
Page 2025- 1 
April 22, 2025 

YVHA – Development/Real Estate 

YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT/REAL ESTATE TEAM MEETING MINUTES  

APRIL 22, 2025  

3:00PM 

Team members present included: Lou Tortora, Kathi Meyer, Mark Halvorson, Jason Peasley, Elliot Lawrence, Emily 
Katzman, Sandy Jacobs, Alyssa Cartmill, Araceli Googins, Elizabeth Hinchman, Michale Ann LaMotte, Bob 
Schneider, Robin Schepper and Sarah Newman. Minutes are prepared via AI with formatting edits for ADA 
compliance by Sarah Newman.  

Key Topics Discussed: 

1. COTTONWOODS PHASE 1 PRICING STRATEGY 

• Board Updates: 

• Background Context: 

o Earlier meetings occurred with Paoli Group (to discuss market comps) and the real estate team 

o The goal is to present pricing strategy to the Board on May 8 

• Pricing Considerations: 

o Team needs to determine where to start pricing from: costs, market rates, or deed restrictions 

o Discussion of appropriate discount to market value while accounting for unit attributes 

o Deed restrictions set maximum sales prices based on AMI levels (using 30% of income and accounting for 

HOA fees, taxes, insurance) 

o Current interest rate assumption is 7.6% 

o Team used 2025 AMI figures 

o Units have varying attributes impacting value: views, floor level, square footage, parking options 

o Currently working with Paoli Group to quantify value differences (e.g., top floor vs. bottom floor, mountain 

view vs. other views) 
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• Market Comparison Analysis: 

o Paoli Group provided market comps of similar units in the STR red zone sold in past 12 months 

o Paoli Group suggested prices should be at least 16-17% below market due to limited appreciation 

potential (deed-restricted units only appreciate at 2% vs. market at 5%) 

o Paoli recommended prices that are lower than current projections 

o Concern expressed that one-bedrooms are particularly vulnerable from market absorption and pricing 

standpoints 

2. UNIT ATTRIBUTION AND VALUE CONSIDERATIONS 

• Unit Assignments: 

o Units have been randomly assigned across AMI levels 

o Team created a spreadsheet with all unit attributes to influence pricing 

• Value Determinants: 

o Square footage differences  

o Views and orientation 

o Parking options  

o Floor level  

o Paoli Group helping to quantify proposed differentials 

• Price Communication Strategy: 

o Concern about how to effectively communicate to potential buyers 

o Discussion of what to focus on 

o showing monthly payment comparison vs. market units  

o Need to have a clear explanation of the discount to market to demonstrate YVHA's value contribution 
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3. PHASE 2 PLANNING 

• Loan Tree Partnership: 

o Multiple members expressed concern about Loan Tree's performance managing the overall project 

▪ Cost overruns 

▪ Previous issues process and communication 

▪ Inefficiencies  

• Decision Points: 

• Consensus emerged to pause Phase 2 

• Focus on completing Phase 1 successfully  

• Acknowledgment that Phase 2 would likely require significant additional funding ($10-15 million) 

• Concern about state grant obligations for Building 3  

4. FOLLOW-UP TOPICS: 

• Complete analysis of appropriate discount to market values 

• Determine specific unit pricing based on attributes 

• Address state grant implications if redirecting Building 3 funds 

• Develop detailed communication strategy for potential buyers 

• Finalize HOA structure and fees 

• Next Meeting: 

o Development,  May 12 @ 3pm – Large conference room 

o Real Estate, May TBD 
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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. 


