YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
November 14, 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, Dakotah McGinlay, Tim Corrigan, Kate Nowak, Roger Ashton, Alison Brodie, Patrick Phillips, and Cecilia
Escobar. Jim Beers, Lou Tortora, and Michael Ann LaMotte 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; and Bob Schneider. Sarah Katherman prepared the minutes.

EN RE: PUBLIC COMMENT
There was no public comment.

EN RE: BOARD MEMBER COMMENT
Tim announced that Board of County Commissioner elect Angelica Salinas had agreed to serve on the
YVHA Board. He also stated that the results of the South Routt housing needs assessment had been received and
suggested that the findings would be of interest, even though the subject area is outside of the YVHA boundaries.
He added that the South Routt entities that sponsored the assessment (the municipalities, special districts, and
school districts) had secured a grant to support a full-time position for two years to assist with establishing a
regional housing authority for South Routt. He said he would contact Angela and Robin regarding a press release.

EN RE: CONSENT AGENDA
The following items were presented on the consent agenda:
a. Review and approval of the October 15, 2024 meeting minutes
b. Review and approval of September 2024 balance write-offs (none)
¢. Review and approval of September 2024 check register
d. Review and approval of September 2024 financial statements

MOTION
Roger moved to approve items a - d of the consent agenda, as presented. Alison seconded.

Under discussion, Roger asked about the vacancy loss at Hillside Village. Sandy confirmed that the
$17,000 is the cumulative year-to-date loss, not a monthly loss.

The motion carried unanimously.

EN RE: STAFF REPORTS
Jason stated that his report was included in the meeting materials. He noted that applications for YVHA
Board positions are due on Friday. He said that this deadline applies to both current members interested in
renewing and to new applicants. Leah reviewed the areas of interest and experience that YVHA is seeking for its
Board.

Jason reported that he had presented the YVHA proposal for Building 3 of the Cottonwoods project to City
Council. He said it was a very favorable conversation and that the City would be providing a soft commitment letter
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of STR funding for the project to YVHA for inclusion with YVHA’s application for a state grant. The firm commitment
will be on an upcoming agenda.

Jason said that the Milner Mobile Home Park residents would likely be under contract to purchase their
park early next week. They will be holding an all-day fundraiser on November 30 at the Community Center. He said
that once the property sales closes YVHA staff will remain available to help with technical issues but will not need
to spend a lot of time on management or operations. In response to a question from Dakotah regarding who to
contact for information on possible environmental concerns with mobile home parks, La La said the information is
available on the YVHA website and cited the Mobile Home Protection Act. She said that she could also provide a
contact at the state.

Elliot reviewed the operational and property updates as provided in the meeting materials. He highlighted
the regular progress meetings that are being held on the Mid-Valley site and the upcoming meeting with OPG. He
also noted that discussions regarding the re-syndication and rehabilitation of Hillside Village are underway.

Catherine asked that Elliot ensure that information regarding the CPDHE energy update program is shared
with residents. There was also a discussion of the possibility of water service discounts for those with income below
80% of AMI,

EN RE: 2025 BUDGET PRESENTATION

Sandy presented a series of slides to describe the structure of the organization and its budget. She
reviewed that YVHA activities can be broken down into government expenditures and business-like expenditures.
She presented a bar chart showing the history of YVHA total budgets, as well as graphic representations at
different levels of detail of YVHA's budgeted expenses by fund and by category. She presented an analysis of
payroll expenses and how they are allocated to different funds and projects. Sandy also reviewed the capital
projects underway. Sandy then presented a breakdown of YVHA's revenue sources, noting the significance of
grant income. She reviewed a list of secured and likely grants included in the budget and a list of additional
possible future grants that have not yet been applied for. Regarding the Energy Impact grants for infrastructure at
Brown Ranch, Emily said that each of the two grants had been extended for one year, but that annexation would be
a prerequisite for deploying those grant funds. Sandy noted the proposed rent increases for Fish Creek, Hillside,
and Whitehaven. Leah said that potential direct assistance for tenants who would be cost-burdened by the
increases was yet to be decided. Sandy reviewed the declining fund balances and increasing operational expenses
at the three YVHA-owned properties, as discussed in detail at the October meeting. She presented the
organizational chart and the timeline for finalizing and approving the budget, and for setting the mill levy.

