YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
July 10, 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, Michael Ann LaMotte,
Reese Freeman, Anjelica Salinas, Jim Beers, Lou Tortora, Mark Halvorson, Jessica Valand, Patrick Phillips.
Maddie Ward, Kathi Meyer, and Dakotah McGinlay.

Others present included: Elliot Lawrence, Deputy Director; Sarah Newman, Administrative Assistant;
Alyssa Cartmill, Regional Property Manager; Emily Katzman, Grants & Project Manager; Elizabeth Hinchman,
Grants Coordinator; Araceli Googins, Housing Navigator; Mandy Tomassetti, Accountant, Sandy Jacobs, Financial
Director, George Eck, YVHA attorney; John Fancher, Communications Director; Steve Muntean, Alison Brodie,

Bob Schneider, Brian Duffany, EPS Team, Karen Chen, EPS Team. Sarah Katherman prepared the minutes.

EN RE: PUBLIC COMMENT

Mr. Bill Pass, a member of the DST but speaking on his own behalf, noted that he had also made
comments at the City Council presentation regarding the EPS Housing Market and Demand Study. He offered that
the EPS report fails to take into account what would happen to the units currently occupied by residents that would
move into more affordable units if/when those units become available. He asked how those units would be
redistributed across AMI categories and how that would impact future demand. He stated that there was a
disconnect in the report between demand and absorption of housing units. Mr. Pass also noted that the report does
not address multi-family versus single-family homes and does not address what types of housing units are needed

to fill the gaps in the current inventory.

EN RE: BOARD MEMBER COMMENT

Patrick agreed that Mr. Pass’s comments regarding absorption are reasonable. He stated that this issue
would be discussed with the consultants. Patrick acknowledged that it is far more economically feasible to build
affordable units in multi-family buildings than to construct single-family homes but noted that input from the
community has been clear that single-family homes are what people want. He added that the scope of the study
and the resources available limited what the report covered. Regarding the lack of recommendations in the report,
Patrick stated that the study was not designed to provide recommendations but rather to gather and consolidate
data. He offered that the main take-away from the report is that the problem is serious and that every approach that

can be envisioned to make housing in the community more affordable should be implemented.
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Lou stated that he was under the impression that the DST had been charged with considering and making
a recommendation regarding different housing types for Brown Ranch as well as infill housing projects. Emily

confirmed that housing types, specifically for Brown Ranch, would be one of the DST tasks for phase 2.

Dakotah reported that City Council had decided to focus on reducing rents on existing and future long-term
rental units rather than pursuing a program to convert short-term rentals (STRs) into long-term rentals at this time.
She added that City Council is also planning to revisit inclusionary zoning and to discuss establishing an
emergency rental assistance program. She noted that STR funds cannot be used for rental assistance at this time
due to the specificity of the ballot language. Dakotah announced that the City is considering making the Ad Hoc

Housing committee into a standing committee.

Leah thanked Mark for his work on the Mid-Valley project and commended Emily and Elliot for their work

on the Mid-Valley partnership negotiations.

Jim thanked Dakotah for her work on City Council and on the YVHA board, noting that she had announced
her decision not to run for another term on Council. He commended La La and Araceli on getting the eligibility
documents and other materials related to the Cottonwoods project completed and distributed. He also reviewed the
board challenge for the coming month: to read and understand the EPS Housing report and share its findings with

friends, co-workers, and other community members.

Angelica reported that the County is in the process of reviewing amendments to the Unified Development
Code (UDC), including the Housing Guidelines. She thanked YVHA staff for their assistance in drafting the
guidelines. Angelica stated that South Routt had hired a housing innovator to assist with the establishment of a
South Routt Housing Authority. She said that this project had been funded through grants and with County support.
She added that the County had contributed $200K to Hayden for the Gorman project.

