
REGULAR MEETING OF THE 

YAMPA VALLEY HOUSING AUTHORITY 

BOARD OF DIRECTORS AGENDA 

MARCH 26, 2026 

12:00 PM 

March 19, 2026 

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, March 26, 2026, at 12:00 PM in the Community Room of the 

Routt County Department of Human Services Building, 135 6th Street, Steamboat Springs, Colorado. 

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 (5 minutes)

2. Public Comment (5 minutes)

3. Board Member Comment (5 minutes)

4. Consent Agenda (5 minutes)

a. Review and approval of February 12, March 2, March 12, 2026 meeting minutes

b. Review and approval of the January and February 2026 balance write-offs (none)

c. Review and approval of the January 2026 check register

d. Review and approval of the January 2026 financial statements

e. Review and approval of the February 2026 check register

f. Review and approval of the February 2026 financial statements

5. Staff Reports (10 minutes)

6. Action Item: Resolution 2026-005: Approving Application to DOH Proposition 123 Down Payment

Assistance Grant (10 minutes)

7. Action Item: Review and approval of the 2025 Audited Financial Statements prepared by McMahan and

Associates (30 minutes)

8. Action Item: Review and approval of a Mutual Separation Agreement between the Yampa Valley Housing

Authority and Jason K. Peasley (60 minutes)

9. Discussion Item: YVHA representation on the Brown Ranch Steering Committee (30 minutes)

10. Discussion Item: YVHA mil levy (30 minutes)

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


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

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

b. Property & Asset Management Team: TBD (Next meeting: April 15; 12pm) 

c. Development Team: Lou Tortora (Next meeting: April 28; 3pm) 

d. Policy & Advocacy Team: Catherine Carson (Next meeting: April 22; 8:30am) 

e. Community Engagement Team: TBD (Next meeting: TBD) 

f. Real Estate Team: Michael Ann LaMotte (Next meeting: TBD) 

g. Public Partnership Team: Kathi Meyer (Next meeting: TBD) 

h. Executive Team: Kathi Meyer (Next meeting: March 31; 1pm) 

12. Adjourn 

UPCOMING BOARD MEETINGS: 

April 9, 2026: YVHA Regular Board Meeting, Noon to 2 PM in Community Room of the Routt County 

Department of Human Services Building, 135 6th Street, Steamboat Springs, Colorado. 

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 

FEBRUARY 12, 2026 

Kathi Meyer, Yampa Valley Housing Authority Board President, called the regular meeting of the Yampa 

Valley Housing Authority to order at 12:00 p.m. 

Board members participating included: Catherine Carson, Cole Hewitt, Lou Tortora, Mark Halvorson, 

Maddie Ward, Kathi Meyer, Michael Ann LaMotte, Steve Muntean, Sonja Macys, Shannon Doin-Landers, Scott 

Yeates, John Spezia, and Daniel Buri.  

Others present included: Jason Peasley, Executive Director; Elliot Lawrence, Deputy Director; Emily 

Katzman, Grants & Project Manager; Elizabeth Hinchman, Grants Coordinator; Mandy Alles, Accountant; Sarah 

Newman, Administrative Assistant; George Eck, YVHA attorney; David Barnes, Alison Brodie, Leah Wood, and 

Bob Schneider. Sarah Katherman prepared the minutes. 

EN RE: PUBLIC COMMENT 

There was no public comment. 

EN RE: BOARD MEMBER COMMENT 

Kathi stated that a survey and additional materials for the upcoming facilitated board retreat would be sent 

out this week. Catherine announced that there would be a legislative townhall meeting with representatives Roberts 

and Lukens on Sunday, February 22. John announced that there would be a meeting regarding the proposed 

Stagecoach Mountain Ranch development and its potential impacts at library hall on February 18. Lou asked for 

feedback on the recent Development Team training from all those who attended.  

EN RE: CONSENT AGENDA 

The following items were presented on the consent agenda: 

a.  Review and approval of the January 8 & 26, 2026 meeting minutes 

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

c.  Review and approval of December 2025 check register 

d.  Review and approval of unaudited December 2025 financial statements 

Cole pulled the December 2025 financials from the consent agenda. 
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MOTION 

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

carried unanimously. 

