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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING 

NOVEMBER 13, 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, Lou Tortora, Mark 

Halvorson, Jessica Valand, Maddie Ward, Kathi Meyer, Dakotah McGinlay, Jim Beers, Patrick Phillips, and Michael 

Ann LaMotte. Reese Freeman and Angelica Salinas 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 Manager; Alison Brodie, Wendy 

Ecklund (Grace Consulting), Steve Muntean, and Bob Schneider. Sarah Katherman prepared the minutes. 

EN RE: PUBLIC COMMENT 

John Agosta, City Council member elect, introduced himself and said that as a council member he would 

be a strong advocate for housing. 

EN RE: BOARD MEMBER COMMENT 

Kathi noted that several board members’ last meeting would be in December. Dakotah said that it has 

been an honor to serve on the board and said that she had learned so much during her tenure regarding how 

difficult it is to make meaningful change. The board thanked Dakotah. 

Catherine reminded everyone of Lift-Up’s turkey drive to help families in need and encouraged board 

member to participate. 

Lou called attention to an email sent out by Emily with a questionnaire regarding lessons learned from the 

Cottonwoods project. He said that this would be the first in an ongoing process to help YVHA avoid future missteps 

in its developments. The deadline for submitting responses is Sunday. 

Steve said that the joint committee would be interviewing candidates to fill the open positions on the YVHA 

board on December 18. He asked the board to identify areas of experience/expertise that are needed.  Jason said 

that the Exec Committee had discussed this and had identified finance, development, property management, and 

communications as targeted areas of technical expertise, but added that board members are also needed who 
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have a direct connection to the problem YVHA is trying to solve. Dakotah also asked for a recommendation on the 

desired total number of board members. The by-laws allow for a board of 7 – 15 members. 

EN RE: CONSENT AGENDA 

Mark asked about the difference in the estimated value of the Cottonwoods Phase 2 parcel. He also noted 

that one set of minutes included a reference to a 4% loan from Alpine Bank. This should be corrected to a $4M 

loan. Catherine asked about how the Cottonwoods land is accounted for on the balance sheet. Sandy said that the 

land for Phase 1 had been expensed in 2024. 

The following items were presented on the consent agenda: 

a.  Review and approval of the October 9 and October 20, 2025 meeting minutes 

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

c.  Review and approval of September 2025 check register 

d.  Review and approval of September 2025 financial statements 

MOTION 

Lou moved to approve the consent agenda, items a – d, with the minutes of October 20 to be amended as 

suggested by Mark. Jim seconded. The motion carried unanimously. 

EN RE: STAFF REPORTS 

Elliot reviewed the operational updates, as detailed in his staff report included in the meeting materials. In 

response to a question from Jess regarding the management issues at various properties, Elliot said that 

Alpenglow and Sunlight are in good shape but that issues remain at Anglers and the Reserves. He offered that the 

problem has been staffing, which OPG/Mission Rock are trying to address. Elliot said that YVHA would use 

leverage with CHFA and assistance such as clean-up days to continue to pressure for improvement. Leah agreed 

that YVHA needs to monitor the staffing. In response to a question from Catherine pertaining to the rent increases, 

Elliot said that Lift-Up tracks the utilization of its rent assistance program and that YVHA property tenants have 

used this resource much less than others. He said he would forward the Lift-Up document. 

Catherine expressed concern with the lack of media coverage on the Cottonwoods and the availability of 

the DPA program. She suggested that the DPA program should be displayed prominently on the Cottonwoods 

page of the website. 
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Jason said that the Global Agreement discussed at the last board meeting was being finalized and would 

be ready for signatures next week. He noted that the $5M philanthropic loan was a critical element of the 

agreement. He said that they have a verbal agreement with the donor and are working through the term sheet on 

the loan. In response to a question from Jess, Jason said that although the initial conversations with YVCF had 

been about a forgivable loan or grant, the donor wants this to a be 2-year loan. The $5M loan will be subordinate to 

the $4M loan from Alpine Bank, which is collateralized by the Phase 2 land. There will also be another $4M 

expansion of the construction loan from Alpine Bank that is contingent upon the $5M loan. The entire construction 

loan will be paid back through the sales of units in Phase 1. The additional $4M and $5M loans will remain an 

encumbrance on the Phase 2 property. Jason said that the donor wants to see movement on Phase 2 and the 

terms of the loan are intended to drive quick action. He clarified that the $5M and the $4M loans would be repaid 

via the construction loan on Phase 2. He discussed the worst-case scenario(s). He stated that if YVHA cannot 

develop the property in a timely fashion and must sell the Phase 2 land, if the proceeds are less than the $9M 

encumbrance YVHA would need to cover the difference with its own funds. 