Mark stated that in response to calls he had received regarding the lack of maintenance at YVHA-
associated housing developments he had toured the properties. He said that the Anglers 400 property had been
essentially abandoned and was in terrible condition. He said that the Reserves was okay but needed attention and
that Sunlight was acceptable. He offered that the state of these properties reflects poorly on YVHA. Leah agreed.
She said that the Property Management Team would be discussing what could be done on these properties over
which YVHA has no management control. In response to a comment from Catherine regarding taking some action,
Leah said that they had contacted CHFA who have no record of non-compliance. Leah added that the Property
Management Team would also be discussing OPG and the possibility of YVHA moving back into an asset

management role.

EN RE: CONSENT AGENDA
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The following items were presented on the consent agenda:
a. Review and approval of the June 12, 2025 meeting minutes
b. Review and approval of May 2025 balance write-offs (none)
c. Review and approval of May 2025 check register
d. Review and approval of May 2025 financial statements

Kathi noted that the comments made by Mr. Pass at the June 12 meeting were listed as Board Comment

rather than Public Comment.

MOTION

Lou moved to approve the consent agenda, items a — d, with the above stated amendment to the minutes

of June 12. Leah seconded. The motion carried unanimously.

EN RE: STAFF REPORTS

Elliot reviewed the operational and property updates, as included in the meeting materials. He recognized
Emily and Patrick for their work on the Housing Market and Demand study. He reviewed the schedule of upcoming
DST meetings and noted that his staff report contains Zoom links to those meetings. Elliot stated that YVHA staff
has been working hard to bring all YVHA documents and its website into ADA compliance. He also stated that La

La and Araceli have completed and distributed the Cottonwoods pre-qualification form.

La La reported that the pre-qualification had been distributed to the existing contact list and had been
made available to the public. She said that over 100 forms have been completed so far, with only 10% of applicants
determined to be ineligible. She noted that many applicants are people looking to sell single-family homes and
downsize. La La stated that many applicants are in the middle-income category and many are single-person

households.

In response to a question from Catherine, Elliot said that YVHA is tentatively scheduled to discuss

additional STR funding to reduce the cost of the units at Cottonwoods on August 5.

Elliot said that YVHA is heading into budget season. He noted the communications statistics included in
the staff report. He added that he will begin distributing to the board comments received by staff from the public,

along with any replies.

John reported that the City has engaged a communications contractor with the purpose of improving the
communications around all aspects of the Brown Ranch process, among other things. Catherine encouraged
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YVHA to assist with publicizing the DST meetings. Elliot added that YVHA would soon begin posting video
recordings of its board meetings on the website.

Elliot reported that around $260K of damages (so far) had been caused by the lightning strike at the
Cottonwoods. He said that the contractors are re-wiring segments of the building to ensure no compromised
electrical work remains. He said that Ken Recker of Third Eye, who was engaged as an owners’ rep on the project,
has inspected Building 2 and the deficiencies he has identified are being addressed. He will soon be inspecting
Building 1. In response to a question from Lou, Elliot said the damages from the lightning strike were covered by

the building risk policy.

Mark said that he had walked through Building 2 with Ken. He discussed some of the issues that had been
discovered. He noted that on high-end homes Ken contracts with a company that videos the entire structure before

the drywall goes up. He suggested that doing the same would be a very worthwhile investment for YVHA.

EN RE: EPS HOUSING MARKET AND DEMAND STUDY

Brian Duffany and Karen Chen of EPS presented the Housing Study. Brian thanked all those who assisted
with the study and reviewed the background and scope of work for the study. He reviewed the primary take-aways

from the results:

e The housing market is detached from the local households’ incomes and wages

e Demographic shifts (aging populations, increasing second-home ownership) mirror shifts in other
mountain resort towns

e Household income is becoming more concentrated in the high-end and low-end of the income
range

e Service gaps are increasing at all levels of workers; jobs are increasing at a higher rate than the
availability of workers

