
REGULAR MEETING OF THE 

YAMPA VALLEY HOUSING AUTHORITY 

BOARD OF DIRECTORS AGENDA 

OCTOBER 9, 2025 

12:00 PM 

October 2, 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, October 9 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) 

2. Public Comment (5 minutes) 

3. Board Member Comment (5 minutes) 

4. Consent Agenda (5 minutes)  

a. Review and approval of September 11, 2025, meeting minutes  

b. Review and approval of the August 2025 balance write-offs (none) 

c. Review and approval of the August 2025 check register 

d. Review and approval of the August 2025 financial statements 

5. Staff Reports (10 Minutes) 

6. Strategic Item: 2026 Draft Budget Presentation (45 minutes) 

7. Action Item: Review and consideration of a Global Agreement between YVHA Mid Valley 

Condominiums, LLC and Steamboat 6732 Partners, LLC (30 minutes) 

8. Strategic Item: Update on YVHA pipeline projects (15 minutes) 

9. Executive Session: To be held in compliance with C.R.S. 24-6-402 (4) (f) for the purpose of discussing 

personnel matters related to the Executive Directors performance (60 minutes) 

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

a. Finance & Capital Planning Team: Cole Hewitt (Next meeting: October 16, 2025; 10am) 

b. Property & Asset Management Team: Leah Wood (Next meeting: October 15, 2025; Noon) 

c. Development Team: Lou Tortora (Next meeting: October 13, 2025; 3pm) 

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


d. Policy & Advocacy Team: Catherine Carson (Next meeting: October 22, 2025; 10am) 

e. Community Engagement Team: Jim Beers (Next meeting: October 21, 2025; 2pm) 

f. Real Estate Team: Michael Ann LaMotte (Next meeting: October 17, 20225; 10am) 

g. Public Partnership Team: Kathi Meyer (Next meeting: October 23, 2025; 10:30pm) 

h. Executive Team: Kathi Meyer (Next meeting: October 14, 2025; 1pm) 

11. Adjourn 

UPCOMING BOARD MEETINGS: 

November 13, 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.  
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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING 

September 11, 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, Angelica Salinas, Lou 

Tortora, Mark Halvorson, Jessica Valand, Maddie Ward, Kathi Meyer, and Dakotah McGinlay. Reese Freeman, Jim 

Beers, Patrick Phillips, and Michael Ann LaMotte were absent. 

Others present included: Jason Peasley, Executive Director; 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 Director; George Eck, YVHA Attorney; 

Steve Muntean, Bob Schneider, and Alison Brodie. Sarah Katherman prepared the minutes. 

EN RE: PUBLIC COMMENT 

There was no public comment. 

EN RE: BOARD MEMBER COMMENT 

Dakotah reported that Community Builders made a great presentation to City Council, which is moving 

toward authorizing Phase 2 of the DST work. She said that while funds for Phase 2 have not yet been allocated, 

there are some remaining grant funds that can be used. She said that the scope of work for Phase 2 has not yet 

been defined. 

Jess asked about the governance structure for future work on Brown Ranch. Dakotah suggested that the 

Brown Ranch property should be considered a community asset even if it is owned by YVHA. Steve recommended 

that a small group with representatives of City Council, the YVHA Board and staff from both entities meet to 

discuss a governance structure and that this should be done as soon as possible. Catherine said that the 

Community Builders report should be discussed by the entire YVHA Board in order to provide consistent direction 

to staff. She emphasized the need for the City and YVHA to move forward together. Kathi said that this item would 

be added to the October agenda. Jess offered noted that how the Brown Ranch is handled is key to regaining the 

community’s trust in YVHA. 

EN RE: CONSENT AGENDA 

The following items were presented on the consent agenda: 
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a.  Review and approval of the August 14, 2025 meeting minutes 

b.  Review and approval of July 2025 balance write-offs (none) 

c.  Review and approval of July 2025 check register 

d.  Review and approval of July 2025 financial statements 

MOTION 

Lou moved to approve the consent agenda, items a – d, as presented. Jess seconded. The motion 

carried unanimously. 

EN RE: STAFF REPORTS 

Jason thanked staff and the board for stepping up in his absence. He said that he had reached out to 

several candidates for City Council and has already met with some. 

Catherine asked staff to report on the vacancies at Sunlight. 

In response to a question from Dakotah, John said that he would follow up with her on the community 

outreach related to the Cottonwoods and would be happy to arrange meetings with other interested organizations. 

Elliot highlighted the visit from Erin of OPG and stated that OPG has drafted an outline of how they intend 

to address the maintenance deficiencies and other problems at the various properties. He said that while staffing 

remains an issue, OPG is trying to address the gaps through subcontractors. He said that the communications 

between YVHA and OPG has greatly improved. 

EN RE: COTTONWOODS AT MID-VALLEY PRICING UPDATE 

Jason reported that he would be making a presentation to City Council on October 14 to discuss additional 

subsidies to further reduce the price of units at the Cottonwoods. He said that the amount of the total investment by 

the City would be finalized on October 21. 

Jason reviewed the presentation that includes a summary of the market, the demand, and potential buyers; 

a financial overview of the Cottonwoods project; and an analysis of the impact that additional subsidies from the 

City (via STR funds) would have on the pricing of the units. Jason described the “missing middle” and noted there 

is nothing even close to attainable on the market for this segment of the population. He said that so far 240 

households have been pre-screened, with 85% meeting eligibility requirements. He noted that the demand has 

skewed heavily toward one and two-person households, mostly within the 80% - 100% if AMI range. In response to 
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a question from Lou, La La said that many applicants are people already associated with YVHA in some way, and 

that once pricing is published the applicant pool is likely to expand. 

Jason reviewed the capital sources that add up to the projected total of $55.8M, noting that some of the 

costs (grading, site work, utilities, access, etc.) will benefit phase 2 of the development. He said that the base sales 

price would cover $41.1M (without taking into account STR contributions). He noted that establishing these two 

amounts would be key elements of the amended agreement with Lone Tree Trust (LLT). Other key elements in the 

agreement will be the contribution of the land by YVHA and the possible elimination of the 20% in profit that was 

originally to flow to YVHA. Jason reviewed the cashflow waterfall of the project, noting that if costs increase beyond 

the established level, LLT’s profit would decrease. In response to a question from Dakotah, La La explained the 2% 

transaction fee that would be split between the real estate partner and YVHA. She said that this will cover 

administrative costs and will be much less expensive to the buyers than going through an outside broker. There 

was a discussion of the developer fee, costs, change orders, and the very low profit margin being accepted by LLT. 

Dakotah suggested that in presenting the financial structure of the project to City Council it might be beneficial to 

compare this structure to the financial structure of a market rate project. Leah noted that it is important for the 

community to understand that YVHA is a non-profit and that any proceeds from a project that flow to YVHA move 

YVHA further toward self-sufficiency and are subsequently used to support future projects. Cole said that including 

the development fee for this project, the Development Fund reserve will be around $5M - $6M. Sandy added that 

YVHA maintains an operating reserve equal to 6 – 12 months of operating expenses. 

Jason reviewed the projected unit pricing using the estimated base price (a total of $41.1M) and presented 

the impact that a $5M and a $10M contribution by the City would have on pricing ranges by unit type. He noted that 

additional subsidies would not only increase affordability but would also increase the number of units that meet 

Prop 123 requirements. Jason noted that YVHA’s pricing approach is to maintain a high income cap relative to 

price in order to expand the pool of eligible buyers. With a $10M contribution of STR funds, the land contribution 

from YVHA, and state grant funds, the total subsidy per unit would equal $220,000 and 24 units would meet Prop 

123 criteria. The City contribution alone would equal $116,000 per unit. 

Catherine asked about HOA fees and other costs included in the estimated monthly payments. Elliot said 

that the initial pro forma was modeled on $500/month and that his current lowest estimate is $543/month, adding 

that the cost of utilities and insurance is difficult to predict. Jason added that these operational costs are not 

affected by subsidies and so will be very similar to comparable market rate units. 

Jason said he would work on the presentation as more information becomes available and present it to the 

Ad Hoc Committee prior to presenting it to City Council. 
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EN RE: EXECUTIVE SESSION 

MOTION 

 Lou 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). Jess seconded the motion. The motion carried unanimously. 

The board entered executive session at 1:25 p.m. No minutes were taken, and no decisions were made. 

The board exited executive session at 1:50 p.m. 

EN RE: USFS HILLTOP – BACKGROUND & UPDATE 

 Emily reviewed the USFS site and presented a vicinity map. She discussed the federal process that led to 

the City accepting its right of first refusal to lease the land and assign the lease to an entity wholly owned by YVHA 

through a Memorandum of Understanding. She said that if all goes well, the assignment would occur in October 

through two readings by City Council. Emily presented a conceptual site plan, noting that the development would 

include 84 rental units in 13 buildings, which will blend in with the neighborhood. The development will include units 

that are dedicated for USFS and City use. Emily stated that YVHA would enter into a pre-development agreement 

with Servitas, who would act as the fee developer on the project. She noted that this would be a new type of 

development for YVHA, which would own the buildings and retain full control over their management, but would 

accept significantly more risk in the development. Servitas will serve as the program manager for the development 

but will not have a stake in the project. Emily reviewed the documents that will be presented to the board for 

approval and the financing sources that would support the project. She said that staff is preparing a request for 

STR funding in conjunction with the land lease approval. She said that a loan of approximately $3M is anticipated, 

along with private placement revenue bonds, and Prop 123 funding. Emily said that groundbreaking is expected to 

occur in the Spring of 2027 with construction to take around 18 months.  

Mark offered that the Servitas agreement needs work. George agreed and said that the document would 

be restructured prior to being presented to the board for approval. 

EN RE: ADJOURNMENT 

The regular meeting of the YVHA Board of Directors was adjourned at  2:10 p.m.   

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

Sarah Katherman, Minute Taker    Kathi Meyer, President  



Aug 2025 Financial Notes: 

 We received $5,000 from Sunlight Crossing for Q2 partner distribution 
 Grants include a $68k reimbursement from the TAHG grant for a Hausmann/ 

Cottonwoods construction invoice; the payment shows in Development Fund 
Capital Outlay 

 Also in grants is a $998 EIAF DOLA grant reimbursement for Q2 Brown Ranch 
engineering fees 

 Professional Fees expense of $14k is a payment for the Housing Needs Assessment, 
which brings us within $200 of closing out our contract 

 The Maintenance and Repairs Contract expense includes $12,700 for an 
unexpected sewer repair at Whitehaven Mobile Home Park 

 Whitehaven also paid $1,471 to Baseline Engineering for the ongoing infrastructure 
design 

 The $4k for Training is for 4 employees and 2 Board members to attend the Housing 
Colorado conference in October 

 The Down Payment Assistance fund had a loan payout and received $20k to reinvest 
in the program 

 

  
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Assets

Current Assets
Cash

Wells Fargo HSV O& M xxxx3604 185,851
Wells Fargo HSV T&I xxxx3646 10,192
ColoTrust Dev 3,696,387
Wells Fargo YVHA Oper xxx6622 83,831
ColoTrust DPA 40,209
Petty Cash 114
Alpine Checking xx4827 115,167
Alpine Money Market xx4836 181,533
ColoTrust FC 360,514
ColoTrust DPA CDBG 38,399
Whitehaven Operating - MVB 88,870
Whitehaven Security Deposits MVB 11,488
Wells Fargo HSV Sec Dep xx3588 32,882
Wells Fargo HSV Res xxxx3679 74,470

Total Cash 4,919,907

Accounts Receivable
Accounts Receivable 205
Property Tax Receivable 23,583
A/R from Partners 3,115
Allowance for Uncollectible AR (24,800)

Total Accounts Receivable 2,103

Deposits & Escrows
Prepaid Expenses 8,803

Total Deposits & Escrows 8,803

Total Current Assets 4,930,813

Fixed Assets
Building-Hillside Village 1,820,000
Fish Creek Mobile Home Park 5,077,804
Capitalized Interest-Construct 32,381
Hillsde Exterior Additions 683,210
Hillside FF&E 9,546
Hillside Interior Additions 406,267
Land - HSV 450,000
Land Improvements - HSV 127,794
Land Improv:Irrigation System 11,162
Office Equipment 1,168
Playground Equipment 12,577
CIP Backflow Prevention System 17,586
Whitehaven Mobile Home Park 3,125,000
City Water CIP 91,811
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

YVHA
Balance Sheet
August 31, 2025

Created on: 09/15/2025, 3:55 PM MST Page 1



Other Assets
Lease Receivable 59,759
N/R West End Village 4,140
Right of Use Asset 273,172
Right of Use Amortization (5,056)
N/R CDBG DPA 6,541
M/R - 2752 Honeysuckle Lane 71,864
M/R - 2952 Abbey Road (J) 65,674
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 30,067
CMHC N/R 10,192

Total Other Assets 6,368,371

Total Assets 44,451,866

YVHA
Balance Sheet
August 31, 2025

Created on: 09/15/2025, 3:55 PM MST Page 2



Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 27,329
Accrued Interest Payable 6,500
Payroll Liabilities 100,968
Security Deposits 46,323
Escrow - Jaime 3,525
Escrow - Welu (1,818)
Prepaid Revenue 44,040
457 Payable 8,730
Health Insurance Payable (1,631)
Deferred Revenue 23,583
Deferred Grant Revenue 50,000

Total Current Liabilities 307,549

Long Term Liabilities
LT Alpenglow Note Payable 35,133
Whitehaven N/P 2,381,608
CWRPDA-DWRF N/P 136,316
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 6,038,988

Other Liabilities
Deferred inflow - lease receivable 59,337
Lease Payable 268,503

Total Other Liabilities 327,840

Total Liabilities 6,674,377

Equity
Retained Earnings 36,991,215
Current Net Income 786,274

Total Equity 37,777,489

Total Liabilities & Equity 44,451,866

YVHA
Balance Sheet
August 31, 2025

Created on: 09/15/2025, 3:55 PM MST Page 3



General Fund
Development

Fund Brown Ranch DPA All Locations

Assets

Current Assets
Cash

Combined cash 314,453 (553,078) 386,022 14,837 162,234
ColoTrust Dev 0 3,696,386 0 0 3,696,387
Wells Fargo YVHA Oper xxx6622 83,831 0 0 0 83,831
ColoTrust DPA 0 0 0 40,209 40,209
Petty Cash 114 0 0 0 113
ColoTrust DPA CDBG 0 0 0 38,398 38,399

Total Cash 398,398 3,143,308 386,022 93,444 4,021,173

Accounts Receivable
Accounts Receivable 154 0 0 0 154
Property Tax Receivable 0 23,583 0 0 23,583
A/R from Partners 0 3,116 0 0 3,116
Allowance for Uncollectible AR 0 0 0 (22,800) (22,800)

Total Accounts Receivable 154 26,699 0 (22,800) 4,053

Deposits & Escrows
Prepaid Expenses 2,572 395 195 0 3,161

Total Deposits & Escrows 2,572 395 195 0 3,161

Total Current Assets 401,124 3,170,402 386,217 70,644 4,028,387

Fixed Assets
Brown Ranch land 0 0 24,000,000 0 24,000,000

Total Fixed Assets 0 0 24,000,000 0 24,000,000

Other Assets
Lease Receivable 0 0 59,759 0 59,759
N/R West End Village 0 0 0 4,141 4,141
Right of Use Asset 273,171 0 0 0 273,171
Right of Use Amortization (5,055) 0 0 0 (5,056)
N/R CDBG DPA 0 0 0 6,541 6,541
M/R - 2752 Honeysuckle Lane 71,864 0 0 0 71,864
M/R - 2952 Abbey Road (J) 65,674 0 0 0 65,675
M/R - 2954 Abbey Rd. (W) 59,768 0 0 0 59,768
N/R Alpenglow 0 69,387 0 0 69,387

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
August 31, 2025

Created on: 09/15/2025, 3:54 PM MST Page 1



General Fund
Development

Fund Brown Ranch DPA All Locations

N/R Reserves 0 1,100,087 0 0 1,100,087
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 10,193

Total Other Assets 465,422 5,351,371 59,759 491,820 6,368,372

Total Assets 866,546 8,521,773 24,445,976 562,464 34,396,759

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
August 31, 2025

Created on: 09/15/2025, 3:54 PM MST Page 2



General Fund
Development

Fund Brown Ranch DPA All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 10,310 8,197 1,120 0 19,626
Accrued Interest Payable 0 6,500 0 0 6,500
Payroll Liabilities 35,719 33,047 8,380 0 77,147
Security Deposits 0 0 3,000 0 3,000
Escrow - Jaime 3,525 0 0 0 3,526
Escrow - Welu (1,817) 0 0 0 (1,818)
Prepaid Revenue 0 0 3,289 0 3,289
457 Payable 8,729 0 0 0 8,729
Health Insurance Payable (1,631) 0 0 0 (1,630)
Deferred Revenue 0 23,583 0 0 23,583
Deferred Grant Revenue 50,000 0 0 0 50,000

Total Current Liabilities 104,835 71,327 15,789 0 191,952

Long Term Liabilities
LT Alpenglow Note Payable 0 35,133 0 0 35,132

Total Long Term Liabilities 0 35,133 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 373,339 106,460 75,126 0 554,925

Equity
Retained Earnings 488,918 7,745,149 24,343,996 583,327 33,161,390
Current Net Income 4,289 670,164 26,854 (20,863) 680,444

Total Equity 493,207 8,415,313 24,370,850 562,464 33,841,834

Total Liabilities & Equity 866,546 8,521,773 24,445,976 562,464 34,396,759

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
August 31, 2025

Created on: 09/15/2025, 3:54 PM MST Page 3



Hillside Village Fish Creek Whitehaven All Locations

Assets

Current Assets
Cash

Combined cash (120,151) (11,776) (30,307) (162,234)
Wells Fargo HSV O& M xxxx3604 185,851 0 0 185,851
Wells Fargo HSV T&I xxxx3646 10,192 0 0 10,192
Alpine Checking xx4827 0 115,167 0 115,168
Alpine Money Market xx4836 0 181,533 0 181,533
ColoTrust FC 0 360,515 0 360,514
Whitehaven Operating - MVB 0 0 88,870 88,870
Whitehaven Security Deposits MVB 0 0 11,489 11,488
Wells Fargo HSV Sec Dep xx3588 32,881 0 0 32,882
Wells Fargo HSV Res xxxx3679 74,471 0 0 74,470

Total Cash 183,244 645,439 70,052 898,734

Accounts Receivable
Accounts Receivable (391) 441 0 51
Allowance for Uncollectible AR (1,000) (1,000) 0 (2,000)

Total Accounts Receivable (1,391) (559) 0 (1,949)

Deposits & Escrows
Prepaid Expenses 0 5,598 42 5,641

Total Deposits & Escrows 0 5,598 42 5,641

Total Current Assets 181,853 650,478 70,094 902,426

Fixed Assets
Building-Hillside Village 1,820,000 0 0 1,820,000
Fish Creek Mobile Home Park 0 5,077,804 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 127,795 0 0 127,795
Land Improv:Irrigation System 11,162 0 0 11,162
Office Equipment 1,167 0 0 1,167
Playground Equipment 12,578 0 0 12,578
CIP Backflow Prevention System 17,585 0 0 17,585
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 4,747,001 3,216,812 9,152,681

Total Assets 1,370,723 5,397,479 3,286,906 10,055,107

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
August 31, 2025

Created on: 09/15/2025, 3:53 PM MST Page 1



Hillside Village Fish Creek Whitehaven All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 3,675 2,638 1,390 7,702
Payroll Liabilities 21,906 1,638 278 23,822
Security Deposits 32,572 0 10,750 43,323
Prepaid Revenue 21,397 13,968 5,386 40,751

Total Current Liabilities 79,550 18,244 17,804 115,598

Long Term Liabilities
Whitehaven N/P 0 0 2,381,609 2,381,608
CWRPDA-DWRF N/P 0 136,315 0 136,316
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 2,554,537 2,381,609 6,003,855

