Yampa Valley Housing Authority
Development Team Meeting Agenda
4122124
3:00 pm —4:30 pm

YVHA Office — Bank of the San Juans (Upstairs)
270 Anglers Dr.

Zoom Virtual Meeting (optional)
https://us02web.zoom.us/{/5725713720

1. Callto Order

2. USFS Hilltop
a. Project overview and update
b. Review draft MOU with City of Steamboat Springs
c. Review draft Development Partner RFP
d. Project timeline

3. Brown Ranch
a. Demand Study
e March 6, 2024 proposal by RCLCO or solicitation for new
consultant and/or different product?
e Study deliverables
e Timing
¢ Proposition 123 Housing Needs Assessment requirement
b. Next steps with project partners (Lowe and TMO)

4. Mid Valley Update

The Development Team may enter into an Executive Session in compliance with C.R.S. 24-6-402 (4) (a) regarding the
purchase, acquisition, lease, transfer, or sale of any real, personal, or other property interest; except that no executive
session shall be held for the purpose of concealing the fact that a member of the local public body has a personal
interest in such purchase, acquisition, lease, transfer, or sale and C.R.S. 24-6-402 (4) (e) determining positions relative
to matters that may be subject to negotiations; developing strategy for negotiations; and instructing negotiators.


https://www.google.com/url?q=https%3A%2F%2Fus02web.zoom.us%2Fj%2F5725713720&sa=D&ust=1598395082730000&usg=AOvVaw3Zk6sQvS_gSJ3BzeXT8k2v

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 USFA 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.



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

(@)  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.

(¢)  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) NVHA\ 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
khe\ 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
\agreemend 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
Request for Proposals
Development Partner — Hilltop Administrative Site
Proposal Deadline — May 29, 2024

PURPOSE

The Yampa Valley Housing Authority (YVHA) on behalf of the City of Steamboat Springs
(the City) is soliciting proposals from qualified developers to create a public-private
partnership or to serve as fee developer to produce new housing on 8.47 acres of land
known as the Hilltop Administrative Site (Hilltop) located on Hilltop Drive, Lot 1, Fox
Creek Subdivision.

GENERAL INFORMATION

A. The 2018 Farm Bill created the authority for the USDA Forest Service to lease
administrative sites, particularly underutilized parcels located mostly outside of
forest boundaries, to localities in exchange for in-kind contributions, including
housing construction. In 2023, the Forest Service Flexible Housing Partnership
Act was signed into law, strengthening the provision passed in the 2018 Farm
Bill. It is the objective of the Hahns Peak/Bears Ears Ranger District (the District)
to utilize USFS Administrative Land to create housing for USFS Employees and
the local Steamboat Springs/Routt County workforce. Please see attached
property survey of the Administrative Site.

B. In August 2023 the City of Steamboat Springs received a letter from the United
States Forest Service (USFS) proposing the lease of the Hilltop Administrative
Site for the purposes of developing workforce housing. The city received the offer
of first refusal on the Hilltop property on April 3, 2024. On April 16, 2024, the
Steamboat Springs City Council unanimously authorized the city manager to
exercise the city’s right of first refusal as offered by USFS. The City of Steamboat
Springs is highly motivated to enter into a lease prior to the currently scheduled
expiration of the 2018 Farm Bill on September 30, 2024.

C. Yampa Valley Housing Authority and the City of Steamboat Springs have agreed
to partner on this project. An MOU between YVHA and the City outlines the roles
and responsibilities of both parties. The agreement provides a pathway whereby
the City can choose to assign the lease to YVHA (or a joint venture partnership in
which YVHA is a member), with USFS approval. The agreement authorizes
YVHA to act on behalf of the City to issue this development partner RFP, select a
partner, lead unit mix and product type decision making, and lead the land lease
implementation process. Please see attached Memorandum of Understanding
between the City and YVHA.

D. YVHA is a multijurisdictional housing authority established through an
intergovernmental agreement between the City of Steamboat Springs and Routt
County pursuant to CRS § 29-1-204.5. YVHA'’s mission is:

The YVHA supports the local economy, community, and businesses of the
Yampa Valley by implementing appropriate housing solutions for local workers,
other qualified residents, and their families.



YVHA has a strong track record of creating public-private joint venture
partnerships to develop affordable and attainable housing units that meet the
needs of the community. Since 2017 the Yampa Valley Housing Authority and its
partners have developed the following:

The Reserves (48 low-income rentals)

Alpenglow Village (48 low-income rentals, 24 entry level rentals)
Sunlight Crossings (90 entry level rentals)

Anglers Four Hundred (75 low-income rentals)

Mid Valley Condominiums (84 income-restricted condominiums) —
anticipated construction start is May 2024

Mid Valley Phase Il (150 units in predevelopment; tenure and AMI mix to
be finalized. )

agrwdE

o

. YVHA and the City are seeking proposals to develop high quality rental housing
units that meet the needs of a broad spectrum of community members, from 30 —
[130% of Area Median Income (AMI). YVHA is currently commissioning a demand
study that will provide detail on specific AMI groups and unit mix needs for which
there is the highest demand. YVHA expects to work collaboratively with the
selected development partner to refine AMI and unit mix based on the results of
the demand study, anticipated to be available by . Developers should
consider the following information when responding to this RFP:

1. Pending findings from the updated Demand Study, YVHA has a
preference that AMI mix blends to an average of about 90% of Area
Median Income or below.

