REGULAR MEETING OF THE
YAMPA VALLEY HOUSING AUTHORITY
BOARD OF DIRECTORS AGENDA
SEPTEMEBER 11, 2025
12:00 PM

September 4, 2025

STATE OF COLORADO, COUNTY OF ROUTT

To the Board of Directors of the Yampa Valley Housing Authority and to all Other Persons to whom it may

concern:

Notice is hereby given that a Regular Meeting of the Board of Directors of the Yampa Valley Housing Authority,
Routt County, Colorado, will be held on Thursday, September 11 at 12:00 PM in the Community Room of the Routt
County Department of Human Services Building, 135 6th Street.

Call-in Number: 1-253 215 8782
Meeting ID: 572 571 3720
Web Address: https://us02web.zoom.us/j/5725713720

Agenda is subject to change up to 24 hours before scheduled hearings.

AGENDA TOPICS

1. Call to Order and Welcome (5 minutes)
Public Comment (5 minutes)

Board Member Comment (5 minutes)

e

Consent Agenda (5 minutes)
a. Review and approval of August 14, 2025, meeting minutes
b. Review and approval of the July 2025 balance write-offs (none)
c. Review and approval of the July 2025 check register
d. Review and approval of the July 2025 financial statements

5. Staff Reports (30 Minutes)

6. Strategic Item: Cottonwoods at Mid Valley Pricing Update (45 minutes)

7. Executive Session: To be held in compliance with C.R.S. 24-6-402 (4) (e) (determining positions relative
to matters that may be subject to negotiations; developing strategy for negotiations; and instructing
negotiators) Mid Valley Partnership (30 minutes)

8. Strategic Item: USFS Hilltop — project background & update (15 minutes)

9. Upcoming committee meetings, board lead & prior month’s minutes:

a. Finance & Capital Planning Team: Cole Hewitt (Next meeting: Thursday, September 18, 2025 —

10am)

b. Property & Asset Management Team: Leah Wood (Next meeting: Wednesday, September 17, 2025

— 12pm)


https://us02web.zoom.us/j/5725713720

Development Team: Lou Tortora (Next meeting: Tuesday, September 23, 2025 — 3pm)
d. Policy & Advocacy Team: Catherine Carson (Next meeting: Wednesday, September 24, 2025 — 10
am)
Community Engagement Team: Jim Beers (Next meeting: Monday, September 22, 2025 — 3pm)
Real Estate Team: Michael Ann LaMotte (Next meetings: Friday, October 17, 2025 — 10am)
Public Partnership Team: Kathi Meyer (Next meeting: Thursday, September 18, 2025 — 8:30am)

Q o

h. Executive Team: Kathi Meyer (Next meetings: TBD)
10. Adjourn

UPCOMING BOARD MEETINGS:

October 9, 2025; Regular YVHA Board Meeting, Noon to 2 PM in the Community Room of the Routt County

Department of Human Services Building, 135 6th Street, downtown Steamboat Springs.

Please Note: All programs, services and activities of the YVHA are operated in compliance with the Americans
with Disabilities Act. If you need a special accommodation as a result of a disability, please call our office at (970)
870-0167 to coordinate your needs. Please notify us of your request at least seven (7) business days prior to the

scheduled event.



YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
August 14, 2025

Kathi Meyer, Yampa Valley Housing Authority Board President, called the special meeting of the Yampa
Valley Housing Authority to order at 12:00 p.m.

Board members participating included: Leah Wood, Catherine Carson, Cole Hewitt, Reese Freeman,
Anjelica Salinas, Jim Beers, Lou Tortora, Mark Halvorson, Jessica Valand, Patrick Phillips, Maddie Ward, Kathi

Meyer, and Dakotah McGinlay. Michael Ann LaMotte was absent.

Others present included: Elliot Lawrence, Deputy Director; Sarah Newman, Administrative Assistant;
Alyssa Cartmill, Regional Property Manager; Sandy Jacobs, Finance Director; Emily Katzman, Grants & Project
Manager; Elizabeth Hinchman, Grants Coordinator; Araceli Googins, Housing Navigator; Mandy Tomassetti,
Accountant; John Fancher, Communications and Engagement; Steve Muntean, Bob Schneider, and Dylan

Anderson (Yampa Valley Bugle). Sarah Katherman prepared the minutes.

EN RE: PUBLIC COMMENT

There was no public comment.

EN RE: BOARD MEMBER COMMENT

Angelica, noting the many comments that have been received about the YVHA leadership and board,
stated that while the Board of County Commissioners and City Council jointly appoint members to the YVHA board,
itis the YVHA board’s responsibility to evaluate the Executive Director and the Executive Director’s responsibility to
evaluate staff. She stated that it is inappropriate for issues of YVHA leadership to be discussed at City Council or
Board of County Commissioners’ hearings, or between elected officials and members of the public. She stated her

confidence in YVHA and stated that the work it does is important.

Catherine said that she had recently made comments at a City Council meeting and had stated that her
comments were solely on her own behalf. In reporting on the comments, the Pilot identified her as a member of the
YVHA board, without noting that her comments were her own and did not represent the views of the board. The

online version has been corrected; the error remains in the print edition.

Lou expressed his agreement with the comments made by Angelica. He offered that the board needs to
discuss the community’s comments and concerns and to take them seriously, but that this should be an internal
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discussion. Dakotah agreed and added that the board should discuss how to respond to the public’s questions and

criticisms.

EN RE: CONSENT AGENDA

Lou noted that the minutes of the July meeting have Kathi’s last name wrong. In addition, the signature line

needs to be updated.
The following items were presented on the consent agenda:
a. Review and approval of the July 10, 2025 meeting minutes
b. Review and approval of June 2025 balance write-offs (none)
c. Review and approval of June 2025 check register
d. Review and approval of June 2025 financial statements
MOTION

Lou moved to approve the consent agenda, items a — d, with the amendment to the July 10, 2025 meeting

minutes. Jim seconded. The motion carried unanimously.

EN RE: STAFF REPORTS

Elliot reviewed the operational and property updates as provided in the meeting materials. He added that
the OPG asset manager, Erin, is in town and that staff and members of the Property Management Team would be
meeting with her to discuss the issues cited in the meeting materials. He said that OPG has recently contracted
with a third-party landscaping company, but that many problems have not be corrected. Catherine stated that OPG
had been clear in its narrative that the amenities would be available 24/7. She stated that the current situation is
unacceptable. Lou noted that the Executive Team had discussed what recourse YVHA has to correct the situation.
He highlighted the reputational risk to YVHA of having these properties in poor condition. Kathi said that she had
responded directly to one of the citizens who had complained about the appearance and conditions at Anglers 400
and that she planned to attend the next City Council meeting to make a public comment about the situation. Cole
suggested that YVHA could step in to fix some of the smaller issues when they come up (with a threshold of

expense) and subsequently bill OPG to be reimbursed. There was general support for this idea. Elliot said that
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Mission Rock is not doing what it said it would do regarding utilizing its Denver office to respond to maintenance
and staffing needs here in Steamboat. In response to a question from Jim, Kathi said that any discussion of a loan
to OPG has been put on hold. Steve asked about successful property management models. Kathi stated that
Hillside Village and Fish Creek Mobile Home Park are well managed by YVHA, but that the investor, not YVHA,

has control over choosing the property manager for LIHTC projects.

Elliot said that 180 out of 209 applicants who had competed the Cottonwoods pre-qualification form had
been deemed eligible. He reviewed the community outreach and engagement being done to get the word out about
the Cottonwoods project. La La confirmed that the segment missing in the applicant pool so far is the 130% - 140%
of AMI group. She reviewed the upcoming presentation schedule with groups that are more likely to fall in this

income range and suggested that there would be increased interest once unit prices are set.

Jim suggested that a press release regarding the lightning strike might temper any expectations regarding
the timeline for completion of the Cottonwoods. Kathi said that if further delays occur that might significantly alter
the projected completion date, a press release would be put out. There was a discussion of potential lightning

mitigation.

Regarding the progress on the re-syndication and rehabilitation of Hillside, Elliot said that the appraisal is

expected in early September.

Elliot said that he, La La, and Emily would be attending the upcoming meeting at YVCF regarding
workforce housing. Steve explained that he and Tim Wohlgenant of YVCF had put together a meeting with
representatives of the largest employers in the area and other interested parties to discuss whether there would be
value in collaborating to create workforce housing. This meeting is the initial meeting to explore the possibility.
Angelica noted that the County and the YVRA are among the largest employers in the County. Steve said that

there was no intention to exclude the County.

Elliot noted that the meeting materials packet includes letters received from constituents and the
responses to them from YVHA. He said that in the interest of transparency these communications would continue

to be included in the board packets.

John said that in lieu of a board challenge this month he had sent board members talking points on three
topics: Brown Ranch, facts regarding the accomplishments of YVHA, and facts regarding YVHA's extended leave
policy. He said that he would send out a separate set of talking points about the results of the housing study once
EPS had completed requested additional analysis.
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There was further discussion of OPG. Leah stressed the importance of discussing the longstanding issues
with OPG in a direct and straightforward way before considering reporting them to CFHA. She outlined the
consequences that could result if the unavailable amenities are removed from the tax credits that apply to the

project. Leah noted that YVHA'’s and our community’s standards are higher than the industry standards.

EN RE: BOARD EXPECTATIONS AND CONFLICT OF INTEREST FORMS

Kathi reviewed the documents. She said that Catherine had suggested that “support” replace “obedience”
in the Fiduciary Duty section of the board expectation document. The conflict of interest forms were distributed and

signed. The expectations forms will be revised and distributed at the September meeting.

EN RE: MID-YEAR FINANCIAL REVIEW

Cole reviewed the financial presentation included in the meeting materials. He noted that while the
finances of the business-like entities and the government entities that together make up YVHA operations are
generally kept separate, the presentation includes a consolidated balance sheet and P&L to allow a high-level look
at the YVHA financial picture. He noted that the total organizational assets are over $44.5MM. Cole reviewed the
reports on the governmental entities and the business-like entities, noting that only the wholly owned properties
(Fish Creek, Hillside Village, and Whitehaven) are included in the business-like entities; the partnerships are all
included in the Development Fund. Cole noted that the Finance Team had done a thorough and detailed review of

the mid-year financial statements.