Total Liabilities 1,147,259 2,572,781 2,399,413 6,119,453

Equity
Retained Earnings 156,542 2,788,562 884,720 3,829,823
Current Net Income 66,922 36,136 2,773 105,831

Total Equity 223,464 2,824,698 887,493 3,935,654

Total Liabilities & Equity 1,370,723 5,397,479 3,286,906 10,055,107

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
August 31, 2025

Created on: 09/15/2025, 3:53 PM MST Page 2



Month Ending Year Ending

Month Ending 08/31/2025 Month Ending 08/31/2025
Year to Date

08/31/2025
Current Year

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 90,102 110,584 0.81 (20,481) 727,751 1,327,003 0.62 (509,748)
4402 - Subsidy Rent Income 20,728 0 0.00 20,728 162,861 0 0.00 181,525
4403 - Application Fees Received 0 700 0.00 (700) 720 8,400 0.09 (7,680)
4404 - Laundry and Vending 581 416 1.39 164 4,816 5,000 0.96 (184)
4406 - Tenant Charges 481 675 0.71 (194) 3,256 8,100 0.41 (4,763)

Total Rental Income 111,892 112,375 1.00 (483) 899,404 1,348,503 0.75 (340,850)

Vacancy, Losses & Concessions
4408 - Vacancy Loss (790) (1,570) 0.50 780 (3,485) (18,847) 0.24 14,341
4415 - Concessions/On-Site Mgt (348) (365) 0.95 18 (2,780) (4,378) 0.71 1,250

Total Vacancy, Losses & Concessions (1,138) (1,935) 0.59 798 (6,265) (23,225) 0.33 15,591

Net Rental Income 110,754 110,440 1.00 315 893,139 1,325,278 0.75 (325,259)

Management Income
4050 - Distribution from Partnerships 5,072 10,975 0.46 (5,904) 33,982 131,706 0.26 (97,724)
4190 - FCMHP Mgt Fee 3,084 3,085 1.00 0 24,674 37,012 0.67 (12,337)
4191 - HSV Mgt Fee 4,698 4,869 0.96 (171) 37,584 58,427 0.64 (20,843)
4192 - Whitehaven Management Fee 1,171 1,171 1.00 0 9,368 14,051 0.67 (4,684)

Total Management Income 14,025 20,100 0.70 (6,075) 105,608 241,196 0.44 (135,588)

Service Related Income
4180 - Commissions Real Estate 0 3,847 0.00 (3,848) 0 46,172 0.00 (46,172)

Total Service Related Income 0 3,847 0.00 (3,848) 0 46,172 0.00 (46,172)

Financial Income
4010 - CDBG RLF Principal 32 30 1.07 2 216 352 0.71 (103)
4012 - CDBG RLF Interest 25 26 0.93 (2) 178 323 0.63 (121)
4020 - Principal WEV 0 36 0.00 (36) 150 432 0.35 (282)
4024 - Principal CMHC 124 125 1.00 0 23,524 1,495 15.82 22,154
4025 - Grants 69,105 1,833 37.69 67,272 1,062,512 12,667,006 0.08 (11,595,79

4)
4026 - Principal YVHA 20,000 834 24.00 19,166 20,000 10,000 2.00 10,000
4035 - Property Tax Revenue 30,621 136,030 0.23 (105,408) 1,609,312 1,632,361 0.99 (23,049)
4036 - Interest on taxes 752 25 30.07 726 1,195 300 3.98 895
4038 - Interest Income 15,580 11,904 1.31 3,676 108,224 142,849 0.76 (34,626)
4040 - Specific Ownership 21,047 7,083 2.97 13,963 62,121 85,000 0.73 (22,878)
4060 - URA Backfill 0 7,000 0.00 (7,000) 39,211 84,000 0.47 (44,789)
4150 - Contribution Routt County 0 4,167 0.00 (4,166) 50,000 50,000 1.00 0
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) 8,334 12,508 0.75 (3,133)

YVHA
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Month Ending Year Ending

Month Ending 08/31/2025 Month Ending 08/31/2025
Year to Date

08/31/2025
Current Year

12/31/2025 Year to Date 12/31/2025
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

4505 - DPA Interest 2,000 333 6.00 1,667 2,000 4,000 0.50 (2,000)
Total Financial Income 160,327 174,635 0.92 (14,308) 3,036,977 14,740,626 0.21 (11,693,72

6)

Other Income
4030 - Miscellaneous Income 0 21 0.00 (21) 7,676 250 30.71 7,427
4198 - Transfer from Dev Fund 0 75,000 0.00 (75,000) 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 0 75,021 0.00 (75,021) 692,176 1,034,998 0.67 (342,821)

Total Income 285,106 384,043 0.74 (98,937) 4,727,900 17,388,270 0.28 (12,543,56
6)

Expenses

Payroll & Related
5000 - Payroll 92,613 93,845 0.99 1,232 747,890 1,126,141 0.66 378,251
5050 - Employee Benefit 14,165 15,751 0.90 1,586 119,629 189,011 0.63 69,382
5055 - Retirement Program 5,881 5,631 1.04 (250) 47,586 67,568 0.70 19,981
5090 - Payroll Taxes 7,976 9,156 0.87 1,180 65,631 109,873 0.60 44,242
5095 - Worker's Compensation 1,883 1,508 1.25 (374) 9,147 18,104 0.61 7,074
6201 - Maintenance & Repairs Payroll 7,147 7,148 1.00 0 57,572 85,770 0.67 28,199

Total Payroll & Related 129,665 133,039 0.97 3,374 1,047,455 1,596,467 0.66 547,129

Administrative Expenses
5015 - Administrative Fee 0 217 0.00 216 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 946 4,097 0.23 3,152 48,321 49,170 0.98 848
6820 - Office Supplies 360 262 1.38 (98) 1,918 3,140 0.61 1,223
6830 - Telephone, Internet 708 682 1.04 (26) 5,590 8,181 0.73 2,183
6835 - Training & Travel 4,503 4,475 1.01 (28) 19,836 53,700 0.37 33,864
6839 - Meals & Mileage 129 958 0.13 829 2,967 11,500 0.26 8,533
6840 - General & Administrative 562 572 0.98 9 3,915 6,862 0.60 2,777
6842 - Postage and Delivery 0 34 0.00 35 20 410 0.05 390
6853 - Bank Service Fees 23 232 0.10 209 251 2,788 0.09 2,537
6865 - Dues and Memberships 1,483 1,008 1.47 (475) 8,797 12,090 0.84 1,961
6878 - Computer Maintenance 763 2,083 0.37 1,320 7,955 25,000 0.35 16,351
6879 - Software Maintenance Agreement 726 2,527 0.29 1,800 34,140 30,320 1.14 (4,332)
6882 - Board Expense, Steering Committee 488 572 0.85 84 4,306 6,866 0.63 2,560
6915 - Due Diligence 0 833 0.00 834 2,118 10,000 0.21 7,883
6920 - Legal Fees 60 5,200 0.01 5,140 6,412 62,400 0.10 55,987

Total Administrative Expenses 10,751 23,752 0.45 13,001 152,051 285,027 0.54 129,860

Marketing Expenses

YVHA
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Month Ending Year Ending

Month Ending 08/31/2025 Month Ending 08/31/2025
Year to Date

08/31/2025
Current Year

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 420 2,527 0.17 2,106 9,229 30,320 0.37 19,246
6857 - Marketing - Communications 105 2,358 0.04 2,254 957 28,300 0.03 27,343
6870 - Advertising 0 1,075 0.00 1,075 1,525 12,900 0.12 11,375
6875 - Home Buyer Education 0 125 0.00 125 0 1,500 0.00 1,500

Total Marketing Expenses 525 6,085 0.09 5,560 11,711 73,020 0.19 59,464

Utilities
6501 - Electricity 794 1,067 0.74 273 7,006 12,804 0.60 5,093
6502 - Water 3,091 4,749 0.65 1,659 37,680 57,076 0.72 16,211
6503 - Sewer 3,450 4,585 0.75 1,134 32,529 55,016 0.65 19,037
6504 - Garbage & Trash Removal 7,428 4,743 1.57 (2,685) 38,358 56,916 0.67 18,558

Total Utilities 14,763 15,144 0.97 381 115,573 181,812 0.68 58,899

Operating & Maintenance Expenses
6545 - Contract Realtor 0 1,924 0.00 1,924 0 23,086 0.00 23,086
6555 - Professional Fees 14,201 28,500 0.50 14,298 171,131 342,000 0.51 168,469
6720 - HOA Fees 0 701 0.00 702 10,252 8,416 1.22 (1,836)
6810 - Office Space & Utilities 4,808 4,838 0.99 29 42,712 58,050 0.82 10,530
6813 - Railroad License 0 879 0.00 880 10,294 10,556 0.98 262
6862 - Contract Labor 1,040 1,922 0.54 881 10,726 23,060 0.51 11,294
6871 - Park Improvements 0 83 0.00 84 0 1,000 0.00 1,000
6872 - Furniture & Equipment Expense 171 375 0.46 204 5,985 4,500 1.36 (1,624)
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 8,168 12,253 0.67 4,085
7250 - Engineering/Surveying 3,003 8,333 0.36 5,331 18,947 100,000 0.19 81,052

Total Operating & Maintenance Expenses 24,244 50,782 0.48 26,538 278,565 609,388 0.47 322,435

Maintenance & Repairs
6202 - Maintenance Supplies 918 1,442 0.64 524 5,294 17,300 0.31 12,006
6203 - Maintenance & Repairs Contract 12,908 2,542 5.08 (10,367) 27,490 30,500 0.90 3,010
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 12 2,265 0.01 2,253 8,017 27,172 0.34 18,035
6208 - Cleaning 0 416 0.00 416 203 5,000 0.04 4,798

Total Maintenance & Repairs 13,838 15,206 0.91 1,368 101,803 182,472 0.56 79,550

Management Fees
6860 - Management Fee 8,953 8,953 1.00 0 71,626 107,439 0.67 35,813

Total Management Fees 8,953 8,953 1.00 0 71,626 107,439 0.67 35,813

Taxes & Insurance
6850 - Insurance 0 5,006 0.00 5,006 42,652 60,064 0.71 17,412

Total Taxes & Insurance 0 5,006 0.00 5,006 42,652 60,064 0.71 17,412

YVHA
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Month Ending Year Ending

Month Ending 08/31/2025 Month Ending 08/31/2025
Year to Date

08/31/2025
Current Year

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 202,739 284,633 0.71 81,894 1,906,436 3,415,689 0.57 1,485,562

Net Operating Income (Loss) 82,367 99,410 0.83 (17,043) 2,821,464 13,972,581 0.21 (11,058,00
4)

Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 4,572 9,375 0.49 4,803 136,154 112,500 1.21 (23,844)
6885 - Capital Outlay 69,578 948,334 0.07 878,756 1,068,888 12,460,000 0.09 11,388,739

Total Capital Expeditures 74,150 957,709 0.08 883,559 1,205,042 12,572,500 0.10 11,364,895

Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497 5,531 0.45 3,034 19,976 66,380 0.30 46,404
5102 - USDA Overage 859 1,571 0.55 712 6,812 18,847 0.31 12,934
6710 - Interest Payments 5,027 10,878 0.46 5,851 83,860 130,533 0.72 36,438
6712 - Principal Payments 4,942 16,400 0.30 11,458 133,330 196,805 0.74 52,032

Total Debt Services 13,325 34,380 0.39 21,055 243,978 412,565 0.64 147,808

Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,482 1,482 1.00 0 11,854 17,781 0.67 5,927
6565 - Transfer to General Fund 2,000 54,500 0.04 52,500 402,000 654,000 0.61 252,000
6567 - Transfer to Hillside Village 0 0 0.00 0 316 0 0.00 (316)
6568 - Transfer to Whitehaven 0 0 0.00 0 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 3,482 76,815 0.05 73,333 586,170 943,781 0.62 357,611

Total Non-Operating Expenses 90,957 1,068,904 0.09 977,947 2,035,190 13,928,846 0.15 11,870,314

Net Income (Loss) (8,590) (969,494) 0.01 960,904 786,274 43,735 19.57 812,310

YVHA
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General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

08/31/2025 08/31/2025 08/31/2025 08/31/2025 08/31/2025
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 8,610 0 8,610
4403 - Application Fees Received 250 0 0 0 250

Total Rental Income 250 0 8,610 0 8,860
Net Rental Income 250 0 8,610 0 8,860
Management Income

4050 - Distribution from Partnerships 0 33,982 0 0 33,982
4190 - FCMHP Mgt Fee 24,675 0 0 0 24,675
4191 - HSV Mgt Fee 37,584 0 0 0 37,584
4192 - Whitehaven Management Fee 9,367 0 0 0 9,367

Total Management Income 71,626 33,982 0 0 105,608
Financial Income

4010 - CDBG RLF Principal 0 0 0 217 217
4012 - CDBG RLF Interest 0 0 0 177 177
4020 - Principal WEV 0 0 0 150 150
4024 - Principal CMHC 0 0 0 23,525 23,525
4025 - Grants 21,000 1,000,948 3,508 0 1,025,456
4026 - Principal YVHA 0 0 0 20,000 20,000
4035 - Property Tax Revenue 0 1,609,312 0 0 1,609,311
4036 - Interest on taxes 0 1,195 0 0 1,196
4038 - Interest Income 16 93,058 0 2,574 95,647
4040 - Specific Ownership 0 62,121 0 0 62,121
4060 - URA Backfill 0 39,211 0 0 39,211
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 8,333 0 0 0 8,334
4505 - DPA Interest 2,000 0 0 0 2,000

Total Financial Income 131,349 2,805,845 3,508 46,643 2,987,345
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 604,050 2,846,121 162,118 46,643 3,658,932
Expenses

Payroll & Related
5000 - Payroll 349,435 268,235 68,220 0 685,890
5050 - Employee Benefit 62,394 29,207 8,596 0 100,198
5055 - Retirement Program 20,637 16,167 3,658 0 40,460
5090 - Payroll Taxes 28,528 21,653 5,570 0 55,752
5095 - Worker's Compensation 4,260 2,809 769 0 7,838

Total Payroll & Related 465,254 338,071 86,813 0 890,138
Administrative Expenses

5015 - Administrative Fee 0 0 0 5,500 5,500
6535 - Treasurer's Fees 0 48,321 0 0 48,321
6820 - Office Supplies 1,527 0 0 0 1,528
6830 - Telephone, Internet 3,991 0 0 0 3,991
6835 - Training & Travel 14,379 5,357 0 0 19,736
6839 - Meals & Mileage 2,449 0 58 0 2,506
6840 - General & Administrative 3,378 25 (111) 0 3,292
6842 - Postage and Delivery 0 0 0 6 5
6853 - Bank Service Fees 202 2 0 0 205
6865 - Dues and Memberships 6,151 874 50 0 7,075
6878 - Computer Maintenance 7,703 0 0 0 7,703

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
August 31, 2025
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General Fund Development Fund Brown Ranch DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

08/31/2025 08/31/2025 08/31/2025 08/31/2025 08/31/2025
Actual Actual Actual Actual Actual

6879 - Software Maintenance Agreement 19,633 1,886 1,125 0 22,644
6882 - Board Expense, Steering Commit-
tee

3,462 844 0 0 4,306

6915 - Due Diligence 0 2,118 0 0 2,117
6920 - Legal Fees 2,186 4,015 69 0 6,270

Total Administrative Expenses 65,061 63,442 1,191 5,506 135,199
Marketing Expenses

6843 - Website Maintenance & Upgrade 6,435 0 2,794 0 9,230
6857 - Marketing - Communications 0 0 957 0 957
6870 - Advertising 1,334 0 191 0 1,524

Total Marketing Expenses 7,769 0 3,942 0 11,711
Utilities

6501 - Electricity 0 0 329 0 329
6502 - Water 0 0 220 0 220

Total Utilities 0 0 549 0 549
Operating & Maintenance Expenses

6555 - Professional Fees 0 163,231 5,000 0 168,231
6720 - HOA Fees 0 10,252 0 0 10,252
6810 - Office Space & Utilities 42,711 0 0 0 42,711
6862 - Contract Labor 5,566 0 0 0 5,566
6872 - Furniture & Equipment Expense 3,117 2,697 171 0 5,985
7250 - Engineering/Surveying 0 0 18,947 0 18,948

Total Operating & Maintenance Ex-
penses

51,394 176,180 24,118 0 251,693

Maintenance & Repairs
6203 - Maintenance & Repairs Contract 0 0 3,780 0 3,780
6205 - Snow Removal 0 0 1,908 0 1,907

Total Maintenance & Repairs 0 0 5,688 0 5,687
Taxes & Insurance

6850 - Insurance 10,283 0 12,963 0 23,247
Total Taxes & Insurance 10,283 0 12,963 0 23,247
Service Related Expenses

5010 - Direct Assistance 0 25,000 0 60,000 85,000
Total Service Related Expenses 0 25,000 0 60,000 85,000

Total Operating Expenses 599,761 602,693 135,264 65,506 1,403,224
Net Operating Income (Loss) 4,289 2,243,428 26,854 (18,863) 2,255,708
Non-Operating Expenses

Capital Expeditures
6885 - Capital Outlay 0 1,000,948 0 0 1,000,949

Total Capital Expeditures 0 1,000,948 0 0 1,000,949
Other Non-Operating Expenses

6565 - Transfer to General Fund 0 400,000 0 2,000 402,000
6567 - Transfer to Hillside Village 0 316 0 0 316
6568 - Transfer to Whitehaven 0 22,000 0 0 22,000
6570 - Transfer to Brown Ranch 0 150,000 0 0 150,000

Total Other Non-Operating Expenses 0 572,316 0 2,000 574,316
Total Non-Operating Expenses 0 1,573,264 0 2,000 1,575,265

Net Income (Loss) 4,289 670,164 26,854 (20,863) 680,443

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

08/31/2025 08/31/2025 08/31/2025 08/31/2025
Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 261,895 301,127 156,119 719,141
4402 - Subsidy Rent Income 162,861 0 0 162,861
4403 - Application Fees Received 125 270 75 470
4404 - Laundry and Vending 4,816 0 0 4,816
4406 - Tenant Charges 2,576 299 380 3,256

Total Rental Income 432,273 301,696 156,574 890,544
Vacancy, Losses & Concessions

4408 - Vacancy Loss (3,502) 16 1 (3,485)
4415 - Concessions/On-Site Mgt 0 0 (2,780) (2,780)

Total Vacancy, Losses & Concessions (3,502) 16 (2,779) (6,265)
Net Rental Income 428,771 301,712 153,795 884,279
Financial Income

4025 - Grants 0 0 37,056 37,056
4038 - Interest Income 18 12,498 61 12,576

Total Financial Income 18 12,498 37,117 49,632
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 541,846 314,210 212,912 1,068,968
Expenses

Payroll & Related
5000 - Payroll 50,165 8,166 3,669 61,999
5050 - Employee Benefit 17,627 1,326 478 19,432
5055 - Retirement Program 6,417 488 220 7,126
5090 - Payroll Taxes 8,902 675 303 9,879
5095 - Worker's Compensation 1,217 91 0 1,309
6201 - Maintenance & Repairs Payroll 57,572 0 0 57,572

Total Payroll & Related 141,900 10,746 4,670 157,317
Administrative Expenses

5020 - Miscellaneous Expense 1 4 0 5
6820 - Office Supplies 390 0 0 390
6830 - Telephone, Internet 1,599 0 0 1,599
6835 - Training & Travel 100 0 0 100
6839 - Meals & Mileage 461 0 0 461
6840 - General & Administrative 391 198 35 623
6842 - Postage and Delivery 15 0 0 14
6853 - Bank Service Fees 0 0 46 47
6865 - Dues and Memberships 0 817 906 1,722
6878 - Computer Maintenance 253 0 0 253
6879 - Software Maintenance Agreement 7,654 2,609 1,232 11,495
6920 - Legal Fees 0 60 83 143

Total Administrative Expenses 10,864 3,688 2,302 16,852
Utilities

6501 - Electricity 4,244 839 1,593 6,677
6502 - Water 19,770 14,843 2,848 37,461
6503 - Sewer 16,004 8,376 8,148 32,528
6504 - Garbage & Trash Removal 7,978 24,270 6,110 38,358

