YAMPA VALLEY HOUSING AUTHORITY
DEVELOPMENT MEETING MINUTES
JULY 24,2024

Team members present included: Kathi Meyer, Leah Wood, Reese Freeman, Patrick Phillips, Lou Tortora, Cole
Hewitt, Jason Peasley, Elliot Lawrence, Emily Katzman, Sandy Jacobs, and Mandy Tomassetti. Minutes prepared via
Al with formatting edits by Kristy Marshall with formatting edits for ADA compliance by Sarah Newman.

Key Topics Discussed:

1. PROJECT PROFORMAS FOR MID VALLEY PHASE TWO

e The meeting focused on discussing two scenarios for the Mid Valley Phase Two project: an all-for-sale model and
an all-for-rent model. The group analyzed the financial implications, community needs, and strategic

considerations for each option.
e All-For-Sale Model:
o 150 units for sale
o $75 million project

o $8 million STR grant, $4.3 million from Prop 123 funds

0]

$6 million equity contribution (split between YVHA and developer)

o Concerns raised about the housing authority's ability to contribute $2.94 million without going into

negative cash flow
e All-For-Rent Model:
o 150 rental units
o $8 million STR grant to reduce rent targets
o $300,000 equity contribution from YVHA

o HUD 221 D4 loan product for construction to permanent financing
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o Higher developer returns, raising concerns about justifying public subsidies

2. MARKET ANALYSIS AND COMMUNITY NEEDS

o The group discussed recent market analysis from EPS, highlighting:

o Approximately 700 units in development in Steamboat Springs, Hayden, and Craig

o Majority of new units are rentals or high-end ownership products

o Gap identified in affordable ownership options

o Concern about potential rental market saturation

. HYBRID APPROACH CONSIDERATION

W

The group leaned towards a hybrid model for Phase Two:

o Convert the smaller building (63 units) to for-sale. Keep the larger building (87 units) as rental

o This approach allows for flexibility and risk mitigation

4. FINANCIAL CONSIDERATIONS

Discussion on the impact of different scenarios on YVHA's cash flow and development fund

Concerns about going negative in cash-on-hand with the all-for-sale model

Exploration of phased equity investment to manage cash flow

5. AMITARGETING AND PRODUCT MIX

Suggestion to allocate higher AMI targets to for-sale units and lower AMI targets to rental units

Discussion on using returns from for-sale units to potentially subsidize lower rents in rental units

Consideration of LIHTC (Low Income Housing Tax Credit) component for the rental portion

AREAS OF AGREEMENT:
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e The hybrid approach seems most favorable, allowing for flexibility and risk mitigation.

o Need to balance community needs (more ownership options) with financial sustainability for YVHA.

e Importance of differentiating YVHA's offerings from other workforce housing in the market.

AREAS OF CONFLICT/CONCERN:

e Uncertainty about market absorption for a large number of for-sale units.

e Concerns about high developer returns in the all-for-rent scenario and justifying public subsidies.

e Balancing the need for lower AMI rentals with financial feasibility.

FOLLOW-UP ITEMS:

e Jasonto discuss hybrid approach with Todd (developer partner) in upcoming meeting.

e Explore possibilities of phased equity investment to manage YVHA's cash flow.

e Request EPS to provide opinion on marketability of for-sale product in a rental/for-sale hybrid scenario.

e Develop more detailed proforma for hybrid scenario.

e Investigate potential for LIHTC component in the rental portion of the project.

FUTURE TOPICS TO ADDRESS:

e Finalize AMI targeting strategy for hybrid model.

o Develop strategy for buyer education and preparation, especially for deed-restricted properties.

e Continue monitoring market conditions and absorption rates of other projects in the area.

e Explore potential pivots for Phase Two B based on market response to initial phases.

e The meeting concluded with a general consensus that the hybrid approach provides the best balance of meeting

community needs, managing financial risk, and maintaining flexibility for future market conditions.
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