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YAMPA VALLEY HOUSING AUTHORITY  

FINANCE MEETING MINUTES  

JULY 17, 2025  

10:00AM 

Team members present included: Cole Hewitt, Kathi Meyer, Elliot Lawrence, John Fancher, Sandy Jacobs, Emily 
Katzman and Sarah Newman. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah 
Newman.  

Key Topics Discussed: 

1. JUNE 2025 FINANCIAL REVIEW - HALFWAY THROUGH YEAR 

• Budget Performance Overview: 

o Overall operating budget at 42% utilization 

o Capital budget at 11% utilization 

o All departments under 50% budget utilization, indicating good fiscal management 

• Partnership Distributions: 

o Currently at 25% of budgeted distributions 

o Sunlight partnership provided $10,000 in Q1, with expectation of additional $30,000 

o Reserves and other partnerships difficult to predict but showing positive trends 

• Grant Funding Status: 

o DPA (Down Payment Assistance) has sufficient funds for one $20,000 loan currently 

o Additional payoff expected, bringing capacity to two loans totaling approximately $21,000 

o CDBG funds ($30,000) available but challenging to deploy due to 80% income restrictions 

2. CAPITAL PROJECTS UPDATE 

• Development Fund: 
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o Original $11 million budget reduced by $3+ million due to Phase Two return 

o STR (Short-Term Rental) fund allocation of $5 million timeline uncertain due to construction delays 

• Cottonwoods Project: 

• Major Issue: Lightning strike caused significant electrical damage 

o Building One delivery delayed until first week of February 2026 

o Insurance covering $250,000+ in damages with $10,000 deductible 

o Construction crews redirected to complete Building Two while rewiring floors 4-5 of Building One 

• Other Capital Projects: 

o Fish Creek: $200,000 electrical project on hold pending additional funding 

o Whitehaven: $1 million project progressing, with $60,000 spent to date; awaiting NEPA environmental 

review completion for fund release 

o Hillside Village: Potential budget overrun due to backflow project complications and $10,000 mini-grant 

for re-syndication studies 

3. BUDGET ANALYSIS AND PROJECTIONS 

• Key Budget Adjustments: 

o Cottonwoods delays impacting advertising fees and marketing expenses 

o Real estate commission expenses pushed to 2026 

o Software maintenance over budget due to unanticipated licensing fees 

o DPA interest transfers may be eliminated in 2026 due to new grant restrictions 

• Positive Financial Indicators: 

o Interest income exceeding budget with Colorado Trust paying 4.3% 

o Training budget fully utilized with multiple professional development activities 



Page 3 
July 17, 2025 

YVHA – Finance 

o Legal and professional fees appropriately allocated 

4. STRATEGIC PLANNING AND FUTURE CONSIDERATIONS 

• Reserves Recapitalization Discussion: 

o Properties approaching 15-year mark requiring strategic planning 

o Consensus reached that setting aside funds 8 years in advance unnecessary given current housing needs 

o Plan to refinance with traditional financing rather than cash purchase 

o Estimated balloon payment between $12-18 million for reserves 

• STR Fund Strategic Deployment: 

o Discussion of leveraging STR funds similar to LIHTC (Low-Income Housing Tax Credit) program 

o Proposal to work with city council on more strategic deployment of affordable housing funds 

o Focus on low-income rental development identified as highest priority need 

5. COTTONWOODS DEVELOPMENT AGREEMENT NEGOTIATIONS 

• Current Challenges: 

o Developer proposing restructured fee arrangement moving from profit-sharing to fixed development fee 

o Request for additional $5 million STR funds ($10 million total) with $5 million as forgivable loan 

o Proposal increases development budget by $2 million to guarantee developer fee 

• Strategic Options Under Review: 

o Moving Phase Two costs to appropriate project phase to improve Phase One economics 

o Reducing guaranteed developer fee from proposed $2 million 

o Maintaining focus on Phase One completion before Phase Two commitments 

o Exploring fixed-fee structure for future projects to improve Housing Authority control 
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• Areas of Agreement: 

o Need to complete Phase One successfully before Phase Two decisions 

o Importance of maintaining affordability metrics 

o Value of established relationships while ensuring appropriate project controls 

6. ACTION ITEMS AND FOLLOW-UP 

• Budget Presentation: Prepare streamlined version for board presentation with key highlights rather than detailed 

line-item review 

• Cottonwoods Negotiations: Continue discussions on development fee structure and Phase Two cost allocations 

• Strategic Planning: Develop proposal for city council on strategic STR fund deployment using LIHTC model 

principles 

• Capital Planning: Integrate housing needs assessment findings into future project prioritization 

• 2026 Budget Timeline:  

o August: Draft budget review by finance committee 

o September: Complete budget review by committee 

o October: Board presentation 

o November: Final board approval 

o December: Mill levy allocation completion 