Total Utilities 47,996 48,328 18,699 115,024
Operating & Maintenance Expenses

6555 - Professional Fees 2,900 0 0 2,900

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
August 31, 2025
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

08/31/2025 08/31/2025 08/31/2025 08/31/2025
Actual Actual Actual Actual

6813 - Railroad License 0 10,294 0 10,295
6862 - Contract Labor 0 0 5,160 5,160
6883 - Balance Write Off 350 0 0 350
7195 - Manager Unit Rent 8,168 0 0 8,168

Total Operating & Maintenance Ex-
penses

11,418 10,294 5,160 26,873

Maintenance & Repairs
6202 - Maintenance Supplies 4,719 93 482 5,294
6203 - Maintenance & Repairs Contract 2,999 1,812 18,900 23,710
6204 - Painting 226 0 0 226
6205 - Snow Removal 24,750 32,078 1,838 58,665
6207 - Grounds 1,709 6,307 0 8,017
6208 - Cleaning 203 0 0 203

Total Maintenance & Repairs 34,606 40,290 21,220 96,115
Management Fees

6860 - Management Fee 37,584 24,675 9,367 71,626
Total Management Fees 37,584 24,675 9,367 71,626
Taxes & Insurance

6850 - Insurance 15,759 2,618 1,027 19,404
Total Taxes & Insurance 15,759 2,618 1,027 19,404

Total Operating Expenses 300,127 140,639 62,445 503,211
Net Operating Income (Loss) 241,719 173,571 150,467 565,757
Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 136,155 0 0 136,155
6885 - Capital Outlay 0 0 67,940 67,940

Total Capital Expeditures 136,155 0 67,940 204,095
Debt Services

5101 - RHS Debt Payment (USDA Loans) 19,976 0 0 19,976
5102 - USDA Overage 6,812 0 0 6,812
6710 - Interest Payments 0 43,348 40,512 83,859
6712 - Principal Payments 0 94,087 39,242 133,330

Total Debt Services 26,788 137,435 79,754 243,977
Other Non-Operating Expenses

5123 - Transfer From O&M to Reserve 11,854 0 0 11,854
Total Other Non-Operating Expenses 11,854 0 0 11,854

Total Non-Operating Expenses 174,797 137,435 147,694 459,926
Net Income (Loss) 66,922 36,136 2,773 105,831

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
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Month Ending 08/31/2025 Year to Date 08/31/2025
Actual % Actual %

Income 285,106 0.00 4,727,900 0.00

Expenses 202,739 0.00 1,906,436 0.00

Net Operating Income (Loss) 82,367 0.00 2,821,464 0.00

Non-Operating Expenses 90,957 0.00 2,035,190 0.00

Net Income (Loss) (8,590) 0.00 786,274 0.00

Balance Sheet Adjustments (70,499) 0.00 67,848 0.00

Net Cash Flow (79,089) 0.00 854,122 0.00

Beginning Cash
1001 - Wells Fargo HSV O& M xxxx3604 122,049 0.00 67,290 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,191 0.00 10,192 0.00
1015 - ColoTrust Dev 3,629,829 0.00 2,938,737 0.00
1040 - Wells Fargo YVHA Oper xxx6622 338,026 0.00 81,307 0.00
1082 - ColoTrust DPA 40,060 0.00 82,480 0.00
1090 - Petty Cash 113 0.00 114 0.00
1710 - Alpine Checking xx4827 90,636 0.00 91,130 0.00
1712 - Alpine Money Market xx4836 181,266 0.00 186,019 0.00
1714 - ColoTrust FC 359,180 0.00 350,091 0.00
1716 - ColoTrust DPA CDBG 38,256 0.00 36,630 0.00
1850 - Whitehaven Operating - MVB 71,524 0.00 106,735 0.00
1851 - Whitehaven Security Deposits MVB 10,754 0.00 8,460 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,642 0.00 32,138 0.00
1903 - Wells Fargo HSV Res xxxx3679 72,988 0.00 175,108 0.00

Total Beginning Cash 4,997,514 0.00 4,166,431 0.00

Ending Cash
1001 - Wells Fargo HSV O& M xxxx3604 185,851 0.00 185,851 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,192 0.00 10,192 0.00
1015 - ColoTrust Dev 3,696,387 0.00 3,696,387 0.00
1040 - Wells Fargo YVHA Oper xxx6622 83,831 0.00 83,831 0.00
1082 - ColoTrust DPA 40,209 0.00 40,209 0.00
1090 - Petty Cash 114 0.00 114 0.00
1710 - Alpine Checking xx4827 115,167 0.00 115,167 0.00
1712 - Alpine Money Market xx4836 181,533 0.00 181,533 0.00
1714 - ColoTrust FC 360,514 0.00 360,514 0.00
1716 - ColoTrust DPA CDBG 38,399 0.00 38,399 0.00
1850 - Whitehaven Operating - MVB 88,870 0.00 88,870 0.00
1851 - Whitehaven Security Deposits MVB 11,488 0.00 11,488 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 32,882 0.00 32,882 0.00
1903 - Wells Fargo HSV Res xxxx3679 74,470 0.00 74,470 0.00

Total Ending Cash 4,919,907 0.00 4,919,907 0.00

YVHA
Statement of Cash Flows

August 31, 2025

Created on: 09/15/2025, 3:56 PM MST Page 1
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YAMPA VALLEY HOUSING AUTHORITY  

DEPUTY DIRECTOR REPORT 

YVHA BOARD MEETING 

OCTOBER 9TH, 2025 

12PM – 3PM 

Operational Updates:  

1. OPG & GORMAN PROPERTY DEMOGRAPHICS – Jason shared the information we received from OPG last week 

on the composition and make up of people who live in the Reserves, Alpenglow and Anglers 400.  I have been 

working with Alexandra from Gorman to try and get some similar information about Sunlight Crossing.  As soon I 

get that information, I’ll share it with the team and board.   

2. GRANT UPDATES – 1) Elizabeth is working on getting an extension on our Energy & Mineral Impact Grant 750K 

grant we received for Brown Ranch.  This grant can be used for technical work associated with Brown Ranch.  2) 

Elizabeth and I participated in a call with the Upper Yampa Water Conservancy District to talk about their 

upcoming grant cycle and talk about our plans to upgrade the water and sewer infrastructure at Whitehaven.  It 

appears like our request of 400K probably won’t get fully funded and they want to make sure that we’re exhausting 

our other grant sources before hearing back from them.   

3. YVHA PROPERTY SURVEY’S & NEWSLETTERS – The property management team with YVHA is working on our 

3rd quarter newsletters with reminders and updates for the Fall and upcoming Winter season.  We will also be 

working with John on a property and demographics survey for our tenants at Fish Creek and Whitehaven so that we 

have a better understanding of who is living in our properties.  We are working to get the survey’s and newsletters 

out around the first part of November.   

4. OPG PROPERTY WALK – The property management team has their semi-annual walk at the Reserves, Alpenglow 

and Anglers scheduled for Friday, October 10th.  OPG has been informed of the walks and said they are looking 

forward to hearing our feedback and comments on the properties given the recent conversations and work they 

have been doing with Mission Rock to get issues we’ve raised with them addressed.   

HERE ARE SOME STATISTICS ON COMMUNICATION ASSETS:  

META AD 3 MID-POINT CHECK IN – COTTONWOODS APPLICATIONS OPENING 

• RUN DATES: 9/15/25 TO 10/14/25 
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• THE CAMPAIGN IS PERFORMING STRONGLY AGAINST BENCHMARKS. 

• COMPARED TO THE PREVIOUS CAMPAIGNS, THE THIRD CAMPAIGN SHOWS MORE STABLE 

LEVELS OF INTEREST AND ENGAGEMENT OVER THE FIRST TWO WEEKS OF THE CAMPAIGN. 

• CPC IS $0.25, WELL BELOW THE FACEBOOK AVERAGE OF $0.50–$2.00. 

• CTR IS ~1.9%, MORE THAN DOUBLE THE 0.9% INDUSTRY AVERAGE. 

• REACH (16.5K) AND FREQUENCY (3.5 EXPOSURES) ARE IN THE HEALTHY RANGE. 

• 1,903 VIEWS FROM 1,142 USERS 

WEBSITE TRAFFIC 

• A DISTINCT UPLIFT IN TRAFFIC BEGINNING ON 9/15 MATCHES THE START OF CAMPAIGN #3. 

• TRAFFIC FROM STEAMBOAT AND CRAIG INDICATES A RELEVANT AUDIENCE VISITING THE PAGE. 

• DURING ACTIVE CAMPAIGNS, OVER 50% OF TRAFFIC IS FROM THE AD CAMPAIGN. 

• AVG. ENGAGEMENT TIME GREATER THAN 1-MINUTE SHOWS VISITORS ARE ON THE SITE LONG 

ENOUGH TO ABSORB THE INFORMATION AND INTERACT. 

 PROPERTY UPDATES: 

5.  Mid Valley – Work is moving forward at Mid Valley with some critical paving taking place on the 8th & 9th of 

October.  This initial paving work, along with some other paving scheduled for the end of October will be critical 

improvements need for us to receive a TCO for the buildings in 2026.  Hoping that the weather holds out for the 

scheduled paving dates and that we’re able to get the rest of the sitework improvements completed in the coming 

months.  Drywall is complete in building 2 and the team is focused on getting drywall going in building 1 in hopes of 

making up some lost time from earlier this summer.  Exterior siding is also moving forward along with carport and 

trash enclosure work.     

6. USFS Hilltop – I’ve been working with Landmark and NWCC on getting survey and Geotech work scheduled and 

approved by the forest service for the Hilltop site.  Landmark was out on site last week starting their initial survey 

work and NWCC has October 20th  penciled in to have the drilling rig on site and start the test holes.  Servitas is 

providing a little technical guidance on this process since they’ve been through it before with the Summit project.   
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7. EV Charging – I’ve been working on getting proposal for the EV charging stations we have at Cottonwoods.  I 

received three proposals from preferred vendors by the state of Colorado and we have made a decision to go with 

EV Bolt for the 6 outdoor charging stations.  The coordination of this has been passed along to Hausmann, Central 

Electric and Landmark.       
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Friday, September 19, 2025 at 10:12:21Friday, September 19, 2025 at 10:12:21Friday, September 19, 2025 at 10:12:21Friday, September 19, 2025 at 10:12:21    AM Mountain Daylight TimeAM Mountain Daylight TimeAM Mountain Daylight TimeAM Mountain Daylight Time

Subject:Subject:Subject:Subject: FW: Addenda to 2025 Housing Market and Demand Study
Date:Date:Date:Date: Wednesday, September 17, 2025 at 14:58:10 Mountain Daylight Time
From:From:From:From: John Fancher
To:To:To:To: corlessmolly@gmail.com
CC:CC:CC:CC: John Fancher, YVHA Inquiry
Attachments:Attachments:Attachments:Attachments: image001.jpg

Hi Molly,
 
I was forwarded the email you sent yesterday and wanted to get back to you. First, let me thank you for the work you do
as a nurse in the community. My sister-in-law is a nurse, and I have a great apprecia?on for the work you and others in
your field do.
 
Let me address the following from your email:

Defini?on of affordable housing
AMI vs wage growth
Pricing at The CoIonwoods
Apprecia?on at The CoIonwoods
Addressing housing needs for single people

 
Defini?on of affordable housing: Housing is considered affordable when the total of all housing expenses – rent and fees
for renters; principle, interest, tax, insurances, and HOA fees for owners – does not exceed 30% of the household’s
monthly gross income. The housing study compared housing expenses against various AMI levels to demonstrate the
affordability gap for poten?al homeowners and challenges renters face in our community.
 
AMI vs wage growth: Area Median Income (AMI) is a number calculated for different geographic areas annually by HUD. It
is used to assess housing affordability and set eligibility criteria for housing programs. AMI measures income from all
sources: wages and salaries, investment income (e.g., dividends, interest, rent, etc.), and transfer receipts (e.g.,
government benefits such as Social Security). The issue in RouI County, like other mountain communi?es, is that AMI is
growing at a rate much greater than actual wages or salaries.
 
Pricing at The CoIonwoods: In June, YVHA received preliminary agreement from City Council to transfer $5M of STR
funding into the current development phase at The CoIonwoods. The en?re $5M will go toward reducing prices of the
units. On October 14, we are scheduled to present to City Council to finalize that agreement and to show how much
further prices could come down with different levels of subsidy on top of the ini?al $5M. Un?l we have formal agreement
on the level of subsidy from the City, it would be irresponsible to publish revised (lower) prices than what we can offer
without subsidy – the $400K to $600K range you see. It is our hope to publish revised, lower prices in October following
that mee?ng.
 
Apprecia?on at The CoIonwoods: As a deed restricted property, there are caps on unit apprecia?on. These work to
balance affordability and apprecia?on for the ini?al buyer as well as subsequent buyers. Annual apprecia?on is capped at
the greater of 2% or half of the year-over-year growth in RouI County AMI. Last year RouI County AMI grew at ~9%.
Based on this, the apprecia?on cap would have been ~4.5% last year.
 
Addressing housing needs for single people: We realize that home ownership is a par?cular challenge for single people.
Given that everyone’s financial situa?on is unique and they need to work directly with a lender on their specific needs, at
The CoIonwoods we are looking to offer units in a variety of prices and available to those who may not have a high
income but may have addi?onal financial assets they can put against the purchase. Finally, for those not yet ready to buy,
we have developed and have in our development pipeline rental proper?es priced as affordable workforce housing.
These are offered based on AMI level.
 
While I cannot speak to your specific financial situa?on or qualifica?ons, we can provide a list of lenders who are familiar
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with The CoIonwoods with whom you could meet.
 
I hope this helps answer your ques?ons and address your concerns. Please let me know if you have other ques?ons.
 
Thanks,
John Fancher
 
 
From: From: From: From: YVHA Inquiry <inquiry@yvha.org>
Date: Date: Date: Date: Wednesday, September 17, 2025 at 09:30
To: To: To: To: John Fancher <communica?ons@yvha.org>
Subject: Subject: Subject: Subject: FW: Addenda to 2025 Housing Market and Demand Study
 
 
From:From:From:From: Molly Corless <corlessmolly@gmail.com>
Sent:Sent:Sent:Sent: Tuesday, September 16, 2025 6:45 PM
To:To:To:To: YVHA Inquiry <inquiry@yvha.org>
Subject:Subject:Subject:Subject: Re: Addenda to 2025 Housing Market and Demand Study
 
Where on earth did you pull these numbers for what would qualify people for your "affordable"
housing opportunity. 
 
I am well ahead of most 29 year olds in the US, and especially in this town for savings, and I just got
denied on a loan for a condo for 415k. I also got denied on a mobile home loan of 315k. Do you know
how many properties are on the zillow market for less than 415k in Steamboat? 0. Zero. Zilch. Your
website says that the prices will be "low 400's to high 600's."  
 
I am a nurse at the hospital with a Bachelors degree, and also work 2-3 other side jobs throughout the
year. I pay on the low end of rent for Steamboat Springs, and most of the time I am scraping by and
trying to add any amount to savings. As a single person, I do not qualify for your model. How are the
people that work in the restaurant industry, hospitality environments, etc. hourly wage with the forest
service, etc. supposed to be able to stay in Steamboat? Answer-they can't. The added greed of only 2%
appreciation is outrageous. Do you know that inflation alone is more than 2% per year? The Federal
Bureau of Statistics says that 2023, it was 3.4%. In 2024, it was 2.9%. You are stealing money from
people who already struggle.
 
Do you want to "strengthen the fabric of our town?" Then look at the local workforce and look at how
hard people work to be able to stay here. Look at the salaries of local employees in the hospitality
industries, teachers, nurses, etc. Look at better appreciation. Look at more desirable floor plans. An 8
month winter and a 814 square foot deck? Great use of space. 
 
We the people of Steamboat are fed up with the fake help and empty promises. Make home ownership
attainable for single people. 
 

On Sep 16, 2025, at 16:30, Yampa Valley Housing Authority <inquiry@yvha.org> wrote:
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To: YVHA Board of Directors 

From:   Jason K. Peasley, Executive Director 

Date: October 9, 2025 

Re: Director’s Report 

 

The Director’s Report is intended to provide the YVHA Board with an overview of the primary activities 

undertaken by the YVHA Executive Director.   

 

Over the past month, I have focused primarily on supporting The Cottonwoods at Mid Valley, the USFS 

Hilltop Development, and other infill developments. 

 

The Cottonwoods at Mid Valley 

• The Work: The team has been working on all aspects of The Cottonwoods to ensure its success.  

The real estate team has opened up the process for qualifying applicants for the deed restriction and 

preparing them for the lottery.  The development team has been working on finalizing an updated 

Global Agreement with Steamboat 6732 Partners (fka Lone Tree Trust) that will bring additional 

sources into the project ($4M in additional construction loan proceeds and a $5M philanthropic 

forgivable loan), secure unit price buydowns via the City’s STR Funds ($5M - $13M) and 

memorialize concession’s made by YVHA to benefit the development.  The Global Agreement is 

still in negotiation and will be available for the Board Meeting.  The Yampa Valley Community 

Foundation will decide on the forgivable loan in the coming weeks and the City Council will meet on 

October 14 and 21 to discuss the amount of STR funds they want to invest to buy down unit prices.   

• The Why: Delivering homeownership to our community where it otherwise does not exist creates 

housing availability, stability and mobility for our community members.   

• The Impact: 86 homeownership units serving households at 100%-140% AMI priced at 20%-50% 

below market with units delivered in early 2026. 

 

USFS Hilltop Development 

• The Work: Staff has been working to finalize the land lease and the lease assignment with the USFS 

and City of Steamboat Springs.  The lease is undergoing final review by the local USFS team, the 

financing team (DA Davidson) and the attorneys.  The Development Team is also doing due 

diligence on the project team in advance of executing a Development Agreement with Servitas in the 

coming months.  A more detailed update will be provided in the meeting.     

• The Why: We are committed to working collaboratively with the City to develop this important 

infill site with housing that meets the needs of the USFS, City and overall community. 

• The Impact: 84 rental housing units with an average AMI of 90% 

 

Infill Developments 

• The Work: Staff has been working on pursuing additional infill developments that will add to our 

existing pipeline (Cottonwoods Phase and USFS Hilltop).  These opportunities (including Bear River 

Village to be discussed later in the meeting) represent the ability to deliver 300+ units over the next 

three to five years.   

• The Why: The need for housing persists within our community and we are dedicated to delivering 

new units through a variety of approaches. 

• The Impact: 300+ rental and ownership units that meet our current and future housing needs.   
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Director’s Report 

 

 

Future Agenda Topics (subject to change) 

 

October TBD, 2025 Special Meeting 

• Cottonwoods Lottery Implementation Plan  

• Bear River Village Purchase and Sale Agreement 

• USFS Lease and Assignment  

 

November 13, 2025 

• 2026 Budget Hearing 

• Servitas Development Agreement 

 

Work Related Travel 

I will be traveling to Keystone, Colorado next week (October 15-16) for the Colorado Housing Conference 

 

Personal Travel 

None planned. 



