
 
REGULAR MEETING OF THE 

YAMPA VALLEY HOUSING AUTHORITY 
BOARD OF DIRECTORS 

APRIL 10, 2025 
12:00 PM 

 
April 2, 2025 
STATE OF COLORADO, COUNTY OF ROUTT 
 
To the Board of Directors of the Yampa Valley Housing Authority and to all Other Persons to whom it may 
concern: 
 
Notice is hereby given that a Regular Meeting of the Board of Directors of the Yampa Valley Housing Authority, 
Routt County, Colorado, will be held on Thursday, April 10th at 12:00 PM in the Community Room of the Routt 
County Department of Human Services Building, 135 6th Street. 
 

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

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

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

a. Review and approval of March 13, 2025, meeting minutes  
b. Review and approval of the February 2025 balance write-offs  
c. Review and approval of the February 2025 check register 
d. Review and approval of the February 2025 financial statements 

5. Staff Reports (15 minutes) 
6. Action Item: Approval of the Deed Restriction Implementation Plan (10 minutes) 
7. Action Item: Review and Approval of the Lottery Implementation Plan (30 minutes) 
8. Action Item: Review and approval of the Extended Leave Policy (30 minutes) 
9. Upcoming Committee Meetings & prior month’s minutes: 

a. Finance & Capital Planning Team: Cole Hewitt (Next meeting: April 17; 10:00a) 
b. Property & Asset Management Team: Leah Wood (Next meeting: April 16; 12:00p) 
c. Development Team: Lou Tortora (Next meeting: April 14; 3:00p) 
d. Policy & Advocacy Team: Catherine Carson (Next meeting: April 23; 10:00a) 
e. Community Engagement Team: Kate Nowak/Jim Beers (Next meeting: April 15; 2:00p) 
f. Real Estate Team: Michael Ann LaMotte (Next meeting: April 9; 3:00pm) 
g. Public Partnership Team: Robin Schepper (Next meeting: April 17; 8:30a) 
h. Executive Team: Leah Wood (Next meeting: April 17; 11:00a) 

10. Adjourn 
 
Upcoming Board Meetings: May 8th, 2025; Regular YVHA Board Meeting, Noon to 2 PM. 
 
Please Note: All programs, services and activities of the YVHA are operated in compliance with the Americans 
with Disabilities Act. If you need a special accommodation as a result of a disability, please call our office at (970) 
870-0167 to coordinate your needs. Please notify us of your request at least seven (7) business days prior to the 
scheduled event.  

https://us02web.zoom.us/j/5725713720


YVHA Board Challenge for April 2025 
This month we need your help to spread the word on the scope of the Community Builders 
Brown Ranch community engagement program. 

1. Purpose of the Process 

• The City of Steamboat Springs has hired Community Builders (CB) to lead a 
community-driven process to determine a path forward for the Brown Ranch—a 
property with the potential to help solve our affordable housing crisis. 

• This process is designed to also address key community concerns such as growth, 
traffic, and cost. 

2. Community-Led and Transparent 

• No matter the outcome, the City has committed to placing the final proposal on the 
ballot for a public vote. 

• The process is inclusive, transparent, and community-first. 

3. Thoughtful Structure and Teams 

• CB’s process includes two key teams: 
o Deliberation and Stewardship Team (DST) – 40 community members from 

diverse backgrounds will meet regularly to explore tradeoffs, discuss 
options, and community hopes and concerns. 

o Project Collaboration Team – Made up of City and YVHA staff, this team will 
work closely with subject matter experts to assess the feasibility of potential 
development scenarios. 

4. Community Engagement at the Core 

• A series of public engagement opportunities will be offered throughout the process 
to ensure the community stays informed and involved. 

• Regular updates and materials will be shared via the City’s Engage 
Steamboat webpage. 

5. Key Topics to Be Addressed: The process will explore a range of critical questions, 
including: 

1. Growth and change 
2. Scale and phasing of development 
3. Cost of infrastructure and amenities 
4. Parks and open space 
5. Traffic and transportation 



6. Housing choices and affordability 
7. Physical planning and design 
8. Project finance and feasibility 
9. Public investment and funding options 
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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING  
March 13, 2025 

 
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, Michael Ann LaMotte, Anjelica Salinas, Jim Beers, Lou Tortora, Maddie Ward, Kate Nowak, Mark 
Halvorson, Jessica Valand, Dakotah McGinlay and Patrick Phillips. 

 
Others present included: Jason Peasley, YVHA Executive Director; Elliot Lawrence, Deputy Director; 

Sarah Newman, Administrative Assistant; Alyssa Cartmill, Regional Property Manager; Emily Katzman, Grants & 
Project Manager; Elizabeth Hinchman, Grants Coordinator; Araceli Googins, Housing Navigator; Sandy Jacobs, 
Finance Director; Mandy Tomassetti, Accountant; George Eck (YVHA attorney); Alison Brodie; Dylan Anderson; 
and Michael Jenkins and Lillian Marcione (McMahan & Associates). Sarah Katherman prepared the minutes. 
   

EN RE:  PUBLIC COMMENT 
  There was no public comment. 
 

EN RE:  BOARD MEMBER COMMENT 
 Kate asked for input from the February board challenge. Catherine reported that her contacts were more 
interested in the pricing of the units than in the deed restriction. Lou said that several people wanted examples of 
existing deed restrictions. Michael Ann said that people she spoke with were concerned that they make just slightly 
too much to qualify. Kate reported on some successful communications regarding the deed restriction. She 
reviewed the challenge for March: getting the word out regarding the community housing survey and the 
applications for the Deliberation and Stewardship Team (DST). Robin noted that over 1500 survey responses have 
already been received. 
 
 Jim thanked Robin for bringing the YVHA Communications Team up to speed. 
  

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

a.  Review and approval of the February 2025 meeting minutes 
b.  Review and approval of January 2024 balance write-offs (none) 
c.  Review and approval of January 2024 check register 
d.  Review and approval of January 2024 financial statements 

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

carried unanimously. 
 
  EN RE: STAFF REPORTS 
 Jason provided an update regarding YVHA’s exposure to threats to federal funding. He said that YVHA has 
three points of contact with federal funding: rental assistance for Hillside Village Apartments through the USDA 
(currently not in jeopardy); a grant from HUD for infrastructure improvements at Whitehaven (executed contract in 
place); and the partnership with USFS on the Hilltop project. Jason reported that he has been working with Michael 
Woodbridge at the USFS, who is still employed, on getting the lease agreement for the land completed. He said 
that staff reductions at USFS will undoubtedly slow down the timeline for the project. In response to a question from 
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Lou, Jason that whether the USFS will need/want any units in the development would be discussed at the next 
meeting. 
 
 Jason announced that YVHA was awarded a $500,000 grant for Down Payment Assistance from the State 
of Colorado. 
 
 Jason reported on the kick-off meeting for the Community Builders/City/YVHA project to develop a path 
forward on the development of the Brown Ranch property. He said the application for positions on the DST are live 
on the City website. He said that the work plan includes a very robust community outreach component. Jason 
added that they hope to include representatives of the County on the Project Collaboration Team (PCT). He said 
that YVHA staff would be bringing together and updating the enormous amount of data regarding the property and 
disseminating it as needed throughout the process. Internally, YVHA will also work on developing potential design 
concepts/frameworks that could be used as a basis for specific plans when the process reaches that point. 
Catherine emphasized that the details of the plans really matter to the community. Patrick offered that YVHA needs 
to remain mindful of not appearing to know the answer beforehand and to focus on the trade-offs. 
 
  Elliot reported that the pool of candidates for the Community Engagement and Communications 
Coordinator position had been narrowed to two finalists, and that they hoped to make an offer next week. He noted 
that the meeting materials include statistics and information on the newsletter, website, and social media.  
 
 Elliot said that the Property Management Team will be volunteering for the United Way Day of Caring and 
would be setting dates for spring community engagement and clean-up days at YVHA properties. He noted that the 
Mid-Valley project is going vertical and is on schedule. He confirmed that the current target date for availability of 
units in January of 2026. 
 
 Elliot reported that no responses were received to the RFP for the infrastructure improvements at 
Whitehaven. Staff is considering other options and will continue to secure permitting for the project. In response to 
a question from Patrick, Elliot reviewed the various reasons that contractors were unwilling to submit bids on the 
project. 
 
  EN RE: RESOLUTION 2025-002 FIRST SUPPLEMENTAL 2024 BUDGET AMENDMENT 
 Sandy stated that there are new requirements for lease accounting for state and local governmental 
entities, with significant impacts on financial statements. She said that YVHA has a 5-year lease with Vectra Bank 
for office space, subject to annual appropriation and that YVHA is now required to recognize lease liabilities and 
assets for the full lease term. She noted that this is a non-cash entry accounting change and will not affect the 
expenditure of funds. 
 
 MOTION 

Cole moved to adopt Resolution 2025-002, a resolution to adopt the first supplemental 2024 budget 
appropriation to defray expenditures in excess of amounts budgeted – General Fund.  Kathi seconded the motion.  

 
Under discussion, Cole clarified that the full amount of the lease was not accounted for in the 2024 budget. 

He offered that this change provides a transparent way of showing that YVHA has a long-term lease. 
 
The motion carried unanimously. 

 
  EN RE: 2024 AUDIT  
 Mr. Michael Jenkins of McMahan & Associates presented the annual audit. He acknowledged the budget 
resolution just approved and stated that the draft audit includes this budget amendment so no change will appear in 
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the final version. He reviewed that the annual audit is a requirement but is also good business practice. Mr. Jenkins 
reviewed the process of the audit and listed the documents and financial statements that were included. He said 
that YVHA received an unmodified opinion on the financial results as well as the single audit. He commended 
Sandy and Mandy and the YVHA staff for a job well done. Mr. Jenkins highlighted the elements of the YVHA 
financial results and the government level and the fund level. He noted the impact of the land contribution for the 
Mid-Valley project and its impact on the YVHA financial results. 
 
 Ms. Lillian Marcione, the director of the YVHA audit for McMahan & Associates, reviewed the 2024 YVHA 
financial results, noting the healthy fund balances. She said that expenditures were well within approved budgets 
and that the financial statements reflect how YVHA is growing to serve the housing needs of the Yampa Valley. 
She confirmed that the organization’s policies and controls are conservative. Ms. Marcione reviewed the board 
letter included in the meeting materials. She said that there were no misstatements in need of correction and that 
no adjustments were made. 
 

MOTION 
Lou moved to approve the 2024 audit conducted by McMahan & Associates, as presented.  Kathi 

seconded the motion. The motion carried unanimously. 
 
  EN RE: DEED RESTRICTION IMPLEMENTATION PLAN 
 La La reviewed that the Deed Restriction is the legal document, and the Deed Restriction Implementation 
Plan (DRIP) provides the details of how the deed restriction will work in terms of qualification, monitoring, 
enforcement, and resale. She noted that the Real Estate Team had met yesterday and had decided to delete the 
entire paragraph on page 19 of the DRIP that discusses the sales fee. No sales fee will be charged. 
 
 Kate noted the disparity between the AMI levels of those expressing interest in the Cottonwoods units and 
the number of units in that AMI range. She asked why there are not more units in the 100% - 120% of AMI range. 
Jason explained that the project does not have sufficient subsidies for the project to work financially with more units 
in that range. He said that the AMI ranges are included in the agreement with the development partners. Jason 
noted that there are many households in need of housing in the 140% of AMI range, but that outreach to this group 
has not yet occurred. He said that they are discussing how best to target this demographic. Catherine asked about 
the possibility of partnering with the City on STR funds in order to increase the subsidies. Jason said that while that 
is a possibility, the pricing structure for the units will be discussed at a future board meeting. 
 
 La La reviewed the documentation that will be required to verify qualification under the deed restriction. 
She noted that a roommate policy is included. 
 
 La La reviewed the annual documents, including an affidavit, that would need to be submitted via the new 
HomeKeeper and Public House software to ensure that residents continue to qualify following their initial purchase. 
 
 Dakotah asked about long-term rentals. La La said that owners are not allowed to vacate their units and 
rent them out long term. She said that there are exceptions to this rule for temporary situations. 
 
 La La reviewed how enforcement of violations would begin with an initial contact to inform the occupant, 
followed by fines/fees, with the potential for escalation for repeat violations, followed by a forced sale, if necessary. 
Regarding the roommate policy, she said that the rental lease would have to be provided and approved annually to 
ensure that roommates are not being overcharged. Lou asked about requiring an affidavit as a means of enforcing 
the roommate policy. There was a discussion of enforcement. La La noted that neighbors will complain if violations 
occur. Michael Ann added that the enforcement of some restrictions (STRs, un-permitted improvements) can be 
handled by other bodies, such as the City or the Routt County Building Department. Jason offered that the 
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preference is to keep the monitoring process simple and rely on complaints for enforcement. He said that this could 
be revisited in the future if it proves ineffective. 
 
 Maddie asked about the ownership of raw land. La La said that no improved properties in Colorado are 
allowed. Jason said that there would be some flexibility for undeveloped land that is purchased with the intent of 
“moving up.” He said that these situations would be handled on a case-by-case basis with owners. 
 
 La La stated that YVHA will retain control of all resales and will oversee the entire process. She reviewed 
how the maximum resale price would be determined and the list of requirements that must be met for a property to 
be sold at maximum resale price. She noted that the software will track owners’ equity in real time. 
 
 Catherine asked about YVHA holding a right of first refusal for resales. Jason said that this included in the 
deed restriction and applies to foreclosures. Kathi suggested that the right of first refusal could be applied to all 
sales by stating “subject to the deed restriction.” Regarding the insurance requirement, Mark said that YVHA needs 
to define where the overall structure insurance held by the HOA stops and to provide a good definition to owners 
regarding their responsibility for insurance. In response to a question from Mark regarding the maintenance and 
upkeep requirements, George stated that this is included in the deed restriction, which the buyer agrees to 
voluntarily. There was a discussion of standards and inspections and of how improvements to units would be 
made, if needed, before resale. La La offered that the first right of refusal could be utilized to address 
improvements. Mark suggested that the definitions included in the deed restriction should be identical to those 
included in the DRIP. 
 
 Dakotah asked about the transfer fee. La La explained that this covers transfers of units that are not sales. 
She said that this would be allowed provided the transferee would qualify under the deed restriction. The fee is in 
lieu of the sales commission that would be charged if the unit were sold. Regarding the deed restriction consulting 
fee, La La confirmed that this would be charged to third parties interested in developing their own deed restrictions. 
 
 The Real Estate Team will review the final DRIP and present it to the full board for approval in April. All 
comments and questions regarding the DRIP should be submitted to La La by March 25 in preparation for the 
March 27 Real Estate Team meeting. 
 

EN RE: RESOLUTION 2025-003 ESTABLISHING WORKING TEAMS OF THE YAMPA VALLEY 
HOUSING AUTHORITY BOARD. 

Jason confessed to misspelling Jess’s name. He added that Michael Ann had been added to the Public 
Partnerships Team and Jess had been added to the Property Management Team. He said that he has a clean 
copy of the resolution ready to be signed. 

 
MOTION 
Kathi moved to adopt Resolution 2025-003, a resolution establishing Working Teams of the Yampa Valley 

Housing Authority, as amended.  Lou seconded the motion. The motion carried unanimously. 
 
 
EN RE: RESOLUTION 2025-004 - AUTHORIZATION TO SUBMIT GRANT TO THE COLORADO DOLA 

FOR THE ENERGY AND MINERAL IMPACT ASSISTANCE FUND 
Emily stated that the grant application is due on April 1 and that the resolution is a requirement to apply. 

She said that they are applying for $1MM to match the HUD grant to support the infrastructure improvements at 
Whitehaven Mobile Home Park. 
 

MOTION 
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Kate moved to adopt Resolution 2025-004, a resolution authorizing the Yampa Valley Housing Authority to 
apply to the Colorado Department of Local Affairs’ Energy and Mineral Impact Assistance Fund program for funding 
for water and wastewater infrastructure replacement at Whitehaven Mobile Home Park and authorizing the 
president of the board to sign any contracts associated with this program.   

 
Jim seconded the motion. The motion carried unanimously. 
 
EN RE: EXECUTIVE SESSION 

 
 MOTION 

Kathi moved to enter executive session in compliance with C.R.S. 24-6-402 (4) (f) (personnel matters: 
Executive Director contract). Jess seconded the motion. The motion carried unanimously. 

 
The board entered executive session at 1:40 p.m. No minutes were taken and no decisions were made. 

The board members present included all those who attended the regular the meeting, with the exception of Michael 
Ann, who had already left. YVHA attorney George Eck also attended the executive session.  

 
EN RE: EXECUTIVE DIRECTOR CONTRACT 

 Leah reviewed that Jason had requested a one-time addition of five weeks of paid vacation accrual, for a 
total of nine weeks. She said that several board members had suggested that the organization establish a policy 
related to extended tenure leave so that it can be applied equitably to all staff. Catherine added that allowing 
sabbaticals or extended leave is consistent with the policies of other local non-profit organizations in the 
community. She stated her support for the request and proposed that the Policy Team and the Executive Team 
work on a draft of such a policy to present to the full board. Angelica suggested that the creation of an extended 
leave policy be added to any motion as a condition of approval to ensure that it gets done. This would mean that 
Jason would not be able to take the requested extended leave if the staff-wide policy is not adopted. Jess agreed, 
noting that she would not feel comfortable approving this leave for Jason without it being made available to all other 
staff members. There was discussion of the period of extended leave that would be permitted under the policy. 
Kate offered that six weeks is common at other organizations.  
 

MOTION 
Angelica moved to approve Jason’s request for a one-time increase in vacation accrual, adding 

five weeks of paid leave and totaling nine weeks, with the condition of approval that YVHA develops and approves 
an Extended Tenure Leave Policy by June 2025 to ensure equitable access to similar opportunities for all staff in 
the future. She also moved to authorize board chair, Leah Wood, to execute further documents to effectuate the 
motion. 
 
 Lou seconded the motion.  
  
 Under discussion, Kathi questioned whether making the approval of Jason’s leave contingent upon action 
by the board was appropriate. Catherine expressed confidence that the policy could be developed quickly. George 
noted that Jason had expressed a desire for documentation of the approval. He recommended adding this to the 
motion. This amendment was accepted, as indicated above. 
 

The motion carried unanimously. 
 
EN RE:  ADJOURNMENT 

    
The regular meeting of the YVHA Board of Directors was adjourned at 2:30 p.m.   
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No further business coming before the Board, same adjourned sine die. 
 
 
________________________   __________________________ 
Sarah Katherman, Minute Taker    Leah Wood, President  

 
  



 
 

 

February 2025 Write-offs 

1. We had a resident that moved out at Hillside Village Apartments.  They were making monthly 
payments to pay down the damages to the unit.  They have not been reachable to collect the 
remaining balance of $350. 

 



3.11.25 

 2025 February Financial Notes: 

 February was a very busy month working with the auditors to get the audit wrapped 
up in 3 weeks. A big thanks to Michael and Lillian with McMahan & Associates. 

 The auditor adjusting entries will show up on March’s balance sheet, after Board 
approval. 

 In the Dev Fund we spent 10.5k toward the Housing Needs Assessment. 
 Dev Fund had a $366k expenditure to Hausmann for Mid Valley. This will be 

reimbursed by the TAHG grant. 
 Whitehaven has received the contract for the 1M HUD grant to go toward sewer 

infrastructure. 
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Assets

Current Assets
Cash

Wells Fargo HSV O& M xxxx3604 66,961
Wells Fargo HSV T&I xxxx3646 10,192
ColoTrust Dev 2,454,022
Wells Fargo YVHA Oper xxx6622 66,940
ColoTrust DPA 62,989
Petty Cash 114
Alpine Checking xx4827 85,476
Alpine Money Market xx4836 186,564
ColoTrust FC 352,644
ColoTrust DPA CDBG 36,896
Whitehaven Operating - MVB 79,219
Whitehaven Security Deposits MVB 9,956
Wells Fargo HSV Sec Dep xx3588 32,949
Wells Fargo HSV Res xxxx3679 178,074

Total Cash 3,622,996

Accounts Receivable
Accounts Receivable 64
Property Tax Receivable 1,632,361
A/R from Partners 3,591
Allowance for Uncollectible AR (24,800)

Total Accounts Receivable 1,611,216

Deposits & Escrows
Prepaid Expenses 1,134

Total Deposits & Escrows 1,134

Total Current Assets 5,235,346

Fixed Assets
Building-Hillside Village 1,820,000
Fish Creek Mobile Home Park 5,077,804
Capitalized Interest-Construct 32,381
Hillsde Exterior Additions 683,210
Hillside FF&E 9,546
Hillside Interior Additions 406,266
Land - HSV 450,000
Land Improvements - HSV 127,795
Land Improv:Irrigation System 11,162
Office Equipment 1,168
Playground Equipment 12,577
CIP Backflow Prevention System 17,585
Whitehaven Mobile Home Park 3,125,000
City Water CIP 91,812
Brown Ranch land 24,000,000
Mid-Valley Land 6,000,000
Mid Valley Apartments 896,189

Depreciation & Amortization
Accumulated Depreciation (2,713,624)

Total Depreciation & Amortization (2,713,624)

YVHA
Balance Sheet
February 28, 2025

Created on: 03/10/2025, 1:32 PM MST Page 1



Total Fixed Assets 40,048,871

Other Assets
N/R West End Village 4,140
N/R CDBG DPA 6,541
M/R - 2752 Honeysuckle Lane 71,864
M/R - 2952 Abbey Road (J) 65,675
M/R - 2954 Abbey Rd. (W) 59,767
N/R Alpenglow 109,092
N/R Reserves 1,116,088
Investment in LLC Reserves 130
Investment in LLC Alpenglow 525,100
Investment in LLC Sunlight 1,600,000
N/R Anglers Four Hundred 2,056,666
YVHA N/R DPA 440,880
City N/R DPA 30,066
CMHC N/R 10,193

Total Other Assets 6,096,202

Total Assets 51,380,419

YVHA
Balance Sheet
February 28, 2025

Created on: 03/10/2025, 1:32 PM MST Page 2



Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 28,932
Accrued Interest Payable 6,500
Payroll Liabilities 39,370
Security Deposits 46,459
Escrow - Jaime 560
Escrow - Welu (953)
Prepaid Revenue 26,073
457 Payable 7,947
Health Insurance Payable (1,478)
Deferred Revenue 1,632,361

Total Current Liabilities 1,785,771

Long Term Liabilities
LT Alpenglow Note Payable 58,955
Whitehaven N/P 2,381,609
CWRPDA-DWRF N/P 136,315
CWRPDA-WPCRF N/P 312,570
USDA Consolidated Loan 1,067,709
City Note - FCMHP 538,332
N/P Alpine Bank 1,567,320

Total Long Term Liabilities 6,062,810

Total Liabilities 7,848,581

Equity
Retained Earnings 44,052,577
Current Net Income (520,739)

