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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING  
August 8, 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, Alison 

Brodie, Reese Freeman, Michael Ann LaMotte, Patrick Phillips, Cecilia Escobar, Lou Tortora, Dakotah McGinlay, 
Jim Beers and Roger Ashton. Tim Corrigan and Kate Nowak were absent. 

 
Others present included: Jason Peasley, YVHA Executive Director; Kristy Marshall, Executive Assistant; 

Alyssa Cartmill, Regional Property Manager; Emily Katzman, Grants & Project Manager; Araceli Googins, Housing 
Navigator; Elizabeth Hinchman, Grants Coordinator; Sandy Jacobs, YVHA Financial Manager; Mandy Tomassetti, 
Accountant; Robin Schepper; Steve Muntean; Bob Schneider; Angela Ashby; Dylan Anderson; and Sheila Shaffer. 
Sarah Katherman prepared the minutes. 
   

EN RE:  PUBLIC COMMENT 
  There was no public comment. 
 

EN RE:  BOARD MEMBER COMMENT 
 Dakotah reported that the City is looking at the potential for utilizing STR tax funds to help save Casey’s 
Pond. More information will be forthcoming. 
 
 Jim recognized Robin for the gold medal awarded from the Publishers’ Association for her book. 
 

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

a.  Review and approval of the July 11, 2024 meeting minutes 
b.  Review and approval of June 2024 balance write-offs 
c.  Review and approval of June 2024 check register 
d.  Review and approval of June 2024 financial statements 

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

carried unanimously. 
 
  EN RE: STAFF REPORTS 
 Jason stated that the Development Team had conducted interviews for the development partner for the 
USFS project. He said that YVHA would be moving forward with a firm called Servitas. He said that their proposal 
is to function as a complete fee developer. The project would be 100% owned by YVHA and would be bond-
financed. This is a new concept for YVHA. Jason said that there will be a training session on issuing bonds that will 
be recorded and made available to the full board. He said that the MOU with Servitas is expected to be ready for 
board review in September. He added that City approval of the lease will be required. 
 
 Regarding the Milner mobile home park, Jason said that many of the residents are former YVHA tenants. 
He said that the residents are trying to figure out if they can purchase the park, although the listed price is $8MM. 
He said that YVHA is providing support and resources, although YVHA cannot afford to purchase it, as it did with 
Whitehaven.  
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 Jason said that the September board meeting will be focused on aligning the strategic plan to the budget 
and on reviewing the MOU with Servitas. The October meeting coincides with the Housing Colorado Conference 
and will need to be rescheduled. That meeting will be the continuation of the budget conversation. The November 
agenda will include a discussion of the lottery and deed restrictions for the Cottonwoods at Mid Valley.  
 
 Regarding Elliot’s report, Catherine noted the mention of Mission Rock’s “community events.” She said that 
she was particularly offended in Mission Rock’s plea to local non-profits to contribute to school supplies for 
residents. She offered that Mission Rock should be donating to the non-profits. She suggested that YVHA should 
be informing its residents about the United Way school supply program. Catherine also expressed concern that the 
community events were scheduled for 3 – 5 pm on a weekday. La La said that she was uncertain if there was any 
outreach or collaboration that determined the timing of the event. Jason offered that YVHA has limited ability to 
sanction Mission Rock and acknowledged that they are working at some of the issues identified by YVHA as areas 
in need of improvement. Leah offered that board members should still show up for events so as not to penalize 
residents for Mission Rock’s shortfalls. She encouraged a more positive approach to bridging the gap between 
YVHA and Mission Rock, given that they are under no obligation to communicate or cooperate with YVHA. 
 
  EN RE: RESOLUTION 2024-007 – APPROVING APPLICATION TO DOH PROP 123 GRANT 
 Leah reviewed the resolution confirming the signatory authority to apply for a Colorado Division of Housing 
grant. The grant would subsidize qualifying condominium units in Phase II of the Cottonwoods at Mid-Valley. Emily 
stated that this grant program represents the first roll-out of Prop 123 funds for ownership units. She described the 
grant and how the subsidy would work and added that she is fairly certain that the project (to be outlined later in the 
meeting) will meet the requirements to merit the bonus, if the grant is awarded. 
 
 Cole asked whether it would be prudent to name additional signatories in the resolution. Emily said that this 
resolution is in response to a new requirement and that she is not certain. Elizabeth stated that the requirement 
was simply to name someone who will submit the reports, but said that it would be fine to add staff or board 
members.  
 

MOTION 
Lou moved the approve Resolution 2024-007, a resolution authorizing a grant application to the Colorado 

Division of Housing for funding for Phase II of the Cottonwoods at Mid Valley and confirming the full signatory 
authority of the President of the Board in regard to all contracts and corresponding documents associated with 
agreements entered into with the state. 

 
Kathi seconded the motion. The motion carried unanimously. 