Yampa Valley Housing Authority
2026 Budget Overview

Sandy Jacobs – YVHA

October 9, 2025



Agenda

• Policy and strategic alignment

• Budget structure and flow of funds

• Government funds

• Business (Enterprise) funds

• Salary and benefits

• Next steps



Budget: a policy document, aligns to our strategic pillars 
A statement of purpose, operational guide, communication tool – how an entity plans to achieve its 
mission and meet policy goals

Availability

86 for-sale units at 
The Cottonwoods

Affordability

$10M in grants 
(Cottonwoods 

price relief, capital 
projects)

Rental assistance 

Stability

Hillside Village 
renovations

Whitehaven 
infrastructure

Mobility

USFS Hilltop
Bear River Village
Cottonwoods P2

Down Payment 
Assistance



Development fund can serve as a funding source
Transfers and/or loans supplement standard sources

Mgt. Fees
Commissions
City/County

General

Grants
Property tax

Ownership distributions

Development

Rent

Business
(Enterprise)

Loan

Brown Ranch

Transfer

T



YVHA expenditures are managed in two categories
Government, funded by tax revenues and public sources, and business (enterprise), self-sustaining 
funded through rents and fees 

Government Expenditures

General 

2025 $961K
2026 $1.4M

+46% YoY

Development 

2025 $3.5M
2026 $12.9M*

+269% YoY

Brown Ranch 

2025 $232K
2026 $190K

(18%) YoY

DPA 

2025 $108K
2026 $504K**

+367% YoY

* Includes grants and capital
** Includes Prop 123 funding

Business (Enterprise) Expenditures

Hillside Village

2025 $744K
2026 $876K

+18% YoY

Fish Creek MHP

2025 $427K
2026 $444K

+4% YoY

Whitehaven MHP

2025 $288K
2026 $3.5M*

+1,115% YoY

* Includes WH MHP water/wastewater infrastructure project



Projected fund balances
Balances include capital assets and land

Government Business (Enterprise)
Gen Dev BR DPA HSV FC  MHP WH MHP TOTAL 

12/31/25 (F) $289,119 $2,516,537 $393,418 $271,225 $226,699 $2,831,949 $904,976 $7,433,923 

2026 (F) Profit/(Loss) $91,189 $2,827,989 $2,550 ($220,615) $82,832 $39,492 $46,247 $2,869,684 

12/31/26 (F) $380,308 $5,344,526 $395,968 $50,610 $309,531 $2,871,441 $951,223 $10,303,607 



Government funds 
Align with YVHA stated goals while supporting staff and operating expenses

Supporting stated goals
1. Develop housing
2. Preserve housing
3. Assist renters and buyers

Reserve policy
6-months’ OpEx in reserve ~$1M

Government fund balance
12/26(F) gross  $6.1M
less reserve ($1.0M)
12/26 (F) net of reserve  $5.1M

Future Strategic Discussion –

Projects requiring some level of funding
Develop housing
• USFS Hilltop
• Bear River Village
• Cottonwoods – Phase 2

Preserve housing
• Hillside Village renovation
• Whitehaven infrastructure and electric
• Fish Creek electric

Healthy reserve, mill levy renewal approaching



Business (Enterprise) funds
Self-sustaining funds supporting YVHA-owned and operated properties

Hillside Village

Rehabilitation project
•Design/architecture
•Tax consultant

Dev fund loan $225K
CPW bear grant $30K

Rent Increase: $28/unit/mo.

Fish Creek MHP

Electrical infrastructure – end 
of life
• On-hold pending funding

OpEx +8%
Water +35%
DCR maintain at 110%

Rent Increase: $25/lot/mo.

Whitehaven MHP

Infrastructure project
• $3.2M total cost est. 

EIAF $750K
CDS $900K
SRF loan $1.55M (2026)

Rent Increase: $87/lot/mo.



Salary survey and recommended changes

Salary survey
• Salary survey by Graves and Co.
• Benchmarked against 14 resort communities 

and 14 front range cities

Recommendations
• Adopt 13-step salary schedule
• Aligns to schedule used by City of 

Steamboat Springs
• Assigns roles to job grades
• Adjusts mid-point to current market rate

Impact
• 2026 payroll $1.35M 
• 1.9% or $25K greater than payroll under 

current structure



Health benefits
Change in carrier with addition of Paid Family Medical Leave results in net savings

Employee health insurance
• Medical – Angle Health
• Dental – Delta Dental
• Vision – Delta via VSP
• LTD – Unum
• Life/AD&D - Unum

• Savings: $58,976 or 32%

Paid Family Medical Leave (Unum)
• Matches state of Colorado benefit

- Parental bonding
- Medical leave for self or family member
- Safe leave (e.g., domestic violence)
- Military leave

• YVHA covering employee and employer 
contribution 

• Cost: $8,300

Net 
Savings ~$50K/an



Next steps

• November 13 – Present detailed 2026 budget

• December 11 – Approve mill levy and 2026 budget appropriations by 

resolution 



Questions and Answers



Appendix



Current salary structure



Proposed salary structure



YVHA Logo



Governmental Funds  

General Fund 

 Receives management fees from the properties we own and manage; real estate 
commissions from Cottonwoods Phase 1 sales; grants from the City of Steamboat Springs 
and Routt County.  

 A CHFA Housing Navigation grant for $15,000 is possible but not yet awarded. 
 Expenditures include the real estate and housing navigation budget;  operations including 

staƯ, rent, marketing, housing navigation; and half of the Real Estate commissions in the 
revenue section (1% YVHA, 1% The Agency). 

 

Development Fund 

 Revenues include distributions from partnerships and the mill levy. 
 The mill levy’s initial property valuation is up 10% over the last valuation. Projected number 

$1,798,451. The final valuation will be received the first week of December. 
 Cottonwoods Phase 1 return of equity, $1.84M and YVHA portion of the developer fee 

$818,100 is expected in 2026. 
 Operating expenses include staƯ and operating.  
 2026 capital outlay includes $10.895M for new housing projects: 

o Hilltop $2,775,000 funded by a loan or grant in conjunction with the City of Steamboat 
Springs STR fund  

o Bear River $8,120,000 funded by Prop 123 Land Banking 
 Debt service on Cottonwoods Phase 2 loan is estimated at $285,000. 

 

Brown Ranch 

 Brown Ranch development is on hold. Our 2026 budget paying the basic property needs.  

 

Down Payment Assistance 

 DPA will be receiving $500k from Prop 123 money for first-time homebuyer loans. 

 

 

 

 

 



Enterprise Funds 

Hillside Village Apartments 

 HSV is planning for the much-needed recapitalization of the buildings and re-syndication 
through a tax credit deal. Architectural design will be starting as well as hiring a tax 
consultant. The Dev Fund will loan HSV the initial planning money currently estimated at 
$225,000 with repayment happening when the tax credit portion of the deal closes. 

 HSV is receiving a $30k grant for bear-proof dumpster enclosures. 
 Rents will be increasing $28 a month  

 

Fish Creek Mobile Home Park 

 Water is going up 35% at FC.    
 FC needs an electrical system upgrade which is on hold until we find funding. 
 Fish Creek rents will go up $25 per month. This keeps us compliant with our DSCR.  

 

Whitehaven Mobile Home Park 

 WH will be undergoing the water/sewer infrastructure project. This will result in the mobile 
home park going on the City water system and having healthy and sustainable water. The 
$3.2M project will be funded by grants and a loan: 

o Energy and Mineral Impact $750,000 
o Congressionally Directed Spending $900,000 
o Loan $1,550,000 

 Rates will be increased about $87 a month. 
 This is the worst-case scenario. Our grant team is actively working on bringing in more 

money for the project. 
 Whitehaven also received a Colorado Parks & Wildlife grant for $45,000 for a bear-proof 

trash enclosure. 

 

YVHA General 

 The 2026 budget reflects a new salary schedule after getting a market-rate study. Payroll will 
increase 4% with the new schedule or 2.1% (annual CPI) if we stick with our current 
schedule. 

 We are changing health benefits to equal or slightly better plans. 
 We are adding Paid Family Medical Leave to our benefit package.  
 The net diƯerence with benefits will save us about $50k for the year. 



General Fund DRAFT 2026 Budget

Account Description 2023 Actual 2024 Actual 2025 Actual
Forecasted       

2025
2025 

Budget
2026 

Budget
Comment NEW Comments

INCOME

 Rental Income

4403 Application Fees Received 0 0 250 3,612 8,000 1,500 0 Implementing Stripe: $50 - $1.75 transaction fee - signature fee= 
$42 per app; 86 apps 2025

Total  Rental Income 0 0 250 3,612 8,000 1,500

 Vacancy, Losses & 
Concessions
Total  Vacancy, Losses & 
Concessions

0 0 0 0 0 0

 Management Income

4050 Distribution from 
Partnerships

0 0 0 0 25,000 0 2025: RE marketing reimb

4190 FCMHP Mgt Fee 33,300 33,300 24,675 37,012 37,012 37,789 2026: CPI Increase 2.7%

4191 HSV Mgt Fee 42,660 43,956 37,584 56,376 58,427 56,376 Max determined by USDA

4192 Whitehaven Mgt Fee 13,712 13,712 9,367 14,051 14,051 14,346 CPI 2.10%

Total  Management Income 188,956 119,725 71,626 107,439 134,490 108,511

 Financial Income

4025 Grants 37,800 36,000 21,000 46,000 36,000 15,000 2025: assume year 3 (final) of RMHF $21k ; CHFA $15k grant; 
Price grant not included 6,766,410; project total 8.2M."Hopefully 

reasonable assured". NEW $10k operating grant from Millie ~ 
2026: Elizabeth looking into RMHF to determine if we're eligible 

to reapply in 2026 - EK

2026: CHFA Housing Nav grant possible $15k; No RMHF Grant

4038 Interest Income 126 24 16 23 20 10 0

4150 Contribution Routt County 50,000 50,000 50,000 50,000 50,000 50,000 0

4155 Contribution City SBS 50,000 50,000 50,000 50,000 50,000 50,000 0

4170 Mortgage Income 0 0 9,375 12,508 12,508 12,508 0

4180 Real Estate Commissions 0 0 0 0 46,172 722,080 2% commissions; 50% of this is paid out to the Agency

4505 DPA Interest 4,000 4,000 0 2,000 4,000 0 2026: no DPA interest transfer; If any advance pmts, Prop 123 
allows up to $500 for admin, overage gets returned (contract 

6.3)

Total  Financial Income 141,926 140,024 130,391 160,531 198,700 849,598

 Other Income

4030 Miscellaneous Income 12 3,681 825 825 250 250 0

4198 Transfer from Dev Fund 485,000 650,000 400,000 650,000 650,000 500,000 0

Total  Other Income 485,012 653,681 400,825 650,825 650,250 500,250

TOTAL INCOME 815,894 913,430 603,092 922,407 991,440 1,459,859

EXPENSE Expenses - assumed 4% increase unless we had specific info

 Payroll & Related

5000 Payroll 531,443 475,723 349,435 524,152 562,158 586,853 0

5050 Employee Benefit 74,880 73,542 62,395 93,592 89,010 61,726 New insurance plan with 29% savings

5055 Retirement Program 31,319 29,348 20,637 30,955 33,729 35,211 6% of wages.

5090 Payroll Taxes 43,342 41,386 28,528 42,791 49,639 51,819 0

5095 Worker's Compensation 7,433 6,734 5,137 7,705 8,432 8,803 0

Total  Payroll & Related 688,417 626,732 466,131 699,196 742,968 744,412

 Administrative Expenses

6820 Office Supplies 973 1,025 1,528 2,292 1,900 2,000 0

6830 Telephone, Internet 4,589 5,981 4,399 6,598 6,181 4,500 Reserves Ofc comcast cancellation May 2026

  
    



General Fund DRAFT 2026 Budget

Account Description 2023 Actual 2024 Actual 2025 Actual
Forecasted       

2025
2025 

Budget
2026 

Budget
Comment NEW Comments

6835 Training & Travel 18,909 24,495 14,379 21,568 32,700 30,000 2026: La- going to a conference not RP, Housing CO, CGFOA

6839 Meals & Mileage 7,676 6,930 2,449 7,000 8,800 7,000 0

6840 General & Administrative 2,611 3,650 3,549 5,323 3,512 5,000 0

6842 Postage and Delivery 355 146 0 150 260 200 0

6853 Bank Service Fees 253 309 202 303 287 300 0

6865 Dues and Memberships 9,800 9,956 7,483 11,225 8,360 14,000 2026: Grand County section 8 mgt included Employer's Council $4k

6878 Computer Maintenance 6,253 18,630 8,357 12,536 24,000 24,000 0

6879 Software Maintenance 
Agreement

4,572 6,012 19,767 30,000 14,320 32,000 2025 RealPage increased 4%. ~ 2026: Salesforce- free non-
profit licenses for 2026; Public House $5k annually + 1k for over 

250 applicants, Homekeeper $5,250 in  Nov 2025- Add Real 
Page

6882 Board Expense, Steering 
Committee

6,646 4,046 3,462 5,193 4,866 5,000 0

6920 Legal Fees 2,803 4,727 2,186 7,200 6,000 5,000 0 2025 est $5k legal for lottery

Total  Administrative 
Expenses

65,439 85,906 67,760 109,387 111,186 129,000

 Marketing Expenses

6856 Marketing - Real Estate 0 0 0 15,000 0 0 2025: $15k; $25k allowable nets to zero.
Did we bill $25k in 2024?

6857 Marketing - 
Communications

13,037 4,484 0 8,300 23,300 12,500 Annual Report $9,800, Mail Chimp $1,254, Canva $120, Other 
(printing, etc.) $1,326. MC and Canva based on 2025 actuals. 
AR and other based on 2025 + 20%.

6870 Advertising 33 430 1,333 10,500 10,500 300 2025: RE 10k ~ 2026: Move FB ads to RE or Communications Move FB ads to RE or Communications in 2026

6875 Home Buyer Education 150 0 0 1,500 1,500 1,500 0

Total  Marketing Expenses 13,220 4,914 1,333 20,300 35,300 14,300

 Utilities

Total  Utilities 0 0 0 0 0 0

 Operating & Maintenance 
Expenses
6545 Contract Realtor 0 0 0 15,000 23,086 361,040 2025: 50% of RE commissions ?? ~ 2026: Mid Valley max sales 

@ $39.4 M = $788,000/2
check numbers

6555 Professional Fees 0 0 2,400 2,500 10,000 2,500 2025 Real estate budget (Eagle County Housing), $2.5k La La

6810 Office Space & Utilities 9,064 56,267 47,520 58,050 58,050 58,850 Vectra Lease

6843 Website Maintenance & 
Upgrade

4,863 12,805 8,280 20,000 25,320 25,000 2025: Blaire's Estimate $23,820. ~ 2026 website 
redesign/redevelopment and/or ADA? John will get estimate 

from Blair

2026 website redesign/redevelopment and/or ADA? John will 
get estimate from Blair

6862 Contract Labor 5,547 10,742 6,006 9,009 10,000 2,500 2025: using AI for team minutes. 26k Real Estate contract 
moved to payroll ~ 2026:  from Emily: I would love to see YVHA 

get some social media support

 (from emily: I would love to see YVHA get some social media 
support in 2026)

6872 Furniture & Equipment 
Expense

1,829 2,340 3,256 3,500 3,500 6,000 2025: La La Computer. ~ 2026: La monitor ($150); Sandy 
possible desktop computer($1,190), Araceli desk needed?   

2027: "End of Life" on MT,AG,SN,EH,EL,SJ laptops

7117 Project Auditing Expense 9,450 10,400 0 12,422 12,422 12,795 2026: 3%

Total  Operating & 
Maintenance Expenses

30,753 92,554 67,462 120,481 142,378 468,685

 Maintenance & Repairs

Total  Maintenance & Repairs 7 0 0 0 0 0

  
    



General Fund DRAFT 2026 Budget

Account Description 2023 Actual 2024 Actual 2025 Actual
Forecasted       

2025
2025 

Budget
2026 

Budget
Comment NEW Comments

 Management Fees

Total  Management Fees 0 0 0 0 0 0

 Taxes & Insurance

6850 Insurance 3,336 6,897 10,283 11,643 11,643 12,274 2026- 5.42%

Total  Taxes & Insurance 3,336 6,897 10,283 11,643 11,643 12,274

 Service Related Expenses

Total  Service Related 
Expenses

0 0 0 0 0 0

Total Operating Expense 801,173 817,004 612,970 961,008 1,043,475 1,368,671

Net Operating Income/(Loss) 14,721 96,426 -9,878 -38,600 -52,035 91,189

 Capital Expenditures

6885 Capital Outlay 0 273,171 0 0 0 0 0

Total  Capital Expenditures 0 273,171 0 0 0 0

 Debt Services

Total  Debt Services 0 0 0 0 0 0

 Other Non-Operating 
Expenses
Total  Other Non-Operating 
Expenses

0 0 0 0 0 0

 Depreciation & Amortization

Total  Depreciation & 
Amortization

0 0 0 0 0 0

TOTAL EXPENSE 801,173 1,090,175 612,970 961,008 1,043,475 1,368,671

NET INCOME 14,721 -176,745 -9,878 -38,600 -52,035 91,189

Fund Balance       327,719       289,119       380,307 

Reserve 6 mo operating     (234,342)

Remaining Fund Balance       145,965 

  
    



Development Fund DRAFT 2026 Budget

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026 

Budget
Comment NEW Comments

INCOME

 Rental Income

Total  Rental Income 0 0 0 0

 Vacancy, Losses & 
Concessions
Total  Vacancy, Losses & 
Concessions

0 0 0 0

 Management Income

4050 Distribution from 
Partnerships

34,638 80,000 106,706 2,732,100 2025: Cashflow is shown at 50% of estimated pro forma 
amounts - paid at property owners discretion. ~ YTD + Q3-4 
from Gorman/Sunlight ~ 2026 Best estimate from cashflow 
received: SC Cashflow $40k, Reserves Cashflow $6k, Alp 

Cashflow $18k

Add in Developer Fee, return of equity for Cottonwoods 1.84M + 
. 49% of 1.69M developer fee for Cottonwoods

Total  Management Income 34,638 80,000 106,706 2,732,100

 Financial Income

4025 Grants 2,444,068 1,555,932 11,080,000 8,120,000 Cottonwoods: $5M STR; USFS Hilltop: Loan proceeds not grant 
$; Bear River: $8,120,000 (Prop 123 landbanking, Prop 123 
homeownership; STR grant) 

Cottonwoods 5M STR won't hit our bank

USFS Hilltop

Bear River 8,120,000

4026 Principal YVHA 0 0 0 0 0

4035 Property Tax Revenue 1,684,949 1,632,361 1,632,361 1,798,451 2025: to be adjusted down (possible 7%?) ~ 2026: 
reassessment year; Gary Peterson 11.2% estimate

preliminary valuations are up 10% ($166K) in 2026

4036 Interest on taxes 2,619 450 300 400 0

4038 Interest Income 242,950 139,586 85,000 80,000 0

4040 Specific Ownership 106,603 82,150 85,000 80,000 0

4060 URA Backfill 90,656 84,000 84,000 92,400 increase in future years I had $110k, changed to 10% more

4120 Loan Proceeds 0 0 0 2,775,000 2026: Not sure if City STR investment in Hilltop would be loan or 
grant. Adjust accordingly.

USFS Hilltop: Loan might be more (deferred grant/loan 2027). 
Interest rate?

Total  Financial Income 4,571,845 3,494,479 12,966,661 12,946,251

 Other Income

4030 Miscellaneous Income 0 6,275 0 0 2025: $ Arco reimbursement for 2024 Third Eye inspection

Total  Other Income 0 6,275 0 0

TOTAL INCOME 4,606,483 3,580,754 13,073,367 15,678,351

EXPENSE

 Payroll & Related

5000 Payroll 325,452 402,353 370,535 472,685 0

5050 Employee Benefit 24,563 43,811 43,693 47,869 New insurance plan with 29% savings

5055 Retirement Program 18,700 24,249 22,232 28,361 0

5090 Payroll Taxes 22,259 32,481 32,718 41,738 0

5095 Worker's Compensation 5,584 5,080 5,558 7,090 0

Total  Payroll & Related 396,558 507,974 474,736 597,743

 Administrative Expenses

6535 Treasurer's Fees 50,630 49,170 49,170 53,954 3% of property tax

6820 Office Supplies 0 200 200 300 0

  
    



Development Fund DRAFT 2026 Budget

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026 

Budget
Comment NEW Comments

6835 Training & Travel 6,087 20,000 20,000 18,000 John, Emily? This is more than sufficient and can probably be 
reduced. 