Total Equity 43,531,838

Total Liabilities & Equity 51,380,419

YVHA
Balance Sheet
February 28, 2025

Created on: 03/10/2025, 1:32 PM MST Page 3



General Fund
Development

Fund Brown Ranch DPA All Locations

Assets

Current Assets
Cash

Combined cash 380,971 (642,125) 322,780 13,028 74,653
ColoTrust Dev 0 2,454,022 0 0 2,454,023
Wells Fargo YVHA Oper xxx6622 66,940 0 0 0 66,940
ColoTrust DPA 0 0 0 62,989 62,989
Petty Cash 114 0 0 0 114
ColoTrust DPA CDBG 0 0 0 36,896 36,896

Total Cash 448,025 1,811,897 322,780 112,913 2,695,615

Accounts Receivable
Accounts Receivable (1,874) 0 0 0 (1,874)
Property Tax Receivable 0 1,632,361 0 0 1,632,361
A/R from Partners 0 3,591 0 0 3,591
Allowance for Uncollectible AR 0 0 0 (22,800) (22,800)

Total Accounts Receivable (1,874) 1,635,952 0 (22,800) 1,611,278

Deposits & Escrows
Prepaid Expenses 756 219 159 0 1,135

Total Deposits & Escrows 756 219 159 0 1,135

Total Current Assets 446,907 3,448,068 322,939 90,113 4,308,028

Fixed Assets
Brown Ranch land 0 0 24,000,000 0 24,000,000
Mid-Valley Land 0 6,000,000 0 0 6,000,000
Mid Valley Apartments 0 896,189 0 0 896,189

Total Fixed Assets 0 6,896,189 24,000,000 0 30,896,189

Other Assets
N/R West End Village 0 0 0 4,141 4,140
N/R CDBG DPA 0 0 0 6,541 6,541
M/R - 2752 Honeysuckle Lane 71,864 0 0 0 71,864
M/R - 2952 Abbey Road (J) 65,674 0 0 0 65,675
M/R - 2954 Abbey Rd. (W) 59,768 0 0 0 59,767
N/R Alpenglow 0 109,092 0 0 109,092
N/R Reserves 0 1,116,087 0 0 1,116,088

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
February 28, 2025

Created on: 03/10/2025, 1:30 PM MST Page 1



General Fund
Development

Fund Brown Ranch DPA All Locations

Investment in LLC Reserves 0 130 0 0 130
Investment in LLC Alpenglow 0 525,100 0 0 525,100
Investment in LLC Sunlight 0 1,600,000 0 0 1,600,000
N/R Anglers Four Hundred 0 2,056,667 0 0 2,056,666
YVHA N/R DPA 0 0 0 440,879 440,880
City N/R DPA 0 0 0 30,066 30,066
CMHC N/R 0 0 0 10,193 10,192

Total Other Assets 197,306 5,407,076 0 491,820 6,096,201

Total Assets 644,213 15,751,333 24,322,939 581,933 41,300,418

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
February 28, 2025

Created on: 03/10/2025, 1:30 PM MST Page 2



General Fund
Development

Fund Brown Ranch DPA All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 15,007 5,668 1,768 0 22,442
Accrued Interest Payable 0 6,499 0 0 6,500
Payroll Liabilities 14,759 10,938 3,013 0 28,709
Security Deposits 0 0 3,000 0 3,000
Escrow - Jaime 560 0 0 0 560
Escrow - Welu (953) 0 0 0 (953)
Prepaid Revenue 0 0 3,288 0 3,289
457 Payable 7,946 0 0 0 7,946
Health Insurance Payable (1,478) 0 0 0 (1,478)
Deferred Revenue 0 1,632,361 0 0 1,632,361

Total Current Liabilities 35,841 1,655,466 11,069 0 1,702,376

Long Term Liabilities
LT Alpenglow Note Payable 0 58,955 0 0 58,956

Total Long Term Liabilities 0 58,955 0 0 58,956

Total Liabilities 35,841 1,714,421 11,069 0 1,761,332

Equity
Retained Earnings 510,266 14,663,448 24,348,943 583,327 40,105,983
Current Net Income 98,106 (626,536) (37,073) (1,394) (566,897)

Total Equity 608,372 14,036,912 24,311,870 581,933 39,539,086

Total Liabilities & Equity 644,213 15,751,333 24,322,939 581,933 41,300,418

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
February 28, 2025

Created on: 03/10/2025, 1:30 PM MST Page 3



Hillside Village Fish Creek Whitehaven All Locations

Assets

Current Assets
Cash

Combined cash (67,948) (13,537) 6,832 (74,653)
Wells Fargo HSV O& M xxxx3604 66,961 0 0 66,961
Wells Fargo HSV T&I xxxx3646 10,191 0 0 10,191
Alpine Checking xx4827 0 85,477 0 85,477
Alpine Money Market xx4836 0 186,563 0 186,563
ColoTrust FC 0 352,645 0 352,645
Whitehaven Operating - MVB 0 0 79,218 79,218
Whitehaven Security Deposits MVB 0 0 9,957 9,957
Wells Fargo HSV Sec Dep xx3588 32,949 0 0 32,948
Wells Fargo HSV Res xxxx3679 178,074 0 0 178,074

Total Cash 220,227 611,148 96,007 927,381

Accounts Receivable
Accounts Receivable 617 545 775 1,937
Allowance for Uncollectible AR (1,000) (1,000) 0 (2,000)

Total Accounts Receivable (383) (455) 775 (63)

Total Current Assets 219,844 610,693 96,782 927,318

Fixed Assets
Building-Hillside Village 1,820,000 0 0 1,820,000
Fish Creek Mobile Home Park 0 5,077,803 0 5,077,804
Capitalized Interest-Construct 32,381 0 0 32,381
Hillsde Exterior Additions 683,210 0 0 683,210
Hillside FF&E 9,547 0 0 9,547
Hillside Interior Additions 406,266 0 0 406,266
Land - HSV 450,000 0 0 450,000
Land Improvements - HSV 127,795 0 0 127,794
Land Improv:Irrigation System 11,162 0 0 11,162
Office Equipment 1,167 0 0 1,168
Playground Equipment 12,577 0 0 12,577
CIP Backflow Prevention System 17,586 0 0 17,586
Whitehaven Mobile Home Park 0 0 3,125,000 3,125,000
City Water CIP 0 0 91,811 91,811

Depreciation & Amortization
Accumulated Depreciation (2,382,821) (330,803) 0 (2,713,624)

Total Depreciation & Amortization (2,382,821) (330,803) 0 (2,713,624)

Total Fixed Assets 1,188,870 4,747,000 3,216,811 9,152,682

Total Assets 1,408,714 5,357,693 3,313,593 10,080,000

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
February 28, 2025

Created on: 03/10/2025, 12:10 PM MST Page 1



Hillside Village Fish Creek Whitehaven All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 3,121 2,731 638 6,490
Payroll Liabilities 9,665 718 278 10,662
Security Deposits 32,963 0 10,495 43,458
Prepaid Revenue 3,162 14,695 4,929 22,785

Total Current Liabilities 48,911 18,144 16,340 83,395

Long Term Liabilities
Whitehaven N/P 0 0 2,381,608 2,381,608
CWRPDA-DWRF N/P 0 136,316 0 136,316
CWRPDA-WPCRF N/P 0 312,570 0 312,570
USDA Consolidated Loan 1,067,709 0 0 1,067,708
City Note - FCMHP 0 538,332 0 538,333
N/P Alpine Bank 0 1,567,320 0 1,567,320

Total Long Term Liabilities 1,067,709 2,554,538 2,381,608 6,003,855

Total Liabilities 1,116,620 2,572,682 2,397,948 6,087,250

Equity
Retained Earnings 272,392 2,789,481 884,720 3,946,593
Current Net Income 19,702 (4,470) 30,925 46,157

Total Equity 292,094 2,785,011 915,645 3,992,750

Total Liabilities & Equity 1,408,714 5,357,693 3,313,593 10,080,000

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
February 28, 2025

Created on: 03/10/2025, 12:10 PM MST Page 2



Month Ending Year Ending

Month Ending 02/28/2025 Month Ending 02/28/2025
Year to Date

02/28/2025
Current Year

12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Income

Rental Income
4401 - Rental Income & Lot Rents 90,462 110,584 0.82 (20,121) 182,114 1,327,003 0.20 (1,057,973)
4402 - Subsidy Rent Income 20,678 0 0.00 20,678 40,796 0 0.00 40,893
4403 - Application Fees Received 0 700 0.00 (700) 25 8,400 0.00 (8,375)
4404 - Laundry and Vending 561 416 1.35 144 1,174 5,000 0.23 (3,826)
4406 - Tenant Charges 189 675 0.28 (487) 360 8,100 0.05 (7,705)

Total Rental Income 111,890 112,375 1.00 (486) 224,469 1,348,503 0.23 (1,036,986)

Vacancy, Losses & Concessions
4408 - Vacancy Loss 80 (1,570) (0.05) 1,651 47 (18,847) 0.00 18,894
4415 - Concessions/On-Site Mgt (348) (365) 0.95 17 (695) (4,378) 0.24 3,336

Total Vacancy, Losses & Concessions (268) (1,935) 0.14 1,668 (648) (23,225) 0.04 22,230

Net Rental Income 111,622 110,440 1.01 1,182 223,821 1,325,278 0.23 (1,014,756)

Management Income
4050 - Distribution from Partnerships 0 10,975 0.00 (10,975) 0 131,706 0.00 (131,706)
4190 - FCMHP Mgt Fee 3,085 3,085 1.00 0 6,169 37,012 0.17 (30,844)
4191 - HSV Mgt Fee 4,698 4,869 0.96 (171) 9,396 58,427 0.16 (49,031)
4192 - Whitehaven Management Fee 1,170 1,171 1.00 0 2,342 14,051 0.17 (11,709)

Total Management Income 8,953 20,100 0.45 (11,146) 17,907 241,196 0.07 (223,290)

Service Related Income
4180 - Commissions Real Estate 0 3,847 0.00 (3,848) 0 46,172 0.00 (46,172)

Total Service Related Income 0 3,847 0.00 (3,848) 0 46,172 0.00 (46,172)

Financial Income
4010 - CDBG RLF Principal 31 30 1.05 2 31 352 0.09 (321)
4012 - CDBG RLF Interest 26 26 0.95 (2) 25 323 0.08 (298)
4020 - Principal WEV 0 36 0.00 (36) 150 432 0.35 (282)
4024 - Principal CMHC 124 125 1.00 0 125 1,495 0.08 (1,370)
4025 - Grants 0 1,833 0.00 (1,833) 48,056 12,667,006 0.00 (12,618,95

0)
4026 - Principal YVHA 0 834 0.00 (833) 0 10,000 0.00 (10,000)
4035 - Property Tax Revenue 32,093 136,030 0.24 (103,938) 32,092 1,632,361 0.02 (1,600,268)
4036 - Interest on taxes 1 25 0.04 (24) 1 300 0.00 (299)
4038 - Interest Income 10,518 11,904 0.88 (1,386) 21,586 142,849 0.15 (121,264)
4040 - Specific Ownership 8,127 7,083 1.15 1,044 8,127 85,000 0.10 (76,872)
4060 - URA Backfill 0 7,000 0.00 (7,000) 0 84,000 0.00 (84,000)
4150 - Contribution Routt County 0 4,167 0.00 (4,167) 25,000 50,000 0.50 (25,000)
4155 - Contribution City SBS 0 4,167 0.00 (4,166) 0 50,000 0.00 (50,000)
4170 - Mortgage Income 1,042 1,042 1.00 (1) 2,084 12,508 0.25 (9,383)

YVHA
Annual Budget Comparison

February 28, 2025
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Month Ending Year Ending

Month Ending 02/28/2025 Month Ending 02/28/2025
Year to Date

02/28/2025
Current Year

12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

4505 - DPA Interest 0 333 0.00 (333) 0 4,000 0.00 (4,000)
Total Financial Income 51,962 174,635 0.30 (122,673) 137,277 14,740,626 0.01 (14,602,30

7)

Other Income
4030 - Miscellaneous Income 0 21 0.00 (21) 557 250 5.53 1,132
4198 - Transfer from Dev Fund 0 75,000 0.00 (75,000) 200,000 922,248 0.22 (722,248)
4501 - Transfer from Reserve 0 0 0.00 0 0 112,500 0.00 (112,500)

Total Other Income 0 75,021 0.00 (75,021) 200,557 1,034,998 0.19 (833,616)

Total Income 172,537 384,043 0.45 (211,506) 579,562 17,388,270 0.04 (16,720,14
1)

Expenses

Payroll & Related
5000 - Payroll 89,754 93,845 0.96 4,091 175,911 1,126,141 0.16 950,231
5050 - Employee Benefit 13,965 15,751 0.89 1,786 37,716 189,011 0.20 151,294
5055 - Retirement Program 5,749 5,631 1.02 (118) 11,331 67,568 0.17 56,238
5090 - Payroll Taxes 7,901 9,156 0.86 1,255 15,546 109,873 0.14 94,326
5095 - Worker's Compensation 1,739 1,508 1.15 (230) 1,739 18,104 0.10 16,365
6201 - Maintenance & Repairs Payroll 7,147 7,148 1.00 0 14,287 85,770 0.17 71,483

Total Payroll & Related 126,255 133,039 0.95 6,784 256,530 1,596,467 0.16 1,339,937

Administrative Expenses
5015 - Administrative Fee 0 217 0.00 217 2,500 2,600 0.96 100
5020 - Miscellaneous Expense 0 0 0.00 0 1 0 0.00 (1)
6535 - Treasurer's Fees 963 4,097 0.23 3,134 963 49,170 0.02 48,207
6820 - Office Supplies 230 262 0.88 32 252 3,140 0.08 2,888
6830 - Telephone, Internet 586 682 0.86 96 1,175 8,181 0.19 6,612
6835 - Training & Travel 357 4,475 0.08 4,117 12,170 53,700 0.23 41,530
6839 - Meals & Mileage 469 958 0.49 490 470 11,500 0.04 11,031
6840 - General & Administrative 415 572 0.73 157 868 6,862 0.13 5,962
6842 - Postage and Delivery 0 34 0.00 34 0 410 0.00 410
6853 - Bank Service Fees 26 232 0.11 206 40 2,788 0.01 2,748
6865 - Dues and Memberships 264 1,008 0.26 744 3,852 12,090 0.32 8,237
6878 - Computer Maintenance 1,301 2,083 0.62 782 2,072 25,000 0.08 22,929
6879 - Software Maintenance Agreement 5,543 2,527 2.19 (3,016) 20,648 30,320 0.69 9,543
6882 - Board Expense, Steering Committee 932 572 1.63 (360) 1,049 6,866 0.15 5,817
6915 - Due Diligence 0 833 0.00 833 0 10,000 0.00 10,000
6920 - Legal Fees 0 5,200 0.00 5,200 152 62,400 0.00 62,249

Total Administrative Expenses 11,086 23,752 0.47 12,666 46,212 285,027 0.16 238,262

Marketing Expenses

YVHA
Annual Budget Comparison

February 28, 2025
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Month Ending Year Ending

Month Ending 02/28/2025 Month Ending 02/28/2025
Year to Date

02/28/2025
Current Year

12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

6843 - Website Maintenance & Upgrade 800 2,527 0.32 1,727 1,169 30,320 0.10 27,210
6857 - Marketing/Annual Report 209 2,358 0.09 2,149 245 28,300 0.01 28,056
6870 - Advertising 825 1,075 0.77 250 826 12,900 0.06 12,074
6875 - Home Buyer Education 0 125 0.00 125 0 1,500 0.00 1,500

Total Marketing Expenses 1,834 6,085 0.30 4,251 2,240 73,020 0.06 68,840

Utilities
6501 - Electricity 1,094 1,067 1.02 (27) 1,259 12,804 0.10 11,544
6502 - Water 2,670 4,749 0.56 2,079 2,713 57,076 0.05 54,332
6503 - Sewer 3,451 4,585 0.75 1,134 3,450 55,016 0.06 51,566
6504 - Garbage & Trash Removal 7,299 4,743 1.54 (2,556) 12,241 56,916 0.22 44,675

Total Utilities 14,514 15,144 0.96 630 19,663 181,812 0.11 162,117

Operating & Maintenance Expenses
6545 - Contract Realtor 0 1,924 0.00 1,924 0 23,086 0.00 23,086
6555 - Professional Fees 15,590 28,500 0.55 12,910 15,590 342,000 0.06 321,410
6720 - HOA Fees 0 701 0.00 701 0 8,416 0.00 8,416
6810 - Office Space & Utilities 4,668 4,838 0.96 170 14,004 58,050 0.24 44,046
6813 - Railroad License 0 879 0.00 880 4,643 10,556 0.44 5,913
6862 - Contract Labor 1,040 1,922 0.54 881 2,550 23,060 0.11 20,510
6871 - Park Improvements 0 83 0.00 84 0 1,000 0.00 1,000
6872 - Furniture & Equipment Expense 2,199 375 5.86 (1,824) 2,199 4,500 0.49 2,301
6883 - Balance Write Off 350 250 1.40 (100) 350 3,000 0.12 2,650
7117 - Project Auditing Expense 0 1,956 0.00 1,955 0 23,467 0.00 23,467
7195 - Manager Unit Rent 1,021 1,021 1.00 0 2,042 12,253 0.17 10,211
7250 - Engineering/Surveying 5,020 8,333 0.60 3,314 5,020 100,000 0.05 94,980

Total Operating & Maintenance Expenses 29,888 50,782 0.59 20,895 46,398 609,388 0.08 557,990

Maintenance & Repairs
6202 - Maintenance Supplies 582 1,442 0.40 859 1,365 17,300 0.08 15,935
6203 - Maintenance & Repairs Contract 95 2,542 0.04 2,447 95 30,500 0.00 30,405
6204 - Painting 0 500 0.00 500 0 6,000 0.00 6,000
6205 - Snow Removal 22,377 8,041 2.78 (14,336) 22,657 96,500 0.24 72,897
6207 - Grounds 0 2,265 0.00 2,264 0 27,172 0.00 27,172
6208 - Cleaning 0 416 0.00 417 0 5,000 0.00 5,001

Total Maintenance & Repairs 23,054 15,206 1.52 (7,849) 24,117 182,472 0.14 157,410

Management Fees
6860 - Management Fee 8,953 8,953 1.00 0 17,907 107,439 0.17 89,532

Total Management Fees 8,953 8,953 1.00 0 17,907 107,439 0.17 89,532

Taxes & Insurance
6850 - Insurance 0 5,006 0.00 5,005 14,044 60,064 0.23 46,020

Total Taxes & Insurance 0 5,006 0.00 5,005 14,044 60,064 0.23 46,020

YVHA
Annual Budget Comparison

February 28, 2025

Created on: 03/10/2025, 2:53 PM MST Page 3



Month Ending Year Ending

Month Ending 02/28/2025 Month Ending 02/28/2025
Year to Date

02/28/2025
Current Year

12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Service Related Expenses
5010 - Direct Assistance 0 26,666 0.00 26,667 25,000 320,000 0.08 295,000

Total Service Related Expenses 0 26,666 0.00 26,667 25,000 320,000 0.08 295,000

Total Operating Expenses 215,584 284,633 0.76 69,049 452,111 3,415,689 0.13 2,955,108

Net Operating Income (Loss) (43,047) 99,410 (0.43) (142,457) 127,451 13,972,581 0.01 (13,765,03
3)

Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 0 9,375 0.00 9,375 0 112,500 0.00 112,500
6885 - Capital Outlay 369,733 948,334 0.39 578,601 369,733 12,460,000 0.03 12,090,267

Total Capital Expeditures 369,733 957,709 0.39 587,976 369,733 12,572,500 0.03 12,202,767

Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497 5,531 0.45 3,034 4,994 66,380 0.08 61,386
5102 - USDA Overage 843 1,571 0.54 728 1,591 18,847 0.04 18,136
6710 - Interest Payments 10,294 10,878 0.95 584 23,469 130,533 0.18 107,064
6712 - Principal Payments 11,385 16,400 0.69 5,016 45,440 196,805 0.23 151,364

Total Debt Services 25,019 34,380 0.73 9,362 75,494 412,565 0.18 337,950

Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,481 1,482 1.00 0 2,964 17,781 0.17 14,818
6565 - Transfer to General Fund 0 54,500 0.00 54,500 200,000 654,000 0.31 454,000
6570 - Transfer to Brown Ranch 0 20,833 0.00 20,833 0 250,000 0.00 250,000

Total Other Non-Operating Expenses 1,481 76,815 0.02 75,333 202,964 921,781 0.22 718,818

Total Non-Operating Expenses 396,233 1,068,904 0.37 672,671 648,191 13,906,846 0.05 13,259,535

Net Income (Loss) (439,280) (969,494) 0.45 530,214 (520,740) 65,735 (6.69) (505,498)

YVHA
Annual Budget Comparison

February 28, 2025
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General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

02/28/2025 02/28/2025 02/28/2025 02/28/2025 02/28/2025
Actual Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 0 0 3,229 0 3,229

Total Rental Income 0 0 3,229 0 3,229
Net Rental Income 0 0 3,229 0 3,229
Management Income

4190 - FCMHP Mgt Fee 6,169 0 0 0 6,168
4191 - HSV Mgt Fee 9,396 0 0 0 9,396
4192 - Whitehaven Management Fee 2,342 0 0 0 2,342

Total Management Income 17,907 0 0 0 17,906
Financial Income

4010 - CDBG RLF Principal 0 0 0 31 31
4012 - CDBG RLF Interest 0 0 0 25 26
4020 - Principal WEV 0 0 0 150 150
4024 - Principal CMHC 0 0 0 125 124
4025 - Grants 21,000 0 0 0 21,000
4035 - Property Tax Revenue 0 32,092 0 0 32,093
4036 - Interest on taxes 0 1 0 0 1
4038 - Interest Income 3 17,693 0 775 18,472
4040 - Specific Ownership 0 8,128 0 0 8,127
4150 - Contribution Routt County 25,000 0 0 0 25,000
4170 - Mortgage Income 2,084 0 0 0 2,084

Total Financial Income 48,087 57,914 0 1,106 107,108
Other Income

4198 - Transfer from Dev Fund 200,000 0 0 0 200,000
Total Other Income 200,000 0 0 0 200,000

Total Income 265,994 57,914 3,229 1,106 328,243
Expenses

Payroll & Related
5000 - Payroll 82,129 61,382 17,061 0 160,572
5050 - Employee Benefit 20,037 8,334 2,865 0 31,235
5055 - Retirement Program 4,953 3,735 919 0 9,608
5090 - Payroll Taxes 6,728 4,962 1,399 0 13,089
5095 - Worker's Compensation 810 534 146 0 1,490

Total Payroll & Related 114,657 78,947 22,390 0 215,994
Administrative Expenses

5015 - Administrative Fee 0 0 0 2,500 2,500
6535 - Treasurer's Fees 0 963 0 0 963
6820 - Office Supplies 168 0 0 0 168
6830 - Telephone, Internet 888 0 0 0 888
6835 - Training & Travel 12,171 0 0 0 12,171
6839 - Meals & Mileage 469 0 0 0 469
6840 - General & Administrative 768 0 0 0 768
6853 - Bank Service Fees 40 0 0 0 40
6865 - Dues and Memberships 2,807 397 0 0 3,203
6878 - Computer Maintenance 2,041 0 0 0 2,042
6879 - Software Maintenance Agreement 11,847 1,886 1,065 0 14,798
6882 - Board Expense, Steering Commit-
tee

