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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

AUGUST 1, 2024  

Team members present included: Patrick Phillips, Lou Tortora, Kathi Meyer, Cole Hewitt, 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. TWG INTERVIEW 

• Financing Approach: 

o TWG presented a diverse funding stack including federal energy tax credits, fee waivers, private loans, 

MIAP funding, Prop 123, and local funding. 

o They emphasized flexibility and creativity in sourcing funds, mentioning experience with various programs 

including congressional appropriations. 

o TWG expressed confidence in their ability to secure funding, citing their volume of deals and relationships 

with financiers. 

• 2. Middle Income Housing Tax Credit Program: 

o TWG acknowledged uncertainties but expressed optimism about the program. 

o They've submitted applications in the first equity round and are prepared for future rounds. 

• 3. Project Risks and Guarantees: 

o TWG expressed willingness to take on pre-development risks and costs. 

o They mentioned using bridge loans for pre-development expenses. 

o The team didn't explicitly address full project guarantees, which was noted as a concern during the 

debrief. 
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• 4. Site Planning and Design: 

o TWG reviewed the provided site plan and found no major concerns. 

o They didn't present their own architectural vision, which was noted as a weakness during the debrief. 

• 5. Sustainability and Health Equity: 

o TWG presented a list of sustainability measures included in their base costs. 

o They expressed openness to exploring additional measures, including geothermal, though noting potential 

cost prohibitions. 

• 6. Property Management: 

o TWG offered flexibility in property management approach, willing to self-manage or work with local 

partners. 

o They mentioned having an in-house compliance director for oversight. 

• 7. Forest Service Lease: 

o TWG expressed comfort with the proposed lease terms and their ability to work within those constraints. 

o They suggested they could find investors comfortable with the lease structure. 

• 8. Local Involvement and Understanding: 

o TWG mentioned some local connections and expressed enthusiasm for the project, though the debrief 

noted a lack of specific excitement for this particular development. 

DEBRIEF DISCUSSION: 

• 1. Overall Impression: 

o The group found TWG to be resourceful, straightforward, and flexible. 

o Concerns were raised about the lack of specificity in their proposal and presentation. 

• 2. Financial Capability: 
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o The team's size and experience were seen as positives for sourcing funding. 

o Questions were raised about their understanding of the project's complexity. 

• 3. Project Commitment: 

o The group noted TWG's approach seemed more transactional than partnership-oriented. 

o Lack of specific architectural vision or excitement for this particular project was highlighted. 

• 4. Technical Concerns: 

o The group identified potential issues with TWG's operating expense projections, which appeared 

significantly lower than expected. 

• Potential Follow-up Items: 

o Clarify TWG's understanding and willingness to provide full project guarantees. 

o Request more specific information about TWG's vision for the project, including architectural concepts. 

o Investigate TWG's projected operating expenses and their feasibility. 

o Discuss expectations for local involvement and project management structure. 

o The group's overall impression was mixed, with TWG ranked second among the three proposals reviewed 

so far. Their experience and financial capabilities were seen as strengths, but concerns about their 

specific commitment to this project and lack of detailed vision were noted. 

SERVITAS INTERVIEW 

• 1. Servitas Presentation and Team Introduction 

o Garrett Shartin introduced the Servitas team and their experience 

o Angel Rivera discussed company culture and client service approach 

• 2. Dillon Ranger District Project Update 

o Discussion of financing challenges and potential restructuring 



Page - 4 
August 1, 2024 

YVHA – Development 

o Possibility of switching to county housing authority ownership 

• 3. Forest Service Lease and Development Process 

o Challenges and lessons learned from previous projects 

o Strategies for meeting the September 30 deadline 

o Discussion of NEPA process and environmental assessments 

• 4. Bond Financing Proposal 

o Lee White (of D.A. Davidson) presented bond financing structure 

o Discussion of non-recourse financing and risk mitigation 

o Debate over bond issuance costs and potential savings 

• 5. Project Design and Sustainability Features 

o Geothermal heating system proposal and cost-benefit analysis 

o Discussion of design changes and architectural considerations 

• 6. Financial Pro Forma and Operating Expenses 

o Debate over operating expense assumptions 

o Discussion of capital reserves and debt service coverage 

• 7. Construction and Local Subcontractor Relationships 

o Icota's approach to self-performing and local subcontractor engagement 

• 8. Next Steps and Decision-Making Process 

o Plans for follow-up meeting with Servitas 

o Strategy for presenting to the YVHA board and educating on bond financing 

AREAS OF AGREEMENT: 
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• Servitas emerged as the preferred developer among the group 

• Interest in pursuing bond financing, pending further education and due diligence 

• Support for exploring geothermal heating system 

• Desire to maintain ownership and control of the project long-term 

• Areas of Concern/Conflict: 

o Questions about the feasibility of meeting the September 30 Forest Service deadline 

o Debate over the reasonableness of operating expense assumptions 

o Concerns about the quality of architectural designs presented 

o In depth discussion about bond financing overall and the need for YVHA to take a deep dive prior to moving 

forward with this more advanced and beneficial form of development financing  

FOLLOW-UP ITEMS: 

• Schedule follow-up meeting with Servitas for Monday or Tuesday 

• Prepare list of questions for Servitas, including property management details 

• Jason to update YVHA board in email and director's report 

• Arrange bond financing education session for development team 

• Contact Kim Weber or Butler Snow for independent bond counsel perspective 

• Request detailed slides from Servitas presentation 

• Analyze potential cash flow over 20-50 year period 

FUTURE TOPICS TO ADDRESS: 

• Detailed review of bond financing structure and risks 

• Evaluation of design changes and sustainability features 
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• Discussion of property management approach and local resources 

• Strategy for presenting bond financing concept to full YVHA board 

• Exploration of combining bond financing with other funding sources (e.g., state funds) 

• Long-term lease renewal strategy (25-50 years out) 

• he meeting concluded with general agreement to move forward with Servitas as the preferred developer, pending 

further due diligence on the bond financing proposal and clarification of project details. The group emphasized the 

need for careful consideration and education on the bond financing approach before making a final decision. 


