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YAMPA VALLEY HOUSING AUTHORITY  

FINANCE & CAPITAL PLANNING TEAM MEETING MINUTES  

MARCH 6, 2025  

1:00PM 

Team members present included: Kathi Meyer, Cole Hewitt, Sandy Jacobs, Mandy Tomassetti, Emily Katzman, 
Jason Peasley, Lilian Marcione, Michael Jenkins and Sarah Newman. Minutes are prepared via AI with formatting 
edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

 1. PRELIMINARY AUDIT REPORT PRESENTATION 

• Michael Jenkins presented the draft audited financial statements for YVHA's 2024 fiscal year, highlighting: 

o Audit Results: Unmodified ("clean") audit opinion on both financial statements and federal funds usage 

o Financial Position: Total assets exceeded liabilities by approximately $37.1 million at year-end  

▪ $27.4 million represents net investment in capital assets 

▪ $9.2 million in unrestricted net assets available for operations in 2025 

▪ All categories of net position are in positive position 

o Liquidity: $4.1 million in cash equivalents, of which $3.7 million is unrestricted 

o Capital Assets: Infrastructure and buildings represent $33.4 million (72% of total assets) 

o Total Assets: $46.5 million, down by $6.8 million from previous year due to property contributions to Mid 

Valley project 

o Total Liabilities: $7.8 million, down by $300,000 due to scheduled debt repayment offset by new lease 

recognition 

o Net Position: Decreased by $7.2 million for the year, primarily in governmental activities 

• New Accounting Standards Implementation 

o GASB 101 Implementation: Required recognition of sick leave as a liability  
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▪ Previous year net position was restated (decreased by approximately $52,000 combined) 

▪ Each employee was estimated to use 80 hours of sick leave accrual 

o Lease Accounting: New requirements for recognizing both lease assets and liabilities  

▪ Office space lease with Vectra now recognized as both asset and liability 

▪ Capitalization of the 5-year lease resulted in a $273,000 capital outlay 

▪ This caused general fund expenditures to exceed budget by $160,000 

• Fund Performance 

o Fund Balance: Governmental funds decreased by $523,000 during the year 

o Fund Balance Ratio: Ending fund balance represents 58% of total fund expenditures (lower than prior 

years) 

o Development Fund: Ended $990,000 better than budget, with lower than anticipated expenditures 

o Down Payment Assistance Fund: Ended $28,000 better than budget 

o Brown Ranch: Ended approximately $140,000 below expectations due to unrealized grant revenue 

o Property Funds:  

▪ Hillside Village: $29,000 lower than expectations but within appropriation 

▪ Fish Creek: $141,000 better than budget 

▪ Whitehaven: $60,000 better than budgeted 

• Budget Amendment Required 

o A budget amendment for the general administrative fund is needed to increase the expenditure 

appropriation by $160,000 due to the lease capitalization. This will be presented to the board right before 

the audit presentation. 

2. DISCUSSION OF "CONTRIBUTION" VS. "DISPOSAL" LANGUAGE 
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• Kathy Meyer expressed concern about using the term "disposal" regarding the $6.8 million contribution of property 

to the Mid Valley project. Michael Jenkins agreed to modify the language to indicate that the "authority contributed 

through its two LLCs to the Mid Valley project as a capital contribution" to better reflect that the value still exists 

within the organization's mission. 

3. LOAN LOSS RESERVES DISCUSSION 

• The committee discussed potentially reducing loan loss reserves, which were established based on worst-case 

scenarios after 2008-2010, given that there have been no significant loan losses since. The current allowance for 

doubtful accounts is approximately $22,800. The committee agreed to evaluate this internally and potentially 

make adjustments in 2025. 

4. FINANCE TEAM/CAPITAL PLANNING TEAM STRUCTURE 

• The committee discussed the current structure of having separate Finance and Capital Planning teams despite 

substantial overlap in responsibilities: 

• There was agreement that staff integration is already happening, with Sandy and Mandy attending Cottonwoods 

team meetings and looking at property pro formas 

• Emily noted that development team board members tend to focus on deal points rather than how decisions 

impact the organization financially 

• The committee agreed to combine the Finance and Capital Planning goals in future presentations 

5. FUTURE MEETING PLANNING 

• The next meeting was scheduled for March 20, 2025, at 10:00 AM. The agenda will include: 

o Property pro formas presentation by Mandy 

o Financial forecasting presentation by Sandy 

o Explanation of major capital projects needed at each property from Elliot 

o Update on strategies for White Haven and Hillside Village 

6. ACTION ITEMS 
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• Sandy to prepare a budget amendment for $160,500 for capital outlay in the general fund 

• Michael Jenkins to update the audit language regarding the Mid Valley contribution 

• Lillian to provide an additional journal entry for the lease capitalization 

• Sandy and team to evaluate loan loss reserves for potential adjustment in 2025 

• Sandy to combine Finance and Capital Planning goals into a single document 

• Sandy to distribute February financials before the next meeting 

• Sandy, Mandy and team to prepare property pro formas with 2024 actuals for the next meeting 

7. FOLLOW-UP TOPICS FOR NEXT MEETING 

• Property pro formas review 

• Forecasting presentation 

• Review of major property capital project needs 

• Integration of financial and development planning 

8. SUMMARY 

• The meeting demonstrated strong collaboration and proactive planning for both immediate financial management 

and long-term infrastructure needs. There was particular emphasis on balancing fiscal responsibility with resident 

support during rent increases. 


