagged sections 6 
and 7 for further review and finer detail to be added prior to final approval. Lou asked what we thought 
the timing on the RFP would be. Jason said once the MOU is finalized it would then need to go 
through the Council process. 

 
Brad said this MOU approval probably only needs to go through one City Council approval but 

he would check with City staff to confirm. Due to the timeline of this project, this MOU might need to 
go into the RFP unsigned as a draft document. Kathi pointed out a date in the MOU that still needed 
to be adjust, Emily said that was noted by staff and will be adjusted prior to the YVHA draft being 
submitted back to the city. Kathi also noted for Elliot that she thought the amount of liability insurance 
was quite low, Emily said that is one of the items that has been flagged to be updated as well. 

 
 The team discussed that prior to the RFP being released the AMI range needs to be narrowed 
down or determined by each user group. Patrick highlighted that the more clearly we specify the 
income characteristics, the better the proposals we're going to get. On the other hand, the more 
clearly we specify AMI ranges, the greater need for the demand study and the timing of the RFP and 
demand study are not quite in sync. The group discussed what performance characteristics should be 
included in the RFP. The team agreed that being complimentary to the character of the preexisting 
neighborhood, specifically view preservation, is an aspect that should be included in the RFP.  
 

Emily noted that she intentionally suggested in the RFP to blend to an average AMI of 90% as 
that could then leave the community eligible for some of the Prop 123 funding our community 
committed to for rental product. Brad and Emily noted that for Prop 123, without Brown Ranch now 
being built in a timely fashion, the City of Steamboat Springs committed to building 42 60%AMI units 
in 3 years which culminates in 2027. The city now needs to find another location outside of Brown 
Ranch to deliver those 42 60% AMI units. The consequence of not meeting that 42 60% AMI unit 
delivery by 2027 would mean that no one in the city would be eligible for Prop 123 grants for a year. 
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Jason summarized how we can update Section E on unit mix, he and Emily will update that language 
for the final RFP. 
 

Reese asked if in Section F, we want to be compensated for our asset management and 
construction oversight services. Jason said that could be added to Section F3, where asset 
management is referenced. Emily also noted that she had flagged section F to go over with the team 
in reference to a different item than Reese had mentioned. She highlighted that it’s been several 
years since we’ve issued an RFP, and asked the team if the items listed are still our main priorities 
and if the order of those priorities was still correct: 

1. Unit mix 
2. Limiting risk 
3. Asset Management guarantee 
4. ROI 

She highlighted that with Brown Ranch, health equity and sustainability were two key drivers that 
informed the development plan at Brown Ranch. Since it’s been a few years since we issued a 
development RFP, do we want to now include those in the goals listed in our RFP’s moving forward? 
Jason agreed that those are priorities that should be added and that the team should decide where. 
Jason also mentioned that he and Elliot have begun speaking in depth on how to create quality 
standards for all future development and how those standards can be met and verified by Elliot or 
whomever conducts construction oversight. Until an official list or policy of quality standards is 
finalized, communicating that sustainability, health equity and key quality of life standards are met will 
be necessary in this RFP. Patrick noted that health equity, quality of life and sustainability could be 
included in the narrative or introductory preamble that sets forth the vision of the project instead of 
being listed with the 4 development goals.  
 

The team discussed key items to include in the RFP as requirements that would improve 
health and quality of life including sound proofing, a good blower door rating, a water management 
plan and a quality kitchen. Emily asked Reese if he was aware of any green building standards that 
encompassed all the requirements we are looking for. Reese said LEED isn’t great but that Pretty 
Good House, which is a step just below Passive House, is a good one. Reese said just requiring the 
lower blower door score and a water management plan are going to cover so many things that we 
don’t necessarily need to prescribe to something like an Enterprise Green Community Standard. The 
team agreed they were fine with the current order of the 4 development goals.  
 

Lou asked Emily how we plan on distributing our RFP, Emily said she’s been working with ULI, 
we will also distribute it directly to our internal vendor database, YVHA and the City can also distribute 
press releases to connect with local contractors that might not already be on YVHA’s vendor list or 
ULI’s network.  

 
 The team discussed the tight timeline that is a byproduct of the September 30th lease signing 
requirement date, which in turn creates a challenging timeline for the RFP process. The federal 
approval process requires elements that would normally be included in a proposal provided by a 
developer such as a site plan, number of buildings, AMI mix and infrastructure required. Those are 
the key points that will help influence the special appraisal that then determines the value of the in-
kind donation to make sure we have a zero-cost land lease. 
 

