
 
REGULAR MEETING OF THE 

YAMPA VALLEY HOUSING AUTHORITY 
BOARD OF DIRECTORS 

MAY 8, 2025 
12:00 PM 

 
May 1, 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, May 8th 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. Board Officer Elections (10 minutes) 
5. Consent Agenda (5 minutes)  

a. Review and approval of April 10, 2025, meeting minutes  
b. Review and approval of the March 2025 balance write-offs (none) 
c. Review and approval of the March 2025 check register 
d. Review and approval of the March 2025 financial statements 

6. Staff Reports (15 minutes) 
7. Strategic Topic: USFS Hilltop Development Update (15 minutes) 
8. Strategic Topic: Real Estate Transaction Manager Update (15 minutes) 
9. Strategic Topic: Pricing Strategy for The Cottonwoods at Mid Valley (90 minutes) 
10. Upcoming committee meetings, board lead & prior month’s minutes: 

a. Finance & Capital Planning Team: Cole Hewitt (Next meeting: May 15; 10:00a) 
b. Property & Asset Management Team: Leah Wood (Next meeting: May 28; 12:00p) 
c. Development Team: Lou Tortora (Next meeting: May 12; 3:00p) 
d. Policy & Advocacy Team: Catherine Carson (Next meeting: May 28; 10:00a) 
e. Community Engagement Team: Jim Beers (Next meeting: May 20; 2:00p) 
f. Real Estate Team: Michael Ann LaMotte (Next meeting: May 16; 10:00a) 
g. Public Partnership Team: Robin Schepper (Next meeting: May 15; 8:30a) 
h. Executive Team: Leah Wood (Next meeting: TBD) 

11. Adjourn 
 
Upcoming Board Meetings: June 12th, 2025; Regular YVHA Board Meeting, Routt County Community Room, 
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
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Board Challenge 5 for May 2025 
BROWN RANCH COMMUNITY SOLUTIONS PROJECT 

https://www.engagesteamboat.net/brown-ranch-community-solutions-project 

 

WHAT’S HAPPENING AT THE BROWN RANCH PROPERTY? 

• Community Collaboration Is Underway 
The City of Steamboat Springs and Yampa Valley Housing Authority (YVHA) are working with two Colorado 
nonprofits—Community Builders and Civic Canopy—to engage the community on the future of Brown 
Ranch. 

• This Process Is Different 
This is a fresh start after last year’s annexation proposal was voted down. Instead of presenting a 
predetermined plan, the question to the community is: What do you want Brown Ranch to be? 

WHY NOW 

• Housing, Growth, and Community Values Are at a Crossroads 
Steamboat is grappling with major questions: 

o How can we house our local workforce affordably? 
o How should our town grow—if at all? 
o How do we preserve Steamboat’s unique sense of place? 

• The Process is Focused on Finding Common Ground 
This effort is not about winning or losing—it’s about bringing the community together to identify shared 
solutions and trust. 

WHAT IS THE BROWN RANCH COMMUNITY SOLUTIONS PROCESS? 

• The Consultants have designed a Thoughtful, Transparent, Multi-Phase Process 
From February 2025 to March 2026, the community will help shape a path forward. 

https://www.engagesteamboat.net/brown-ranch-community-solutions-project
https://communitybuilders.org/
https://www.civiccanopy.org/
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Phase 1 (Feb–Aug 2025): Understand the needs, challenges, and opportunities. 
Phase 2 (Sept 2025–March 2026): Develop a unified strategy to guide any potential development. 

• It’s Guided by Three Key Questions: 
o Affordability – How can Brown Ranch help meet housing needs? 
o Place – What kind of neighborhood should this be? 
o Feasibility – What’s realistic for our community to build and sustain? 

WHAT ARE THE GOALS OF THIS COMMUNITY PROCESS? 

• Listen to the community and reflect a range of voices 
• Trust and respectful dialogue 
• Strengthen the partnership between the City and YVHA 
• Create a shared vision that balances housing needs with community character 

WHAT YOU CAN SHARE WITH YOUR NEIGHBORS, FRIENDS, FAMILY AND COLLEAGUES 

• “Nothing is set in stone.” 
• “Your input matters—this process is about listening first.” 
• “The community—not just the city or YVHA—is driving this next chapter 
• The first community meeting is May 8th, 5:30-7:30pm at Olympian Hall 

WHO’S INVOLVED IN THIS PROCESS? 

1. The Community Engagement Team provides guidance on community outreach and engagement 
and working with community networks. 

2. The Project Collaboration Team is made up of subject matter experts from the City of Steamboat 
Springs, YVHA and Community Builders and Civic Canopy. 

3. The Deliberation and Stewardship Team (DST) is made up of  
40 community members that were selected from a pool of 81 applicants through a representative 
lottery to reflect Steamboat’s diversity of views and experiences.  

DST Meetings are open to the public: May 7, 2025, 3-7 pm, June 4, 2025, 3-7 pm, July 22, 2025, 3-7 pm, August 
26, 2025, 3-7 pm 
DST members are: 
 

 Brian Adams 
 Brian Arel 
 Joe Armstrong 
 Andrew Beckler 
 Christy Belton 
 Steven Bloom 
 Andrew Boness 
 Loralee Bullen 
 Daniel Buri 
 Elizabeth Carlson 
 Blythe Casner 
 Benjamin Cavarra 
 Halie Cunningham 

 George Danellis 
 Shannon Doin 
 Rita Donham 
 Jim Engelken 
 Michael Fitz 
 Pat Gleason 
 Danielle Hubler 
 Collin Kelley 
 Sarah Leonard 
 Charlie MacArthur 
 Richard Mandell 
 Blair McNamara 
 Erika McNeany 

 Noreen Moore 
 Bill Pass 
 Richard Passavant 
 Kelly Phillips 
 Leon Rinck 
 Donald Shindler 
 Chris Sias 
 Ryan Stone 
 Sanaya Sturm 
 Arnie Swartz 
 Abby Vander Graaff 
 Tim Wohlgenant 
 Trish Zornio

 



 
 

Agenda Item #4 
 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
FROM: Jason K. Peasley, Executive Director  
DATE:  May 8, 2025 
ITEM: 2025 Board Officer Elections 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  _X_ ACTION ITEM  
    ____ DIRECTION REQUESTED 
    ____ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
REQUEST OR ISSUE:   2025 Board Officer Elections 
 
RECOMMENDED ACTION:  That the Board approves a new slate of officers for 2025 
 
BACKGROUND: Each year a new slate of Board Officers is selected by the Board to fill the 
roles of the President, Vice President, Secretary/Treasurer and Financial Officer.  A new slate of 
Board Officers has been recommended by the Executive Team of the Board to respond to Leah’s 
transition to remote participation beginning in August 2025.  The proposed slate of Board 
Officers would take over responsibilities on July 1, 2025. 
 
Board Officers 2025 Existing 2025 Proposed 
President Leah Wood Kathi Meyer 
Vice President Kathi Meyer Lou Tortora 
Secretary/Treasurer Cole Hewitt Cole Hewitt 
Financial Officer Sandy Jacobs (staff) Sandy Jacobs (staff) 
 
 
In addition to electing officers for the YVHA Board, we will also be electing officers for the 
Board of Managers for the YVHA sub-entities as listed below: 
 

a. YVHA Elk River Enterprise, LLC 
b. YVHA Pine Grove Enterprise, LLC 
c. YVHA Sunlight Enterprise, LLC 
d. YVHA Anglers Enterprise, LLC 
e. YVHA Mid Valley Apartments Enterprise, LLC 
f. YVHA Mid Valley Condominiums Enterprise, LLC 
g. YVHA Whitehaven Enterprise, LLC 
h. YVHA Property Management, LLC 
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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING  
April 10, 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, Angelica Salinas, Jim Beers, Lou Tortora, Maddie Ward, Mark Halvorson, Jessica 
Valand, Dakotah McGinlay, and Patrick Phillips. Kate Nowak was absent. 

 
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; Mandy 
Tomassetti, Accountant; George Eck (YVHA attorney); Robin Schepper; Bob Schneider; and Steve Muntean. 
Sarah Katherman prepared the minutes. 
   

EN RE:  PUBLIC COMMENT 
  There was no public comment. 
 

EN RE:  BOARD MEMBER COMMENT 
 Catherine called attention to an article regarding a proposed affordable housing development in 
Breckenridge. There is a link to the article in the Policy Team minutes. 
 
 Leah said that she had recently sent out an email regarding setting goals for Jason for the upcoming year. 
She said that she would appreciate feedback and stated that she would like the goals to be finalized before Jason 
goes on his extended leave in June.  
 
 Leah reported that Kate had submitted her resignation from the YVHA due a medical issue. She said that 
the Executive Team would discuss whether to ask the City and County that her position be filled immediately, or 
whether to wait until the next cycle of appointments. Steve said that the City is just now finishing up its 
appointments to various boards and has an interviewing committee in place. 
  

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

a.  Review and approval of the March 13, 2025 meeting minutes 
b.  Review and approval of February 2024 balance write-offs  
c.  Review and approval of February 2024 check register 
d.  Review and approval of February 2024 financial statements 

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

carried unanimously. 
 
  EN RE: STAFF REPORTS 
 Jason noted the talking points included in the meeting materials regarding the Community Builders public 
engagement process, which was just kicked off and will run through the summer into early fall. He said that all the 
information about the process, the meetings, etc. will be posted on the Engage Steamboat website. Jason said that 
the Deliberation and Stewardship Team (DST), which comprises 40 members, is diverse and balanced in its past 
support of and opposition to Brown Ranch. He said that Community Builders did a good job of initiating the process 
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by establishing the high level of commonality in what members love about this community. The DST is made up of 
citizens, with no elected officials, YVHA board members, or City/YVHA staff. Catherine offered that the materials 
should be posted on the regular City website. She emphasized the importance of transparency and thorough 
communications regarding the process. 
 
 Jason reported that YVHA is working with City and County staff on establishing an efficient process for 
responding to comments that are received by them regarding YVHA projects. 
 
 Referring to Elliot’s report, Jason said that a topping out celebration for Mid Valley has been scheduled for 
April 17th. More information will be distributed soon. He encouraged the board to attend. 
 
 In response to a question from Dakotah, Jason reported that work on the lease for the Hilltop project is 
moving forward and staff will meet with USFS staff next week. 
 
 Emily stated that over 2500 responses were received to the housing needs survey, which closed on March 
31. The consultants are now compiling and analyzing the results and will submit their report in early June. Jason 
said that discussions are in process regarding how best to present the results to the widest and most interested 
audience. 
 
 Michael Ann asked about the response to the health and safety issues identified at the Anglers 400 project. 
Elliot said that he had met with representatives of OPG, who offered assurances that the issues would be promptly 
addressed. He said that he would push for a more specific timeline. Leah clarified that the July date mentioned in 
the report refers to a scheduled walk-through, not to when the issues will be addressed. In response to a question 
from Lou, Leah said that the problem regarding bicycle storage impeding emergency response access was at 
Alpenglow. Updates on these issues will be provided in the Property Management Team minutes. 
 
 In reference to the information included in the meeting materials outlining the prospective buyer information 
received as of April 4, Dakotah asked if there would be a way to more closely match the unit size and AMI levels to 
the interested buyers. La La explained that the interest expressed thus far only reflects those who already follow 
YVHA. She said that the middle-income segment of the community has not yet been reached. She said that she 
anticipates the mix of potential buyers will shift as the marketing and community education targets a wider 
audience. She described the many variables beyond AMI that will go into the pricing of the units. The Real Estate 
and Development Teams are just beginning to discuss the pricing structure. Jason said that the pricing formula and 
its many variables would be discussed in detail at the May board meeting. Lou added that the current unit mix is 
only for buildings 1 and 2. The prospective buyer information can be utilized in the design of buildings 3 and 4. 
 
  EN RE: APPROVAL OF DEED RESTRICTION IMPLEMENTATION PLAN 
 Mark asked about the deed restriction consulting fees. Leah clarified that these are fees that would be 
charged when other organizations or developers seek assistance from YVHA with compliance checking or other 
issues regarding their own deed restrictions. Jason offered the example of the County, which is looking to YVHA to 
manage qualification and compliance in the implementation of its recently approved affordable housing 
requirements. 
 
 La La reviewed the Deed Restriction Implementation Plan (DRIP) and stated that the intention is for this to 
be forward-facing document that describes the process for qualifying for the deed restriction. Mark stated that 
although this document is not the deed restriction itself, the definitions in the two documents should be identical. He 
also recommended that George review this document to ensure it is alignment with the deed restriction. Jim 
agreed. 
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 Mark said that a pre-sale inspection by the seller’s is not standard procedure in the industry. He added that 
radon, the roof, and the foundation do not apply to a condo sale and should be removed. La La explained that this 
document is a process and policy statement and is intended to cover all types of potential for-sale products that 
would be subject to the deed restriction. Following discussion, there was consensus that adding “if applicable” to 
these items would suffice. George offered that the seller’s inspection as described is included in the process 
because YVHA will be involved in the pricing and sale of the units. He said that the buyer would have the 
opportunity to conduct their own inspection, as is customary. 
 
 Cole asked about the process for amending the DRIP. La La offered that the document would be reviewed 
annually by staff. Any issues or proposed amendments would be presented to the Real Estate Team for a 
recommendation and then to the board for approval.  
 

MOTION 
Jess moved to approve the Deed Restriction Implementation Plan (DRIP), with the following conditions: 

1. The DRIP document shall be reviewed by George Eck to ensure alignment with the deed restriction; 
2.  The definitions in the DRIP shall match those listed in the deed restriction exactly; and  
3. Section 6.b will be amended to include “if applicable” following the reference to radon.   

 
Kathi seconded the motion. The motion carried unanimously. 

 
  EN RE: REVIEW AND APPROVAL OF LOTTERY IMPLEMENTATION PLAN 
 Jason stated that the Lottery Implementation Plan proposed for approval is a conceptual plan that 
describes the broad structure of how the lottery will be conducted. He said that specific details will be added to the 
plan when they are available in August, but that it is important to begin communicating how the lottery will work to 
the community now. He suggested that the lotteries would most likely be held in October – December of 2025. 
 
  Catherine expressed concern with how the units would be equitably distributed across the AMI categories. 
La La stated that this would be included in the pricing strategy. She stated that in establishing the pricing, each unit 
will be identified at a certain AMI level, so that when the lottery is conducted each AMI level buyer will know which 
units are available to choose from at that level. Jason noted that the individual characteristics of each unit along 
with its parking arrangements, views, AMI level, and price will be made clear prior to all lotteries. Catherine offered 
that the description of this process needs to be clarified in the DRIP. George recommended a simple change to 
how the categories are described (page 72).  
 

Jim recommended adding examples whenever possible. He also recommended adding an introduction that 
describes how the lottery was developed and the principles that underpin it. This could take the form of a purpose 
and intent statement.  
 