Dakotah asked about the return of the state grant. Emily reviewed that these funds were returned to the
state DOH when the $5MM in STR funds (that provided the match for the grant) were reallocated to Phase 1 of the
Cottonwoods. She said that the state was very appreciative that YVHA had returned the funds when the plans and
schedule for the project changed, allowing the funds to be used on more shovel-ready projects. Emily added that
the state had encouraged YVHA to reapply in a future grant cycle. Lou noted that the grant was specifically for
rental units, and the decision has not yet been made regarding whether Phase 2 of the Cottonwoods will be rental

or for-sale.

Dakotah asked about legal expenses related to Cottonwoods. Cole clarified that these expenses are

related to contracts, agreements, etc. that are a normal element in partnerships.

Lou asked if there was a strategy for funding YVHA operations if the mill levy is not renewed. Cole said
that there have been discussions at the committee level. Angelica noted that when the mill levy was passed the
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goal was for the contributions from the City and the County to be phased out. She stated that the contributions
have been decreased but continue. She added that the creation of a South Routt Housing Authority and the
promise of a Hayden Housing Authority (neither of which will have dedicated funding sources) will force the County

to consider its contributions to YVHA in the context of the whole County’s needs.
EN RE: BROWN RANCH DST UPDATE

Elliot provided an overview of the DST and the work it has completed so far. A detailed presentation is
included in the meeting materials and includes the results of a DST survey and the major takeaways from the DST
discussions. He stated that the last meeting of the first phase of the DST will take place on August 26. Patrick will
attend as the YVHA representative. Elliot said that a report would be issued on September 9. He said that the next
phase of DST discussions would be more technical and detailed, and include topics such as size and scale, land
planning, annexation, housing programming and design, and the pace of development and infrastructure needs.

Elliot reported that there would also be a revamp of the communications plan and the Engage Steamboat website.

Catherine recommended that when financing options are discussed, the pros and cons of different options
should be presented. In particular she cited metro districts, which can raise costs significantly for residents. She
added that while hearing participants comments is important, there should be a means of correcting factual
inaccuracies. Steve described his discussion with an opponent of Brown Ranch and critic of YVHA who seemed
open to the idea of a smaller scale project on the Brown Ranch property. He added that there seems to be tension
between the City, the County, and YVHA, and offered that all entities need to be aligned and working as a
collaborative team if anything is to get accomplished. Lou agreed. Leah asked how to enable collaboration,
highlighting the difficulty of large group discussions and the diversity of opinions on City Council. Lou stated that he
had made an outline of the critical issues and found that all parties seem to agree on most of them, but that there
are three or four issues that remain contentious. He proposed that a small group be formed to work on finding
common ground on these remaining issues. Dakotah suggested that after the report is issued on September 9, a
subset of YVHA board members & staff, City Council Housing sub-committee members, and County

representatives meet to review the findings.

EN RE: EXECUTIVE SESSION

MOTION
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Jess moved to enter executive session in compliance with C.R.S. 24-6-402 (4) (e) (determining positions
that are relevant to matters that may be subject to negotiations, developing strategies for negotiations, instructing

negotiators for the Mid-Valley Partnership). Lou seconded the motion. The motion carried unanimously.

The board entered executive session at 1:40 p.m. No minutes were taken and no decisions were made

EN RE: ADJOURNMENT
The regular meeting of the YVHA Board of Directors was adjourned at 2:00 p.m.

No further business coming before the Board, same adjourned sine die

Sarah Katherman, Minute Taker Kathi Meyer, President
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July 2025 Financial Notes:

$4,000
$3,000
$2,000

$1,000

We received a $10,000 grant from the John and Mildred Holmes Family foundation,
designated for “where it’s needed most.” Staff recommendation is to put this toward
the Whitehaven infrastructure project.

Also in grant revenue is $192,000 which was a grant reimbursement for a
Cottonwoods construction pay app.

We received 293,073 in property tax distribution. We have collected about 97% of
our mill levy for the year.

We received $25,000 from Routt County, which is the 2" half of their annual
contribution

Professional Fees in Development Fund of $47,458 is a progress payment for the
Housing Study. Total contract amount for the study, conducted by Economic &
Planning Systems, is $147,230.

Maintenance & Repair in Brown Ranch of $3,780 was for the clean up of the barn
that collapsed backin 2022. We did receive a $186k insurance payout in 2023 for
the barn.

Hillside Annual Capital Budget in July was mostly for the backflow project ($82K),
and $2,750 going toward the appraisal retainer. The appraisal will be funded by a
$10k mini-grant.

DPA Administrative Fee for $3,000 is the Prop 123 grant money implementation fee.
The grant does include a small percentage for administrative costs, to be received
when we start drawing down the funds.

Property
Accounts Receivable

Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul

= Accounts Receivable Hillside Village
= Accounts Receivable Fish Creek

= Accounts Receivable Whitehaven



Hillside Vacancy Loss compared to prior year

$16,000.00
$14,000.00
$12,000.00
$10,000.00
$8,000.00
$6,000.00
$4,000.00
$2,000.00
$-
$(2,000.00)
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i I I .I I| I‘
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YVHA
Balance Sheet

July 31, 2025
Assets
Current Assets
Cash
Wells Fargo HSV O& M xxxx3604 121,923
Wells Fargo HSV T&I xxxx3646 10,191
ColoTrust Dev 3,629,829
Wells Fargo YVHA Oper xxx6622 338,026
ColoTrust DPA 40,060
Petty Cash 113
Alpine Checking xx4827 90,636
Alpine Money Market xx4836 181,266
ColoTrust FC 359,180
ColoTrust DPA CDBG 38,256
Whitehaven Operating - MVB 71,524
Whitehaven Security Deposits MVB 10,754
Wells Fargo HSV Sec Dep xx3588 32,642
Wells Fargo HSV Res xxxx3679 72,988
Total Cash 4,997,388
Accounts Receivable
Accounts Receivable 3,201
Property Tax Receivable 57,482
A/R from Partners 10,451
Allowance for Uncollectible AR (24,800)
Total Accounts Receivable 46,334
Deposits & Escrows
Prepaid Expenses 8,670
Total Deposits & Escrows 8,670
Total Current Assets 5,052,392
Fixed Assets
Building-Hillside Village 1,820,000
Fish Creek Mobile Home Park 5,077,803
Capitalized Interest-Construct 32,381
Hillsde Exterior Additions 683,211
Hillside FF&E 9,546
Hillside Interior Additions 406,266
Land - HSV 450,000
Land Improvements - HSV 127,795
Land Improv:Irrigation System 11,162
Office Equipment 1,168
Playground Equipment 12,577
CIP Backflow Prevention System 17,585
Whitehaven Mobile Home Park 3,125,000
City Water CIP 91,812
Brown Ranch land 24,000,000
Depreciation & Amortization
Accumulated Depreciation (2,713,624)
Total Depreciation & Amortization (2,713,624)
Total Fixed Assets 33,152,682

Created on: 08/19/2025, 1:13 PM MST Page 1



YVHA
Balance Sheet

July 31, 2025
Other Assets

Lease Receivable 59,758
N/R West End Village 4,141
Right of Use Asset 273,171
Right of Use Amortization (5,055)
N/R CDBG DPA 6,541
M/R - 2752 Honeysuckle Lane 71,863
M/R - 2952 Abbey Road (J) 65,675
M/R - 2954 Abbey Rd. (W) 59,768
N/R Alpenglow 69,387
N/R Reserves 1,100,087
Investment in LLC Reserves 130
Investment in LLC Alpenglow 525,100
Investment in LLC Sunlight 1,600,000
N/R Anglers Four Hundred 2,056,667
YVHA N/R DPA 440,879
City N/R DPA 30,066
CMHC N/R 10,193
Total Other Assets 6,368,371
Total Assets 44,573,445

Created on: 08/19/2025, 1:13 PM MST Page 2



YVHA
Balance Sheet

July 31, 2025
Liabilities & Equity
Liabilities
Current Liabilities
Accounts Payable 122,820
Accrued Interest Payable 6,500
Payroll Liabilities 100,968
Security Deposits 46,561
Escrow - Jaime 3,031
Escrow - Welu (2,183)
Prepaid Revenue 29,508
457 Payable 8,937
Health Insurance Payable (1,478)
Deferred Revenue 57,482
Deferred Grant Revenue 50,000
Total Current Liabilities 422,146
Long Term Liabilities
LT Alpenglow Note Payable 35,132
Whitehaven N/P 2,381,609
CWRPDA-DWRF N/P 136,315
CWRPDA-WPCRF N/P 312,570
USDA Consolidated Loan 1,067,709
City Note - FCMHP 538,332
N/P Alpine Bank 1,567,320
Total Long Term Liabilities 6,038,987
Other Liabilities
Deferred inflow - lease receivable 59,337
Lease Payable 268,504
Total Other Liabilities 327,841
Total Liabilities 6,788,974
Equity
Retained Earnings 36,989,732
Current Net Income 794,739
Total Equity 37,784,471
Total Liabilities & Equity 44,573,445
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Assets

Current Assets

Cash
Combined cash
ColoTrust Dev
Wells Fargo YVHA Oper xxx6622
ColoTrust DPA
Petty Cash
ColoTrust DPA CDBG

Total Cash

Accounts Receivable

Accounts Receivable

Property Tax Receivable

A/R from Partners

Allowance for Uncollectible AR
Total Accounts Receivable

Deposits & Escrows
Prepaid Expenses
Total Deposits & Escrows

Total Current Assets

Fixed Assets
Brown Ranch land

Total Fixed Assets

Other Assets
Lease Receivable
N/R West End Village
Right of Use Asset
Right of Use Amortization
N/R CDBG DPA
M/R - 2752 Honeysuckle Lane
M/R - 2952 Abbey Road (J)
M/R - 2954 Abbey Rd. (W)
N/R Alpenglow

Created on: 08/19/2025, 1:21 PM MST

Governmental Funds

Balance Sheet Governmental Entities
General, Development, Brown Ranch, DPA
July 31, 2025

Development

General Fund Fund Brown Ranch DPA All Locations
120,221 (505,710) 401,761 (3,500) 12,771
0 3,629,828 0 0 3,629,829
338,026 0 0 0 338,026
0 0 0 40,060 40,060

114 0 0 0 113

0 0 0 38,256 38,257
458,361 3,124,118 401,761 74,816 4,059,056
(1,028) 0 0 0 (1,027)
0 57,482 0 0 57,481