2. A portion of this development not including housing units set aside for
USFS and City staff (see below) could be a good fit for utilization of the
Low-Income Housing Tax Credit programs.

3. The USFS is requesting 15 rental units to provide housing for fulltime,
year-round USFS staff [can we get anymore clarity on the AMI targets],
as well as 12 beds for summertime seasonal staff [insert AMIs for these
jobs]. It is anticipated that the value of the development of these units will
be considered an in-kind contribution sufficient to compensate USFS for
lease of the Hilltop Site. It's further anticipated that summertime seasonal
units will be made available to other employers’ winter season employees
(e.g., bus drivers, ski area employees, etc.).

4. The City of Steamboat Springs is requesting 10 units (80% - 120% AMI)
set-aside for City employees and/or a to-be-determined set of community
partners (e.g., Colorado State Forest Service).

F. For this RFP specifically, YVHA Development Goals are as follows, in priority

lorder:

1. Housing units that meet all or a portion of the project partners’
development goals as stated in Section E. of this RFP.

2. Limiting exposure to risk, including construction, lease-up/sales and/or
operating risk.

3. Guarantee for YVHA to perform asset management with an
accompanying management fee for services provided.

4. Return on YVHA'’s investment in the form of developer fee and/or net
operating income cash flow.
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G. For this RFP specifically, City of Steamboat Springs Development Goals are as
follows in priority order:

1. A fully assignable lease and acceptance of in-kind consideration, as
reviewed and approved by USFS.

2. Execution of a lease with USFS prior to expiration of authorizations in the
2018 Farm Bill (September 30, 2024).

3. \Opportunity to expand the portfolio of income-restricted rental units
available to city employees, including seasonal employees (see Section
E. of this RFP).

H. YVHA brings the following resources to a public-private partnership:

1. Local financial resources to be used as part of a project’s capital sources
where appropriate. YVHA'’s target investment to help achieve affordability
is $10,000/door. YVHA also has a full-time dedicated grant team
dedicated to sourcing grants and other gap fill funding to achieve deeper
affordability or to meet other project goals.

2. Property, sales and use tax exemptions authorized under CRS §29-4-226
and CRS §29-4-227 where appropriate.

3. Local entitlement expertise, including planning and zoning applications,
process coordination and representation at public hearings.

4. Leadership and guidance through USFS Flexible Partnership Program
lease implementation process.
5. Local consultation aiding in determining development feasibility and

market [characteristics|

I.  The City of Steamboat Springs brings the following resources to a public-private
partnership:
1. The project may be eligible for Expedited Development Review as
outlined in the Community Development Code.
2. The City invests in projects and programs that increase the stock of
affordable and attainable housing through the Short-Term Rental Tax
Fund. The City anticipates at least one solicitation for STR Tax Fund
investment in 2024.

J. The following information is provided with fthis RFP to assist in the production of
proposals :

1. Site Survey

2. USFS Flexible Partnership Program Lease Implementation Schedule

3. MOU between the City of Steamboat Springs and Yampa Valley Housing
Authority

4. YVHA Unit Targeting Information

5. 2022 Demand Study. An updated study will be available by and
will be provided as an addendum to this RFP.

6. Letters from USFS — Aug 2023 and April 2024

7. Copy of signed Right of First Refusal to lease Hilltop Administrative Site

PROPOSAL REQUIREMENTS
A. Proposal submittals shall include:

A. Cover sheet: The cover sheet shall list the name of the Developer with
names, email address and phone numbers of persons who may be
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contacted to answer questions. Also, the cover sheet shall state who
prepared the submittal and how that person(s) can be reached.

1. Qualifications: The Developer qualification information shall include:

a. A brief history of the firm including organization structure, professional
resumes stating qualifications of the firm to develop seasonal and/or
long-term workforce housing. Include number of years in business,
number of employees, and location of office or offices, names of
principals or employees who will complete the service and their
resumes and qualifications. Include qualifications/resumes of
personnel assigned to perform the work.

b. A description of prior housing projects which demonstrates a
familiarity with developing seasonal and/or long-term workforce
housing products, financing techniques and development in a
mountain environment.

c. References (three minimum) must be provided identifying each client,
a contact person, the client's mailing and email addresses and
telephone number for similar projects completed by the personnel
proposed for this project.

Development Goals: Provide a narrative describing how the proposal will
meet some or all the YVHA and City of Steamboat Springs Development
Goals.

