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:
Page 2025 -1
September 11, 2025
DRAFT--Yampa Valley Housing Authority Board Minutes



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
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