With this challenging timeline Jason said YVHA and the City could dual-track this process by 
investing a small amount of funds to pay for the NEPA study and get the process started with the 
USFS. Doing that would allow us more time in selecting a development partner, we could then wait to 
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release RFP later, once the demand study has been finalized. Kathi asked if Jason could put an 
itemized list of some of the out-of-pocket fast track costs; members of the team agreed that a site 
plan, rough artistic rendering of the elevation, and a soils report, would probably run $50-75k. The 
team agreed that on the front end, footing some of the development planning costs would allow more 
time for community outreach that could then be included in the RFP and could further influence the 
unit mix delivery and therefore make this a less risky project in the long run and one that has more 
community support.  
 
 With those changes in mind Emily confirmed the next steps with the team. Jason suggested 
creating two timelines, the one originally proposed and the second timeline the team created where 
we do the initial lease requirements, laying those out might right away eliminate the first timeline. Due 
to the unique nature and limiting timeline that requires a September 30th lease signing, that might 
require the City and YVHA to foot more of the predevelopment costs than any projects we’ve done in 
the past. The team will also need to review the MOU to make sure it aligns with the second timeline of 
events that was brainstormed during this development team meeting. Brad said if we do go the option 
two route and a commitment of STR tax funds are needed, the earliest this could go to City Council 
would be on May 21st, with a reading for a supplemental budget appropriation on May 7th and the 
second reading occurring May 21st.  
 
Brown Ranch 
 Demand Study – Lou asked at what date do we need this study completed? Emily said as 
soon as possible, the team agreed. If we truly have the option of opening up phase 2 of Mid Valley 
this demand study could inform that. The team discussed receiving a demand study from another 
consultant aside from RCLCO. Getting a county wide assessment of the need for affordable housing 
at different AMI levels could then be used as the foundation for unit and AMI mix at specific sites. 
From a communications perspective, having a clear methodology would help public consumption of 
the housing demand study. Also touching on workforce buying power in the community, what people 
can afford, will also assist with public comprehension. The team also noted the need for a detailed 
methodology included in any future housing demand study. If we are using this as a foundational 
document, having a user friendly and therefore defendable methodology that is comprehendible for 
individuals who are not economists will go a long way.  

 
We will need this document for Hilltop, phase 2 at Mid Valley and next steps for Brown Ranch. 

The team agreed this demand study needs to fill a lot of different needs, so giving it the proper 
timeline is important, even though ideally we would have like to have it already. Taking this into 
account, the team agreed that two different scopes are needed, the first is a refresh/update of our 
current demand study that can inform what is needed for Hilltop and Mid Valley this summer, and the 
second is an RFP process for a new demand study that includes a scope of work that produces a 
community friendly breakdown of that demand study.  
 
 For the new demand study, the team agreed on a 5-year timeline instead of 20 years. 
Regardless of the timeline, these demand studies will be refreshed on an annual or biannual basis. 
The demand study refresh is likely about a $30k scope of work and the new demand study will be a 
much larger scope of work. 
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YAMPA VALLEY HOUSING AUTHORITY 
Policy Team Meeting 

April 24, 2024 
 
Team members present included: Catherine Carson, Tim Corrigan, Dakotah McGinlay, Jason 
Peasley, Emily Katzman, Araceli Googins, and Robin Schepper. Kristy Marshall prepared the 
minutes. 
  
Local Updates 
 Steamboat 
 City Housing Policy – Catherine began the meeting with local updates and asked if there were any 
updates on the City Housing Policy. Dakotah provided an update on the progress that has been made for 
the City’s Housing Policy. Moving forward into 2024 and 2025 the City has agreed to focus on all the 
proposed action items presented in the work session on April 9th which includes – the STR to LTR 
conversion program, an RFP process to allocate STR funds, funding a study for a linkage fee for 
residential and commercial, hire a new city staff member to handle housing policy and strategy, and lastly 
to set up an advisory committee to create and implement RFP processes. 
 
 Community Area Plan – The Policy team will be having a joint meeting with Brad Calvert and 
potentially the City’s housing consultants to discuss the Steamboat Springs Community Area Plan on 
May 8th at 11am. Tim had some questions as to the level of involvement the County had with this process 
in the past. Jason looked into past area plan updates he had been part of, and confirmed that both the 
City and County in the past have adopted the updates made to the Steamboat Springs Community Area 
Plan. 
 
 Hilltop Update – Emily said City Council voted unanimously to direct Gary to sign the right of first 
refusal. The City’s drafted the letter but has not yet sent it because they’re looking for input on what is 
supposed to be included, Emily is anticipating the City will send that out next week. The right of first 
refusal cannot be transferred to YVHA so the city is working on executing it. In a parallel process to that, 
YVHA is working with the City on an MOU that outlines our roles and responsibilities. The MOU defines 
YVHA as essentially providing development services and contemplates a path were ultimately, with 
Forest Service approval, the City could transfer the land lease to YVHA, or hopefully a partnership that 
includes YVHA and it’s development partner. 
 