Project Approach: Describe project approach including target market,
product type, architecture, and site design.

Schedule: Provide a project schedule which would bring the development
from initial concept phases, through federal land lease process by
September 30, 2024, though zoning entitlements, financing, construction,
and occupancy.

Cost Proposal: The cost proposal shall include a design and construction
budget, project pro-forma and anticipated rental rates.

YVHA Equity: The cost proposal shall include the amount of YVHA Equity
necessary to make each project financially feasible. The proposal shall also
include the percent of project ownership and/or developer fee dedicated to
YVHA for their participation in the project partnership.

B. Questions regarding the scope of work shall be submitted to Emily Katzman,
Development Project Manager at ekatzman@yvha.org.

V. INSURANCE REQUIREMENTS

A. Developer shall provide at theirl own expense the following insurance for
themselves and their employees in connection with their work under this project:

1.

2.

Worker's Compensation: Statutory
General Liability: $1,000,000 each occurrence and aggregate

Auto Liability Insurance: $150,000 each occurrence and $600,000
aggregate.
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VL.

B. The Developer shall indemnify and hold harmless the YVHA against and from all
liability, claims, damages, demands and cost, including attorney fees of every kind and
nature and attributable to bodily injury, sickness, disease, or death or to damage or
destruction of property resulting from or in any manner arising out of or in connection
with the project and the performance of the work under this contract.

AWARD OF CONTRACT

A. After receipt of proposals, YVHA will use the following \criterial in selecting the firm
for the project.

1. Resume and qualifications of the firm and assigned personnel.

2. Overall project approach and understanding of Seasonal, Low Income
and Entry Level housing development.

3. Total unit mix targeted at Seasonal, Low Income and Entry Level market
segments and maximum utilization of YVHA resources per unit.

4. Conformance with YVHA and City of Steamboat Springs Development
Goals.
5. Schedule for completion, including land lease implementation by

September 30, 2024.
6. Proposed project budget.

7. References and demonstration of successful experience in developing or
providing similar services, with adherence to the statement of services,
schedule and budget.

B. YVHA will evaluate responsive proposals and may select one developer to be
fully qualified and best suited among those submitting proposals, on the basis of the
factors listed above. Further information and negotiations may be requested from all the
Developers selected. Costs and compensation will generally be considered but is not
the sole determining factor. In many cases, other factors, including but not limited to
experience, financial and professional capacity, references, service, warranties,
proposed approach, etc. are more important than the initial cost.

After the evaluation, information gathering, and further negotiation is completed, YVHA
shall select the Developer(s) who, in its opinion, best meet the needs of the community.
Should YVHA determine, in its sole discretion, that only one Developer is fully qualified,
or is clearly more qualified than the others under consideration a contract may be
negotiated and awarded to that vendor.

C. YVHA reserves the right to reject any or all bids and proposals, to waive
informalities or irregularities in the proposals received, and to reject non-conforming,
non-responsive, conditional, or qualified proposals, and to accept the bid/proposal, in
whole or in part, which, in YVHA'’s judgment, best serves the interest of YVHA and its
clients.

GENERAL CONDITIONS
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A Letter of Interest shall be emailed to Emily Katzman (ekatzman@yvha.org) by

This letter shall express interest in submitting a proposal
and will include the primary contact information of the applying party. Submitting
a Letter of Interest is not required, however, YVHA will use information from the
Letter of Interest to distribute the answers to Clarifying Questions.

Clarifying Questions can be submitted at any time through
Clarifying Questions must be emailed to Emily Katzman (ekatzman@yvha. org)
by

Responses to this RFP must be emailed to Emily Katzman

(ekatzman@yvha.org) By 5100 P IMonday, May29,2024]

Proposals shall be firm for a period of 60 days from submittal.

Any person or agency on the US Attorney General’s list of ineligible contractors
will not be considered.

The Developer certifies by signing this proposal that this proposal is made
without prior understanding, agreement or accord with any other person
submitting a proposal for the same product or service and that this proposal is in
all respects bona fide, fair, and not the result of any act of fraud or collusion with
another person engaged in the same line of business or commerce. Any false
statement hereunder constitutes a felony and can result in a fine and
imprisonment as well as civil damages.

Proposals shall be considered public information unless advised otherwise by the
Developer. Developer shall include a separate letter stating which parts of the
Proposal are deemed confidential and/or proprietary information not to be
released.
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REAL ESTATE CONSULTING

Jason Peasley Sent via e-mail
Executive Director March 6, 2023
Yampa Valley Housing Authority R7-12026.02
2100 Elk River Rd

Steamboat Springs, CO 80477

jpeasley@yvha.org
(970) 870-0167

SUBJECT: Annual Housing Demand by AMI Modeling Effort; Routt County, CO

Dear Jason and Emily:
We are pleased to present this proposal-agreement for professional services related to the above subject.

