YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
October 9, 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, Angelica Salinas, Lou Tortora, Mark
Halvorson, Jessica Valand, Maddie Ward, Kathi Meyer, Dakotah McGinlay, Reese Freeman, Jim Beers, Patrick

Phillips, and Michael Ann LaMotte. Cole Hewitt was 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;
Elizabeth Hinchman, Grants Coordinator; Araceli Googins, Housing Navigator; Mandy Tomassetti, Accountant;
John Fancher, Communications Manager; George Eck, YVHA attorney; Steve Muntean, Allison Brodie and Bob

Schneider. Sarah Katherman prepared the minutes.

EN RE: PUBLIC COMMENT

There was no public comment.

EN RE: BOARD MEMBER COMMENT

Dakotah stated that several City Council candidate forums are being held in the community and that
questions regarding Brown Ranch have been common in those that have taken place. She encouraged board

members to attend.

Steve reported that he had met with Megan from First Impressions regarding incorporating in-home child
care into residential projects. He asked if any consideration had been given to doing so within YVHA projects. Kathi
noted that child care is in the plan for Brown Ranch. Regarding in-home child care, Jason said that state
regulations for in-home facilities are difficult for condos or many rental units to meet. Angelica said that converting
an existing home to this use is difficult and that it generally works best to design and build residences with child

care use in mind from the start.
Angelica reported that the draft 2026 County budget is due on October 15. She said that the current draft
includes the full $50,000 contribution to YVHA.

EN RE: CONSENT AGENDA
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Catherine noted that YVHA has received $5,000 in a partnership distribution from Sunlight Crossings. She
said that four of the market rate units at Sunlight are vacant and proposed using future distributions to reduce the
rents to get those units filled. Dakotah offered that the City is also looking at utilizing funds to reduce rents and

suggested that Sunlight might be a good target for this program.
The following items were presented on the consent agenda:
a. Review and approval of the September 11, 2025 meeting minutes
b. Review and approval of August 2025 balance write-offs (none)
c. Review and approval of August 2025 check register
d. Review and approval of August 2025 financial statements
MOTION

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

carried unanimously.

EN RE: STAFF REPORTS

Elliot reviewed the operational updates, as included in the meeting materials. Jess asked Elliot to provide
the exact language that resulted in the responses to the demographic data on the residents of the OPG and
Gorman properties. Jim asked if Elliot could coordinate with Gorman to arrange a walk-through of the Sunlight

property.

John reviewed the revisions that had been made to the website and thanked Sarah N. for her work to
ensure that it is ADA compliant. He said that letters had been sent out to approximately 230 neighbors and
business owners within 600 ft. of the USFS Hilltop property in preparation for NWCC work on the site. He added
that La La and Araceli had sent 415 letters to prospective buyers at Cottonwoods to inform them of the upcoming
meeting at which City Council will decide how much it will invest to reduce prices of the units. John said that the

team anticipates interest in the Cottonwoods to jump when pricing is published.
Elliot reviewed the property updates, as included in the meeting materials.

Jason reviewed the work being done on the Global Agreement with Steamboat 6732 Partners (FKA Lone
Tree Trust), as described in his report. He said that the lease on the Hilltop property is in the final stages of review,
but that issues have arisen that may influence the financing of the project. He said that the agreement would not be
ready for the scheduled first reading by City Council and that further delays may threaten the construction
schedule.
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Catherine suggested that a full discussion of Brown Ranch by the board was needed to direct staff
regarding the YVHA board’s position on the DST. Kathi said that when more information is available, the matter

would be brought back to the board.

Jason reviewed the topics to be discussed at the special meeting scheduled for October 20.