 Lou asked that any changes made to the document be distributed to the board. The finalized document will 
be presented to the board for approval. 
 

MOTION 
Catherine moved to approve the draft Lottery Implementation Plan, with the amendments proposed by Jim 

and George, as stated above, and with the condition that the final document will be presented to board for review 
and approval at the end of the summer. Jess seconded the motion. The motion carried unanimously. 
 
 Catherine stated that while she approves of the plan, she stands by her position that families should be 
given preference. 
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EN RE: REVIEW AND APPROVAL OF EXTENDED LEAVE POLICY 
Jess stated that although Jason’s request for extended leave through his contract negotiation is what 

prompted the proposed policy, having an Extended Leave Policy is very good for the organization. She offered that 
retention of employees is critical to all businesses. Jess suggested that offering incentives to stick around is 
especially important to government, quasi-governmental agencies, and non-profits where robust benefits can offset 
lower wages and difficult, stressful work. Jess stated that the proposed policy is not unusual and added that the 
seven-year threshold is intentional, as it reflects the national average tenure of government workers. 

 
Jess reviewed the elements of the policy, emphasizing that this is a one-time, single-use benefit that is not 

accrued, vested, or paid out if unused. She highlighted the differences between this benefit and regular vacation 
leave. She also reviewed the conditions of approval of extended leave, which includes the need for the 
organization to plan for coverage. Following discussion of the potential fiscal impact of compensating others for 
taking on more work, or hiring contract labor, during extended leave absences, Jess stated that these 
considerations will be evaluated on a case-by-case basis as different functions will be covered differently. Angelica 
added that it would not be appropriate to stipulate coverage provisions within the policy.  

 
Angelica thanked Jess for her hard work in putting together the proposed policy so quickly. She stated her 

support for the policy, which she said acknowledges the difficulty of the work and represents the alignment of 
YVHA with its convictions regarding a healthy workplace. 

 
Reece noted that it should be clarified that an extended leave by the Executive Director would be approved 

by the board, whereas leaves by other staff would be considered and approved by the Executive Director. He also 
asked about the employment qualifications. Jason said that an employee must be with YVHA for seven years of 
continuous full-time employment before an extended leave would be considered.  

 
Patrick recommended amending item 7 under Additional Provisions to state “amend or discontinue.”  
 
Jim asked about limiting the policy to allowing only one extended leave per calendar year. Jess offered that 

it would be best to remain flexible and base the decision on the operational capacity of the organization. 
 

MOTION 
Angelica moved to approve the Extended Leave Policy, with the following amendments: 1) add that board 

approval is required for ED extended leave; and 2) amend item 7 under Additional Provisions to state “amend or 
discontinue.”  Patrick seconded the motion. The motion carried unanimously. 
 

 
EN RE:  ADJOURNMENT 

    
The regular meeting of the YVHA Board of Directors was adjourned at 1:40 p.m.   

 
No further business coming before the Board, same adjourned sine die. 
 
 
________________________   __________________________ 
Sarah Katherman, Minute Taker    Leah Wood, President  
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 2025 March Financial Notes: 

 Audit adjusting entries backdated to 12/312024 were entered in March after the 
audit was approved by the Board.  

o The Mid Valley land of $6M and grant expenditures of almost $890k were 
taken oƯ the balance sheet and expensed as contributions to the project.  

o The lease entries (for our main oƯice at Vectra building and the Brown Ranch 
house rental) now show on the balance sheet as assets and liabilities.  

 Grants: $89,882 DOLA reimbursement for Hausmann Mid Valley payment. We have 
1.099M remaining in the TAHG grant for Mid Valley. 

 Property Tax Revenue in March $553,258. We’ve received about 36% of the 1.6M in 
Q1 

 Snow removal March invoices: Hillside $13k and FC $22k. Both properties remain 
under budget. 

 Software maintenance in General Fund is more than budgeted. Real Estate software 
has required additional licenses, annual fees and implementation fees that we 
didn’t know about last year. 
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Assets

Current Assets
Cash

Wells Fargo HSV O& M xxxx3604 67,735
Wells Fargo HSV T&I xxxx3646 10,191
ColoTrust Dev 3,086,870
Wells Fargo YVHA Oper xxx6622 230,237
ColoTrust DPA 63,225
Petty Cash 113
Alpine Checking xx4827 97,619
Alpine Money Market xx4836 180,246
ColoTrust FC 353,965
ColoTrust DPA CDBG 37,034
Whitehaven Operating - MVB 97,979
Whitehaven Security Deposits MVB 9,962
Wells Fargo HSV Sec Dep xx3588 32,949
Wells Fargo HSV Res xxxx3679 129,557

Total Cash 4,397,682

Accounts Receivable
Accounts Receivable 601
Property Tax Receivable 1,047,011
A/R from Partners 5,546
Allowance for Uncollectible AR (24,800)

Total Accounts Receivable 1,028,358

Deposits & Escrows
Prepaid Expenses 2,451

Total Deposits & Escrows 2,451

Total Current Assets 5,428,491

Fixed Assets
Building-Hillside Village 1,820,000
Fish Creek Mobile Home Park 5,077,803
Capitalized Interest-Construct 32,381
Hillsde Exterior Additions 683,210
Hillside FF&E 9,547
Hillside Interior Additions 406,266
Land - HSV 450,000
Land Improvements - HSV 127,795
Land Improv:Irrigation System 11,162
Office Equipment 1,167
Playground Equipment 12,577
CIP Backflow Prevention System 17,586
Whitehaven Mobile Home Park 3,125,000
City Water CIP 91,812
Brown Ranch land 24,000,000

Depreciation & Amortization
Accumulated Depreciation (2,713,625)

Total Depreciation & Amortization (2,713,625)

Total Fixed Assets 33,152,681

YVHA
Balance Sheet
March 31, 2025

Created on: 04/07/2025, 12:46 PM MST Page 1



Other Assets
Lease Receivable 59,759
N/R West End Village 4,141
Right of Use Asset 273,171
Right of Use Amortization (5,056)
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 6,424,077

Total Assets 45,005,249

YVHA
Balance Sheet
March 31, 2025

Created on: 04/07/2025, 12:46 PM MST Page 2



Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 25,138
Accrued Interest Payable 6,500
Payroll Liabilities 100,968
Security Deposits 46,459
Escrow - Jaime 1,054
Escrow - Welu (3,644)
Prepaid Revenue 22,156
457 Payable 8,028
Health Insurance Payable (1,478)
Deferred Revenue 1,047,011

Total Current Liabilities 1,252,192

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

Other Liabilities
Deferred inflow - lease receivable 59,337
Lease Payable 268,503

Total Other Liabilities 327,840

Total Liabilities 7,642,842

Equity
Retained Earnings 37,096,306
Current Net Income 266,101

Total Equity 37,362,407

Total Liabilities & Equity 45,005,249

YVHA
Balance Sheet
March 31, 2025

Created on: 04/07/2025, 12:46 PM MST Page 3



General Fund
Development

Fund Brown Ranch DPA All Locations

Assets

Current Assets
Cash

Combined cash 150,408 (414,459) 303,185 13,209 52,343
ColoTrust Dev 0 3,086,870 0 0 3,086,870
Wells Fargo YVHA Oper xxx6622 230,237 0 0 0 230,237
ColoTrust DPA 0 0 0 63,225 63,225
Petty Cash 114 0 0 0 113
ColoTrust DPA CDBG 0 0 0 37,034 37,035

Total Cash 380,759 2,672,411 303,185 113,468 3,469,823

Accounts Receivable
Accounts Receivable (1,016) 0 0 0 (1,016)
Property Tax Receivable 0 1,047,010 0 0 1,047,010
A/R from Partners 0 5,546 0 0 5,546
Allowance for Uncollectible AR 0 0 0 (22,800) (22,800)

Total Accounts Receivable (1,016) 1,052,556 0 (22,800) 1,028,740

Deposits & Escrows
Prepaid Expenses 2,072 219 160 0 2,451

Total Deposits & Escrows 2,072 219 160 0 2,451

Total Current Assets 381,815 3,725,186 303,345 90,668 4,501,014

Fixed Assets
Brown Ranch land 0 0 24,000,000 0 24,000,000

Total Fixed Assets 0 0 24,000,000 0 24,000,000

Other Assets
Lease Receivable 0 0 59,759 0 59,759
N/R West End Village 0 0 0 4,141 4,140
Right of Use Asset 273,171 0 0 0 273,172
Right of Use Amortization (5,056) 0 0 0 (5,056)
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) 65,675 0 0 0 65,675
M/R - 2954 Abbey Rd. (W) 59,767 0 0 0 59,767
N/R Alpenglow 0 109,092 0 0 109,092

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
March 31, 2025

Created on: 04/07/2025, 12:50 PM MST Page 1



General Fund
Development

Fund Brown Ranch DPA All Locations

N/R Reserves 0 1,116,088 0 0 1,116,087
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 2,056,666 0 0 2,056,667
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 465,421 5,407,076 59,759 491,820 6,424,076

Total Assets 847,236 9,132,262 24,363,104 582,488 34,925,090

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
March 31, 2025

Created on: 04/07/2025, 12:50 PM MST Page 2



General Fund
Development

Fund Brown Ranch DPA All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 15,775 2,927 1,179 0 19,881
Accrued Interest Payable 0 6,500 0 0 6,499
Payroll Liabilities 35,719 33,047 8,381 0 77,147
Security Deposits 0 0 3,000 0 3,000
Escrow - Jaime 1,054 0 0 0 1,055
Escrow - Welu (3,644) 0 0 0 (3,644)
Prepaid Revenue 0 0 3,289 0 3,289
457 Payable 8,029 0 0 0 8,028
Health Insurance Payable (1,478) 0 0 0 (1,478)
Deferred Revenue 0 1,047,010 0 0 1,047,010

Total Current Liabilities 55,455 1,089,484 15,849 0 1,160,787

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

Other Liabilities
Deferred inflow - lease receivable 0 0 59,337 0 59,337
Lease Payable 268,503 0 0 0 268,503

Total Other Liabilities 268,503 0 59,337 0 327,840

Total Liabilities 323,958 1,148,439 75,186 0 1,547,583

Equity
Retained Earnings 488,919 7,745,150 24,343,996 583,327 33,161,391
Current Net Income 34,359 238,673 (56,078) (839) 216,116

Total Equity 523,278 7,983,823 24,287,918 582,488 33,377,507

Total Liabilities & Equity 847,236 9,132,262 24,363,104 582,488 34,925,090

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
March 31, 2025
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Hillside Village Fish Creek Whitehaven All Locations

Assets

Current Assets
Cash

Combined cash (14,556) (24,432) (13,355) (52,343)
Wells Fargo HSV O& M xxxx3604 67,735 0 0 67,735
Wells Fargo HSV T&I xxxx3646 10,191 0 0 10,191
Alpine Checking xx4827 0 97,619 0 97,619
Alpine Money Market xx4836 0 180,246 0 180,246
ColoTrust FC 0 353,965 0 353,964
Whitehaven Operating - MVB 0 0 97,978 97,979
Whitehaven Security Deposits MVB 0 0 9,963 9,963
Wells Fargo HSV Sec Dep xx3588 32,949 0 0 32,948
Wells Fargo HSV Res xxxx3679 129,557 0 0 129,557

Total Cash 225,876 607,398 94,586 927,859

Accounts Receivable
Accounts Receivable 1,242 360 15 1,617
Allowance for Uncollectible AR (1,000) (1,000) 0 (2,000)

Total Accounts Receivable 242 (640) 15 (383)

Total Current Assets 226,118 606,758 94,601 927,476

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 127,794 0 0 127,795
Land Improv:Irrigation System 11,162 0 0 11,162
Office Equipment 1,168 0 0 1,167
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 91,812

Depreciation & Amortization
Accumulated Depreciation (2,382,821) (330,803) 0 (2,713,625)

Total Depreciation & Amortization (2,382,821) (330,803) 0 (2,713,625)

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

Total Assets 1,414,988 5,353,758 3,311,412 10,080,158

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
March 31, 2025
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Hillside Village Fish Creek Whitehaven All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 4,446 173 638 5,257
Payroll Liabilities 21,906 1,638 278 23,822
Security Deposits 32,963 0 10,495 43,459
Prepaid Revenue 1,071 13,955 3,841 18,866

Total Current Liabilities 60,386 15,766 15,252 91,404

Long Term Liabilities
Whitehaven N/P 0 0 2,381,609 2,381,609
CWRPDA-DWRF N/P 0 136,316 0 136,315
CWRPDA-WPCRF N/P 0 312,569 0 312,570
USDA Consolidated Loan 1,067,709 0 0 1,067,709
City Note - FCMHP 0 538,333 0 538,332
N/P Alpine Bank 0 1,567,320 0 1,567,320

Total Long Term Liabilities 1,067,709 2,554,538 2,381,609 6,003,855

Total Liabilities 1,128,095 2,570,304 2,396,861 6,095,259

Equity
Retained Earnings 261,633 2,788,561 884,720 3,934,915
Current Net Income 25,260 (5,107) 29,831 49,984

Total Equity 286,893 2,783,454 914,551 3,984,899

Total Liabilities & Equity 1,414,988 5,353,758 3,311,412 10,080,158

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
March 31, 2025
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Month Ending Year Ending

Month Ending 03/31/2025 Month Ending 03/31/2025
Year to Date

03/31/2025
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 89,936 110,584 0.81 (20,647) 272,050 1,327,003 0.27 (968,376)
4402 - Subsidy Rent Income 21,702 0 0.00 21,702 62,498 0 0.00 66,084
4403 - Application Fees Received 60 700 0.09 (640) 85 8,400 0.01 (8,285)
4404 - Laundry and Vending 651 416 1.56 234 1,824 5,000 0.36 (3,176)
4406 - Tenant Charges 133 675 0.20 (542) 494 8,100 0.06 (7,606)

Total Rental Income 112,482 112,375 1.00 107 336,951 1,348,503 0.32 (921,359)

Vacancy, Losses & Concessions
4408 - Vacancy Loss 0 (1,570) 0.00 1,570 47 (18,847) 0.00 18,894
4415 - Concessions/On-Site Mgt (348) (365) 0.95 18 (1,042) (4,378) 0.24 3,336

Total Vacancy, Losses & Concessions (348) (1,935) 0.18 1,588 (995) (23,225) 0.04 22,230

Net Rental Income 112,134 110,440 1.02 1,695 335,956 1,325,278 0.32 (899,129)

Management Income
4050 - Distribution from Partnerships 0 10,975 0.00 (10,976) 0 131,706 0.00 (131,706)
4190 - FCMHP Mgt Fee 3,085 3,085 1.00 0 9,253 37,012 0.25 (27,759)
4191 - HSV Mgt Fee 4,698 4,869 0.96 (171) 14,094 58,427 0.24 (44,333)
4192 - Whitehaven Management Fee 1,171 1,171 1.00 0 3,513 14,051 0.25 (10,539)