 
  EN RE: COMMUNITY SURVEY UPDATE 
 Robin stated that the feedback on the weighted lottery is the information most pertinent to the YVHA Board 
as it prepares for the allocation of units at Mid Valley. She noted that many other housing authorities use weighted 
lotteries. Robin reviewed the results of the survey that indicated the top priority for weighing was employment by a 
local employer. The second and third priorities were length of time in the community and the type of employment. 
Robin offered that this is consistent with the results of previous outreach. The top type of employment was 
education and childcare, with medical staff and law enforcement/first responders ranking two and three. Robin 
offered that this information would be useful as YVHA sets policy for deed restrictions and the allocation of units. 
 
 In response to a question from Michael Ann, Robin said that she was not terribly surprised by the results, 
but that she was made very aware that many people in the community that do not understand what YVHA was 
trying to do at Brown Ranch. Robin said that the question regarding where people get their news presents a 
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challenge, as unreliable social media was high on the list of information sources. She noted that the demographic 
data on respondents are included in the full presentation. 
 
  EN RE: REAL ESTATE PRESENTATION 
 Jason stated that the presentation includes a recap of the deal structure, unit mix, and partnership 
agreement for the Cottonwoods at Mid Valley, along with an explanation of the implementation process. He stated 
this project is a true 50/50 partnership, which allowed YVHA more say in the details of the project. He noted the 
importance of offering deed-restricted for-sale units and highlighted that YVHA is the exclusive sales agent.  
 
 Kathi reviewed that the development partner is Lone Tree Trust and the general contractor is Hausmann. 
There will be 86 for-sale condos with an AMI target range of 100% - 140%. Delivery of the units in Phase I is 
anticipated to occur in Q4 of 2025. Kathi reviewed the site plan and highlighted the open space and trails. She 
reviewed the strategic goals of the YVHA Real Estate Team 
 

Michael Ann stated that the Team has been working since the project was initiated on how to structure the 
real estate arm of YVHA. She reviewed the tasks needed to fulfill the partnership obligations. She also listed the 
ways in which selling the units directly benefits YVHA and furthers its mission. 

 
La La reviewed the obligations of YVHA through its partnership with Lone Tree Trust. She discussed the 

need to oversee, manage and monitor the deed restriction, sell the units, and establish the homeowners’ 
association. La La outlined the elements of the deed restriction: employment, income level, legal residency and 
sole residency. She said that every homeowner would need to submit a document annually confirming that they still 
comply with the deed restriction. La La reviewed the measures that will be used to enforce the deed restriction.  

 
Robin discussed the preliminary marketing and communications campaign for Cottonwoods at Mid Valley, 

directed towards both those who are interested in purchasing units and the community at large. She said that the 
YVHA board and staff, as well as expert consultants will serve as messengers for the communications. She 
reviewed the materials that will be used to help convey the message. 

 
La La said that YVHA has learned a lot from prior lotteries and community outreach. She said that Araceli 

has also reached out to other communities for advice about how to conduct the best lottery. She said that the 
lottery policy will be presented to the YVHA board in November for review and approval. 

 
Jason stated that the scope of the real estate project is big and will require partnering with local realtors, 

particularly to assist with the transaction and closing component of the sales. YVHA will also need to establish 
relationships with mortgage lenders and potentially inspectors. Michael Ann explained that YVHA would put out an 
RFP for realtors that will include the fee structure and cooperation with staff and buyers. An RFQs process will be 
used for mortgage lenders and other ancillary service providers to ensure they are fully qualified. Jason reviewed a 
chart illustrating the full process that buyers would go through and how YVHA would guide that process. He noted 
that there will be no competition for units once the lottery has been completed. Jason said that a 2% commission 
on transactions has been negotiated with Lone Tree Trust. A portion will go to the partner and the remainder will go 
to YVHA. Jason highlighted the continuing work that will be required to monitor the deed restriction. He said that 
YVHA should be able to manage resales without the help of a realtor partner.  

 
 Regarding the homeowners’ association (HOA), Jason said that YVHA will create the legal framework and 
governance, the financial management, maintenance standards, owners’ rights and resolution mechanisms, 
insurance and liability coverage, and will work toward building community. La La added that for the first time YVHA 
will be able to establish the standards and policies that impact the residents’ quality of life. 
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 Kathi discussed the technical process of getting Fannie Mae and FHA certification that will allow buyers 
access to a variety of different mortgage products. The certification will also facilitate resales. She said that no 
rentals will be allowed – the units must be owner-occupied. Kathi said that an outside consulting firm will be 
engaged to assist YVHA through the certification process.  
 
 La La reviewed the timeline of real estate deliverables in preparation for the lottery process approval, the 
marketing campaign, the recruitment of partners, prequalification of buyers, setting the unit prices, the lottery, and 
the first closings – targeted for November of 2025. Jason reviewed the next steps for the board, beginning with the 
budgeting for these activities. He also discussed the variables that will influence pricing. 
 
 Patrick asked about buyers coming to the process with their own agents, who would then expect a share of 
the commission. Michael Ann said that they have factored in a flat fee for such relationships. In response to the 
RFP process, Michael Ann said that various scenarios have been discussed in terms of how many realtors will be 
brought on as partners, depending on the level of response to the RFP. Jason added that the deed restriction 
includes a provision that resales will be processed by YVHA. 
 