0 10,451 0 0 10,451

0 0 0 (22,800) (22,800)
(1,028) 67,933 0 (22,800) 44,105
2,439 395 195 0 3,029
2,439 395 195 0 3,029
459,772 3,192,446 401,956 52,016 4,106,190
0 0 24,000,000 0 24,000,000

0 0 24,000,000 0 24,000,000

0 0 59,758 0 59,759

0 0 0 4,141 4,141
273,172 0 0 0 273,171
(5,056) 0 0 0 (5,056)
0 0 0 6,541 6,541
71,864 0 0 0 71,864
65,675 0 0 0 65,675
59,767 0 0 0 59,767
0 69,387 0 0 69,387
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Governmental Funds

Balance Sheet Governmental Entities
General, Development, Brown Ranch, DPA

July 31, 2025

Development
General Fund Fund Brown Ranch DPA All Locations
N/R Reserves 0 1,100,087 0 0 1,100,088
Investment in LLC Reserves 0 130 0 0 130
Investment in LLC Alpenglow 0 525,100 0 0 525,100
Investment in LLC Sunlight 0 1,600,000 0 0 1,600,000
N/R Anglers Four Hundred 0 2,056,667 0 0 2,056,666
YVHA N/R DPA 0 0 0 440,879 440,880
City N/R DPA 0 0 0 30,066 30,066
CMHC N/R 0 0 0 10,193 10,192
Total Other Assets 465,422 5,351,371 59,758 491,820 6,368,371
Total Assets 925,194 8,543,817 24,461,714 543,836 34,474,561

Created on: 08/19/2025, 1:21 PM MST Page 2



Governmental Funds

Balance Sheet Governmental Entities
General, Development, Brown Ranch, DPA

July 31, 2025
Development
General Fund Fund Brown Ranch DPA All Locations
Liabilities & Equity
Liabilities
Current Liabilities
Accounts Payable 13,240 6,124 5,284 0 24,648
Accrued Interest Payable 0 6,500 0 0 6,500
Payroll Liabilities 35,719 33,047 8,381 0 77,147
Security Deposits 0 0 3,000 0 3,000
Escrow - Jaime 3,031 0 0 0 3,031
Escrow - Welu (2,183) 0 0 0 (2,183)
Prepaid Revenue 0 0 3,289 0 3,289
457 Payable 8,937 0 0 0 8,937
Health Insurance Payable (1,478) 0 0 0 (1,478)
Deferred Revenue 0 57,482 0 0 57,482
Deferred Grant Revenue 50,000 0 0 0 50,000
Total Current Liabilities 107,266 103,153 19,954 0 230,373
Long Term Liabilities
LT Alpenglow Note Payable 0 35,132 0 0 35,132
Total Long Term Liabilities 0 35,132 0 0 35,132
Other Liabilities
Deferred inflow - lease receivable 0 0 59,337 0 59,337
Lease Payable 268,504 0 0 0 268,504
Total Other Liabilities 268,504 0 59,337 0 327,841
Total Liabilities 375,770 138,285 79,291 0 593,346
Equity
Retained Earnings 488,918 7,745,149 24,343,996 583,327 33,161,390
Current Net Income 60,506 660,383 38,427 (39,491) 719,825
Total Equity 549,424 8,405,532 24,382,423 543,836 33,881,215
Total Liabilities & Equity 925,194 8,543,817 24,461,714 543,836 34,474,561

Created on: 08/19/2025, 1:21 PM MST Page 3



Business Funds

Balance Sheet Business-Type Entities
Hillside Village, Fish Creek, Whitehaven

Created on: 08/19/2025, 1:22 PM MST

July 31, 2025
Hillside Village Fish Creek Whitehaven All Locations
Assets
Current Assets
Cash
Combined cash (7,672) (3,669) (1,430) (12,771)
Wells Fargo HSV O& M xxxx3604 121,923 0 0 121,922
Wells Fargo HSV T&l xxxx3646 10,191 0 0 10,192
Alpine Checking xx4827 0 90,635 0 90,636
Alpine Money Market xx4836 0 181,267 0 181,266
ColoTrust FC 0 359,179 0 359,179
Whitehaven Operating - MVB 0 0 71,524 71,524
Whitehaven Security Deposits MVB 0 0 10,754 10,754
Wells Fargo HSV Sec Dep xx3588 32,643 0 0 32,642
Wells Fargo HSV Res xxxx3679 72,988 0 0 72,989
Total Cash 230,073 627,412 80,848 938,333
Accounts Receivable
Accounts Receivable 2,877 576 775 4,228
Allowance for Uncollectible AR (1,000) (1,000) 0 (2,000)
Total Accounts Receivable 1,877 (424) 775 2,228
Deposits & Escrows
Prepaid Expenses 0 5,599 42 5,641
Total Deposits & Escrows 0 5,599 42 5,641
Total Current Assets 231,950 632,587 81,665 946,202
Fixed Assets
Building-Hillside Village 1,820,000 0 0 1,820,000
Fish Creek Mobile Home Park 0 5,077,803 0 5,077,803
Capitalized Interest-Construct 32,381 0 0 32,381
Hillsde Exterior Additions 683,210 0 0 683,210
Hillside FF&E 9,547 0 0 9,547
Hillside Interior Additions 406,266 0 0 406,266
Land - HSV 450,000 0 0 450,000
Land Improvements - HSV 127,794 0 0 127,795
Land Improv:Irrigation System 11,162 0 0 11,162
Office Equipment 1,168 0 0 1,167
Playground Equipment 12,577 0 0 12,577
CIP Backflow Prevention System 17,586 0 0 17,586
Whitehaven Mobile Home Park 0 0 3,125,000 3,125,000
City Water CIP 0 0 91,812 91,812
Depreciation & Amortization
Accumulated Depreciation (2,382,821) (330,803) 0 (2,713,625)
Total Depreciation & Amortization (2,382,821) (330,803) 0 (2,713,625)
Total Fixed Assets 1,188,870 4,747,000 3,216,812 9,152,681
Total Assets 1,420,820 5,379,587 3,298,477 10,098,883
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Business Funds

Balance Sheet Business-Type Entities
Hillside Village, Fish Creek, Whitehaven

July 31, 2025
Hillside Village Fish Creek Whitehaven All Locations
Liabilities & Equity
Liabilities
Current Liabilities
Accounts Payable 83,647 12,786 1,739 98,172
Payroll Liabilities 21,906 1,637 279 23,822
Security Deposits 32,810 0 10,750 43,560
Prepaid Revenue 3,518 15,478 7,223 26,219
Total Current Liabilities 141,881 29,901 19,991 191,773
Long Term Liabilities
Whitehaven N/P 0 0 2,381,609 2,381,609
CWRPDA-DWRF N/P 0 136,316 0 136,315
CWRPDA-WPCRF N/P 0 312,570 0 312,570
USDA Consolidated Loan 1,067,709 0 0 1,067,709
City Note - FCMHP 0 538,332 0 538,332
N/P Alpine Bank 0 1,567,320 0 1,567,320
Total Long Term Liabilities 1,067,709 2,554,538 2,381,609 6,003,855
Total Liabilities 1,209,590 2,584,439 2,401,600 6,195,628
Equity
Retained Earnings 155,060 2,788,562 884,720 3,828,342
Current Net Income 56,170 6,586 12,157 74,913
Total Equity 211,230 2,795,148 896,877 3,903,255
Total Liabilities & Equity 1,420,820 5,379,587 3,298,477 10,098,883

Created on: 08/19/2025, 1:22 PM MST
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YVHA

Annual Budget Comparison
July 31, 2025

Month Ending Year Ending

Year to Date Current Year

Month Ending 07/31/2025 Month Ending 07/31/2025 07/31/2025 12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff
Income
Rental Income
4401 - Rental Income & Lot Rents 80,012 110,584 0.72 (30,571) 637,523 1,327,003 0.55 (601,063)
4402 - Subsidy Rent Income 31,490 0 0.00 31,490 142,133 0 0.00 162,205
4403 - Application Fees Received 155 700 0.22 (545) 720 8,400 0.09 (7,680)
4404 - Laundry and Vending 635 416 1.52 218 4,235 5,000 0.85 (765)
4406 - Tenant Charges 261 675 0.39 (414) 2,775 8,100 0.39 (4,971)
Total Rental Income 112,553 112,375 1.00 178 787,386 1,348,503 0.66 (452,274)
Vacancy, Losses & Concessions
4408 - Vacancy Loss 1 (1,570) 0.00 1,572 (2,695) (18,847) 0.18 15,361
4415 - Concessions/On-Site Mgt (347) (365) 0.95 17 (2,433) (4,378) 0.63 1,598
Total Vacancy, Losses & Concessions (346) (1,935) 0.18 1,589 (5,128) (23,225) 0.27 16,959
Net Rental Income 112,207 110,440 1.02 1,767 782,258 1,325,278 0.67 (435,315)
Management Income
4050 - Distribution from Partnerships 0 10,975 0.00 (10,976) 28,911 131,706 0.22 (102,795)
4190 - FCMHP Mgt Fee 3,084 3,085 1.00 0 21,590 37,012 0.58 (15,422)
4191 - HSV Mgt Fee 4,698 4,869 0.96 (170) 32,886 58,427 0.56 (25,541)
4192 - Whitehaven Management Fee 1,171 1,171 1.00 0 8,196 14,051 0.58 (5,854)
Total Management Income 8,953 20,100 0.45 (11,146) 91,583 241,196 0.38 (149,612)
Service Related Income
4180 - Commissions Real Estate 0 3,847 0.00 (3,848) 0 46,172 0.00 (46,173)
Total Service Related Income 0 3,847 0.00 (3,848) 0 46,172 0.00 (46,173)
Financial Income
4010 - CDBG RLF Principal 31 30 1.04 1 186 352 0.62 (135)
4012 - CDBG RLF Interest 25 26 0.96 @) 152 323 0.55 (145)
4020 - Principal WEV 0 36 0.00 (36) 150 432 0.35 (282)
4024 - Principal CMHC 125 125 1.00 0 23,400 1,495 15.74 22,029
4025 - Grants 201,972 1,833 110.17 200,138 993,407 12,667,006 0.08 (11,672,60
0)
4026 - Principal YVHA 0 834 0.00 (833) 0 10,000 2.00 10,000
4035 - Property Tax Revenue 293,073 136,030 2.15 157,044 1,578,691 1,632,361 0.97 (53,671)
4036 - Interest on taxes 244 25 9.76 219 443 300 1.48 143
4038 - Interest Income 15,729 11,904 1.32 3,824 92,644 142,849 0.65 (50,084)
4040 - Specific Ownership 0 7,083 0.00 (7,084) 41,074 85,000 0.48 (43,926)
4060 - URA Backfill 0 7,000 0.00 (7,000) 39,212 84,000 0.47 (44,788)
4150 - Contribution Routt County 25,000 4,167 6.00 20,834 50,000 50,000 1.00 @)
4155 - Contribution City SBS 0 4,167 0.00 (4,167) 50,000 50,000 1.00 0
4170 - Mortgage Income 1,041 1,042 1.00 1) 7,292 12,508 0.67 (4,174)