We have prepared this proposal based on our conversations from the week of February 12th, a review of background information shared
regarding the subject properties and your organizational planning objectives, and our firm’s extensive experience in preparing housing
demand studies across the country and in Routt County, specifically.

We have organized our proposal response as follows:

o Assignment Background and Objectives
e  Consulting Qualifications
e  Scope of Work

e Time and Professional Fee

ASSIGNMENT BACKGROUND AND OBJECTIVES

In 2021, RCLCO undertook a comprehensive housing demand analysis in Greater Steamboat as part of Yampa Valley Housing
Authority’s (YVHA) master planning efforts for the Brown Ranch. This effort built on previous housing demand studies undertaken by
YVHA and the Steamboat community in 2016, and RCLCO’s research revealed that there is a net gap of about 1,400 workforce housing
units relative to existing supply in Steamboat, with a projected widening gap due to lack of building and strong employment growth in the
Yampa Valley. RCLCO'’s analysis culminated in the recommendation that Brown Ranch could support over 2,200 housing units to serve
the local workforce population over the next 20 years.

Today, as YVHA continues to work through the master development plan and preliminary programming for the first phases of Brown
Ranch, as well as several other active projects in town, YVHA seeks a near-term, granular understanding of the net need for various
types of workforce housing in the Valley by area median income (AMI) level. With the above in mind, YVHA seeks to develop a clear
methodology and model that can assess the scale and characteristics of the net new housing need today, which could be easily updated
on an annual basis concurrent with new data releases. This demand assessment would provide an up-to-date summary of the depth of
demand by AMI level/housing type and how well recent Housing Authority developments are addressing key demand segments.
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REAL ESTATE CONSULTING

CONSULTING QUALIFICATIONS

RCLCO is the “first call” for real estate developers, investors, the public sector, and non-real estate companies and organizations seeking
strategic and tactical advice regarding property investment, planning, and development. Our team leverages quantitative analytics and a
strategic planning framework to provide end-to-end business planning and implementation solutions at an entity, portfolio, or project level.
With the insights and experience gained over 55 years and thousands of projects, RCLCO brings success to all product types across the
United States and around the world. RCLCO has offices in Austin, Denver, Los Angeles, New York, Orlando, and Washington, DC, and
offers an array of consulting services across three major service areas:

RG LB[] REAL ESTATE
ECONOMICS

RCLCU | Consurmne

R F RCLCO FUND

RCLCO Real Estate Economics is backed by more than five decades of experience analyzing
demographic and lifestyle trends, market dynamics and capital market realities. Clients turn to
us for quantitative rigor, market knowledge and cutting-edge financial analysis regarding highest
and best use, product definition, market positioning, and underwriting support for any proposed
investment or development concept, site, or product type. Each day our team gains a deeper
understanding of demand conditions for real estate, providing crafted investment strategies and
development solutions, creating the industry’s best kit of analytical tools to model where value
growth will occur, which markets are undersupplied, what product niches are emerging, and how
real estate assets can be enhanced and de-risked at throughout the economic cycle.

RCLCO Management Consulting provides tailored and executable strategic advice to real
estate companies across all industry sectors and geographies. Our team of seasoned
consultants helps position organizations for growth in a competitive and fast-changing
marketplace. With deep expertise in portfolio transformation, human capital strategies, and
capital formation, we have developed enterprise strategies that enable our clients to look around
the corner. Our management consulting practice is comprised of the following offerings: Strategic
Planning; Organizational Consulting; Capital Strategy; Portfolio Strategy; Operational Strategy;
Compensation Consulting; and Executive Search.

RCLCO Fund Advisors (RFA) aims to improve the institutional real estate investment model

ADVISORS by providing customized and aligned consulting and advisory solutions to institutional investors,
leveraging our diverse team’s analytical approach, deep knowledge, and experience in
research, consulting, investment management, property operations, and lending. Established in
2011, RFA has been an SEC Registered Investment Advisor since 2014.

SCOPE OF WORK
The analytical tasks leading to the fulfillment of the above objectives are outlined below.
I.  PROJECT SET UP
1. Kickoff Meeting. Conduct a kick-off meeting with the client and relevant project team members to review and refine the
assignment objectives and outline our detailed methodology, as well as examples of desired deliverable outputs.
2. Review Existing Materials. Review prior YVHA demand studies as well as RCLCO’s Brown Ranch work to inform the
near-term demand assessment, including what worked well and didn’t resonate previously.
3. Housing Authority Internal Data. Obtain the Housing Authority’s existing and planned projects, including unit types and

AMI levels served, which will ultimately be incorporated into RCLCO’s demand analysis.

SUPPLY DYNAMICS
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Data Gathering. Obtain the latest Routt County tax assessor data. Work with the client to identify and document appropriate
tax areas, property classifications, etc.

Supply Classification Refinement. Develop a methodology to remove second homes, other vacant, and unsuitable local-
serving housing supply from the analysis.