6839 Meals & Mileage 95 2,000 2,200 2,000 0

6840 General & Administrative 355 1,000 1,500 1,500 0

6853 Bank Service Fees 17 4 1 5 0

6865 Dues and Memberships 1,197 1,330 1,330 1,400 0

6878 Computer Maintenance 0 500 500 500 0

6879 Software Maintenance 
Agreement

5,905 2,830 4,375 4,400 2024 is Homeowner software estimate for MV

6882 Board Expense, Steering 
Committee

0 2,000 2,000 2,000 0

6915 Due Diligence 23,176 10,000 10,000 25,000 0

6920 Legal Fees 5,587 25,000 25,000 30,000 0

Total  Administrative Expenses 93,050 114,034 116,276 139,059

 Marketing Expenses

6856 Marketing - Real Estate 0 0 0 0 0

6857 Marketing - Communications 115 0 0 8,000 Designated for any communications/engagement associated 
with potential 2026 properties in development (Hilltop, Bear 

River Village, Streamside, Longview, etc.)

6870 Advertising 0 0 0 0 0

Total  Marketing Expenses 115 0 0 8,000

 Utilities

Total  Utilities 0 0 0 0

 Operating & Maintenance 
Expenses
6555 Professional Fees 19,990 161,081 207,000 0 2025: Robin thru June 12th; Econ Planning $147,230 contract

6720 HOA Fees 8,092 10,252 8,416 6,060 2026: Put in South Parcel w/ 3% increase
2025: South Parcel $5,883.59, Mid Valley Dr Parcel $4,368.15

6862 Contract Labor 12,550 0 0 0 0

6872 Furniture & Equipment 
Expense

0 4,046 0 4,500 0

7250 Engineering/Surveying 0 0 0 0 0

Total  Operating & Maintenance 
Expenses

40,632 175,379 215,416 10,560

 Maintenance & Repairs

6207 Grounds 0 0 500 0 0

Total  Maintenance & Repairs 0 0 500 0

 Management Fees

Total  Management Fees 0 0 0 0

 Taxes & Insurance

6850 Insurance 0 0 0 0 0

Total  Taxes & Insurance 0 0 0 0

  
    



Development Fund DRAFT 2026 Budget

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026 

Budget
Comment NEW Comments

 Service Related Expenses

5010 Direct Assistance 0 0 0 10,000 0

Total  Service Related Expenses 0 0 0 10,000

Total Operating Expense 530,355 797,386 806,928 765,362

Net Operating Income/(Loss) 4,076,129 2,783,368 12,266,439 14,912,989

 Capital Expenditures

6210 Annual Capital Budget 0 0 0 0 0

6515 Capital Contribution 10,264,374 0 0 0 2025: Mid Valley and Hilltop

6885 Capital Outlay 0 1,780,932 11,180,000 10,895,000 2026: Cottonwoods: $5M STR; USFS Hilltop: $11,395,120 (Prop 
123 equity + STR equity investment); Bear River: $8,120,000 

(Prop 123 landbanking, Prop 123 homeownership; STR grant)

Cottonwoods 1,555,932 9.18.25 spent $1M $500k left on grant

USFS Hilltop 225,000 2,775,000 2025: Ground Lease $155k, Entitlement-Community 
Engagement $20k, Due Diligence $50k  2026: Entitlement 
$315k, Due Diligence $210k, Design $1.4M, Dev Fee $850k 
2027: Dev Fee $850k

Bear River 8,120,000 3.5M property acquisition; 4,620,000 project subsidy

Total  Capital Expenditures 10,264,374 1,780,932 11,180,000 10,895,000

 Debt Services

6710 Interest Payments 1,200 0 0 285,000 2026: interest on 4M Cottonwood loan Interest rate _____? Length of time ______?

Total  Debt Services 1,200 0 0 285,000

 Other Non-Operating Expenses

6565 Transfer to General Fund 650,000 650,000 650,000 500,000 0

6566 Transfer to Fish Creek 165,000 0 0 0 0

6567 Transfer to Hillside 0 474 0 225,000 0 Loan to HSV

6568 Transfer to Whitehaven 0 22,000 22,000 0 0

6570 Transfer to Brown Ranch 
Fund

200,000 250,000 250,000 180,000 0

Total  Other Non-Operating 
Expenses

1,015,000 922,474 922,000 905,000

 Depreciation & Amortization

Total  Depreciation & 
Amortization

0 0 0 0

TOTAL EXPENSE 11,810,929 3,500,792 12,908,928 12,850,362

NET INCOME -7,204,446 79,962 164,439 2,827,989

Fund Balance    2,436,575    2,516,537    5,344,527 

Reserve 6 mo operating     (382,681)

Remaining Fund Balance    4,961,846 

  
    



Brown Ranch DRAFT 2026 Budget
Account Description 2024 Actual 

Forecasted       
2025

2025 
Budget

2026  
Budget

Comment NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot Rents 9,422 12,915 13,200 12,915 Clock lease expires Sept 20, 2026; renewing? Terms? Also how 
much work will be done in 2025 and 2026 to expense. 2024 was 
$3300. 

Total  Rental Income 9,422 12,915 13,200 12,915

 Vacancy, Losses & 
Concessions

Total  Vacancy, Losses & 
Concessions

0 0 0 0

 Management Income

Total  Management Income 0 0 0 0

 Financial Income

4025 Grants 14,118 10,000 22,000 0 2025: DOLA 2022 78% YVHA/22% DOLA; 6,932,964 EIAF 
grants?

700,000

Total  Financial Income 14,118 10,000 22,000 0

 Other Income

4030 Miscellaneous Income 772 0 0 0 0

4198 Transfer from Dev Fund 200,000 250,000 250,000 180,000 0

Total  Other Income 200,772 250,000 250,000 180,000

TOTAL INCOME 224,312 272,915 285,200 192,915

EXPENSE

 Payroll & Related

5000 Payroll 193,699 102,331 101,076 102,244 0

5050 Employee Benefit 26,571 12,893 24,274 9,575 New insurance plan with 29% savings

5055 Retirement Program 11,294 5,487 6,065 6,135 0

5090 Payroll Taxes 14,039 8,355 11,786 9,028 0

5095 Worker's Compensation 2,709 1,392 1,522 1,534 0

Total  Payroll & Related 248,311 130,457 144,723 128,516

 Administrative Expenses

6839 Meals & Mileage 1,037 86 0 0 0 Moved most of BR operating exp to Dev for 2025

6840 General & Administrative 845 -111 0 0 0 Moved most of BR operating exp to Dev for 2025

6879 Software Maintenance 
Agreement

770 1,687 0 0 Moved most of BR operating exp to Dev for 2025

6882 Board Expense, Steering 
Committee

3,175 0 0 0 0

6915 Due Diligence 0 0 0 0 0

6920 Legal Fees 11,190 20,000 25,000 25,000 0

Total  Administrative Expenses 23,215 21,737 25,000 25,000

 Marketing Expenses

6856 Marketing - Real Estate 0 0 0 0 0

6857 Marketing - 
Communications

6,281 5,000 5,000 0 2025: $8,500 BR branding/style not incl. Comms

6870 Advertising 1,119 2,000 2,000 2,000 0

  
    



Brown Ranch DRAFT 2026 Budget
Account Description 2024 Actual 

Forecasted       
2025

2025 
Budget

2026  
Budget

Comment NEW Comments

Total  Marketing Expenses 7,400 7,000 7,000 2,000

 Utilities

6501 Electricity 1,239 493 700 500 0

6502 Water 424 376 204 350 0

Total  Utilities 2,122 870 904 850

 Operating & Maintenance 
Expenses
6555 Professional Fees 68,386 7,500 125,000 0 2024 Robin, Lowe, Mithun, Kent Marsh, CO Futures; 2025 22% 

reimb by DOLA reimb grant

6843 Website Maintenance & 
Upgrade

6,715 5,000 5,000 5,000 0

6862 Contract Labor 15,856 3,780 5,000 0 2025: Clock cleaning up collapsed barn

6872 Furniture & Equipment 
Expense

2,441 500 500 0 0

7250 Engineering/Surveying 73,469 24,255 100,000 0 2022-2026: Landmark 22% covered by DOLA grant

Total  Operating & Maintenance 
Expenses

166,866 41,035 235,500 5,000

 Maintenance & Repairs

6202 Maintenance Supplies 246 0 100 0 0

6203 Maintenance & Repairs 
Contract

9,060 1,000 2,000 0 0

6205 Snow Removal 3,208 2,861 5,000 5,000 0

6207 Grounds 19,598 3,300 3,300 3,500 2025: per LB Ecological estimate

Total  Maintenance & Repairs 32,111 7,161 10,400 8,500

 Management Fees

Total  Management Fees 0 0 0 0

 Taxes & Insurance

6850 Insurance 15,217 19,446 19,393 20,500 2026- 5.42%

Total  Taxes & Insurance 15,217 19,446 19,393 20,500

 Service Related Expenses

Total  Service Related 
Expenses

0 0 0 0

Total Operating Expense 495,244 227,706 442,920 190,365

Net Operating Income/(Loss) -270,931 45,209 -157,720 2,550

 Capital Expenditures

6885 Capital Outlay 0 4,166 0 0 2025: 49,500.00 ~ YVHA 78%/DOLA 22%

Total  Capital Expenditures 0 4,166 0 0

 Debt Services

Total  Debt Services 0 0 0 0

 Other Non-Operating Expenses

Total  Other Non-Operating 
Expenses

0 0 0 0

  
    



Brown Ranch DRAFT 2026 Budget
Account Description 2024 Actual 

Forecasted       
2025

2025 
Budget

2026  
Budget

Comment NEW Comments

 Depreciation & Amortization

Total  Depreciation & 
Amortization

0 0 0 0

TOTAL EXPENSE 495,244 231,873 442,920 190,365

NET INCOME -270,931 41,042 -157,720 2,550

Fund Balance       352,376        393,418       395,968 

Reserve 6 mo operating       (95,183)

Remaining Fund Balance       300,785 

  
    



DPA DRAFT 2026 Budget

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

INCOME

 Rental Income

Total  Rental Income 0 0 0 0

 Vacancy, Losses & Concessions add kat kelly

Total  Vacancy, Losses & Concessions 0 0 0 0

 Management Income

Total  Management Income 0 0 0 0

 Financial Income

4010 CDBG RLF Principal 0 372 352 352 0

4012 CDBG RLF Interest 318 303 323 323 0

4020 Principal WEV 0 225 432 432 0

4024 Principal CMHC 0 10,000 1,495 1,495 0

4025 Grants 0 239,717 529,006 260,283 2026: Prop 123 includes admin ($23,972)

4026 Principal YVHA 0 10,000 10,000 20,000 2026: Est one payoff

4038 Interest Income 19,918 3,808 6,000 500 0

Total  Financial Income 20,236 264,426 547,608 283,385

 Other Income

Total  Other Income 0 0 0 0

TOTAL INCOME 20,236 264,426 547,608 283,385

EXPENSE

 Payroll & Related

Total  Payroll & Related 0 0 0 0

 Administrative Expenses

5015 Administrative Fee 2,500 5,500 2,600 4,000 2025: IDF $2,500 Annual Service Fee + $3000 Prop 123 DPA 
Implementation Fee 2026:IDF $4k 2027: IDF likely to be $6k with 

Cottonwoods loans

Total  Administrative Expenses 2,500 5,508 2,600 4,000

 Marketing Expenses

Total  Marketing Expenses 0 0 0 0

 Utilities

Total  Utilities 0 0 0 0

 Operating & Maintenance Expenses

Total  Operating & Maintenance 
Expenses

0 0 0 0

 Maintenance & Repairs

Total  Maintenance & Repairs 0 0 0 0

 Management Fees

Total  Management Fees 0 0 0 0

 Taxes & Insurance

Total  Taxes & Insurance 0 0 0 0

 Service Related Expenses

5010 Direct Assistance 0 100,000 220,000 500,000 2025 & 2026: DPA grant $500k includes $26 for admin ~ 2026: 
DPA assistance awarded at closing

does Dev want to fund DPA some amount

Total  Service Related Expenses 0 100,000 220,000 500,000

Total Operating Expense 2,500 105,508 222,600 504,000
  
    



DPA DRAFT 2026 Budget

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

Net Operating Income/(Loss) 17,736 158,917 325,008 -220,615

 Capital Expenditures

Total  Capital Expenditures 0 0 0 0

 Debt Services

Total  Debt Services 0 0 0 0

 Other Non-Operating Expenses

6565 Transfer to General Fund 4,000 2,000 4,000 0 2025 & 2026: We can keep $500 max interest earned on grant, 
the rest goes back to DOLA

Total  Other Non-Operating Expenses 4,000 2,000 4,000 0

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 6,500 107,508 226,600 504,000

NET INCOME 13,736 156,917 321,008 -220,615

Fund Balance       114,308       271,225         50,610 

  
    



Hilldside Village Apartments DRAFT 2026 BUDGET
Account Description

2024 
Actual 

Forecasted       
2025

2025 Budget
2026 

Budget
Comment NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot 
Rents

356,845 392,325 628,246 646,726 $28 per mo/per unit rent increase. 

4402 Subsidy Rent Income 128,108 242,033 0 0 0

4403 Application Fees 
Received

274 187 400 400 0

4404 Laundry and Vending 6,226 7,224 5,000 5,000 0

4406 Tenant Charges 4,926 3,971 8,000 8,000 0

Total  Rental Income 496,379 645,742 641,646 660,126

 Vacancy, Losses & 
Concessions
4408 Vacancy Loss -19,952 -6,785 -18,852 -19,402 3%

Total  Vacancy, Losses & 
Concessions

-19,952 -6,785 -18,852 -19,402

 Management Income

Total  Management Income 0 0 0 0

 Financial Income

4025 Grants 0 10,000 0 30,000 2026 2 trash enclosures at $15k each 2025: Enterprise 10k

4038 Interest Income 45,747 45,779 45,779 45,779 Subsidized interest from USDA; nets to zero

Total  Financial Income 45,747 55,779 45,779 75,779

 Other Income

4030 Miscellaneous Income 0 835 0 0 0

4198 Transfer from Dev 
Fund

0 0 0 225,000 Transfer from Dev cannot be 10% or more of 
revenue in order to keep Enterprise status

Loan from Development Fund. $150k arch/design; $75k tax 
consultant

4501 Transfer from Reserve 33,000 112,500 112,500 0 2025: Capital Expense July 31, 2025 Reserve at $73k. We keep up monthly transfers 
up to $174k.

Total  Other Income 33,000 113,335 112,500 225,000

TOTAL INCOME 555,174 808,071 781,073 941,503

EXPENSE

 Payroll & Related

5000 Payroll 74,503 75,246 74,839 79,259 0 per 2026 salary schedule

5050 Employee Benefit 21,247 26,440 30,106 18,801 New insurance plan with 29% savings

5055 Retirement Program 10,044 9,627 4,490 10,144 6% of wages

5090 Payroll Taxes 12,889 13,352 14,182 14,928 0

  
    



Hilldside Village Apartments DRAFT 2026 BUDGET
Account Description

2024 
Actual 

Forecasted       
2025

2025 Budget
2026 

Budget
Comment NEW Comments

5095 Worker's 
Compensation

2,509 2,202 2,409 2,536 0

6201 Maintenance & 
Repairs Payroll

82,320 86,358 85,770 89,802 0

Total  Payroll & Related 203,513 213,226 211,796 215,470

 Administrative Expenses

5020 Miscellaneous 
Expense

0 2 0 0 0

6820 Office Supplies 692 585 1,040 1,000 0

6830 Telephone, Internet 2,354 2,398 2,000 2,400 0

6835 Training & Travel 600 150 1,000 1,000 0

6839 Meals & Mileage 396 691 500 500 2025: add Kate mileage

6840 General & 
Administrative

421 587 1,000 500 0

6842 Postage and Delivery 143 100 100 100 0

6853 Bank Service Fees 24 0 100 100 0

6865 Dues and 
Memberships

8 0 50 0 0

6878 Computer 
Maintenance

432 437 500 700 0

6879 Software Maintenance 
Agreement

8,807 9,400 7,207 8690.42 Real Page Increase 4.5% per contract (Prop Mgmt Suite 
10/1/24-9/30/25- $2249.49, Compliance $429/mo, Screening 
$24.96/per inquiry) + Monthly Trans Billing Avg $45. 2025 
includes $2k customer support

6915 Due Diligence 0 0 0 0 0

6920 Legal Fees 0 0 400 400 0

Total  Administrative 
Expenses

13,878 14,350 13,897 15,390

 Marketing Expenses

6870 Advertising 0 0 400 0 0

Total  Marketing Expenses 0 0 400 0

 Utilities

6501 Electricity 7,574 7,051 7,280 7,498 increase 3%

6502 Water 26,257 29,655 28,704 29,565 increase 3%

6503 Sewer 26,334 24,007 26,416 27,208 increase 3%

6504 Garbage & Trash 
Removal

14,958 11,967 17,472 17,996 increase 3%

Total  Utilities 75,124 72,679 79,872 82,268

  
    



Hilldside Village Apartments DRAFT 2026 BUDGET
Account Description

2024 
Actual 

Forecasted       
2025

2025 Budget
2026 

Budget
Comment NEW Comments

 Operating & Maintenance 
Expenses

6145 Rental Income Write 
Off

663 0 0 0 0

6555 Professional Fees 0 4,350 0 0 2025: Enterprise 10k Grant

6862 Contract Labor 296 0 500 0 2025: J4 Construction Consulting

6872 Furniture & Equipment 
Expense

1,144 0 500 1,290 2026: Kate New computer + monitors 
($1,190+(2*150)) - 14% to FC

6883 Balance Write Off -30 525 2,000 2,000 0

7117 Project Auditing 
Expense

7,420 0 7,717 7,948 0

7195 Manager Unit Rent 9,144 12,252 12,253 12,589 0

7250 Engineering/Surveying 0 0 0 0 0

Total  Operating & 
Maintenance Expenses

18,637 17,127 22,970 23,827

 Maintenance & Repairs

6202 Maintenance Supplies 13,258 15,000 15,000 15,000 0

6203 Maintenance & 
Repairs Contract

10,627 15,000 15,000 15,000 0

6204 Painting 6,561 3,000 6,000 2,000 0

6205 Snow Removal 42,537 33,000 33,000 33,990 increased 3%

6207 Grounds 8,802 9,000 9,000 9,270 2025 Comment: Tree trimming; picnic tables, 
playground work, possible addtl trees for 

landscaping ~ 2026: increased 3%

6208 Cleaning 3,098 1,000 5,000 5,000 0

Total  Maintenance & 
Repairs

84,882 76,000 83,000 80,260

 Management Fees

6860 Management Fee 43,956 56,376 56,376 56,376 2025: $87 x 55 x 12 = $56,376 max allowed. No 
mgt fee on non-revenue producing manager's unit
Previously 9.3% of rent ~ 2026: The management 
fees typically increase each year, but there isn't a 
set percentage. We haven't seen 2026's yet. Last 
year, the update came out around August 26. Per 

Mary Jane USDA.

The management fee stays the same as 2025. Per Mary Jane 
USDA.

  
    



Hilldside Village Apartments DRAFT 2026 BUDGET
Account Description

2024 
Actual 

Forecasted       
2025

2025 Budget
2026 

Budget
Comment NEW Comments

Total  Management Fees 43,956 56,376 56,376 56,376

 Taxes & Insurance

6850 Insurance 22,149 23,575 23,575 24,853 2026- 5.42%

Total  Taxes & Insurance 22,149 23,575 23,575 24,853

 Service Related Expenses

Total  Service Related 
Expenses

0 0 0 0

Total Operating Expense 462,139 473,332 491,886 498,444

Net Operating 
Income/(Loss)

93,035 334,739 289,187 443,059

 Capital Expenditures

6210 Annual Capital Budget 6,741 167,500 112,500 275,000 2026 2 trash enclosures at $15k each + 20k misc 
improvements. Add in $150 for design/arch of building rehab. 
Add in tax counsel @ $75k.  2025 asphalt sealing ($25,500 + 
1.5 units ($37k) + backflow ($50k)

Total  Capital 
Expenditures

7,181 167,500 112,500 275,000

 Debt Services

5101 RHS Debt Payment 
(USDA Loans)

65,730 66,380 66,380 66,380 0

5102 USDA Overage 17,029 18,847 18,847 18,847 0

Total  Debt Services 82,759 85,227 85,227 85,227

 Other Non-Operating 
Expenses
5123 Transfer From O&M to 
Reserve

17,781 17,781 17,781 17,781 Reserves goal is $173,817 per USDA ~ July 31, 
2025 Reserve at $73k. We keep up monthly 

transfers up to $174k.