Created on: 08/19/2025, 2:26 PM MST
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YVHA

Annual Budget Comparison
July 31, 2025

Month Ending Year Ending

Marketing Expenses

Created on: 08/19/2025, 2:26 PM MST

Year to Date

Current Year

Month Ending 07/31/2025 Month Ending 07/31/2025 07/31/2025 12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff
4505 - DPA Interest 0 333 0.00 (333) 0 4,000 0.00 (4,000)
Total Financial Income 537,240 174,635 3.08 362,605 2,876,651 14,740,626 0.20 (11,841,63
4)
Other Income
4030 - Miscellaneous Income 0 21 0.00 (21) 7,676 250 30.71 7,426
4198 - Transfer from Dev Fund 222,000 75,000 2.96 147,000 572,000 922,248 0.62 (350,248)
4501 - Transfer from Reserve 0 0 0.00 0 112,500 112,500 1.00 0
Total Other Income 222,000 75,021 2.96 146,979 692,176 1,034,998 0.67 (342,822)
Total Income 880,400 384,043 2.29 496,357 4,442,668 17,388,270 0.26 (12,815,55
6)
Expenses
Payroll & Related
5000 - Payroll 101,768 93,845 1.08 (7,923) 655,277 1,126,141 0.62 426,907
5050 - Employee Benefit 13,969 15,751 0.89 1,782 105,463 189,011 0.56 83,547
5055 - Retirement Program 6,322 5,631 1.12 (691) 41,706 67,568 0.66 23,073
5090 - Payroll Taxes 8,733 9,156 0.95 422 57,655 109,873 0.56 48,427
5095 - Worker's Compensation 1,883 1,508 1.25 (374) 7,264 18,104 0.51 8,957
6201 - Maintenance & Repairs Payroll 7,348 7,148 1.03 (200) 50,425 85,770 0.63 31,772
Total Payroll & Related 140,023 133,039 1.05 (6,984) 917,790 1,596,467 0.61 622,683
Administrative Expenses
5015 - Administrative Fee 3,000 217 13.85 (2,783) 5,500 2,600 2.12 (2,900)
5020 - Miscellaneous Expense 0 0 0.00 0 5 0 0.00 (5)
6535 - Treasurer's Fees 8,800 4,097 2.15 (4,703) 47,375 49,170 0.96 1,794
6820 - Office Supplies 292 262 1.11 (30) 1,558 3,140 0.60 1,269
6830 - Telephone, Internet 711 682 1.04 (30) 4,882 8,181 0.65 2,891
6835 - Training & Travel 2,383 4,475 0.53 2,093 15,333 53,700 0.29 38,029
6839 - Meals & Mileage 768 958 0.80 190 2,838 11,500 0.25 8,662
6840 - General & Administrative 359 572 0.63 213 3,353 6,862 0.54 3,168
6842 - Postage and Delivery 0 34 0.00 34 20 410 0.05 390
6853 - Bank Service Fees 29 232 0.12 204 227 2,788 0.08 2,560
6865 - Dues and Memberships 1,130 1,008 1.12 (124) 7,315 12,090 0.61 4,776
6878 - Computer Maintenance 807 2,083 0.39 1,277 7,192 25,000 0.29 17,748
6879 - Software Maintenance Agreement 1,976 2,527 0.78 550 33,414 30,320 1.11 (3,228)
6882 - Board Expense, Steering Committee 561 572 0.98 11 3,818 6,866 0.56 3,048
6915 - Due Diligence 0 833 0.00 834 2,117 10,000 0.21 7,883
6920 - Legal Fees 0 5,200 0.00 5,200 6,353 62,400 0.10 55,987
Total Administrative Expenses 20,816 23,752 0.88 2,936 141,300 285,027 0.50 142,072
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YVHA

Annual Budget Comparison
July 31, 2025

Month Ending Year Ending

Year to Date Current Year

Month Ending 07/31/2025 Month Ending 07/31/2025 07/31/2025 12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff
6843 - Website Maintenance & Upgrade 2,940 2,527 1.16 (414) 8,809 30,320 0.30 21,091
6857 - Marketing - Communications 105 2,358 0.04 2,254 853 28,300 0.03 27,447
6870 - Advertising 0 1,075 0.00 1,075 1,524 12,900 0.12 11,376
6875 - Home Buyer Education 0 125 0.00 125 0 1,500 0.00 1,500
Total Marketing Expenses 3,045 6,085 0.50 3,040 11,186 73,020 0.16 61,414
Utilities
6501 - Electricity 983 1,067 0.92 84 6,212 12,804 0.54 5,918
6502 - Water 12,831 4,793 2.68 (8,038) 34,590 57,076 0.66 19,396
6503 - Sewer 7,639 4,585 1.67 (3,054) 29,078 55,016 0.59 22,487
6504 - Garbage & Trash Removal 657 4,743 0.14 4,086 30,930 56,916 0.54 25,986
Total Utilities 22,110 15,188 1.46 (6,922) 100,810 181,812 0.59 73,787
Operating & Maintenance Expenses
6545 - Contract Realtor 0 1,924 0.00 1,923 0 23,086 0.00 23,086
6555 - Professional Fees 47,458 28,500 1.67 (18,957) 156,930 342,000 0.50 170,869
6720 - HOA Fees 0 701 0.00 701 10,252 8,416 1.22 (1,836)
6810 - Office Space & Utilities 4,808 4,838 0.99 30 37,903 58,050 0.65 20,146
6813 - Railroad License 0 879 0.00 879 10,295 10,556 0.98 262
6862 - Contract Labor 1,150 1,922 0.60 772 9,686 23,060 0.45 12,774
6871 - Park Improvements 0 83 0.00 83 0 1,000 0.00 1,000
6872 - Furniture & Equipment Expense 918 375 2.45 (542) 5,813 4,500 1.33 (1,485)
6883 - Balance Write Off 0 250 0.00 250 350 3,000 0.12 2,650
7117 - Project Auditing Expense 0 1,956 0.00 1,955 0 23,467 0.00 23,467
7195 - Manager Unit Rent 1,021 1,021 1.00 0 7,147 12,253 0.58 5,106
7250 - Engineering/Surveying 0 8,333 0.00 8,334 15,945 100,000 0.16 83,830
Total Operating & Maintenance Expenses 55,355 50,782 1.09 (4,572) 254,321 609,388 0.44 339,869
Maintenance & Repairs
6202 - Maintenance Supplies 346 1,442 0.24 1,094 4,377 17,300 0.25 12,892
6203 - Maintenance & Repairs Contract 3,780 2,542 1.49 (1,238) 14,581 30,500 0.49 15,594
6204 - Painting 0 500 0.00 500 226 6,000 0.04 5,774
6205 - Snow Removal 0 8,041 0.00 8,042 60,573 96,500 0.63 35,927
6207 - Grounds 1,388 2,265 0.61 876 8,006 27,172 0.29 19,167
6208 - Cleaning 203 416 0.49 214 202 5,000 0.04 4,797
Total Maintenance & Repairs 5717 15,206 0.38 9,488 87,965 182,472 0.48 94,151
Management Fees
6860 - Management Fee 8,953 8,953 1.00 0 62,673 107,439 0.58 44,766
Total Management Fees 8,953 8,953 1.00 0 62,673 107,439 0.58 44,766
Taxes & Insurance
6850 - Insurance 13,054 5,006 2.61 (8,048) 42,652 60,064 0.71 17,412
Total Taxes & Insurance 13,054 5,006 2.61 (8,048) 42,652 60,064 0.71 17,412
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YVHA
Annual Budget Comparison

July 31, 2025
Month Ending Year Ending
Year to Date  Current Year
Month Ending 07/31/2025 Month Ending 07/31/2025 07/31/2025 12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff
Service Related Expenses
5010 - Direct Assistance 0 26,666 0.00 26,666 85,000 320,000 0.27 235,000
Total Service Related Expenses 0 26,666 0.00 26,666 85,000 320,000 0.27 235,000
Total Operating Expenses 269,073 284,677 0.95 15,604 1,703,697 3,415,689 0.52 1,631,154
Net Operating Income (Loss) 611,327 99,366 6.15 511,961 2,738,971 13,972,581 0.20 (11,184,40
2)
Non-Operating Expenses
Capital Expeditures
6210 - Annual Capital Budget 85,392 9,375 9.11 (76,017) 131,582 112,500 1.17 (19,082)
6885 - Capital Outlay 3,226 948,334 0.00 945,108 999,310 12,460,000 0.08 11,456,441
Total Capital Expeditures 88,618 957,709 0.09 869,091 1,130,892 12,572,500 0.09 11,437,359
Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497 5,531 0.45 3,035 17,479 66,380 0.26 48,901
5102 - USDA Overage 1,048 1,571 0.67 522 5,953 18,847 0.27 13,767
6710 - Interest Payments 15,204 10,878 1.40 (4,326) 78,833 130,533 0.64 46,673
6712 - Principal Payments 18,183 16,400 1.11 (1,783) 128,387 196,805 0.68 63,475
Total Debt Services 36,932 34,380 1.07 (2,552) 230,652 412,565 0.58 172,816
Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,482 1,482 1.00 0 10,373 17,781 0.58 7,409
6565 - Transfer to General Fund 200,000 54,500 3.67 (145,500) 400,000 654,000 0.61 254,000
6567 - Transfer to Hillside Village 0 0 0.00 0 316 0 0.00 (316)
6568 - Transfer to Whitehaven 22,000 0 0.00 (22,000) 22,000 22,000 1.00 0
6570 - Transfer to Brown Ranch 0 20,833 0.00 20,833 150,000 250,000 0.60 100,000
Total Other Non-Operating Expenses 223,482 76,815 2.91 (146,667) 582,689 943,781 0.62 361,093
Total Non-Operating Expenses 349,032 1,068,904 0.33 719,872 1,944,233 13,928,846 0.14 11,971,268
Net Income (Loss) 262,295 (969,538) (0.27) 1,231,833 794,738 43,735 18.99 786,866
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Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
July 31, 2025