Supply Segmentation. Based on tenure type, bedrooms, and income levels served derived from property values and housing
cost assumptions, classify supply into key segments (AMI increments and household types served) that will ultimately align
with demand segments defined in the demand analysis below. For rental units, RCLCO will also rely on Census data and
proprietary data sources to supplement assessor data to most accurately classify rental supply, given challenges in relying
solely on the assessor data.

Pipeline. Based on the Housing Authority’s internal data and market knowledge, as well as RCLCO’s knowledge of
product/unit mix segmentation and likely AMI levels served, derive the likely housing supply growth and income levels served
in the Valley for additions over the next year.

ll. DEMAND MODELING

1.

Data Gathering. Obtain latest Routt County AMI levels by household size, as well as US Census data and microdata, and
RCLCO proprietary subscription data related to income distributions and household characteristics of those living in Routt
County.
Demand Segmentation. Work with YVHA to group demand into key affordability and household type segments (e.g. AMI
levels by defined increments, tenure, households by presence and number of adults and children, and other factors).
Model Building. Streamline the integration of public Census data, microdata, and proprietary data needed to define demand
segments into a synthesized format that can be pulled in Excel and updated annually.
Unmet Depth of Demand Today. Develop a detailed matrix of unmet demand today at for key demand segments defined
above, based on key assumptions related to the below:

a. Depth of households by AMI level and household size;
Tenure shifts and historical/supply-induced annual turnover;
Household types by age, presence of children, etc.;
Depth of existing cost burdens and doubled-up households in the market;
Community input and/or surveys on residents’ desired types of desired housing

® oo o

IV. SYNTHESIS & DELIVERABLE

N —

Net Housing Gap. Quantify the net need for housing for each demand segment based on supply/demand imbalances today.
Housing Authority Impact. Based on Housing Authority recent deliveries and planned pipeline, estimate YVHA's
“penetration” of demand at each AMI level and for various household types today.

Summary Report. Build an easily replicable narrative report based on graphics from the Excel model detailing existing supply
conditions, existing demand, and future supply/demand imbalances for internal usage by the Housing Authority.
Documentation. Outline a clear methodology and data sources utilized so that in future years, YVHA can conduct the
demand analysis in-house with limited support from RCLCO.

(Optional) Community Reporting. Develop an external-facing community impact report highlighting the ways in which YVHA
has addressed and plans to address the net housing need in the Valley relative to existing supply/demand dynamics.
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TIME AND PROFESSIONAL FEE SCHEDULE

The time to complete the scope of work outlined above through the working session is detailed below. The written report will be issued
once all follow-up items resulting from the working session are completed. The time frame may vary depending on when we receive your
written authorization and retainer and our commitments at that time, as well as on turnaround and response time from client, client
consultants and employees, and other team members regarding necessary information requests, review of progress reports and/or drafts;
scheduling conflicts; and so on. We can typically begin assignments within one to two weeks of your written authorization to proceed
and our receipt of the retainer fee.

The estimated professional fee to complete the scope of work outlined above is shown below. The professional fees exclude expenses
such as data subscriptions and materials (estimated to be 7% of the professional fee) as well as out-of-pocket travel and reimbursable
expenses. These costs are further detailed in the enclosed appendix as is information about our billing arrangements, additional services
and limiting conditions.

TASK FEE TIME REQUIRED
Initial Demand Model Buildout & Report $30,000 5 -6 Weeks
Future Annual Model Updates Estimated $5,000 — 7,000 per update N/A

If the above meets with your approval, we are prepared to commence work on this assignment as soon as practical after receipt of an
executed proposal-agreement and a retainer of $15,000, which will be credited against the final invoice(s). An invoice for the retainer has
been included for your convenience.

We are truly excited about working with you on this interesting project and sincerely appreciate your consideration of our firm. We look
forward to hearing from you in the very near future.

Very truly yours,
Erin Talkington Dana Schoewe
Managing Director Principal
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AGREED AND ACCEPTED:
Yampa Valley Housing Authority

Executing entity, if
different than above:

Signature:
By:

Title:
Date:

Unless informed to the contrary in the space provided below, the monthly invoices and reports will be sent via e-mail to the attention of
the individual who executed this agreement.

Name:
Title:
Invoicing Address:

Telephone Number:

Mailing Address:

Email Address:
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STANDARD APPENDIX TO PROPOSAL AGREEMENT

SECTION 1: PAYMENT TERMS

An initial payment of $15,000 shall be sent upon execution of this Agreement, (which amount will be credited to the outstanding balance
on the final invoice(s) submitted to Client). Payment of the retainer should be sent to the below, along with one executed copy of this
Agreement sent to billing@rclco.com:

Below are wiring instructions for your convenience:

Bank Name: City National Bank
Bank Address: 555 S. Flower Street
Los Angeles, CA 90071-2300
Bank Account: 002921790
Bank ABA: 122016066
SWIFT (International): ~ CINAUS6L
Reference: R7-12026.02

For each monthly billing period ("Billing Period"), RCLCO (Robert Charles Lesser & Co.) will submit invoices to Client for professional
services and expenses. Amounts invoiced will be in proportion to the services performed during the preceding billing period. Amounts
invoiced for reimbursable expenses, consultants' fees, and additional services will be based on amounts incurred and services performed
through the invoice date.