July 31, 2025 Reserve at $73k. We keep up monthly transfers 
up to $174k.

Total  Other Non-
Operating Expenses

17,781 17,781 17,781 17,781

 Depreciation & 
Amortization
6873 Depreciation Expense 109,095 0 0 0 0

Total  Depreciation & 
Amortization

109,095 0 0 0

TOTAL EXPENSE 678,956 743,840 707,394 876,452

NET INCOME -123,782 64,231 73,679 65,051

NI w/o reserve 
transfers

-30,488 82,832

Fund Balance    136,025 123,318 188,369

  
    



Fish Creek Mobile Home Park DRAFT 2026 BUDGET

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

INCOME

 Rental Income

4401 Rental Income & 
Lot Rents

406,810 451,696 451,370 471,770 2.1% CPI not enough. MH Oversight going up $24 to $34 per unit. Can pass $17 to 
tenant. $25 per mo/per unit gets DCR compliant.

4403 Application Fees 
Received

125 120 0 120 0

4406 Tenant Charges 250 234 100 100 0

Total  Rental Income 407,185 452,050 451,470 471,990

 Vacancy, Losses & 
Concessions
4408 Vacancy Loss 0 -45 0 0 0

Total  Vacancy, Losses 
& Concessions

0 -45 0 0

 Management Income

Total  Management 
Income

0 0 0 0

 Financial Income

4038 Interest Income 20,364 18,746 6,000 12,000 0

Total  Financial Income 20,364 18,746 6,000 12,000

 Other Income

4030 Miscellaneous 
Income

0 1 0 0 0

4198 Transfer from Dev 
Fund

165,000 0 0 0 Transfer from Dev cannot be 10% or more of revenue in order to 
keep Enterprise status

Total  Other Income 165,000 1 0 0

TOTAL INCOME 592,549 470,752 457,470 483,990

EXPENSE

 Payroll & Related

5000 Payroll 12,036 12,249 12,183 12,903 0

5050 Employee Benefit 1,570 1,989 1,928 1,417 new employee insurance plan with 29% savings

5055 Retirement 
Program

0 732 731 774 6% of wages

5090 Payroll Taxes 987 1,012 1,076 1,139 0

5095 Worker's 
Compensation

0 166 183 88 0

Total  Payroll & Related 14,593 16,148 16,101 16,321

 Administrative 
Expenses
5020 Miscellaneous 
Expense

0 6 0 0 0

6840 General & 
Administrative

247 296 350 350 0

6842 Postage and 
Delivery

37 0 50 50 0

6853 Bank Service Fees 10 0 2,400 2,400 2025: cover portal pmt fees LEGAL IMPLICATIONS

  
    



Fish Creek Mobile Home Park DRAFT 2026 BUDGET

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

6865 Dues and 
Memberships

1,633 1,225 1,650 1,916 Annual Registration to DOLA 8/1-7/31: proposed increase from 
$24 per unit to $34/yr; we can charge up to 50% back to the 

resident with 60 days notice

Annual Registration to DOLA: proposed increase from $24 per unit to $34/yr; we can 
charge up to 50% back to the resident with 60 days notice

6879 Software 
Maintenance Agreement

3,338 3,000 2,678 3,544 Real Page Increase 4.5% per contract (Prop Mgmt Suite 10/1/24-9/30/25- $2781.19, 
Screening $24.96/per inquiry)  + Monthly Trans Billing Avg $40

6915 Due Diligence 0 0 0 0 0

6920 Legal Fees 2,558 90 5,000 4,000 0

Total  Administrative 
Expenses

7,822 4,617 12,128 12,260

 Marketing Expenses

Total  Marketing 
Expenses

0 0 0 0

 Utilities

6501 Electricity 1,365 1,150 1,600 1,185 2025: extra light pole? ~ 2026: increase 3%

6502 Water 27,608 31,674 28,080 42,760 35% MWW increase

6503 Sewer 14,362 16,752 15,080 17,255 increased 3%

6504 Garbage & Trash 
Removal

32,238 30,931 28,291 31,859 increased 3%

Total  Utilities 75,573 80,507 73,051 93,058

 Operating & 
Maintenance Expenses

6813 Railroad License 10,150 10,556 10,556 10,873 increased 3%

6862 Contract Labor 0 0 0 0 0

6871 Park 
Improvements

7,350 1,000 1,000 1,000 2024: stop sign, culvert repair ~ 2026: stop sign repair

6872 Furniture & 
Equipment Expense

0 0 0 210 2026: 14% of new computer; rest to HSV

6883 Balance Write Off 445 0 1,000 0 0

7117 Project Auditing 
Expense

3,180 3,328 3,328 0 0

Total  Operating & 
Maintenance Expenses

21,125 14,884 15,884 12,083

 Maintenance & 
Repairs
6202 Maintenance 
Supplies

119 1,200 1,200 0 2024: re-stain fence by water storage

6203 Maintenance & 
Repairs Contract

3,054 2,000 500 0 0

6205 Snow Removal 47,843 50,000 50,000 51,500 0

6207 Grounds 1,255 9,372 9,372 9,653 2024: tree trimming, fence repair, entrance; 2025 tree trimming; 
2026 need preventative cottonwood trim ~ 2026: 3%; Fence 

staining, Western tree mgmt, entrance project; Confirm Western 
tree estimate

Western tree might increase

Total  Maintenance & 
Repairs

52,271 62,572 61,072 61,153

 Management Fees

  
    



Fish Creek Mobile Home Park DRAFT 2026 BUDGET

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

6860 Management Fee 33,300 37,012 37,012 37,789 8.2% ~ 2026: CPI 2.1% increase

Total  Management 
Fees

33,300 37,012 37,012 37,789

 Taxes & Insurance

6850 Insurance 3,280 3,916 3,916 4,128 2025 CIRSA 7% 2026- 5.42%

Total  Taxes & 
Insurance

3,280 3,916 3,916 4,128

 Service Related 
Expenses
Total  Service Related 
Expenses

0 0 0 0

Total Operating 
Expense

207,963 219,657 219,164 236,792

Net Operating 
Income/(Loss)

384,586 251,095 238,306 247,198

 Capital Expenditures

6885 Capital Outlay 0 0 200,000 0 2024 Baseline; 2025 200k electrical ~ 2026: 2026 Electrical on 
hold until we get funding

Total  Capital 
Expenditures

0 0 200,000 0

 Debt Services

6710 Interest Payments 73,556 70,019 70,019 66,610 2025: City $8075 + Alpine $61944 2026: City 7,734+Alpine 58,875.10

6712 Principal Payments 0 137,688 137,688 141,096 2025: CWRPDA $36,418 + City $22,702 + Alpine $78,568 2026: CWRPDA two loans + Alpine + City

Total  Debt Services 73,556 207,707 207,707 207,706

 Other Non-Operating 
Expenses
Total  Other Non-
Operating Expenses

0 0 0 0

 Depreciation & 
Amortization
6873 Depreciation 
Expense

36,154 0 0 0 0

Total  Depreciation & 
Amortization

36,154 0 0 0

TOTAL EXPENSE 317,673 427,364 626,871 444,498

NET INCOME 274,876 43,388 -169,401 39,492

Fund Balance       596,099 639,487 678,979

Reserve 12 mo 
operating exp -236,792

Remaining Fund 
Balance 442,187

  
    



Whitehaven DRAFT 2026 BUDGET

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot Rents 224,159 234,187 234,187 262,375 Larger increase needed for CWRPDA Loan. Avg rent $723. Our 
model shows 12% ($87)increase 2026, 11% more in 2027 to 
meet DCSR by 2027. 

4403 Application Fees Received 110 113 0 0 0

4406 Tenant Charges 765 570 0 578 0

Total  Rental Income 225,034 234,870 234,187 262,953

 Vacancy, Losses & Concessions

4408 Vacancy Loss -371 2 0 0 0

4415 Concessions -4,170 -4,170 -4,378 -4,378 2026: No increase

Total  Vacancy, Losses & Concessions -4,541 -4,169 -4,378 -4,378

 Management Income

Total  Management Income 0 0 0 0

 Financial Income

4025 Grants 0 55,584 1,000,000 1,695,000 HUD CPF Grant, Elliot - how much in 2025? ~ 2026: 45,000 
CPW, 750,000 Energy & Mineral Impact, +900,000 from 2025 

CDS from Neguse; applying for CO River District ~ $250k; 2025:

CPW 45,000

Energy & Mineral Impact 750,000

2025 CDS from Neguse 900,000 we've spent $100,000 2025

CO River District Has not been applied for yet so take out for worst case ($200k-
250k)

Debt Proceeds 1,550,000

4038 Interest Income 92 92 50 55 0

Total  Financial Income 92 55,676 1,000,050 3,245,055

 Other Income

4198 Transfer from Dev Fund 0 22,248 22,248 0 Transfer from Dev cannot be 10% or more of revenue in order to 
keep Enterprise status

Total  Other Income 0 22,248 22,248 0

TOTAL INCOME 220,585 308,625 1,252,107 3,503,630

EXPENSE

 Payroll & Related

5000 Payroll 5,558 5,504 5,350 5,851 0

5050 Employee Benefit 0 718 0 517 New plan with 29% savings

5055 Retirement Program 26 329 321 351 0

5090 Payroll Taxes 438 455 472 517 0

5095 Worker's Compensation 0 0 0 88 0

Total  Payroll & Related 6,022 7,006 6,143 7,324

 Administrative Expenses

6840 General & Administrative 467 500 500 515 0 3%

6853 Bank Service Fees 0 69 0 0 0

6865 Dues and Memberships 901 906 700 1,183 Annual Registration to DOLA: proposed increase from $24 per 
unit to $34/yr; we can charge up to 50% back to the resident with 

60 days notice ~ Upper Yampa Water Augmenation Fee + 3%

Annual Registration to DOLA: proposed increase from $24 per 
unit to $34/yr; we can charge up to 50% ($17) back to the resident 
with 60 days notice;

  
    



Whitehaven DRAFT 2026 BUDGET

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

DOLA MHP Registration 918

Upper Yampa Water Augmentation 265

6879 Software Maintenance Agreement 1,748 2,000 1,740 1,901 0 Real Page Increase 4.5% per contract (Prop Mgmt Suite 10/1/24-
9/30/25- $1227.01, Screening $24.96/per inquiry) + Monthly Trans 
Billing Avg $40

6915 Due Diligence 0 0 0 0 0

6920 Legal Fees 426 124 1,000 1,000 0

Total  Administrative Expenses 3,542 3,599 3,940 4,599

 Marketing Expenses

Total  Marketing Expenses 0 0 0 0

 Utilities

6501 Electricity 2,864 2,697 3,224 3,321 0

6502 Water 728 4,272 88 4,401 Review: After switch to City, water testing will go away and lots 
will be metered to pay their own water

Will both water and sewer costs go to owners? If so, that will 
reduce our cost $59 per mo/per unit

6503 Sewer 13,406 13,968 13,520 13,926 0

6504 Garbage & Trash Removal 8,745 9,166 11,153 11,488 Clean up day costs in 2025? ~ 2026: add new fees for additional 
recycle?

Total  Utilities 25,744 30,103 27,985 33,135

 Operating & Maintenance Expenses

6862 Contract Labor 11,704 22,500 7,560 7,787 2025: Water Operator $600/mo + $30/mo testing; Pinyan 
$15,500 ~ 2026: Water Operator $600/mo + $30/mo testing x 3%

6871 Park Improvements 0 0 0 0 0

7250 Engineering/Surveying 0 0 0 0 0

Total  Operating & Maintenance Expenses 11,704 22,500 7,560 7,787

 Maintenance & Repairs

6202 Maintenance Supplies 2,049 722 1,000 1,030 0

6203 Maintenance & Repairs Contract 23,450 13,000 13,000 13,390 Water Breaks and Water Testing (was 10k. Added 3k to Water 
Line per La La): 2025: additional 6k invoiced in June

6205 Snow Removal 5,918 7,000 8,500 8,755 0

6207 Grounds 0 2,750 5,000 5,150 2025: Western Tree Mgmt trimming estimate $2,750

Total  Maintenance & Repairs 31,417 23,472 27,500 28,325

 Management Fees

6860 Management Fee 13,712 14,051 14,051 15,742 6%

Total  Management Fees 13,712 14,051 14,051 15,742

 Taxes & Insurance

6850 Insurance 1,446 1,541 1,537 1,620 2026- 5.42%

Total  Taxes & Insurance 1,446 1,541 1,537 1,620

 Service Related Expenses

Total  Service Related Expenses 0 0 0 0

Total Operating Expense 93,587 102,273 88,716 98,533

Net Operating Income/(Loss) 126,998 206,353 1,163,391 3,405,097

 Capital Expenditures

  
    



Whitehaven DRAFT 2026 BUDGET

Account Description 2024 Actual 
Forecasted       

2025
2025 

Budget
2026  

Budget
Comment NEW Comments

6885 Capital Outlay 0 66,468 1,080,000 3,200,000 Trash Enclosure estimate $44,691.72. ~ HUD Grant toward 
infrastructure 2025; 2024 spend 60k for engineering plans ~ 

2026: 45,000 CPW, 750,000 Energy & Mineral Impact, +900,000 
from 2025 CDS from Neguse; possibly applying for CO River 
District ~ $250k ~ $1,945,000 in grants, put difference in debt

Total  Capital Expenditures 0 66,468 1,080,000 3,200,000

 Debt Services

6710 Interest Payments 62,013 60,514 60,514 60,514 Added in 1.2M CWRPDA loan 30 yr/3% 6 mo in 2026

6712 Principal Payments 0 59,117 59,117 98,326 2026: Added in 1.2M CWRPDA loan 30 yr/3% 6 mo in 2026 1.55M loan; Added $39,209 additional loan.

Total  Debt Services 62,013 119,631 119,631 158,840

 Other Non-Operating Expenses

Total  Other Non-Operating Expenses 0 0 0 0

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 155,599 288,372 1,288,347 3,457,373

NET INCOME 64,985 20,254 -36,240 46,257 Raise rents, cut expense, Dev subsidy?

Fund Balance         49,518 69,772 116,029

Reserve 12 mo operating exp -98,533

Remaining Fund Balance 17,496

  
    



Projected fund balances
Balances include capital assets and land

Government Business (Enterprise)
Gen Dev BR DPA HSV FC  MHP WH MHP TOTAL 

12/31/25 (F) $289,119 $2,516,537 $393,418 $271,225 $226,699 $2,831,949 $904,976 $7,433,923 

2026 (F) Profit/(Loss) $91,189 $2,827,989 $2,550 ($220,615) $82,832 $39,492 $46,247 $2,869,684 

12/31/26 (F) $380,308 $5,344,526 $395,968 $50,610 $309,531 $2,871,441 $951,223 $10,303,607 



PROPOSED

Position Grade Step 1 Step 2 Step 3 Step 4 Step 5 Step 6 Step 7 - Midpoint Step 8 Step 9 Step 10 Step 11 Step 12 Step 13

Admin Assist 100 50,000      51,500      53,045      54,636      56,275                       57,964      59,703                        61,494      63,339      65,239      67,196      69,212      71,288      
Vacant 200 54,000      55,620      57,289      59,007      60,777                       62,601      64,479                        66,413      68,406      70,458      72,571      74,749      76,991      
Vacant 300 58,320      60,070      61,872      63,728      65,640                       67,609      69,637                        71,726      73,878      76,094      78,377      80,729      83,150      
Communications Coordinator 400 62,986      64,875      66,821      68,826      70,891                       73,018      75,208                        77,464      79,788      82,182      84,647      87,187      89,802      
Maintenance Manager 400
Sales Assoc/Housing Nav
Grant Coordinator 500 68,024      70,065      72,167      74,332      76,562                       78,859      81,225                        83,661      86,171      88,756      91,419      94,162      96,987      
Property Manager 600 73,466      75,670      77,941      80,279      82,687                       85,168      87,723                        90,354      93,065      95,857      98,733      101,695   104,746   
Accountant 600
Vacant 700 79,344      81,724      84,176      86,701      89,302                       91,981      94,741                        97,583      100,510   103,526   106,631   109,830   113,125   
Vacant 800 85,691      88,262      90,910      93,637      96,446                       99,340      102,320                     105,389   108,551   111,808   115,162   118,617   122,175   
Vacant 900 92,547      95,323      98,183      101,128   104,162                    107,287   110,505                     113,821   117,235   120,752   124,375   128,106   131,949   
Sales & Asset Mgr 1000 99,950      102,949   106,037   109,218   112,495                    115,870   119,346                     122,926   126,614   130,412   134,325   138,354   142,505   
Development Project Mgr 1100 107,946   111,185   114,520   117,956   121,494                    125,139   128,893                     132,760   136,743   140,845   145,071   149,423   153,906   
Finance Director 1200 116,582   120,079   123,682   127,392   131,214                    135,150   139,205                     143,381   147,683   152,113   156,676   161,377   166,218   
Deputy Director 1300 125,909   129,686   133,576   137,584   141,711                    145,962   150,341                     154,852   159,497   164,282   169,211   174,287   179,515   
Vacant 1400 135,981   140,061   144,262   148,590   153,048                    157,639   162,369                     167,240   172,257   177,425   182,747   188,230   193,877   
Vacant 1500 146,860   151,265   155,803   160,478   165,292                    170,251   175,358                     180,619   186,037   191,619   197,367   203,288   209,387   
Vacant 1600 158,608   163,367   168,268   173,316   178,515                    183,871   189,387                     195,068   200,920   206,948   213,157   219,551   226,138   
Executive Director 1700 171,297   176,436   181,729   187,181   192,796                    198,580   204,538                     210,674   216,994   223,504   230,209   237,115   244,229   

1900 185,001   190,551   196,267   202,155   208,220                    214,467   220,901                     227,528   234,354   241,384   248,626   256,085   263,767   

CURRENT
2026 (July CPI 2.1%)
Position Step 1 Step 2 Step 3 Step 4 Step 5 Step 6/Mid Point Step 7 Step 8 Step 9 Step 10 Step 11

Administrative Assistant 52,459      54,082      55,754      57,479      59,256      61,089                       62,922      64,809                        66,754      68,756      70,819      
Communications Coordinator 64,285      66,273      68,322      70,436      72,614      74,860                       77,106      79,419                        81,801      84,255      86,783      
Sales Assoc/Housing Nav 68,560      70,680      72,866      75,120      77,443      79,838                       82,233      84,700                        87,241      89,859      92,554      
Grant Coordinator 71,489      73,700      75,980      78,330      80,752      83,250                       85,747      88,320                        90,969      93,698      96,509      
Property Manager 70,508      72,689      74,937      77,254      79,644      82,107                       84,570      87,107                        89,720      92,412      95,184      
Maintenance Manager 66,815      68,881      71,012      73,208      75,472      77,806                       80,140      82,545                        85,021      87,572      90,199      
Accountant 74,239      76,535      78,902      81,343      83,858      86,452                       89,045      91,717                        94,468      97,302      100,221   
Sales & Asset Mgr 98,682      101,734   104,880   108,124   111,468   114,915                    118,363   121,914                     125,571   129,338   133,219   
Development Project Mgr 99,095      102,160   105,320   108,577   111,935   115,397                    118,859   122,425                     126,097   129,880   133,777   
Finance Director 111,692   115,147   118,708   122,379   126,164   130,066                    133,968   137,987                     142,127   146,391   150,783   
Deputy Director 122,784   126,582   130,497   134,533   138,693   142,983                    147,272   151,691                     156,241   160,928   165,756   
Executive Director 208,080                    



PLAN SUMMARY
2024-2027
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Strategic Planning Structure



STRATEGIC PLAN

MISSION: A clear statement that 
communicates the purpose of the organization 
and how it does its work. 