6882 - Board Expense, Steering Commit-

Created on: 08/19/2025, 3:55 PM MST

2,974

844

General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date
07/31/2025 07/31/2025 07/31/2025 07/31/2025 07/31/2025
Actual Actual Actual Actual Actual
Current Net Income
Net Operating Income (Loss)
Income
Net Rental Income
Rental Income
4401 - Rental Income & Lot Rents 0 0 7,534 0 7,534
4403 - Application Fees Received 250 0 0 0 250
Total Rental Income 250 0 7,534 0 7,784
Net Rental Income 250 0 7,534 0 7,784
Management Income
4050 - Distribution from Partnerships 0 28,910 0 0 28,910
4190 - FCMHP Mgt Fee 21,590 0 0 0 21,590
4191 - HSV Mgt Fee 32,886 0 0 0 32,886
4192 - Whitehaven Management Fee 8,197 0 0 0 8,197
Total Management Income 62,673 28,910 0 0 91,583
Financial Income
4010 - CDBG RLF Principal 0 0 0 185 185
4012 - CDBG RLF Interest 0 0 0 153 153
4020 - Principal WEV 0 0 0 150 150
4024 - Principal CMHC 0 0 0 23,400 23,399
4025 - Grants 21,000 932,842 2,509 0 956,352
4035 - Property Tax Revenue 0 1,578,690 0 0 1,578,690
4036 - Interest on taxes 0 444 0 0 444
4038 - Interest Income 13 79,540 0 2,127 81,681
4040 - Specific Ownership 0 41,075 0 0 41,074
4060 - URA Backfill 0 39,211 0 0 39,212
4150 - Contribution Routt County 50,000 0 0 0 50,000
4155 - Contribution City SBS 50,000 0 0 0 50,000
4170 - Mortgage Income 7,292 0 0 0 7,291
Total Financial Income 128,305 2,671,802 2,509 26,015 2,828,631
Other Income
4030 - Miscellaneous Income 825 6,294 0 0 7,119
4198 - Transfer from Dev Fund 400,000 0 150,000 0 550,000
Total Other Income 400,825 6,294 150,000 0 557,119
Total Income 592,053 2,707,006 160,043 26,015 3,485,117
Expenses
Payroll & Related
5000 - Payroll 305,602 235,277 60,175 0 601,055
5050 - Employee Benefit 55,171 25,379 7,640 0 88,190
5055 - Retirement Program 18,069 14,180 3,227 0 35,476
5090 - Payroll Taxes 25,014 19,049 4,926 0 48,988
5095 - Worker's Compensation 3,383 2,231 611 0 6,224
Total Payroll & Related 407,239 296,116 76,579 0 779,933
Administrative Expenses
5015 - Administrative Fee 0 0 0 5,500 5,500
6535 - Treasurer's Fees 0 47,375 0 0 47,376
6820 - Office Supplies 1,167 0 0 0 1,167
6830 - Telephone, Internet 3,483 0 0 0 3,484
6835 - Training & Travel 14,001 1,233 0 0 15,233
6839 - Meals & Mileage 2,320 0 57 0 2,377
6840 - General & Administrative 3,036 24 (110) 0 2,950
6842 - Postage and Delivery 0 0 0 6 6
6853 - Bank Service Fees 179 2 0 0 181
6865 - Dues and Memberships 4,719 874 0 0 5,592
6878 - Computer Maintenance 6,966 0 0 0 6,966
6879 - Software Maintenance Agreement 19,499 1,886 1,114 0 22,501
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tee
6915 - Due Diligence
6920 - Legal Fees
Total Administrative Expenses
Marketing Expenses
6843 - Website Maintenance & Upgrade
6857 - Marketing - Communications
6870 - Advertising
Total Marketing Expenses
Utilities
6501 - Electricity
6502 - Water
Total Utilities
Operating & Maintenance Expenses
6555 - Professional Fees
6720 - HOA Fees
6810 - Office Space & Utilities
6862 - Contract Labor
6872 - Furniture & Equipment Expense
7250 - Engineering/Surveying
Total Operating & Maintenance Ex-
penses
Maintenance & Repairs
6203 - Maintenance & Repairs Contract
6205 - Snow Removal
Total Maintenance & Repairs
Taxes & Insurance
6850 - Insurance
Total Taxes & Insurance
Service Related Expenses
5010 - Direct Assistance
Total Service Related Expenses
Total Operating Expenses
Net Operating Income (Loss)
Non-Operating Expenses
Capital Expeditures
6885 - Capital Outlay
Total Capital Expeditures
Other Non-Operating Expenses
6565 - Transfer to General Fund
6567 - Transfer to Hillside Village
6568 - Transfer to Whitehaven
6570 - Transfer to Brown Ranch
Total Other Non-Operating Expenses
Total Non-Operating Expenses

Net Income (Loss)

Created on: 08/19/2025, 3:55 PM MST

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
July 31, 2025

General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date
07/31/2025 07/31/2025 07/31/2025 07/31/2025 07/31/2025
Actual Actual Actual Actual Actual

0 2,118 0 0 2,118

2,186 4,015 69 0 6,270
60,530 58,371 1,130 5,506 125,538
6,015 0 2,794 0 8,809

0 0 853 0 853

1,333 0 191 0 1,524
7,348 0 3,838 0 11,186

0 0 284 284

0 0 188 188

0 0 472 472

0 149,030 5,000 0 154,030

0 10,251 0 0 10,252
37,904 0 0 0 37,904
5,126 0 0 0 5,126
3,117 2,697 0 0 5,814

0 0 15,945 0 15,945
46,147 161,978 20,945 0 229,071
0 0 3,780 0 3,780

0 0 1,908 0 1,907

0 0 5,688 0 5,687
10,283 0 12,964 0 23,247
10,283 0 12,964 0 23,247
0 25,000 0 60,000 85,000

0 25,000 0 60,000 85,000
531,547 541,465 121,616 65,506 1,260,134
60,506 2,165,541 38,427 (39,491) 2,224,983
0 932,842 0 0 932,842

0 932,842 0 0 932,842

0 400,000 0 0 400,000

0 316 0 0 316

0 22,000 0 0 22,000

0 150,000 0 0 150,000

0 572,316 0 0 572,316

0 1,505,158 0 0 1,505,158
60,506 660,383 38,427 (39,491) 719,825
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Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
July 31, 2025
Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date
07/31/2025 07/31/2025 07/31/2025 07/31/2025
Actual Actual Actual Actual
Current Net Income
Net Operating Income (Loss)
Income
Net Rental Income
Rental Income
4401 - Rental Income & Lot Rents 229,898 263,487 136,604 629,989
4402 - Subsidy Rent Income 142,133 0 0 142,133
4403 - Application Fees Received 125 270 75 470
4404 - Laundry and Vending 4,236 0 0 4,236
4406 - Tenant Charges 2,115 284 375 2,774
Total Rental Income 378,507 264,041 137,054 779,602
Vacancy, Losses & Concessions
4408 - Vacancy Loss (2,712) 16 1 (2,695)
4415 - Concessions/On-Site Mgt 0 0 (2,433) (2,432)
Total Vacancy, Losses & Concessions (2,712) 16 (2,432) (5,127)
Net Rental Income 375,795 264,057 134,623 774,475
Financial Income
4025 - Grants 0 0 37,055 37,055
4038 - Interest Income 15 10,896 52 10,963
Total Financial Income 15 10,896 37,107 48,018
Other Income
4030 - Miscellaneous Income 557 0 0 557
4198 - Transfer from Dev Fund 0 0 22,000 22,000
4501 - Transfer from Reserve 112,500 0 0 112,500
Total Other Income 113,057 0 22,000 135,057
Total Income 488,867 274,953 193,730 957,550
Expenses
Payroll & Related
5000 - Payroll 43,867 7,141 3,214 54,221
5050 - Employee Benefit 15,669 1,178 426 17,273
5055 - Retirement Program 5,611 427 192 6,231
5090 - Payroll Taxes 7,809 591 266 8,667
5095 - Worker's Compensation 967 73 0 1,039
6201 - Maintenance & Repairs Payroll 50,425 0 0 50,424
Total Payroll & Related 124,348 9,410 4,098 137,855
Administrative Expenses
5020 - Miscellaneous Expense 1 4 0 5
6820 - Office Supplies 389 0 0 390
6830 - Telephone, Internet 1,399 0 0 1,399
6835 - Training & Travel 100 0 0 100
6839 - Meals & Mileage 461 0 0 461
6840 - General & Administrative 170 197 35 402
6842 - Postage and Delivery 15 0 0 15
6853 - Bank Service Fees 0 0 46 46
6865 - Dues and Memberships 0 817 906 1,722
6878 - Computer Maintenance 227 0 0 227
6879 - Software Maintenance Agreement 7,149 2,570 1,193 10,913
6920 - Legal Fees 0 0 83 83
Total Administrative Expenses 9,911 3,588 2,263 15,763
Utilities
6501 - Electricity 3,817 719 1,391 5,928
6502 - Water 16,711 14,843 2,849 34,401
6503 - Sewer 13,718 8,376 6,983 29,079
6504 - Garbage & Trash Removal 6,238 19,215 5,478 30,930
Total Utilities 40,484 43,153 16,701 100,338
Operating & Maintenance Expenses
6555 - Professional Fees 2,900 0 0 2,900
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6813 - Railroad License
6862 - Contract Labor
6883 - Balance Write Off
7195 - Manager Unit Rent
Total Operating & Maintenance Ex-
penses
Maintenance & Repairs
6202 - Maintenance Supplies
6203 - Maintenance & Repairs Contract
6204 - Painting
6205 - Snow Removal
6207 - Grounds
6208 - Cleaning
Total Maintenance & Repairs
Management Fees
6860 - Management Fee
Total Management Fees
Taxes & Insurance
6850 - Insurance
Total Taxes & Insurance
Total Operating Expenses
Net Operating Income (Loss)
Non-Operating Expenses
Capital Expeditures
6210 - Annual Capital Budget
6885 - Capital Outlay
Total Capital Expeditures
Debt Services
5101 - RHS Debt Payment (USDA Loans)
5102 - USDA Overage
6710 - Interest Payments
6712 - Principal Payments
Total Debt Services
Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve
Total Other Non-Operating Expenses
Total Non-Operating Expenses
Net Income (Loss)