Total Management Income 8,954 20,100 0.45 (11,147) 26,860 241,196 0.11 (214,337)

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

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

Financial Income
4010 - CDBG RLF Principal 31 30 1.05 1 61 352 0.17 (290)
4012 - CDBG RLF Interest 25 26 0.95 (1) 51 323 0.16 (272)
4020 - Principal WEV 0 36 0.00 (36) 150 432 0.35 (282)
4024 - Principal CMHC 125 125 1.00 0 249 1,495 0.17 (1,246)
4025 - Grants 89,882 1,833 49.03 88,049 504,605 12,667,006 0.04 (12,162,40

1)
4026 - Principal YVHA 0 834 0.00 (834) 0 10,000 0.00 (10,000)
4035 - Property Tax Revenue 553,258 136,030 4.07 417,228 585,351 1,632,361 0.36 (1,047,010)
4036 - Interest on taxes 0 25 0.00 (25) 1 300 0.00 (299)
4038 - Interest Income 13,278 11,904 1.12 1,374 34,863 142,849 0.24 (107,986)
4040 - Specific Ownership 8,072 7,083 1.14 989 16,200 85,000 0.19 (68,800)
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 (4,167) 0 50,000 0.00 (50,000)
4170 - Mortgage Income 1,042 1,042 1.00 0 3,125 12,508 0.33 (8,341)

YVHA
Annual Budget Comparison

March 31, 2025
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Month Ending Year Ending

Month Ending 03/31/2025 Month Ending 03/31/2025
Year to Date

03/31/2025
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 (334) 0 4,000 0.00 (4,000)
Total Financial Income 665,713 174,635 3.81 491,077 1,169,656 14,740,626 0.08 (13,569,92

7)

Other Income
4030 - Miscellaneous Income 825 21 39.61 805 1,382 250 5.53 1,132
4198 - Transfer from Dev Fund 0 75,000 0.00 (75,001) 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 825 75,021 0.01 (74,196) 201,382 1,034,998 0.19 (833,616)

Total Income 787,626 384,043 2.05 403,583 1,733,854 17,388,270 0.10 (15,563,18
1)

Expenses

Payroll & Related
5000 - Payroll 90,364 93,845 0.96 3,481 266,274 1,126,141 0.24 859,867
5050 - Employee Benefit 12,920 15,751 0.82 2,831 50,637 189,011 0.27 138,374
5055 - Retirement Program 5,803 5,631 1.03 (172) 17,132 67,568 0.25 50,435
5090 - Payroll Taxes 7,887 9,156 0.86 1,269 23,434 109,873 0.21 86,440
5095 - Worker's Compensation 0 1,508 0.00 1,509 1,739 18,104 0.10 16,365
6201 - Maintenance & Repairs Payroll 7,147 7,148 1.00 0 21,434 85,770 0.25 64,335

Total Payroll & Related 124,121 133,039 0.93 8,918 380,650 1,596,467 0.24 1,215,816

Administrative Expenses
5015 - Administrative Fee 0 217 0.00 216 2,500 2,600 0.96 100
5020 - Miscellaneous Expense 4 0 0.00 (4) 5 0 0.00 (5)
6535 - Treasurer's Fees 16,598 4,097 4.05 (12,500) 17,561 49,170 0.36 31,610
6820 - Office Supplies 305 262 1.16 (43) 557 3,140 0.18 2,583
6830 - Telephone, Internet 795 682 1.17 (113) 1,970 8,181 0.29 5,813
6835 - Training & Travel 30 4,475 0.01 4,445 12,200 53,700 0.23 41,500
6839 - Meals & Mileage 168 958 0.18 790 637 11,500 0.06 10,863
6840 - General & Administrative 674 572 1.18 (102) 1,543 6,862 0.25 5,177
6842 - Postage and Delivery 14 34 0.43 20 14 410 0.04 396
6853 - Bank Service Fees 82 232 0.35 151 121 2,788 0.04 2,666
6865 - Dues and Memberships 25 1,008 0.02 982 3,878 12,090 0.32 8,213
6878 - Computer Maintenance 972 2,083 0.47 1,111 3,043 25,000 0.12 21,956
6879 - Software Maintenance Agreement 7,558 2,527 2.99 (5,031) 28,207 30,320 0.93 2,114
6882 - Board Expense, Steering Committee 561 572 0.98 11 1,611 6,866 0.23 5,255
6915 - Due Diligence 0 833 0.00 833 0 10,000 0.00 10,000
6920 - Legal Fees 0 5,200 0.00 5,200 151 62,400 0.00 62,249

Total Administrative Expenses 27,786 23,752 1.17 (4,034) 73,998 285,027 0.26 210,490

Marketing Expenses

YVHA
Annual Budget Comparison

March 31, 2025
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Month Ending Year Ending

Month Ending 03/31/2025 Month Ending 03/31/2025
Year to Date

03/31/2025
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 1,940 2,527 0.77 587 3,109 30,320 0.10 27,211
6857 - Marketing/Annual Report 105 2,358 0.04 2,253 350 28,300 0.01 27,950
6870 - Advertising 149 1,075 0.14 926 974 12,900 0.08 11,925
6875 - Home Buyer Education 0 125 0.00 125 0 1,500 0.00 1,500

Total Marketing Expenses 2,194 6,085 0.36 3,891 4,433 73,020 0.06 68,586

Utilities
6501 - Electricity 984 1,067 0.92 83 2,244 12,804 0.18 10,560
6502 - Water 2,608 4,749 0.55 2,141 5,321 57,076 0.09 51,724
6503 - Sewer 3,450 4,585 0.75 1,135 6,901 55,016 0.13 48,116
6504 - Garbage & Trash Removal 585 4,743 0.12 4,158 12,826 56,916 0.23 44,090

Total Utilities 7,627 15,144 0.50 7,517 27,292 181,812 0.15 154,490

Operating & Maintenance Expenses
6545 - Contract Realtor 0 1,924 0.00 1,924 0 23,086 0.00 23,086
6555 - Professional Fees 19,495 28,500 0.68 9,005 35,085 342,000 0.10 306,915
6720 - HOA Fees 0 701 0.00 701 0 8,416 0.00 8,416
6810 - Office Space & Utilities 4,668 4,838 0.96 169 18,671 58,050 0.32 39,378
6813 - Railroad License 0 879 0.00 880 4,643 10,556 0.44 5,913
6862 - Contract Labor 1,040 1,922 0.54 882 3,590 23,060 0.16 19,470
6871 - Park Improvements 0 83 0.00 83 0 1,000 0.00 1,000
6872 - Furniture & Equipment Expense 0 375 0.00 375 2,199 4,500 0.49 2,302
6883 - Balance Write Off 0 250 0.00 250 350 3,000 0.12 2,650
7117 - Project Auditing Expense 0 1,956 0.00 1,956 0 23,467 0.00 23,466
7195 - Manager Unit Rent 1,021 1,021 1.00 0 3,063 12,253 0.25 9,190
7250 - Engineering/Surveying 6,388 8,333 0.77 1,946 11,408 100,000 0.11 88,593

Total Operating & Maintenance Expenses 32,612 50,782 0.64 18,171 79,009 609,388 0.13 530,379

Maintenance & Repairs
6202 - Maintenance Supplies 1,063 1,442 0.74 378 2,636 17,300 0.15 14,664
6203 - Maintenance & Repairs Contract 1,426 2,542 0.56 1,115 1,520 30,500 0.05 28,979
6204 - Painting 0 500 0.00 500 0 6,000 0.00 6,000
6205 - Snow Removal 37,741 8,041 4.69 (29,698) 60,398 96,500 0.63 36,102
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 5,000

Total Maintenance & Repairs 40,230 15,206 2.65 (25,024) 64,554 182,472 0.35 117,917

Management Fees
6860 - Management Fee 8,953 8,953 1.00 0 26,860 107,439 0.25 80,579

Total Management Fees 8,953 8,953 1.00 0 26,860 107,439 0.25 80,579

Taxes & Insurance
6850 - Insurance 2,500 5,006 0.50 2,505 16,544 60,064 0.49 30,466

Total Taxes & Insurance 2,500 5,006 0.50 2,505 16,544 60,064 0.49 30,466

YVHA
Annual Budget Comparison

March 31, 2025
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Month Ending Year Ending

Month Ending 03/31/2025 Month Ending 03/31/2025
Year to Date

03/31/2025
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 246,023 284,633 0.86 38,611 698,340 3,415,689 0.21 2,703,723

Net Operating Income (Loss) 541,603 99,410 5.45 442,194 1,035,514 13,972,581 0.08 (12,859,45
8)

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 94,799 948,334 0.10 853,534 464,532 12,460,000 0.04 11,995,468

Total Capital Expeditures 94,799 957,709 0.10 862,909 464,532 12,572,500 0.04 12,107,968

Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497 5,531 0.45 3,034 7,491 66,380 0.11 58,889
5102 - USDA Overage 766 1,571 0.49 805 2,357 18,847 0.08 17,325
6710 - Interest Payments 9,572 10,878 0.88 1,306 33,041 130,533 0.33 87,435
6712 - Principal Payments 12,107 16,400 0.74 4,294 57,547 196,805 0.35 127,636

Total Debt Services 24,942 34,380 0.73 9,439 100,436 412,565 0.29 291,285

Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,481 1,482 1.00 0 4,446 17,781 0.25 13,336
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 75,333 204,446 921,781 0.22 717,336

Total Non-Operating Expenses 121,222 1,068,904 0.11 947,681 769,414 13,906,846 0.06 13,116,589

Net Income (Loss) 420,381 (969,494) (0.43) 1,389,875 266,100 65,735 4.91 257,131

YVHA
Annual Budget Comparison

March 31, 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

03/31/2025 03/31/2025 03/31/2025 03/31/2025 03/31/2025
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 4,305 0 4,305

Total Rental Income 0 0 4,305 0 4,305
Net Rental Income 0 0 4,305 0 4,305
Management Income

4190 - FCMHP Mgt Fee 9,253 0 0 0 9,253
4191 - HSV Mgt Fee 14,094 0 0 0 14,094
4192 - Whitehaven Management Fee 3,513 0 0 0 3,513

Total Management Income 26,860 0 0 0 26,860
Financial Income

4010 - CDBG RLF Principal 0 0 0 62 61
4012 - CDBG RLF Interest 0 0 0 51 51
4020 - Principal WEV 0 0 0 150 150
4024 - Principal CMHC 0 0 0 249 250
4025 - Grants 21,000 456,549 0 0 477,549
4035 - Property Tax Revenue 0 585,351 0 0 585,350
4036 - Interest on taxes 0 1 0 0 1
4038 - Interest Income 5 29,023 0 1,149 30,179
4040 - Specific Ownership 0 16,200 0 0 16,200
4150 - Contribution Routt County 25,000 0 0 0 25,000
4170 - Mortgage Income 3,125 0 0 0 3,125

Total Financial Income 49,130 1,087,124 0 1,661 1,137,916
Other Income

4030 - Miscellaneous Income 825 0 0 0 825
4198 - Transfer from Dev Fund 200,000 0 0 0 200,000

Total Other Income 200,825 0 0 0 200,825
Total Income 276,815 1,087,124 4,305 1,661 1,369,906
Expenses

Payroll & Related
5000 - Payroll 125,540 92,255 25,575 0 243,371
5050 - Employee Benefit 27,063 11,114 3,820 0 41,997
5055 - Retirement Program 7,563 5,613 1,379 0 14,555
5090 - Payroll Taxes 10,248 7,432 2,089 0 19,768
5095 - Worker's Compensation 810 534 146 0 1,490

Total Payroll & Related 171,224 116,948 33,009 0 321,181
Administrative Expenses

5015 - Administrative Fee 0 0 0 2,500 2,500
6535 - Treasurer's Fees 0 17,560 0 0 17,561
6820 - Office Supplies 440 0 0 0 440
6830 - Telephone, Internet 1,483 0 0 0 1,483
6835 - Training & Travel 12,200 0 0 0 12,200
6839 - Meals & Mileage 637 0 0 0 637
6840 - General & Administrative 1,553 0 (110) 0 1,443
6853 - Bank Service Fees 75 0 0 0 75
6865 - Dues and Memberships 2,807 422 0 0 3,228
6878 - Computer Maintenance 2,976 0 0 0 2,976
6879 - Software Maintenance Agreement 18,819 1,886 1,074 0 21,780
6882 - Board Expense, Steering Commit-
tee

1,610 0 0 0 1,611

6920 - Legal Fees 0 0 69 0 69
Total Administrative Expenses 42,600 19,868 1,033 2,500 66,003
Marketing Expenses

6843 - Website Maintenance & Upgrade 315 0 2,794 0 3,109

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
March 31, 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

03/31/2025 03/31/2025 03/31/2025 03/31/2025 03/31/2025
Actual Actual Actual Actual Actual

6857 - Marketing/Annual Report 0 0 350 0 349
6870 - Advertising 793 0 182 0 975

Total Marketing Expenses 1,108 0 3,326 0 4,433
Utilities

6501 - Electricity 0 0 103 0 103
6502 - Water 0 0 63 0 63

Total Utilities 0 0 166 0 166
Operating & Maintenance Expenses

6555 - Professional Fees 0 30,085 5,000 0 35,085
6810 - Office Space & Utilities 18,672 0 0 0 18,672
6862 - Contract Labor 1,430 0 0 0 1,430
6872 - Furniture & Equipment Expense 2,199 0 0 0 2,199
7250 - Engineering/Surveying 0 0 11,407 0 11,407

Total Operating & Maintenance Ex-
penses

22,301 30,085 16,407 0 68,793

Maintenance & Repairs
6205 - Snow Removal 0 0 1,908 0 1,908

Total Maintenance & Repairs 0 0 1,908 0 1,908
Taxes & Insurance

6850 - Insurance 5,222 0 4,534 0 9,756
Total Taxes & Insurance 5,222 0 4,534 0 9,756
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 242,455 191,901 60,383 2,500 497,240
Net Operating Income (Loss) 34,360 895,223 (56,078) (839) 872,666
Non-Operating Expenses

Capital Expeditures
6885 - Capital Outlay 0 456,549 0 0 456,550

Total Capital Expeditures 0 456,549 0 0 456,550
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 0 656,549 0 0 656,550
Net Income (Loss) 34,360 238,674 (56,078) (839) 216,116

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
March 31, 2025
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

03/31/2025 03/31/2025 03/31/2025 03/31/2025
Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 96,180 113,020 58,545 267,745
4402 - Subsidy Rent Income 62,498 0 0 62,498
4403 - Application Fees Received 25 60 0 85
4404 - Laundry and Vending 1,824 0 0 1,824
4406 - Tenant Charges 255 134 105 494

Total Rental Income 160,782 113,214 58,650 332,646
Vacancy, Losses & Concessions

4408 - Vacancy Loss 47 0 0 47
4415 - Concessions/On-Site Mgt 0 0 (1,043) (1,042)