1,049 0 0 0 1,049

6920 - Legal Fees 0 0 69 0 69
Total Administrative Expenses 32,248 3,246 1,134 2,500 39,128
Marketing Expenses

6843 - Website Maintenance & Upgrade 315 0 854 0 1,169
6857 - Marketing/Annual Report 0 0 245 0 245

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
February 28, 2025
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General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

02/28/2025 02/28/2025 02/28/2025 02/28/2025 02/28/2025
Actual Actual Actual Actual Actual

6870 - Advertising 753 0 72 0 826
Total Marketing Expenses 1,068 0 1,171 0 2,240
Utilities

6501 - Electricity 0 0 58 0 58
6502 - Water 0 0 32 0 31

Total Utilities 0 0 90 0 89
Operating & Maintenance Expenses

6555 - Professional Fees 0 10,590 5,000 0 15,590
6810 - Office Space & Utilities 14,004 0 0 0 14,004
6862 - Contract Labor 990 0 0 0 990
6872 - Furniture & Equipment Expense 2,199 0 0 0 2,199
7250 - Engineering/Surveying 0 0 5,020 0 5,020

Total Operating & Maintenance Ex-
penses

17,193 10,590 10,020 0 37,803

Maintenance & Repairs
6205 - Snow Removal 0 0 962 0 962

Total Maintenance & Repairs 0 0 962 0 962
Taxes & Insurance

6850 - Insurance 2,723 0 4,535 0 7,257
Total Taxes & Insurance 2,723 0 4,535 0 7,257
Service Related Expenses

5010 - Direct Assistance 0 25,000 0 0 25,000
Total Service Related Expenses 0 25,000 0 0 25,000

Total Operating Expenses 167,889 117,783 40,302 2,500 328,473
Net Operating Income (Loss) 98,105 (59,869) (37,073) (1,394) (230)
Non-Operating Expenses

Capital Expeditures
6885 - Capital Outlay 0 366,667 0 0 366,667

Total Capital Expeditures 0 366,667 0 0 366,667
Other Non-Operating Expenses

6565 - Transfer to General Fund 0 200,000 0 0 200,000
Total Other Non-Operating Expenses 0 200,000 0 0 200,000

Total Non-Operating Expenses 0 566,667 0 0 566,667
Net Income (Loss) 98,105 (626,536) (37,073) (1,394) (566,897)

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
February 28, 2025
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

02/28/2025 02/28/2025 02/28/2025 02/28/2025
Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 64,630 75,225 39,030 178,885
4402 - Subsidy Rent Income 40,796 0 0 40,796
4403 - Application Fees Received 25 0 0 25
4404 - Laundry and Vending 1,174 0 0 1,174
4406 - Tenant Charges 161 99 100 361

Total Rental Income 106,786 75,324 39,130 221,241
Vacancy, Losses & Concessions

4408 - Vacancy Loss 47 0 0 47
4415 - Concessions/On-Site Mgt 0 0 (695) (695)

Total Vacancy, Losses & Concessions 47 0 (695) (648)
Net Rental Income 106,833 75,324 38,435 220,593
Financial Income

4025 - Grants 0 0 27,056 27,055
4038 - Interest Income 5 3,098 11 3,114

Total Financial Income 5 3,098 27,067 30,169
Other Income

4030 - Miscellaneous Income 556 1 0 557
Total Other Income 556 1 0 557

Total Income 107,394 78,423 65,502 251,319
Expenses

Payroll & Related
5000 - Payroll 12,400 2,019 920 15,339
5050 - Employee Benefit 5,879 442 160 6,481
5055 - Retirement Program 1,723 0 0 1,722
5090 - Payroll Taxes 2,214 167 76 2,458
5095 - Worker's Compensation 231 18 0 249
6201 - Maintenance & Repairs Payroll 14,287 0 0 14,287

Total Payroll & Related 36,734 2,646 1,156 40,536
Administrative Expenses

5020 - Miscellaneous Expense 1 0 0 1
6820 - Office Supplies 84 0 0 84
6830 - Telephone, Internet 287 0 0 287
6840 - General & Administrative 50 50 0 100
6865 - Dues and Memberships 0 0 649 649
6878 - Computer Maintenance 30 0 0 30
6879 - Software Maintenance Agreement 2,688 2,164 999 5,850
6920 - Legal Fees 0 0 82 83

Total Administrative Expenses 3,140 2,214 1,730 7,084
Utilities

6501 - Electricity 798 120 284 1,202
6502 - Water 2,639 0 43 2,681
6503 - Sewer 2,286 0 1,164 3,450
6504 - Garbage & Trash Removal 2,745 7,696 1,799 12,241

Total Utilities 8,468 7,816 3,290 19,574
Operating & Maintenance Expenses

6813 - Railroad License 0 4,643 0 4,643
6862 - Contract Labor 0 0 1,560 1,560
6883 - Balance Write Off 350 0 0 350
7195 - Manager Unit Rent 2,042 0 0 2,042

Total Operating & Maintenance Ex-
penses

2,392 4,643 1,560 8,595

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
February 28, 2025
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

02/28/2025 02/28/2025 02/28/2025 02/28/2025
Actual Actual Actual Actual

Maintenance & Repairs
6202 - Maintenance Supplies 821 93 450 1,365
6203 - Maintenance & Repairs Contract 95 0 0 95
6205 - Snow Removal 11,585 9,425 685 21,695

Total Maintenance & Repairs 12,501 9,518 1,135 23,155
Management Fees

6860 - Management Fee 9,396 6,169 2,342 17,907
Total Management Fees 9,396 6,169 2,342 17,907
Taxes & Insurance

6850 - Insurance 5,513 916 360 6,787
Total Taxes & Insurance 5,513 916 360 6,787

Total Operating Expenses 78,144 33,922 11,573 123,638
Net Operating Income (Loss) 29,250 44,501 53,929 127,681
Non-Operating Expenses

Capital Expeditures
6885 - Capital Outlay 0 0 3,066 3,066

Total Capital Expeditures 0 0 3,066 3,066
Debt Services

5101 - RHS Debt Payment (USDA Loans) 4,994 0 0 4,994
5102 - USDA Overage 1,591 0 0 1,591
6710 - Interest Payments 0 13,278 10,190 23,469
6712 - Principal Payments 0 35,693 9,748 45,440

Total Debt Services 6,585 48,971 19,938 75,494
Other Non-Operating Expenses

5123 - Transfer From O&M to Reserve 2,963 0 0 2,964
Total Other Non-Operating Expenses 2,963 0 0 2,964

Total Non-Operating Expenses 9,548 48,971 23,004 81,524
Net Income (Loss) 19,702 (4,470) 30,925 46,157

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
February 28, 2025

Created on: 03/10/2025, 4:39 PM MST Page 2



Month Ending 02/28/2025 Year to Date 02/28/2025
Actual % Actual %

Income 172,537 0.00 579,562 0.00

Expenses 215,584 0.00 452,111 0.00

Net Operating Income (Loss) (43,047) 0.00 127,451 0.00

Non-Operating Expenses 396,233 0.00 648,191 0.00

Net Income (Loss) (439,280) 0.00 (520,740) 0.00

Balance Sheet Adjustments 65,129 0.00 (25,659) 0.00

Net Cash Flow (374,151) 0.00 (546,399) 0.00

Beginning Cash
1001 - Wells Fargo HSV O& M xxxx3604 63,987 0.00 67,290 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,191 0.00 10,192 0.00
1015 - ColoTrust Dev 2,772,714 0.00 2,938,737 0.00
1040 - Wells Fargo YVHA Oper xxx6622 122,922 0.00 81,307 0.00
1082 - ColoTrust DPA 62,773 0.00 82,480 0.00
1090 - Petty Cash 114 0.00 114 0.00
1710 - Alpine Checking xx4827 82,986 0.00 91,130 0.00
1712 - Alpine Money Market xx4836 186,322 0.00 186,019 0.00
1714 - ColoTrust FC 351,437 0.00 350,091 0.00
1716 - ColoTrust DPA CDBG 36,769 0.00 36,630 0.00
1850 - Whitehaven Operating - MVB 87,260 0.00 106,735 0.00
1851 - Whitehaven Security Deposits MVB 8,926 0.00 8,460 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,673 0.00 32,138 0.00
1903 - Wells Fargo HSV Res xxxx3679 176,591 0.00 175,108 0.00

Total Beginning Cash 3,995,665 0.00 4,166,431 0.00

Ending Cash
1001 - Wells Fargo HSV O& M xxxx3604 66,961 0.00 66,961 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,192 0.00 10,192 0.00
1015 - ColoTrust Dev 2,454,022 0.00 2,454,022 0.00
1040 - Wells Fargo YVHA Oper xxx6622 66,940 0.00 66,940 0.00
1082 - ColoTrust DPA 62,989 0.00 62,989 0.00
1090 - Petty Cash 114 0.00 114 0.00
1710 - Alpine Checking xx4827 85,476 0.00 85,476 0.00
1712 - Alpine Money Market xx4836 186,564 0.00 186,564 0.00
1714 - ColoTrust FC 352,644 0.00 352,644 0.00
1716 - ColoTrust DPA CDBG 36,896 0.00 36,896 0.00
1850 - Whitehaven Operating - MVB 79,219 0.00 79,219 0.00
1851 - Whitehaven Security Deposits MVB 9,956 0.00 9,956 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,949 0.00 32,949 0.00
1903 - Wells Fargo HSV Res xxxx3679 178,074 0.00 178,074 0.00

Total Ending Cash 3,622,996 0.00 3,622,996 0.00

YVHA
Statement of Cash Flows

February 28, 2025

Created on: 03/10/2025, 1:33 PM MST Page 1



 
 
 
To: YVHA Board of Directors 
From:   Jason K. Peasley, Executive Director 
Date: April 10, 2025 
Re: Director’s Report 
 
The Director’s Report is intended to provide the YVHA Board with an overview of the primary activities 
undertaken by the YVHA Executive Director.   
 
Over the past month I have focused primarily on supporting Brown Ranch Community Builders Process, 
USFS Hilltop Development, The Cottonwoods at Mid Valley, and conducting the search for the Community 
Engagement and Communications Coordinator.   
 
Brown Ranch Community Builders 

• The Work: Staff is preparing for a Community Builders meeting with City Council on April 8th and 
the first meeting of the Deliberation and Stewardship Team (DST) on April 9th.  The April Board 
Talking Point are focused on explaining the scope of the work Community Builders will be doing 
over the next several months.   

• The Why: We are committed to working collaboratively with the City to find a path forward for 
Brown Ranch.   

• The Impact: The timing of this scope sets the stage for an annexation agreement and funding 
question likely on the November 2026 ballot.  This puts a premium on our continued delivery of 
pipeline project such as The Cottonwoods at Mid Valley and The USFS Hilltop Project. 

 
USFS Hilltop Development 

• The Work: We are shifting our focus for this project to getting a lease signed with the USFS before 
spending any resources on design and permitting.  With the uncertainty around the future staffing 
needs of the USFS we want to be sure we have site control before investing significant resources into 
this deal.  We are also working on negotiating a Pre-Development Agreement (PDA) with Servitas 
(our selected fee developer).  The purpose of the PDA is to outline the cost structure for their 
services and the risk portfolio they will take on to shield YVHA from pre-development and 
construction risks.   

• The Why:  The PDA is critical to managing YVHA’s risk portfolio for this project, specifically pre-
development and construction risk.  As currently contemplated YVHA, will be the long-term owner 
of the development and therefore will own the operational risks (and rewards).   

• The Impact: 84 rental units that serve households from 30%-140% AMI with an average of 90% 
AMI 

 
The Cottonwoods at Mid Valley, Building 3 

• The Work: We are working on updated construction pricing for Building 3 as we finalize the for-
sale concept and secure financing.  The combined $8M in awarded grant funds from the City STR 
Fund and the State Prop 123 Fund are critical to delivering this valuable homeownership product.   

• The Why:  Deed Restricted homeownership delivers significant value to the community and the 
individual homeowner.  This value is not only monetary (wealth building) but also in the availability 
and affordability of for-sale units that would otherwise not be available in the City of Steamboat 
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Springs.  The Deed Restriction will protect the community’s investment in these units by managing 
unit appreciation so that affordability is maintained in perpetuity.  Consistent financial modeling of 
these developments is critical to our effective delivery of these units as the sales prices are capped 
and highly influenced by mortgage interest rates.   

• The Impact: 63 homeownership units (Building 3) serving households at 90%-150% AMI priced at 
20%-50% below market. 

 
City Council Public Comments 

• The Work: We have been working with the City Manager to craft a process for responding to 
comments made about YVHA or our properties at City Council meetings.   

• The Why: YVHA wants to be responsive and transparent with our community.  In some instances, 
issues are raised with other political entities (City Council, County Commissioners) that we should 
address.  In order for us to do that effectively address these comments, we need a clear 
communication procedure that ensure these comments are brought to our attention, handled in a 
timely manner and reported back to the political entity that received the comments. 

• The Impact: Timely and thoughtful responses to these comments builds public trust in our 
organization. 

 
Staffing Updates 

• The Work: We finalized our interviews and have hired the Communications and Community 
Engagement Coordinator position. We are working on producing an onboarding packet for a start 
date in the middle of May.  Our existing communications consultant will be staying on through the 
end of June to aid in the onboarding and training of this new staff member. 

• The Why: Bringing Community Engagement and Communications in house (as opposed to contract 
labor) will help us achieve our Communications goals.   

• The Impact: A fully staffed YVHA is poised to achieve the goals of the YVHA Strategic Plan and 
further our Mission.  

 
Future Agenda Topics 
 

May 8, 2025 
• Action Item: 2025 Strategic Plan strategies and work plans 
• Action Item: USFS Hilltop Pre-Development Agreement with Servitas 
• Action Item: Transaction Broker Agreement with The Agency 
• Strategic Topic: Cottonwoods at Mid Valley pricing strategy work session 

June 12, 2025 
• TBD 

 
Work Related Travel 
None planned. 
 
Personal Travel 
I will be taking extended leave from early June to the middle of August. 



 
 

Deputy Director Report 
YVHA Board Meeting  

April 10th, 2025 
12pm – 2pm 

 

Operational Updates:  

1. Community Engagement & Comms Coordinator Job – We have made an offer to a 
candidate for the open communication role.  We are waiting to get the signed offer letter 
back.  The tentative start date is May 12th.    

2. Community Engagement & Clean Up Days – We have set dates for our community 
clean up day at Fish Creek for May 30th from 9am till 12pm.  The community engagement 
day for Hillside Village has been set for June 13th from 4pm till 7pm.  We are still in the 
process of trying to finalize a date for Whitehaven but we’re looking at 5/31 or 6/6 as two 
potential dates.  More information to come on these dates at next month’s board meeting.   

3. Communication Updates – 1) The comms team continues to work on marketing collateral 
for the Cottonwoods while also updating the website, the spec sheet and a monthly 
newsletter.  The March newsletter had a 40% open rate and we currently have over 3,000 
subscribers to our newsletter.  Also, the path to homebuying has been updated with clickable 
icon’s: https://yvha.org/cottonwoods/the-path-to-homeownership/#step1 2) The comms 
team has supported the development team efforts to encourage participation in the Housing 
Needs Survey. 3) The strategy, tactics and deliverables for the communications team has 
been updated and shared with the executive team.  4) Robin helped develop a 90-day 
communications plan for the new community engagement & communications coordinator 
role.   

Here are some statistics on communication assets:  

Newsletters:  

Website: 2,100 Active users; Pages with the most views: 1) Home Page 2) The Cottonwoods 
Homepage 3) Cottonwoods: Eligibility 4) Cottonwoods Path to Buying 5) AMI 6) Brown Ranch 7) 
Affordable Housing Crisis. The average engagement time is 2 minutes.  

Social Media: Facebook and Instagram for the month of March: 27,000 views, 12,000 reach 

4. Grant Updates – Here are a list of grant related updates that occurred over the past month. 
1) YVHA was awarded $501,500 from CO Division of Housing for downpayment assistance 
funds.  This money will primarily be utilized by new home buyers for the Cottonwoods at 

https://yvha.org/cottonwoods/the-path-to-homeownership/#step1


 
Mid Valley.  We still need to execute the grant contract and develop program guidelines that 
are specific to this funding source.  2) We have applied for $2M to support renovations at 
Hillside Village through the US Senate’s congressionally directed spending program. 3) We 
have also applied for $1M from CO Division of Local Government for water & sewer 
infrastructure project at Whitehaven.  

5. RPP for Cottonwoods at Mid Valley – We received one proposal for HOA mgmt. 
services for the Cottonwoods at Mid Valley from Steamboat Association Mgmt.  We are 
targeting April 14th to conduct an interview with them and work to finalize the management 
agreement by July at the latest.   
 

Property Updates: 

1. Mid Valley – Hausmann has made a lot of progress on buildings 1 & 2 since last month’s 
update.  They currently have 3 of the 4 floors framed up on both buildings and have 
plumbing & electrical rough in occurring in building 2.  They are almost finished up with 
fine grading in the garage of building 2 and are targeting the middle part of April to pour the 
parking garage slab in building 2.  All electrical and plumbing rough in is about 2 weeks 
behind on building 1.  We will be having a topping out ceremony on April 17th and would 
like to invite all board members and staff to join us on sign for the milestone ceremony 
hosted and put together by Hausmann.   

2. Hillside Village Backflow Project – I am meeting with all of the contractors involved with 
this project on April 18th to walk through the project and make sure all of our bases are 
covered with the work that needs to get completed.  I am suggesting May 12th and 13th to 
perform the work and will be able to confirm these dates after our meeting next week.  We 
would still be looking at a day, to a day and a half outage of water for tenants at HSV.  We 
have plans at a staff level to support the tenants with drinking water, toilets and showers 
while the outage is taking place.   
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Perspective Buyer Info as of 4.4.2025 

Total number of interested parties:  194 
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11%

19%

47%

23%

First Choice Unit Type Preference

Studio One bedroom Two bedroom Three bedroom



 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- -- 

FROM: 

DATE:  

ITEM:  

Jason K Peasley, Executive Director 

April 10, 2025 

Deed Restriction Implementation Plan 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 

BOARD ACTION:  ___X_ ACTION ITEM 

____ DIRECTION REQUESTED 

____ INFORMATION 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 

REQUEST OR ISSUE:  That the Yampa Valley Board of Directors approves the Deed 

Restriction Implementation Plan. 

RECOMMENDED ACTION:   That the Yampa Valley Board of Directors approves the 

Deed Restriction Implementation Plan. 

FISCAL IMPACTS: None 

BACKGROUND INFORMATION: The Deed Restriction Implementation Plan (DRIP) 

provides guidance as to how YVHA will verify compliance with the Deed Restriction.  

The DRIP is intended to remove grey areas that naturally exist in the legal language of 

the Deed Restriction and establish flexibility in certain areas.   

An example of clarity is in determining income.  The Deed Restriction simply states that 

a unit is 140% AMI.  In practice, we must determine several key facts before confirming 

compliance with the stated AMI limit.  These facts include determination of household 

size, verification of income from all sources, and compare that to the current AMI chart 

from Colorado Housing and Finance Authority.   

An example of flexibility relates to Capital Improvements where the deed restriction 

simply references “YVHA Capital Improvement Rules”, allowing YVHA to establish 

and update as necessary the type of improvements that can increase the maximum resale 

price and how the value of those improvements are depreciated over time.   

Together these documents will make the buyers’ experience of purchasing, living in, and 

selling a deed restricted home simpler and more understandable.  From a staff perspective

this will reduce grey areas and create a predicable process for qualification, compliance 
and resale.  

YAMPA VALLEY HOUSING 

AUTHORITY 

AGENDA COMMUNICATION FORM 
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1. Definitions 

The terms used throughout this document shall have the meaning assigned 
below. Any terms not defined within this document will have the meaning as 
defined within the Yampa Valley Housing Authority Deed Restriction. 

Acknowledgement of Deed Restriction: A document accepting a purchaser’s 
agreement to be bound by both the recorded deed restriction covering the 
affordable housing unit and the guidelines. 

Area Median Income (AMI) – means the median annual income for Routt 
County, Colorado, (or such next larger statistical area calculated by HUD that 
includes Routt County, Colorado. This chart is published by the Colorado and 
Housing Finance Authority (CHFA) annually.  

Base Price: The initial price of a unit set by the developer upon sale, which 
may appreciate at a set rate over time.  

CHFA- Colorado Housing and Finance Authority 

Dependent - shall mean a person, including a spouse of, a child of, a step-
child of, a child in the permanent legal custody of, or a parent of, a Resident, 
whose principal place of residence is in the same household as such Resident, 
and who is financially dependent upon the support of the Resident.  

Gross Income – An individual’s total earnings before taxes or other 
deductions including but not limited to: 

 Employment wages, salary, overtime pay, commissions, fees, 
tips, bonuses, and/or other compensation. 

 Unemployment benefits. 
 Veteran’s Administration, GI Bill, or National Guard/military 

benefits/income. 
 Retirement benefits from Social Security. 
 Supplemental Security Income (SSI) or Social Security Disability 

Income (SSDI). 
 Unearned income from family members age 17 or under 

(example: Social Security, trust fund disbursements, etc.). 
 Disability or death benefits other than Social Security. 
 Public housing assistance/rental assistance. 
 Public assistance income (example: TANF). 
 Child support payments 
 Alimony/spousal support payments. 
 Periodic payments from trusts, annuities, inheritance, 

retirement funds or pensions, insurance policies or lottery 
winnings. 

 Income from real or personal property. 
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 Cash or expense assistance from family, friends or any other 
person or organization outside of your household that help you 
meet needs. 

 And any other sources of income. 
 

Household - One or more persons who intend to live together in the premises 
of a dwelling unit as a single housekeeping unit but does not mean a group of 
three (3) or more persons unrelated by blood, adoption, or marriage.  

Household Size – The individual(s) purchasing the unit and any dependents 
living together who are related by blood, marriage, adoption, or 
guardianship. 

HUD – the U.S. Department of Housing and Urban Development 

Income – Total amount of income a Household earns in one year from all 
sources before taxes. 

Income Eligible: Means the Household’s combined income does not exceed 
the applicable percentage of AMI for which the specific Unit is designated.  

Maximum resale price:   The Maximum Purchase Price that shall be paid by 
any purchaser of the Property, other than the initial purchaser who acquires 
the Property from Developer, as determined in accordance with the Deed 
Restriction. The Maximum Resale Price is not a guaranteed price, but merely 
the highest price an Owner may obtain for the sale of the Property.  

Permitted Capital Improvements: Certain improvements made to an 
affordable housing unit that may be included in a seller’s maximum resale 
price. 

Program Administrator: A staff member of the Yampa Valley Housing 
Authority who manages the qualification of households for deed restricted 
properties.  

Qualified Employer: A business with a business address in Routt County, 
whose business employs employees within Routt County, and who work in 
Routt County. 

Qualified Owner(s): One or more individuals who intend to live together in 
the Unit as a single household, together with their Dependents, at least one 
of whom is a Resident, and the household is Income Eligible, as determined 
and approved by YVHA prior to the purchase. 