Mark expressed concern with the 90-day deadline to identify a development partner for Phase 2 included 

in the proposed terms of the loan. He said that the process of selecting a development partner is complex and 

should not be rushed. He suggested that 6 – 9 months was a more appropriate timeframe. Jason said that he is 

who had proposed 90 days, and this could be renegotiated. He said that the practical impact of taking 6 – 9 months 

was that it would delay the construction start beyond 2027, and that the donor might not accept that timeframe. He 

added that YVHA wants to maintain its pipeline of delivering units. Steve asked if there was an alternate plan if the 

donor backs out. Jason said that pursuing a private or bank loan would be the alternative. Kathi offered that the 

Development Team would continue to discuss the terms of the loan; the timeframe does not need to be decided 

today. Patrick offered that YVHA would continue to work with the donor because it is the best option, but stressed 

the need for the $5M infusion into the project. He said that a phase/task-based process for choosing a developer 

should be defined. 

Jason said that YVHA is working on the red-lines to the lease on the USFS land, but that changes need to 

be made to ensure the project is eligible for financing. He said that another option might be to purchase the land 

outright, and that this would be discussed at a future board meeting. Jess expressed concern that letters had been 

sent out to the neighborhood prior to a deal on the property being finalized. Jason said that the letters were sent to 

forestall questions about the equipment on the property. 

Noting his recent email, Jason reviewed that that owner of the Bear River Village parcel was unable to 

accept the extended due diligence period and no agreement could be reached. This property is no longer being 

considered. Dakotah asked about the land bank grant. Emily responded that they had not submitted the land bank 



Page 2025 -4 

November 13, 2025 

DRAFT--Yampa Valley Housing Authority Board Minutes 

grant application, which required a purchase and sale agreement. She said that they had submitted an application 

for the Drive It Home grant, which would be withdrawn. 

EN RE: PUBLIC PRESENTATION OF YVHA BUDGET FOR 2026  

Compensation Study 

Ms. Wendy Ecklund, now of Grace Consulting and formerly a HR director for the City of Steamboat 

Springs, reviewed the scope of the compensation study designed to ensure that YHVA is providing fair and 

competitive compensation to its employees. She noted that YVHA’s salaries have generally kept pace with the 

market. She discussed the methodology, survey sources, and market comparisons used. Wendy reviewed the 

current compensation structure and her recommendations to expand the pay grade levels from 11 to 17 with a 38% 

range and to add two step increases. 

Michael Ann asked why the study was commissioned. Sandy explained that a survey had not been done in 

several years and it was time to standardize compensation. She said that she felt it was important to have an 

analysis performed by a third-party professional. In response to a question from Catherine, Wendy said that 

benefits were not included in the comparison. Sandy said that the benefits packages were compared to those 

offered by the City and the County. 

Budget Presentation 

Sandy guided the board through the budget presentation, included in the meeting materials, noting that the 

Bear Rier Village project would have to be removed. She said that this would not affect the bottom line. She 

reviewed the budgeted revenues by category. She noted the changes since the draft budget was presented in 

October: the transfer to Brown Ranch, which was deemed unnecessary, had been removed and a transfer of funds 

into the DPA program had been added. Sandy presented a graph showing YVHA expenses historically and a 

presented a breakdown of budget expenses for 2026 by category. She noted that YVHA would make a loan equal 

to two calendar quarters of dues to the Cottonwoods HOA to get it started, to be paid back when the owners begin 

contributing. Elliot said that the two-quarter cushion was recommended by Steamboat Association Management 

(SAM). Jason noted that until YVHA no longer owns the units, it is YVHA’s responsibility to pay the HOA fees. 

Eventually, once the units are sold, YVHA will not be involved in the HOA at all. 

Regarding the payroll expenses, Sandy confirmed that the budget includes the recommended step 

increases, COLA, and benefits. She said that the overall increase in payroll is 9% compared to 2025, even though 

the wages increased by 10%, as savings were realized in the benefits. She estimated that the benefit packages, 

which are different for each employee, vary between 26% and 28% of salaries. 