Invoices will be sent via e-mail to the individual who executed this Agreement, or otherwise as specified on the signature page.

All payments will be made in the U.S. and in U.S. currency. All taxes and tariffs associated with paying for our services will be paid by
Client or, if levied on RCLCO, will be charged back to Client over and above the professional fees and expenses billed in accordance
with this Agreement.

Invoices are due and payable upon receipt. Interest, at the highest rate permitted under the applicable law, will accrue on all accounts
not paid within thirty (30) days of the invoice receipt date, at which point the account will be deemed overdue. RCLCO retains the right
to halt work pending receipt of any overdue payments, and the right to withhold delivery of the final report until payment in full has been
received if payment history does not meet the above terms. Client shall pay all costs and expenses, including, without limitation,
reasonable attorneys’ fees and expenses incurred by RCLCO in connection with the collection of the overdue accounts of Client.

SECTION 2: EXPENSES

In addition to the professional fee, the Client will be billed 7% of the fee for the extensive set of data subscriptions and materials RCLCO
will rely upon to complete this work, as well as for reimbursable out-of-pocket expenses. Travel and other out-of-pocket expenses
(mileage, airfare, car rental, hotel, meals, etc.) required for the completion of this engagement will be billed at cost plus a 10% handling
charge as incurred.

SECTION 3: ACCEPTANCE & EXPIRATION

Acceptance of this Agreement is completed upon receipt of one executed copy of the Agreement and the retainer fee specified. If we are
not in receipt of a fully executed copy within thirty (30) days from the date thereof, this Agreement shall be of no further force and effect
and shall be deemed withdrawn.
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SECTION 4: ADDITIONAL SERVICES

In addition to the scope of work covered in this Agreement, we will be available for additional work, including team meetings; planning
and design review work; litigation support work; presentations to investors, lenders, and/or public agencies; periodic updating of reports;
financial analysis; marketing plan; consumer opinion research work; and other activities related to this engagement.

Additional team meetings and planning and design review sessions will be billed for professional time and expense based on our normal
hourly or per diem rates. Proposals for other services, indicating scope of work and time and fee schedule, will be submitted upon request.

Professional time for court appearances, depositions, and public hearings will be billed at 150% of our normal hourly rates.

SECTION 5: CLIENT'S RESPONSIBILITIES

Client agrees to provide full and reliable information about its requirements for the engagement and, at its expense, shall furnish the
information, surveys, and reports, if any. In addition, Client agrees to provide, at its expense and in a timely manner, the cooperation of
its personnel and such additional information with respect to the engagement as may be required from time to time, to be provided by
Client for the performance of RCLCO's work. Client shall designate a Project Representative authorized to act on behalf of Client with
respect to this Agreement and agrees to render any decisions promptly to avoid unreasonable delay to the engagement and the
performance of RCLCO's work.

SECTION 6: TERMINATION

Either Client or RCLCO may terminate this Agreement by giving written notice at least three (3) days prior to the date of termination. In
the event of such termination, Client shall pay RCLCO for services and reimbursable expenses performed or incurred to the termination
date.

SECTION 7: OWNERSHIP AND USE OF METHODOLOGIES AND DOCUMENTS

The report and any associated documentation prepared for the client remain the property of RCLCO, including data used in the
preparation of this report, the methodologies employed by RCLCO, any graphic design images and exhibit formatting visualizations and
content. RCLCO gives Client a perpetual, royalty-free, fully paid-up license to use the report, included images and exhibits and exhibit
content. Client may use the report in any manner or share it with others subject to the confidentiality and indemnification clauses below.

The methodologies, code, software, systems, processes, documentation, or existing work product utilized by RCLCO (together,
“methodologies”) may be protected by United States patent, copyright laws and other intellectual property laws, and international treaty
provisions. RCLCO and its third party licensors, if any, retain all title to and, except as expressly and unambiguously licensed herein, all
rights and interest in (a) the software, including, but not limited to, all copies, versions, customizations, compilations and derivative works
thereof (by whomever produced) and all related documentation; (b) the RCLCO trademarks, service marks, trade names, icons and
logos; (c) any and all copyright rights, patent rights, trade secret rights and other intellectual property and proprietary rights throughout
the world in the foregoing; and (d) all Confidential Information (as defined in Section 8, below). Client acknowledges that its possession,
installation, or use of the software or methodologies does not transfer to Client any ownership, title, or registrable interest of any kind to
the intellectual property in the software or methodologies, and that Client will not acquire any rights to the software or methodologies
except as expressly set forth in this Appendix. Client agrees that all backup, archival, or any other type of copies of the software and
documentation will contain the same proprietary notices that appear on and in the software and documentation.

