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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

MARCH 25, 2025  

3:00PM 

Team members present included: Lou Tortora, Leah Wood, 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. 1. BROWN RANCH PROJECT AND COMMUNITY BUILDERS UPDATES 

• Decision-making Stakeholder Team (DST) 

o 40 people have been selected for the DST through a random drawing with a limited amount of adjustments 

to balance representation: added more opponents to ensure critical voices are included, and increased 

representation of younger folks and renters 

o The 40 people who weren't selected will be invited to be part of a community outreach advisory group 

o First DST meeting scheduled for April 9th 

o Jason discussed communications with Community Builders about expectations: recapping what was 

accomplished at previous meetings, clarifying roles/responsibilities, and presenting the roadmap/timeline 

• April 8th Council Meeting 

o 30 minutes allocated for a follow-up to the joint YVHA-City Council retreat 

o Will be held in regular council chambers rather than at a larger table 

o Team discussed importance of having a clear summary of what was accomplished at the previous session 

• Community Outreach Plans 

o Community Builders will conduct approximately 14 small group meetings in early April 
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o Discussion about including commercial property owners and business owners to ensure representation of 

potential funders, not just users of Brown Ranch 

• Infrastructure Costs Analysis 

o New information received from Landmark on infrastructure costs for neighborhoods A and B 

o Staff planning an internal charrette followed by a charette that includes the  development team to examine 

the relationship between three factors: product type, financial feasibility, and affordability 

o Team will develop tools to calculate subsidy needs for different development scenarios 

o Patrick suggested this could eventually become an interactive tool for community/DST meetings 

o Discussion about how this analysis will help illustrate trade-offs between housing types, density, and 

affordability 

o Team agreed the DST needs to see this information in some form to guide productive discussions 

o Jason emphasized the value of showing that "density is our friend" from a financial standpoint 

2. HILLTOP PROJECT AND SERVITAS PARTNERSHIP DISCUSSION 

• Risk Assessment Document 

o Reviewed Servitas' proposal document with color-coded risk allocations 

o Major concern: if the project doesn't reach closing, most or all pre-development expenses would fall to 

YVHA 

o Servitas would only risk a portion of their accrued developer fee, not the pre-development expenses 

• Developer Fee Concerns 

o Total developer fee proposed: $3.7 million (Servitas: $2.4 million, YVHA: $680,000) 

o Development team expressed unanimous concern that the fee is too high given the limited risk Servitas is 

taking 

o Total project costs estimated at $34 million 
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o Team questioned whether there's sufficient risk transfer to justify the fee 

• Alternative Approaches Discussed 

o Lou suggested a phased approach to first negotiate the lease, then determine next steps 

o Mark and others argued Servitas' model isn't worth pursuing if they won't take on pre-development risk 

o Team discussed alternatives:  

▪ Using a “program management approach” where developer is paid cost plus reasonable profit for 

services 

▪ Finding a different developer partner  

▪ Building in-house capacity and self-performing project without developer partner (though 

recognized this increases risk profile) 

• Forest Service Lease Concerns 

o Emily reported negotiations have stalled for several months, due to YVHA focusing on negotiations of PDA 

with Servitas and chaos/uncertainty in federal government  

o Outstanding issue: ability to terminate lease after two years if development isn't feasible 

o Team discussed political uncertainty around the lease given the current administration 

o Importance of securing the lease before further investing in design or other pre-development costs 

3. COTTONWOODS/MID VALLEY PROJECT UPDATES 

• Contract and Documentation Concerns 

o Mark identified several missing or unexecuted documents:  

▪ Change Order 1 (May 17, 2024) 

▪ Second CM construction agreement (May 20, 2024) 

▪ Second Exhibit A GMP amendment (May 22, 2024) 
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o Mark found discrepancies in the June 7th Exhibit A GMP amendment:  

▪ Total GMP is $34,581,198 but there's a $41,000 discrepancy in the calculations 

▪ The loan is for $33,167,000, creating a $1,414,000 shortfall that Lone Tree would be responsible 

for covering 

• Budget Concerns 

o Mark identified concerning line-item changes in the most recent GMP:  

▪ Playground equipment ($50,000) zeroed out 

▪ Retaining walls ($151,000) zeroed out 

▪ Trash enclosure ($116,900) zeroed out 

▪ These items are required but were removed from the budget 

• Insurance Issues 

o Builder's Risk policy is inadequate (currently $20M, needs $36M) 

o State Farm maximum coverage is $25M 

o Policy doesn't conform to contract requirements:  

▪ Contract requires owner to provide builder's risk policy equal to contract amount 

▪ Policy should cover contractor, subcontractors but doesn't 

o Missing crucial "installation floater" coverage, leaving $4M in materials uninsured 

o Ken Marsh is working to increase coverage to $25M and find another carrier for remaining coverage 

o Elliot will contact Ken to bind an installation floater immediately 

• Letter to Cottonwoods Team 

o Draft letter prepared requesting documentation and addressing concerns 
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o Elliot will send it out with Jason as the sender 

o Mark recommended maintaining a professional tone rather than escalating 

o Team agreed to request information and await response before any face-to-face meetings 

• Materials Quality Concerns 

o Discussion about low-quality doors (hollow core with Masonite face) 

o Windows have been ordered, but team questioned quality 

o Mark will draft language for Elliot/Ken to request cost upgrade options for doors 

o Team expressed concern about ensuring quality matches marketing promises 

4. ADDITIONAL UPDATES 

• Housing Market Demand Study 

o Technical Advisory meeting held last Monday 

o Follow-up meeting planned for April with Scott Ford 

o Survey closes in one week 

o EPS working on supply/cost side analysis for different product types 

o Discussion about using both median and mean values for housing costs 

o Current hard construction costs range from $300-400 per square foot 

o Total development costs are significantly higher when including soft costs 

5. STRATEGIC PLAN 

• Lou has updated the strategic plan 

• Will be distributed for review 
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• Team needs to update work plan to forecast activities for the next year 

6. ACTION ITEMS 

• Jason to talk with City Manager Tom about pausing Servitas discussions 

• Elliot to send letter to Cottonwoods team addressing contract concerns 

• Elliot to contact Ken Marsh about binding an installation floater immediately for insurance 

• Mark to draft language for door quality upgrade request 

• Jason to distribute updated strategic plan for review 

• Team to review and provide feedback on strategic plan and work plan 

7. 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. 