Total Vacancy, Losses & Concessions 47 0 (1,043) (995)
Net Rental Income 160,829 113,214 57,608 331,651
Financial Income

4025 - Grants 0 0 27,055 27,056
4038 - Interest Income 7 4,661 18 4,684

Total Financial Income 7 4,661 27,073 31,740
Other Income

4030 - Miscellaneous Income 556 0 0 558
Total Other Income 556 0 0 558

Total Income 161,392 117,875 84,681 363,949
Expenses

Payroll & Related
5000 - Payroll 18,515 3,014 1,375 22,904
5050 - Employee Benefit 7,837 589 213 8,640
5055 - Retirement Program 2,578 0 0 2,577
5090 - Payroll Taxes 3,302 249 114 3,666
5095 - Worker's Compensation 232 18 0 249
6201 - Maintenance & Repairs Payroll 21,434 0 0 21,434

Total Payroll & Related 53,898 3,870 1,702 59,470
Administrative Expenses

5020 - Miscellaneous Expense 1 4 0 5
6820 - Office Supplies 117 0 0 117
6830 - Telephone, Internet 487 0 0 487
6840 - General & Administrative 50 50 0 100
6842 - Postage and Delivery 14 0 0 15
6853 - Bank Service Fees 0 0 46 46
6865 - Dues and Memberships 0 0 649 649
6878 - Computer Maintenance 67 0 0 67
6879 - Software Maintenance Agreement 3,161 2,228 1,037 6,427
6920 - Legal Fees 0 0 83 82

Total Administrative Expenses 3,897 2,282 1,815 7,995
Utilities

6501 - Electricity 1,360 240 541 2,141
6502 - Water 5,215 0 43 5,258
6503 - Sewer 4,573 0 2,328 6,901
6504 - Garbage & Trash Removal 2,744 7,697 2,385 12,826

Total Utilities 13,892 7,937 5,297 27,126
Operating & Maintenance Expenses

6813 - Railroad License 0 4,643 0 4,642
6862 - Contract Labor 0 0 2,160 2,160
6883 - Balance Write Off 350 0 0 350
7195 - Manager Unit Rent 3,063 0 0 3,063

Business Funds
Income Statement Business-Type Entities
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

03/31/2025 03/31/2025 03/31/2025 03/31/2025
Actual Actual Actual Actual

Total Operating & Maintenance Ex-
penses

3,413 4,643 2,160 10,215

Maintenance & Repairs
6202 - Maintenance Supplies 2,093 93 450 2,636
6203 - Maintenance & Repairs Contract 290 1,231 0 1,521
6205 - Snow Removal 24,750 32,077 1,663 58,491

Total Maintenance & Repairs 27,133 33,401 2,113 62,648
Management Fees

6860 - Management Fee 14,094 9,253 3,512 26,859
Total Management Fees 14,094 9,253 3,512 26,859
Taxes & Insurance

6850 - Insurance 5,512 916 360 6,788
Total Taxes & Insurance 5,512 916 360 6,788

Total Operating Expenses 121,839 62,302 16,959 201,101
Net Operating Income (Loss) 39,553 55,573 67,722 162,848
Non-Operating Expenses

Capital Expeditures
6885 - Capital Outlay 0 0 7,983 7,983

Total Capital Expeditures 0 0 7,983 7,983
Debt Services

5101 - RHS Debt Payment (USDA Loans) 7,491 0 0 7,491
5102 - USDA Overage 2,357 0 0 2,357
6710 - Interest Payments 0 17,770 15,270 33,040
6712 - Principal Payments 0 42,910 14,638 57,548

Total Debt Services 9,848 60,680 29,908 100,436
Other Non-Operating Expenses

5123 - Transfer From O&M to Reserve 4,445 0 0 4,445
Total Other Non-Operating Expenses 4,445 0 0 4,445

Total Non-Operating Expenses 14,293 60,680 37,891 112,864
Net Income (Loss) 25,260 (5,107) 29,831 49,984

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
March 31, 2025

Created on: 04/07/2025, 1:01 PM MST Page 2



Month Ending 03/31/2025 Year to Date 03/31/2025
Actual % Actual %

Income 787,626 0.00 1,733,854 0.00

Expenses 246,023 0.00 698,340 0.00

Net Operating Income (Loss) 541,603 0.00 1,035,514 0.00

Non-Operating Expenses 121,222 0.00 769,414 0.00

Net Income (Loss) 420,381 0.00 266,100 0.00

Balance Sheet Adjustments (13,843) 0.00 (39,294) 0.00

Net Cash Flow 406,538 0.00 226,806 0.00

Beginning Cash
1001 - Wells Fargo HSV O& M xxxx3604 66,961 0.00 67,290 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,192 0.00 10,192 0.00
1015 - ColoTrust Dev 2,820,689 0.00 2,938,737 0.00
1040 - Wells Fargo YVHA Oper xxx6622 66,940 0.00 81,307 0.00
1082 - ColoTrust DPA 62,989 0.00 82,480 0.00
1090 - Petty Cash 114 0.00 114 0.00
1710 - Alpine Checking xx4827 85,476 0.00 91,130 0.00
1712 - Alpine Money Market xx4836 186,564 0.00 186,019 0.00
1714 - ColoTrust FC 352,644 0.00 350,091 0.00
1716 - ColoTrust DPA CDBG 36,896 0.00 36,630 0.00
1850 - Whitehaven Operating - MVB 79,219 0.00 106,735 0.00
1851 - Whitehaven Security Deposits MVB 9,956 0.00 8,460 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,948 0.00 32,138 0.00
1903 - Wells Fargo HSV Res xxxx3679 178,075 0.00 175,108 0.00

Total Beginning Cash 3,989,663 0.00 4,166,431 0.00

Ending Cash
1001 - Wells Fargo HSV O& M xxxx3604 67,735 0.00 67,735 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,191 0.00 10,191 0.00
1015 - ColoTrust Dev 3,086,870 0.00 3,086,870 0.00
1040 - Wells Fargo YVHA Oper xxx6622 230,237 0.00 230,237 0.00
1082 - ColoTrust DPA 63,225 0.00 63,225 0.00
1090 - Petty Cash 113 0.00 113 0.00
1710 - Alpine Checking xx4827 97,619 0.00 97,619 0.00
1712 - Alpine Money Market xx4836 180,246 0.00 180,246 0.00
1714 - ColoTrust FC 353,965 0.00 353,965 0.00
1716 - ColoTrust DPA CDBG 37,034 0.00 37,034 0.00
1850 - Whitehaven Operating - MVB 97,979 0.00 97,979 0.00
1851 - Whitehaven Security Deposits MVB 9,962 0.00 9,962 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,949 0.00 32,949 0.00
1903 - Wells Fargo HSV Res xxxx3679 129,557 0.00 129,557 0.00

Total Ending Cash 4,397,682 0.00 4,397,682 0.00

YVHA
Statement of Cash Flows

March 31, 2025
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To: YVHA Board of Directors 
From:   Jason K. Peasley, Executive Director 
Date: May 8, 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 has been working with the Community Builders team to prepare for the May 7th 
DST meeting and the May 8th community meeting.  The team is also working with LOWE and 
Landmark to detail development costs for horizontal infrastructure and vertical construction on 
Neighborhoods A and B to further inform future DST and community discussions regarding 
economic feasibility, neighborhood feel and housing affordability.   

• 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. 

 
The Cottonwoods at Mid Valley, Building 3 

• The Work: Progress on Building 3 is contingent upon our ability to come to an agreement with 
Lone Tree Trust on pricing and economics for Buildings 1 and 2. We have requested a 60-day 
extension (thru 7/15) on our $3M grant agreement with the State of Colorado to determine our next 
steps with Building 3. 

• 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 
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. 

 
Extended Leave Prep 

• The Work:  I have been working with the Staff and Board Leadership to prepare for my extended 
leave.  This includes preparing gameplans for each of our development project, our deed restriction 
qualification process, our lottery process and the 2026 budget.  This also includes a clear delegation 
of my roles and responsibilities to various members of the Staff and Board Leadership.   
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• The Why: Preparation is everything when it comes to changes in organizational structure and 
leadership.   

• The Impact: With proper preparation, YVHA will continue to deliver on our mission and provide 
housing solutions without interruptions. 
 

Future Agenda Topics (subject to change) 
 

June 12, 2025 
• Action Item: 2025 Strategic Plan strategies and work plans 
• Action Item: Transaction Broker Agreement with The Agency 

 
July 10, 2025 
• Strategic Topic: Housing Demand Report Presentation 
• Action Item: USFS Lease Assumption 
• Action Item: Servitas Pre-Development Agreement 

 
August 14, 2025 
• Action Item: Lottery Implementation Plan Approval 

 
 
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  

May 8, 2025 
12pm – 3pm 

 

Operational Updates:  

1. Community Engagement & Comms Coordinator Job – We will be welcoming John 
Fancher to the YVHA on Monday, May 12th.  We are excited for John to join the team and 
want to thank Robin for all her hard work and dedication to the organization over the last 
couple of years.  Robin will be staying on through the middle part of June to work with John 
and make sure he is up to speed on all thing’s communication.  

2. Community Engagement & Clean Up Days – You should have received meeting invites 
for our community engagement and clean up days for Fish Creek, Whitehaven and Hillside 
Village.  Fish Creek clean-up will take place on Friday, May 30th from 9am till 12pm.  
Whitehaven clean-up will take place on Saturday, May 31st from 9am till 12pm.  The 
community engagement day for Hillside Village has been set for Friday, June 13th, from 4pm 
till 7pm.   

3. Communication Updates – 1) The comms team continues to support and promote the 
Real Estate efforts related to the Cottonwoods via our website, social media and newsletters.  
2) Robin has also been supporting the Public Partnerships by drafting summary memo’s 
which highlight YVHA activities for City Council and County elected officials.   3) The 
updated 2025 AMI figures have been added to our website. 4) Comms is also helping 
provide information about the Community Builders process and letting community 
members know about the upcoming community meeting scheduled for May 8th at 5:30pm at 
Olympian Hall.   

Here are some statistics on communication assets:  

Newsletters: YVHA has 3227 contacts and the open rate of the newsletter is 38.8%.  The Industry 
average is 20%.  The top webpages that were clicked through from the newsletter are 

• https://yvha.org/cottonwoods/#floorpl... 158/37.35% 
• https://yvha.org/cottonwoods/eligibil... 71/16.78% 
• https://yvha.org/cottonwoods/ 56/13.24% 
• https://yvha.org/area-median-income-a... 47/11.11% 

 



 
Website: Active users: 1.5k, average engagement – 2 minutes; 1.3k are from organic searches (not 
pushed); 835 are from people directly going to YVHA.org; 143 are from referrals 
Top pages are: 1) Homepage 2) The Cottonwoods 3) Area Median Income 4) Eligibility 5) The 
Path to Homeownership 6) The Brown Ranch 

Social Media: 2.5 k views, 48% from followers, 52% from non-followers 

4. Grant Updates – Elizabeth has applied for a 2M grant for Hillside Village through the 
House of Representatives community project funding program.  A similar request was 
submitted through our senators last month.   

5. RPP for Cottonwoods at Mid Valley – We had a good meeting and interview with 
Steamboat Association Mgmt. (SAM) on April 14th.  Lone Tree is supportive of moving 
forward with SAM, so I have asked them to work on a separate proposal to help us build out 
a budget for the HOA and to provide employees at the end of the project to help with the 
turnover of the building from Hausmann to operations.  They will also provide some 
additional hours as a retainer for us to use, as we need them.   

6. CIRSA Annual Renewal – Our annual insurance renewal period is coming up.  Sandy and 
myself will be working on this years renewal and took a class earlier this week to how to 
handle our property and causality renewal for 2026.   
 

Property Updates: 

1. Mid Valley – Thanks to everyone who came out to our topping out ceremony on April 17th.  
Hausmann continues to push the schedule on buildings 1 & 2.  Both garages have seen 
concrete pours completed, all of the panelized framing on both buildings is complete along 
with trusses and roof sheathing on building 2.  Fire sprinkler rough in has started on building 
2 and exterior building wrap will be starting around the 12th of May.   

2. Hillside Village Backflow Project – We have set the project date for the HSV backflow 
project for May 12th.  Our team has worked out a good plan to minimize the water 
disruption to tenants at HSV and if everything goes according to plan, we should only have 
an outage of a couple of hours instead of potentially 6 to 8 hours.   



 
 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- -- 
FROM: Emily Katzman, Development Project Manager 
DATE:  May 8, 2025 
ITEM:  USFS Hilltop Development Project Update 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  ____ ACTION ITEM  
    ____ DIRECTION REQUESTED 
    __X__ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
FISCAL IMPACTS:  To be determined 

 
BACKGROUND INFORMATION:  
 
Following a brief pause in autumn 2024 due to the temporary lapse of USFS leasing 
authority, the YVHA, City of Steamboat Springs, United States Forest Service, and 
Servitas have resumed work on the USFS Hilltop housing development project. Our team 
has made positive progress in recent weeks. Following is an update: 
 
Land Lease 

• For the past several years, the USFS has been working through a 31-step “Lease 
Implementation Schedule” to lease the approximately 8-acre USFS Hilltop 
administrative site to the City of Steamboat Springs and subsequently sublease the 
property to a YVHA entity for the purpose of developing affordable and 
workforce housing. YVHA recently met with local USFS district staff. They 
remain committed to the project and are investing staff resources to complete the 
required Lease Implementation Schedule. This is moving relatively slowly 
because of disruptions to ACES Program that allowed our local USFS to 
hire/engage a retired employee that knows the lease development/execution 
process. However, the USFS has completed more than 75% of the tasks on the 
Lease Implementation Schedule. The final tasks include finalizing a NEPA 
decision document and finalizing the land lease document; both tasks are in 
process.  

• The City and YVHA team are negotiating final threshold items in the land lease 
and lease assignment document including: 

o Allowing the City to assign the lease to an entity wholly owned by YVHA 
to protect both YVHA and the City from significant development and 
operating risks.  

YAMPA VALLEY HOUSING AUTHORITY 
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o Allowing a provision to terminate the land lease in 2 years if we are 
unable to proceed with development of the site.  

• USFS review of our appraisal is complete, and the value of the units we would 
build and rent to USFS staff exceeds the 50-year consolidated value of the land 
lease, meaning we are in a good position to have $0 land rent payments (a 
necessity for the project).   

• While all of these items are positive steps forward, there are still risk points in the 
lease that need to be considered.  These stem from a unilateral ability of the US 
Government to modify or cancel the lease at any time.  This puts a premium on 
the need for a subordinate entity of YVHA to hold the lease to protect YVHA and 
the City. 
 

Servitas Partnership 
 
Last summer, YVHA issued an RFP seeking a developer to enter a public-private 
partnership with YVHA to assist with developing housing on the USFS Hilltop 
Administrative Site. Through an open and competitive process, the YVHA Development 
Team selected Servitas. YVHA and Servitas are negotiating a pre-development 
agreement. Key items we are finalizing include compensation relative to scope of work 
and risk taken on by Servitas. We have made good progress and anticipate the agreement 
will come before the Development Team and YVHA Board of Directors in summer 2025.  
 