Created on: 08/19/2025, 3:56 PM MST

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
July 31, 2025
Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date
07/31/2025 07/31/2025 07/31/2025 07/31/2025
Actual Actual Actual Actual
0 10,294 0 10,294
0 0 4,560 4,560
350 0 0 350
7,147 0 0 7,147
10,397 10,294 4,560 25,251
3,833 93 450 4,376
2,804 1,812 6,186 10,802
226 0 0 226
24,750 32,077 1,838 58,665
1,709 6,296 0 8,005
202 0 0 203
33,524 40,278 8,474 82,277
32,886 21,590 8,197 62,673
32,886 21,590 8,197 62,673
15,760 2,618 1,027 19,404
15,760 2,618 1,027 19,404
267,310 130,931 45,320 443,561
221,557 144,022 148,410 513,989
131,583 0 0 131,583
0 0 66,468 66,468
131,583 0 66,468 198,051
17,479 0 0 17,479
5,953 0 0 5,953
0 43,348 35,485 78,833
0 94,088 34,300 128,387
23,432 137,436 69,785 230,652
10,372 0 0 10,373
10,372 0 0 10,373
165,387 137,436 136,253 439,076
56,170 6,586 12,157 74,913
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YVHA
Statement of Cash Flows

July 31, 2025
Month Ending 07/31/2025 Year to Date 07/31/2025
Actual % Actual %
Income 880,400 0.00 4,442,668 0.00
Expenses 269,073 0.00 1,703,697 0.00
Net Operating Income (LosS) 611,327 0.00 2,738,971 0.00
Non-Operating Expenses 349,032 0.00 1,944,233 0.00
Net Income (Loss) 262,295 0.00 794,738 0.00
Balance Sheet Adjustments 168,727 0.00 138,347 0.00
Net Cash Flow 431,022 0.00 933,085 0.00
Beginning Cash
1001 - Wells Fargo HSV O& M xxxx3604 128,343 0.00 67,290 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,191 0.00 10,192 0.00
1015 - ColoTrust Dev 3,351,553 0.00 2,938,737 0.00
1040 - Wells Fargo YVHA Oper xxx6622 235,574 0.00 81,307 0.00
1082 - ColoTrust DPA 3,538 0.00 82,480 0.00
1090 - Petty Cash 114 0.00 114 0.00
1710 - Alpine Checking xx4827 80,312 0.00 91,130 0.00
1712 - Alpine Money Market xx4836 181,006 0.00 186,019 0.00
1714 - ColoTrust FC 357,849 0.00 350,091 0.00
1716 - ColoTrust DPA CDBG 37,440 0.00 36,630 0.00
1850 - Whitehaven Operating - MVB 64,310 0.00 106,735 0.00
1851 - Whitehaven Security Deposits MVB 10,745 0.00 8,460 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,403 0.00 32,138 0.00
1903 - Wells Fargo HSV Res xxxx3679 71,506 0.00 175,108 0.00
Total Beginning Cash 4,564,884 0.00 4,166,431 0.00
Ending Cash
1001 - Wells Fargo HSV O& M xxxx3604 121,923 0.00 121,923 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,191 0.00 10,191 0.00
1015 - ColoTrust Dev 3,629,829 0.00 3,629,829 0.00
1040 - Wells Fargo YVHA Oper xxx6622 338,026 0.00 338,026 0.00
1082 - ColoTrust DPA 40,060 0.00 40,060 0.00
1090 - Petty Cash 113 0.00 113 0.00
1710 - Alpine Checking xx4827 90,636 0.00 90,636 0.00
1712 - Alpine Money Market xx4836 181,266 0.00 181,266 0.00
1714 - ColoTrust FC 359,180 0.00 359,180 0.00
1716 - ColoTrust DPA CDBG 38,256 0.00 38,256 0.00
1850 - Whitehaven Operating - MVB 71,524 0.00 71,524 0.00
1851 - Whitehaven Security Deposits MVB 10,754 0.00 10,754 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,642 0.00 32,642 0.00
1903 - Wells Fargo HSV Res xxxx3679 72,988 0.00 72,988 0.00
Total Ending Cash 4,997,388 0.00 4,997,388 0.00
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YAMPA VALLEY HOUSING AUTHORITY
DEPUTY DIRECTOR REPORT
YVHA BOARD MEETING

SEPTEMBER 11™, 2025
12PM - 2PM

Operational Updates:

1. BROWN RANCH DST - The final Phase I, DST meeting occurred on Tuesday, August 26". Below are links to a

meeting summary and survey results.

o Meeting Summary: Includes links to the slides and the video of the meeting

o Survey Results

Community Builders and Civic Canopy will have given their presentation to the Steamboat Springs City Council on
Tuesday, September 9" with recommendations on what Phase |l should look like and what items will be included

as part of the ongoing discussion around Brown Ranch.

2. OPG PROPERTIES - Thanks for everyone’s comments and input at last month’s board meeting around the
condition of the OPG properties and how we should be responding as a board. After our meeting last month, Kathi,
Leah, Alison and myself met with Erin Welch, the VP of Asset Mgmt for OPG to talk about everything we’ve heard
from residents and community members. Erin has spent the previous two days in Steamboat meeting with
Mission Rock and visiting the properties to see for herself the condition they were in. She expressed her
disappointment with the condition on the properties and how they were not being managed to OPG’s standards.
She mentioned that Mission Rock was struggling with staffing and that they only had two full time employee’s
managing the three Steamboat assets since June. She was in the process of putting together an action plan to
address all of the outstanding property and maintenance issues with Mission Rock. Some of items discussed at
the meeting were: 1) Hiring a Landscaping Contractor to address the outstanding issues at all three properties, 2)
Hiring a local handyman service to help the maintenance staff get caught up on all of the deferred maintenance
items at the property, 3) Hiring a cleaning service to help with building, hallway and amenity area clean up of all
three properties and 4) Approving another property manager position so that when fully staffed, all three
properties have someone managing the offices at each property. After the meeting she sent me a copy of the
action plan they have put into place with Mission Rock to get all of the outstanding issues addressed by the end of
September and last week | was sent an update on items that have been completed. Those items are: 1) weed

removal and landscaping updates at Anglers have been completed, with noxious weed spraying scheduled to be

Page 2025- 1
July 2,2025
Yampa Valley Housing Authority — DD Report


https://docs.google.com/document/d/1OU4A6P5eyVULsLkl3aKNC9udmkIsgtK7NhPiwXPNxhI/edit?usp=sharing
https://drive.google.com/file/d/1RKxobzPi1VzQlfT0luXSaqmfjxyttjnc/view?usp=sharing

completed by 9/5, 2) A contractor has been contacted about adding a door to the fithess room at Alpenglow so
that tenants can access the fitness room 24/7, 3) FOB vendor has been contacted to fix and address the access
controlissues at Anglers 400, 4) Reviewing and updating their parking procedures at Alpenglow, 5) Follow-up on

outstanding work orders and deferred maintenance issues at all three properties.

3. GRANT UPDATES - 1) YVHA was one of twenty-two entities who were awarded funding through the Colorado
Parks & Wildlife grant that hopes to reduce Human- Bear conflict in Routt County and beyond. In total we were
awarded $73,000 for building trash and recycling enclosures at Whitehaven MHP and Hillside Village Apartments.
2) Elizabeth is working on a $15K grant request to CHFA to support YVHA’s Housing Navigation Program. 3) YVHA
was invited to apply to Colorado Proposition 123 Land Banking program to purchase the Bear River Village
property from the developer. Staff and the Development team are working on the application in parallel with the
details around how, if YVHA is awarded the grant, a sale would work with agreeable terms with the developer on
delivering and financing affordable units. 4) We are working on a request to the City of Steamboat Springs for

utilizing STR funds for the USFS Hilltop project.

4. COTTONWOODS REAL ESTATE UPDATES - We hosted an event at the Boathouse last night with two
informational presentations on the project while also allowing time for one-on-one conversation with locals who
are interested in purchasing at the Cottonwoods. Through August 25™, we have received 219 submissions for the

homeownership pre-screening form. The breakout is as follows:
o 80% meet eligibility requirements
o 46% 1-person household, $76K/an avg. income (84% AMI)
o 35% 2-person household, $104K/an avg. income (100% AMI)
o 11% 3-person household, $98K/an avg. income (84% AMI)
o 90% do not own real estate

o 2BRunits show most interest, preferred 154 times, 102 for 1BR, and 87 for 3BR. Note: respondent may

prefer more than one unit size.

More community engagement events are scheduled for later this month with organizations such as UC
Health, YVEA and the Steamboat Mountain School. We will continue office hours at the Boathouse through
the end of September.

HERE ARE SOME STATISTICS ON COMMUNICATION ASSETS:
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WEBSITE: 1.6K ACTIVE USERS SPENDING AN AVERAGE OF >2.5 MINUTES ON THE SITE. TOP THREE
PAGES ARE: YYHA HOME PAGE, COTTONWOODS HOME PAGE, AND BROWN RANCH.

FACEBOOK: 1.1K VIEWS WITH REACH OF 238. NOTE META AD 2 ENDED IN LATE JULY. ACTIVITY
DRIVEN PRIMARILY BY POSTS.

INSTAGRAM: 2.5K VIEWS WITH REACH OF 860. ACTIVITY DRIVEN PRIMARILY BY POSTS.

PROPERTY UPDATES:

5.

Mid Valley - The total loss on the lighting strike that has been submitted to State Farm is over 700K. Lone Tree
and Hausmann will be meeting with the insurance adjustor and local State Farm representative tomorrow to go
through all of the documentation and paperwork for the claim. We have also received an updated schedule from
Hausmann with Building 1 being delivered in March of 2026 now but they are actively working on trying to make up
time on the schedule and deliver building 1 in February. Other work in motion is sitework grading, carport and trash
enclosure foundations and exterior building siding. Drywall will be starting next week in building 2 and Hausmann
will be redirecting subs to finish up rough-in in building 1 to try and catch-up on the delivery schedule for this

building.

