YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
September 12, 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, Kathi Meyer, Reese
Freeman, Lou Tortora, Dakotah McGinlay, Jim Beers, Tim Corrigan, Kate Nowak, and Roger Ashton. Alison
Brodie, Michael Ann LaMotte, Patrick Phillips, and Cecilia Escobar were absent.

Others present included: Jason Peasley, YVHA Executive Director; Kristy Marshall, Executive Assistant;
Elliot Lawrence, Deputy Director; Alyssa Cartmill, Regional Property Manager; Emily Katzman, Grants & Project
Manager; Elizabeth Hinchman, Grants Coordinator; Sandy Jacobs, YVHA Financial Manager; Mandy Tomassetti,
Accountant; Robin Schepper; Steve Muntean; Bob Schneider; Angela Ashby; and Sonja Macys. Sarah Katherman
prepared the minutes.

EN RE: PUBLIC COMMENT
There was no public comment.

EN RE: BOARD MEMBER COMMENT
Dakotah reported that City Council had allocated a total $2.5MM in STR funds.

Leah announced that she would be sending out Jason’s performance review survey to board members via
email early next week. She urged all board members to participate.

EN RE: CONSENT AGENDA
The following items were presented on the consent agenda:
a. Review and approval of the August 8, 2024 meeting minutes
b. Review and approval of July 2024 balance write-offs (none)
c. Review and approval of July 2024 check register
d. Review and approval of July 2024 financial statements

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

EN RE: STAFF REPORTS
Jason reported on the technical support YVHA had been providing, in conjunction with Thistle Resident
Owned Community (ROC), to the Milner mobile home park in their effort to become a ROC and make a purchase
offer on the park. He said that there would be a fundraiser for the project on Sunday and that tax-deductible
donations can been made through YVCF.

Jason stated that the City must be the entity to sign the lease for the USFS property. The City would then
sub-lease it to YVHA. He said that this needs to be accomplished by September 30. He reviewed the potential
timelines for the required City Council readings, and noted that this is a crucial first step in the process that will
include a property appraisal, a series of community engagement meetings, design, entitlements, planning
approvals, etc. The $0 long-term ground lease is the means through which the land will be effectively donated to
the project, making the affordability targets more attainable. There was a discussion of the appraisal process and
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its importance in the financial structure of the project. Jason said that YVHA would present the elements of the
project to City Council on Tuesday.

County Commissioner Sonja Macys said that she had spoken with a Summit County Commissioner, who is
going through a similar process with the USFS. She said that while getting the first lease language correct is
important, there will be another opportunity to make changes on the second lease that will be required for the
project. Commissioner Macys said that a member of Sen. Bennett's office is working to expedite the process with
the USFS.

Kathi asked about the MOU with Servitas. Jason said that Servitas wants to execute a more binding
agreement than the originally proposed MOU. George is working on the document, which should be available for
board review and approval in October. Jason reviewed what YVHA would receive from the deal, including the
corporate and development fees and the cash flow. In addition, YVHA will be the sole owner of the development. A
certain number of units will be allocated to the City and to the USFS, with the remainder available to the public.

Jason reported that the Ad Hoc committee advising on the STR tax allocations would be updating City
Council on September 17 on four different development projects, one of which is the rental portion at Mid-Valley.

Elliot updated the number of responses to the property management surveys sent to residents of Fish
Creek (34), Hillside (14), and Whitehaven (11). He said that the feedback has generally been positive. In addition to
the affordable health care and mental health support cited in his staff report, Elliot said that the third health equity
concern listed on the surveys was food. He said that not enough detail was provided to know if this was an
indicator of food insecurity, cost, availability, or quality.

In reference to the property walks discussed in his report, Elliot said that OPG would be in town on October
2 to discuss the warranty work and other property issues. Regarding the Mid-Valley project, Elliot said that the HOA
documents are in the works and on target to be complete for board approval in November. He presented the
branding for the Cottonwoods at Mid-Valley. Robin said that the branding would be integrated into all the marketing
materials and publicity for the project. Elliot said that the community impact report is on schedule to be printed in
October and distributed to all households in the district. He said that general newsletters would go out once per
month and property newsletters would be distributed every 3 — 4 months. Regular updates and communication with
City Council and the BCC have also increased in frequency.

Elliot reviewed the updates on the Mid-Valley construction, as detailed in his staff report. He noted that
there are fire hydrants on the site now and that the transformer would be relocated soon. Reese recommended
getting the architect on site for the foundation work.

Roger asked about the backflow check-valve project discussed in the report. Elliot described the elements
of the project, which is being required by City to protect water quality. He said that the project is so costly at Hillside
because of the location of the existing water infrastructure, which will need to be brought above ground and
installed in a shed. He said that the City is okay if this project is not completed until next summer. Catherine
suggested that this project could be eligible for STR funds.