Catherine said that the payroll information should be tied to the updated organizational chart, along with
updated job descriptions prior to the December board meeting.

In response to a question from Catherine, Jason reviewed that the staff expenses related to real estate
were associated with the preparatory and ongoing work of establishing qualification for the deed restriction,
preparing and administering the lottery, etc. The real estate partners will conduct all technical aspects of completing
the sales.

In response to a question from Dakotah, Jason said that the expenses budgeted for Brown Ranch include
not only maintenance (weed control, plowing, etc.) but also work by Landmark on refining the development costs of
specific neighborhoods to coordinate with the work being done by Community Builders. He noted that YVHA has a
defined scope of work with both Landmark and Lowe. He added that renting the house will provide some off-setting
income.
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Jason reviewed the options that had been considered for how to assist tenants burdened by the significant
rent increases that are proposed in the budget. He said that YVHA setting up a program through which direct
payments would be paid to individuals is not feasible and that Lift-Up has confirmed that setting a specific program
for this purpose would not be feasible for them either. He stated that it is staff's recommendation that YVHA make a
donation to Lift-Up to help cover the costs of the assistance they provide to YVHA tenants and to solicit similar
donations to Lift-Up from OPG and Gorman. He suggested that a $15,000 - $20,000 donation would be
appropriate. Jason added that the usage of Lift-Up direct assistance by YVHA tenants would be monitored to
ensure that future donations are commensurate with the assistance provided.

Catherine stated that she did not think it was appropriate for YVHA to be sitting on significant reserve funds
while simultaneously raising rents by 11% and 34%. She reiterated her previous proposal for YVHA to reimburse
50% of the rent increase directly to tenants in addition to making a donation to Lift-Up. She said that these direct
payments should be provided without the need for an application.

Tim said that the YVHA board must consider the long-term goals and financial health of the organization
and suggested that Catherine’s proposal was a short-term fix. Cole noted that the Lift-Up program is intended to
address emergency situations only; it is not intended to provide on-going rental assistance. La La said that YVHA is
willing and able to work with tenants who cannot afford the proposed increases by creating payment plans. She
said that the proposed rent increases had been posted at all three properties that so far only one tenant at Fish
Creek had expressed concern. Jason added that YVHA can also approve rent write-offs, if necessary. He said that
itis staff's proposal not to designate a fund of money for direct assistance at this time with the understanding that if
the demand is significant, the board could approve a supplemental budget amendment during the year. Dakotah
expressed concern that some residents at YVHA properties may be paying more than 30% of their income. Cole
reviewed the management and accounting for the payment plan program. He said that residents resorting to Lift-Up
at properties not owned by YVHA are doing so because property managers are not working with clients to set up
payment plans. Elliot and La La described the efforts to inform Fish Creek, Hillside, and Whitehaven residents of
the proposed increases. Elliot stated that setting a direct payment program would be time-consuming for staff and
systems are already in place to assist those with hardships. He added that YVHA does not know and does have
the means to verify the income levels of residents at Fish Creek or Whitehaven. Ceci offered that many people will
not respond to the proposed increase until the rent increase becomes effective and they receive their first higher
bill. Kathi stated her reluctance to issue direct checks. A straw poll of the board resulted in 11 board members
supporting staff's proposal to continue using the existing system of payment plans and write-offs. Catherine
dissented. She asked for an update regarding the tenant at Fish Creek that expressed concern with the rent
increase.

Leah discussed the idea of YVHA making a donation to Lift-Up and said that the usage of Lift-Up
emergency rental assistance funds by residents of YVHA developments would be monitored. She added that
payment plans and write-offs would be discussed at the upcoming meeting with OPG. Following a discussion of
how much was an appropriate donation, there was consensus on the board to budget a total of $100,000 as a
donation to be paid quarterly, based on usage. If donations are secured from OPG and Gorman the amount
donated by YVHA would be reduced accordingly. Cole abstained from the informal vote on the amount of the
donation, as he serves on the Lift-Up board.