 In relation to the USFS Hilltop development, Emily provided a federal legislative update on items that 
could impact that development project. The House has passed the Explore Act, however it doesn’t seem 
like the Senate is interested in looking at it right now, which Emily believes would re-authorize the flexible 
partnership program. We’re also hopeful that there would be some sort of federal legislation that would 
extend the ACES Program, which is the program that is providing the staff member who’s been working 
exclusively on the USFS Hilltop project on the Forest Service side. That staff member has been 
invaluable and has helped the project begin progressing more effectively than it has in years past. If the 
ACES Program is not extended there is a good chance this project would lose that staff member at the 
end of September.  
 
 Tim asked if the land lease is going to be 50 years instead of a 100-year lease. Emily said that was 
correct, the Hilltop lease would be a 50-year lease. Tim asked if YVHA felt comfortable being the 
development partner if it was a 50-year lease, Jason said yes. 
 
 County 
 CDOT Update – Tim said the project is moving forward, they’re still waiting for the proforma that is 
being developed at the state Public Private Partnership Office, they’re expecting that in the next two 
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weeks. The architect will be completing the schematic design by the end of August and the structural 
infrastructure design should be in place by the end of the year. These items need to take place prior to 
the land swap between CDOT and the City. This project will provide 36 units for plow drivers and 
childcare workers along with an attached childcare center. 
 
 Catherine asked who the developer is supposed to be on the project. Tim said the County has made 
it clear they are not interested in being the developer or taking the lead on this project, the County is 
willing to assist with grant opportunities and potentially provide $1 million towards the project but that is 
the extent of the County’s interest in participation. Tim said it’s kind of coming down to the City, but all 
parties involved are waiting to see some better numbers before further decisions are made. Catherine 
asked if YVHA has been involved or invited to participate in any discussions for this project. Tim said 
maybe once the proforma is completed the parties involved might then ask if YVHA wants to be involved 
in this development. Catherine asked Jason what he thought. Jason said YVHA would entertain working 
in that partnership if the City and County were not interested in leading the development of this project. 
Dakotah asked if it was within the housing authority’s scope of work to build a childcare center and 
housing that is specific to city or state employees. Jason said it very much can be, taking into 
consideration that YVHA already planned on making space for multiple childcare locations and 
partnerships at Brown Ranch. Jason said ultimately to get this project done it will likely be a public-private 
partnership, if the leaders involved in this project want to utilize YVHA’s expertise on how to complete 
those types of project partnerships, YVHA is open to that, however up to this point, no one aside from 
Tim has kept YVHA up to date on this project. The team discussed unit allocation, possible funding 
mechanisms and potential partnership draws for this type of project. 
 
 Community Unified Code/Zoning – Catherine asked the team to review Section 4.41C, she said 
Alan with the County Planning Department told her it’s going to be part of the PUD and subdivision 
sections and is going to be decided on a case-by-case basis. Catherine wanted to make sure that this 
team was comfortable and that moving forward this would provide good mitigation opportunities for 
workforce housing. Tim said based on previous conversations, it was his impression that community 
benefit for these projects is widely defined in a way that the County then has the ability to impose any 
number of requirements that fulfill the community benefit part of the code. This gives the county 
commissioners broader discretion in the kind of requirements that could be placed upon developers, 
particularly workforce housing.  
 
  Jason noted that planning development is technically a change in zoning, which is a legislative 
decision by the county commissioners, as opposed to a subdivision which is a quasi-judicial, site-specific 
development plan or special use permit being the same thing. You have much more latitude from a legal 
standpoint, in requiring public benefit out of a planned unit development. Without some type of formulaic 
requirement on the subdivision side of things, you're probably going to have a hard time identifying what 
meets your “public benefit threshold” that complies with your legal authority to exact units or land or 
whatever from a project that doesn’t constitute a takings. The concept there is called ‘rough 
proportionality’ where your exactions are proportional to your impact. This is often why you have a nexus 
study or an impact fee so that you can quantify the exaction that you’re taking from an impact fee. 
Leaving it up to individual case by case decisions puts you in a vulnerable position to not necessarily 
have a lot of solid legal standing to say no, this is the mitigation that’s required without requiring some 
very intensive studies of the impacts and then therefore compensatory mitigation. Jason recommended 
that if you’re going to do it on a case-by-case basis that there be a process that outlines that any 
applications over a particular threshold must provide an impact report that then has commensurate 
mitigation or something along those lines. And that either the County or a hired third party does that 
analysis. He did think that at some point in the future, the County would get into an awkward negotiation 
situation where whomever the county commissioners are at the time deem what is enough public benefit. 
Jason provided an example where the City had a similar process in the past at the city level for variances 
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at the base area. These developments never ended up happening, but someone proposed a 180-foot-tall 
building near the base area and the developer proposed buying an entire parcel somewhere else and 
giving it to the city for affordable housing. It was a major horse-trading situation, and it was impossible to 
determine whether the variants that they were providing would offset the impacts. 
 