Remaining Work 
 
While progress has been made in the leasing process, significant milestones still need to 
be achieved before this project to move forward and deliver units for our community.  
Those milestones include but are not limited to: 
 

• Securing gap financing from the City of Steamboat Springs STR Fund 
• Execution of the USFS Land Lease and assignment to a YVHA Entity 
• Agreeing to an acceptable fee and scope of services with Servitas 
• Achieving approval of design entitlements for the project from the City of 

Steamboat Springs 
• Packaging and marketing revenue bonds to fund the construction of the 

development 
• Achieving financial closing including closing on the bond sale 
• Execution of a GMP contract guaranteed by Servitas 

 
LEGAL IMPACTS:  TBD 
 
 



 
 
 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- -- 
FROM: Jason K Peasley, Executive Director  
DATE:  May 8, 2025 
ITEM:  The Cottonwoods Transaction Broker Update 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  ____ ACTION ITEM  
    ____ DIRECTION REQUESTED 
    __X__ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
BACKGROUND INFORMATION:  
 
YVHA put out a request for proposal in the fall of 2024 for a transaction broker.  The 
intent is to capitalize on established expertise to better serve potential purchasers and to 
create a strong partnership within the Steamboat Realtor community. 
 
Two agencies responded to our RFP and YVHA selected The Agency, whose managing 
broker is Chris Paoli. While we finalize the partnership agreement with the Agency, 
Chris and his team have been advising staff on pricing for the units at The Cottonwoods. 
 
The partnership with The Agency will be different than a typical real estate transaction 
since YVHA is conducting all the eligibility screening first to ensure the potential buyers 
meet the deed restriction.  Any potential buyers referred to The Agency will have already 
gone through the deed restriction qualification process and selected through the YVHA 
lottery process for The Cottonwoods. 
 
YVHA will manage the buyer’s journey prior to the transaction and all marketing for the 
development. This will include: 

• Working to educate aspirational buyers  
• Connecting buyers with local service providers (lenders, inspectors, insurance 

agents, etc.)  
• Pre-qualifying ready buyers per the deed restriction and  
• Conducting and overseeing the lottery, to deliver contract-ready buyers to The 

Agency 

 
 
The scope of work YVHA is engaging The Agency to manage will generally consist of: 
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• Drafting contracts, 
• Managing contract deadlines, 
• Document delivery, 
• Maintaining clear and frequent communication with YVHA and buyer throughout 

the contract cycle, and 
• Training of YVHA sales associates 

The team from The Agency will be attending the meeting to introduce themselves to the 
Board and to provide insight in the real estate market during our Cottonwoods Pricing 
workshop. 
 
FISCAL IMPACTS:  YVHA to split a 2% commission with transaction broker partner on 
each successfully complete transaction. 
 



 
 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- -- 
FROM: Emily Katzman, Development Project Manager 
DATE:  May 8, 2025 
ITEM:  Pricing Strategy for The Cottonwoods at Mid Valley 
ATTACH: 2025 AMI chart  

Price Comps 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  ____ ACTION ITEM  
    ___X_ DIRECTION REQUESTED 
    __X__ INFORMATION 
--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  
BACKGROUND INFORMATION:  
The pricing strategy for The Cottonwoods is intended to achieve a balance between 
delivering maximum affordability for new homeownership units and the practical 
economic needs of the development and our partnership with Lone Tree Trust.  Several 
factors influence this equation and include: 
 

• Development Costs 
• Interest Rates 
• Qualified household income 
• Market rate pricing for comparable units 
• Per-unit Subsidy 
• Economic Returns 

Staff will walk the Board through our analysis of how we balance these factors to 
determine a range of pricing for the 86 units at The Cottonwoods at Mid Valley, Phase 1. 
 
In preparation for this presentation (to be sent separately) we have provided the newly 
released 2025 Area Median Income (AMI) chart and sales comps from the local market 
provided by our transaction partners at The Agency  
 
FISCAL IMPACTS:  To be determined 
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MLS Number Address Complex Subdiv DOM Baths Total Beds Total Year Built Liv Area SF Current Price Price/SQFT HOA Taxes Sold Date Sold Price STR

S1051163 1320 ATHENS Plaza Unit#3 WALTON VILLAGE CONDO 65 1 1 1978 565 $351,000.00 $621.24 $5,000.00 $794.48 2024-10-24 $351,000.00 N
S1055199 1380 ATHENS Plaza Unit#7 WALTON VILLAGE CONDO 135 1 1 1977 565 $370,000.00 $654.87 $5,000.00 $783.12 N
S1050485 1320 ATHENS Plaza Unit#2 WALTON VILLAGE CONDO 93 1 1 1978 565 $370,000.00 $654.87 $5,200.00 $962.80 2024-11-11 $370,000.00 N
S1053294 1375 SPARTA PLAZA Unit#2 WALTON VILLAGE CONDO 45 1 1 1978 565 $371,000.00 $656.64 $5,200.00 $806.24 2024-11-01 $371,000.00 N
S1055874 1320 ATHENS Plaza Unit#5 WALTON VILLAGE CONDO 3 1 1 1978 565 $374,000.00 $661.95 $5,000.00 $860.60 2025-03-04 $374,000.00 N
S1050992 1340 ATHENS Plaza Unit#10 WALTON VILLAGE CONDO 63 1 1 1978 565 $375,000.00 $663.72 $5,000.00 $860.60 2024-09-18 $375,000.00 N
S1053561 1385 SPARTA Plaza Unit#13 WALTON VILLAGE CONDO 58 1 1 1998 584 $389,000.00 $666.10 $5,000.00 $1,077.56 2024-12-27 $389,000.00 N
S1051020 1385 SPARTA Plaza Unit#15 WALTON VILLAGE CONDO 10 1 1 1998 584 $395,000.00 $676.37 $5,000.00 $1,065.00 2024-08-28 $395,000.00 N
S1055807 1565 SHADOW RUN FRONTAGE Unit#104 SHADOW RUN CONDOS 94 1 1 1980 673 $399,000.00 $592.87 $7,080.00 $996.88 N
S1056042 1340 ATHENS Plaza Unit#12 WALTON VILLAGE CONDO 1 1 1 1978 565 $400,000.00 $707.96 $5,200.00 $1,102.36 2025-03-06 $400,000.00 N
S1056907 1340 ATHENS Plaza Unit#5 WALTON VILLAGE CONDO 18 1 1 1978 565 $409,000.00 $723.89 $5,200.00 $766.52 N
S1050998 1410 ATHENS Plaza Unit#6 WALTON VILLAGE CONDO 0 1 1 1977 565 $410,000.00 $725.66 $5,000.00 $897.92 2024-07-03 $410,000.00 N
S1052855 1555 SHADOW RUN COURT Unit#204 SHADOW RUN CONDOS 35 1 1 1980 673 $447,500.00 $664.93 $7,080.00 $996.88 2024-11-19 $447,500.00 N
S1048179 1555 SHADOW RUN COURT Unit#201 SHADOW RUN CONDOS 32 1 1 1980 673 $450,000.00 $668.65 $7,080.00 $996.88 2024-05-31 $450,000.00 N
SS2744816 465 TAMARACK DRIVE Unit#B103 FISH CREEK FALLS CONDO 42 1 1 1975 688 $450,000.00 $654.07 $6,240.00 $726.00 2024-02-21 $450,000.00 N
S1055536 1625 SHADOW RUN FRONTAGE Unit#201 SHADOW RUN CONDOS 3 1 1 1980 673 $485,000.00 $720.65 $9,085.00 $996.88 2025-01-21 $485,000.00 N
SS9168163 1555 SHADOW RUN COURT Unit#307 SHADOW RUN CONDOS 86 1 1 1980 673 $495,000.00 $735.51 $7,080.00 $1,081.64 2024-04-10 $495,000.00 N
SS4651323 2250 APRES SKI WAY Unit#E-5 OSP CONDOMINIUM AT APRES SKI WAY 92 1 1 2009 689 $515,000.00 $747.46 $5,359.00 $1,083.00 2024-01-16 $515,000.00 N
SS9796668 1169 HILLTOP PARKWAY Unit#303 FOX CREEK SUBD 1 1 1 2005 849 $515,000.00 $606.60 $5,090.00 $994.00 2024-03-01 $515,000.00 N
SS1048040 2885 CHINOOK LANE Unit#A12 DEER CREEK CONDO 8 1 1 1981 800 $570,000.00 $712.50 $8,496.00 $1,104.44 2024-05-08 $570,000.00 N
S1050624 3335 COLUMBINE DRIVE Unit#901 SUNRAY MEADOWS CONDOMINIUMS 91 1 1 2006 791 $649,000.00 $820.48 $6,408.00 $1,724.84 2024-10-07 $649,000.00 N
# of units 21 $437,595.24 $682.71 $5,942.76

$495.23 /month

The Cottonwoods

1 Bedroom 1 Bathroom Unit Comps



MLS Number Address Complex Subdiv DOM Baths Total Beds Total Year Built Liv Area SF Current Price Price/SQFT HOA Taxes Sold Date Sold Price STR

S1048958 1535 SHADOW RUN COURT Unit#E104 SHADOW RUN CONDOS 80 2 2 1980 841 $420,000.00 $499.41 $7,272.00 $1,298.20 2024-10-07 $420,000.00 N
S1051577 29 BALSAM Unit#29 WHISTLER VILLAGE TOWNHOMES 89 2 2 1980 968 $525,000.00 $542.36 $10,024.00 $1,328.00 2024-11-15 $525,000.00 N
S1053022 1335 HILLTOP PARKWAY Unit#2 FOX CREEK PARK CONDOMINIUMS 5 2 2 2005 963 $545,000.00 $565.94 $4,353.00 $986.72 2024-09-23 $545,000.00 N
S1056662 13 SEQUOIA COURT Unit#13 WHISTLER VILLAGE TOWNHOMES 18 2 2 1980 968 $565,000.00 $583.68 $13,188.00 $1,327.80 N
S1050802 33 BALSAM COURT Unit#33 WHISTLER VILLAGE TOWNHOMES 0 2 2 1980 968 $570,000.00 $588.84 $15,448.00 $1,039.88 2024-08-01 $570,000.00 N
S1055182 2 CEDAR COURT Unit# WHISTLER VILLAGE TOWNHOMES 6 2 2 1980 920 $572,500.00 $622.28 $15,448.00 $1,254.40 2024-12-20 $572,500.00 N
SS5599375 12 CYPRESS COURT WHISTLER VILLAGE TOWNHOMES 42 2 2 1980 920 $581,000.00 $631.52 $8,640.00 $1,129.00 2024-03-06 $581,000.00 N
S1048457 38 CEDAR COURT Unit#38 WHISTLER VILLAGE TOWNHOMES 29 2 2 1980 920 $599,900.00 $652.07 $10,024.00 $1,162.76 2024-07-24 $599,900.00 N
S1053057 3020 VILLAGE DRIVE Unit#114 MEADOWLARK CONDO 21 2 2 1972 920 $600,000.00 $652.17 $6,000.00 $1,188.68 2024-10-31 $600,000.00 N
S1049167 465 TAMARACK DRIVE Unit#B214 FISH CREEK FALLS CONDO 66 2 2 1975 1105 $607,000.00 $549.32 $10,476.00 $1,484.76 2024-08-29 $607,000.00 N
S1056921 20 SEQUOIA COURT Unit#20 WHISTLER VILLAGE TOWNHOMES 13 2 2 1980 968 $615,000.00 $635.33 $13,128.00 $1,315.00 N
S1055957 465 TAMARACK DRIVE Unit#B205 FISH CREEK FALLS CONDO 76 2 2 1975 1105 $635,000.00 $574.66 $15,400.00 $1,126.64 N
S1056112 21 CYPRESS COURT WHISTLER VILLAGE TOWNHOMES 67 2 2 1980 968 $649,000.00 $670.45 $13,164.00 $1,444.52 N
SS4980955 19 CYPRESS COURT WHISTLER VILLAGE TOWNHOMES 3 2 2 1980 944 $655,000.00 $693.86 $8,640.00 $1,163.00 2024-04-02 $655,000.00 N
SS7382265 3188 INGLES LANE Unit#E5 INDIAN MEADOWS TOWNHOME 5 2 2 1994 896 $670,000.00 $747.77 $4,594.00 $1,245.00 2024-04-22 $670,000.00 N
S1055623 2 BALSAM COURT Unit#2 WHISTLER VILLAGE TOWNHOMES 38 2 2 1980 940 $675,000.00 $718.09 $13,164.00 $1,162.76 2025-02-12 $675,000.00 N
S1056245 16 CYPRESS COURT Unit#16 WHISTLER VILLAGE TOWNHOMES 59 2 2 1980 940 $679,000.00 $722.34 $13,164.00 $1,315.00 N
S1055504 2885 CHINOOK LANE Unit#A23 DEER CREEK CONDO 31 2 2 1981 1150 $740,000.00 $643.48 $10,552.00 $1,653.48 2025-02-26 $740,000.00 N
S1055390 2915 CHINOOK LANE Unit#B22 DEER CREEK CONDO 140 2 2 1981 1150 $750,000.00 $652.17 $12,904.00 $1,653.48 N
S1051723 1481 CREEKSIDE COURT Unit#101 CREEKSIDE CONDO 50 2 2 1980 1129 $751,100.00 $665.28 $5,400.00 $1,848.56 2024-10-22 $751,100.00 N
S1056860 2885 CHINOOK LANE Unit#A24 DEER CREEK CONDO 3 2 2 1981 1150 $760,000.00 $660.87 $10,552.00 $1,972.64 N
S1053573 1385 MORGAN COURT Unit#801 VILLAS AT WALTON CREEK, THE 34 2 2 1998 1053 $770,000.00 $731.24 $10,398.00 $1,581.68 2024-11-08 $770,000.00 N
S1051146 3335 COLUMBINE DRIVE Unit#904 SUNRAY MEADOWS CONDOMINIUMS 69 2 2 2006 1060 $795,000.00 $750.00 $8,556.00 $2,185.96 2024-10-23 $795,000.00 N
SS9331545 360 FOX SPRINGS CIRCLE Unit#203 FOX CREEK SUBD 6 2 2 2019 975 $805,000.00 $825.64 $4,800.00 $1,591.84 2024-03-15 $805,000.00 N
S1048421 2507 RIVERSIDE DRIVE Unit#301 STEAMBOAT LOFTS AT RIVERSIDE 6 2 2 2020 923 $807,000.00 $874.32 $4,167.00 $1,591.84 2024-06-06 $807,000.00 N
S1052821 3425 COVEY CIRCLE Unit#601 QUAIL RUN CONDO 0 2 2 1999 1244 $815,000.00 $655.14 $9,984.00 $1,799.88 2024-08-27 $815,000.00 N
SS1768328 3355 COLUMBINE DRIVE Unit#604 SUNRAY MEADOWS CONDOMINIUMS 9 2 2 2005 1039 $820,000.00 $789.22 $5,976.00 $1,447.00 2024-01-12 $820,000.00 N
S1053432 2507 RIVERSIDE DRIVE Unit#304 STEAMBOAT LOFTS AT RIVERSIDE 12 2 2 2020 1018 $825,000.00 $810.41 $4,560.00 $1,288.04 2024-11-12 $825,000.00 N
S1048955 3452 COVEY CIRCLE Unit#4 QUAIL RUN CONDO 77 2 2 1999 1037 $825,000.00 $795.56 $9,108.00 $2,276.00 2024-10-04 $825,000.00 N
S1056376 320 FOX SPRINGS CIRCLE Unit#202 FOX SPRINGS CONDOMINIUMS 4 2 2 2022 943 $827,500.00 $877.52 $4,800.00 $1,424.00 N
S1050458 1461 MORGAN COURT Unit#204 VILLAS AT WALTON CREEK, THE 70 2 2 1997 1032 $829,000.00 $803.29 $10,464.00 $1,966.00 2024-09-26 $829,000.00 N
S1056540 3335 COLUMBINE DRIVE Unit#907 SUNRAY MEADOWS CONDOMINIUMS 32 2 2 2006 1060 $834,900.00 $787.64 $8,556.00 $2,272.00 N
S1056329 3310 COLUMBINE DRIVE Unit#1407 SUNRAY MEADOWS CONDOMINIUMS 52 2 2 2006 971 $834,900.00 $859.84 $7,740.00 $2,007.52 N
S1056883 1470 MORGAN COURT Unit#1801 VILLAS AT WALTON CREEK, THE 11 2 2 1998 1053 $840,000.00 $797.72 $10,760.00 $2,050.24 N
S1054849 3370 COLUMBINE DRIVE Unit#109 SUNRAY MEADOWS CONDOMINIUMS 54 2 2 2006 1037 $840,000.00 $810.03 $8,376.00 $2,185.96 2024-12-20 $840,000.00 N
S1053534 2507 RIVERSIDE DRIVE Unit#302 STEAMBOAT LOFTS AT RIVERSIDE 172 2 2 2020 1096 $849,050.00 $774.68 $4,962.00 $1,380.12 N
S1053684 3425 COVEY CIRCLE Unit#606 QUAIL RUN CONDO 8 2 2 1999 1143 $850,000.00 $743.66 $9,696.00 $2,315.76 2024-11-06 $850,000.00 N
S1048472 310 FOX SPRINGS CIRCLE Unit#201 FOX SPRINGS CONDOMINIUMS 7 2 2 2022 1069 $851,000.00 $796.07 $4,800.00 $1,386.60 2024-06-24 $851,000.00 N
S1052916 3315 COVEY CIRCLE Unit#902 QUAIL RUN CONDO 149 2 2 1999 1136 $860,000.00 $757.04 $9,108.00 $1,630.36 2025-01-22 $860,000.00 N
S1056258 3340 COLUMBINE DRIVE Unit#709 SUNRAY MEADOWS CONDOMINIUMS 10 2 2 2006 1037 $865,000.00 $834.14 $6,492.00 $2,154.64 2025-03-27 $865,000.00 N
S1053220 1417 MORGAN COURT Unit#904 VILLAS AT WALTON CREEK, THE 75 2 2 1997 1032 $869,000.00 $842.05 $10,501.00 $1,966.16 2024-12-05 $869,000.00 N
SS1690432 1406 MORGAN COURT Unit#1306 VILLAS AT WALTON CREEK, THE 2 2 2 1998 1087 $875,000.00 $804.97 $10,688.00 $1,726.88 2024-04-15 $875,000.00 N
S1053471 580 ANGLERS DRIVE Unit#103 SUNDANCE CREEK CONDOMINIUMS 39 2 2 2005 1171 $950,000.00 $811.27 $7,500.00 $2,007.92 2024-12-12 $950,000.00 N
S1055090 580 ANGLERS DRIVE Unit#201 SUNDANCE CREEK CONDOMINIUMS 89 2 2 2005 1034 $965,000.00 $933.27 $7,572.00 $2,156.76 2025-02-24 $965,000.00 N
SS2946076 580 ANGLERS DRIVE Unit#206 SUNDANCE CREEK CONDOMINIUMS 6 2 2 2005 1038 $982,000.00 $946.05 $7,572.00 $1,792.00 2024-04-12 $982,000.00 N
S1056897 500 ANGLERS DRIVE Unit#204 SUNDANCE CREEK CONDOMINIUMS 17 2 2 2005 1164 $995,000.00 $854.81 $8,124.00 $2,016.44 N
# of units 46 40 1995 $750,953.26 $729.08 $9,060.76