Cole noted that the December financials provided to the board yesterday are unaudited. He said that the 

annual audit is underway and that the audited financials would be reviewed in detail in March by the Finance Team. 

The auditors will also present the final audit to the board. In response to a question from Catherine, Cole stated 

that there were no significant issues with the unaudited statements provided by Sandy, so he would have no 

problem with approving them with the understanding that a more in-depth review would occur in March. 

MOTION 

Cole moved to approve the unaudited December 2025 financial statements, as presented, subject to a 

thorough review of the audited financials in March. Catherine seconded. The motion carried unanimously. 

EN RE: STAFF REPORTS 

Jason reported that good applications had been received for the open communications position and that 

they hope to fill the position in March. He stated that the work plans associated with the goals stated in the YVHA 

Strategic Plan are generally updated in Q1 but that this year the process will be completed somewhat later as a 

result of the board retreat being held on March 12 and the large number of new board members that have yet to be 

drafted onto Teams. He said that the Team rosters would be finalized following the retreat and the work plans 

would then be reviewed and updated. 

Jason reported that he would be presenting the YVHA annual report and strategic plan to City Council next 

Tuesday. He said that an annual report to City Council is required by the IGA and traditionally has occurred in the 

fall. 

Elliot reviewed the operational and property updates, as detailed in his staff report included in the meeting 

materials. He said that he has been provided access to the phone app used by OPG for regular inspections and 

checklists. He clarified that access to the app is limited as it is subject to license limitations but that he would be 

able to pull reports from it and share them with the board. He said that the tenants use the property portal to report 

issues. Elliot added that the new OPG quality control representative would be in town next week. He reviewed the 

communication flow and tracking process for identifying issues and monitoring how they are addressed. 

Elliot said that a delay in critical parts has pushed the anticipated issuance of the TCO for Cottonwoods 

Building 2 to March 10 and to March 27 for Building 1. Michael Ann stated that the sales team is keeping an eye on 

the TCO schedule to ensure that buyers are under contract prematurely. Commented [EH1]: Should this say “are not under contract 
prematurely”?  
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Steve asked about the budget for the Cottonwoods HOA. Elliot reported that the HOA dues for a 1-

bedroom unit would be $340/month and for a 3-bedroom would be $500/month. These fees are lower than 

expected due to better than expected insurance rates. Jason noted that the HOA fees had been factored into the 

overall cost when setting the unit prices, so the lower dues will increase the buying power of prospective buyers. 

Catherine asked that staff pass along the HOA budget to the board. 

In response to a question from Catherine, Elliot said that the red-lined land lease agreement for the USFS 

project would be returned to the USFS next week. 

 EN RE: RESOLUTION 2026-002 – FIRST SUPPLEMENTAL 2026 BUDGET AMENDMENT 

Jason stated that the budget amendment would transfer $25,000 from the Development Fund to the 

Whitehaven Fund in preparation for the upcoming infrastructure project. He said that the $25,000 is the maximum 

contribution allowed that would not jeopardize the Enterprise Fund status of the property. Cole added that the 

contribution would seed an operational fund for Whitehaven; the costs associated with the water and sewer project 

would be sourced elsewhere. Catherine reiterated her position that contributing the maximum allowed annually to 

the reserve funds at the YVHA-owned properties should be standard procedure. 

In response to a question from John, Jason said that appropriate measures would be taken to ensure that 

the replacement of the water and sewer lines do not damage the domestic lines through an increase in pressure. 

MOTION  

Dan moved to approve YVHA Resolution 2025-002, a resolution to adopt the first supplemental 2026 

budget appropriation to provide funding for the Whitehaven water and sewer infrastructure project in excess of 

amounts budgeted – Development Fund  

 Lou seconded the motion.  

The motion carried unanimously. 

