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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

APRIL 14, 2025  

3:00PM 

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

Key Topics Discussed: 

1. USFS HILLTOP PROPERTY PROJECT 

• Overview & Background 

o Land would be leased by Forest Service to City of Steamboat Springs, then lease would be assigned to a 

YVHA entity 

o YVHA acting as city's development arm per MOU 

o Project planned to include units for 30% - 140% AMI  

o In summer 2024, YVHA conducted open, competitive RFP process to find developer partner and chose 

Servitas. YVHA is negotiating with Servitas on predevelopment agreement (PDA) 

• Servitas 

o In previous iterations of PDA with Servitas, YVHA considered fee too high relative to amount of 

predevelopment risk taken by Servitas (7%) and YVHA (2%) for 9% total  

o Staff negotiated reduction to 5% for Servitas, 1% for YVHA (6% total) 

o Construction admin fee reduced 

o Staff recommends continuing with Servitas. Reasoning:  

▪ Servitas adds capacity, expertise and overall value 

▪ Switching developers would likely lose a construction season 
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• Financial Risk and Payment Structure 

o YVHA would assume pre-development risk then construction risk would transfer to Servitas at financial 

close 

o Servitas offered initial guaranteed maximum price (GMP) at signing of PDA  

▪ Board members expressed skepticism about GMP without detailed drawings 

▪ Servitas committed to cost and completion guarantee at financial closing 

▪ Questions raised about GMP exceptions and material price escalations 

o As proposed, Servitas would get paid for work based on performance milestones, however, fee would 

start accruing once land lease is executed  

o Construction admin fee would be paid monthly during construction 

o Project Funding Approach 

o Recommendation to request STR funds from city for pre-development expenses 

o Money would be fully reimbursable at closing or wrapped into total community contribution 

o Total project budget approximately $44.5 million 

o $33 million in bond financing plus $11 million from other sources, to be determined 

o An STR contribution could be structured as subordinate cash flow loan from city, paid back over 35-40 

years 

o Land Lease Status 

o Land lease is critical threshold item before YVHA is willing to invest significant financial resources 

o Two critical issues remain:  

▪ Assignment of lease to YVHA enterprise/subsidiary  
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▪ Cost of lease based on appraisal findings (zero-cost lease necessary to achieve community 

affordability goals) 

o YVHA expects to have more information following a meeting with District Ranger Michael Woodbridge 

o Project Design & Costs 

o Current design shows multiple separate buildings  

o Discussion about whether consolidating into fewer, larger buildings would reduce costs; however, current 

conceptual design based on gentle density concept and integrating well into existing neighborhood 

o Questions about housing affordability gap and cost efficiency 

o Next Steps 

o Meet with Forest Service representatives for update on lease status 

o Continue discussions with Servitas on fee structure 

o Research what happened with Servitas' other projects that are on hold (Pagosa Springs, Summit County) 

o Board team generally supportive of continuing conversations but not ready to commit 

2. OTHER DEVELOPMENT PROJECTS 

• Water & Sewer Infrastructure Projects 

o Discussion of critical infrastructure needs at mobile home parks 

o Secured $1 million grant from HUD for wastewater system 

▪ Strategy is to make the project "shovel ready" while securing additional funding 

▪ Goal to transfer systems to city ownership once upgraded 

• Cottonwoods Development 

o Brief discussion of Buildings 3 & 4 at Cottonwoods 
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o Staff working on options (stay the course, slight change, dramatic change) 

o Will discuss unit pricing at next meeting with real estate team 

• Next Meeting: Joint meeting with real estate team Tuesday, April 22, 2025 at 3pm to discuss unit pricing. 


