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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

MAY 20, 2025  

3:30PM 

Team members present included: Lou Tortora, Kathi Meyer, Leah Wood, Michale Ann LaMotte, Reese Freeman, 
Patrick Phillips, Mark Halvorson, Bob Schneider, Jason Peasley, Elliot Lawrence, Emily Katzman, Sandy Jacobs, 
Mandy Tomassetti, Alyssa Cartmill, Robin Schepper, John Fancher and Sarah Newman. Minutes prepared via AI 
with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. COTTONWOODS MID VALLEY  

• Update 

o Staff continues to meet regularly with Lone Tree Trust and Hausmann to discuss project budget 

▪ Goal of meetings is to reconcile various development pro formas with construction contract, 

identify any additional change orders, and establish a new guaranteed maximum price that will 

allow partnership to lock in costs and finalize sales prices for condo units.  

▪ Additional costs (elevator tariffs, radio amplification, radiation dampers, etc.) are anticipated. 

After conversations with Hausmann, additional costs should remain under $1M  

▪ Hausmann is expected to provide confirmation in writing by Friday, and ultimately a revised GMP.  

o More info requested on construction bond coverage as well as insurance  

o Sales and Pricing Strategy 

o Project needs about $42.5M in sales proceeds  

o Goal to have simplified arithmetic for board meeting, May 27 

▪ Need to explain costs, deal structure, pricing implications, and contingency plans 

o Pricing model includes reducing profit projections by $1M, deferring YVHA’s $2M land contribution, and 

requesting City Council reallocates $5M STR grant from Phase 2 to Phase 1 to buy down condo prices.   
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▪ City council presentation being prepared to explain and demonstrate how grant has direct link to 

affordability (58K cheaper per door for owners) 

o All these measures aim to make units as affordable as possible by lowering sales prices.  

o Phase 2 Planning and Financing 

o $4-6M of investment in Phase 2 is baked into the current $50.5M budget for Phase 1 

▪ This includes site work for Phase 2 and some design (soft costs) 

o Option discussed to shift these costs from Phase 1 pro forma to Phase 2 by not using Phase 1 sales 

proceeds to pay off $4M infrastructure loan on Phase 2 parcel.  

▪ Discussion about Phase 2 economic viability and debt service capability 

o Team to decide whether to maintain partnership with Lone Tree Trust for Phase 2 

o With loan paid off in Phase 1, the team would have a 'clean break' for Phase 2 options 

o Pricing Strategy 

o Pricing must be competitive enough to sell 100% of units quickly 

o If units are not absorbed as quickly as projected, YVHA has the following options “in case of emergency” 

▪ Forego developer fee ($828K) 

▪ Forego profit ($600K) 

▪ Forego cash contribution ($1.84M) 

2. USFS HILLTOP PROJECT 

• Update  

o Patricia Hesch (Forest Service Realty Specialist) has returned to facilitate the lease implementation 

schedule 

o The Forest Service leasing authorization is still in place 
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o Appraisal confirms sufficient value for a zero-dollar land lease 

o Lease document language was essentially final but contact in USFS Office of General Counsel (OGC) has 

left job; unsure who is in charge of lease negotiations at USFS now  

o Patricia estimates about two months to get the lease execution-ready 

o Federal lease language presents some risk but exists in all federal leases (ski areas, oil/gas) 

o Federal lease concerns need to be mitigated as other businesses do with federal land leases 

o Project would provide needed rental units at 50-70% AMI  

o Discussion with city about funding the project gap (approximately $10M subsidy needed, but YVHA would 

pursue state funding for $6-$7M) 

• Forest Service Project Funding Options  

o City funds $3M pre-development, state Prop 123 program for remainder 

o Servitas could pay pre-development costs but would require higher fees and YVHA would have less AMI 

control 

o City loan option discussed - could be repaid at closing to reduce city's risk 

3. BROWN RANCH  

• Update  

o Community Solutions project forming inquiry teams for Brown Ranch development 

o First focus: 'developability' of Brown Ranch 

o Infrastructure cost information for sites A and B will be shared with the team 

o Infrastructure costs estimated at approximately $150,000 per unit 

o Team wants transparency about development costs and challenges 

o All technical reports and studies being shared with Community Builders for transparency 
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• Inquiry Teams and Development Potential  

o Inquiry teams will include DST members with support from YVHA, city, and technical experts 

o Developability inquiry team serving as initial gatekeeper for further exploration 

o Geotechnical report concluded conditions could be mitigated  

o Community Builders provided positive feedback on the thoroughness of work done 

o Transparency of interim work products intended to address community concerns 

4. OTHER  

• Bear River Village project (55 units) being explored as potential pipeline addition 

• Project could be developed quickly with relatively low YVHA oversight 

o Team would buy completed units from developer rather than developing themselves 

o Waiting for cost and margin information to determine affordability levels 