 Jason highlighted that the environment the County has worked in for a long time is that it has this 
broad discretion, everything’s a conditional use or special use permit, and there’s numerous conditions to 
every project and if you’re not willing to accept those conditions, the county commissioners are not going 
to approve that project. The County isn’t interested in changing its model in any significant way, but 
Jason recommended the County have a process for creating some defensible criteria or defensible 
exactions. A perfect example one can imagine is the Yellowstone Club group probably has significant 
access to the most expensive lawyers one can find and if the County does not have a solid basis for 
making those exactions, those developers will have absolutely no problem threatening lawsuits. You see 
it all the time at City Council or County Commissioner meetings where developers, whether genuine or 
not, will say, this is a takings and if you make this a requirement, I will take you to court. This is a 
particular spot where you have the ability to do a study and then be able to hang your hat on that study 
for the requirements. 
 
 Having specificity on how developers meet the workforce housing requirements isn’t necessarily 
something that belongs in a regulation but is something to keep in mind if that is in the realm of 
partnership building. If these folks have to go down the road of developing affordable housing, could 
YVHA be a partner in that and be in a position to help develop supply there that both meets the needs 
there and goes above and beyond that requirement and provides housing that is needed in the 
community writ large? Catherine touched on deed restrictions, she’d had a conversation with Allan on 
future deed restrictions in and around Stagecoach and the possibility of partnering with YVHA to have 
YVHA manage those deed restrictions. YVHA’s current DPA program is county wide as long as the local 
workforce is utilizing it; YVHA could potentially consider broader range deed restriction partnerships in 
the future. Alan had highlighted there would be a formal commitment for funding the management of 
those deed restrictions. Catherine noted that’s something that the board would need to discuss but Alan 
did ask if there could be formal communication from the housing authority saying that’s something we’d 
be willing to consider, even though it could potentially be outside our district. Catherine and Jason 
discussed what their next steps would be in considering this and Jason said he’d reach out to Alan to 
discuss some of these key County items. 
 
Legislative Update 
 Catherine noted one of the big bills will be Kirkmeyer’s needs assessment that is already part of the 
way through the legislature. This bill is all about regional assessments and partnerships. Beth’s childcare 
bill has gone to appropriations, hopefully that will move forward. Hanson’s property tax bill was 
postponed indefinitely. Catherine said the property tax relief bill is coming out of committee this week and 
everyone on the team will need to review that. 
 
 HB-1434 – Expanding the Affordable Housing Tax Credit is moving through the legislature and seems 
to have pretty resounding bipartisan support. 
 
 Catherine asked Emily if she’s kept an eye on HB 24-1308, on implementation of affordable housing 
programs, Emily said Elizabeth had reviewed it and she didn’t see any red flags in that bill. 
 
 Megan has spoken to Jason about the Construction Defects Acts; Megan was supporting the Senate 
one and not the House one. Both pieces of legislation ended up passing so we’ll keep an eye on what’s 
going to happen there.  
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 Catherine asked if Tim had already received the property tax relief bill that was supposed to be 
released this week. Tim said he had just received it but had not read it yet, he was going to send it to 
Catherine so she could get eyes on it.  
 
 For HB 24-1294 Mobile Homes in Mobile Home Parks, Catherine recommended we have messaging 
go out once this act is passed, Robin agreed.  
 
Grant Update 
 Emily provided a grant update. Routt County sponsored a $4 million-dollar Strong Communities grant 
for Brown Ranch, due to the annexation being voted down, YVHA received its formal rejection letter last 
week. The City also received its rejection letter for its $4 million dollar grant which would have supported 
Highway 40 intersection improvements associated with both Brown Ranch and the CDOT project. Emily 
said there are no new updates on congressionally directed spending, the application hasn’t yet been 
released through Neguse’s office, but Emily and Elizabeth are watching that one.  
 
 There are two exciting opportunities coming up for mobile home parks, one is through HUD and the 
other is a state program that hasn’t yet been released. The state is still collecting final feedback before 
they roll out their program this summer. Emily said her and Elizabeth are working on a strategy to go after 
both of those grant opportunities. She shared that the HUD grant is a pretty cool opportunity, the 
minimum amount you can apply for is $5 million and there’s a lot of eligible activities within that program. 
That program could encompass infrastructure upgrades at both Fish Creek and Whitehaven, as well as 
the possibility to develop a re-granting program for mobile home improvements or even mobile home 
park acquisition. Emily said she’d be happy to provide a more in-depth update on both mobile home park 
grant opportunities next month once they know a bit more. 
 