EN RE: AUDITOR ENGAGEMENT LETTER

MOTION
Alison moved to approve and authorize the Board President to sign an engagement letter with McMahan
and Associates, LLC. Cole seconded the motion. The motion carried unanimously.
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EN RE: COTTONWOODS LOTTERY POLICY

Jason stated that the policy for the Cottonwoods lottery round 1 must be completed in January. He
highlighted the importance of ensuring an excellent, easy to understand buying experience for the clients and an
efficient and straight-forward process for staff to determine eligibility and conduct the lottery. He also stressed the
importance of the lottery being perceived as fair to the local workforce. He reviewed the timeline from the setting of
unit prices in May to the first closings in December of 2025. Jason said that in order to be eligible to enter the
lottery, prospective buyers will first need to be qualified as meeting the terms of the deed restriction. He said that
the main questions that need to be answered are; does YVHA want to use a weighted lottery and how much cash
liquidity should be required as proof of funds for closing costs and downpayment? Jason said that staffs
recommendation is for a weighted lottery based on longevity in the community and for a set amount ($5,000 was
suggested) rather than a percentage-based proof of funds. He reviewed how a weighted lottery would work.

Kate asked if preference could be given to people who have applied for YVHA housing multiple times and
been unsuccessful. Jason said that this had been considered, but in the interest of simplicity a single variable
(longevity) for the weighting was preferred by staff. La La added that prior projects have all been for rental
properties, which are very different, with different AMI targets. Patrick stated his support for keeping the lottery
simple. He suggested that five or more years residency is sufficient and that a three-tiered system that would give
additional weight to those with ten years or more of tenure in the community was unnecessary. In response to a
question from Ceci, La La reviewed the plan to publicize the lottery. She noted that qualification for the deed
restriction would be the first step, along with required homebuyer education. Ceci recommended holding meetings
on evenings and weekends in conjunction with ICCI. Reese said that he has heard many comments that first
choice should be reserved for teachers, firefighters, nurses, etc. and should not be based on chance. La La offered
that the community needs all types of workers and that YVHA should not decide which workers are most important.
Robin noted that the deed restriction requires local employment. Catherine stressed the importance of starting the
homebuyer education process immediately and suggested that separate lotteries should be held for different sized
units. She added that this would provide good information for future unit mix decisions and suggested that the
larger units should be set aside for families that cannot fit into a one-bedroom. La La said that limiting who can
occupy a certain type of unit would require a change to the deed restriction. Dakotah expressed concern with the
number of units targeted at 140% of AMI and suggested that would not be well-received by the community.

Following discussion there was consensus on the board to require proof of $5,000 to cover closing costs
and downpayment. There was also consensus on using a two-tiered weighted lottery such that those with five
years of local working experience would be given two entries in the lottery.

Catherine reiterated her proposal for separate lotteries based on unit size. La La noted that information
regarding the preferred number of bedrooms will be gathered through the deed restriction application. Catherine
and Kate offered that bedroom utilization should be considered. Kristy noted that some communities prioritize
bedroom utilization and offered that this makes sense if there is adequate mobility in the affordable housing market.
She said that she would research how this is done in Aspen and Gunnison. She noted that multiple lotteries would
not prioritize bedroom utilization, only bedroom preference.

Jason stated that YVHA would learn a lot from its first experience with running a lottery and could make
modifications in future lotteries. There was a discussion of the $250 deed restriction application fee. Jason noted
the staff time needed to go through the deed restriction qualification process. He said that although deed restriction
qualification has a shelf life, YVHA could consider a smaller fee for previously qualified but unsuccessful applicants
that go through the process again.

EN RE: ADJOURNMENT
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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;\ Leah Wood Presndent

Sarah Katherman, Minute Taker
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