SECTION 8: CONFIDENTIAL INFORMATION

“Confidential Information” means any and all information provided by or which will be provided or disclosed (whether or not purposely)
by the disclosing party to the receiving party, including, without limitation, proprietary technologies, economic information, business or
research strategies, and material embodiment thereof, business information, financial information, business forecast information, cash
requirement information, organization information, valuation information, technical information and know-how, scientific information,
research information, chemical structures, patents and patent applications, ideas, works of authorship, inventions, processes,
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experimental work, design details, specifications and engineering materials, in any form or format, including, without limitation, written
or other tangible medium, graphic, oral, visual, digital, electronic and/or machine readable or other non-tangible medium; and all internal
materials, data, results, reports and documents generated by or on behalf of such party containing or regarding any of the foregoing
or is furnished by or on behalf of such party which would reasonably be considered to be proprietary or confidential, or that is marked
“confidential” (or if provided in oral, visual or non-tangible form, made known at the time of disclosure to be confidential).
Notwithstanding the foregoing, any Confidential Information provided to the receiving party shall be considered confidential as long as
a reasonable person would consider it confidential information or by its nature should reasonably be considered confidential. Any
information disclosed by the disclosing party to the receiving party will not be deemed Confidential Information to the extent that such
information: (a) at the time of disclosure is in the public domain, other than as a result of a breach of an obligation of confidentiality or
non-use or other misappropriation; or (b) becomes part of the public domain, by publication or otherwise, other than as a result of a
breach of an obligation of confidentiality or non-use or other misappropriation; or (c) at the time of disclosure is already in possession
of the receiving party, without restriction as to confidentiality or use, as established by contemporaneous written records; or (d) is
lawfully provided to the receiving party, without restriction as to confidentiality or use, by a third party lawfully entitled to possess and
make unrestricted disclosures of such information; or () is independently developed by the receiving party without use of or reference
to the disclosing party’s Confidential Information, as established by contemporaneous written records; or (f) is disclosed to the extent
required by law, rule, regulation or bona fide legal process, provided that the receiving party takes all reasonable steps to restrict and
maintain confidentiality of such disclosure and provides prior written notice to the disclosing party.

Non-Disclosure. Each party agrees not to use, disclose, sell, license, publish, reproduce, or otherwise make available the Confidential
Information of the other party except and only to the extent necessary to perform under this Agreement. Each party agrees to secure and
protect the other party’s Confidential Information in a manner consistent with the maintenance of the other party’s confidential and
proprietary rights in the information and to take appropriate action by instruction or agreement with its employees, consultants, or other
agents who are permitted access to the other party’s Confidential Information to satisfy its obligations under this Section. The provisions
of this paragraph shall survive the term of this Agreement.

SECTION 9: INDEMNIFICATION AND LIMITATION OF LIABILITY

Client agrees to indemnify and hold RCLCO and its officers, directors, employees, advisors, agents, successors and assigns (collectively,
the “RCLCO Indemnified Parties”) harmless against all third-party claims, losses, damages or expenses of whatever form or nature,
including attorneys’ fees and other costs of legal defense, that any of the RCLCO Indemnified Parties may sustain or incur as a result of
Client's use, dissemination or publication of the Report, and against any losses or claims for damage and liabilities under Federal and
State laws that may arise as a result of statements or omissions in public or private offering of securities. RCLCO and Client expressly
limit their liability to each other for direct damages caused by negligence of one to the other, and for direct damages caused by the breach
of any term of this Agreement. RCLCO’s total liability to the Client shall not exceed the total fee and expenses actually paid by the Client
to RCLCO for the scope of work covered in this Agreement. In no event shall either party be liable to the other for any indirect or
consequential damages, including but not limited to lost business profits.

SECTION 10: GENERAL LIMITING CONDITIONS

Itis understood by the Client that RCLCO can make no guarantees about the recommendations resulting from the proposed engagement
because these recommendations must be based upon facts discovered by RCLCO during the course of the study and those conditions
existing as of the date of the Report.

It is understood that RCLCO's fee for the undertaking of this engagement is in no way dependent upon the specific conclusions reached
or the nature of the advice given by RCLCO in its Report to the Client.
The final Report furnished by RCLCO will contain a statement of General Limiting Conditions, as follows:

"Reasonable efforts have been made to ensure that the data contained in this study reflect accurate and timely information and are
believed to be reliable. This study is based on estimates, assumptions, and other information developed by RCLCO from its independent
research effort, general knowledge of the industry, and consultations with the client and its representatives. No responsibility is assumed
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for inaccuracies in reporting by the client, its agent, and representatives or in any other data source used in preparing or presenting this
study. This report is based on information that to our knowledge was current as of the date of this report, and RCLCO has not undertaken
any update of its research effort since such date.