The YVHA supports the local economy, community and businesses of the 
Yampa Valley by implementing appropriate housing solutions for local 
workers, qualified residents and their families.

VISION: The key statement of what the 
organization hopes to achieve in the future.  

The Yampa Valley has the affordable housing needed to support our 
community.

FOUR PILLARS: What issues we are 
addressing in the community.

Availability, Affordability, Stability & Mobility

CORE VALUES: Core values are the essential 
principles and ethics used by the organization 
to reach its mission. We are best known for 
these values among stakeholders.

Accountability, Action, & Authenticity

OPERATIONAL VALUES: Additional values that 
staff utilize to get work done.

− Care for the Community 
− Dedication to Mission
− Autonomy & Support
− Work/Life Balance



CORE VALUES: Core values are the essential principles and ethics used by the organization to reach its mission. We are best 
known for these values among stakeholders.

Accountability: Ensure that all stakeholders can trust YVHA to manage resources effectively and fairly. Commit to promoting 
health equity by ensuring equal access to healthy living conditions and incorporating environmental sustainability into 
housing policies and practices to minimize environmental impact and enhance community well-being. 

Action: Commit to developing innovative solutions to meet the community’s housing challenges. Implement policies, 
programs, and services that improve housing conditions, enhance quality of life, and support community development.

Authenticity : Build trust and integrity by staying true to our mission, values, and commitments, and foster an environment 
where staff and residents feel respected, valued, and heard.  Implement clear and honest communications and continue to 
uphold ethical standards in all operations. 

STRATEGIC PLAN



Key Strategic Projects (updated 2025)

The Cottonwoods at Mid 
Valley
-Sell 86 condos in Building 1 & 2 by 
end 2025/move in early 2026
- Build Building 3 in 2026 and sell in 
2027
-Solidify plans for building 4 in 2026

City/USFS/YVHA Hilltop 
Rentals

- Secure funding and development 
for 84 rentals
- Educate neighbors about building
- Rename the development

Brown Ranch/West 
Steamboat 

- Participate in Community Builders 
Process

- Analyze potential development 
models on sections of property

Whitehaven Mobile Home 
Park

• Secure grants
• Work on water/Sewer 

infrastructure
• Continue process for resident-

owned
• Explore name change

Fish Creek Mobile Home 
Park

• Secure Grants
• Work on electrical infrastructure

Hillside Village Apartments

• Leverage resyndication
• Renovate apartments



Key Strategic Assets (updated 2025)

The Reserves

• Right of First Refusal 
(Purchase Opportunity) -
2027

• Resyndication (Property 
Rehab) if purchased -
2037

Alpenglow

• Right of First Refusal 
(Purchase Opportunity) –
2030

• Resyndication (Property 
Rehab) if purchased -
2040

Anglers Four Hundred

• Right of First Refusal 
(Purchase Opportunity) –
2034

• Resyndication (Property 
Rehab) if purchased -
2044

Title: Brown Ranch Property in West 
Steamboat
— YVHA owns 534-acre Brown Ranch
— 420 acres in the Urban Growth 
Boundary

Title: The Cottonwoods at Mid 
Valley
— Value of land
— Buildings 1 and 2 (2026) (HOA)
— Building 3 (2027) (HOA)
— Building 2 (2028) (YVHA and 
partners)



YVHA Work Teams Determine Goals & Strategies 

Development

• Board lead: Lou Tortora
• Staff lead: Jason Peasley

Property Management

• Board lead: Alison Brodie
• Staff lead:  Elliot Lawrence

Policy & Advocacy

• Board lead: Catherine Carson
• Staff lead: Emily Katzman

Real Estate

• Board lead: Michael Ann 
LaMotte

• Staff lead: Alyssa Cartmill

Finance & Capital 
Development

• Board lead: Cole Hewitt
• Staff lead: Sandy Jacobs

Communications & 
Community Engagement

• Board lead: Roger Ashton
• Staff lead: Robin Schepper



Development Team
Goal 1: Know local housing needs 

Goal 2: Invest Community resources to develop & preserve housing

Strategy 1: Engage experts to create robust housing demand studies

Strategy 1: Track investment metrics (subsidy per unit, leverage multiplier)

Strategy 2: Track housing supply to monitor progress to meeting demand

Strategy 2: Monitor opportunities to purchase more mobile home parks.

Strategy 3: Monitor AMI to track buying power of buyers/renters

Strategy 4: Track rental and real estate prices

Goal 3: Maintain a full development pipeline

Strategy 1: Develop 100 units/year

Strategy 2: Increase # of units delivered by 25% in three years

Strategy 3: Pair unit delivery to housing needs, 30-150% AMI

Goal 4: Maintain partnerships with organizations that support the delivery of housing units that meet our standards

Strategy 1: Lead project-level financial feasibility analysis

Strategy 2: Lead site design, unit types, and urban design decisions.

Strategy 3: Create unit standards to implement health equity, sustainability, and livability goals

Strategy 4: Implement quality management process to ensure conformance with unit standards



Development Team

Staff Deliverables to achieve Development Goals

Actions Q3
• Create Quality Control Priorities
• Review Pro-forma for MV and 

Anglers
• USFS Construction Lease & 

Select developer
• Review MV Phase 2 Unit types 

and AMI
• Develop Phase 2 Demand Scope 

Details

Actions Q4
• Develop Unit Standards
• Identify Critical Metrics
• Conduct Demand Study Phase 2
• Research Plan B scenarios for 

West Steamboat property

Actions Q2
• Finish MV Phase 1 Closing 

Documents
• Finalize USFS lease proposal and 

City MOU
• Hire consultant to complete 

Demand Study Phase 1
• Develop Key Performance 

Indicators (KPI)

Goal 1: Know local housing needs 

Goal 2: Invest Community resources to develop & preserve housing

Goal 3: Maintain a full development pipeline

Goal 4: Maintain partnerships with organizations that support the delivery of housing units that meet our standards



Property & Asset Management Team

Goal 2: Foster an environment where our residents can thrive (for existing YVHA residents) 

Goal 3: Share educational affordable housing resources for renters and buyers. 

Goal 1: Preserve YVHA communities to maintain long-term affordability

Strategy 1: Create capital improvement plans for existing properties to address future needs.

Strategy 2: Serve as asset manager to ensure that all properties meet a high level of building standards. 

Strategy 3: Work with development & finance teams to determine long-term affordability.

Strategy 1: Build strong relationships with existing property management companies & development partners to 
benefit & advocate for the residents. 

Strategy 2: Engage in community outreach events and connect our residents with community partners.

Strategy 3: Work to become asset manager at existing properties & structure contracts to be asset manager in all 
future projects.

Strategy 1: Share information and resources with our community partners. 

Strategy 2: Develop relationship with property managers to connect community members with available 
affordable/attainable rentals.

Strategy 3: Collaborate with policy team to identify and share federal, state, and local resources.



Property & Asset Management Team

Staff Deliverables to achieve Property & Asset Management  Goals

Goal 2: Foster an environment where our residents can thrive (for existing YVHA residents) 

Goal 3: Share educational affordable housing resources for renters and buyers. 

Goal 1: Preserve YVHA communities to maintain long-term affordability

Actions Q2
• Create an asset 

management 
implementation plan

Actions Q3
• Review annual budgets, 

staffing, maintenance & 
capital plans.

• Schedule annual property 
walks with developer & 
property management 
company

Actions Q1
• Plan infrastructure needs 

at FCMHP & WH

Actions Q4
• Create educational and 

training materials.
• Design process to keep 

materials up to date.



Real Estate Team
Goal 1: Improve availability, access, and affordability of below market, deed restricted for-sale housing

Goal 2: Empower future YVHA homeowners by cultivating an ecosystem of mobility and stability

Strategy 1: Evaluate and establish YVHA real estate models

Strategy 1: Launch aspirational buyer support services

Strategy 2: Create capacity to provide real estate expertise

Strategy 2: Develop one stop shop for affordable and attainable homeownership.

Goal 3: Sell quality products that are attainable, functional, and sustainable for our community members.

Strategy 1: Establish unit allocation policy (lottery) starting with The Cottonwoods at Mid Valley

Strategy 2: Create marketing materials for The Cottonwoods.

Strategy 3: Invest in a deed restriction compliance and price cap monitoring system.



Real Estate Team
Goal 1: Improve availability, access, and affordability of below market, deed restricted for-sale housing

Goal 2: Empower future YVHA homeowners by cultivating an ecosystem of mobility and stability

Goal 3: Sell quality products that are attainable, functional, and sustainable for our community members.

Actions 2024 Q3:
• Draft Budget
• Create branding & 

marketing materials for 
MV

• Create business plan for 
BOD review

Actions 2024 Q4
• Finalize RE Model & 

Budget 
• Finalize Lottery policy
• Create HOA Document for 

MV
• Present Final Business 

Plan for BOD approval

Actions 2024 Q2:
• Explore real estate 

models
• Create sales timelines & 

policies
• Publish deed restriction 

policies

Actions 2025 Q1
• Start marketing for MV
• Push out educational 

materials
• Release RFP for 

Transaction, Closing 
Agent, and Marketing Plan

Staff Deliverables to achieve Real Estate Goals



Finance Team
Goal 1: Ensure the financial health & stability of the organization.

Goal 2: Produce timely, accurate and accessible financial statements

Strategy 1: Foster an environment where the financials are transparent & understandable

Strategy 1: Investigate how Finance Dept can help other work teams

Strategy 2: Maintain quality internal controls

Strategy 2: Educate board members on YVHA finances.

Goal 3: Make budget-planning a company-wide exercise

Strategy 1: Continue cross-training with the Finance Department

Strategy 2: Set subsequent budget timeline & start budget research with each department

Strategy 3: Incorporate KPIs into financial statements



Finance Team

Goal 1: Ensure the financial health & stability of the organization.

Goal 2: Produce timely, accurate and accessible financial statements

Goal 3: Make budget-planning a company-wide exercise

Actions Q2
• Create monthly financials
• Forecast
• Continue AP/AR/PR
• Track mortgages 
• Review budget variances, 

allocations 

Actions Q3
• Continue financial and pro 

forma training
• Cross training for staff 

redundancy
• Conduct ½ year budget 

review; AP/AR/PR

Actions Q1
• Finalize year-end 

financials
• Conduct Audit
• Monthly financials
• AP/AR/PR

Actions Q4
• Focus on next year 

budget
• Continue to review 2024 

financials and prep for 
audit.

• Gather year-end materials 
for all depts; AP/AR/PR

Staff Deliverables to achieve Finance Goals



Capital Planning Team
Goal 1: Develop a comprehensive long-term financial plan to fund YVHA's strategic objectives

Goal 2: Explore funding sources to meet capital needs including mill levy extension

Strategy 1: Continue to focus on grant & philanthropic strategies to increase access to low-cost capital

Strategy 1: Model & forecast capital needs for operations, development, and asset management

Strategy 2: Model & forecast capital needs for operations, development, and asset management

Goal 3: Monitor the financial health of the organization

Strategy 1: Explore how capital planning can help other work teams    



Capital Planning Team

Goal 1: Develop a comprehensive long-term financial plan to fund YVHA's strategic objectives

Goal 2: Explore funding sources to meet capital needs including mill levy extension

Goal 3: Monitor the financial health of the organization

Staff Deliverables to achieve Capital Planning Goals

Actions Q3
• Continue financial, forecasting, 

pro forma training
• Build out property pro formas

that roll up
• Build out governmental 

forecasting roll up
• spreadsheet; share with work 

teams and Board
• With Development Team, build 

out property pro formas that roll 
up

Actions Q4
• Update property pro formas and 

financial forecasting
• Participate in pro forma and real 

estate finance training
• Work on capital planning team 

communication with other work 
teams

Actions Q1 & Q2
• Plan, forecast, investigate 

organizational funding options
• Work with Development Team to 

investigate and address project-
level financing issues



Policy & Advocacy Team
Goal 1: Be a leading policy expert and advocate in the Western Slope for affordable and attainable housing.

Goal 2:  Be the leading partner with local decision makers on regional housing policies in partnership with county and 
municipal decision makers.

Strategy 1: Advocate for opportunities to increase funding, preserve housing, and increase access to affordable 
and attainable housing.

Strategy 1: Work with community partners to develop meaningful housing policies.

Strategy 2: Look at the BOE options for Colorado LIHTC developments.

Strategy 2: Identify ways to increase and preserve affordable and attainable housing.

Goal 3: Assess, refine, and adopt internal policies. 

Strategy 1: Develop procedure for policy review process and timing.

Strategy 2: Identify policies that need to be created or updated including health equity & language justice.

Strategy 3: Increase inter-team communications, including respective legislation and internal policies.

Goal 4: Advocate and champion our community’s housing needs & opportunities.

Strategy 1: Work with Comms teams to recruit and train housing ambassadors. 

Strategy 3: Share input and work in partnership with City and County housing policy advocates.

Strategy 4: Be a lead in regional housing needs assessment.



Policy & Advocacy Team

Staff Deliverables to achieve Policy & Advocacy Goals

Actions Q4
• Identify and promote potential legislation to support affordable and attainable housing.
• Focus on inter team communications and implementation of Health Equity outcomes.
• Start the local and state discussion of addressing and solving the disconnect between AMI and local wage earners.
• Explore other local options like a localized AMI. Including ALICE Project

Goal 1: Be a leading policy expert and advocate in the Western Slope for affordable and attainable housing.

Goal 2:  Be the leading partner with local decision makers on regional housing policies in partnership with county and 
municipal decision makers.

Goal 3: Assess, refine, and adopt internal policies. 

Goal 4: Advocate and champion our community’s housing needs & opportunities.

Actions Q3
• Partner with other teams to provide housing resources on YVHA website.
• Share insights with County and provide input on housing policy on future development specifically in and around Stagecoach.
• Identify and promote potential legislation to support affordable and attainable housing.

Actions Q2
• Actively follow and engage with State legislators and stakeholders to impact legislation that addresses affordable and attainable 

housing.

Actions Q1
• Actively follow and engage with State legislators and stakeholders to impact legislation that addresses affordable and attainable 

housing.
• Request from staff that HR have a policy to stay current with state policy and legislative changes.



Communications & Community Engagement Team
Goal 1: (RE)BUILD the YVHA brand and reputation as an affordable housing expert

Goal 2: Educate and Inform the community on the need for affordable housing and how YVHA-developed properties 
and programs meet those needs.

Strategy 1: Create consistent messages, brand, look and feel for all YVHA communications with external 
audiences among all work teams,

Strategy 1: Improve communications /engagement with residents at all YVHA-developed properties. 

Strategy 2: Plan for reauthorization of mill levy Demonstrate YVHA’s Impact by collecting facts, statistics, and 
stories and developing communications materials for target audiences and on all YVHA comms platforms

Strategy 2: Create and implement YVHA brand ambassador program. (messengers) Share YVHA messages with 
board, staff and supporters. 

Goal 3: Support and give communications and community engagement advice to all work teams

Strategy 1: Foster cross-organizational communication and break down silos among work teams.

Strategy 2: Leverage expertise in all work teams to help each other increase collective impact

Strategy 3: Modernize/redesign YVHA logo and update content on all communications platforms

Strategy 4: Continue proactive media relations and oosition staff as housing experts for national, state and local 
media, government officials, and foundations.

Strategy 3: Provide training and support where needed. YVHA board and staff on YVHA brand and current 
messages.

Strategy 3 4: Create two-way community donation program Partner with community groups that 
have staffing challenges. Learn about diverse viewpoints on housing from voters, homeowners and those who need housing.



Communications & Community Outreach Team

Staff Deliverables to achieve Communications & Community Outreach Goals 
(202%

Action Q1 2025 
• Launch brand ambassador 

program – yes with YVHA Board

Goal 1: (RE)BUILD the YVHA brand and reputation as an affordable housing expert

Goal 2: Educate and Inform the community on the need for affordable housing and how YVHA-developed properties 
and programs meet those needs.

Goal 3: Support and give communications and community engagement advice to all work teams.

Action Q2 2024 - DONE
• Refreshed YVHA website
• Updated internal talking 

points
• Ongoing media relations with 

reporters
• Ongoing collection of success 

stories/testimonials
• Results of community Survey

Action Q3 2024 -DONE
• Updated logo and materials for The 

Cottonwoods
• Hilltop name (not yet)
• Community Impact report
• Continually send messages to target 

audiences through all communications 
mechanisms (website, social media, 
newsletter, events, CIR

• Results of community Survey

Action Q4 2024 – Not done
• Draft plan for community donation 

program
• Work with property management to 

communicate with residents of non-
YVHA managed properties.

Action Q1 2025
o Create materials for selling 

86 condos at Cottonwoods
o Publicize the Regional 

Housing Survey for increased 
#s

o Continue media relations (all 
4 Qs)

o Continue updating website 
on Community Builders & 

The Cottonwoods

Action Q2 2025
o Publicize results of Housing 

Market and Demand Study, 
give presentations to govts 
and community groups

o Increase marketing for The 
Cottonwoods, support RE 
team for presentations

o Explore new name for Hilltop 
Rental project

Action Q3 2025
o Gather facts, stories, for 

Community Impact report for 
Oct.

o Write and submit guest 
columns from YVHA Board 
(4qs)

o Increase image, video, and 
audio content for newsletters, 
social media, website, press 
releases, etc.

o Continue property 
newsletters (all 4Qs)

o Action Q4 2025
o Give Community Impact Report 

presentations to City and County, share 
report with community groups, 
partners, etc.

o Publicize lottery results (#s) of The 
Cottonwoods, gather testimonials of 
first-time home buyers, impact of deed 
restrictions



Executive Team
Goal 1: Work team accountability

Goal 2: Long term financial viability

Strategy 1: Track & hold accountable work teams to 1 year work plans.

Strategy 1: Methodically train board members across work teams.

Strategy 1: Lead mill levy reauthorization strategy w/ support from Comms, Policy, & Finance.

Strategy 2: Ensure board recruitment identifies skills needed when replacing board members.

Goal 3: Succession planning for board/staff

Strategy 2: Create long-term financial strategy → Recurring revenue generation.

Strategy 3: Create succession plan for board member positions that cycle off and key position as YVHA including 
ED.



Executive Team

Deliverables to achieve Executive Team Goals

Action Q4
• Review Deliverables from 

Previous Quarters
• Send Recommendations 

for City/County of Board 
Composition needs

Action Q1 
• Review and Monitor 

Previous Work Team 
Deliverables

• Prepare for Financial 
Strategy Session

• Create Board Cross 
Training Curriculum

Action Q2
• Review and Monitor 

Previous Work Team 
Deliverables

• Succession Plans

Action Q3
• Conduct ED Review
• Hold Financial Strategy 

Session
• Review Deliverables from 

Previous Quarters

Goal 1: Work team accountability

Goal 2: Long term financial viability

Goal 3: Succession planning for board/staff



YVHA Overarching Themes

Continue to educate and 
share housing resources to 

residents at all YVHA-
developed properties

Continue partnerships with 
governments and 

development partners to 
build affordable housing.

Be valuable to the 
community and gather 

evidence on how YVHA is 
beneficial

Prepare for 
reauthorization
of the mill levy

Use financial resources 
responsibly

Leverage partnerships with 
developers and nonprofits 

to increase community 
benefit



Yampa Valley Housing Authority
USFS Hilltop Overview

Emily Katzman – YVHA
September 11, 2025
rev October 9, 2025



Agenda

• Overview

• Land lease

• Development agreement

• Financial approach

• Other items



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



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)



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)



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



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



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



USFS Hilltop lease packet approval

Completed
• Forest Supervisor sign NEPA Decision Memo
• Office of General Counsel review of lease package
• Documents package preparation and review
• District Ranger review of lease documents

Pending
• NEPA Decision Memo Revision – Forest Supervisor to re-sign
• Document package to Forest Supervisor, Region 2 Regional Forester, and Acting Director of Lands 

(Washington DC) for review/approval
• Final document package to Forest Supervisor for final review and forward
- Forest Supervisor will send to City indicating ready for signature

• City and YVHA approvals and signatures
• Final execution of documents by Forest Supervisor



Q&A



YVHA logo



Yampa Valley Housing Authority
Bear River Village Overview

Jason Peasley - YVHA

October 9, 2025



Agenda

• Overview

• Land banking opportunity

• Partnership

• Financials

• Next steps



Bear River Village development overview
Shovel-ready – designed, entitled, ready to break ground

Concept
• 55 units
• 16 three-bedroom, 19 two-bedroom, and 20 studio 

units

Pricing structure
• Currently market rate with option to convert to 

affordable housing
- 39 affordable, restricted units
- 16 unrestricted, market rate units
- Market rate units help subsidize affordable housing 

component
- Contingent on land banking fund award



Bear River Village land banking opportunity
Satisfies strategic and statutory priorities and is an ideal project for land baking

Land banking awards prioritize
• Strong Relative Density and Mixed-Use and Mixed 

Income Potential 
- Project includes 11 dwelling units per acre
- Unit type diversity allowing mixed-income housing

• Shovel-Readiness 
- Able to break ground within 12 months

• Near Transit 
- 400 feet from a Main Line bus stop. 