$755.06 /month

2 Bedrrom 2 Bathroom Unit Comps

The Cottonwoods



MLS Number Address Complex Subdiv DOM Baths Total Beds Total Year Built Liv Area SF Current Price Price/SQFT HOA Taxes Sold Date Sold Price STR

S1051684 2505 DAYBREAK COURT Unit#304 SUNRISE CONDO 136 2 3 1980 1302 $845,000.00 $649.00 $12,420.00 $2,526.24 2024-12-31 $845,000.00 N
S1048933 3330 COLUMBINE DRIVE Unit#1003 SUNRAY MEADOWS CONDOMINIUMS 55 2 3 2006 1154 $935,000.00 $810.23 $8,592.00 $2,788.64 2024-08-16 $935,000.00 N
S1048362 3315 COLUMBINE DRIVE Unit#1306 SUNRAY MEADOWS CONDOMINIUMS 47 2 3 2006 1190 $975,000.00 $819.33 $9,444.00 $2,513.00 2024-06-17 $975,000.00 N
S1056418 500 ANGLERS DRIVE Unit#207 SUNDANCE CREEK CONDOMINIUMS 12 2 3 2005 1302 $1,075,000.00 $825.65 $9,084.00 $2,446.32 N
S1049295 532 TAMARACK DRIVE Unit#603 SUNCREST THM 3 2 3 2001 1268 $879,000.00 $693.22 $4,026.00 $2,280.48 2024-07-01 $879,000.00 N
S1052946 3170 COLUMBINE DRIVE Unit#32 SUBALPINE CONDO 241 2 3 1979 1120 $645,000.00 $575.89 $6,440.00 $1,666.84 N
SS6565312 1525 SHADOW RUN FRONTAGE Unit#309a SHADOW RUN CONDOS 0 2 3 1980 1165 $760,000.00 $652.36 $10,956.00 $1,251.00 2024-02-13 $760,000.00 N
S1055696 1625 SHADOW RUN FRONTAGE Unit#C305 SHADOW RUN CONDOS 10 2 3 1980 1165 $814,000.00 $698.71 $10,956.00 $1,574.80 2025-03-25 $814,000.00 N
S1051532 3188 INGLES LANE Unit#E1 INDIAN MEADOWS TOWNHOME 25 2 3 1994 1232 $780,000.00 $633.12 $6,321.00 $1,639.28 2024-10-04 $780,000.00 N
# of units 9 58.77777778 1992.33333 $856,444.44 $706.39 $8,693.22

$724.44 /month

The Cottonwoods

3 Bedroom 2 Bathroom Unit Comps
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YAMPA VALLEY HOUSING AUTHORITY 
Finance & Capital Planning Team Meeting 

Thursday, April 17, 2025 
10:00am 

 
Team members present included: Kathi Meyer, Cole Hewitt, Sandy Jacobs, Mandy 
Tomassetti. Emily Katzman, Elliot Lawrence and Sarah Newman. Minutes prepared via AI 
with formatting edits by Sarah Newman. 
 
Key Topics Discussed: 

Financial Review 

March 25th Financial Report 

• Adjusting entries were made for Mid Valley land ($6 million) and grant expenditures 
(approximately $890,000), which were taken off the balance sheet and expensed as 
contributions 

• Property tax collection is at 36% for the quarter, which is ahead of schedule 
• Snow removal expenses are within budget due to more realistic budgeting 
• Down Payment Assistance (DPA) loans: Two recent loans were processed, 

including one for a purchase of a deed-restricted property. One is at Fox Creek, the 
other is in Hayden. 

Property Financial Reviews 

• The committee reviewed the partner property financials, noting they appear 
straightforward 

• Discussion of property management staffing at Reserves, Anglers, and Alpenglow:  
o Only two staff members (Joey and Monica) rotate between three properties 
o Management company (OPG/Mission Rock) considers staffing adequate 

based on unit calculations 
o Limited amenity access for residents due to staffing constraints; facilities 

only open when staff is present 
o Despite management reporting financial constraints, Alpenglow shows 

strong earnings (approximately $750,000 before depreciation and interest) 
o Wells Fargo requires a $100,000 insurance deductible reserve for Alpenglow 

Cash Flow Waterfall Distribution 

• Alpenglow waterfall distribution reviewed: approximately $171,000 available, with 
the Housing Authority receiving about $32,000 

• Components include:  
o Compliance fee (Housing Authority receives 40%) 
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o Waterline loan participation (Housing Authority receives 40%) 
o $4 for priority distributions 
o $14,000 for incentive management 

• Discussion about possible developer fee from Alpenglow (approximately $20,000-
$22,000) not looking likely 

Sunlight Property Review 

• Eight vacant units (three market-rate and five 120% AMI units) 
• Rent ranges:  

o 120% AMI units: $2,502-$2,800 current, increasing to $2,600-$3,200 
o Market-rate units: $2,800-$3,500 current, increasing to $3,200-$3,700 

• Concerns raised about long vacancy periods (ranging from 106 to 351 days) while 
still increasing rents 

• The committee questioned the management company's strategy, as investors are 
reportedly satisfied with cash flow despite extended vacancies 

Financial Forecasting 

Long-term Financial Projections 

• Mill levy is critical to financial sustainability 
• Current projections show positive cash flow through 2031 
• Without mill levy renewal, significant negative impact beginning in 2032-2033 
• Considerable discussion about the need for mill levy renewal to maintain 

operations and investment capacity 

Mill Levy Renewal Strategy 

• Committee recommends that the board pursue mill levy renewal, preferably on the 
2027 ballot 

• Discussion about the Housing Authority's power to place the levy directly on the 
ballot 

• Acknowledged that some board members may be hesitant to show financial 
projections to the community 

• Recommendation to consider a longer term (15 years) for the renewal rather than 
the current 10-year cycle 

Future Development Projects 

• Ongoing financial review of potential projects:  
o Forest Service project 
o North Point (across from Sunlight) 
o The Valleys 
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o Mid Valley phases 
• Committee plans to review financial assumptions and pro formas for upcoming 

projects 

Action Items 

1. Committee to make a formal recommendation to the board regarding mill levy 
renewal 

2. Discussion needed about long-term revenue strategies beyond mill levy 
3. Review of HOA and property management agreements for upcoming projects 
4. Development of standardized financial assumptions for project pro formas 

The meeting adjourned after discussing the need for financial scrutiny of future project pro 
formas. 

 

Next Meeting: May 15, 2025 @ 10:00am 

 
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, April 16, 2025 
12:00pm 

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

1. Public Comment Procedure and Follow-Up Items 

Discussion: 

• Reviewed a draft memo about handling comments made during city council 
meetings or other public forums 

• The memo outlines protocols for responding to public comments when YVHA 
representatives are present or absent 

• Clarifies that Dakota is the primary representative on council and Steve Montine is 
backup 

• Tom (City Manager) has reviewed the document and believes it's a good starting 
point 

Key Agreements: 

• Tom is on board with the policy and plans to implement it with Jason 
• Katherine has volunteered to monitor council meetings to ensure YVHA comments 

are heard 
• The memo aims to establish clear expectations for city council representatives on 

the board 
• This procedure will help complete feedback loops from public comments back to 

the community 

Follow-up Items: 

• The team discussed extending a similar policy to the county, though it hasn't been 
an issue there 

• Consider clarifying expectations for council members sitting on the YVHA board 
regarding their ability to respond to property management issues 

2. Police Department Cooperation and Property Management Policies 

Discussion: 
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• Discussed follow-up on comments made at council meetings regarding issues at 
Alpenglow property 

• Captain Beckett provided statistics on police calls that dispelled some public 
narratives 

• An incident at Sunlight Apartments (a stabbing) was mentioned where cooperation 
was perceived as inadequate 

• Conversation focused on what information can be legally shared with police by 
different property managers 

Key Points: 

• Gorman Company (which now manages Sunlight) will follow up with Captain 
Beckett 

• Different properties have different requirements for sharing information:  
o USDA properties (Hillside) generally don't share tenant information without 

legal requirements 
o Public housing authorities are considered state actors with constitutional 

requirements 
o Private properties may have different standards 
o There's uncertainty about rules for mobile home parks 

Follow-up Actions: 

• Alyssa will take the lead on developing a formal policy for partnering with police 
• Policy will outline rules for different property types (LITEC, USDA, mobile homes) 
• Need to identify properties by name so police clearly understand who manages 

what 
• Will follow up with Kyle (Gorman) and Mission Rock about their policies for 

information sharing 
• Consider consulting with an attorney to clarify legal requirements for information 

sharing 

3. Property Management Education and Control Issues 

Discussion: 

• Persistent confusion among board members and the public about YVHA's role in 
properties they don't manage 

• Board member confusion about YVHA's legal recourse with development partners 
• Public perceives all properties as "Housing Authority" regardless of actual 

management structure 
• Discussion about cleaning up properties YVHA doesn't manage but is associated 

with 
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Key Issues: 

• At OPG/MMR managed properties, there are ongoing cleanliness issues 
• Discussion of property manager claims that they cannot fine residents for policy 

violations 
• Disagreement from team about whether lease violations for cleanliness issues can 

lead to eviction 
• Website clarification needed on which properties YVHA manages versus affiliates 

with 

Proposed Solutions: 

• Consider board meeting topic about roles and responsibilities for each property 
• Expand the onboarding PowerPoint to include roles and responsibilities 
• Update website to more clearly delineate affiliated properties from YVHA-managed 

properties 
• Possibly add links and complaint forms directing residents to appropriate 

management companies 
• Team debated whether to step in and clean properties YVHA doesn't control 
• Leah suggested giving it until end of May before considering spending YVHA 

resources on cleaning 

4. Rental Assistance Update 

Discussion: 

• Gorman is donating $1,000 to Lift Up for rental assistance 
• First quarter report shows majority of assistance has gone to Sunlight properties 
• $10,000 of the $25,000 put in has already been utilized through Q1 2025 
• Hillside has one resident applying for rent assistance through Lift Up 

Property-Specific Updates: 

• One Hillside resident needs help for April but will get rental assistance next month 
when units open up 

• One person has been given an application for YVHA rental assistance but hasn't 
returned it 

