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YAMPA VALLEY HOUSING AUTHORITY  

FINANCE & CAPITAL PLANNING TEAM MEETING MINUTES  

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 are prepared via AI with formatting edits for ADA compliance by Sarah 
Newman.  

Key Topics Discussed: 

1.  FINANCIAL REVIEW 

• March 25th Financial Report 

o 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 

o Property tax collection is at 36% for the quarter, which is ahead of schedule 

o Snow removal expenses are within budget due to more realistic budgeting 

o 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 

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

o Discussion of property management staffing at Reserves, Anglers, and Alpenglow:  

▪ Only two staff members (Joey and Monica) rotate between three properties 

▪ Management company (OPG/Mission Rock) considers staffing adequate based on unit 

calculations 

▪ Limited amenity access for residents due to staffing constraints; facilities only open when staff is 

present 
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▪ Despite management reporting financial constraints, Alpenglow shows strong earnings 

(approximately $750,000 before depreciation and interest) 

▪ Wells Fargo requires a $100,000 insurance deductible reserve for Alpenglow 

• Cash Flow Waterfall Distribution 

o Alpenglow waterfall distribution reviewed: approximately $171,000 available, with the Housing Authority 

receiving about $32,000 

o Components include:  

▪ Compliance fee (Housing Authority receives 40%) 

▪ Waterline loan participation (Housing Authority receives 40%) 

▪ $4 for priority distributions 

▪ $14,000 for incentive management 

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

likely 

• Sunlight Property Review 

o Eight vacant units (three market-rate and five 120% AMI units) 

o Rent ranges:  

▪ 120% AMI units: $2,502-$2,800 current, increasing to $2,600-$3,200 

▪ Market-rate units: $2,800-$3,500 current, increasing to $3,200-$3,700 

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

o The committee questioned the management company's strategy, as investors are reportedly satisfied with 

cash flow despite extended vacancies 

2. FINANCIAL FORECASTING 
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• Long-term Financial Projections 

o Mill levy is critical to financial sustainability 

o Current projections show positive cash flow through 2031 

o Without mill levy renewal, significant negative impact beginning in 2032-2033 

o Considerable discussion about the need for mill levy renewal to maintain operations and investment 

capacity 

3. MILL LEVY RENEWAL STRATEGY 

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

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

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

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

cycle 

4. FUTURE DEVELOPMENT PROJECTS 

o Ongoing financial review of potential projects:  

▪ Forest Service project 

▪ North Point (across from Sunlight) 

▪ The Valleys 

▪ Mid Valley phases 

o Committee plans to review financial assumptions and pro formas for upcoming projects 

5. ACTION ITEMS 

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



Page 2025- 4 
April 17, 2025 

YVHA – Finance 

• Discussion needed about long-term revenue strategies beyond mill levy 

• Review of HOA and property management agreements for upcoming projects 

• 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 

6. SUMMARY 

• 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. 