Page 2025 -5 

November 13, 2025 

DRAFT--Yampa Valley Housing Authority Board Minutes 

Sandy reviewed the fund balances for the enterprise funds and the government funds. Catherine reiterated 

her recommendation to increase the amount allocated to the reserve from 6 months of operating expenses to 12 

months. Dakota recommended making the total allowable 10% injection into the enterprise funds in order to 

support their reserves. Sandy agreed that it would be good to have a cushion in the event of unforeseen capital 

costs at these properties. Jason said that the budget is really a matter of setting priorities and allocating limited 

resources. He suggested that this was a strategic decision that merits a full discussion by the board. He said that 

approving the budget as presented would not preclude making changes in 2026 through supplemental budgets. 

Mark asked about the capital outlay for Hillside Village. Elliot said that this had been based on a third-party 

specialist in captial needs assessments for the rehabilitation of USDA projects. Mark asked for a historical look at 

YVHA rents and a comparison of YVHA rents to market rates. 

EN RE: YVHA COMMUNICATIONS  

Jim reported that the Communication Team had discussed the importance of establishing a protocol for 

YVHA communications, particularly from board members. He said the document in the meeting materials provides 

an outline for such a protocol, or official policy, if the board feels that is warranted. Jess stated that YVHA’s 

communications must be accurate, aligned, and clearly attributable. Uncoordinated or unsanctioned public 

statements — especially by individual board members — risk mischaracterizing YVHA positions and have already 

led to confusion in the press and community. She stressed that the role of the board is governance and that it is 

staff’s role to develop and execute all external and organizational communications; manage media, social, digital, 

and public messaging. She stated that the board speaks through its actions taken in public meetings. Jim stressed 

that board members must go through John for any and all external communications. Jason offered that establishing 

a communications protocol is one component of YVHA growing up as an organization. Kathi agreed that more 

discussion of the protocol/policy was needed, and this item would be revisited in January for implementation in Q1 

of 2026. 

 EN RE: COTTONWOODS LOTTERY IMPLEMENTATION PLAN AND DEED RESTRICTION 

IMPLEMENTATION PLAN 

 La La stated that YVHA had engaged a Fair Housing Law Firm to review the Deed Restriction 

Implementation Plan and the Lottery Implementation Plan. The law firm recommended minor adjustments to the 

Deed Restriction Implementation Plan that was approved by the board in May of 2025. The adjustments were to 

the definitions. YVHA will use the same definitions in all documents moving forward. La La reviewed the structure 

of the weighted lottery. She stated that YVHA recently learned about the improved capabilities of the software to be 

used to qualify applicants for The Cottonwoods at Mid Valley. The software provides an efficient tool to allow 
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applicants to select multiple units that they qualify for and creates a clear digital audit trail for each applicant and 

lottery run. La La said that 86 individual lotteries would be run, with the lottery for each category of units to be open 

for one week. She reviewed how the order of lotteries will allow people on the lower income tiers to also enter the 

lotteries for higher AMI categories. Araceli said that she had contacted applicants who were initially deemed 

ineligible who may now qualify with the reduced pricing of units. There was a discussion of the availability of the 

DPA program. Jason stated that in addition to informing consumers directly, it is important that lenders understand 

the program. DPA is a tool that lenders can use to assist potential buyers. There was a discussion of how to 

increase public awareness of the project and the lottery. Araceli stated that there has been an increase in interest 

since the pricing was published, and reviewed the number of qualified applicants. Michael Ann stated that although 

it is important that the larger community is informed, having three parties qualified for each available unit provides a 

cushion to ensure the success of the development. 

 Lou asked about the reliability of the electronic lottery system. La La said that mock lotteries would be run 

in advance to test for system failures. She added that a paper-based contingency plan would be in place and ready 

to go in the event of a problem. La La reviewed the transparency and after-action reports that will be available to 

document fairness. 

MOTION 

Lou moved to accept the Deed Restriction Implementation Plan, as presented with the recommended 

changes to the definitions and the addition of the Fair Housing Act statement, and the Lottery Implementation Plan, 

as presented. Michael Ann seconded the motion. The motion carried unanimously. 

EN RE: EXECUTIVE SESSION 

Kathi stated that the executive session is specifically to recap the prior discussion of the Executive 

Director’s performance. No organizational policies or objectives will be discussed, and no decisions will be made. 

She added that this discussion would be continued at the December meeting. 

MOTION 

 Jim 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. Jess seconded the motion. The 

motion carried unanimously. 

The board entered executive session at 2:45 p.m. No minutes were taken, and no decisions were made.  

EN RE: ADJOURNMENT 
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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 

________________________ __________________________ 

Sarah Katherman, Minute Taker Kathi Meyer, President 
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