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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

MARCH 17, 2025  

3:00PM 

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

Key Topics Discussed: 

1.  COTTONWOODS PROJECT STATUS AND BUDGET ISSUES 

• Current Status: 

o The project is experiencing cost overruns. If additional capital is needed, it will be the responsibility of 

YVHA’s development partner.  

o Current construction is progressing with an estimated 10-11 months remaining until completion 

o The framing contractor reportedly has 100 workers in town with work occurring seven days a week 

• Budget Concerns: 

o Change orders totaling approximately $400,000 have been agreed to by both YVHA and development 

partners, including:  

▪ Elevator finishes 

▪ Sprinklers in the attic space 

▪ Electric changes for EV charging 

▪ Fire barrier doors 

▪ Glass shower doors 

o A previously executed Change Order One (from May 2024) for approximately $600,000 was mentioned 

that the Board was unaware of 
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o Additional cost increases include:  

▪ $1.15 million in sales and use tax that was mistakenly not included in the original budget 

▪ $650,000 in architecture fees for Buildings 3 and 4 (paid from Phase 1 budget) 

▪ $1 million increase in contingency recently added to the budget 

▪ $600,000 deductive change order and contingency mentioned 

• Contract and Documentation Concerns: 

o The construction contract was changed from a Cost Plus to a Lump Sum contract, which limits the 

Housing Authority's visibility into actual costs and expenditures 

o Contract modifications were made without proper notification to the Board 

o Buildings 3 and 4 were added to ownership documents without notification to the Board, which was 

flagged as a significant concern 

o Insurance coverage is inadequate:  

▪ Buildings risk insurance only covers approximately $20 million of what is now approximately $35 

million in construction value 

▪ No builders risk coverage exists for Buildings 3 and 4 

2. PARTNERSHIP STRUCTURE AND CHALLENGES 

• Partnership Agreement Structure: 

o Lone Tree is the managing partner while YVHA is a 99% owner in the project 

o According to the partnership agreement, any additional equity needed for the project must come from 

Lone Tree 

o The side letter agreement for Phase 2 (Buildings 3 and 4) has benchmarks that Lone Tree has not met, with 

all deadlines expected to be missed by the end of the month 

• Communication and Trust Issues: 
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o Board members expressed frustration about being excluded from decision-making and receiving 

insufficient information 

o Several participants noted this was the second time there have been serious issues with Lone Tree 

o Mark noted: "Haussmann and Lone Tree are thick as thieves" indicating close coordination between the 

contractor and developer that excludes the Housing Authority 

o Emily Katzman stated that the partners are not adding capacity as intended but rather taking capacity 

away, requiring heavy management from YVHA 

3. BUILDINGS 3 & 4 PLANNING AND FINANCING 

• Current Planning Status: 

o The team has been pursuing two parallel tracks:  

▪ Building 3 as for-sale units and Building 4 as rental units 

▪ All 150 units in Buildings 3 and 4 as rental units 

o Drawings for Buildings 3 and 4 are nearly complete but not ready for permit submission 

o $300,000 remains in the architect budget to complete these drawings 

• Financing Considerations: 

o $8 million in grant funding is already secured for Building 3 if developed as for-sale units 

o HUD financing for a rental scenario is in process, but the invitation to apply expires in April 

o Area Median Income (AMI) calculations will increase by 9.1%, affecting both sales prices and affordability 

o A financial gap of approximately $2 million exists for Building 3 as for-sale, while the gap is approximately 

$28 million for an all-rental scenario 

• Market and Pricing Concerns: 

o Two-bedroom units would need to sell for $520,000 at 140% AMI 
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o Sales prices at those levels may begin to compete with market-rate units, creating concerns about 

marketability 

o The team questioned if people earning 140% AMI would choose these units when pricing approaches 

market-rate options 

4. PATH FORWARD AND ACTION ITEMS 

• Immediate Actions Required: 

o Mark to draft a letter outlining the Housing Authority's concerns and requirements with specifics about:  

▪ Need for more control and inclusion in contracting 

▪ Full accounting of costs for Phase 1 and Phase 2 

▪ Better builders risk insurance coverage 

▪ CSIP (Contractor's Special Insurance Policy) concerns 

o Schedule a meeting with George (legal counsel) to discuss:  

▪ Partnership agreements 

▪ Contract modifications 

▪ Risk mitigation strategies 

▪ Understanding the Housing Authority's legal position 

o Pause marketing activities for Building 1 and 2 sales until finishes and quality concerns are addressed 

o Emily to request a 30-day extension on the state grant contract pending decisions about Buildings 3 and 4 

• Strategic Decisions: 

o The team agreed to "hit pause" on Phase 2 planning until Phase 1 issues are resolved 

o There was consensus to wait 14 days until Lone Tree has officially missed all deadlines in the side 

agreement 
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o The team discussed whether to continue the partnership with Lone Tree for Buildings 3 and 4 given the 

current challenges 

• Quality and Construction Concerns 

o Windows were ordered and cannot be changed, but concerns were raised about their quality 

o Interior doors were described as "awful" with potential to upgrade at "nominal cost" 

o Concerns were raised about appliance and PTAC (heating/cooling unit) quality 

o A resident inspector has been added to the project which has helped mitigate some quality concerns 

• Follow-up Items 

o Mark to prepare a detailed letter outlining the Housing Authority's requirements 

o Jason to schedule a meeting with George (legal counsel) 

o Development team to compile a full accounting of all change orders and their justifications 

o Request detailed information about contingency usage to date 

o Evaluate builders risk insurance adequacy and request improvements 

o Emily to request extensions on grant and HUD financing deadlines 

o Team to model actual financial exposure on Buildings 1 and 2 

o Pause on marketing activities until quality concerns addressed 

o The meeting concluded with an agreement to take a more assertive stance with the development partners 

while obtaining complete information about the project status and costs. 

• Next Meeting: March 25, 2025 at YVHA HQs at 3:00pm 

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. 