Resident: An individual who meets the employment and income requirements 
as addressed in the deed restriction. 

• Works at a business physically located in Routt County, Colorado for an 
average of at least 30 hours per week. 
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• Is retired, and who prior to retirement worked at a business located in 
Routt County, Colorado for an average of at least 30 hours per week 
on an annual basis for at least five (5) consecutive years. 

• is partially retired, working at a business physically located in Routt 
County for an average of at least 15 hours per week on an annual 
basis, and who prior to partial retirement had worked for a business 
physically located in Routt County for an average of at least 30 hours 
per week on an annual basis for at least seven (7) consecutive years; 
or  

• is disabled and unable to work due to their disability, but who prior to 
becoming disabled had worked for a business physically located in 
Routt County for an average of at least 30 hours per week on an 
annual basis for at least five (5) consecutive years or has never been 
able to work due to their disability.  

• For individuals claiming self-employment or work-from-home status, 
the employment must be for an average of at least 30 hours per week 
on an annual basis for a business that is located within and serves 
Routt County, and requires their physical presence within the 
boundaries of Routt County in order to complete the task or furnish 
the service, and such individuals must demonstrate they are earning at 
least minimum wage from this employment. 

Roommate(s) – Individual(s) living with the Qualified Owner paying rent to 
occupy a portion of the unit for greater than six (6) months. 

YVHA – Yampa Valley Housing Authority 
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2. YVHA Deed Restriction Overview 

 

2.a.Mission Statement 

The multi-jurisdictional Yampa Valley Housing Authority advocates for and provides 
safe, affordable housing and support to low- and moderate-income residents 
employed in Routt County. Our service area includes the city limits of Steamboat 
Springs and the boundaries of the Steamboat Springs Rural Fire Protection District. 
We believe the strength, culture, and diversity of our community are enhanced 
when everyone has a decent place to call home. 

 

2.b.YVHA Regulations 

In keeping with state regulations, the housing authority publishes Regulations 
establishing the operation of the housing program, along with creating policies and 
procedures of YVHA operations. Regulations may be reviewed and amended 
periodically. Updated Regulations will be published upon approval from the Board of 
Directors. These documents will be published at www.yvha.org. 

 

Non-Discrimination Policy 

YVHA does not discriminate on the basis of race, color, religion, gender, age, 
national origin (ancestry), disability, marital status, sexual orientation, military 
status, genetic information, or any other characteristic protected under applicable 
federal, state, and local law in any of its activities or operations. We are committed 
to providing an inclusive and welcoming environment.  

 

Affordable Housing Ownership 

The majority of the ownership units are marketed and sold through YVHA. 
Qualification for all ownership units must be approved by YVHA. A lottery will be 
utilized where applicable. See Eligibility for purchase, sales policies, and procedures. 

 

2.c.YVHA Eligibility 

To be eligible for YVHA housing, all persons must submit a written application and 
documentation required to verify employment/work history, household size, 
income, and other necessary information.  
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2.d.Occupancy Policy for New Deed Restricted Units 

Deed restricted units must comply with the occupancy standards of city or county 
land use regulations and codes, these Regulations and applicable deed restrictions. 
All new affordable housing development must include a capital reserve study as 
part of the initial HOA documents, as well as a separate capital reserve fund. All 
HOA documents must provide that a capital reserve fund be established and 
maintained.  

 

Pre-occupancy Inspections 

Upon the completion of new units and prior to issuance of a CO, such units must be 
inspected and approved by a certified building inspector, architect, and/or engineer 
for compliance with applicable codes, regulations and YVHA Regulations. A written 
inspection report of inspection approval must be submitted to YVHA.  

 

2.e.Livability Standards 

Newly constructed deed restricted affordable housing units must be in marketable 
condition at the time of sale. See for sale policies and procedures. 

The owner will bear the costs and expenses of any required upgrades to meet the 
standards listed below, as well as any deficiencies noted in structural/ engineering 
reports acquired by YVHA to assess the suitability for occupancy as follows: 

• All interior walls must be freshly painted. 
• Carpet must be less than five years old and in good condition and repair or 

replaced if in lesser condition. 
• Interior appliances must be less than five years old and in good condition and 

repair. 
• Windows, heating, plumbing and electrical systems, fixtures and equipment 

must be in good condition and working order and brought up to the current 
code. 

• Roof must be in good repair with useful life of at least twenty-five (25) years. 
• HOA documents: e.g., Articles of Incorporation, By-Laws, and Condominium 

Declarations, must be approved by YVHA.  

 

2.f.Approval and Execution of Deed Restrictions 

YVHA will collaborate with Developers of affordable housing to draft and approve 
deed restrictions to ensure compliance with development approvals, YVHA 
Regulations, city and county land use regulations and governing Colorado and 
federal legislation.  
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YVHA will approve the deed restrictions for housing units before such deed 
restrictions are ready for recordation and prior to issuance of a CO. No occupancy is 
permitted without the executed deed restriction and issuance of CO. 
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3. Eligibility and Qualification 

YVHA does not guarantee workforce housing to an applicant. YVHA may deny 
access to any applicant who YVHA finds would pose a potential risk to the use and 
enjoyment of workforce housing to other qualified persons, or whose record as an 
occupant of deed restricted housing would otherwise justify a conclusion by YVHA 
that it would be in the best interest of YVHA to reject the application. In making any 
determination under this provision YVHA may consider, among other things, an 
applicant’s criminal record, past non-compliance under any prior housing 
regulations and past business relationships with YVHA.  

 

Fraud Warning 

Signatures on documents submitted to YVHA constitute verification that all 
information provided is true and accurate. If any such information is 
determined to be false or non-verifiable, such person may be disqualified by 
YVHA and referred to law enforcement for investigation and/or prosecution. 

A disqualified YVHA owner may be forced to list his/her ownership unit for 
sale as specified in the deed restriction within thirty (30) days of 
disqualification.  

Disqualified persons may be denied future participation in the affordable 
housing program. Mortgage fraud may be referred to FBI for investigation. 

 

3.a.Qualification Rules 

Applicants for ownership of deed-restricted units must apply by submitting a YVHA 
Application with copies of documents demonstrating qualification, as well as all 
applicable fees. Applicants are advised to apply and qualify with a lender in advance 
of submitting an application for an ownership unit. 
 
All first-time ownership applicants must also include a Certificate of Completion of 
the Home Buyer On-Line Education Program and Review. Options can be found on 
YVHA’s website, https://yvha.org/cottonwoods/the-path-to-buying/#step4. 

Applicants must submit original picture IDs, affidavits and signed legal documents, 
as well as copies (not originals) of all required documents for YVHA files. Applicants 
will be charged for copies made in YVHA offices.  

All persons who may occupy a unit, regardless of marital or legal status, and 
regardless of whether they are on the title to the property, are included for the 
purpose of determining the members of the household size and the category based 
on income. As such, all members of the household must be qualified by YVHA prior 
to occupancy. Married persons are considered as members of a single household 
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whether they both will occupy the unit or not. Married couples may submit only one 
joint application for a unit and may not submit separate applications. 

YVHA charges fees for applications, handling transactions, and other services. Fees 
are payable to Yampa Valley Housing Authority upon submission of documents or as 
specified in these Regulations. See Exhibit A for YVHA fees.  

All YVHA application materials and documents will remain confidential except as 
required by the Colorado Open Records Act, C.R.S. 24-72-201, et seq. 

 

3.b.Document Verification 

An applicant is qualified to purchase workforce housing only when all eligibility 
requirements are verified by information and documentation submitted timely to 
YVHA.  

The applicant has the burden of credibly demonstrate to YVHA’s satisfaction that 
the applicant meets all qualification requirements for workforce housing contained 
in these Regulations and any applicable deed restriction. 

 

3.c.Application 

The application and all supporting documentation will become property of YVHA and 
will not be returned to the applicant. The application process will be as follows: 

• Obtain The Buyer Application from the Program Administrator  
o Would have income qualification requirements. All documents that 

potential buyer has to show income listed under Gross Income will be 
utilized.  

• Provide a copy of a photo ID - a valid government issued identification to 
verify the applicant(s) identity. 

o Driver’s License  
o Passport 

• Complete unit preference document – this indicates what the applicant is 
interested in. Number of bedrooms, square footage, garage/carport, and 
location. 

• Provide evidence of employment by a Qualified Employer. The following 
documentation is acceptable: 

o Most recent tax returns, and 
o The four most recent pay stubs, and/or 
o Last W2(s) from your employer(s), and/or 
o An employment contract or other documents deemed necessary. 

• Signed affidavit from employer verifying employment. The following rules 
may apply to the selection process described above: 
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o The physical place of employment is relevant; the applicant’s mailing 
address of company headquarters is not. For example, company or 
organization headquarters are located in “Town A,” but the Eligible 
Household member reports to another physical location in “Town B.”  
In this example, the physical location where the Eligible Household 
member reports to daily, “Town B,” would be considered the physical 
place of employment. 
 

• Self-Employment Document 
o Business and personal banking records.  
o Proof of operating expenses, such as: insurance, tax payments, rents, 

utilities, etc.  
o Proof of hours worked for service-based businesses, such as a copy of 

a detailed work log or appointment book for the last year showing 
hours worked daily on each job or appointment, with clients’ names 
and local addresses. (Hours spent in administrative work such as 
marketing or accounting in support of business will count toward the 
work-hour requirement if demonstrated to and approved by YVHA.)  

o Copies of client invoices showing hours on a job and payment receipts 
for invoiced work.  

o Client list providing addresses, description of type of work performed, 
and approximate hours spent working for a client during the year.  

o A detailed Business Plan describing costs and revenue and Profit-Loss 
Statements.  

o Other documentation as deemed necessary.  
o A Signed affidavit affirming business is conducted in Routt County 

 

• If two or more individuals are applying jointly, combined income will be 
considered for Households earning less than 140% area median income.  

Once an applicant is deemed eligible to purchase a deed restricted property, they 
will be issued a letter stating they meet the eligibility criteria and will be added to a 
master buyer list, which will be maintained by the Program Administrator. Eligibility 
will be valid for up to six (6) months and then will need to be updated.  

 

3.d.Roommates 

A Qualified Owner may rent one bedroom to one (1) or two (2) persons pursuant to 
the following restrictions: 

1. Lease terms and rental rates shall be approved by YVHA prior to 
occupancy by the renter. 

a. Lease terms shall be a minimum of six (6) months. 
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b. Roommates shall be Residents as defined in the Deed 
Restriction 

c. Rental rates shall not exceed 50% AMI rent for a 1-bedroom 
unit as defined by CHFA. 

d. Roommates will only pay for their share of utilities (water, 
electricity, internet) 

e. Month to Month leases are not permitted.  
f.  Roommates shall not own any other residential property in 

Colorado, including mobile homes and improved land.  
 

2. Roommates may not be charged either as rent or in addition to rent. 
a. Condominium dues/assessments 
b. Property taxes 
c. Condominium Insurance 

3. Prior to occupancy, the owner will provide YVHA with a copy of the 
lease agreement for approval. The unit must meet occupancy and 
livability standards. 

YVHA has the right to deny any roommate application.  

 

3.e.Income Calculation 

YVHA must calculate personal and household income in order to qualify applicants 
and to determine compliance. There is no exact formula for determining annual 
income because every person’s or household’s sources of income and 
documentation of such income may be different. Therefore, YVHA can only identify 
and evaluate the sources of income based on the totality of the documentation 
provided by the applicant, including but not limited to previous year’s tax returns, 
pay stubs annualized over twelve (12) months and self-employed profit and loss 
statements. The applicant has the burden to credibly demonstrate to YVHA’s 
satisfaction that the applicant has satisfied applicable income limitations.  
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4. Purchase Procedures 

4.a.Initial Sales  

Upon completion of construction by the Developer, the Units shall be sold to initial 
purchasers who are Qualified Owners at the time of the purchase. Initial sales will 
be sold by YVHA or their designated partner. All YVHA ownership units will be 
marketed and sold through the YVHA lottery process.  
 

4.b.Ownership Interest in Other Residential Property 

If at any time an Owner also owns any interest, personally, by a person’s spouse, as 
a shareholder or member of a corporation, as a partner, a joint venture, a beneficiary 
of a trust or through an entity, in any other improved residential property (excluding 
investment in a publicly traded REIT contained in an IRA, 401K or other retirement 
investment program), the Owner shall immediately list such other property interest 
for sale and sell his or her interest in such property. Such sale must be to an unrelated 
person through an arm’s length transaction. If said other property has not been sold 
by the Owner within one hundred eighty (180) days of its listing required hereunder, 
then the Owner shall immediately list the property for resale pursuant to Article III.  
Such property will not be allowed to be placed into a trust, regardless of who the 
beneficiary is, or other legal entity or business arrangement.  
 
I n the case of an Owner whose business is the construction and sale of residential 
properties, the properties which constitute inventory in such Owner’s business shall 
not constitute “other developed residential property” as that term is used in this 
Article. Nothing in the foregoing shall impose an obligation upon YVHA to verify that 
the Owner does not own other improved residential property.  
 

4.c.Exceptions to Occupancy Requirements  

At least thirty (30) days prior to the start of the leave, the Owner of a Unit may 
request an exception to Section 6.1 through the following process outlined below. 
This is a necessary step, as it keeps the Owner in compliance with the occupancy 
requirement.  

A. The Owner requesting an exception must provide a narrative explaining 
the need for the exception (e.g., a temporary relocation to care for an ill 
family member, a temporary work relocation) as well as written evidence 
confirming the reason for the request.  

B. The decision regarding the request for an exception to the occupancy 
requirements of this Restriction shall be made by the YVHA Program 
Administrator within thirty (30) days of the completed application submittal 
with supporting information.  
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C. The YVHA Program Administrator may, in its sole discretion, grant an 
exception to the occupancy requirement of this Restriction upon finding that 
the circumstances justify granting the exception and that strict application of 
the occupancy requirements would result in a significant hardship on the 
Owner.  

D. An Owner who has established the Unit as his or her primary place of 
residence shall not be considered to have ceased occupancy of the Unit 
during any period of time the Owner is serving on active duty with the United 
States Armed Services. 

If the exception is granted, YVHA Program Administrator may impose specific 
conditions of approval, and shall fix the duration of the term of such exception. 
Leave of absence requests are not guaranteed to be approved.  

 

4.d.Short Term Leases  

Short-term leases are not permitted. A short-term rental is defined as a non-owner 
providing compensation to lodge in another owner’s property for periods of less 
than six (6) months. Owners shall not advertise any part of their Affordable Housing 
unit available for short-term lease on any open, public forum such as Airbnb, VRBO, 
HomeAway or an equivalent. 
 

4.e.Foreclosure  

In the event of a foreclosure or of acceptance of a deed in lieu of foreclosure by the 
holder of a promissory note secured by a first deed of trust on an Affordable 
Housing unit, YVHA, or its assigns, shall have the option to purchase the unit, which 
option shall be exercised as set forth in the deed restriction. The Owner has an 
obligation to notify the Program Administrator immediately in writing once the 
Owner perceives a foreclosure difficulty. 
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5.Maintaining Eligibility and Compliance 

 

5.a.Annual Recertification 

Owners of YVHA workforce housing must maintain the requirements for tenancy 
and ownership in good standing as described below meeting the requirements of 
the deed restriction.  
 
All residents of workforce housing including members of the household, roommates, 
and visitors must maintain requirements for residency as stated in these 
Regulations unless otherwise required in the applicable deed restriction.  

YVHA has the right to request additional documentation through an audit or follow 
up on a complaint at any time to confirm compliance with the YVHA qualification 
requirements. 

Once a unit has been purchased, it must continue to be owned and occupied only 
by an Eligible Household. On an annual date, set by the Program Administrator, the 
owner of the unit shall submit the following: 

• A signed affidavit that the Owner continues to meet residency requirements, 
and 

• A signed affidavit that the Owner owns no other real property. 

This information is to be completed electronically. Failure to provide information as 
required by the Program Administrator and any applicable deed restriction may 
result in a fine, forfeiture of appreciation, a sale mandated by the Program 
Administrator, or any other available remedy at law or equity.  

A Notice of Violation will be issued to an owner who fails to complete the requested 
forms and/or submit requested documentation. Appreciation will be terminated until 
the owner is brought back into compliance. Such owners are prohibited from 
recouping the appreciation lost during the period of non-compliance. 

 

5.b.Enforcement 

If an Owner fails to comply with any of the provisions of this Restriction, YVHA may 
send a written notice by certified mail, e-mail, text message, and/or phone, to the 
extent YVHA has been provided with current and accurate information, of the 
default and provide the Owner an opportunity to cure the default. The notice 
provisions are set forth in Exhibit E, maintained by YVHA, as may be amended from 
time to time, and will be published on the YVHA website. If the foregoing schedule 
is not maintained by YVHA, a minimum of fifteen (15) days’ notice of default and 
opportunity to cure is hereby declared to be reasonable and sufficient. 
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In addition, an Owner who violates the provisions of this Restriction will be liable to 
YVHA for reasonable monetary penalties, as set forth in Exhibit A, maintained by 
YVHA, as may be amended from time to time. This may include an appreciation 
pause for any Units that are determined to be in violation of this Restriction, where 
the allowable annual rate of increase to Maximum Purchase Price is suspended 
during a period when a violation notice has been issued, until such violation has 
been resolved to the satisfaction of YVHA. 
 

If YVHA has reasonable cause to believe that a violation of this Restriction is 
occurring, YVHA may inspect the Unit during normal business hours and upon at 
least twenty (24) hours written notice to the Owner, which may be given by posting 
notice on the door of the Unit. This Restriction shall constitute permission to enter 
the Unit during such times and upon such notice, without further consent.  

 

5.c.Relief/ Cure Period 

In the event of Owner’s default under or non-compliance with the terms of this 
Restriction, YVHA shall have the right to enforce this Restriction by an action for 
any equitable remedy, including injunction or specific performance or an action to 
set aside or rescind any sale of a Unit made in violation of this Restriction, as well 
as pursue an action to recover damages. Any amount due and owing to YVHA shall 
bear interest at the rate of 12% per annum until paid in full. YVHA shall be entitled 
to recover any costs related to enforcement of this Restriction including but not 
limited to attorneys’ fees, court filing costs and county recording costs. Any relief 
provided for in this Section may be sought singly or in combination with such legal 
remedies as YVHA may be entitled to, either pursuant to this Restriction, under the 
laws of the State of Colorado or otherwise. The remedies provided herein are 
cumulative and not exclusive of all other remedies provided by law.  
 
5.d.Forced Sale for Violations 
 
If a Unit is occupied, vacated, owned, transferred, or leased in violation of this 
Restriction, or for any other violation of this Restriction, after notice and 
opportunity to cure, YVHA may, at its sole discretion, notify an Owner that it must 
immediately list the Unit for sale. The sale will be conducted as provided for in 
Article III, except that the real estate sales commission charged by YVHA, or its 
designated listing affiliate, shall be six percent (6%).  

 
The owner shall (1) consent to such sale, conveyance, or transfer of the Unit to a 
Qualified Owner; (2) execute any and all documents necessary to do so; and (3) 
otherwise reasonably cooperate with YVHA to take actions needed to accomplish 
such sale, conveyance, or transfer of such Unit. For this purpose, Owner constitutes 
and appoints YVHA as the Owner’s true and lawful attorney-in-fact with full power 
of substitution to complete or undertake any and all actions required under this 
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Restriction. It is further understood and agreed that this power of attorney, which 
shall be deemed to be a power coupled with an interest, cannot be revoked. Owner 
specifically agrees that all power granted to YVHA under this Covenant may be 
assigned by it to its successors or assigns.  
 
Owner agrees to provide, upon request of YVHA or its designee, all documents and 
information necessary for YVHA to establish continued compliance with this 
Restriction, including rules and regulations promulgated by YVHA as provided herein. 
Documents may include but are not limited to Federal and State Income Tax Returns, 
W2’s, 1099’s, and bank statements. YVHA shall maintain the confidentiality of 
financial information as provided by law.  

 
5.e.Non-qualified Transferees  
 
In the event that title to a Unit vests in any individual or entity that is not a Qualified 
Owner (“Non-Qualified Transferee”) by foreclosure and/or redemption by any lien or 
mortgage holder (except any holder of a First Mortgage), or by operation of law or 
any other event, YVHA may elect to notify the Non-Qualified Transferee that it must 
sell the Unit in accordance with Article III. A Non-Qualified Transferee shall not 
occupy the Unit or sell or otherwise Transfer the Unit except in compliance with Article 
III. There will be an appreciation pause for any Units owned by a Non-Qualified 
Transferee, where the allowable annual rate of increase to Maximum Purchase Price 
is suspended during the term of the Non-Qualified Transferee’s ownership of the Unit. 

 
The Non-Qualified Transferee shall (1) consent to such sale, conveyance, or transfer 
of the Unit to a Qualified Owner; (2) execute any and all documents necessary to do 
so; and (3) otherwise reasonably cooperate with YVHA to take actions needed to 
accomplish such sale, conveyance, or transfer of such Unit. For this purpose, Non-
Qualified Transferee constitutes and appoints YVHA as the Non-Qualified Transferee’s 
true and lawful attorney-in-fact with full power of substitution to complete or 
undertake any and all actions required under this Restriction. It is further understood 
and agreed that this power of attorney, which shall be deemed to be a power coupled 
with an interest, cannot be revoked. Non-Qualified Transferee specifically agrees that 
all power granted to YVHA under this Covenant may be assigned by it to its successors 
or assigns.  

 
All liens and other encumbrances recorded of record against the Unit and 
subsequent to the recording of this Restriction shall be subordinate to terms hereof. 
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6. Resale 

 
6.a.Listing Units 
 
Unless otherwise stated in a unit’s deed restriction, YVHA units are listed for sale 
through YVHA or its designee. All aspects of the sale are managed by YVHA in 
accordance with these Regulations. YVHA acts as a Transaction Broker representing 
both buyer and seller and will represent both parties fairly. The parties may seek 
legal counsel at their own expense.  
The Owner of Affordable Housing who wishes to sell must follow these steps:  

1. Execute a standard Listing Agreement approved by the Program 
Administrator.  

2. Consult with the Program Administrator to review the deed restrictions 
recorded against the unit to determine the Maximum Resale Price and other 
applicable provisions concerning a sale.  

3. The Program Administrator shall administer the sale in accordance with 
the requirements in effect at the time of listing.  

4. The Owner may consult legal counsel regarding examination of title and all 
contracts, agreements, and title documents. The retention of such counsel, 
licensed real estate brokers, or such related services (excluding all sales 
fees), will be at the Owner’s own expense and shall not be included in the 
calculation of the Maximum Resale Price.  

 

6.b.Inspection Prior to Sale  
 
The Owner shall commission a listing inspection by a listing inspector certified by 
the Program Administrator before executing a listing contract to determine the 
condition of the unit.  

1. The Owner shall pay for the cost of the inspection at the time of 
inspection.  

2. The inspector shall furnish a written report to the Owner and the Program 
Administrator.  

3. This information shall be furnished to the purchaser as a part of the 
seller’s property disclosure once a purchase contract has been executed.  