Elliot said that bids on the electrical upgrade project at Fish Creek are due next week.

Robin noted the YVHA talking points included in the meeting materials. Leah asked all board members to
read this document carefully to ensure that YVHA is putting out a consistent message.
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EN RE: 2025 BUDGET WORKSHOP
Jason introduced the budget workshop, noting that there is no draft budget included in the meeting
materials. In response to a question from Catherine, Jason explained that the Finance Team wanted to get policy
feedback from the board prior to presenting a draft budget. He reviewed the schedule of meetings, public hearings,
and submittal deadlines for the budget. Alyssa clarified that the final budget for Hillside is not due until November 1,
which will allow time for YVHA to notify the tenants and hold a public hearing prior to submitting the budget for
Hillside to the USDA.

Jason presented a cash fund balance analysis for each of the YVHA properties, noting that while Fish
Creek and Whitehaven revenues are closer to keeping up with expenses at this time, Hillside Village, which is very
old and expensive to maintain, is far below a healthy balance. He said that the fund balance at Hillside has been
spent down to maintain the low rents. Over the past four years rents have increased across the portfolio by about
15% while expenses have increased over 43%. In addition, significant capital improvements are needed at all of
the properties, as outlined in Elliot's report. Grants are pending to support some of those projects, but if those
grants do not come through, rent increases will be required to pay for them. Jason said that a plan is in place to re-
syndicate Hillside with 4% tax credits, which will allow for a property-wide $10MM - $15MM rehabilitation. He said
that apart from the capital expenditures, rent revenues collected from the properties need to be re-sized to bring
the funds back into line on an operational basis.

Jason said staff is recommending a 34% increase in rents at Hillside. He said 36 of the 55 households at
Hillside receive rental assistance from USDA that backfills the rent beyond what they pay, which means the
residents’ out-of-pocket rents would not change. Many of the other residents would be able to absorb the increase
without exceeding the 30% of income threshold for affordability. Jason said that with the increase, three residents
would be paying more than 30% of their income. Jason also reviewed the proposed increases at Fish Creek (12%)
and Whitehaven (4%), which are less dramatic. He said that moving forward, annual rent increases that match
inflation must be done to keep pace with rising costs. Leah said that each property needs to be self-sustaining from
an operational standpoint. Jason said that mill levy funds can be used to support capital expenses through 0%
loans from the development fund, if necessary.

Jason presented a chart showing how staff time is allocated across the categories of policy, development,
communications, property management, real estate, executive functions, and administration/housing navigation.
He said that the organization does not have the capacity to meet the stated expectations and goals of the strategic
plan, most specifically in the areas of policy, communications and admin/housing navigation. With the shift toward
real estate, there will be a reduction in housing navigation services to the community and there is not capacity to
fulfill the goals related to health equity, as little staff time is dedicated to the Policy Team. Jason reviewed that
operating income — operating expenses + mill levy funds = investments & development + reserves. He reviewed
how the mill levy funds have been spent over the past seven years and the projected spending levels for this year
and the next three years. He noted that 2025 is unusual because the staff burden will be high but revenues from
real estate sales will not yet be collected. In 2026, the sales proceeds will support YVHA operations and provide
money to use for investments and/or reserves.

Jason presented three questions to the board regarding 1) the proposed resizing through rent increases; 2)
the proposed 0% loans from the development fund to support capital projects; and 3) how to adjust staff time to
realign with the strategic plan. The last issue could involve shifting capacity, adding capacity, or reducing
expectations.
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Catherine stated that she is vehemently opposed to a 34% increase in rents at Hillside in a single year but
said that it would be impossible to even consider it without reviewing a draft budget for Hillside. She proposed that
the increase should be staggered over several years. For Fish Creek, Catherine proposed developing a sliding
scale for rents that would reflect the wide range of incomes of residents at the mobile home park. She also
suggested that every effort must be made to reduce YVHA's organizational operating costs. She added that the
communities must be given advance notice and the opportunity to respond to any rent increase proposal.

Reese suggested that YVHA consider selling Hillside and using the proceeds to develop new projects. In
response to a question from Kate, Jason said that the reserve level at Hillside is mandated by the USDA. Alyssa
clarified that it was the USDA representative who recommended the 34% rent increase. Jason added that the
USDA operates like an asset manager of the property and dictates what can be done there. The USDA had
rejected the proposal in the past to do a staggered increases in favor of only the minimum increases allowed, with a
large increase now.