• Cooperative Ownership 
- No at-risk capital (hard money deposits) or other 

application costs to be borne by YVHA



Bear River Village partnership overview
Contingent upon parties coming to mutually agreeable partnership structure

Crossbeam Capital
• Experience in development, asset management, 

property management, and finance
• Completed 6 West project (Edwards) with 120 units of 

workforce housing
• Local presence

Partnership structure
• Subject to successful grant application & mutually 

agreeable partnership structure, YVHA to purchase 
land from Crossbeam Capital; affordability restrictions 
recorded

• Purchase and sale agreement in discussion
• Crossbeam act as developer (structure TBD)



Bear River Village pro forma
Contingent upon parties coming to mutually agreeable partnership structure

Note: Budgetary financials, subject to change

Grants
$3.50M CHFA Land Banking
$2.12M Prop 123 Homeownership
$1.13M Local subsidy (STR or YVHA contribution)

Construction loan
• CHFA Drive it Home below market rate for

- New construction of for-sale homes
- Low interest mortgage for homeowners
- Buyer income may not exceed 140% AMI



Bear River Village next steps and timing

Next steps
• CHFA land banking grant 

- Outstanding: appraisal, updated phase 1 environmental site 
assessment, Purchase and Sale Agreement (PSA)

• Finalize PSA
- Development Team to review 10/13/25
- Execute PSA at special BoD meeting week of 10/20 pending 

recommendation from Development Team
• Negotiate partnership and deal structure with Crossbeam Capital 

(ongoing)
• Nov/Dec 2025: CHFA and YVHA complete the program underwriting 

and due diligence processes
• Jan/Apr 2026: YVHA closes on land

- If grant awarded and partnership structure agreement reached
• May 2026: Entitlements completed, financing secured, 

groundbreaking



Q&A
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September 17, 2025 

YVHA – Property Management 

YAMPA VALLEY HOUSING AUTHORITY  

PROPERTY MANAGEMENT MEETING MINUTES  

SEPTEMBER 17, 2025  

12:00PM 

Team members present included: Alison Brodie, Leah Wood, Kathi Meyer, Catherine Carson, Elliot Lawrence, 
Sandy Jacobs, Araceli Googins, John Fancher, and Sarah Newman. Minutes are prepared via AI with formatting 
edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. HILLSIDE VILLAGE  

• Budget requires $28/month rent increase to achieve operational sustainability  

• Current financial impact shows 4-6 households already paying over 30% of income for housing costs 

• $150,000 capital budget allocation designated for comprehensive building rehabilitation 

• Development fund subsidy proposal of $60,000 structured as either grant or inter-company loan to maintain 

10% enterprise fund compliance 

• $54,000 projected shortfall in fund balance without development fund intervention, reducing reserves to 

critical $33,000 level 

2. FISH CREEK  

• Achieving financial stability with $25/month rent increase  

• Water utility cost surge of 30% driving up budget from forecasted  

• State motor home oversight fees increasing $24 per unit to $35 with 75% pass-through to tenants permitted 

• Positive fund balance projection for 2026 providing operational cushion 

• Snow removal budget achieving on-target performance  

3. WHITE HAVEN 
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YVHA – Property Management 

• Facing rent increase of $87/month to support infrastructure project  

• Sequential year increases: 12% in 2026, 11% in 2027 to achieve debt coverage compliance 

• Grant funding totaling $1.7 million secured from EPA, mineral/energy, and Colorado Parks & Wildlife  

4. HILLSIDE VILLAGE COMPREHENSIVE RECAPITALIZATION INITIATIVE 

• Market value reassessment compared to previous USDA-restricted appraisal, enables enhanced tax credit 

monetization 

• Extensive rehabilitation scope addresses 60-year infrastructure including complete plumbing, electrical, and 

building envelope upgrades  

• 6-8 week displacement per unit with professional packing, storage, and temporary housing coordination. 

Timeline: April through November  

• Value engineering approach planned to adjust scope based on final cost estimates and available funding 

5. ENTERPRISE FUND COMPLIANCE AND FUNDING LIMITATIONS 

• Statutory definition: "receiving under 10% of annual revenue in grants from all Colorado state and local 

governments combined" 

• White Haven grants potentially exceeding threshold  

• Federal grant exception provides pathway for other federal funding sources without threshold impact 

• Creative financing structures needed to maintain enterprise status while securing necessary infrastructure 

funding 

6. PROPERTY MANAGEMENT EXCELLENCE AND OPERATIONAL IMPROVEMENTS 

• OPG/Mission Rock partnership showing significant progress with new Assistant Asset Manager  

• Monthly standing meetings established starting October 26th for ongoing coordination between YVHA, OPG, 

and Mission Rock 
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YVHA – Property Management 

• Tenant service excellence demonstrates partnership effectiveness through comprehensive problem 

resolution approach 

• Property walkthrough scheduled for October 8th to maintain oversight standards and document improvement 

progress  
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YVHA – Development 

YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT TEAM MEETING MINUTES  

AUGUST 11, 2025  

3:00PM 

Team members present included: Lou Tortora, Kathi Meyer, Micheal Ann LaMotte, Reese Freeman, Patrick Phillips, 
Elliot Lawrence, Alyssa Cartmill, Emily Katzman, Elizabeth Hinchman, Bob Scheider and John Fancher. Minutes are 
prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. USFS HILLTOP PROJECT UPDATE 

• Forest Service lease implementation process on track, with all steps nearing completion. Goal: lease signing fall 

2025.  

• New Forest Service Supervisor started, providing stability for document signing. 

• City staff attorneys connected with newly assigned FS legal counsel to continue work on land lease.  

• Draft Pre-Development Agreement with Servitas still not ready for board approval. Staff working to unblend 

predevelopment and development scopes from PDA. 

USFS HILLTOP PRE-DEVELOPMENT WORK 

• YVHA anticipates requesting STR funds as loan to support pre-development expenses. 

• Geotechnical investigation needed in order for design and engineering to progress this fall, after lease is signed. 

YVHA has proposal from NWCC for geotech.  

• Prior to geotech work, proactive outreach plan is needed for clear, transparent communication to neighbors. 

COTTONWOODS AT MID VALLEY PROJECT UPDATE 

• Good progress made after face-to-face meeting with development partners last Thursday. Operating Agreement 

amendment required and necessary to ensure any STR funds for Phase 1 are used for community 

affordability/benefit.  
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YVHA – Development 

o Agreed $5 million STR allocation to go toward buying down unit prices. 

o Lone Tree equity contribution would increase and Developer fee split remains the same. 

o Three funding options discussed for bringing in necessary capital to finish project: increase Alpine Bank 

loan, additional STR money (in addition to funds requested for sales price buydown), or 

philanthropic/donor low-interest loans. 

o Interest obligations: YVHA responsible for ongoing interest payments on deferred infrastructure loan. 

• Need to define total YVHA financial exposure through concessions, infrastructure loan, land deferral, and potential 

secondary loan. 

• Team discussed unit pricing strategy: revenue impact on affordability and sales velocity. Pricing flexibility options: 

revisiting possible revenue scenarios each with different buyer affordability impacts. 

• Qualified buyers: 250 prospective buyers identified. Real Estate Team’s goal is to have 3x qualified buyers relative 

to units available. 

• Multiple Board members expressed concern about working with current development partner on Phase 2.  

• Team discussed possibility of using Phase 2 site for Low-Income Housing Tax Credit development to construct 

affordable rentals. Would require redesign to reduce per unit cost.  

HOUSING DEMAND STUDY AND STRATEGIC PLANNING 

• Emily working with EPS on a few follow-up items as an addendum to the Housing Market & Demand Study 

including:  

o Demand estimate sensitivity to job growth rate 

o Comparison with 2022 RCLCO  

• In future meetings, team to discuss how study findings change organizational priorities  

COMMUNITY BUILDING AND OUTREACH STRATEGY 

• One-on-one outreach a success. Board members conducting individual meetings with community members 

showing positive results. 
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YVHA – Development 

• Community feedback indicates organization perceived as dismissive and unresponsive to concerns. Must 

address.  
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YVHA – Development 

YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT TEAM MEETING MINUTES  

AUGUST 28, 2025  

3:00PM 

Team members present included: Lou Tortora, Kathi Meyer, Patrick Phillips, Jason Peasley, Elliot Lawrence, Emily 
Katzman, Elizabeth Hinchman, Sandy Jacobs, Bob Scheider and John Fancher. Minutes are prepared via AI with 
formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. USFS HILLTOP PROJECT 

• Project structure: Forest Service land lease to city, then subleased by YVHA-owned entity with Servitas proposed 

as fee developer. 

• 84 units planned across 13 buildings. Design based on Fox Creek Village. Intended to utilize steep slopes on site to 

minimize building heights. 

• Intended to serve broad range of local worker incomes, from 40% AMI to 140% AMI and including 15 units 

dedicated to Forest Service employees.  

• Land lease update:  

o NEPA Decision Memo finalized and under review by Forest Supervisor.  

o Land lease negotiations progressing well between USFS and City of Steamboat Springs. Goal: City Council 

review of land lease in October.  

2. USFS HILLTOP SERVITAS PRE-DEVELOPMENT AGREEMENT 

• Agreement still in negotiation. Key terms:  

o 5% development fee plus 1.6% construction administration fee proposed for Servitas. Negotiated down 

from original proposal of 7% developer fee and 2% CA fee. 

o Key outstanding issues: YVHA financial risk mitigation, project controls, flexibility to “see how it goes” vs 

guarantee to work with Servitas on development phase.  
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YVHA – Development 

• Team discussed bringing on Owner's Representative early for design oversight during predevelopment and field 

presence during construction. 

3. USFS HILLTOP FINANCIAL STRATEGY 

• YVHA intends to request $3-4 million from STR fund for pre-development loan with potential for partial 

forgiveness. 

• In January, YVHA intends to apply for Prop 123 equity investment (~$7 million gap funding) with tenant equity 

vehicle for renters to build equity. Anticipated $100 million Prop 123 transfer to state general fund proposed by 

Governor Polis creates urgency for January 2026 application. 

• Team discussed possibility of seeking project equity investments from local employers, as opportunity to help fill 

funding gap and help local organizations reserve units for their staff. 

4. COTTONWOODS AT MID VALLEY UPDATES 

• Construction update:  

o Building department required carport redesign for 20% increased snow load, resolved by adding helical 

piers prior to foundation pour. 

o Carport design problem identified during plan review. 7 feet of clearance needed from building canopy to 

carport. YVHA staff proposed resolving issue by cutting canopy to maintain 7-foot distance.  

• Partners working on new GMP contract with Hausmann to guarantee project costs at $40.8. 

• $8 million capital gap requires either construction loan increase or partner equity injection. 

• Marketing progress: 220 entities pre-screened, 180-190 meet criteria, targeting 300 total. 

• Delivery timeline: Building 2 expected in mid-January, Building 1 expected in early February. 

5. BEAR RIVER VILLAGE PROPOSITION 123 APPLICATION 

• CHFA invited YVHA to apply for $3.5 million land banking grant to purchase Bear River Village property. 60-day 

deadline (due October 5th). 
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• Team identified concerns that require deeper conversation with developer: 20 studios at $396k, viability of 

market-rate pricing, developer financial capacity. 

• Partnership structure needs definition - ground lease vs purchase with development option. 

• Board expressed concern about staff/organizational capacity, given simultaneous Hilltop and Cottonwoods 

demands. 

6. BROWN RANCH DEVELOPMENT 

• Phase 1 DST complete with overall positive reception at City Council meeting. Phase 2 currently being scoped.  

• Strategic options discussion needed post-September 8th council meeting regarding YVHA involvement level. 
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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.  
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YAMPA VALLEY HOUSING AUTHORITY  

COMMUNICATIONS MEETING MINUTES  

SEPTEMBER 22, 2025  

3:00PM 

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

Key Topics Discussed: 

1. COTTONWOODS PROJECT UPDATES 

• Application Launch: Official applications launched on a rolling basis following July pre-screening form, with 23 

applications distributed thus far. 

• Communication Strategy: Supported launch through Cottonwoods newsletter, Facebook ads, social media, and 

Routt County newsletter. 

• Public Response: Facebook comments questioned affordability for working class; team established response 

protocol for legitimate questions vs. editorial comments. 

• Status: No completed applications received yet; no technical issues reported. 

2. HOUSING MARKET DEMAND STUDY 

• Completion: EPS concluded work in early September, issued methodology memo addressing open questions. 

• Distribution: Full study, executive summary, methodology memo, and AI survey summary sent to council, 

commissioners, board, and staff. Talking points distributed to Board of Directors. 

• Outreach: Notifications sent to nonprofits, employers, and developers who supported and/or participated in 

study. YVHA newsletter distributed. 

• Media Coverage: Pilot newspaper picked up the newsletter. 

3. HILLTOP DEVELOPMENT COMMUNICATION PLAN 
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• Site Work: NWCC scheduled for soil study and core sampling in October on Hilltop parcel at Highway 40 and 

Hilltop. 

• Community Engagement: Letter being prepared for surrounding residents and businesses within 600 feet of site. 

Note, City requirement is to communicate to those within 300 feet. 

• Project Details: 84 units planned - portion for Forest Service, portion for city employees, remainder for qualified 

workforce. 

• Neighbor Outreach: Plan includes 600-foot radius notification (~245 mailing addresses). 

• Funding: STR funds requested for project funding. 

4. ANNUAL REPORT DEVELOPMENT 

• Format: Proposed 4-color, 8.5” x 8.5” booklet with balance of white space, text, graphics, and local imagery. 

• Strategic Approach: Focus on communicating YVHA value to community, less educational detail than previous 

reports. 

• Key Statistics: Net equity approaching $38 million, 315 homes developed (285 since 2017), 320 in pipeline, 

nearly $500,000 in down payment assistance, among others. 

• Leadership Structure: Discussion on joint letter vs. separate letters from board president and executive director. 

• Three Work Areas: Development pipeline, real estate/property management, housing navigation. 

• 2025 Accomplishments: Cottonwoods, Bear Ranch DST support, housing study, regional expertise sharing 

(Milner project, South Route assistance). 

• Community Response Strategy: Address concerns through demonstrating accomplishments and path forward in 

respective areas. 

5. WEBSITE UPDATES 

• Meeting Documentation: Chronological organization with latest meetings first, website to include 2024 through 

current year materials. Prior years’ materials will not be hosted on website due to inordinate amount of work 

necessary to render materials ADA compliant. Materials will be available upon request.  
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• Media Integration: YouTube links for board meeting videos with closed captioning for ADA compliance. Videos are 

only available for 2025 meetings as video was not captured for meetings in prior years. 

• Navigation Improvements: Key stats presented, local imagery, search functionality, direct access buttons, 

improved layout and navigation.  
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YAMPA VALLEY HOUSING AUTHORITY  

PUBLIC PARTNERSHIP MEETING MINUTES  

SEPTEMBER 18, 2025  

8:30AM 

Team members present included: Kathi Meyer, Michael Ann LaMotte, Lou Tortora, Jason Peasley, Elliot Lawrence, Emily 
Katzman, and John Fancher. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. COMMUNITY & COMMUNICATION MANAGEMENT 

• Strategic community letter addressing three critical areas: 

o Brown Ranch development, partnership property management issues, and information transparency. 

• Executive Leadership planned to address management concerns and improve decision-making. 

2. STRATEGIC COMMUNITY ENGAGEMENT INITIATIVE 

• Systematic Nonprofit - Community Outreach - identified as critical gap 

o Human Resource Coalition and “All ED” monthly meetings identified as key forum for senior nonprofit 

leader engagement. 

o Healthcare provider meetings recognized as opportunity since housing represents key public health issue. 

• Proactive information dissemination strategy development to combat misinformation and build community 

understanding  

o Website improvements, meeting postings implemented and recognition that transparency perception 

problem exists despite efforts to share information and address concerns. 

3. HILLTOP DEVELOPMENT COMMUNITY RELATIONS STRATEGY 

• Comprehensive neighborhood engagement plan for upcoming NWCC soil sampling in October  
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o Letter being prepared for surrounding residents and businesses within 600 feet of site. Note, City 

requirement is to communicate to those within 300 feet. 

o Forest Service has conducted prior community meetings so neighbors may be aware of planned 

development. 

• Servitas partnership risk management addressing community awareness  

o Successful projects in Gunnison, Telluride, and Pagosa Springs demonstrating mountain community 

expertise. 

4. ELECTION CYCLE CANDIDATE RELATIONS & RESPONSE STRATEGY 

• September 17th GOP candidate forum analysis revealing targeted criticism of housing authority operations  

o 45 attendees with 8 city council candidates participating in structured Q&A format. 

• Demographic data response strategy to counter candidate misinformation about property occupancy  

o Mission Rock and OPG to provide aggregated occupational data within 1-2 months. 

5. COTTONWOODS SALES & FINANCIAL STRATEGY 

• City subsidy strategy  

o $5 million additional STR funding supported by city housing representatives Steve Muntean and Dakota 

McGinaly. 

o Higher-priced units in 120-140% AMI range requiring strategic pricing decisions. 
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YAMPA VALLEY HOUSING AUTHORITY  

EXECUTIVE MEETING MINUTES  

SEPTEMBER 19, 2025 

1:00PM 

Team members present included: Kathi Meyer, Lou Tortora and Elliot Lawrence. Minutes are ADA compliant and 
prepared via AI with formatting edits by Sarah Newman.  

Key Topics Discussed: 

1. COTTONWOODS PROJECT  

• Cost overruns  

o Haussman contractor submitted change order covering green certification, excavation and carport 

foundation  

o Executive team opposed change order, partnership to push back on contractor responsibilities 

• Operating Agreement  

o Restructuring meeting scheduled for Tuesday with all key stakeholders to formalize YVHA's increased 

financial commitment  

o Legal requirement maintained that Lone Tree must build according to approved plans despite 

complications 

2. BUDGET DEVELOPMENT & ORGANIZATIONAL PLANNING 

• 2026 budget preparation with staffing investments 

o  5% salary increases combining 2% CPI adjustment with 3% market reindexing correction 

o Annual savings achieved through health insurance carrier switch and self-funded family leave program  

o October & November BOD meeting planned for budget review with final approval in December 

• Property subsidy policy debate to maintain affordability  
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o Executive team position: properties to achieve self-sufficiency to enable continued development capacity 

o Strategic discussion needed on development fund allocation between new construction and existing 

property subsidization 

3. DEVELOPMENT PIPELINE 

• Hillside Village  

o Pre-development costs including architectural services and consultant fees exceeding current property 

reserves 

o Tax credit closing timeline allows reimbursement of advanced funds upon successful project financing 

• Brown Ranch  

o Governance discussions scheduled with small group meeting to determine next phase development  

o City council water infrastructure retreat October 7th may impact Brown Ranch  

o 500-unit development template discussion expected as comprehensive housing solution component 

4. POLICY REFORM & LEGAL COMPLIANCE 

• Real estate lottery  

o Policy revision  to ensure fair housing compliance and maintain employment-based qualification system  

o City coordination required for STR fund utilization alignment with revised qualification criteria 
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