 Robin asked Cathine if we could add the HUD AMI discussion to a future policy team meeting. There 
are some regional efforts underway with HUD to see if there’s possibility for a different measurement 
system since the income inequality in resorts downs means AMI doesn’t necessarily work as well as it 
does in other areas of the country. Catherine agreed that discussion needs to be added in the near future 
considering the increase in income disparities in recent years. 
 
 
Articles Regarding Housing (non-local articles) 

a. Colorado Politics:  What Makes Housing Affordable in Colorado 
b. Denver Post Editorial:  If the ban on occupancy limits is combined with legalized ADU’s density will come 

to single family neighborhoods 
 
 
Legislative Links 

c. 2024 
i. HB 24-1237 Programs for Development of Child Care Facilities - Appropriations 
ii. SB 24-033 Lodging Property Tax Treatment – postponed indefinitely 
iii. HB 24-1294 Mobil Homes in Mobile Home Parks – keep Prop. Mgmt & Communications Team 

Updated 
iv. HB 24-1308 Effective Implementation of Affordable Housing Programs – House Floor 4/23 
v. HB24-1316 Middle Income Housing Tax Credit – sent to Appropriations 
vi. HB-24-1152 Accessory Dwelling Units – Passed House 
vii. SB24-106 Right to Remedy Construction Defects - support 
viii. HB24-1230 Protections for Real Property Owners - oppose 
ix. SB24-174 Sustainable Affordable Housing Assistance – passed Senate 
x. Prop 123 Funding 
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xi. Other & Housing Colorado Capitol Watch Bill Tracker 
 
 

 
Next meeting date: 5/8/24 at 11am 
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YAMPA VALLEY HOUSING AUTHORITY 
Comms Team Meeting 
Tuesday, April 23, 2024 

 
Team members present included: Roger Ashton, Jason Peasley, Emily Katzman, Araceli Googins, 
Robin Schepper, Sheila Henderson, and Kristy Marshall. Kristy Marshall prepared the minutes. 
 
Website 

Robin provided an update and ran through the current wireframe she created that the team is 
utilizing to update the YVHA website and to assist in making sure the YVHA website will be ADA 
compliant by July 1st. Key items from the Brown Ranch website will be transferred over to the Brown 
Ranch section on the YVHA website and the Brown Ranch website will be archived prior to July 1st.  

 
Changes/updates slated for the YVHA website include: 

− 2 stacked navigation bars, one catered towards YVHA resident users, second nav bar 
similar to the current one that is catered towards public users 

o ‘How Do I’ section added on public navigation bar 
o search feature added on public navigation bar 

− Addition of circular navigation buttons on YVHA homepage, similar to the County 
website (based off of highest traffic pages on website) 

 
Annual Report 
 Robin shared the table of contents and layout framework she’s envisioned for this year’s 
annual report. It is similar to last year’s layout with a refresh of this year’s info and a few 
adjustments. The Brown Ranch section can be shortened. Updated housing demand information 
can be included once we receive the refresh this summer. Adding more health equity information. 
Adding analytics of cost per unit including the amount of local subsidy utilized and how much outside 
subsidy is then captured leveraging those local funds; Jason said that effectively communicating 
how we deliver affordability by leveraging local resources to obtain outside subsidy is important. 
Sheila said we could ask Lina during the Anglers tour if she felt comfortable highlighting her story in 
this year’s annual report. 

 
Roger’s shared his annual report ideas. He doesn’t love the idea of having to publish a 2023 

annual report during the last half of 2024. Being able to communicate key 2024 information including 
2024 AMI numbers and the housing demand study refresh would serve us and the community better 
than a 2023 annual report. So instead of creating an annual report for 2023, he suggested we create 
a biannual report that encompasses information for 2023 and 2024. 

 
The theme of this year’s report could be hope and resiliency, those two words encompass 

much of the work YVHA has focused on over the past two years. Messaging will focus on: 
− affordability initiatives (what programs & strategies we’ve implemented to make 

housing affordable) 
− community partnerships at current properties as well as future developments 

(including development partners, government agencies, the city, and community 
nonprofits) 

− housing diversity & inclusion (how we cater to the diverse needs of the community, 
adding and upgrading ADA compliant units) 

− community impact stories 
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− health equity 
− sustainability focus on upgrades at current communities and buildout of new 

developments 
− supporting and empowering financial stability 
− creating opportunities for housing mobility 
− effectively demonstrate the drastic disconnect between affordability in relation to local 

wages (in recent years as we’ve seen a large influx of higher incomes which has 
created instability and lack of availability in our already limited housing market) 

o The team touched on multiple different ways we could create infographics to 
touch on lack of affordability in our housing market in relation to local wage 
earners 
 Example purchasing power graphic- teacher’s middle income wage 5 

years ago in relation now, showing how their earning and purchasing 
power has decreased during that time, also shows how middle income 
earners (teachers & nurses) 

