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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

JULY 31, 2024  

Team members present included: Patrick Phillips, Lou Tortora, Jason Peasley, Elliot Lawrence, Emily Katzman, Bob 
Schneider, Brad Calvert with the City of Steamboat Springs, and Patricia Hesch with the USFS. Minutes prepared 
via AI with formatting edits by Kristy Marshall with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. LONETREE INTERVIEW  

• 1. Project Overview and Team Introductions 

o The meeting began with introductions from the Housing Authority, development team, financial advisors, 

and US Forest Service representative. 

o The project involves developing housing on Forest Service land through a leasing process. 

• 2. Forest Service Lease Process 

o The team discussed the complexity of the Forest Service leasing process and the September 30, 2024 

deadline for securing the lease. 

o The development team has experience with similar projects, particularly the Dillon Forest Service site. 

o Concerns were raised about the tight timeline and the potential need for lease modifications to 

accommodate HUD financing. 

• 3. Financing Options 

o The team explored various financing options, including HUD financing and conventional financing. 

o HUD financing may require modifications to the Forest Service lease, which could be challenging. 

o Bond financing was discussed as an alternative, with pros and cons debated. 

• 4. Construction Costs and Design 
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o The development team presented their approach to estimating construction costs and their experience 

with similar projects. 

o They discussed sustainability features and health equity considerations in the design. 

o The team proposed some modifications to the original site plan to optimize the project. 

• 5. AMI Mix and Affordability 

o The development team proposed a different AMI mix than originally suggested, aiming to optimize financial 

feasibility while still addressing affordability needs. 

o Discussion ensued about balancing affordability with financial viability. 

• 6. Funding Sources 

o The team discussed various potential funding sources, including Prop 123 and other state programs. 

o Concerns were raised about the feasibility of securing some of the proposed funding amounts. 

• 7. Project Timeline and Risk 

o The group acknowledged that meeting the September 30, 2024 lease deadline is unlikely. 

o Discussion focused on how to proceed with project planning given the uncertainty around the leasing 

authority. 

• Areas of Agreement: 

o The need for flexibility in project planning given the uncertain timeline. 

o The importance of optimizing the AMI mix to balance affordability and financial feasibility. 

o The value of the development team's experience with similar projects. 

• Areas of Conflict/Concern: 

o The feasibility of securing proposed funding amounts, particularly from Prop 123. 

o The potential challenges in modifying the Forest Service lease to accommodate HUD financing. 
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o The risk involved in proceeding with project planning without guaranteed site control. 

• Potential Follow-up Items: 

o Obtain more detailed information about Prop 123 funding requirements and return expectations. 

o Explore the possibility of conventional financing as an alternative to bond financing. 

o Investigate the feasibility of lease modifications with the Forest Service. 

o Develop a more detailed plan for project advancement in the likely event that the September 30 deadline 

is not met. 

• Potential Future Topics to Address: 

o Refine the AMI mix and affordability strategy. 

o Further explore financing options and their implications for project structure. 

o Develop a risk mitigation strategy for proceeding with project planning without guaranteed site control. 

o Discuss potential modifications to the site plan and unit mix. 

• The discussion after the first interview concluded with an understanding that while the project faces significant 

challenges, particularly around timing and financing, there is strong commitment from all parties to find a path 

forward. The development team's experience and flexibility were seen as valuable assets in navigating the 

complex process ahead. 

2. ULYSSES INTERVIEW 

• 1. Team Introductions and Background 

o Ulysses Development Group: Denver-based affordable housing developer founded in 2021 

o Cushing Terrell: Integrated architecture and engineering firm 

o Shaw Construction: Experienced in workforce and affordable housing in mountain communities 

• 2. Project Details and Site Plan 
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o 86-unit base plan on Forest Service property 

o Potential expansion to 100 units by utilizing adjacent Yampa Valley Bank property 

o Discussion on site constraints, topography, and design considerations 

• 3. Construction Costs and Estimates 

o Shaw Construction provided detailed takeoff and historical data 

o Emphasis on realistic budgeting and thorough cost estimates 

o Recent experience with Colorado Mountain College housing projects 

• 4. Financing and Funding Strategies 

o Discussion on bond financing vs. conventional financing 

o Exploration of Prop 123 funding and other state resources 

o Gap in financing identified (approximately $21 million) 

o Concerns raised about the feasibility of returning Prop 123 equity 

• 5. Sustainability and Design Goals 

o Commitment to Enterprise Green Communities criteria 

o Incorporation of health equity and sustainability features 

o Discussion on electrification, EV charging, and energy efficiency measures 

• 6. Forest Service Lease Process 

o Current lease authority expires on September 30, 2024 

o Expectation of new legislation to continue the leasing program 

o Detailed requirements for appraisal process discussed 

• 7. Risk Assessment and Project Advancement 
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o Discussion on the team's willingness to invest in project development prior to securing site control 

o Exploration of strategies to mitigate risk and share costs 

• 8. Asset Management and Long-term Partnership 

o Brief mention of potential asset management partnership with YVHA 

o Discussion on long-term commitment and operational considerations 

• Areas of Agreement: 

o Commitment to developing affordable housing in Steamboat Springs 

o Importance of sustainability and community integration in design 

o Willingness to explore various financing options to make the project feasible 

• Areas of Concern/Conflict: 

o Uncertainty around lease authority and timeline 

o Feasibility of proposed financing structure, particularly the use of Prop 123 funds 

o Risk associated with investing in project development without guaranteed site control 

• Potential Follow-up Items: 

o Obtain and distribute the Forest Service's detailed requirements for the appraisal process 

o Further exploration of Prop 123 funding requirements and return expectations 

o Clarification on asset management partnership possibilities 

o Continued dialogue with state representatives about potential funding sources 

o Refinement of pro forma and exploration of alternative financing structures 

• Potential Future Topics to Address: 

o Detailed design review and optimization of site plan 
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o Exploration of conventional financing options and their implications 

o Strategies for community engagement and stakeholder input 

o Further discussion on risk mitigation and cost-sharing approaches 

o Clarification on decision-making processes and roles in long-term asset management 

• The meeting provided a comprehensive overview of the proposed Hilltop affordable housing project, highlighting 

the team's experience, design considerations, and financial challenges. While there is strong commitment to the 

project, significant work remains to resolve financing uncertainties and mitigate risks associated with the Forest 

Service lease process. 


