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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

FEBRUARY 10, 2025  

3:00PM 

Team members present included: Lou Tortora, Kathi Meyer, Patrick Philips, Reese Freeman, Mark Halverson, Bob 
Schneider, Jason Peasley, Elliot Lawrence, Emily Katzman, Sarah Newman. Minutes are prepared via AI with 
formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. THE COTTONWOODS AT MID VALLEY  

• Buildings 1 & 2 Current Status 

o Under construction with Q1 completion target (end of January 2026) 

o Cost overruns of approximately $2.25M, including:  

▪ Conversion of amenity spaces to units 

▪ Added carports 

▪ Access control and security upgrades 

▪ Sales/use tax initially missed in financial model ($800k) 

o $1.5M contingency remains in budget 

o Guaranteed maximum price (GMP) contract in place 

o Insufficient construction oversight identified as a concern 

o No current site superintendent (position vacant for ~6 weeks) 

o Communication gaps between general contractor and development team 

o Recommendation to bring on owner's representative for partnership 

• Financial & Partnership Structure 
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o Current partnership agreement includes:  

▪ No minimum/maximum return requirements 

▪ Developer responsible for cost overruns 

▪ Site work costs need reallocation between phases 

o Partnership details for Buildings 3 & 4 remains open for negotiation 

• Building 3 Status 

o $5M STR grant approved 

o $3M state housing grant pending approval 

o Estimated cost: $39M (~$620k per door) 

o YVHA staff continue to believe converting from rental to for-sale product provides most value to 

community  

• Building 4 Status 

o 87 apartment rental units 

o AMI targets and financial gap still TBD 

o Previous model assumed $5M gap for 80-120% AMI 

o May require larger gap funding for lower AMI targets 

2. KEY CHALLENGES & SOLUTIONS 

• Construction Oversight  

o Need for daily on-site representation 

o Improved change order and pay app review process 

o Quality control measures 
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• Cost Management  

o Interest rate impacts on pricing 

o Potential interest rate buy-down program 

o Cost allocation review needed between phases 

• Market Alignment  

o Cottonwoods prospective buyer list shows demand at 90-110% AMI 

o Potential mismatch with current unit mix targeting 

o Need to evaluate AMI structure adjustments 

3. ACTION ITEMS 

• Review construction contract and partnership agreements 

• Meet with Lone Tree Trust team regarding oversight concerns 

• Evaluate owner's rep engagement 

• Review cost allocations between project phases 

• Monitor market demand relative to unit mix 

4. NEXT STEPS 

• Follow-up meeting with development team scheduled 

• Partnership meeting with Lone Tree this week 

• State housing board presentation tomorrow 

5. SUMMARY 
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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. 


