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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT TEAM MEETING MINUTES  

SEPTEMBER 23, 2025  

3:00PM 

Team members present included: Lou Tortora, Kathi Meyer, Patrick Phillips, Mark Halvorson, Resse Freeman, Jason 
Peasley, Elliot Lawrence, Emily Katzman, Elizabeth Hinchman, Sandy Jacobs, Alyssa Cartmill, Bob Schneider, John 
Fancher and Sarah Newman. Joined by Servitas, KEO and IKOTA Members: Tom Gutierrez, Jim Keo, Noelle Wilhite, 
Matt Herbert, David Coniglio. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah 
Newman.  

Key Topics Discussed: 

1. KEO STUDIOWORKS (ARCHITECT) PRESENTATION 

• Background & Experience: Jim Keo and Noelle Wilhite from Keo Studioworks, the proposed architect firm for the 

USFS Hilltop project, joined the meeting to provide a brief presentation and answer the development team’s 

questions.  

o Founded 5 years ago, focusing on municipal work, multifamily and affordable housing 

o 21 years Colorado experience, primarily western slope communities 

o Current projects span from New Mexico to mountain communities including Telluride, Snowmass, 

Ridgeway 

• Project Approach: 

o Emphasized early coordination and robust scheduling with key milestones 

o Value engineering starts in schematic design phase, not later stages 

o Early contractor involvement for initial pricing to identify volatile budget elements 

o Strong coordination with jurisdictions and approval processes upfront 

• Concerns Raised: 

o Small firm size (3 people currently, interviewing for additional staff) 
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o Limited experience with large  multi-family buildings over 40 units (though a Board member noted the 

Hilltop project is intended to be 13 smaller buildings with 6-8 units each) 

2. IKOTA (GENERAL CONTRACTOR) PRESENTATION 

Matt Herbert, David Coniglio from I-Kota, the proposed general contractor for the USFS Hilltop project, joined 
the meeting to provide a brief presentation and answer the development team’s questions. 

• Strengths: 

o Extensive affordable housing construction experience (3,000+ LIHTC units delivered) 

o Strong pre-construction focus  

o Self-performance capabilities across multiple trades (HVAC, plumbing, drywall, foundations) 

o Excellent bonding capacity ($150M per project, $250M aggregate) with no bond claims in company history 

• Mountain Experience Concerns: 

o Individual team members have mountain experience (Winter Park, Summit County, Frisco), though 

company does not have mountain projects in portfolio.  

o Company actively pursuing mountain market expansion 

3. TEAM INTEGRATION QUESTIONS 

• Keo and I-Kota have not worked together previously 

• Both have worked with Servitas on separate projects 

• Servitas selected both firms specifically as good fits for this project. Servitas will guarantee project delivery 

• Team includes local expertise through Anthem Structural, NWCC, Landmark Consultants, etc.  

• Following interviews, team discussed plan and tactics for detailed due diligence on Servitas, KEO, and I-Kota 

including reference calls, review of I-Kota’s pricing assumptions, review of example KEO spec book, discussion 

with Servitas regarding project control strategy, and more. Staff to follow-up.  

5. TIMELINE CONSIDERATIONS 
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• Forest Service lease approval expected October 2025. Decision on architect and GC selection should occur 

before YVHA enters predevelopment agreement (PDA) with Servitas.  

• Construction start estimated 15 months after PDA execution 

• NWCC anticipated to be on site this fall for geotechnical investigation. Pending Forest Service drilling permit. Will 

enable design and engineering work to begin this winter, pending land lease approval.  