4. The inspection will be valid for no more than 60 days.  

The Owner shall replace or repair any items that are identified as 
unsatisfactory in the report at market value or reduce the listing price 
accordingly.  
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The inspection will include, but is not limited to, the following items: 

Life and Safety 

 • Windows able to lock and broken panes replaced  
•  Plumbing system: Plumbing in good repair with no leaks  
•  Electrical system in safe working condition: Light fixtures, outlets, switches 
secure and in working order  
•  HVAC/Furnace in good working condition  
•  No other leaks  
•  Free from mold  
•  Passes radon test 
• Roof in good repair with no leaks (if applicable)  
• Foundation in good condition (if applicable) 
 

 

Livability 

• Clean, odor-free interior  
• Carpets professionally steam-cleaned within two (2) days of closing  
• Surface scratches, marks, holes in doors, floors, walls, woodwork, cabinets, 
counter tops, other than normal wear and tear, repaired  
• Walls in good repair and paint-ready  
• Window screens are in place and in good repair  
• Doors and door locks in good repair; working keys for all locks at closing  
• Tile grout is in good repair and clean  
 

6.c.Listing Period 

Units must be listed for sale for a minimum of six (6) months before any 
adjustments to maximum sales price (unless Seller should choose to lower the sales 
price before the end of the six (6) month period). If the unit is being sold as the 
result of a compliance issue, the sales price will not be adjusted (increased) until 
the property is sold. 
 

6.d.Closing Costs  

Sellers of Affordable Housing shall not permit any prospective buyer to assume any 
of the seller’s customary closing costs, including the fees set forth herein, nor 
accept any other consideration that would increase the purchase price above the 
Maximum Resale Price so as to induce the seller to sell to such prospective buyer. 
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6.e.Minimum Standards for Maximum Sale Price  

YVHA sellers and buyers are provided with a checklist of Minimum Standards for a 
sale to be eligible for listing at Maximum Sale Price, including, but not limited to:  

• Clean, odor-free interior.  
• Carpets professionally steam-cleaned within two (2) days of closing.  
• Surface scratches, marks, holes in doors, floors, walls, woodwork, cabinets, 
counter tops, other than normal wear and tear, repaired.  
• Walls in good repair and paint ready.  
• Windows and window locks are in good repair; broken panes replaced.  
• Window screens are in place and in good repair.  
• Doors and door locks are in good repair, working keys for all locks at 
closing.  
• Light fixtures, outlets, switches secure and in working order.  
• Plumbing in good repair with no leaks.  
• Tile grout is in good repair and clean.  
• Roof in good repair with no leaks(applicable to single family). 

 

6.f.Seller’s Property Disclosure Form  

Seller’s Property Disclosure form and Seller’s Listing Checklist must be completed 
and submitted prior to listing a unit for sale. Sellers must describe conditions 
meeting minimum standards and all conditions, items, fixtures, installations, etc., in 
the unit requiring repair and/or cleaning. 
 

6.g.Mitigation of Repairs  

YVHA will conduct a cursory inspection pointing out items that may show up in an 
inspection report; however, YVHA’s inspection does not take the place of the 
inspection done by an expert.  
 
If a unit does not meet minimum standards, YVHA may, at its discretion, require 
that the cost of necessary repairs be deducted from the closing sale price, or that 
seller place into escrow the funds necessary to ensure satisfactory repairs. Any 
escrow balance remaining after necessary repairs are satisfactorily made will be 
returned to seller. 

 

6.h.Maximum Resale Price 

No Owner shall sell the unit for an amount greater than the Maximum Resale Price 
for the unit. Maximum Resale Price will be calculated as follows: Base Price + 
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Appreciation of Base Price + Permitted Capital Improvements - Depreciation of 
Capital Improvements + Sales Fee = Maximum Resale Price. 
 

6.i.Permitted Capital Improvements  

Certain improvements to a unit may be included in a unit’s Maximum Resale Price. 
The following list outlines the costs that may be included in an Owner’s Base Price 
and a depreciation schedule for Permitted Capital Improvement items. Base Price 
items are not counted against the Permitted Capital Improvement allowance. 
 
Base Price Items: 

• Modifications or improvements to accommodate a person with a disability as 
defined in the Americans with Disabilities Act of 1990. 

Permitted Capital Improvements depreciated on 5-year schedule: 

● Replaced appliances  
● Washer and dryer (including stackable)  
● Carpet upgrades including pad 
● Permanent fitted window blinds  
● Thermostats (including smart thermostats)  
● Door locks (including smart door locks)  
● Security system  
● Ceiling fans  
● Laminate flooring  
● Building permit fees  
● Improvements for health and safety protection 
 

Permitted Capital Improvements depreciated on 20-year schedule: 

• Flooring and countertop upgrades including hardwood, stone, slate, granite, 
marble, tile, etc. 

• Light Fixtures (electrical fixtures and wiring) 
• Plumbing fixtures including sinks and toilets 
• Closet organization systems 
• Window Upgrades (need to coordinate with HOA responsibilities) 
• Other permanent improvements to the units that remain in the unit post sale. 

Items that are NOT qualified for capital improvements: 

• All work performed without issuance of association approval or building 
permits. 

• Jacuzzis, steam rooms, hot tubs, etc. 
• Maintenance of existing fixtures, appliances, plumbing, mechanical systems, 

painting, cleaning, and improvements to existing fixtures. 
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• Decorative items including window coverings, lamps and lights not affixed to 
walls or ceilings, bath towel bars and hooks, etc. 

• Interior paint 
• Cost of tools 
• Equipment rental 
• Removeable items not attached to the unit. 
• Gas or electric fireplaces 

Unless otherwise identified in the recorded deed restriction, the actual costs of 
Permitted Capital Improvements made to a unit shall not exceed 1% of the Initial 
Sales Price per year of ownership.  

For an owner to request that Base Price Improvements and/or Capital 
Improvements be added to the Maximum Resale, he or she must comply with the 
following: 

• Owners must apply to YVHA for approval to make Permitted Capital 
Improvements, the cost of which they intend to add to the Maximum Resale 
Price. 

• Within one (1) month of completion of work, Program Administrator requests 
the following: 

o Legible copies of receipts and invoices 
o Proof of Payment by a third party 
o Proof of Building permits and/or property owners’ association approval 

letter 
o Owner(s) must retain original receipts and invoices. 

• Work that requires and is performed without the issuance of all required 
building permits or property owners’ association approval will not be included 
as a Base Price or Permitted Capital Improvement.  

• In calculating the costs allowed as Permitted Capital Improvements, only the 
Owner’s actual out-of-pocket costs and expenses shall be eligible for 
inclusion. Such an amount shall not include an amount attributable to the 
Owner's labor, or that of their employees or business, or to any appreciation 
in the value of these improvements. 

• If an Owner pays cash for improvements, the Owner must provide third party 
documentation of payment. An Owner must have an invoice for 
improvements, but if no such documentation of proof of cash payment can be 
produced, the Program Administrator can inspect the improvement 
completed in the unit. Up to 75% of documented invoice value may be 
included after an inspection, subject to depreciation, at the Program 
Administrator’s sole discretion. 

• The value of the Permitted Capital Improvements will be added to the 
appreciated value of the unit at the time of sale. No appreciation is allowed 
on Permitted Capital Improvements. 
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If a Permitted Capital Improvement is removed or is no longer operational, the 
actual cost of the improvement shall be deducted from the Permitted Capital 
Improvement schedule. No other categories or types of expenditures may qualify as 
Permitted Capital Improvements unless pre-approved in writing by the Program 
Administrator. 

 
7. Ineligibility and Grievance Procedures 

 

7.a.Ineligibility List 

The Ineligibility List is used by YVHA to determine whether to allow an applicant or 
potential applicant to purchase a unit, or to be qualified as a roommate. It is the 
responsibility of the YVHA staff to review this list prior to qualifying any person for 
YVHA Housing. An individual on the Ineligibility List may not rent from an owner of 
a deed restricted unit in which YVHA is the beneficiary of a deed restriction. 
Additionally, an individual on the Ineligibility List is not qualified to purchase a deed 
restricted unit. 
 

Criteria 

The following criteria will be considered (but not limited to) in determining whether 
to add an individual to the Ineligibility List: 
 

• Fraud or Misrepresentation in transacting any business with YVHA. 
• Submitting untrue, misleading, or inaccurate information to YVHA. 
• Violation of a Lease, Deed Restriction, or YVHA Regulation, including but not 

limited to: 
o Multiple incidents of disruptive behavior or noise complaints from 

neighbors. 
o Unapproved roommates. 
o Multiple parking violations. 
o Inexcusable damage to a unit. 
o Vandalism of YVHA’s or other person’s property. 
o Threatening behavior towards YVHA staff or neighbors. 

• Outstanding debt of any kind to YVHA or YVHA affiliated properties 
• Safety risk to YVHA staff or neighbors 
• Subleasing a unit without YVHA approval 
• Eviction based upon lease violation. 
• Sale of property as a result of violating a deed restriction 
• Other reason, as determined by YVHA. 
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Procedure for Additions to Ineligibility List 

• The Deputy Director, in consultation with the Sales and Asset Manager, may 
add an individual to the Ineligibility List at any time. 

• Upon adding an individual to the List, YVHA will notify the individual of such 
action within fifteen (15) days by email and letter. The notice must identify 
with particularity the reason(s) for adding the individual to the List. 

• The notice must advise such person of the opportunity to appeal such action 
through the Grievance Process.  

 

Procedure for Removal from Ineligibility List  

Any person on the Ineligibility List may request to be removed from the List. The 
request to be removed must be addressed to and determined through the YVHA 
Grievance Process. YVHA will consider, without limitation, the following: 

• Where possible, if the reason for placing the person on the List has been 
cured. 

• The severity of the conduct which resulted in placing the individual on the 
List. 

• The likelihood of future violations of the same nature. 
• Any mitigating or aggravating circumstances associated with the past 

conduct of the individual towards YHVA or neighbors.  
 

7.b.Grievance Procedures 

A grievance is any dispute that a unit Owner or potential purchaser may have with 
the Program Administrator with respect to action or failure to act in accordance with 
the rights, duties, welfare, or status of these persons or entities under these 
Guidelines. Procedures for filing such a grievance are as follows: 

1. A written grievance must be presented to the Program Administrator. It 
shall specify:  

a. The particular ground(s) upon which grievance is based; and 

b. The action requested; and  

c. The name, address, telephone number, email address of the 
complainant and similar information about his/her representative, if 
any. 

2. Upon presentation of a written grievance, the Program Administrator shall 
meet with the complainant to review the grievance and resolve the issue, if 
possible. 
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3. If the issue is not resolved, the complainant may request a hearing with 
the Executive Director of YVHA and/or the Board of Directors Executive 
Team. The decision made by the Executive Director and/or the Board of 
Directors Executive Team shall be the final decision. Decisions will be 
finalized within thirty (30) days of the grievance being filed.  

 

 

Exhibit A 

Fee and Fine Schedule 

General Deed Restriction Qualifications 
Application Fee $50.00 
Deed Restriction Consulting Fee* $250.00 
Ownership Transfer Fee** $1,000.00 

  
The Cottonwoods at Mid Valley 

Application Fee $50.00 
Roommate Qualification Fee $50.00 
Capital Improvements Review and Site Visit $50.00 
Sales Transaction Fee 2% of Sale Price 
  

Schedule of Fines 
Failure to meet annual certification deadlines & 
requirements 

$100.00/month until violation 
cured 

Failure to pay property taxes by deadline imposed by 
County 

$100.00/month until violation 
cured 

Failure to get roommate approved by YVHA prior to 
move in 

$150.00/month until violation 
cured 

Failure to obtain approved Leave of Absence Up to $200.00 
Short term renting of bedroom or unit Up to $500.00 
Making unauthorized improvements Up to $500.00 
Failure to obtain required building permits with respect 
to capital improvements 

Up to $750.00 

Submitting False/Inaccurate Information Up to $1,000.00 
Enforcement to sell unit for noncompliance with DR 
(forced resale) 

6% of Sale Price 

YVHA reserves the right to force a sale for any Owners that are found to be repeatedly 
out of compliance with the deed restriction. 

 
 

*Deed Restriction Consulting Fee – For developers who are wanting to potentially 
add a DR to their project for access to STR funds, to help the community, for their 
personal business endeavors, etc. 
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**Ownership Transfer fee – If a qualified owner is going to transfer the property to 
a relative, and not formally sell, YVHA will qualify transfer recipient and record all 
necessary documentation. 

 

 

 

 

Exhibit B 

Depreciation Schedule 

5 Year Depreciation  20 Year Depreciation 
% of Cost Months Years  % of Cost Months Years 

75% Up to 12 
months 

Up to 1 year  100% Up to 24 
months 

Up to 2 years 

50% 12-36 2-3  90% 24-48 2-4 
25% 36-60 3-5  80% 48-72 4-6 
0% 60+ 5+  70% 72-96 6-8 

    60% 96-120 8-10 
    50% 120-144 10-12 
    40% 144-168 12-14 
    30% 168-192 14-16 
    20% 192-216 16-18 
    10% 216-240 18-20 
    0% 240+ 20+ 

*Program Administrator may accelerate depreciation or exclude items if damaged 
beyond ordinary depreciation* 

 

 

Estimated Value for Developer-installed Appliances in The Cottonwoods units: 

Refrigerator $ GE 18.1 Cu. Ft. 
Built-in Dishwasher $  
Free-Standing Electric Range $  
Range Hood $  
Washer $  
Electric Dryer $  
Microwave $  
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Exhibit C 

OWNER’S AFFIDAVIT REGARDING CAPITAL IMPROVEMENTS 

AT THE COTTONWOODS AT MIDVALLEY 

 

The undersigned, _____________________________________, being of lawful 
age and having been duly sworn, upon personal knowledge states and alleges as 
follows: 

1. I am the Owner of property located at the following street address: 
__________________________________________________________________. 

2. I verify and acknowledge that the receipts and proof of payment submitted with 
this Affidavit represent the actual costs expended for Improvements to my home 
located at the address above and that the receipts are valid and correct receipts 
tendered at the time of purchase. 

3. I verify and acknowledge that true and correct copies of any building permit or 
certificate of occupancy required to be issued by the Routt County Building Division 
with respect to the Improvements have been submitted with this Affidavit. 

I declare under penalty of perjury that I have read this Affidavit, and the 
statements contained in it are true and correct to the best of my knowledge. 

 

__________________________     _______________ 
Signature of Owner        Date    
 
 
__________________________     _______________ 
Signature of Owner        Date    
 
 
 
--------------------------------------------------------------------------------------------- 

YVHA TO COMPLETE 
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Received by Date 

 
 
 
 
 
 

Exhibit D 
Colorado Housing and Finance Authority (CHFA) Area Median Income 

Table 
 
 
 

Gross Income: 
AMI 1-Person 2-Person 3-Person 4-Person 5-Person 6-Person 

100% 83,400 95,300 107,200 119,100 128,700 138,200 
120% 100,080 114,360 128,640 142,920  154,440 165,840 
130% 108,420 123,890 139,360 154,830 167,310 179,660 
140% 116,760 133,420 150,080 166,740 180,180 193,480 
160% 133,440 152,480 171,520 190,560 205,920 221,120 

*Table is as of April 2024. Will be updated April 2025* 
 
 
Rental Rate: 
50% AMI 1- Bedroom $1,116.00 

*Rate as of April 2024. Will be updated April 2025* 
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Exhibit E 
Enforcement Procedures: Notice Provisions 

 
Notice of Investigation (NOI) 
 
At the discretion of the YVHA, before issuing a Notice of Violation (NOV), YVHA may 
issue a notice to the person under investigation that YVHA is seeking information in 
order to determine if a violation has occurred and providing such person at least 
fifteen (15) days from the date of the notice to provide information in accordance 
with the notice. Notice is provided by certified mail, regular mail, e-mail, text 
message, and/or phone to the extent that YVHA has been provided with current and 
accurate mailing address, e-mail address, and phone number. It is the responsibility 
of program participants (i.e., owners, roommates, homeowners’ associations, 
property managers and property owners) to provide YVHA with up-to-date contact 
information at all times. 
 
 
Notice of Violation (NOV) 
 
A. In the event that YVHA, as a result of an independent investigation or based 

upon a third-party complaint as described below, or for failure to comply with a 
compliance request, audit, requalification or affidavit requirement, determines 
that a violation has occurred, YVHA will serve a Notice of Violation (NOV) on the 
person(s) deemed to be in violation. The NOV may be served by regular mail, 
certified mail, e-mail, text message and/or phone, to the extent that YVHA has 
been provided with current and accurate mailing address, e-mail address and 
phone number, or as otherwise provided by the applicable deed restriction or by 
law for service of process. The NOV must state the following:  

o Identify the name of the alleged violator, and 
o The date(s) of the violation (if known), and 
o The actions or inactions constituting the violation, and 
o The requirement(s) which have been violated. 

 
 
B. The NOV at the discretion of YVHA requires one or more of the following:  
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o The violation be cured within fifteen (15) days of the NOV.  
o The unit shall be listed for sale within a specified period of time.  
o The owner will forfeit appreciation from the date that the violation 

occurred, until the violation is cured, or the unit is sold, whichever first 
occurs; and/or  

o A fine be paid in accordance with the Schedule of Fines found in the 
appendices of these Regulations.  

 
 
C. Complaint Based Investigation  

a) Any person may submit to YVHA a complaint that a violation has occurred. 
Within thirty (30) days of the receipt of any such complaint, and if sufficient 
grounds are found to exist, YVHA staff must commence an investigation and 
notify (NOI) the alleged violator of the receipt of such complaint. For good 
cause and as authorized by law, YVHA may withhold the identity of the 
complainant.  

 
b) In connection with its investigation of the complaint, YVHA will proceed in 
accordance with Section B, and will request that the alleged violator provide 
written information as may be reasonably necessary for its investigation, and 
the alleged violator must provide such information within fifteen (15) days 
from the date of the request, or at such additional time as permitted by 
YVHA. YVHA will maintain the confidentiality of any financial or other 
information provided by the alleged violation which is not required to be 
disclosed by the Colorado Open Records Act.  
 
c) YVHA staff will complete their investigation as soon as possible, and within 
ninety (90) days of receipt of the complaint whenever possible. Upon 
completion of its investigation, YVHA staff will either notify the parties in 
writing that there are not reasonable grounds to determine that a violation 
has occurred, or it will issue an NOV and proceed in accordance with the 
subsection 5.B.2 above and follow those procedures.  

 
D. Investigations and Site Visits  
In responding to a complaint or as part of any other investigation, YVHA may 
inspect the subject premises. YVHA will provide at least 24-hours written notice to 
the tenants(s), owner(s) and occupants of any such inspection. Notice will be 
provided either by mail or posted on the premises in a conspicuous place. Except in 
an emergency, all such inspections will occur between 8:00 a.m. and 5:00 p.m., 
Monday through Friday. 
 



 
 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- -- 
FROM: Jason K Peasley, Executive Director  
DATE:  April 10, 2025 
ITEM:  Lottery Implementation Plan 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  _X___ ACTION ITEM  
    ____ DIRECTION REQUESTED 
    __X__ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
 
REQUEST OR ISSUE:  That the YVHA Board of Directors review the lottery 
implementation plan. 

  
RECOMMENDED ACTION:  That the YVHA Board of Directors review and give 
feedback on the Lottery Implementation Plan.  If there is no feedback, staff would 
recommend approving. 

  
FISCAL IMPACTS:  None. 

 
BACKGROUND INFORMATION:  
 
To have a fair and equitable process for selling the condos at The Cottonwoods at 
Mid Valley, YVHA board and staff have discussed implementing a lottery system to 
ensure that the Routt County workforce and local retirees have the opportunity to 
buy a deed restricted condo if they meet the Deed Restriction guidelines.  From a 
staff perspective this plan will create a clear and concise process as to how the 
lottery will be conducted. 
 
The document includes the following information: 

• Lottery System 
• Lottery Draw 
• General Conditions 
• Transparency and Oversight 
• Supporting Documents 
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1.Definitions: 

1. Area Median Income (AMI) – means the median annual income for Routt County, Colorado, 
(or such next larger statistical area calculated by HUD that includes Routt County, 
Colorado. This chart is published by the Colorado and Housing Finance Authority (CHFA) 
annually.  

2. Gross Income: Total amount of income a household earns in one year from all sources 
before taxes.  

3. Household - One or more persons who intend to live together in the premises of a dwelling 
unit as a single housekeeping unit but does not mean a group of three (3) or more persons 
unrelated by blood, adoption, or marriage.  

4. Program Administrator: A staff member of the Yampa Valley Housing Authority who 
manages the qualification of households for deed restricted properties.  

5. Qualified Applicant: A household who meets all the criteria of the deed restriction: 
employment, AMI, and does not own any other real estate. 

6. YVHA – Yampa Valley Housing Authority 

 

2. Lottery System: 

2.1. Eligibility Criteria: 

a.  Deed Restriction Qualification: Successful qualification for the Deed Restriction per the 
recorded deed restriction and the Deed Restriction Implementation Plan 

b. Pre-qualification letter from YVHA stating applicant qualifies for the deed restriction, 
 
c. Pre-approval Letter: Obtained from a lender identifying maximum loan amount.  
 
d. Proof of at least $5,000 to cover closing cost and additional fees 
 
e. Proof of completion of an approved homebuyer education class 

2.2. Lottery Entries 

a. Each Qualified Applicant is awarded a single entry into the lottery. 

b. Additional entries will be allocated based on the following criteria: 

1. Length of residency or employment in Routt County: 

Individuals who have been residents of Routt County or employed in Routt 
County for certain periods of time will be given additional entries in the 
lottery system.  

1. 5+ years (1 additional entry, for a total of 2) 

2. Proof of length of residency or employment are required. Items from the 
following list will be accepted as supporting documentation:  
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1. Prior lease(s) 

2. Signed Affidavit by landlord and applicant attesting to residency 
length, (proof of payment to landlord may be requested) 

3. Utility bills 

4. Other potential documentation: Voter Registration information 
or place of automobile registration. 

5. W-2(s), and/or tax returns 

6. Signed Affidavit by employers and applicant attesting to 
employment length. 

7. School records 

3. Household size: The individual(s) purchasing the unit and any 
dependents living together who are related by blood, marriage, 
adoption, or guardianship. 

1. A household of 4+ individuals (1 additional entry, for a total of 2 
or 3) 

2. A household can only purchase one bedroom more than their 
household size.  

 

3. Lottery Draw: 

3.1.  Application Period 

• The application period will be published two (2) weeks prior to its opening and have a 
closing date. Each lottery application period will be open for a minimum of one (1) 
week. 

• Only one (1) application is permitted per household. Multiple applications from the 
same household will result in disqualification from the drawing. 

• Late applications will not be considered. 

3.2. Drawing Schedule 

• The initial drawing is scheduled for Fall of 2025. YVHA will announce the formal drawing 
schedule one (1) month prior to the first drawing.  

        3.3. Drawing Process and Publication  

• All eligible applicants, referred to as Qualified Applicants, will be documented in a 
spreadsheet based on the date and time of application submission.  