EN RE: PRESENTATION OF DRAFT BUDGET FOR 2026

Sandy reviewed the budget presentation included in the meeting materials. She stressed that the budget is
not a financial document, but rather a policy document that reflects the strategic priorities and goals of the
organization. She stated that the budget is based on the four strategic pillars of YVHA: availability, affordability,
stability, and mobility of housing. Sandy reviewed the revenue sources that flow into the General Fund, the
Development Fund, and the Enterprise Funds and described how money is transferred between funds to conduct
the business of YVHA. She reviewed the change year over year between 2025 budget and the draft 2026 budget in
terms of the expenditures allocated to the General, Development, Brown Ranch and DPA Funds (governmental)
and to the Hillside Village, Fish Creek MHP, and Whitehaven MHP (enterprise) funds. Sandy reviewed the
projected fund balances for year-end 2025 and 2026. She noted that YVHA maintains a reserve fund equal to 6
months of operating expenses, which amounts to approximately $1M. Sandy reviewed the list of upcoming projects
in need of funding intended to create housing, including the USFS Hilltop project, Bear Rier Village (for discussion
on October 20) and phase 2 of the Cottonwoods. Other projects also in need of funds that will serve to preserve
housing include the Hillside Village rehabilitation, the infrastructure projects at Whitehaven, and the upgrade of the
electrical system at Fish Creek. She reviewed the rent increases proposed, some which have increased since the
presentation was included in the packet as a result of updated cost estimates. Fish Creek lot rents are now
scheduled to increase by $30/month and Whitehaven rents are scheduled to increase by $125/month. Sandy
reviewed the DPA program, noting that it includes both YVHA funds and Prop 123 funds, which have narrower
eligibility requirements than the YVHA program. She said that the YVHA DPA funds are getting low. In response to
a question from Michael Ann, Sandy reviewed how the DPA fund has been self-funded through loans that are paid
back. Jason said that with the upcoming increase in the inventory of for-sale units he anticipates an increase in

demand for the DPA program.

Catherine suggested that it would be prudent to increase the reserve from six months to one year. Sandy
stated her support for this. Jason said that it would be important to include this in a strategic planning discussion.
Catherine added that she would like to see a contribution to Lift-Up’s emergency fund included in the budget.
Dakotah suggested that seeing financial projections going out 5 — 10 years would be valuable information going

into the renewal of the mill levy. In response to a question from Patrick, Sandy confirmed that the draft budget
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presented reflects the current agreement with Steamboat 6732 Partners/Lone Tree Trust. It will need to be
adjusted when the new agreement is finalized. Angelica clarified that Prop 123 funds cannot be used in Milner or
Stagecoach because the County did not opt in to the program last year, but that it might do so in the future. La La
reviewed the AMI categories that apply to Prop 123 funds and to the YVHA DPA program. Jason offered that if the
board would like to increase the funds available in the YVHA DPA program, it must balance that expense against
the funding needs of new development and preserving existing housing. Kathi said that the public hearing and
strategic discussion of the budget would be in November, with approval of the budget and the mill levy in

December.

Returning to the discussion of the enterprise funds and the associated expenses of upkeep, Sandy said
that money is not allocated in the 2026 budget for the electrical system at Fish Creek, which is at the end of its life.
Elliot said that a funding source has not been identified for this project. He said that rents would need to be raised
significantly to create a capital improvements fund. There was a discussion of what could be done without

jeopardizing the enterprise fund status under TABOR.

Sandy reviewed the third-party salary survey conducted by Graves and Co. She said that most YVHA
salaries align to the market and that a 1.9% overall increase is in personnel costs is budgeted for next year. She
reviewed the recommendation that YVHA adopt a 13-step salary schedule similar to what is used by the City of
Steamboat Springs. She said that YVHA had shopped around for a new healthcare insurance provider and had
identified one that provides equal or better coverage for less money. She reviewed the proposal to add a family
medical leave program that matches the Colorado benefit for a small additional expense. This program will be paid

entirely by YVHA and will not cost the employees anything.

Sandy noted that the rent increases must be posted by November 1st, before the public hearing and

discussion of the budget at the November board meeting.

EN RE: GLOBAL AGREEMENT BETWEEN YVHA MID-VALLEY CONDOMINIUMS, LLC AND
STEAMBOAT 6732 PARTNERS, LLC

Jason said that the draft agreement and pro forma are included in the packet for the upcoming City Council
meeting. He said that the proposal would address the entire project budget and include all expenses for both
phases. He said that the agreement would include a $4M increase in the construction loan through Alpine Bank, a
$5M philanthropic (forgivable) loan through YVCF, and would lock in the total gross sales amount. He clarified that
by locking in the total sales amount, all STR funds invested in the project would reduce unit pricing dollar for dollar.
Jason said the agreement would also memorialize the cash flow waterfall. He stated that YVHA would cede its 20%

profit to the developer, who would accept all risk associated with cost overruns and benefit from any cost savings.
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Jason said that the agreement is close to completion. He said that planning for phase 2 can commence once the

agreement is nailed down.

EN RE: EXECUTIVE SESSION

George clarified that the executive session is specifically to address the Executive Director’s performance.

No organizational policies or objectives should be discussed and no decisions will be made.
MOTION

Mark moved to enter executive session in compliance with C.R.S. 24-6-402 (4) (F) for the purpose of
discussing personnel matters related to the Executive Director’s performance. Lou seconded the motion. The

motion carried unanimously.

The board entered executive session at 1:30 p.m. No minutes were taken, and no decisions were made.

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

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

Sarah Katherman, Minute Taker Kathi Meyer, President
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