 Bud Romberg’s city council example compared to today’s earner and 
home prices 

 Deed restricted v. a non-deed restricted home compare erosion of 
affordability 

 
The team discussed what stories are beneficial to share and which aren’t. While the stressors 

and challenges that those who have been pushed down valley face, both fiscally and emotionally, 
are real, many who live in Steamboat either cannot relate to those realities or they just don’t care. 
Instead, it might be more effective to show the benefit YVHA provides to the people already living in 
this community and how the individuals YVHA has helped keep here, should continue to be an 
integral part of our community’s focus moving forward.  

 
 After reading the annual report the top 3 messages YVHA would like someone to walk 
away with are: 

1. YVHA is a capable partner that leverages resources wisely 
2. YVHA is fiscally responsible with conservative and cautious financial practices 

(quote from McMahan, YVHA’s 2023 auditor) 
3. YVHA’s positive community impact 
 
Once we know the final size of this years report, Kristy will get a bid on the mailing costs of 

the entire booklet versus the cost of just sending out a postcard mailer. From there the team can 
decide if we choose to do a post card mailer or mail the entire booklet printed in a smaller size 
layout than last years report. Evaluating the cost of each printing option in relation to the education 
that needs to happen prior to Brown Ranch progressing and the Mill Levy expiration will be key 
factors for the team to weigh. 
 
Education Topics 

The team said many of the key educational topics were already discussed and included in 
the annual report discussion. Key topics include: 

− how YVHA is an integral community partner 
− technical items: deed restrictions, AMI, how affordability is maintained 
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Property Newsletters 
Robin provided an update and said the first round of property newsletters have gone out. 

Each property has its own newsletter for residents with key updates related to their neighborhood in 
both English and Spanish. Robin said each property managed by YVHA (Hillside, Fish Creek and 
Whitehaven) will receive newsletters about every 2 months. YVHA shared the Sunlight Newsletter 
we’d drafted for that property, Gorman declined the offer for that to be distributed to tenants. Robin 
offered to write one for the properties managed by Mission Rock (Reserves, Alpenglow and Anglers 
400) with the option for Mission Rock to distribute them, we will wait to hear if that is a resource 
Mission Rock/OPG is willing share with their residents. The team briefly touched on other 
community building opportunities the property management team is considering if Mission 
Rock/OPG is not willing to prioritize community building or communications with residents at their 
properties. 
 
Collecting Testimonials 

Robin shared with the team that we’ve received great feedback from the new testimonials 
we’ve added to the website and shared in the newsletter in recent months. Araceli and Sheila 
currently have the broadest contact with current and past residents outside of property management 
staff. Gathing more testimonials and continuing to share those will help those in the community who 
don’t understand YVHA’s positive community impact moving forward. Robin noted that the board 
and staff could help gather more impact stories during community events that will be hosted at many 
of the properties this summer and fall. It was noted that if board members have relationships with 
residents who currently live in YVHA properties or have a mobility story where they at one point lived 
in a YVHA property, that it would be helpful to reach out to those individuals to see if they’d be 
willing to share their story publicly or anonymously. 
 
Next meeting date: 5-14-24 at 12:00pm 
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YAMPA VALLEY HOUSING AUTHORITY 
Real Estate Team Meeting 

April 9, 2024 
 

Team members present included: Michael Ann LaMotte, Kathi Meyer, Jason Peasley, Elliot 
Lawrence, Alyssa Cartmill, Araceli Googins, Robin Schepper. Kristy Marshall prepared the minutes. 
 
 
Goals of the Real Estate Company 

Michael Ann kicked off the meeting by highlighting the need to have the team refocus post 
annexation and get really clear on what we're trying to do, why we're doing it, and what is the real 
value that an in-house real estate team can provide. Clearly articulating why we're doing this and 
what is the benefit and value that only we can provide, all play key roles in YVHA’s mission and the 
services we provide to our community.  

 
A key deliverable of this meeting is to figure out what type of real estate practices and models 

will best deliver the affordability we want our end users to be able to capitalize on and what type of 
model or hybrid as it relates to staff would help us in that process. Then with those fundamentals in 
place, the team can use that as its decision-making filter as we go about whatever option we end up 
going forward with. 
 