• Each Qualified Applicant will be given a unique identification number to protect their 
identity for the public drawing and publication of the draw order.  
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• The Program Administrator will randomize the range of Qualified Applicant to establish 
the draw order.  

• Drawing results will be publicly posted on www.yvha.org within 48 hours of the 
conclusion of the drawing.  

 

The lottery will be generated as follows: 

To avoid confusion and to give those at the lowest AMIs the opportunity to buy, the lottery will be 
done by AMI and unit type. Meaning there will be a total of nine (9) lottery drawings broken out as 
follows: 

• Lottery per AMI and unit type (100%, 120%, 130%, 140%) for all 86 units 
o Run 100% Lottery 

1. A lottery for the three (3) bedroom units  
2. A lottery for the two (2) bedrooms units  
3. Once units are filled, 100% AMI buyers (who can afford it) can 

enter 120% lottery. 
o Run 120% Lottery 

1. A Lottery for the three (3) bedroom units 
2. A lottery for the two (2) bedroom units 
3. A lottery for the one (1) bedroom units 
4. Once units are filled, 100% and 120% AMI buyers (who can 

afford it) can enter 130% lottery. 
o Run 130% Lottery 

1. A lottery for the two (2) bedroom units 
2. Once units are filled, 100%, 120% and 130% AMI buyers (who 

can afford it) can enter 140% lottery. 
o Run 140% Lottery 

1. A lottery for the three (3) bedroom units 
2. A lottery for the two (2) bedroom units 
3. A lottery for the one (1) bedroom units 
4. Once units are filled, we are done! 

 

3.4. Drawing Administration 

• A third party will oversee the drawing.  

• YVHA staff who are not in the drawing will officially record and certify the draw order. 

• The draw order will be made public at www.YVHA.org. 

  

3.5. Notification of Draw Order 

http://www.yvha.org/
http://www.yvha.org/
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• Selected Qualified Applicants will receive notification via the email address they 
provided in the official application within one (1) day of the drawing. The notification will 
include the draw order results and a link to the Unit Selection Form (See Exhibit __). 

• If a Qualified Applicant cannot be reached or is deemed ineligible, priority for unit 
selection will be transferred to the subsequent selected Qualified Applicant in 
accordance with the draw order. 

• Purchase details, including price, terms, and conditions, will be communicated to 
applicants. 

• In the event a selected Qualified Applicant is found ineligible, priority for unit selection 
will be transferred to the subsequent Qualified Applicant in accordance with the draw 
order. 

3.6. Unit Selection Form 

• Selected Applicants are required to submit a Unit Selection Form within 48 hours of the 
drawing or by the deadline specified in the notification email. 

• The Unit Selection Form will prompt the selected Qualified Applicants to rank and 
arrange condominiums in unit preference order, listing the most desired unit first and 
the least desired unit last. 

• Units will be allocated based on the selected Qualified Applicant’s draw order and the 
preferences indicated on the submitted Unit Selection Form. 

3.7. Declined Unit and Future Drawings 

• Should a selected Qualified Applicant decline their spot they will no longer retain their 
position in the draw order. Applicants will not be allowed to enter future lotteries for the 
current project. Applicants will be allowed to participate in future phase drawings.  

       3.8. Acceptance Deadline 

• The selected Qualified Applicants are required to confirm their unit acceptance and 
enter into a purchase agreement, which includes submitting earnest money to the title 
company within 5 business days of receiving the notification of draw order email. 

4. General Conditions 

• Yampa Valley Housing Authority reserves the right to disqualify any applicant who fails 
to comply with these official rules. 

• Yampa Valley Housing Authority reserves the right to modify or cancel the drawing for 
any reason. 

By agreeing to enter these lotteries, participants agree to abide by these official rules and the 
decisions of YVHA, which are final and binding. 
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5. Transparency and Oversight 

5.1 Appeals Process: 

• The appeals process will be overseen by the Executive Director and/ or the Board of 
Directors Executive Team to ensure transparency and fairness in the lottery process. 
The appeal process is for individuals who believe they were unfairly excluded or 
disqualified from the lottery process.  
 

o The appeals process is as follows: 
 A written appeal must be presented to the Program Administrator 

including name, address, telephone number and email address and 
 A summary of the appeal 

 
o If the issue is not resolved, the complainant may request a hearing with the 

Executive Director of YVHA and/or the Board of Directors Executive Team. The 
decision made by the Executive Director and/or the Board of Directors Executive 
Team shall be the final decision. Decisions will be finalized within ten (10) days 
of the appeal being filed.  

 

5.2. Regular Review: 

• The lottery plan will be subject to regular review and evaluation to identify any areas for 
improvement and ensure that it continues to meet the needs of the community. All 
guidelines/eligibility will be reviewed and updated, as necessary.  

 

 

 

 

 



The Cottonwoods at Mid Valley
Lottery Implementation Plan

April 10, 2025



The What: The lottery process for The Cottonwoods at Mid Valley

The How: Lottery Implementation Plan

The Ask:  YVHA Board to give feedback and finalize the L.I.P.



Goals:

• YVHA Board finalize the Lottery Implementation Plan

Lottery 
Implementation 

Plan

-How we allocate and 
sell units

Deed 
Restriction 

Implementation 
Plan

-How we qualify
-How we monitor

-How we resell

Deed 
Restriction

-Recorded Document

-Legal and Binding
-Explains what 

owners can/cannot 
do



• Action Item:  YVHA Board of Directors finalize the Deed Restriction 
Implementation Plan.

• Strategic Topic:  YVHA Board of Directors give feedback on the Lottery 
Implementation Plan

April

• Action Item:  YVHA Board adopts the Lottery Implementation Plan (L.I.P.)
• Strategic Topic: Pricing strategy for The Cottonwoods at Mid ValleyMay

• Action Item:  YVHA Board of Directors approved prices for The CottonwoodsJune

Document & Implementation Adoption Timeline



What we heard from the community

• YVHA conducted a community survey last summer and asked what the 
community thought about a weighted lottery, with a focus on the following areas: 

o 1. Employment with a local employer, 
o 2. Length of residency, and
o  3. The nature of employment.

• Length of residency and local employer were the top options.



YVHA Board Approved: Weighted Preference

1. Each Qualified Applicant is awarded a single entry 
into the lottery

2.Additional entries will be allocated based on the 
following criteria:

• Length of residency or employment in Routt 
County: Individuals who have been residents of 
Routt County or employed in Routt County for 
certain periods of time will be given additional 
entries in the lottery system. 

1. 5+ years (1 additional entry, for a total of 2)

• Household size: The individual(s) purchasing the 
unit and any dependents living together who are 
related by blood, marriage, adoption or 
guardianship.

• A household of 4+ individuals (1 additional 
entry, for a total of 2 or 3)

• A household can only purchase one        
bedroom more than their household size. 

• The maximum number of entries a household 
can have is three (3).

• A household may only submit one (1) application.



Weighted Preference Examples

• Joe and Maria, a household of 2, meet the deed restriction requirements and have worked 
in Routt County for the past 7 years.  They would earn 2 entries to the lottery. (1 for DR 
qualification and 1 for working 5+ years in RC)

• Gretchen and her 3 children meet the deed restriction requirements, and she has worked 
for in Routt County for the past 2 years.  Her household would earn 2 entries for the lottery. 
(1 for DR qualification and 1 for Household Size)

• Greg, his wife and 3 children meet the deed restriction requirements, and have worked in 
Routt County for 14 years.  Greg’s household would earn 3 lottery entries (1 for DR 
qualification, 1 for working 5+ years in RC, 1 for Household Size)



Lottery Conduct:
To avoid confusion and to give those at the lowest AMIs the opportunity to buy, the 
lottery will be done by AMI and unit type.  Meaning there will be a total of nine (9) lottery 
drawings broken out as follows:
• a lottery for the 3-bedroom 100% AMI Condos 
• a lottery for the 2-bedroom 100% AMI condos
•  a lottery for the 3-bedroom 120% AMI condos
• a lottery for the 2-bedroom 120% AMI condos
• a lottery for the 1-bedroom 120% AMI condos 
•  a lottery for the 2-bedroom 130% condos
• a lottery for the 3-bedroom 140% condos  
• a lottery for the 2-bedroom 140% condos
•  a lottery for the 1-bedroom 140% AMI condos 



Lottery Conduct cont. 

• YVHA will partner with a community organization to conduct the actual drawing 
of each lottery.

• A household from a lower AMI will be able to enter a lottery for a higher AMI tier, 
with proof of funds.  This means if a household at the 120% AMI does not get 
selected in the lottery process, they can enter the lottery for a 130% unit if they 
can prove they can afford it. 

• All households will be given a unique identifier to be utilized throughout the 
lottery process.  This is to protect households' identity when publishing the draw 
order. 



Other Content in the L.I.P.

• Application Period
• Drawing Schedule
• Drawing Process and Publication
• Drawing Administration
• Notification of draw order
• Unit Selection

• Declined Units and Future Drawings
• Acceptance Deadline
• General Conditions
• Transparency and oversight



“A place to land”





Buying Process:



 
 

AGENDA ITEM #8 
 

 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
FROM:   Sandy Jacobs, Finance Manager  
DATE:   April 10, 2025 
ITEM:  Review and Approval of the Extended Leave Policy 
ATTACHMENT: Extended Leave Policy 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  _  X_ ACTION ITEM  
    __  _ DIRECTION REQUESTED 
    __  _ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
 
REQUEST OR ISSUE:   Review and Approval of the Extended Leave Policy 
 
RECOMMENDED ACTION:  That the Board approves the Extended Leave Policy 
 
BACKGROUND INFORMATION:   
 
The Extended Leave Policy was created to provide a benefit that increases retention of high performing 
staff members who have been with YVHA for more than seven years.  This benefit is intended to 
maintain consistency in staffing levels, saving YVHA and the local taxpayers the expense of losing 
staff due to burnout. 
 
It is well documented that the average tenure of a local government employee is 6.8 years and that the 
cost of replacing a high performing staff member is up to 150% of base salary.  For these reasons, 
YVHA has developed this policy that will retain its skilled staff while maintaining consistency in our 
delivery of housing solutions for years to come. 
 
FISCAL IMPACTS:  TBD 
 
 



1 

Extended Leave (EL) Policy 

YVHA accomplishes its mission thanks to the hard work, skills and dedication of its staff.  The 
average tenure of local government employees is 6.8 years and the cost of replacing high 
performing employees is up to 150% of base salary making retention of a well-established and 
skilled workforce critical to our continued delivery of affordable housing solutions.   

As part of our commitment to recognizing and rewarding high performing employees with long-
term service, employees who have completed seven (7) years of continuous full-time 
employment are eligible for up to five (5) weeks of paid Extended Leave (EL). This leave 
may be taken together with accrued Vacation Leave for a maximum of ten (10) consecutive 
weeks.  

Distinction Between Annual Vacation Leave and Extended Leave 

1. Annual Vacation Leave is accrued by employees based on YVHA policy and may be 
used throughout the year. Employees may use their Annual Vacation Leave at their 
discretion, subject to normal approval procedures. 

2. Extended Leave (EL) is a one-time benefit available for one-time use after seven (7) 
years of continuous full-time employment, with such seven-year period measured from 
the first day of full-time employment. (For example, an employee whose first day of full-
time employment was March 1, 2019, is eligible for EL leave as of March 1, 2026.) It 
does not accrue or accumulate if unused.  

3. Employees may use EL at any time after reaching seven (7) years of service upon 
approval; however, once EL is taken, the employee is not eligible to take it again. 

4. Choosing to delay EL does not extend or increase the amount of leave available in the 
future. Employees are only eligible for one EL period during their tenure as an employee. 

5. EL is not a vested benefit and will not be paid out upon any separation or termination of 
employment, regardless of whether the leave is taken or not. 

Extended Leave Usage & Limitations 
1. EL must be taken in a single, uninterrupted period and cannot be divided into multiple 

shorter leaves. 
2. Employees may combine EL with accrued Vacation Leave, but the total consecutive 

leave period may not exceed ten (10) consecutive weeks, regardless of their annual 
Vacation Leave balance. 

3. Employees may continue to use their accrued Vacation Leave separately from EL in 
accordance with YHVA’s leave policy. 

Extended Leave Request & Approval Process 



2 

1. Employees must submit a written request for EL to their direct supervisor, who will 
review the request in consultation with senior leadership and HR. The determination of 
whether to approve a request for EL shall be made by the Executive Director, based on 
findings that all three criteria are met: 

a.  Sufficient organizational capacity exists or can be hired at a reasonable cost. 

b. The employee consistently shows high performance in annual reviews. 

 
2. Approval of an Extended Leave request is subject to the employee’s past performance, 

reliability, and overall contributions to the organization. Factors that may be considered 
include, but are not limited to, attendance history, adherence to company policies, 
completion of job responsibilities, performance evaluations and the impact of the leave 
on business operations. YVHA reserves the right to approve or deny leave requests based 
on these considerations. 

3. Approval of Extended Leave is also subject to operational needs, strategic priorities, and 
team capacity.  YVHA reserves the right to limit how many employees may take EL in a 
given year to maintain business continuity. 

4. A Request for EL must include proposed start and end dates and should be submitted at 
least three (3) months in advance, when possible. 

5. If multiple employees request EL within the same timeframe, priority will be based on 
seniority, team capacity, strategic priorities, and operational and business continuity 
needs. 

Coverage & Team Considerations 

1. Supervisors will work with teams to ensure a smooth transition and workload distribution 
before an employee’s EL begins. 

2. Employees who have been approved for EL must coordinate knowledge transfer and task 
delegation before their EL begins. 

3. Staff covering for a colleague on EL may be eligible for temporary role adjustments or 
project support as needed. 

Additional Provisions 

1. EL is a discretionary benefit, not an entitlement, and must be approved in advance by the 
Executive Director. 

2. While an employee is on EL, sick and Vacation Leave will continue to accrue; employee 
and employer-paid health insurance coverage and retirement contributions will continue 
as well.  

3. EL may not be exchanged for a cash payout or transferred to another employee. 
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4. If separation or termination of employment occurs before the use of EL, the opportunity 
to use EL is lost. Upon any separation or termination of employment, no pay out is made 
for EL.  

5. EL is to serve as extended leave, and must be taken in whole weeks, not hourly or daily 
increments. As such, any holidays that occur over the EL period will not be credited to 
the employee but are superseded by the EL leave. 

6. The pay you receive during your EL will be based on your regular rate of pay on the day 
prior to beginning your EL. If you receive a pay increase while you are on EL, you will 
receive pay at the new rate effective on the date of increase. 

7. YVHA reserves the right to discontinue the EL leave plan for any reason. 

 

 



Page 2025- 1 
March 20, 2025 
Yampa Valley Housing Authority – Finance Team 

YAMPA VALLEY HOUSING AUTHORITY 
Finance & Capital Planning Team Meeting 

Thursday, March 20, 2025 
10:00am 

 
Team members present included: Kathi Meyer, Cole Hewitt, Sandy Jacobs, Mandy Tomassetti, Jason 
Peasley, Lou Tortora, Elliot Lawrence and Sarah Newman. Minutes prepared via AI with formatting edits 
by Sarah Newman. 
 
 

1. Capital Improvement Projects Update 

Fish Creek, Whitehaven, and Hillside Village Infrastructure 

Elliot Lawrence presented an analysis of structural capital improvement needs at key properties: 

• Major Capital Categories:  
o Water and sewer (50-60 year lifespan) 
o Electrical infrastructure 
o Asphalt paving (20-30 year lifespan) 

• Current Status:  
o Fish Creek water/sewer upgraded in 2016 
o Whitehaven bid recently put out but no responses received 
o Baseline estimate for Whitehaven: ~$3.3 million (water/sewer + paving) 
o Hillside Village backflow project estimate revised to $70,000 (down from $184,000) 

• Financial Planning Approach:  
o Created spreadsheets modeling long-term capital needs 
o Using reserve study methodology to project future costs 
o Applied 2.5% inflation factor for future costs 
o Calculated required annual contributions needed for full funding 

• Maintenance Activities:  
o Need to conduct regular maintenance: flushing fire hydrants, camera inspections, manhole 

inspections 
o Fish Creek water/sewer systems owned by Housing Authority, not dedicated to city 
o Whitehaven being built to city standards with intent to dedicate 

Hillside Village Recertification 

• Collaborating with Enterprise on recapitalization planning 
• Working with county on private activity bonds and tax credits 
• Timeline targeting fiscal year 2027 
• $10,000 grant from Enterprise to help with appraisal and capital needs assessment 
• Comprehensive renovation plans include plumbing lines, windows, electrical, cabinets, appliances, 

HVAC 

2. Financial Review 

February Financials 

• Snow removal costs under budget due to realistic budgeting and a moderate winter 



Page 2025- 2 
March 20, 2025 
Yampa Valley Housing Authority – Finance Team 

• Better communication with contractors regarding snow removal services 
• Property accounts receivable improved compared to previous year 
• One $350 write-off expected at Hillside Village in March 

Down Payment Assistance (DPA) Program 

• Two more loans approved by Araceli, to be reflected in March financials 
• Discussion about potential need to increase DPA fund for Cottonwoods units above 120% AMI 
• Recently received $500,000 DPA grant for units up to 120% AMI 
• Will likely receive funding in two tranches over two years 
• Discussion on potentially using development funds to support DPA for higher income brackets 

3. Strategic Plan & Goals Review 

Finance Team Accomplishments 

• The team reviewed quarterly staff tasks and determined they were on track 
• Successfully completed budget process and audit 
• Improved cross-training and proforma training 
• Created informational flyers for Fish Creek and Whitehaven residents showing expense breakdown 
• Meeting debt coverage ratio targets or on track to meet them 

Combined Finance and Capital Planning Goals 

The team presented updated goals combining finance and capital planning: 

1. Financial Reporting  
o Produce timely, accurate, accessible financial statements 
o Foster transparent, understandable financial environment following GAAP 
o Continue cross-training and education 
o Improve outreach to tenants, board, and public 

2. Capital Planning  
o Model and forecast capital needs across operations, development, and asset management 
o Plan for mill levy renewal/extension and other government funding sources 
o Review property financials and partnerships 
o Added focus on Year 15 preparation for tax credit properties 

3. Property Performance Tracking  
o Created detailed property performance spreadsheets for all properties 
o Modeling with 4% rent growth and 3% vacancy projections 
o Tracking debt service coverage ratios 
o Planning to incorporate Elliot's capital reserve analysis into these models 

4. Action Items & Next Steps 

• Elliot to develop a comprehensive reserve study for board review 
• Sandy to send unaudited year-end financials for Reserves, Alpenglow, and Anglers 
• Sandy to update strategic plan document with additional quarterly tasks and Year 15 training 
• Team to examine potential tax credit property acquisition in year 12 (2029) with appraisal/capital 

assessment 
• Finance Committee to meet next on April 17th at 10:00 AM 
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5. Additional Notes 

• Discussion about reserve accounts at Alpine Bank and potential use for emergency capital needs 
• Organization projections indicate financial sustainability through 2032-2033 
• Working with Enterprise on technical support for tax credit properties 

 
 

This summary captures the essential discussions and decisions while maintaining the context and 
strategic importance of each topic. It organizes the information in a way that highlights both immediate 
action items and longer-term strategic considerations. 
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YAMPA VALLEY HOUSING AUTHORITY 
Property Management Team Meeting 

Wednesday, March 19, 2025 
12:00pm 

 
Team members present included: Alison Brodie, Leah Wood, Maddie Ward, Elliot Lawrence, Alyssa 
Cartmill, Araceli Googins, and Sarah Newman. Minutes prepared via AI with formatting edits by Sarah 
Newman. 
 

Property Walk Discussion - Anglers 400 

The committee recently completed a property walk at Anglers 400 and discussed issues observed: 

Management Concerns 

• The group expressed frustration about how the property manager greeted the YVHA team prior to 
walking the property with us 

• Committee members noted this behavior is consistent with previous interactions 
• Concerns were raised that if staff interactions with the committee are poor, resident interactions 

may also be problematic 

Property Condition Assessment 

• External condition: Good structural condition (improved from initial property walk when structural 
issues had to be fixed) 

• Internal condition: Poor cleanliness throughout the building  
o Dust on fire extinguisher cabinets and baseboards 
o Stairwells in poor condition (except for one or two) 
o Evidence of improper cleaning procedures (mopping without sweeping first) 

• Committee noted the building is only one year old but already showing significant wear and 
cleanliness issues 

Maintenance Issues 

• Lack of proper maintenance procedures observed 
• Poor cleaning practices (mopping without dusting or sweeping first) 
• Committee observed maintenance staff using ineffective cleaning methods 

Security Concerns 

• Building security system ("Butterfly" system) not implemented despite being installed  
o Management cited snow removal as reason for missing training 
o Building remains unsecured one year after opening 

• Safety hazard: Unlocked roof access ladder identified as a significant safety concern 

Waste Management Issues 

• Only one dog waste station for the entire property 
• Management stated they plan to add more once ground thaws 
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• Insufficient trash disposal options leading to litter problems 
• Discussion about residents not using trash enclosures properly 

Follow-up Actions 

• Committee will check back in July to verify if spring cleaning has been completed 
• Plan for abbreviated property walks rather than full inspections going forward 
• Fire Marshal inspection was mentioned as a potential lever for enforcement 

Partner Relationship Management 

The committee discussed their relationship with property management partners: 

Communication Challenges 

• Frustration over repetitive property walks with similar findings and little action 
• Lack of follow-through from Mission Rock or OPG on addressing inspection lists 
• Difficulty establishing meaningful partnership with management companies 

Strategy Improvements 

• Regular quarterly partnership meetings with OPG established (first held in November) 
• Monthly meetings between Elliot and OPG/Mission Rock team to discuss financials, occupancy, 

staffing 
• Resident complaint form created and recently used for first time with a resident 
• Discussion about establishing clearer boundaries with management partners 

Hillside Village Recapitalization Update 

The committee provided updates on Hillside Village recapitalization efforts: 

Current Progress 

• Enterprise has committed $10,000 for property appraisal and updating Capital Needs Assessment 
(CNA) 

• Adam Morgan submitted proposal for guiding the recapitalization process 
• Schedule challenges: Enterprise indicated it typically takes 1.5 years from financing to construction 
• Bond utilization concerns: County bonds must be used by 2026, creating timeline pressure 
• CNA and appraisal will be completed in 2025 but may need to be refreshed as they're only valid for 

2 years 

Next Steps 

• John (architect) will submit proposal for updating the CNA 
• John plans to visit in June to gather information for assessment 
• Committee needs to coordinate with Development team on full recapitalization plan 
• Need to understand timeline for bond utilization and resolve potential conflicts 

Cottonwoods at Mid Valley RFP Update 
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• RFP for property management issued 
• Received clarifying questions which have been answered 
• Expecting proposal by March 31st 
• Selection will be finalized for April board meeting 

Strategic Planning and Work Plan Updates 

The committee reviewed their strategic goals and created work plans for upcoming quarters: 

Q2 2025 Goals 

• Create comprehensive listing of housing resources on website with regular update schedule 
• Document Hillside Village recapitalization process 
• Continue property walks and partnership meetings 

Q3 2025 Goals 

• Work with Development team on Hillside Village recapitalization plan 
• Develop strategy for county to issue private activity bonds 

Q4 2025 Goals 

• Develop formal asset management plan outlining document collection, review processes and 
timelines 

• Create standard procedures for partner feedback 

Q1 2026 Goals 

• Implement infrastructure plans for Fish Creek and White Haven 
• Further develop understanding of Hillside Village recapitalization progress 

Other Updates 

• Board member Jess is joining the committee but has scheduling conflicts 
• Future meeting scheduling discussed to accommodate everyone's availability 
• Positive market update: Average rents have decreased slightly for the first time in five years (~$25 

decrease) 

Action Items 

1. Elliot to update goal worksheet and submit to Jason and Sarah 
2. Elliot to coordinate with Jess on meeting scheduling options 
3. Elliot to circulate potential meeting dates after checking with committee members 
4. Elliot to follow up with Enterprise regarding bonds timeline and CNA updates 
5. Committee to plan abbreviated property walks for July to verify cleaning completion 
6. Committee to work with development team on Hillside Village bond strategy 

 

Next Meeting 
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 Wednesday April 16, 2025 at 12:00pm 

 
This summary captures the essential discussions and decisions while maintaining the context and 
strategic importance of each topic. It organizes the information in a way that highlights both immediate 
action items and longer-term strategic considerations. 
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YAMPA VALLEY HOUSING AUTHORITY 
Development Team Meeting Minutes 

Monday, March 17, 2025 
3:00pm 

 
 
Team members present included: Lou Tortora, Kathi Meyer, Patrick Philips, Reese Freeman, Mark 
Halvorson, Jason Peasley, Elliot Lawrence, Emily Katzman, and Sarah Newman. Minutes prepared via AI 
with formatting edits by Sarah Newman.  

