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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

FEBRUARY 24, 2025  

3:00PM 

Team members present included: Lou Tortora, Kathi Meyer, Patrick Philips, Reese Freeman, Bob Schneider, 
Michael Ann Marchand, Jason Peasley, Elliot Lawrence, Emily Katzman, Elizabeth Hinchman, Sarah Newman, and 
George Eck. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1.  . SERVITAS PRE-DEVELOPMENT AGREEMENT FOR HILLTOP PROJECT 

• Project Overview: 

o Structure: Land owned by US Forest Service, leased by City of Steamboat Springs, subleased by YVHA, 

with Servitas as proposed fee developer 

o YVHA would fund development and own improvements 

o 84 units (1-3 bedrooms) in 13 buildings serving income range from $35,000-$105,000 

o Income average target: 90% AMI 

o Estimated cost: $491,000/unit, $41.1 million total estimated development budget 

• Risk Assessment: 

o Site control: No current control; lease signing currently anticipated at financial close  

o Political/economic uncertainty: Tariffs, labor costs, bond market conditions 

o Entitlements: Local approvals required but considered feasible  

o New concern: Uncertainty with US Forest Service staffing cuts potentially affecting their housing needs 

and ability to complete land lease 

• Pre-Development Options Discussed: 
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o Pure fee developer model (as drafted):  

▪ YVHA pays all pre-development expenses, to be reimbursed if/when there is financial close  

▪ Servitas serves as consultant for fee (overhead + reasonable mark-up) 

▪ Future relationship (for construction and operations) to be determined 

o Risk-sharing model:  

▪ Servitas pays pre-development expenses, to be reimbursed if/when there is financial close  

▪ In return for taking the risk, receives larger fee and guarantee to work on construction phase of 

project 

▪ Guaranteed construction admin fee  

o YVHA as developer:  

▪ YVHA pays all pre-development expenses  

▪ Requires additional internal capacity 

▪ Highest risk option 

• Board Discussion & Concerns: 

o Strong opposition to Servitas’ proposed $3 million developer fee; viewed as excessive unless Servitas is 

taking on much more risk, including all pre-development risk.  

o Team questioned how PDA compared to initial proposal by Servitas  

o Agreement that value provided by Servitas doesn't justify proposed fees 

o Concern about proceeding without site control 

o Need to verify zero-cost land lease given Forest Service staffing changes 

• Decisions/Next Steps: 

o Proceed with option 1 as starting position (consultant model with time/materials fee structure) 
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o Present both options 1 and 2 to Servitas to gauge response 

o Clarify two-year provision in lease with Forest Service before finalizing approach with Servitas 

o Consider potential STR funding application once site control is established 

2. COTTONWOODS PROJECT WITH LONE TREE 

• Current Status: 

o Substantive discussions about Buildings 3 and 4 

o Working on financial model for Building 4 

o Proposal: YVHA gives up land contribution cash, Lone Tree gets 80% of economics (vs. previous 51/49 

split) 

o Unit mix at deeper affordability increases funding gap from $5 million to $11.5 million 

• Board Discussion: 

o Concerns about construction overruns on Buildings 1 and 2 

o Need for enhanced construction oversight. Partnership hired owners’ representative  

o Current partnership protects YVHA for Buildings 1 and 2 cost overruns 

o Discussed potential purchase option at future disposition with 7.5% cap rate 

• Next Steps: 

o Meet with City about Building 4 and funding needs 

o Present linkage between AMI levels and funding contribution 

o Emphasize YVHA's $6 million land contribution 

o New third-party construction observation person engaged 

o Need to clarify roles and responsibilities in partnership 
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3. BROWN RANCH COMMUNITY BUILDER PROCESS 

• Joint Council-Board Meeting Preparation: 

o Pre-meeting scheduled to establish structure and topics 

o Need to clarify roles between Housing Authority and City Council 

o Discussion of Deliberation and Stewardship Team (DST) composition and authority 

o Project Collaboration Team (PCT) delegated authority 

• Key Issues to Address: 

o Establishing boundaries for discussions (what's on/off the table) 

o Clarifying roles, responsibilities, and authority 

o Setting criteria for DST member selection 

o Determining what "success" looks like for different stakeholders 

o Discussing infrastructure costs and development scenarios 

o Potential for market-rate component to offset affordable housing costs 

• Available Information: 

o Detailed infrastructure cost analysis for neighborhoods 

o Cut/fill analysis showing buildability of different areas 

o Cost per unit for infrastructure (~$100,000/unit) 

o Super pad costs (~$1.5 million per acre) 

• Strategy Discussion: 

o Whether to start with specific development plan or broader framework 

o Need for facilitator with strong skills for joint meeting 
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o Value of showing real costs and trade-offs to inform discussions 

o Concerns about process continuing through council turnover 

4. KEY DECISIONS 

• YVHA will not accept the proposed $3 million developer fee model from Servitas 

• Preference for consultant relationship if YVHA bears pre-development risk 

• Proceed cautiously on Hilltop project due to Forest Service uncertainties 

• Continue with joint approach to Brown Ranch process while focusing on development feasibility  

5. 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. 