 Jason created a draft budget that he shared with the team to help inform the conversation. 
Certain inputs and decisions are still needed to arrive at a final budget framework, but it allowed the 
team to analyze various parameters, opportunities and needs over the next 1-3 years to fully build 
out a real estate department. In Jason’s initial draft budget, the grant YVHA has applied for 
combined with the percent commissions over the course of a three-year time horizon, would 
essentially allow the real estate department to break even. Jason recommended beginning the 
process by assessing the draft budget which is based on a concept of two in-house brokers and 
then a contract employee to do some amount of work; the team assessed the model with those key 
factors first and then went from there. The team agreed to look at a variety of different options of 
structure to see what would get us to the right point. That place where we're providing the services 
that we want in the most efficient, cost-effective way, because ultimately we're trying to save people 
money and provide them with a service that currently doesn’t exist in our community. 
 

The process itself of having units on the market and getting those future homeowners into 
those units is something the team agreed they could make more tangible progress on talking about. 
Beginning with the moment YVHA says we have units for sale and moving all the way through to 
having happy people living in their homes. The team began mapping what all those steps are and 
then used that to analyze where YVHA can best operate within that matrix and where other parties, 
like contract employees or partnerships with other realtors, whatever it might be, could best fit into 
that whole process. Michael Ann highlighted a key step in this process will be defining and 
highlighting the value that we can provide better than a contract employee or another company. 
Alyssa noted the value of us managing the real estate for the properties that we bring on is that we 
know deed restrictions better than any realtor in this town. The knowledge base leads to clear and 
concise information for our buyers and sellers, it gives us the opportunity to make sure that we've 
got the education in place for those buyers and sellers to understand what they're buying, including 
the restrictions as well as the opportunity that entails. The team agreed that focusing on those key 
areas where we would best serve the community in the home buying process as well as identifying 
those other areas where contract labor or partnerships would best serve our community in other 
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areas of the home buying process and having those different steps and processes flow efficiently is 
key. 
 

Kathi wanted to go back a bit and asked if the 3-year budget framework of breaking even was 
dependent upon receiving the grant, Jason said yes. Kathi asked when we would know if YVHA has 
received the grant to fund the buildout of the real estate team, staff in attendance knew it would be 
soon but did not know an exact timeframe of when we would be notified of the grant award. Kathi 
posed the question - Would we stand up a company just to break even? The team agreed that was 
a great question to begin with. The net income and loss is heavy on the front end. The first year 
YVHA will lose close to 200k, the second year there will be a 50k loss, and the 3rd year there will be 
a 300k profit. 

 
We need to expand out the forecast more than just the three years because we know there's 

upfront costs and we know that there's a lot of sales happening in 2026, conceivably, or 2025 to 
2026, but the future thereafter is the real question. If we stand to this up, do we have the volume to 
support the staffing, the work that we’ll be doing and will there be sufficient revenue to cover those 
overhead costs. Michael Ann did note that the front-end costs of establishing a real estate business 
is very front end heavy but once it’s up, the costs are more stabilized. Brown Ranch and that sales 
trajectory needs to be considered and how that might play out. As far as the sale of future deed 
restricted units, the value add, that YVHA has is that we already have a buyer pipeline, full 
understanding of the deed restriction process, and most likely services provided at a lower rate than 
the average realtor. 

 
Kathi proposed we create a hybrid model, where we identify the things that we do in house 

better and try to find a partner who does the generic part of the transaction. Alyssa said she liked 
that idea and just this morning she’d had a call with Kim Bell Williams with Eagle County Housing 
Authority and the Valley Home Store and that conversation touched on many aspects of what Kathi 
proposed. Alyssa, Araceli and Kim discussed the possibility that during YVHA’s first round of sales 
having its real estate team continue to be housed under the Valley Home Store, that would allow 
YVHA to learn from Kim’s real estate team that has a long track record of doing exactly what we’re 
aiming to do and would allow YVHA to continue to remain risk averse. Kim was very open to that 
idea and she also recommended keeping the sale of all deed restrictions in house, Kim said there is 
more compliance risk when we're not controlling it. Eagle County just went through a for sale 
component in the past 6 months and Kim said she’d be more than happy to sit down with YVHA, 
talk, and give us the cliff notes of all that process entailed (the organizing, lottery, pre-sale etc.). 

 
The team discussed various successful deed restriction sales and conversion programs in 

Summit County. Various team members inquired about what the City is considering implementing in 
their Strategic Housing Plan in regard to currently existing deed restrictions in the city, future deed 
restrictions in Steamboat that YVHA is not developing, STR to LTR conversion considerations etc. 

 
Below is a chart that the team mapped out of the future Mid Valley deed restriction sales 

process and how YVHA could create a hybrid real estate model that both allows YVHA to deliver 
cost savings to the end user, allows YVHA to control the components where we provide services 
that deliver the most benefit to the community and then hand off portions that other providers in town 
already specialize in. 
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YAMPA VALLEY HOUSING AUTHORITY 
Real Estate Team Meeting 

April 23, 2024 

Team members present included: Michael Ann LaMotte, Kathi Meyer, Jason Peasley, Elliot 
Lawrence, Alyssa Cartmill, Araceli Googins, and Robin Schepper. Kristy Marshall prepared the 
minutes. 