Our report may contain prospective financial information, estimates, or opinions that represent our view of reasonable expectations at a
particular time, but such information, estimates, or opinions are not offered as predictions or assurances that a particular level of income
or profit will be achieved, that particular events will occur, or that a particular price will be offered or accepted. Actual results achieved
during the period covered by our prospective financial analysis may vary from those described in our report, and the variations may be
material. Therefore, no warranty or representation is made by RCLCO that any of the projected values or results contained in this study
will be achieved.

Possession of this study does not carry with it the right of publication thereof or to use the name of "Robert Charles Lesser & Co." or
"RCLCO" in any manner without first obtaining the prior written consent of RCLCO. No abstracting, excerpting, or summarization of this
study may be made without first obtaining the prior written consent of RCLCO. This report is not to be used in conjunction with any public
or private offering of securities or other similar purpose where it may be relied upon to any degree by any person other than the client
without first obtaining the prior written consent of RCLCO. This study may not be used for any purpose other than that for which it is
prepared or for which prior written consent has first been obtained from RCLCO.”

SECTION 11: ARBITRATION

Any disputes, claims, or other matters arising out of or relating to this Agreement or the breach hereof shall be settled by arbitration in
California in accordance with the Rules of the American Arbitration Association. Judgment upon the award rendered by the arbitrators
may be entered into any court having jurisdiction hereof. In the event of any arbitration or other legal proceedings pertaining to this
Agreement, including the enforcement of any arbitration award, the prevailing party shall be entitled to recover all legal expenses,
including reasonable attorneys’ fees.

SECTION 12: ELECTRONIC SIGNATURES

Any signature (including any electronic symbol or process attached to, or associated with, a contract or other record and adopted by a
Person with the intent to sign, authenticate or accept such contract or record) hereto or to any other certificate, agreement or document
related to this transaction, and any contract formation or record-keeping through electronic means shall have the same legal validity and
enforceability as a manually executed signature or use of a paper-based recordkeeping system to the fullest extent permitted by
applicable law, including the Federal Electronic Signatures in Global and National Commerce Act or any similar state law based on the
Uniform Electronic Transactions Act, and the parties hereby waive any objection to the contrary.

SECTION 13: EQUAL OPPORTUNITY EMPLOYER

RCLCO is an Equal Opportunity Employer that does not discriminate on the basis of actual or perceived race and hair texture and
protective hairstyles that are closely associated with race (including but not limited to afros, braids, locks and twists), religion (including
religious dress and grooming), creed, color, sex (including pregnancy, child birth, breast feeding, lactation and related medical
conditions), sexual orientation, gender (including the fact that an individual is transgender, transitioning or transitioned*), gender identity
(a person’s identification as male, female, a gender different from the person’s sex at birth or transgender), gender expression (a person’s
gender-related appearance or behavior, whether or not stereotypically associated with the person’s sex at birth), immigration status
and/or citizenship (including possession of a driver’s license issued under California Vehicle Code section 12801.9), ethnicity, national
origin,* marital or familial status, registered domestic partnership status (as defined by California Family Code section 297 or applicable
state law), veteran status, military/uniform service member status, membership in the federal or state military reserves, political affiliation
age, physical or mental disability (including but not limited to HIV and AIDS) or association with a person with an actual or perceived
physical or mental disability; medical condition, cancer, genetic trait/information/characteristics, or any other protected status in
accordance with all applicable federal, state, and local laws. Together, these characteristics listed above shall be referred to as Protected
Characteristics. This policy extends to all aspects of our employment practices as well as in interactions with third parties, including but
not limited to vendors, contractors, and customers.
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SECTION 14: MISCELLANEOUS

By executing the proposal-agreement for this engagement, Client and RCLCO each bind themselves and their successors and assigns
to this Agreement. Neither Client nor RCLCO shall assign or transfer their interest in this Agreement without the written consent of the
other. This Agreement represents the entire Agreement between Client and RCLCO. No agreements or representations, oral or
otherwise, express or implied, with respect to the subject matter hereof have been made by either party that are not set forth expressly
in the agreement. This Agreement may be amended only in writing, signed by both Client and RCLCO.

Delaware law shall govern this Agreement.
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RETAINER INVOICE

Jason Peasley Sent via e-mail
Executive Director March 6, 2023
Yampa Valley Housing Authority R7-12026.02
2100 Elk River Rd

Steamboat Springs, CO 80477

jpeasley@yvha.org

(970) 870-0167

Annual Housing Demand by AMI Modeling Effort; Routt County, CO

AMOUNT
RETAINER DUE: $15,000

BELOW ARE WIRING INSTRUCTIONS FOR YOUR CONVENIENCE:

Bank Name: City National Bank
Bank Address: 555 S. Flower Street
Los Angeles, CA 90071-2300
Bank Account: 002921790
Bank ABA: 122016066
SWIFT (International): CINAUS6L
Reference: R7-12026.02
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