Key Topics Discussed 

1. Cottonwoods Project Status and Budget Issues 

Current Status: 

• The project is experiencing cost overruns. If additional capital is needed, it will be the responsibility 
of YVHA’s development partner.  

• Current construction is progressing with an estimated 10-11 months remaining until completion 
• The framing contractor reportedly has 100 workers in town with work occurring seven days a week 

Budget Concerns: 

• Change orders totaling approximately $400,000 have been agreed to by both YVHA and 
development partners, including:  

o Elevator finishes 
o Sprinklers in the attic space 
o Electric changes for EV charging 
o Fire barrier doors 
o Glass shower doors 

• A previously executed Change Order One (from May 2024) for approximately $600,000 was 
mentioned that the Board was unaware of 

• Additional cost increases include:  
o $1.15 million in sales and use tax that was mistakenly not included in the original budget 
o $650,000 in architecture fees for Buildings 3 and 4 (paid from Phase 1 budget) 
o $1 million increase in contingency recently added to the budget 
o $600,000 deductive change order and contingency mentioned 

Contract and Documentation Concerns: 

• The construction contract was changed from a Cost Plus to a Lump Sum contract, which limits the 
Housing Authority's visibility into actual costs and expenditures 

• Contract modifications were made without proper notification to the Board 
• Buildings 3 and 4 were added to ownership documents without notification to the Board, which was 

flagged as a significant concern 
• Insurance coverage is inadequate:  

o Buildings risk insurance only covers approximately $20 million of what is now approximately 
$35 million in construction value 

o No builders risk coverage exists for Buildings 3 and 4 

2. Partnership Structure and Challenges 
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Partnership Agreement Structure: 

• Lone Tree is the managing partner while YVHA is a 99% owner in the project 
• According to the partnership agreement, any additional equity needed for the project must come 

from Lone Tree 
• The side letter agreement for Phase 2 (Buildings 3 and 4) has benchmarks that Lone Tree has not 

met, with all deadlines expected to be missed by the end of the month 

Communication and Trust Issues: 

• Board members expressed frustration about being excluded from decision-making and receiving 
insufficient information 

• Several participants noted this was the second time there have been serious issues with Lone Tree 
• Mark noted: "Haussmann and Lone Tree are thick as thieves" indicating close coordination 

between the contractor and developer that excludes the Housing Authority 
• Emily Katzman stated that the partners are not adding capacity as intended but rather taking 

capacity away, requiring heavy management from YVHA 

3. Buildings 3 & 4 Planning and Financing 

Current Planning Status: 

• The team has been pursuing two parallel tracks:  
1. Building 3 as for-sale units and Building 4 as rental units 
2. All 150 units in Buildings 3 and 4 as rental units 

• Drawings for Buildings 3 and 4 are nearly complete but not ready for permit submission 
• $300,000 remains in the architect budget to complete these drawings 

Financing Considerations: 

• $8 million in grant funding is already secured for Building 3 if developed as for-sale units 
• HUD financing for a rental scenario is in process, but the invitation to apply expires in April 
• Area Median Income (AMI) calculations will increase by 9.1%, affecting both sales prices and 

affordability 
• A financial gap of approximately $2 million exists for Building 3 as for-sale, while the gap is 

approximately $28 million for an all-rental scenario 

Market and Pricing Concerns: 

• Two-bedroom units would need to sell for $520,000 at 140% AMI 
• Sales prices at those levels may begin to compete with market-rate units, creating concerns about 

marketability 
• The team questioned if people earning 140% AMI would choose these units when pricing 

approaches market-rate options 

4. Path Forward and Action Items 

Immediate Actions Required: 
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1. Mark to draft a letter outlining the Housing Authority's concerns and requirements with specifics 
about:  

o Need for more control and inclusion in contracting 
o Full accounting of costs for Phase 1 and Phase 2 
o Better builders risk insurance coverage 
o CSIP (Contractor's Special Insurance Policy) concerns 

2. Schedule a meeting with George (legal counsel) to discuss:  
o Partnership agreements 
o Contract modifications 
o Risk mitigation strategies 
o Understanding the Housing Authority's legal position 

3. Pause marketing activities for Building 1 and 2 sales until finishes and quality concerns are 
addressed 

4. Emily to request a 30-day extension on the state grant contract pending decisions about Buildings 
3 and 4 

Strategic Decisions: 

• The team agreed to "hit pause" on Phase 2 planning until Phase 1 issues are resolved 
• There was consensus to wait 14 days until Lone Tree has officially missed all deadlines in the side 

agreement 
• The team discussed whether to continue the partnership with Lone Tree for Buildings 3 and 4 

given the current challenges 

Quality and Construction Concerns 

• Windows were ordered and cannot be changed, but concerns were raised about their quality 
• Interior doors were described as "awful" with potential to upgrade at "nominal cost" 
• Concerns were raised about appliance and PTAC (heating/cooling unit) quality 
• A resident inspector has been added to the project which has helped mitigate some quality 

concerns 

Follow-up Items 

1. Mark to prepare a detailed letter outlining the Housing Authority's requirements 
2. Jason to schedule a meeting with George (legal counsel) 
3. Development team to compile a full accounting of all change orders and their justifications 
4. Request detailed information about contingency usage to date 
5. Evaluate builders risk insurance adequacy and request improvements 
6. Emily to request extensions on grant and HUD financing deadlines 
7. Team to model actual financial exposure on Buildings 1 and 2 
8. Pause on marketing activities until quality concerns addressed 

The meeting concluded with an agreement to take a more assertive stance with the development partners 
while obtaining complete information about the project status and costs. 

Next Meeting 

• March 25, 2025 at YVHA HQs at 3:00pm 
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This summary captures the essential discussions and decisions while maintaining the context and 
strategic importance of each topic. It organizes the information in a way that highlights both immediate 
action items and longer-term strategic considerations. 

 



Page 2025- 1 
March 25, 2025 
Yampa Valley Housing Authority – Development Team 

YAMPA VALLEY HOUSING AUTHORITY 
Development Team Meeting Minutes 

Tuesday, March 25, 2025 
3:00pm 

 
 
Team members present included: Lou Tortora, Leah Wood, Patrick Philips, Reese Freeman, 
Mark Halvorson, Jason Peasley, Elliot Lawrence, Emily Katzman, and Sarah Newman. 
Minutes prepared via AI with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. Brown Ranch Project and Community Builders Updates 

Decision-making Stakeholder Team (DST) 

• 40 people have been selected for the DST through a random drawing with a limited 
amount of adjustments to balance representation: added more opponents to ensure 
critical voices are included, and increased representation of younger folks and 
renters 

• The 40 people who weren't selected will be invited to be part of a community 
outreach advisory group 

• First DST meeting scheduled for April 9th 
• Jason discussed communications with Community Builders about expectations: 

recapping what was accomplished at previous meetings, clarifying 
roles/responsibilities, and presenting the roadmap/timeline 

April 8th Council Meeting 

• 30 minutes allocated for a follow-up to the joint YVHA-City Council retreat 
• Will be held in regular council chambers rather than at a larger table 
• Team discussed importance of having a clear summary of what was accomplished 

at the previous session 

Community Outreach Plans 

• Community Builders will conduct approximately 14 small group meetings in early 
April 

• Discussion about including commercial property owners and business owners to 
ensure representation of potential funders, not just users of Brown Ranch 

Infrastructure Costs Analysis 

• New information received from Landmark on infrastructure costs for neighborhoods 
A and B 

• Staff planning an internal charrette followed by a charette that includes the  
development team to examine the relationship between three factors: product type, 
financial feasibility, and affordability 
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• Team will develop tools to calculate subsidy needs for different development 
scenarios 

• Patrick suggested this could eventually become an interactive tool for 
community/DST meetings 

• Discussion about how this analysis will help illustrate trade-offs between housing 
types, density, and affordability 

• Team agreed the DST needs to see this information in some form to guide 
productive discussions 

• Jason emphasized the value of showing that "density is our friend" from a financial 
standpoint 

2. Hilltop Project and Servitas Partnership Discussion 

Risk Assessment Document 

• Reviewed Servitas' proposal document with color-coded risk allocations 
• Major concern: if the project doesn't reach closing, most or all pre-development 

expenses would fall to YVHA 
• Servitas would only risk a portion of their accrued developer fee, not the pre-

development expenses 

Developer Fee Concerns 

• Total developer fee proposed: $3.7 million (Servitas: $2.4 million, YVHA: $680,000) 
• Development team expressed unanimous concern that the fee is too high given the 

limited risk Servitas is taking 
• Total project costs estimated at $34 million 
• Team questioned whether there's sufficient risk transfer to justify the fee 

Alternative Approaches Discussed 

• Lou suggested a phased approach to first negotiate the lease, then determine next 
steps 

• Mark and others argued Servitas' model isn't worth pursuing if they won't take on 
pre-development risk 

• Team discussed alternatives:  
o Using a “program management approach” where developer is paid cost plus 

reasonable profit for services 
o Finding a different developer partner  
o Building in-house capacity and self-performing project without developer 

partner (though recognized this increases risk profile) 

Forest Service Lease Concerns 

• Emily reported negotiations have stalled for several months, due to YVHA focusing 
on negotiations of PDA with Servitas and chaos/uncertainty in federal government  

• Outstanding issue: ability to terminate lease after two years if development isn't 
feasible 
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• Team discussed political uncertainty around the lease given the current 
administration 

• Importance of securing the lease before further investing in design or other pre-
development costs 

3. Cottonwoods/Mid Valley Project Updates 

Contract and Documentation Concerns 

• Mark identified several missing or unexecuted documents:  
o Change Order 1 (May 17, 2024) 
o Second CM construction agreement (May 20, 2024) 
o Second Exhibit A GMP amendment (May 22, 2024) 

• Mark found discrepancies in the June 7th Exhibit A GMP amendment:  
o Total GMP is $34,581,198 but there's a $41,000 discrepancy in the 

calculations 
o The loan is for $33,167,000, creating a $1,414,000 shortfall that Lone Tree 

would be responsible for covering 

Budget Concerns 

• Mark identified concerning line-item changes in the most recent GMP:  
o Playground equipment ($50,000) zeroed out 
o Retaining walls ($151,000) zeroed out 
o Trash enclosure ($116,900) zeroed out 
o These items are required but were removed from the budget 

Insurance Issues 

• Builder's Risk policy is inadequate (currently $20M, needs $36M) 
• State Farm maximum coverage is $25M 
• Policy doesn't conform to contract requirements:  

o Contract requires owner to provide builder's risk policy equal to contract 
amount 

o Policy should cover contractor, subcontractors but doesn't 
• Missing crucial "installation floater" coverage, leaving $4M in materials uninsured 
• Ken Marsh is working to increase coverage to $25M and find another carrier for 

remaining coverage 
• Elliot will contact Ken to bind an installation floater immediately 

Letter to Cottonwoods Team 

• Draft letter prepared requesting documentation and addressing concerns 
• Elliot will send it out with Jason as the sender 
• Mark recommended maintaining a professional tone rather than escalating 
• Team agreed to request information and await response before any face-to-face 

meetings 
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Materials Quality Concerns 

• Discussion about low-quality doors (hollow core with Masonite face) 
• Windows have been ordered, but team questioned quality 
• Mark will draft language for Elliot/Ken to request cost upgrade options for doors 
• Team expressed concern about ensuring quality matches marketing promises 

4. Additional Updates 

Housing Market Demand Study 

• Technical Advisory meeting held last Monday 
• Follow-up meeting planned for April with Scott Ford 
• Survey closes in one week 
• EPS working on supply/cost side analysis for different product types 
• Discussion about using both median and mean values for housing costs 
• Current hard construction costs range from $300-400 per square foot 
• Total development costs are significantly higher when including soft costs 

5. Strategic Plan 

• Lou has updated the strategic plan 
• Will be distributed for review 
• Team needs to update work plan to forecast activities for the next year 

6. Action Items 

1. Jason to talk with City Manager Tom about pausing Servitas discussions 
2. Elliot to send letter to Cottonwoods team addressing contract concerns 
3. Elliot to contact Ken Marsh about binding an installation floater immediately for 

insurance 
4. Mark to draft language for door quality upgrade request 
5. Jason to distribute updated strategic plan for review 
6. Team to review and provide feedback on strategic plan and work plan 
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YAMPA VALLEY HOUSING AUTHORITY 
Policy Team Meeting Minutes 
Wednesday, March 26, 2025 

11:00am 
 
Team members present included: Catherine Carson, Dakotah McGinlay, Leah Wood, 
Jason Peasley, Alyssa Cartmill, Sandy Jacobs, Emily Katzman, Araceli Googins and 
Sarah Newman. Minutes prepared via AI with formatting edits by Sarah Newman.  
 
Key Topics Discussed: 
 

1. Administrative Items 
• Meeting Time Change: Future meetings will be held at 10:00 AM on the fourth 

Wednesday of each month (instead of 11:00 AM) to accommodate scheduling 
conflicts. 

2. Community Area Plan Update 

• Jason Peasley noted he is not aware of any Community Area Plan updates. 
• Dakotah McGinlay informed the committee that a work session is scheduled for April 

8th to discuss the Community Area Plan and Community Builders. 

3. Community Builders Update 
• Upcoming Visit (April 8-10):  

o Community Builders and Civic Canopy team will be in Steamboat Springs. 
o Activities will include a City Council meeting, kickoff meeting of the 

Deliberation and Stewardship Team (DST), and approximately 14 small group 
meetings. 

• Selection Process:  
o 40 people were selected for the DST from about 80 applicants. 
o Random selection was used with limited adjustments to ensure balance of 

perspectives and life experience (additional members were added to balance 
representation from opposition viewpoints).  

o The 40 applicants not selected for the DST will be invited to participate in a 
community outreach group. 

• Affinity Groups:  
o The committee discussed potential affinity groups for community 

engagement. 
o Suggested groups included Latinx Alliance, Young Professionals Network, 

teachers union, and various community organizations. 
o Emily Katzman is collecting recommendations for affinity groups. 

• Communication Strategy:  
o The committee emphasized the need for clear communication channels and a 

central information repository. 
o Dakotah McGinlay highlighted the need for a clear approach for community 

members to provide feedback and access information. 
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o The committee discussed having consistent talking points for board members 
to use when discussing the project. 

4. Short-Term Rental (STR) Ad Hoc Committee 

• A meeting is anticipated to be held in April to discuss specifics of rolling application 
processes for STR funds. 

• Draft materials will be shared with the committee when available. 

5. County Housing Policy 

• Jason Peasley has requested that the county allocate private activity bonds to the 
Housing Authority for Hillside Village rehabilitation. 

• These bonds would enable application for 4% tax credits. 

6. Interest Rate Buy-Down Program Discussion 

• Dakotah McGinlay suggested considering a buy-down program for the Cottonwoods 
at Mid Valley project to improve affordability. 

• Jason Peasley noted concerns about making too many requests of the city given 
their existing support and likely future asks. 

• The committee discussed whether to have this conversation before or after pricing 
for The Cottonwoods is determined in May. 

7. Extended Time (ET) Policy Development 

• Policy Review Status:  
o Sandy Jacobs has been leading internal policy development. 
o CIRSA attorneys reviewed the document and suggested various changes. 
o Two items raised by Lou Tortora were discussed:  

 The requirement to demonstrate organizational benefit when 
approving extended leave 

 The suggestion that taking extended leave could affect merit increases 

• Key Discussion Points:  
o The committee strongly disagreed with the requirement to demonstrate 

organizational benefit, seeing it as redundant and subjective. 
o Leah Wood noted the vagueness would make it difficult to apply consistently 

across different positions. 
o The committee agreed the policy should be viewed as an employee retention 

tool that inherently benefits the organization. 
o The committee suggested focusing on organizational benefits in the policy 

background section rather than as approval criteria. 
• Next Steps:  

o Schedule another joint meeting with the Executive Team to resolve 
outstanding issues. 

o Circulate the policy to George for review. 
o Aim to present the policy for approval at the April board meeting. 
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o The policy will need board approval but not by formal resolution. 

8. Federal Housing Updates 
• Catherine noted concerns about potential HUD funding cuts in the upcoming federal 

budget. 
• Emily Katzman report YVHA submitted a Congressionally Directed Spending (CDS) 

grant application for $1 million for Hillside Village rehabilitation through Senators 
Hickenlooper and Bennet. 

9. Transportation Planning 

• Emily Katzman reported on her engagement with the Northwest Colorado 
Transportation Planning Region (TPR) regarding Highway 40 expansion. 

• The Highway 40 west expansion from 13th Street is among the list of priority projects 
for Routt County. 

• The committee discussed the importance of advocating for this project to remain a 
priority in the region. 

• Jason Peasley emphasized that Highway 40 expansion is needed regardless of 
Brown Ranch development. 

10. Action Items 

• Catherine Carson to contact Rout County Planning Dept. regarding county housing 
policy before the next meeting. 

• Schedule joint meeting with Executive Team to resolve Extended Time policy issues. 
• Sandy Jacobs to send redlined Extended Time policy document to George for 

review. 
• Emily Katzman to continue to attend Transportation Planning Region meetings to 

advocate for Highway 40 expansion. 
• Dakotah McGinlay to discuss interest rate buy-down program possibilities with City 

Council colleagues. 
• Strategic Plan discussion postponed to the next meeting. 

Next Meeting to be held April 23, 2025 at 10:00am 
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YAMPA VALLEY HOUSING AUTHORITY 
Comms Team Meeting 

Tuesday, March 18, 2025 
2:00pm 

Team members present included: Jim Beers, Robin Schepper, Jason Peasley, Araceli Googins, Emily 
Katzman and Sarah Newman. Minutes prepared via AI with formatting edits by Sarah Newman.   

 

1. Communications Strategic Plan Update 

Robin presented updates to the YVHA communications strategic plan: 

• Goals remain the same: Rebuild YVHA brand reputation, educate and inform the community 
• Strategy updates include:  

o Added proactive media relations approach 
o Enhanced focus on collecting and sharing testimonials and success stories 
o Website improvements including terminology changes for better user understanding 

• Property communications:  
o Success with current property newsletters for YVHA-developed properties 
o Challenges communicating with non-YVHA properties (OPG and Gorman properties) 
o Discussion about extending outreach to properties YVHA does not own. 

• The plan emphasizes fostering cross-organizational communication and breaking down silos 

 

2. Board Challenges Program 

The team discussed the "board challenges" program where board members act as ambassadors: 

• Each board member is asked to talk to five people monthly about a featured topic 
• Recent topics included Cottonwoods and the housing survey 
• Future monthly topics planned:  

o April: Community Builders process (Part 1) 
o May: TBD 
o June: Market demand study results 
o Other topics for the future: Cottonwoods lottery, Community Builders process, Hilltop, etc. 