• Discussion about which properties are utilizing assistance and why 
• Curiosity about whether Sunlight assistance is going to market rate or tax credit 

residents 

5. RFP for Cottonwoods at Mid Valley 

Discussion: 
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• Meeting scheduled with Steamboat Association Management on Friday from 10-
11:30 

• Their proposal includes a five-year agreement, though legal counsel suggested 
three years is maximum 

• Need to onboard management to help figure out budget for HOA dues and fees 

Key Questions: 

• How to work with the management company before executing a full agreement 
• Whether a retainer or one-off contract would be appropriate for initial planning 
• Ensuring proper coordination between future rental and for-sale properties 
• How YVHA can maintain oversight even after handing control to owners 

Follow-up Items: 

• Questions about YVHA's role in overseeing shared amenities between for-sale and 
rental properties 

• Concerns about ensuring proper cost allocation between entities 
• Need to educate management company about deed restrictions and homekeeper 

verification 
• Proposed management fee of $5,000/month ($60,000/year) appears reasonable 

6. Property Updates on Occupancy 

Brief Update: 

• All YVHA properties are at 100% occupancy 
• Issue with one account showing both $4,000 prepayment and $4,000 delinquency 

(Section 8 tenant) 
• Meeting with Real Page tomorrow to fix the accounting issue 
• Two turnovers at Hillside - one should be quick, one may need some repairs but not 

full rehab 
• Minor delinquencies noted, mostly related to payment timing or mail delays 
• Sunlight occupancy report shows 12 open units, with 4 expected to move in soon 

7. Community Engagement Cleanup Days 

Scheduled Events: 

• Fish Creek: Friday, May 30, 9am-12pm  
o Will require advance sign-up 
o Two dumpsters at 9am, once full they're done 
o Community partners invited to set up booths 

• Hillside: Friday, May 13, 4-7pm  
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o Community engagement with food (grilling burgers, hot dogs) 
o Activities for kids 

• White Haven: Date TBD (potentially May 30 or June 6)  
o Still seeking resident input on best date 
o Dumpsters not available on Saturdays 

Additional Planning: 

• Board members should be invited and expected to attend 
• Seeking to coordinate cleanup days with OPG and Gorman properties 
• OPG/Gorman considering events for late June/July 
• Discussion about taking initiative to schedule events if partners don't act by June 1 
• United Way Day of Caring on May 21, staff plan to participate as a team building 

exercise 
• Will wear Brown Ranch t-shirts for visibility 

Action Items: 

1. Public Comment Procedure:  
o Extend similar policy to the county 
o Katherine to monitor council meetings for YVHA comments 

2. Police Cooperation:  
o Alyssa to develop policy for partnering with police across different property 

types 
o Follow up with Kyle (Gorman) about Sunlight property issues 
o Consider consulting an attorney about legal requirements for information 

sharing 
3. Property Management Education:  

o Create board meeting presentation about property roles and responsibilities 
o Update website to clarify affiliated vs. managed properties 
o Follow up with OPG on next meeting about enforcing property rules 

4. Rental Assistance:  
o Follow up with Kyle after sharing Q1 assistance report 
o Forward report to OPG to show usage at their properties 

5. Cottonwoods at Mid Valley:  
o Meet with Steamboat Association Management on Friday 
o Clarify legal limitation on agreement term 
o Discuss HOA budget development and management approach 
o Determine YVHA's ongoing role in property oversight 

6. Community Engagement:  
o Send calendar invites for scheduled cleanup events 
o Invite board members to participate 
o Follow up with OPG and Gorman about scheduling their cleanup events 
o Participate in United Way Day of Caring on May 21 



Page 2025- 6 
April 16, 2025 
Yampa Valley Housing Authority – Property Management Team 

7. Next Meeting:  
o Rescheduled to May 28th (12-1:30pm) instead of May 21st due to scheduling 

conflicts 

 
 
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 
April 15, 2025 
Yampa Valley Housing Authority – Development Team 

YAMPA VALLEY HOUSING AUTHORITY 
Development Team Meeting Minutes 

Monday, April 14, 2025 
3:00pm 

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

Key Topics Discussed: 

1. USFS Hilltop Property Project 

Overview & Background 

• Land would be leased by Forest Service to City of Steamboat Springs, then lease 
would be assigned to a YVHA entity 

• YVHA acting as city's development arm per MOU 
• Project planned to include units for 30% - 140% AMI  
• In summer 2024, YVHA conducted open, competitive RFP process to find developer 

partner and chose Servitas. YVHA is negotiating with Servitas on predevelopment 
agreement (PDA) 

Servitas 

• In previous iterations of PDA with Servitas, YVHA considered fee too high relative to 
amount of predevelopment risk taken by Servitas (7%) and YVHA (2%) for 9% total  

• Staff negotiated reduction to 5% for Servitas, 1% for YVHA (6% total) 
• Construction admin fee reduced 
• Staff recommends continuing with Servitas. Reasoning:  

o Servitas adds capacity, expertise and overall value 
o Switching developers would likely lose a construction season 

Financial Risk and Payment Structure 

• YVHA would assume pre-development risk then construction risk would transfer to 
Servitas at financial close 

• Servitas offered initial guaranteed maximum price (GMP) at signing of PDA  
o Board members expressed skepticism about GMP without detailed drawings 
o Servitas committed to cost and completion guarantee at financial closing 
o Questions raised about GMP exceptions and material price escalations 
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• As proposed, Servitas would get paid for work based on performance milestones, 
however, fee would start accruing once land lease is executed  

• Construction admin fee would be paid monthly during construction 

Project Funding Approach 

• Recommendation to request STR funds from city for pre-development expenses 
• Money would be fully reimbursable at closing or wrapped into total community 

contribution 
• Total project budget approximately $44.5 million 
• $33 million in bond financing plus $11 million from other sources, to be determined 
• An STR contribution could be structured as subordinate cash flow loan from city, 

paid back over 35-40 years 

Land Lease Status 

• Land lease is critical threshold item before YVHA is willing to invest significant 
financial resources 

• Two critical issues remain:  
1. Assignment of lease to YVHA enterprise/subsidiary  
2. Cost of lease based on appraisal findings (zero-cost lease necessary to 

achieve community affordability goals) 
• YVHA expects to have more information following a meeting with District Ranger 

Michael Woodbridge 

Project Design & Costs 

• Current design shows multiple separate buildings  
• Discussion about whether consolidating into fewer, larger buildings would reduce 

costs; however, current conceptual design based on gentle density concept and 
integrating well into existing neighborhood 

• Questions about housing affordability gap and cost efficiency 

Next Steps 

• Meet with Forest Service representatives for update on lease status 
• Continue discussions with Servitas on fee structure 
• Research what happened with Servitas' other projects that are on hold (Pagosa 

Springs, Summit County) 
• Board team generally supportive of continuing conversations but not ready to 

commit 

2. Other Development Projects 
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Water & Sewer Infrastructure Projects 

• Discussion of critical infrastructure needs at mobile home parks 
• Secured $1 million grant from HUD for wastewater system 

o Strategy is to make the project "shovel ready" while securing additional 
funding 

o Goal to transfer systems to city ownership once upgraded 

Cottonwoods Development 

• Brief discussion of Buildings 3 & 4 at Cottonwoods 
• Staff working on options (stay the course, slight change, dramatic change) 
• Will discuss unit pricing at next meeting with real estate team 

Next Meeting 

Joint meeting with real estate team Tuesday, April 22, 2025 at 3pm to discuss unit pricing. 
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YAMPA VALLEY HOUSING AUTHORITY 
Comms Team Meeting 
Tuesday, April 15, 2025 

2:00pm 

 

Team members present included: Jim Beers, Lou Tortora, Robin Schepper, Michael Ann 
Lamott, Araceli Googins, Emily Katzman and Sarah Newman. Minutes prepared via AI with 
formatting edits by Sarah Newman.   

 

Key Topics Discussed: 

1. New Communications Hire 

• A new communications and community engagement person has been hired, named 
John Fancher 

• He starts on May 12th 
• Robin will stay on for a month after he starts to help with the transition 
• John has a background with AT&T in Dallas and has had a second home in 

Steamboat for many years 
• His strengths include understanding target audiences, storytelling, and persuasive 

communications 
• He's familiar with Brown Ranch and has been following the YVHA 

 

2. Cottonwoods Project Updates 

• Marketing efforts continue with newsletters, website updates, and social media 
• A more robust social media campaign is planned for mid-May 
• Website engagement shows about 1,200 visitors per month to the Cottonwoods 

page 
• Social media interaction has been increasingly positive, with negative comments 

diminishing 
• 102 prospective buyers have filled out the interest form 
• Most prospective buyers are under 100% AMI, though there's been a slight shift with 

some higher AMI responses lately 
• Pricing information will be important for attracting more interest 
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Cottonwoods Marketing Strategy Discussion 

• Michael Ann suggested they need to expand marketing channels to reach higher 
AMI demographics 

• Current outreach is primarily through Facebook, Instagram, and Housing Authority 
email lists 

• Plans for "hard marketing" to begin when the application process opens this 
summer 

• Future marketing will include:  
o Digital ads with the Pilot 
o Steamboat Radio 
o Presentations to community groups (school board, Steamboat Mountain 

School) 
o UC Health declined to distribute information to remain neutral 
o Araceli is developing a "lookbook" showcasing amenities 
o The resort recently posted about Cottonwoods to all employees 

 

3. Housing Market and Demand Study 

• The study will be ready in early June 
• Community organizations that helped distribute the survey will receive the study 
• Presentation plans include:  

o EPS (consulting firm) presenting to city council with YVHA board invited 
o EPS attending a Brown Ranch deliberation and Stewardship team meeting 
o Committee members suggested presenting to other municipalities that 

participated (Craig, Oak Creek, Hayden, Yampa) 
• Robin will develop a communications plan for the rollout 

 

4. Community Builders Process 

• Emily is now participating in weekly project management meetings with Community 
Builders 

• Discussion about the need for better communications from Community Builders 
• Robin suggested publishing names of the Deliberation Team members 
• The Engage platform for Community Builders is not yet live but is being drafted 
• YVHA maintains a section on their website with Community Builders information 
• The website receives significant traffic to the Brown Ranch page 
• Concerns were expressed about Community Builders' experience with 

communications versus community engagement 
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5. Hilltop Development 

• Discussions about adding Hilltop information to the YVHA website 
• Emily has a meeting scheduled to determine "how real the project is" 
• YVHA will lead community engagement efforts with support from Norris Design 
• Community engagement will require funding and won't begin until a lease is 

secured 
• Potential use of 3D printing technology to help visualize the development 
• Timeline estimated for Q3 2025, dependent on securing a lease 
• Note that a similar Summit County project involving USFS and Servitas is now 

"dead" 

 

6. AMI Numbers Update 

• New AMI numbers show an increase of over 9% since last year 
• AMI has increased 48.9% since 2020, while local wages have only increased by 17% 
• This creates challenges since AMI numbers affect:  

o Rental rates that development partners can charge 
o Section 8 housing voucher eligibility (more people may fall below 30% AMI) 
o Appreciation caps for the Cottonwoods (now at 4.5% minimum) 

• Araceli is analyzing how quickly the highest-priced Cottonwoods condos might 
reach $1 million at current appreciation rates (potentially 5-6 years) 

• The committee will update AMI numbers on the website and in all materials 
• The buyers interest form will be updated with new AMI figures 

 

7. Board Challenges and Future Planning 

• May Board challenge will be a Cottonwoods update with materials the public will 
receive 

• July board challenge will focus on the Cottonwoods application process with the 
home buying guide 

• Consideration of the annual/community impact report to be discussed at the May 
meeting 

• Need for testimonials from residents for the report 
• Goal to have the report printed by October for presentations to county and city in 

November 
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8. Future Meetings and Events 

• Next meeting scheduled for May 20th at 2:00 pm, when the new communications 
hire (John) will be introduced 

• Topping out ceremony for Cottonwoods upcoming 
• Steamboat School District presentation scheduled for June 2nd 

 

9. Community Engagement Strategy 

• Discussion of the comprehensive community outreach list organized by sector 
(government, healthcare, education, nonprofits, business) 

• Robin emphasized the importance of reaching people "where they are" rather than 
relying solely on traditional media channels 

• Committee members will review the list to identify any missing groups and provide 
contacts 

 

10. Action Items 

• Robin will get the job description for the new communications hire from Sandy 
• Robin will update board challenge topics based on discussion 
• Robin and Emily will develop a communications plan for the Housing Market and 

Demand Study 
• Araceli will update the prospective buyer form with new AMI figures 
• Robin will send the community engagement list to committee members for review 
• Committee members will identify any groups missing from the outreach list 
• Begin planning for the annual report at the May meeting 

 

 

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/Real Estate Team Meeting Minutes 

Tuesday, April 22, 2025 
3:00pm 

 
 
Team members present included: Lou Tortora, Kathi Meyer, Mark Halvorson, Jason Peasley, 
Elliot Lawrence, Emily Katzman, Sandy Jacobs, Alyssa Cartmill, Araceli Googins, Elizabeth 
Hinchman, Michale Ann LaMotte, Bob Schneider, Robin Schepper and Sarah Newman. 
Minutes prepared via AI with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. Cottonwoods Phase 1 Pricing Strategy 

Background Context: 

• Earlier meetings occurred with Paoli Group (to discuss market comps) and the real 
estate team 

• The goal is to present pricing strategy to the Board on May 8 

Pricing Considerations: 

• Team needs to determine where to start pricing from: costs, market rates, or deed 
restrictions 

• Discussion of appropriate discount to market value while accounting for unit 
attributes 

• Deed restrictions set maximum sales prices based on AMI levels (using 30% of 
income and accounting for HOA fees, taxes, insurance) 

• Current interest rate assumption is 7.6% 
• Team used 2025 AMI figures 
• Units have varying attributes impacting value: views, floor level, square footage, 

parking options 
• Currently working with Paoli Group to quantify value differences (e.g., top floor vs. 

bottom floor, mountain view vs. other views) 

Market Comparison Analysis: 

• Paoli Group provided market comps of similar units in the STR red zone sold in past 
12 months 

• Paoli Group suggested prices should be at least 16-17% below market due to 
limited appreciation potential (deed-restricted units only appreciate at 2% vs. 
market at 5%) 

• Paoli recommended prices that are lower than current projections 
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• Concern expressed that one-bedrooms are particularly vulnerable from market 
absorption and pricing standpoints 

2. Unit Attribution and Value Considerations 

Unit Assignments: 

• Units have been randomly assigned across AMI levels 
• Team created a spreadsheet with all unit attributes to influence pricing 

Value Determinants: 

• Square footage differences  
• Views and orientation 
• Parking options  
• Floor level  
• Paoli Group helping to quantify proposed differentials 

Price Communication Strategy: 

• Concern about how to effectively communicate to potential buyers 
• Discussion of what to focus on 
• showing monthly payment comparison vs. market units  
• Need to have a clear explanation of the discount to market to demonstrate YVHA's 

value contribution 

3. Phase 2 Planning 

 