Hillside Village CNA — We received the appraisal back from the Gill Group for the Hillside Village property. The
total appraised value came in at $3,950,000, which after speaking with the Gill Group and Enterprise is consistent
with a USDA 515 “as-is” appraisal. In further conversations with the Gill Group, typically for the work we are
wanting to have done at HSV, we would get a C-Tech appraisal first, which is a better reflection of a the market
value of the property and that will help us get the PAB and Tax Credit allocation that we need to rehab the property
and then the USDA 515 “as-is” appraisal is done afterward to satisfy USDA requirements. I’'m continuing to work
through this revised appraisal with the Gill Group and should have additional information and an updated appraisal

in the coming weeks.
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Yampa Valley Housing Authority
USFS Hilltop Overview

Emily Katzman - YVHA
September 11, 2025
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USFS Hilltop overview

Parties involved include: USFS, City of Steamboat Springs, YVHA, and Servitas (development partner)

Land lease

* Land owned by USFS

 City to lease land

* YVHA wholly owned entity to sublease land

* MOU between City and YVHA for development
services

Development

* YVHA to own development

» Servitas proposed as fee developer (RFP July
2024)

 Servitas proposed as property manager

—IWLI\A YAMPA VALLEY
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USFS Hilltop land lease

In process with goal to sign in October 2025

In process

NEPA Decision Memo
Land Lease

Lease Assignment
Form FS-2700 (for project investors)

Approvals

« USFS Washington DC office and Routt-Medicine
Bow Forest Supervisor

» City Council - 2 readings

* YVHA Board of Directors - assignment

Timing
« October 2025 (target)

—IWI_I\A YAMPA VALLEY
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USFS Hilltop development overview

For-lease development with a mix of product targeting a broad income range

Concept

* 13 buildings

* 84 one-, two-, and three-bedroom units

» 6-unit buildings are 3-story facing Hilltop and 2-
story facing Longview Townhomes

 8-unit building are 2-story

Target

« Broad income range: $35K to $105K

* 90% AMI (Area Median Income) average
- ~$75K for 1-person household
- ~$86K for 2-person household

Cost

» Total $41.1M (estimated)
« $491K/unit (estimated)

—IWI_I\A YAMPA VALLEY
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USFS Hilltop pre-development agreement

In negotiation with some items to be resolved

Fee developer relationship

* New for YVHA - allows for more project control
and asset ownership

Pre-development agreement

» Servitas proposal

» Scope of services

* Pre-development schedule and budget

* Project site

» Terms necessary in future development
agreement (under consideration)

Open items

* Pre-development financial risk
* Project controls
» Guarantee to continue to development phase

m YAMPA VALLEY
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USFS Hilltop financial approach

Proposed financing sources include City STR funds, State Prop 123, and private placement bonds

City STR request

* Preparing request for STR funding in conjunction with land
lease approval (October/November 2025)

« Estimate $3M cashflow contingent loan for predevelopment
expenses

State Proposition 123 equity investment
» Upcoming rounds: January 2026 (target)

Private placement revenue bond
« Target financial close spring 2027

Wl-I\A YAMPA VALLEY
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USFS Hilltop additional items

Pre-development due diligence and community engagement are planned

Pre-development due diligence

* ALTA survey

« Utility locates

» Geotechnical investigation
» $50K (estimated)

Community Engagement

* Frequent, open communication with surrounding
residential and business communities
- Longview Townhomes HOA
- Fox Creek HOA
- Business park

m YAMPA VALLEY
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YAMPA VALLEY HOUSING AUTHORITY
FINANCE MEETING MINUTES
AUGUST 28, 2025
10:00AM

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

Key Topics Discussed:

1. FINANCIAL REPORTS & JULY FINANCIALS

e July financial reports approved with $290,000 from Routt County for property tax distribution and an early $50,000
from city for 2026.

e Brown Ranch maintenance paid $3,780 to Andrew Clock (50% of work, other half from rent), received $186,000

insurance paymentin 2023.
2.2026 BUDGET PLANNING - HILLSIDE VILLAGE

e Hillside Village rent increases set at 3% instead of 2.1% CPI to achieve positive cash flow, generating $18,000

additional revenue across 55 units.

e USDA approval process requires submission by October 1st; increases over $25/unit/month may need formal

approval process.

e Dumpster enclosure grant awarded $73,400 total ($30,000 for Hillside and the balance for Whitehaven) from

Colorado Parks and Wildlife for bear conflict reduction.

e Health insurance evaluation meeting scheduled with CEBT next week; Mountain West Insurance offers $60,000

savings but may be temporary introductory rate.

o Paid family leave consideration discussed adding state or private coverage due to staff requests; private plans

recommended as more affordable.

e Reserve account status currently at $73,000 after $112,500 drawdown, with goal of $174,000 per USDA
requirements.
rage 1

August 28,2025
YVHA - Finance



W

. FISH CREEK BUDGET

e Mobile Home Oversight fee increase from $24 to $34 per unit (30% increase), with $17 passed to tenants as

special assessment.

e Water rate increase of 35% ($28,000 to $43,000) driving need for $25/month rent increase to maintain debt

service coverage ratio of 1.13.

e Debt service compliance achieved with rent increases, meeting required coverage ratios.

o Whitehaven Infrastructure Project

e $60/month rent increase required to support $1.945 million water/sewer infrastructure loan, bringing base rent to

approximately $785.

e Grant funding secured totaling $1.695 million: CPW $45,000, Energy & Mineral Impact $750,000, CDS $900,000,
Colorado River District $250,000 (pending).

e Project timeline bid process in January, awards by March, construction start May 2026, completion November

2026.

e Operational savings anticipated $20-30,000 in repairs, $5,000 in water testing, potential $14,000 sewer savings if

residents pay directly.

e Future electrical replacement needed within 5 years as current system reaches end of life.

4. ADMINISTRATIVE & PERSONNEL UPDATES

Salary survey completed by Graves Consulting showing most positions at market rate, with minor adjustments

needed.

Computer replacement schedule developed by Mandy tracking 5-year lifecycle for all equipment.

Internet service evaluation considering switch from High Rapid to Comcast due to performance issues.

(S

. DEVELOPMENT PROGRAMS
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DPA program enhancement proposed tiered approach: $20,000 up to 100% AMI, $35,000 up to 120% AMI,
$50,000 up to 150% AMI to better serve higher income buyers.

Prop 123 funding added to Brown Ranch and DPA programs with income caps affecting assistance eligibility.

. GRANTS & FUNDING INITIATIVES

Additional grant opportunities being pursued through Upper Yampa Conservancy District and Rocky Mountain

Health Foundation.

City and county funding requests required by Colorado River District as condition for $250,000 grant application.

Revegetation grants to be researched for tree replacement after Whitehaven construction.
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AMPA VALLEY HOUSING AUTHORITY
PROPERTY MANAGEMENT MEETING MINUTES
AUGUST 25, 2025
12:00PM
Team members present included: Alison Brodie, Leah Wood, Maddie Ward, Kathi Meyer, Elliot Lawrence, Jason
Peasley, Alyssa Cartmill, Mandy Tomassetti, Sandy Jacobs, Araceli Googins, John Fancher, and Sarah Newman.

Minutes are prepared via Al with formatting edits for ADA compliance by Sarah Newman.

Key Topics Discussed:

-—

. BUDGET PLANNING AND RENT INCREASES

e 2026 budget review covers three properties: Hillside, Fish Creek, and Whitehaven with 2.1% CPI-based rent
increases. Further discussions on rent increases will happen as the 2.1% doesn’t look to cover cost increases and

debt coverage ration compliance.

e Hillside budget shows net loss of $3,500 despite rent increases; reserve account at $73,000 after drawing down

$112,500 for backflow project.

e Fish Creek water costs increasing 35% from $28,000 to $43,000 annually due to municipal water rate hikes.

e Debt coverage ratio at Fish Creek not meeting 110% requirement at 108%, requiring expense trimming or

additional revenue.

e  Whitehaven project financing includes $1.9 million in grants (HUD CPD, CPW, Energy and Mineral Impact) plus

estimated $1.2 million loan.

2. GRANT AND PROJECT UPDATES

Colorado River District grant application pending with meeting scheduled for later this week.

Whitehaven infrastructure project received city administrative approval, awaiting drawing review comments.

Value engineering meeting scheduled with Alyssa, Louis, and Chris Rundle to potentially reduce project costs.

3. VOUCHER PROGRAM PROPOSAL
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City housing subsidy discussion with Steve Muntean about providing tenant vouchers instead of subsidizing

landlords.

Partnership proposal with Grand Housing Authority to administer Section 8-style vouchers using short-term rental

tax funds.

Income qualification suggestion to simplify process by requiring rent >30% of income plus local work requirement.

Next steps include reaching out to Grand County and Lift Up organizations to assess administrative capacity.

4. APPRAISAL ISSUES

Hillside appraisal problems identified with $3.9 million valuation versus $14 million county assessment using

questionable comparables.

Land comparable errors include Winter Park/Granby sales with different zoning and acreage without proper

adjustments.

Appraiser methodology concerns include use of unreliable 'Area Vibes' website showing incorrect data like

Natural Grocers as largest employer with 4,200 employees.

Enterprise consultation planned to address appraisal deficiencies before finalizing refinance requirements.

5. OPG PROPERTY MANAGEMENT ISSUES

Mission Rock staffing problems left properties with only two staff members (Joey and Ed) for over two months

without OPG knowledge.

New hiring initiatives include landscaping company, handyman service, cleaning service, leasing manager,

maintenance person, and groundskeeper.

Ongoing infrastructure problems at Alpenglow include water leaks, water heater issues, and non-functional AC at

Anglers.

Action plan timeline pushes all improvements to end of September including fitness room access, HVAC repairs,

and visitor parking.
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YAMPA VALLEY HOUSING AUTHORITY
COMMUNICATIONS MEETING MINUTES
AUGUST 19, 2025
3:00PM

Team members present included: Jim Beers, Jess Valand, Alyssa Cartmill, Araceli Googins, John Fancher, Jason Peasley,
and Sarah Newman. Minutes are prepared via Al with formatting edits for ADA compliance by Sarah Newman.

Key Topics Discussed:

N

. COTTONWOODS PROJECT UPDATES

Office hours held at Boathouse Wednesdays 11am-2pm, with lenders present to assist with mortgage questions -

slow engagement but helpful when people attend.

Engagement activities included health partnership presentation, school district happy hours, and high school

faculty and staff meeting with 6-7 in attendance.