• The program aims to help address communication gaps among board members 
• Robin will distribute updated talking points about Community Builders before the April board 

meeting 

 

3. Cottonwoods Development Marketing Update 

Robin and Araceli reported on Cottonwoods marketing progress: 

• Initial marketing materials now available:  
o Website updated with renderings and floor plans 
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o Strong social media engagement (i.e. 4,000+ Instagram views in February) 
• Upcoming marketing efforts:  

o Working with Post House (advertising company) on creating video "reels" 
o Updating Home Buyer Guide once the lottery implementation plan is approved 
o Preparing translated materials for Spanish speakers 

• Currently have 181 responses to the prospective buyer form 
• Discussion of potential advertising strategies:  

o Digital advertising preferred over print due to cost-effectiveness 
o Considering real estate listings as a more affordable option 

• Transaction Broker announcement with The Agency is expected to be closer to wheh deed 
restriction applications open 

 

• 4. Steamboat Pilot Guest Column Planning 

Robin drafted a deed restriction guest column for the Steamboat Pilot: 

• Staff providing edits; board approval needed before April publication 
• Quarterly column plan discussed:  

o Current column: Deed restrictions (supports Cottonwoods marketing) 
o Fall column: Regional housing survey results 

• The team noted the columns' role in helping establish YVHA as the local housing expert 

 

5. Communications Resources and Infrastructure 

Robin reviewed infrastructure being built for communications continuity: 

• Created communications outreach worksheet to track engagement with community groups 
• Updating press list for future reference 
• Documenting processes and plans in OneDrive for future reference 
• Website and social media channels (Facebook, Instagram, YouTube) 
• Ensuring smooth transition for new communications person 

 

6. Hiring Update 

Jason provided an update on hiring Robin's replacement: 

• Offer extended to a candidate currently living in Hawaii 
• Candidate has friends in the area and understands local housing situation 
• Expecting a decision soon 

 

Action Items 
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1. Robin to:  
o Finalize guest column for April publication after staff edits 
o Prepare updated talking points for April board meeting 
o Create one-sheet explaining Community Builders process 
o Complete upload of past communications documents to OneDrive 
o Update press list for successor 

2. Sarah to look into Steamboat Pilot real estate listings as potential Cottonwoods advertising 
3. Team to refine communications outreach excel with additional community group contacts 

 

Next Meeting: April 15, 2024 

 

This summary captures the essential discussions and decisions while maintaining the context and 
strategic importance of each topic. It organizes the information in a way that highlights both immediate 
action items and longer-term strategic considerations. 
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YAMPA VALLEY HOUSING AUTHORITY 
Real Estate Team Meeting Minutes 

Wednesday, March 12, 2025 
1:00pm 

Team members present included: Kathi Meyer, Micheal Ann Marchand , Alyssa Cartmill, 
Araceli Googins, Robin Sheppard, Elliot Lawrence, and Sarah Newman. Minutes prepared 
via Ai with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. Deed Restriction Implementation Plan 

Discussion: 

• Preparing for board meeting presentation the following day 
• Only Leah and Jim Beers have submitted comments 
• Alyssa will present Leah's perspective on key discussion points 
• Recommended approach is to highlight the high points and avoid going into 

excessive detail due to time constraints 
• The plan has two main components:  

o The deed restriction itself 
o The implementation policy 

Key Points from Leah's Comments: 

1. Definition of "Resident" regarding retirement:  
o Question about partially retired vs. fully retired residents 
o Clarification that both categories must have worked in Routt County 
o Currently, application doesn't specifically ask if someone is retired 
o Committee discussed adding this question for future applications 

2. Property Ownership:  
o A handful of applicants currently own real estate in Steamboat Springs 
o If approved, they would need to sell their current property to comply with deed 

restrictions 
3. Livability Standards:  

o Change needed from "developer will bear cost" to "owner will bear cost" 
o Recommendation to remove landscaping requirements or tie them to HOA 

guidelines 
o Committee decided to completely remove landscaping requirements 

4. Joint Applications:  
o Revision suggested to include "two or more individuals" applying jointly 
o Clarification that roommates must not own other property 

5. Occupancy Requirements:  
o Consistency needed regarding minimum lease terms (change 30 days to 6 

months) 
o Program administrator to be specified as decision-maker 



Page 2024- 2 
March 12, 2025 
Yampa Valley Housing Authority – Real Estate Team 
 

6. Life Safety Components:  
o Reorganization needed to prioritize applicable requirements 
o Recommendation to add "if applicable" to items that may not apply to all 

properties 
7. Sales Fee Structure:  

o Extensive discussion about the 2% sales fee and 0.5% listing deposit 
o Committee questioned whether the listing deposit is necessary 
o Decision to remove the listing deposit section for now, with the option to add it 

later if needed 
8. False Information Penalties:  

o Suggestion to increase penalty for submitting false information to $1,000-
$1,500 

o Discussion about balancing fees with enforcement 

2. Construction Update (Mid Valley) 

Discussion: 

• Construction remains on schedule for January delivery 
• Windows package was approved last week 
• Plumbing is mostly in place except for shower inserts 
• Casework and countertops have been approved 
• Critical items with due dates:  

o Doors (due April 30) 
o PTAC units (due April 14) 

3. AMI Increases and Pricing Impact 

Discussion: 

• Anticipated 9.15% increase in AMI limits for next year 
• This follows a 9% increase the previous year 
• Recent shift has put 75% of current applicants below 100% AMI 
• No applicants currently in the 130-140% AMI range 
• Concerns that higher AMI prices may be unaffordable for the workforce:  

o Route County wages have increased 13% over 20 years while AMI has 
increased 48% 

o Concern about pricing of higher-end units 
o Particular concern about 140% AMI one-bedroom units being hard to sell 
o Risk that some deed-restricted units could be priced close to market rate 

4. Buyer Applications 

Discussion: 

• 172 responses to date 
• 10-12 new applications received after newsletter distribution 
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• Public-facing platform with Public House is in development (6-8 week 
implementation process) 

5. Down Payment Assistance 

Discussion: 

• Received $500,000 for DPA program 
• Prop 123 funds restricted to households at 120% AMI or below 
• Recent DPA requests coming from 120% AMI and above households 
• Plan to use housing authority funds for 120-140% AMI buyers and Prop 123 funds 

for lower AMI buyers 
• Board may allocate $100,000-$200,000 of development funds for the DPA program 

Action Items 

1. Alyssa to present high-level overview of deed restriction implementation plan at 
board meeting 

2. Remove listing deposit section from the fee structure 
3. Remove landscaping requirements from livability standards 
4. Add question about retirement status to future applications 
5. Add "if applicable" notation to life safety components 
6. Consider George's input on partnership documents (schedule meeting with Michael 

Ann) 
7. Next Real Estate Committee meeting scheduled for April 27 at 3 PM 

Follow-up Items 

• Revisit sales fee structure after getting Michael Ann's input and consulting with 
George 

• Monitor AMI increases and impact on pricing 
• Continue to track response rate on prospective buyer application 
• Elliot to provide construction updates if anything affects the real estate timeline 

 

Next Meeting: 3:00pm on March 27, 2025 

The meeting demonstrated clear progress on multiple fronts while highlighting several areas 
requiring continued attention, particularly in marketing strategy and construction timeline 
management. The group showed alignment on most topics with constructive discussion 
around potential challenges and solutions. 

This summary captures the essential discussions and decisions while maintaining the 
context and strategic importance of each topic. It organizes the information in a way that 
highlights both immediate action items and longer-term strategic considerations. 
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YAMPA VALLEY HOUSING AUTHORITY 
Real Estate Team Meeting Minutes 

Thursday March 27, 2025 
3:00pm 

Team members present included: Kathi Meyer, Micheal Ann Marchand , Jason Peasley, 
Alyssa Cartmill, Araceli Googins, Robin Sheppard, Elliot Lawrence, and Sarah Newman. 
Minutes prepared via Ai with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. Partnership Documents Status 

Current Status: 

• Partnership documents with The Agency have not yet been started 
• George (attorney) will create documents based on the roles outlined in the document 

Kathy sent to everyone 
• Documents will define responsibilities for YVHA, The Agency, Mid Valley Condos 

LLC, and Valley Home Store 
• Michael expressed concern about the lack of progress on partnership documents 

given imminent marketing launch 

Action Items: 

• George will draft partnership documents by the next meeting 
• First draft needs to be ready in approximately two weeks 

2. MLS Strategy 

Discussion Points: 

• Team debated whether to list properties on MLS or use alternative marketing 
approach 

• Concerns about MLS approach:  
o May attract unqualified buyers who don't understand deed restrictions 
o Could create friction with other realtors expecting commissions 

• Benefits of MLS approach:  
o Broader reach 
o Creates record of sales important for future real estate office credibility 
o Similar projects (Brynn Gray) have used MLS successfully 

Proposed Approach: 

• Alyssa suggested potential staged approach: start without MLS, then add if 
necessary 

• No commission will be offered to brokers regardless of approach 
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• Team agreed to develop clear messaging about why other realtors cannot 
participate in transactions 

Action Items: 

• Develop talking points for why no commissions are being offered to buyer's brokers 
• Prepare statement for YVHA and Chris about sales approach 
• Make formal decision on MLS strategy in upcoming meetings 

3. Buyer Interest and Marketing Strategy 

Current Status: 

• 188 responses received to prospective buyer form 
• Positive feedback from lenders and potential buyers 
• Most common questions relate to deed restriction qualification and pricing 

Marketing Materials Needed: 

• Property "lookbook" with unit details, finishes, pricing, and features 
• Half-sheet spec sheets for distributing widely 
• Home buying guide (pending board approval of lottery implementation) 
• Floor plans and unit location maps 
• Sales team bios for social media 

Discussion on Marketing Approach: 

• Agreement that new construction and location should be emphasized over deed 
restriction details 

• Discussion about effective presentation style (referencing Amble and Base Camp 
projects) 

• Radio ad being prepared with Alpine Bank (60-second spot) 

Action Items: 

• Complete draft lookbook by end of April 
• Designate specific unit features (views, parking type, location) for pricing strategy 
• Update the radio ad copy (Lala to incorporate feedback from team) 

4. Pricing Strategy 

Key Information: 

• New AMI calculations expected in April (anticipated 9.1% increase) 
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Pricing Considerations: 

• Need to consider market alternatives in Steamboat, Hayden, and Stagecoach 
• Must factor in unit-specific features (views, parking type, floor, etc.) 
• Strategy needed to defend pricing differences between units beyond AMI levels 
• Development team should provide input on pricing 

Action Items: 

• Create comprehensive unit list with assigned AMI levels, parking, and quality 
features 

• Plan early May meeting with development team to discuss pricing 
• Present pricing strategy to board in May with vote in June 

5. Strategic Plan Update and Administrative Items 

Strategic Plan Update: 

• Team will handle strategic plan update via email 
• Focus on updating work plan, timing, and key deliverables for next 12 months 
• Some strategies have been completed and should be marked as such 

Next Meetings: 

• Team to meet on Wednesday, April 3, 3:00-4:00 PM after Cottonwoods meeting 
• Full board meeting scheduled for April 10 

6. Key Decisions and Action Items 

For George (Attorney): 

• Draft partnership documents within two weeks 
• Include worst-case scenario provisions and carefully define relationships 

For Kathy and Team: 

• Prepare talking points on why no buyer's broker commissions are offered 
• Create lookbook draft by end of April 
• Complete unit mapping with AMI levels, parking assignments, and other features 
• Update strategic plan via email with completed items marked and new timeline 

For Future Meetings: 

• April board meeting: Present lottery implementation plan for review 
• May board meeting: Vote on lottery implementation plan, work session on pricing 
• June board meeting: Vote on pricing strategy 
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Deadlines: 

• Partnership documents first draft: Two weeks 
• Marketing lookbook draft: End of April 
• Pricing strategy: Early May (with development team input) 

The meeting reflected tensions around timeline and concern about adequate preparation 
before launching sales while highlighting the team's commitment to a successful launch of 
the Cottonwoods project. 

 

 

This summary captures the essential discussions and decisions while maintaining the 
context and strategic importance of each topic. It organizes the information in a way that 
highlights both immediate action items and longer-term strategic considerations. 
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YAMPA VALLEY HOUSING AUTHORITY 
Public Partnerships Meeting 

Thursday March 20, 2025 
8:30am 

 
Team members present included: Leah Wood, Kathi Meyer, Catherine Carson, Lou Tortora, Jessica 
Valand, Cole Hewitt, Michael Ann Marchand, Jason Peasley, Robin Schepper and Elliott Lawrence. 
Minutes prepared via AI with formatting edits by Sarah Newman.  
 
 

Agenda Items: 

1. Updates on conversations with city council/county commissioners 
2. Feedback on Monday's meeting with Community Builders 
3. Next steps following the meeting 

 

Key Discussion Points: 

Updates on Conversations with Officials 

Brian Swintek Process Concerns: 

• Leah had a conversation with Gail about Brian Swintek's concerns regarding process for handling 
housing-related questions from the public 

• Catherine suggested a formal protocol where city manager would direct housing questions to 
YBHA staff (Elliot or Jason) 

• Lou mentioned having extensive discussions with Brian on this subject and will draft a proposed 
protocol 

• The committee agreed a clear process is needed where:  
o Public comments on housing would be directed to staff by city manager 
o Staff would follow up with individuals and report back 
o Updates would be included in city manager reports and Jason's weekly reports 

• Catherine and Lou will collaborate on drafting this protocol with input from Kathi 

 

Monday's Meeting with Community Builders - Feedback 

General Consensus on Meeting Effectiveness: 

• The committee expressed significant concerns about the Community Builders meeting 
• Key criticism included:  

o Poor facilitation and time management 
o Lack of pre-meeting materials 
o Unclear objectives and undefined roles 
o No substantive discussion or outcomes 
o Insufficient opportunity for meaningful engagement 
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o Confusing meeting structure 

 

Specific Critiques: 

• Lou called the facilitation "subpar at best" and noted issues with the physical setup 
• Catherine noted this was "the first retreat I've ever been to that I haven't had homework" or 

preparatory materials 
• Kathi expressed frustration about receiving slides only on the day of the meeting 
• Michael Ann criticized that too much time was spent on theoretical process discussions rather than 

substantive issues 
• Committee members noted a lack of clarity about what PCT (Project Collaboration Team) and DST 

(Design Strategy Team) mean 
• No meeting summary or readout was provided following the meeting 

 

Concern About Roles and Responsibilities: 

• The committee discussed confusion about who is leading the process (likely Brad) 
• Unclear roles for YBHA board, city council, PCT, and DST teams 
• Concern about the process for selecting the 40 people for the DST from 82 applicants 
• Lou emphasized the need to understand "how do you move information and communication 

across" the different groups 

 

DST Selection Process and Composition 

DST Process Update: 

• Jason reported that 82 people applied for the DST 
• 40 people will be selected with input from the PCT 
• Applications included self-identification of where they stood on previous annexation 
• Community representatives from the Mountain resort, UC Health, the Chamber and others have 

applied 
• Selection process begins Monday 
• There was discussion about how to ensure appropriate representation across community 

perspectives 

 

Board Member Concerns: 

• Lou and Michael Ann expressed particular concern about ensuring those who opposed annexation 
are represented 

• Discussion about whether anyone who was on BRAC should serve on the committee.  
• Catherine suggested staff leadership needs to be involved, though not necessarily on the 

committee 
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Future Meeting with City Council (April 8th) 

 

Preparation for April 8th Meeting: 

• Jason to ask Brad for details about the April 8th meeting with city council 
• Committee members to contact their city council counterparts to discuss both:  

1. Their impressions of Monday's meeting 
2. Any information about the April 8th meeting format 

• Several committee members mentioned potentially needing a pre-meeting to prepare for April 8th 

 

City Council Pairings: 

• Confirmed:  
o Lou → Steve Muntean, Brian Swintek, Michael Buccino 
o Kathi → Joella West 
o Michael Ann → Amy Dickson 
o Catherine - Gail Garey and Angelica Salinas 
o Reese  – Dakota McGinlay 

Action Items: 

1. Lou, Catherine, and Kathi to draft protocol for handling public housing questions that come to city 
council (to be completed before Tuesday) 

2. Jason to:  
o Email Brad to get clarification on the April 8th meeting format and expectations 
o Convey committee feedback about Monday's meeting to Community Builders 
o Obtain and share the scope of work for the current phase from Community Builders 
o Request meeting summaries/readouts for all PCT and joint meetings 

3. All board members to reach out to their city council counterparts before April 8th 
4. Robin to:  

o Create meeting summary 
o Post information about Community Builders' process to YVHA website for public 

transparency 
5. Committee members will potentially meet again before April 8th depending on Jason's findings 

(Sarah to coordinate) 

 

Key Messages to Communicate to Community Builders: 

1. Need for clear understanding of roles and responsibilities 
2. Clear process for communication between all groups 
3. Meeting materials should be provided well in advance 
4. Better structure, time management, and preparation for meetings 
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5. Ensure proper documentation/summaries of all meetings 

 

Next Meetings: 

• Possible additional meeting before April 8th (TBD based on Jason's findings) 
• City Council meeting on April 8th at 5:00 PM 
• Standing Partnership Committee meeting on April 17th 

The committee emphasized their commitment to making the process work while providing constructive 
feedback to improve the effectiveness of the community engagement process. 
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YAMPA VALLEY HOUSING AUTHORITY 
Executive Team Meeting Minutes 

Tuesday March 18, 2025 
1:00pm 

Team members present included: Jason Peasley, Elliot Lawrence, Catherine Carson, Cole Hewitt, 
Angelica Salinas, Jessica Valand, Sandy Jacobs, Leah Wood, Kathi Meyer, Lou Tortora and Sarah 
Newman. Minutes prepared via AI with formatting edits by Sarah Newman.  

Meeting Focus 

Discussion and development of an extended leave/sabbatical policy for the Housing Authority, with review 
of the current draft policy. 

Key Discussion Points 

Background on Extended Leave Policies in Government Organizations 

• Angelica reported feedback from Jay (County Manager) who has experience with extended leaves:  

o Extended leave is more common for individual cases than as a blanket policy in government 
organizations 

o Typically granted to valued employees with burnout who want to continue serving the 
community 

o Often more cost-effective than having employees leave and having to rehire (hiring process 
can take longer than the leave period) 

o Jay took six weeks of paid leave after 10 years at Pagosa Springs 

o Jay's recommendation: review requests on an individual basis rather than having a 
universal policy 

Draft Policy Elements and Decisions 

1. Eligibility timeline:  

o Agreed on 7 years of service (instead of 10) based on:  

 Average government employee tenure is 6.8 years 

 Goal is to retain employees before they reach burnout 

o Leave would be a one-time benefit during employment 

2. Leave duration:  

o Agreed on 5 weeks of extended leave plus up to 5 weeks of accrued vacation time 

o Original draft had 6 weeks which is typical in industry, but the group preferred 5 weeks for 
consistency with what was already approved for Jason 

3. Compensation during leave:  
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o Leave would be fully paid 

o Employees will continue to accrue vacation and sick time during leave 

o Sick leave cannot be used to extend the sabbatical period 

4. Approval process:  

o Not an automatic entitlement but subject to approval 

o Performance criteria added to policy: "approval of extended leave request is subject to the 
employee's past performance, reliability, and overall contributions to the organization" 

o Factors for consideration include attendance history, adherence to policy, and impact of 
leave on operations 

o Non-guaranteed benefit with organizational discretion 

5. Name of policy:  

o Decision to call it "Extended Leave" rather than "Extended 10-Year Leave Policy" to improve 
searchability and avoid confusion with unpaid leave 

Compensation for Employees Covering Additional Duties 

• Group agreed compensation for employees taking on additional responsibilities during someone's 
leave should be handled separately from this policy 

• Need to identify specific additional duties outside normal job responsibilities 

• Discussion on implementing a fair system for determining compensation 

• This will be addressed as a separate policy item 

Legal/HR Review Process 

1. Committee members to provide comments by end of business Friday (March 22) 

2. Send to CSRSA attorney (Sam Light) for HR and employment law review Monday (March 25) 

3. Subsequently have George (Housing Authority attorney) review for liability/protection perspective 

4. Committee suggested finding specialized HR legal expertise rather than relying solely on George 
who specializes in development/land use 

Areas of Agreement 

• Need for a formal policy to ensure fairness and protection against discrimination claims 

• Policy should be available to all employees meeting criteria, not just executive team 

• Leave should be paid and considered a retention strategy 

• Approval should be discretionary, not automatic 

• Performance criteria should be part of the approval decision 
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Areas of Discussion/Different Perspectives 

• Initial disagreement on whether policy should be 7 or 10 years of service (settled on 7) 

• Discussion on whether the policy should mirror what was specifically approved for Jason 

• Debate on whether policy should be codified at all or handled case-by-case (followed Jessica's 
recommendation for a formal policy) 

• Questions about whether the policy should allow for reduced rate pay (decided on full pay) 

Follow-up Items and Next Steps 

1. Committee members to review and comment on draft by Friday, March 22 

2. Send to CSRSA attorney (Sam Light) Monday, March 25 

3. Have George review from liability standpoint after CSRSA attorney review 

4. Circulate final draft to committee 

5. Present to full board in April for approval 

6. Separately discuss compensation for employees taking on additional duties during leaves 

Timeline 

• March 22: Committee comments due 

• March 25: Send to CSRSA attorney 

• April: Present to full board (pending legal reviews) 

 

 

This summary captures the essential discussions and decisions while maintaining the context and 
strategic importance of each topic. It organizes the information in a way that highlights both immediate 
action items and longer-term strategic considerations. 
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YAMPA VALLEY HOUSING AUTHORITY 
Executive Team Meeting Minutes 

Tuesday March 18, 2025 
1:00pm 

Team members present included: Jason Peasley, Elliot Lawrence, Alyssa Cartmill, Catherine Carson, Cole Hewitt, 
Angelica Salinas, Jessica Valand, Sandy Jacobs, Leah Wood, Kathi Meyer, Lou Tortora and Sarah Newman. Minutes 
prepared via AI with formatting edits by Sarah Newman.  

Key Discussion Points:  

Primary Topic: Extended Leave Policy 

Overview 

The meeting focused on reviewing and finalizing an extended leave policy. The policy had been reviewed by CIRSA 
attorney Sam Light, whose comments were incorporated into the document. George's review was still pending. 

1. Changes Recommended by CIRSA Attorney 

• The attorney recommended removing language about using sick time with extended leave to avoid FMLA 
complications. 

• The group agreed with this removal to maintain compliance with relevant regulations. 

2. Lou's Comments and Concerns 

A. Salary Considerations During Leave 

• Lou commented on including language that "YVHA reserves the right to consider your leave during 
discussions of salary increases." 

• Discussion ensued about whether this implies a negative impact on salary increases if an employee takes 
extended leave. 

• Jess (not present) had recommended against including this language as it doesn't align with the spirit of the 
policy. 

• The group decided to remove this language from the policy and instead incorporate consideration of extended 
leave into performance review criteria. 

B. Demonstrated Benefit to Organization 

• Lou advocated for language requiring demonstration of how the leave benefits the organization. 
• This was modified from requiring employees to demonstrate benefit to making it the Executive Director's 

responsibility. 
• Concerns were raised that this requirement would create inequity, making it easier for higher-level staff to 

justify leave than site staff. 
• Lou emphasized the need for "speed bumps" for significant benefits to prevent misuse. 
• The group decided to:  

1. Remove the requirement for demonstrated benefit from approval criteria 
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2. Instead add language in the policy preamble explaining the organizational benefits of offering 
extended leave 

3. Strengthen language about performance requirements (high performer status) 

3. Purpose and Benefits of the Extended Leave Policy 

• Retention of valuable staff (noted that 7 years was chosen as the eligibility threshold because it aligns with 
typical government staff turnover) 

• Mental health and employee well-being benefits 
• Cost-effectiveness (retaining staff is cheaper than rehiring and training) 
• Maintaining organizational knowledge and expertise 
• Supporting employees during personal challenges (e.g., caregiver responsibilities) 

4. Performance Criteria for Eligibility 

• Agreement to strengthen language to specify "high performer" status as a requirement 
• Discussion about how to define high performance using the existing performance review system 
• Recommendation to develop specific metrics based on performance evaluations 

5. Compensation for Staff Covering During Leave 

• Discussion about providing additional compensation to staff taking on extra responsibilities during someone's 
extended leave 

• Decision that Jason should develop recommendations for compensating staff during his planned leave 
• Agreement that any compensation plan should be transparent and presented to the board 
• Recognition that this might have budgetary implications 

6. At-Will Employment Considerations 

• Discussion about whether employees might take leave and then resign 
• Acknowledgment that Colorado is an at-will employment state, limiting ability to require continued 

employment 
• Comparison with sabbaticals that might include repayment clauses if employees leave prematurely 

Action Items 

1. Remove specific language about salary considerations and demonstrated organizational benefit from the 
policy 

2. Add preamble explaining the organizational benefits of the extended leave policy 
3. Strengthen language regarding performance requirements ("high performer" criteria) 
4. Jason to create a plan for his leave, including recommended compensation for staff taking on additional 

responsibilities 
5. Sandy to follow up with George for his review comments 
6. Share final draft with Sam Light (attorney) for legal review after George's input 
7. Prepare final document by Friday for inclusion in the board packet 
8. Leah to speak with Jess about presenting the policy at the next board meeting 

Next Steps 
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• Complete policy revisions with all feedback incorporated 
• Obtain George's input as soon as possible 
• Get final legal review from Sam Light 
• Present completed policy at the next board meeting 

The meeting concluded with consensus on the extended leave policy's value as a retention tool and employee 
benefit, with agreement on the necessary modifications to make it equitable and clear. 

 

 

This summary captures the essential discussions and decisions while maintaining the context and 
strategic importance of each topic. It organizes the information in a way that highlights both immediate 
action items and longer-term strategic considerations. 
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