Loan Tree Partnership: 

• Multiple members expressed concern about Loan Tree's performance managing the 
overall project 

o Cost overruns 
o Previous issues process and communication 
o Inefficiencies  

Decision Points: 

• Consensus emerged to pause Phase 2 
• Focus on completing Phase 1 successfully  
• Acknowledgment that Phase 2 would likely require significant additional funding 

($10-15 million) 
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• Concern about state grant obligations for Building 3  

Follow-up Topics: 

1. Complete analysis of appropriate discount to market values 
2. Determine specific unit pricing based on attributes 
3. Address state grant implications if redirecting Building 3 funds 
4. Develop detailed communication strategy for potential buyers 
5. Finalize HOA structure and fees 
6. Next Meeting: 

1. Development,  May 12 @ 3pm – Large conference room 
2. Real Estate, May TBD 
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YAMPA VALLEY HOUSING AUTHORITY 
Real Estate Team Meeting Minutes 

Wednesday, April 9, 2025 
3:00pm 

Team members present included: Kathi Meyer, Micheal Ann Marchand, George Eck, Jason 
Peasley, Alyssa Cartmill, Araceli Googins, Robin Sheppard, Mandy Tomassetti and Sarah 
Newman. Minutes prepared via Ai with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. Partnership Agreement Discussion with George 

Discussion of MLS Listing Strategy 

• Initial discussion was about whether to list the deed-restricted units on MLS 
• Michael Ann clarified that units can be listed on MLS without offering buyer's broker 

commissions 
• George expressed concerns about potential buyer confusion if units are listed in 

MLS with their special lottery process 
• Michael Ann noted that similar properties (Amble, Fox Creek) are regularly listed 

with unique sales processes 
• The team discussed the dual benefits of MLS listing: reaching a broader market and 

helping the team accumulate sales needed for managing broker credentials 

Agency/Representation Clarification 

• Confusion arose around The Agency’s role in the partnership 
• Team clarified that The Agency would be a transaction manager (not a buyer's 

agent) 
• They would handle paperwork processing but not serve in an advisory capacity 
• The Real Estate Team would represent the JV (Joint Venture) as the listing broker on 

behalf of the developer 
• The partnership will receive all commissions and pay the parties from there 

Commission Structure and Buyer Representation 

• Team agreed to make clear in contracts that buyers can hire their own 
brokers/lawyers but would need to pay for these services themselves 

• George will include language in contracts stating no commission will be paid to 
buyer's brokers 

• Team decided this information should be included in lottery requirements to inform 
buyers in advance 
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Liability and Indemnification 

• Michael Ann raised concerns about liability if deals fall through due to errors  
• George confirmed The Agency would fully indemnify the JV, Lala, Araceli, etc. for 

any errors 
• Team agreed to implement oversight to minimize issues, including weekly calls with 

the agency 
• First weekly call with The Agency group scheduled for Monday 

Next Steps with Partnership Agreement 

• George is prioritizing drafting the agreement, hoping to have it ready the next day 
• Agreement will address payment structure  

2. Values of Amenities Discussion 

AMI Update and Pricing Matrix 

• New AMIs published with a 9.1% increase, aligned with Novogradics projections 
• Jason updated the pricing matrix and assigned units based on AMI 
• Pricing range discussed: $400-600K  

Amenity Valuation Discussion 

• Main amenities to value: underground parking with storage, views, floor level, and 
unit position (corner vs. interior) 

• Team debated how to distribute premium amenities (especially underground 
parking with storage vs. carports) 

• Philosophical disagreement emerged:  
o Michael Ann and team wanted random distribution of premium amenities 

across AMI levels to create an inclusive community 
o Kathy and Michael Ann (chair) argued for matching premium amenities to 

higher-priced units to maximize sales 
• Team discussed stratification of values:  

o View values: Ski area views most valuable, followed by Emerald Mountain, 
South Valley, and Buff Pass views 

o Floor premium: Higher floors command premium prices 
o Corner units vs. interior units: Corner units typically larger with better views 

and less noise 

Strategy for Unit Pricing 

• Jason will update the unit matrix with attributes for views, floor levels, parking 
options 
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• Team agreed to discount from maximum allowed price based on "lack of chips" 
(fewer amenities) 

• Discussion about providing all three-bedroom units with underground parking since 
they would likely be family units 

Sales Considerations 

• Concern expressed about selling the higher AMI units as they're less represented in 
the prospect list 

• Team discussed possibly adjusting AMI levels of some units to better match buyer 
pool 

3. Project Timeline Updates 

Construction Schedule 

• Completion dates updated to December 19th and December 26th (gained a month) 
• Realistic closings projected for early 2026 due to inspections and TCO processes 

Sales Timeline 

• Software for qualification process to be ready by July 1st 
• Pre-screening forms to open July 1st with invitations to qualified applicants to begin 

full application 
• Pricing must be locked in by June to meet this timeline 
• Board input on pricing will be sought, but team acknowledged board doesn't have 

ultimate decision-making authority 

4. Action Items and Follow-up 

Next Meetings 

• Team meeting scheduled for April 22nd at 10:00 AM to finalize pricing strategy 
before development team meeting 

• Development team meeting scheduled for April 22nd (later that day) 
• Lone Tree discussion to occur after development team meeting 
• Team will prepare visual materials showing unit locations, amenities, and AMI 

distributions for these meetings 

Tasks Before Next Meeting 

• Jason to create updated unit matrix with attributes and pricing strategy options 
• Team to prepare visuals mapping units to their location in the building 
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• Team to analyze multiple pricing strategies, including more even distribution of 
premium amenities vs. matching to higher prices 

• Preparation needed to defend pricing strategy to Lone Tree, who will likely push for 
maximum sales prices 

 

 

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 April 17, 2025 
8:30am 

 
Team members present included: Leah Wood, Kathi Meyer, Catherine Carson, Lou Tortora, 
Cole Hewitt, Michael Ann Lamott, Robin Schepper, Elliott Lawrence and Sarah Newman. 
Minutes prepared via AI with formatting edits by Sarah Newman.  
 
Key Topics Discussed: 
 

1. Updates from Board Members 

Catherine's Updates 

• Spoke with Steven Muntean about potential ADUs at Overlook/Glen Eden with 
Jeremy McCrae (JSM Builders) 

• Steven mentioned city council members are trying to be more proactive about 
housing initiatives 

• Steven, Dakota, and possibly Tom met with National Housing Partnership 
Foundation 

• The first DST (Design Stewardship Team) meeting went well according to Jason 
• There are concerns about Community Builders' transparency:  

o Meeting agendas not posted 
o No reports on meetings 
o Committee members not announced 

• Issues with City Council:  
o Brian expressed concerns about the Housing Authority's extended leave 

policy during a council meeting 
o Brian also expressed concerns about John Tomasino not being adequately 

engaged regarding his West Steamboat development plans 
o Dakota gave a report on the Housing Authority that was well-received 

 

Lou's Updates 

• Had spoken with Brian about the concerns raised:  
o Explained the evolution of the extended leave policy and how it was not 

created to benefit Jason personally 
o Confirmed attempts were made to talk with Tomasino 

• Currently exploring several infill projects:  
o Property near Bear River Park 
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o Approximately 5-6 other infill properties under consideration 
o One property behind Whitehaven (has wetland and easement issues) 
o Property off Longview  

 

 

 

Discussion on Sunlight Property Management Issues 

• Concerns about a police report regarding potential criminal activity at Sunlight 
apartments 

• Chief of Police mentioned "cartel activity" and issues with management 
cooperation 

• Clarification that lack of cooperation with police was due to Gorman's policy 
requiring warrants for surveillance footage 

• Leah mentioned LaLa is working on a property security and police-facing document 
for each property to clarify rules 

 

Kathi’s Updates 

• Spoke with Joella who suggested meeting with Brian to address his concerns 
• Several board members expressed frustration with Brian's approach to raising 

issues publicly rather than speaking directly with the Housing Authority 

 

Michael's Updates 

• Met with Amy who expressed concerns about property management issues at rental 
properties 

• Had lunch with Gail to discuss the Brynn Grey development and annexation process 

 

2. Extended Leave Policy Communications 

• Robin wrote talking points about the extended leave policy to help board members 
explain it 
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• The policy has been posted on Routt County Rant and Rave social media with mixed 
community reaction 

• Board emphasized the need to communicate that the policy benefits multiple staff 
members, not just Jason 

• Catherine mentioned United Way expressed interest in adopting a similar policy 

 

3. Community Area Plan and Community Builders 

• The Community Area Plan committee hasn't met since November 
• Kathi will contact Brad for an update on timing 
• Concerns about maintaining community character and support for west side 

development 
• Emily has recommended that Robin be asked to join the Community Outreach 

committee for Community Builders 
• Issues with Community Builders process:  

o Lack of transparency 
o No reports or updates 
o Focus groups being conducted with limited information shared 
o City’s Engage webpage doesn't clearly show meeting schedules or 

participation opportunities 
• Need for city council to demand reports from Community Builders 
• Concerns about qualitative expectations for focus groups (e.g., unclear questions 

about "expensive homes") 

 

4. STR (Short-Term Rental) Funding Opportunities 

• USFS property development:  
o Progressing with site control expected in coming months 
o Working with Servitas 
o Need approximately $3 million for entitlement and design (potentially as 

loan or grant) 
o Additional $7 million needed for construction 
o Total subsidy needed: $10 million 

• Discussion on STR funds for interest buy-downs versus down payment assistance:  
o Cole argued that due to high interest rates, down payment assistance is 

more effective than buying points 
o Catherine suggested asking for increased subsidy to lower prices directly 

• Challenges with the City’s ad hoc committee's unclear process for distributing 
funds 
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5. Sunlight Property Occupancy and Affordability 

• Current issues: 12 vacant units with only four pending leases 
• Concern about rents being at maximum allowable levels for AMI targets (80% and 

120%) 
• Discussion on appealing to Gorman as a community partner to lower rental rates. 
• Lessons learned about affordability challenges:  

o Properties targeting middle-income tenants (higher AMIs) tend to have more 
issues 

o In the future, focus on tax credit buildings for workforce housing rather than 
mid-market rental units 

o Create properties with adequate outdoor space and parking to ease  
community tensions 

o AMI increases (45% since 2020) are disconnected from actual wages 

 

Action Items 

1. Board members to reach out to council buddies to explain extended leave policy 
using Robin's talking points 

2. Lou to meet with Brian to address his concerns about the Housing Authority 
3. Board members to ask council about lack of Community Builders reporting 
4. Kathi to follow up with Brad about Community Area Plan timing 
5. Jason to pursue discussions about USFS property funding 
6. Elliot to obtain and share detailed rent information for Sunlight property 
7. Jason and Leah to follow up with Community Builders about reports and 

transparency 

Key Areas of Consensus 

• Need for better transparency from Community Builders process 
• Support for protecting the urban growth boundary on west side 
• Recognition that tax credit properties serve community needs better than middle-

income targeted properties 
• Agreement that down payment assistance is more effective than interest buy-

downs in current market 
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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. 
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YAMPA VALLEY HOUSING AUTHORITY 
Executive Team Meeting Minutes 

Wednesday, April 16, 2025 
9:00am 

Team members present included: Jason Peasley, Elliot Lawrence, Cole Hewitt, Leah 
Wood, Kathi Meyer, Lou Tortora. Minutes prepared via AI with formatting edits by Sarah 
Newman.  

Key Discussion Points:  

Board Succession Planning 

Current Plans and Timeline 

• Recommendation for board leadership transition beginning in July:  
o Kathi to take over as Board Chair 
o Lou to take over as Vice Chair 
o Cole to remain as Secretary/Treasurer 
o Leah to become the ex-Chair on the executive team 

Discussion on Board Membership During Extended Absence 

• Extensive discussion on Leah's board status during her planned 5-6 month stay in 
Mexico 

• Consensus reached that Leah should remain on the board despite temporary 
relocation 

• Team agreed that:  
o Remote participation is accepted practice post-COVID 
o Creating another board vacancy would not be beneficial 
o No bylaws specify that participation must be in-person 
o Leah's primary residence remains in the area 
o The 75% meeting attendance requirement can still be met 

Board Vacancy and Recruitment 

• Patrick will be rolling off the board at the end of the year  
o His situation changed from expected significant time in Steamboat to less 

time 
o He will continue to participate in development similar to other former 

members 
• Discussion about the Kate vacancy:  

o Recommendation to wait until December for normal appointment cycle 
o Agreement not to rush to fill a single board position 
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Action Items 

• Add board officer election to July meeting agenda 
• Leah to communicate to board in May meeting about upcoming leadership 

transition 
• Communicate to city representatives (Steve and Dakota) that filling the board 

vacancy can wait until December 

Transition Plan for Executive Director's Leave 

Role Delegation 

• Review of document outlining delegation of Jason's responsibilities during his 10-
week leave (starting June 4th) 

• Key areas delegated:  
o Elliot: Overall YVHA spokesperson, liaison with city and county, 

development negotiations 
o Emily: Development management, city/county work 
o Alyssa: Real estate team (with suggestion to co-lead with Elliot for critical 

Cottonwoods project) 

Communication Strategy 

• Discussion on establishing regular meeting cadence for executive leadership during 
transition 

• Agreement to start with weekly meetings for the executive team during transition 
• Focus on maintaining relationships with external partners:  

o Jason will introduce Elliot to city and county contacts (Tom Leeson, Jay) 
o Monthly meetings will continue with these partners 
o Discussion about whether to include Emily in these meetings when relevant 

Priority Projects for Summer 

• Advancing Cottonwoods project 
• Advancing Hilltop project 
• Brown Ranch 
• Hillside Village rehabilitation 
• Infill opportunity analysis 
• Coordination with city on short-term rental requests 
• Community Builders project 
• Hilltop lease 
• Cottonwood sales process 

Discussion on Meeting Planning 
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• Need to forecast board meeting agendas further in advance 
• May meeting expected to include:  

o Board officer election 
o Potential Servitas PDA 
o Agency transaction broker engagement 
o Cottonwoods work session on pricing 

Updates on Hilltop Project 

• Multiple positive developments:  
o Approval to shift building three STR money to buildings one and two 
o Green light for pre-development funding application 
o Meeting with federal representatives confirmed 3x in-kind consideration 

versus lease payment 
o Confirmation from Office of General Counsel that assignment to YVHA 

Enterprise won't be problematic 
o Need to verify exit clause if project becomes infeasible 

Strategic Plan Review 

• Team was asked to review strategic plan documents offline and provide feedback 
• Agreement that final strategic plan updates should go to full board for approval 
• Recognition that many new board members weren't involved in original strategic 

planning 

Executive Team Structure 

• Discussion about Cole's continued role on executive team 
• Historical context: Executive team was restructured to include past, current, and 

future presidents 
• Decision to revisit executive team structure as part of succession planning in July 

 

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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