 Catherine asked about phasing of the on-site amenities. Jason said that not all playgrounds and other 
facilities will be built in Phase I. He said that Phase II will likely be under construction when sales begin for Phase I. 
Catherine asked if YVHA has the capacity to do the full marketing campaign for the project. Robin said that much 
will be done in-house, but assistance will be provided by the real estate partners. Regarding homebuyer education, 
Araceli reviewed the relationships she is establishing with local organizations that will assist with the education 
components of the aspirational buyer program. There was also a discussion of how to expand resources for the 
DPA program. Michael Ann reviewed the plan to identify and secure a quality manager for the HOA. 
 
 Lou asked about the funding for the activities related to the project. Jason clarified that the realtors would 
be expected to accept a reduced fee because YVHA is doing so much of the preparatory work. Regarding the 
qualifying process, Jason said that YVHA has accumulated a lot of experience in managing deed restrictions. He 
said that the policy to be approved by the board will include the exact documentation needed for verification. Much 
of the information will be uploaded through a portal on the new software. Jason added that deed restriction 
management for outside entities will soon be done for a fee rather than for free. He described the anticipated cycle 
of revenue and work related to sales, monitoring, and resales. Lou asked if any of the costs associated with this 
process will be baked into the unit pricing. Jason said that he did not think there was room for that in the agreement 
with Lone Tree Trust. In response to a question from Lou, Kathi stated that Phase II will include a rental component 
and that a single entity would act as property manager for the whole development, to be paid through the HOA. Lou 
noted that as a new type of project, there will be new types of risks. He suggested that there should be a thorough 
assessment of those risks. 
 
 Dakotah suggested that the choice of AMI targets should be explained to the community in the fact sheet 
and other communications. 
 
 Cole asked about the definition of legal residency as it pertains to the grant from the state Division of 
Housing. Jason said that he does not believe that everyone with an ITIN (Individual Tax Identification Number) 
would qualify, but that the definition is spelled out in the grant. In response to a question from Cole, Jason said that 
expenses related to the HOA were modeled based on those of similar properties. He described how the total cost 
of ownership is calculated. Catherine noted that the initial pricing of units must not be at the top of what each AMI 
level can afford to allow room for appreciation. Regarding the partnerships with local realtors, La La offered that 
whether they will be needed for the resale market will have to be determined at that time, based on YVHA capacity. 
Kathi offered that the business plan for the Real Estate Team will be evolving and improving. 
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EN RE: RESOLUTION 2024-008 – STRATEGIC PLAN APPROVAL 
 Jason said that the plan itself will be polished into a format suitable for sharing with the community, 
potential vendors, etc. 
 
 MOTION 
 Patrick moved to approval Resolution 2024-008, a resolution adopting the Yampa Valley Housing Authority 
Strategic Plan. Lou seconded the motion. The motion carried unanimously. 
 
  EN RE: UPDATE OF CITY’S RFP FOR DELIVERY OF AFFORDABLE HOUSING UNITS 
 Jason reviewed that the City had put out an RFP for the utilization of STR tax funds. He reported that after 
much discussion, the concept to be proposed by YVHA is a re-imagined Phase II of the Cottonwoods at Mid Valley. 
He said that the original plan had been for both buildings in Phase II to be rental units at 90% - 140% AMI. He said 
that the new plan is to change the plan for Building 3 (63 units, ranging from studios to 3-bedroom units) from a 
rental concept to a for-sale concept, but with the same AMI targets. Jason noted that the 30 units in the 90% - 
100% AMI range would qualify for $70,000 per door grant funding from the state. In addition, YVHA will be 
requesting approximately $4.5MM in STR funds to bridge the gap created by changing the product from rental to 
ownership. On the rental side, the AMI qualification levels would remain the same, but there would be a 10% 
reduction in rents, resulting in a $3.5MM loss of revenue that would be backfilled by additional STR funds to be 
requested.  
 
 Catherine asked if the 10% reduction in rents would be sufficient to cover the gap between AMI and real 
wages. Jason said that the 10% discount was the recommendation of the consultants. Jason said that this project 
would get the City 88% of the units needed to qualify for the Proposition 123 funding. He acknowledged that the 
rental units would be much closer to market rate than the for-sale units, some of which will be priced at 50% below 
market. He said that a greater reduction in rents could be considered with a greater request of STR funds. Emily 
noted the dynamic nature of the modeling due to rapidly changing construction costs and other variables. In 
response to a question from Lou, Jason said that the funding for the USFS project would not be needed until 2026. 
Cole offered that YVHA should request as much of the STR funds as possible in its proposal to the City. Catherine 
expressed her trust in Emily and Elizabeth to make the right proposal. Emily, who has been a member of the City’s 
committee working on the RFP, discussed the open-ended goals and intentions of the reviewing committee, and 
said that she would be recusing herself from the decision-making process. The final proposal will be provided to the 
YVHA board prior to its being submitted. 
 

EN RE:  ADJOURNMENT 
    

The regular meeting of the YVHA Board of Directors was adjourned at 2:20 p.m.   
 

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