In response to a question from Lou, Leah reviewed what is included in the operating expenses. She
emphasized that the rent increases are not to cover capital improvements — only operational costs at the
properties, which at Hillside also includes remodeling units when they turn over. Leah added that YVHA is not
allowed to have different rates for different residents at this property. She offered that some other mechanism will
be needed to help the three households that will become cost burdened as a result of the proposed increase. In
response to a question from Catherine, Cole said that the 34% proposal is based on what is needed as projected
by staff to bring the revenues up to meet the anticipated expenses. Jason said that the no draft budget has been
developed because how it will be structured depends on the policy decisions of the board on how to address the
problem. He said that any phasing of the rent increase will require USDA approval, but that a cost increase of about
$85 less that what is proposed would ensure that no current residents pay more than 30% of their income.

In response to a question from Dakotah, Jason stated that each fund must be operated independently, so
rents from one property cannot subsidize expenses at another. Dakotah asked why a 12% increase was needed at
Fish Creek, where the fund balance seems healthy. Sandy explained that the increase is needed to meet the
required debt coverage ratio, which is separate from the fund balance. Sandy reviewed the increased operating
expenses at Fish Creek. Tim asked if there would be a way to create a fund to assist those who would be cost
burdened by the proposed increase in rents. Kathi offered that the cost in staff and legal work to create such a fund
would probably be greater than the cumulative subsidies. Reese suggested that these measures stray from the
strategic plan. He reiterated his proposal to work towards selling Hillside. He stated his support for the 34%
increase in rent at Hillside this year to keep the problem from snowballing in the future. He added that YVHA is
trying to get away from property management. Elliot stated that USDA will have the final say on any rent increase
at Hillside. Jason clarified that the proposed new rents would go from 28% of AMI income level to 37% of AMI.
People with income up to 80% of AMI are eligible to live at Hillside. He added that YVHA has not considered selling
this property to finance future developments. Catherine noted that if the property were to convert to market rate, the
community would lose the contributions from USDA that allows these units to be so affordable. She said that if the
proposed level of rent increase is shown to be necessary to maintain the property on an operational basis, it should
be implemented over a 3 - 5 year period. Cole said that if a smaller increase is proposed this year, the USDA might
not accept the increases needed in future years to fully catch up. Jason said staff would model what a 3-year
phasing of rent increases would look like and run it by USDA. He said that 14% increase for 3 straight years would
get to the same point. Roger noted that the sharp increase in rents would also pose a reputational risk to YVHA.
Leah added that YVHA needs to be fully transparent with the residents regarding the phasing plan.

Kathi reviewed that YVHA had not raised rents for several years due to the burden of the pandemic and
inflation. Now, as inflation declines, YVHA needs to catch up and then implement regular rent increases in a fair
manner. Dakotah asked if the 34% increase is the only option. She stated that YVHA needs to comply with its
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definition of 30% of income as affordable. Alyssa offered that the risk of not implementing the rent increase is that
funds will not be available for necessary ongoing repairs and replacement. Catherine proposed looking for other
options to ensure that no residents pay over 30% of their income. Jason stated that YVHA cannot infuse capital
into the funds in amounts over 10% of revenues. Any such contributions would come from the mill levy, which is
limited. Catherine reiterated her proposal for a sliding scale of rents at Fish Creek.

Jason asked if the board approves the proposal to make 0% loans/grants as capital infusions from the
development fund to Hillside and Whitehaven. Regarding the use of the capital reserve at Hillside, Elliot reviewed
the process for requesting to make the capital infusion and said that the proposal would be for $40,000 - $60,000.
Sandy added that $600,000 was budgeted for Brown Ranch this year and that only $250,000 - $300,000 will be
used. Cole said that he could support infusing money from the mill levy (development fund) to bolster the reserve
funds at the YVHA properties, provided that YVHA can utilize the maximum amount from the current reserves. He
offered that the infusions should be structured as 0% loans. Emily noted that it is unlikely that grant funding would
be available to reimburse funds used for capital projects.

Jason proposed that the discussion of the alignment with the strategic plan should be deferred until the full
board can participate. He stated that the strategic plan includes many objectives, and that decisions must be made
on how funds should be allocated. Jason said that the objectives of the Policy, Communications, and Housing
Navigation cannot be met with current staffing levels. Roger said that more detail is needed regarding what would
be needed to meet those objectives. Jason offered that health equity is a broad topic and is currently unaddressed.
Roger suggested that objectives may need to be downsized. Reese suggested that renewal of the mill levy must be
a priority. In response to a question from Catherine, Jason reviewed the real estate tasks being handled in-house.
He offered that shifting how staff is allocated is a huge topic. He said that no staff increases are projected through
2025. Leah added that the skill sets needed for shifts in capacity also need to be evaluated.

EN RE: ADJOURNMENT
The regular meeting of the YVHA Board of Directors was adjourned at 2:30 p.m.

No further business coming before the Board, same adjourned sine die.

C ety ,,/,,/C
Sarah Katherman, Minute Taker / Leah Wood, President
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