e Cost of building is increasing dramatically

Brian reviewed the changes in demographics and sources of income of Routt County residents. He noted
that the demand for workers has resulted in an increase in people commuting to jobs from outside of Routt County.
He stated that 43% of homes in Steamboat are second-homes and that vacation homes are setting the market for
housing. Brian reviewed the sales price distribution relative to AMI levels. He reviewed the available data on
rentals, noting that the average monthly rent for a 2-bedroom apartment is $2,900 and that more than a quarter of

renters are paying over 50% of their income on rent.
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Karen reviewed the survey data of owners and renters in the valley, noting that the priorities in housing
characteristics for owners versus renters are different. She also reviewed the data on Hispanic/Latino households,

noting that these households are more cost burdened and are more likely to live in overcrowded housing units.

Brian discussed the concepts of catch-up and keep-up in housing supply. He stated that catch-up housing
addresses existing overcrowding, cost-burdened households, and the increase in commuters from outside the
County. This element of the demand represents the mismatch between market and local buying power. Keep-up
housing is needed to address the growth in demand for labor. He reviewed the assumptions that were made to
determine the housing demand of 2062 units to address catch-up housing and 1132 units to keep-up with job
growth. Brian stated that the catch-up component demonstrates the mismatch between the market and the local

wages, adding that the private market is unlikely to address the need for workforce housing.

In response to a question from Lou, Brian said that the best data available was used to capture the number
of out-of-county commuters but acknowledged that it was an estimate. Regarding job growth, Patrick said that the
assumption used in the report was 1.4% annually. Angelica noted that the job growth is much greater in the low-
income service sector. Dakotah asked about how the number of over-crowded units was captured. Brian said that it

was based on census data and was very probably low due to under-reporting.

In response to a question from Dakota regarding the impetus for the study, Lou said that the Development
Team had requested the study in response to criticism during the Brown Ranch annexation campaign that YVHA’s
estimates of the housing crisis were unreliable. YVHA commissioned a third-party, professional, objective study in
order to obtain unassailable data. Dakota asked if the study would be updated in the future. Patrick said that it

would appropriate to have periodic updates and to develop a program to track changes in the data.

Kathi asked each YVHA board member to write a short paragraph or list of bulleted points with their main
takeaways from the study and send them to Elliot. Staff will then collate the information and consolidate it into a

form to be passed along to City Council.

Catherine offered that it was important to note that the aging population comprises different AMI levels and
that understanding that distribution might indicate that YVHA should be focusing more on senior housing. Brian
said that this may be able to be teased out of the data. Catherine asked if the building cost projections contained in
the report include the costs of associated with creating healthy outdoor spaces. Mark offered that the costs
associated with the Cottonwoods are current and available. Catherine asked about location-neutral workers. She
offered that these workers contribute to the gap between rising AMI in comparison to wage growth. Brian said that
the data was based on the survey but added that the place of work data is not picked up for many remote jobs. He
agreed that the number of remote workers is rising.
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Lou asked how the estimated 1.3 jobs/person impacts the estimate growth projections. Brian stated that
the 1.3 includes both full and part-time jobs. He reviewed how the job growth projections were used to calculate

that every new job generates the need for 0.45 housing units.

Emily recommended that everyone read the survey results that are included in the appendix to the report.

She offered that the responses may influence YVHA's strategic priorities moving forward.

EN RE: STRATEGIC PLAN

Kathi said that she had received no feedback regarding the strategic plan. Dakota asked the data in the
housing study would inform or change the goals listed in the strategic plan. Kathi agreed that this would be an
important consideration. She asked that Team leaders add this to their upcoming agendas, and to discuss whether

their Teams’ goals would change or expand based on the EPS report.

MOTION
Leah moved to adopt the Strategic Plan update, as presented. Lou seconded the motion.

The motion carried unanimously.
EN RE: EXECUTIVE SESSION

MOTION

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

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

The board entered executive session at 1:50 p.m. No minutes were taken and no decisions were made

EN RE: ADJOURNMENT
The regular meeting of the YVHA Board of Directors was adjourned at 3:00 p.m.

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