Review, Document & Expand Mid-Valley Sales Milestones 
Michael Ann began the meeting by suggesting the team view the documents created during 

and since the last team meeting, assess the higher-level tasks within those documents and then 
finish the meeting by assigning work tasks that can be accomplished outside of this meeting. The 
team pulled up the buyer/sales flow chart that was created at the last meeting and went from there. 

The team began with the ‘Aspirational Buyers’ section and discussed what processes need to 
be created. After a group discussion the team created the lists below. All of the administrative tasks 
below as well as the action items discussed in meetings thus far need to be completed in order to 
finalize the buildout of the processes and documents/packets for each category noted on the 
buyer/sales flow chart. 

Aspirational Buyer Process: 
• Identify Buyer Readiness Education Resources/Needs

o Financial Fitness: Credit, Savings, Debt
o Deed Restriction 101
o AMI Identification Process

• Identify Preferred Mortgage Lenders (ideally 3, potentially more)
o Create schedule of their services (Homebuyer 101 Courses)

• Mid-Valley Spec Sheets
• Marketing of Mid-Valley Units

o Unit Mix & Availability
o Neighborhood Features

Administrative Tasks: 
• Create SCHEDULE / TIMELINE
• Further define potential real estate models
• Define staff roles & responsibilities/staff management or work plan

o Identify gaps in current staffing
o Araceli time allocation graphic

• Create YVHA Policy Documents
o Deed restriction qualification policy, capital improvements policy, depreciation

schedule policy
• Create Lottery Process & Process for Community Engagement

o Create list of lottery best practices (Aspen, Eagle, etc.)
o Refer back to BR CDP Focus Team materials – Willa Williford lottery best practices

slide
o Identify questions we want to put out to the community

• Software Set up
o CRM & Deed restriction management - Public House / Home Keeper
o Email Software
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• Marketing Materials & Process:
o Identify graphic designer
o Talking Points / FAQ

Michael Ann asked if YVHA focused on the lottery and each item on the flow chart leading up 
to it, if YVHA had enough staff currently to cover all of that; there was discussion amongst the team 
if we were currently staffed enough to cover that or if we needed one more staff member. The team 
also discussed ongoing Housing Navigation as Araceli transitions more of her time towards Real 
Estate in the year ahead. Alyssa highlighted that her workload, as Sunlight transitions to Gorman 
management, is about to change significantly and she will have more time for administrative tasks to 
buildout the Real Estate team. 

Robin, Kristy and Michael Ann will create an introductory property spec sheet that the Real 
Estate and Comms teams can review. The team reviewed the various promotional information items 
that can be shared out, Michael Ann provided an example from a past project. Kathi asked Jason to 
check with the developer partners for Mid Valley to see if they have staff that can design virtual floor 
plans or if that is something we should consider outsourcing. 

Jason had the team switch over to discussing timeline so staff could work backward from 
there to figure out when set deliverables need to be met. Below is the final timeline that was used for 
Alpine Bank, the team then added additional administrative and internal deliverables for YVHA to 
work from. The team discussed utilizing Monday and/or Smart Sheet for the buildout of various Real 
Estate team processes and schedules. 

The team discussed a potential hybrid real estate framework where we have our two current 
fulltime staff members and bring on temporary help to assist with surge capacity during the sale of 
these 84 units at Mid Valley; then our two full time staff members can continue to manage new deed 
restriction resales and existing deed restriction sales if people chose to use YVHA for that service. 
Michael Ann said more help would need to be brought on to help manage contracts if that is the 
route we choose to go as well as selecting who would be the managing broker for this process. 
Alyssa mentioned that a follow-up meeting with Kim, in Eagle County, is already in the works for 5/3. 
Potential partnership details can be discussed further during that meeting. The team wrapped up the 
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meeting discussing follow-up items for the team that don’t necessarily fall into the lists above but 
need to be addressed soon to progress all deliverables moving forward.  

Follow Up items: 
• Best and worst case scenario budget - Jason
• All work plan activities built out with specific to-dos and deadlines

The team established its future meeting schedule moving forward. For the time being, this 
team will meet twice a month, with one meeting being the formal meeting with meeting minutes and 
the second meeting being an informal meeting with no meeting minutes published. For the next Real 
Estate Team meeting staff will come prepared with – home buying next steps, Mid Valley spec 
sheet, lottery guideline research, and an internal staffing plan for Alyssa and Araceli. The formal 
Real Estate Team meeting will be the 2nd Friday of each month and the informal team meeting will 
be the 4th Friday of each month.  

Next Team Meeting: 5/10 at 10am 
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