Teacher affordability concerns raised - single household teachers earning ~$60k cannot afford current pricing in

$400-600k range despite being below 80% AMI.

Delivery delay from January to March 2026 reported by Hausmann, creating challenges for applicant planning and

lease renewals.

Timeline communication decision to keep 'early 2026".

Model unit requests from potential buyers wanting to see actual units before purchasing - considering 3D

rendering options.

. SEPTEMBER ENGAGEMENT CALENDAR

UC Health presentations scheduled for September 3rd and 8th.

YVEA presentation on September 16th.

Steamboat Mountain School in-service presentation September 19th.

Continuing Boathouse office hours and outreach to employers.
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H

. HOUSING MARKET & DEMAND STUDY

Study distribution to neighboring municipalities with presentations to Yampa (8/6) and Oak Creek (8/14) with

positive feedback from both communities.

Additional analysis being prepared comparing current 3,100 unit/10-year forecast vs previous 2,000 unit study,

addressing methodology questions.

Talking points in development for labor stats vs job stats calculations, inventory impacts, housing valuation

effects, and current and prior study comparisons.

Study reception generally positive, described as 'very detailed' and 'unassailable' despite some criticism from

select community members.

Usage recommendations to show other organizations how YVHA uses study data for product development and

decision-making.

. FOREST SERVICE HILLTOP PROPERTY

84 rental units planned at 90% AMI with portion allocated to Forest Service, city employees, remainder open.

Stakeholder engagement matrix developed for different communication milestones, prioritizing Longview

townhomes neighborhood, Fox Creek, and nearby businesses.

Community engagement planned before geotechnical work begins.

Neighbor communication strategy emphasizing early engagement when design changes are still feasible and cost-

effective.

Design considerations utilizing hillside to step down building mass, maintain Sleeping Giant views, with mix of 1-,

2-, and 3-bedroom units.

Timeline dependency on Forest Service lease execution within projected 2-month timeframe.

STR funding request of $10 million from city for pre-development work to financial close.

.2025 COMMUNITY IMPACT ANNUAL REPORT
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Report timeline targeting late October/early November release.

Content structure based on previous YVHA reports and Yampa Valley Community Foundation model -

recommended 12-15 pages maximum vs previous 20-page length.

Key sections to include: welcome letter, mission/vision, 2025 accomplishments, property overviews, case

studies.

Community leader quotes planned from potential contacts including Tim Wohlgenant, Andrew Beckert, Angelica,

council members, and Milner representatives.

Distribution strategy considering postcard mailing to 10,000 households with QR codes plus targeted physical

mailings.

Brown Ranch positioning to be framed positively while emphasizing Cottonwoods as major 2025

accomplishment.

Page 3
August 19, 2025
Yampa Valley Housing Authority — Communications



YAMPA VALLEY HOUSING AUTHORITY
REAL ESTATE MEETING MINUTES
SEPTMEBER 3, 2025
9:00AM

Team members present included: Michael Ann LaMotte, Kathi Meyer, Alyssa Cartmill, Elliott Lawrence, John Fancher
and Jason Peasley. Minutes are prepared via Al with formatting edits for ADA compliance by Sarah Newman.

Key Topics Discussed:

=

. PROJECT OVERVIEW & PRICING STRATEGY

Current unit structure includes 86 units total with 7 units at 100% AMI qualifying for Prop123 requirements.

Sales prices showing discount to market calculations with max pricing based on AMI versus market comparables.

223 prospective buyers currently in pipeline, broken down by income tiers and AMI qualifications.

N

. PROP 123 REQUIREMENTS & COMPLIANCE

e Prop123 mandate requires 42 units by 2026 with building permits pulled, or city and YVHA lose access to funding

for one year.

e Currently have 7 qualifying units, need 35 additional units at 100% AMI for sale or 70% AMI for rental.

e Alternative strategy discussed using Bear River or Hilltop projects to meet Prop123 requirements instead of

converting Cottonwoods units.

W

. FINANCIAL ANALYSIS & FUNDING NEEDS

Current gross sales price at $36.1 million, would need $28.8 million for full Prop123 compliance requiring

additional $8.5 million from City Council beyond initial $5 million.

Market discount threshold concern: units above $420k for two-bedrooms considered too close to market pricing.

4. MARKET ANALYSIS & BUYER QUALIFICATIONS

Buyer analysis shows heavy concentration in 100% AMI range with minimal interest in 130-140% AMI units.
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e Totalincome requirement at 30% calculation showing affordability gaps between pricing and AMI qualifications.

e Market competitive analysis indicates need for broader affordability buffer below maximum AMI to ensure viable

buyer pool.

5. TIMELINE & APPLICATION PROCESS

e Applications planned to start week of September 15th with 20 applications per week processing rate.

e City Council presentation scheduled September 16th for second reading of initial $5 million and update on

additional funding needs.

6. STRATEGIC RECOMMENDATIONS

e Recommendation to maintain current AMI levels while reducing prices rather than lowering AMI qualifications to

preserve broader market access.

o Two-tiered affordability analysis proposed: income buffer below AMI threshold and sufficient discount to market

rates.

e Suggested approach of using initial $5 million for market competitiveness, then additional tranches for Prop123

compliance.
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YAMPA VALLEY HOUSING AUTHORITY
PUBLIC PARTNERSHIP MEETING MINUTES
AUGUST 21,2025
8:30AM
Team members present included: Catherine Carson, Kathi Meyer, Michael Ann LaMott, Lou Tortora, Reese Freeman,
Jason Peasley, John Fancher, and Sarah Newman. Minutes are prepared via Al with formatting edits for ADA

compliance by Sarah Newman.

Key Topics Discussed:

=

. MEETING PURPOSE & REFOCUS

Meeting refocused to ensuring stakeholders are informed about organizational activities

Discussion centered on improving community perception and managing expectations with city council, county,

and community members

2. PROPERTY MANAGEMENT ISSUES & TRADE-OFFS

e Property management problems discussed extensively - properties hot meeting standards despite contractual

obligations for staffing, maintenance, and amenities currently unavailable (e.g., exercise room)

e Trade-off acknowledgment - brought in hundreds of millions of dollars and housing for 300+ families, but

management quality suffered due to thin operating margins

e Contractual oversight limitations identified - housing authority lacks legal control over property management, need

stronger future contracts

e Landscaping budget suggested as potential solution to improve property appearance regardless of contractual

obligations

3. COMMUNITY RELATIONS & PERCEPTION CHALLENGES

Trust and transparency issues identified as major community concerns, particularly around approach to Brown

Ranch project

Leadership position loss - organization has 'abdicated leadership role' in housing while other groups step up
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Negative feedback loop - council members making public statements about trust issues reinforces community

doubts

4. POLITICAL LANDSCAPE & COUNCIL RELATIONS

(3]

(]

Candidate outreach strategy needed for upcoming council elections (incumbents and new candidates alike)

Dylan Anderson (reporter) concerned about community image, suggesting organization needs immediate action

Steve Muntean wants collaborative strategy to rebuild trust between city and housing authority

. STRATEGIC SOLUTIONS & NEXT STEPS

Collaborative strategy proposal involving city council, county, and housing authority to address stakeholder

concerns publicly

Annual Community Impact Report to Council identified as an opportunity to acknowledge mistakes and outline

improvements

Proactive acknowledgment approach - take ownership of Brown Ranch missteps and property management

issues rather than remaining defensive

DST process support - continue supporting community builders process while being mindful of perception of

control

. FINANCIAL & DEVELOPMENT CONSIDERATIONS

Mill Levy funding concerns for 2027 - multiple competing needs including RTA, healthcare, childcare will create

challenging funding environment

STR tax availability may complicate mill levy justification to voters

Cottonwoods project identified as potential key success story to rebuild reputation
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YAMPA VALLEY HOUSING AUTHORITY
COTTONWOODS PARTNERSHIP MEETING MINUTES
AUGUST 18, 2025
1:00PM

Team members present included: Kathi Meyer, Cole Hewitt, Mark Halvorson, Emily Katzman George Eck, and Elliot
Lawrence. Minutes are ADA compliant and prepared via Al with formatting edits by Sarah Newman.

Key Topics Discussed:

1. PROJECT COST ANALYSIS AND BUDGET

e Mark presented updated change order analysis showing project costs will exceed the current $40.8 million budget

by approximately $1.2 million, bringing total project cost to around $42 million.

e Hausmann’s pending change order list reveals additional costs including $225,000 for exterior skin attachment
detail, $150,000 for another exterior skin attachment detail, and nearly $40,000 in permit fees for carports and

trash enclosures.

e Additional concrete work for carports and trash enclosures estimated at $264,000, with potential road cost

overruns also expected.

e Change Orders 7 and 8 were signed by Ken Marsh on June 19th but not presented to Housing Authority until a week

prior to meeting, causing transparency concerns.
2. GMP AND CONTRACT DOCUMENTATION ISSUES

e Current project operating under $40.8 million GMP that remains unsigned, with only a $34.5 million GMP

amendment executed to date.

e Change Order 9 in progress with $164,000 approved and additional items totaling approximately $845,000 under

review.

e Hausmann maintains approximately $900,000 remaining in combined contingencies, but Mark questions whether

this covers all identified overruns.

3. FEENEGOTIATION STRATEGY
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Board struggling with approving $2.4 million expected profit to Steamboat Partners when total project costs

remain uncertain and increasing.

Proposal to tie developer fee directly to $40.8 million GMP, with any cost overruns reducing the $2.4 million profit

dollar-for-dollar.

Agreement that any additional capital requirements beyond $40.8 million must come from Steamboat Partners

per original operating agreement.

FINANCING AND CASH FLOW SOLUTIONS

$7.5 million cash shortfall identified, with Steamboat Partners preferring to secure additional Alpine Bank lending

rather than inject personal capital.

. ALPINE BANK MEETING PREPARATION

Alpine Bank meeting scheduled for Thursday to discuss additional construction lending needs.

Required documents for Alpine meeting include: signed $40.8 million GMP, updated pro forma, and current

budget.

Concern that meeting cannot proceed without proper documentation from development team.

PHASE TWO DEVELOPMENT CONCERNS

Steamboat Partners expressing frustration over Housing Authority's decision not to proceed with Phase Two

development, claiming this contributed to current financial pressures.

Housing Authority maintains focus must remain on completing Phase One before considering future phases.
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