  EN RE: RESOLUTION 2026-003 – RESTRICTION OF FUNDS AS SURETY FOR 

IMPROVEMENTS AT COTTONWOODS 

 Elliot stated that in order to ensure that all elements of the public improvements required for the 

Cottonwoods project are completed, the City is requiring surety to be posted in the amount of just over $1.4M. The 

surety will allow the TCO to be issued before these elements are actually finished. The process for posting surety 

will be the purchase of a CD by YVHA, assigned to the City, to be released when the public improvements are 

completed. Elliot reviewed the major outstanding projects to be covered by the surety, as listed in the meeting 

materials. He noted than many of these elements cannot be completed until the spring/summer. Elliot said that Mt. 
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Werner Water is requiring an additional year of warranty for the infrastructure being installed to serve the project, 

and that the proposed resolution would provide surety to cover the cost associated with this extended warranty 

(approximately $161,000). The same process of purchasing a CD to be held for one year would be used to 

establish surety for this expense. 

 In response to a question from Catherine, George explained that although YVHA is posting the surety, the 

responsibility for completing these projects is the joint venture’s and is in within the scope of the contract with 

Hausmann. He said that YVHA posting the surety was an element of the agreement with the development partner 

discussed in October. He said that the goal is for the agreement to be signed prior to the surety being posted. 

Jason noted that posting the surety is mission critical, as it will allow the TCO to be issued. 

MOTION  

Mark moved to approve YVHA Resolution 2025-003, a resolution authorizing the restriction of funds as 

surety for critical improvements associated with the Cottonwoods at Mid Valley Development. 

Lou seconded the motion.  

The motion carried 12 – 0. Cole abstained from the vote, citing a conflict of interest with Yampa Valley 

Bank. 

EN RE: RESOLUTION 2026-004 – RESTRICTION OF FUNDS AS SURETY FOR WATER AND 

SEWER IMPROVEMENTS AT COTTONWOODS AT MID VALLEY 

 In response to a comment from Mark regarding the bore under US 40, George clarified that this proposed 

surety is limited to the warranty; the bore under the highway is a separate issue. 

MOTION  

Mark moved to approve YVHA Resolution 2025-004, a resolution authorizing the restriction of funds as 

surety for water and sewer improvements associated with the Cottonwoods at Mid Valley development. 

Lou seconded the motion.  

The motion carried 12 – 0. Cole abstained from the vote, citing a conflict of interest with Yampa Valley 

Bank. 

EN RE: BROWN RANCH – NEXT STEPS 

 Emily reviewed the timeline of Brown Ranch from the original philanthropic donation to YVHA that 

supported the purchase of the property through the anticipated completion of the Community Solutions Phase 2 

process in July of 2026. She stated that City Council has reviewed the scope of work for the upcoming phase of the 
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project, which focuses on establishing a new decision-making body to coordinate planning for the Brown Ranch 

site (commonly referred to as a “governance structure”). It is anticipated that the scope will be amended to include 

initial community engagement efforts as directed by the new decision-making body. 

The PCT+ group referenced in the scope of work (included in the meeting materials) would include 

representatives from the City, County, and YVHA staff and elected officials/Board of Directors. It may also include 

members of the DST. It is anticipated that the following individuals from YVHA will participate in the PCT+: Kathi, 

Lou, Jason, Elliot, and Emily. Emily said that the primary outcomes of Phase 2 would include the establishment of 

the governance structure, a roadmap to annexation, the project components required for annexation, and a 

community engagement plan. 

Steve stated that the membership in the governance group and the timeline have not be set. He said that 

the only thing agreed upon so far is the need for a governance structure; all other elements will depend on the 

decisions of this body and the resources available to support the project. Steve cited specifically the availablity of 

water. He noted that Brown Ranch is not the only housing project in the pipeline at the City. He stated that various 

scenarios including a smaller annexation that would be limited to the number of units that can be supported by the 

existing water would be considered.  

Jason offered that the discussion should focus on the governance structure. Catherine suggested that the 

proposed process was too reminiscent of the BRAC process and that establishing yet another entity was not 

necessary. She suggested that the City could identify the number of units that could be built now and use the 

existing entities to develop ideas and scenarios for annexation that would be acceptable to the community. 

Sonja stated that the County already has multiple housing authorities and agreed that another governance 

structure was not needed. She offered that once the number of units that can be supported is established, YVHA 

should serve as the controlling entity for moving the project forward. 

Steve offered that this alternative had been discussed and rejected. He said that the objective is to create 

a group to identify and recommend a development scenario that the community will support. He suggested that the 

question remains regarding who will lead the effort, adding that the community’s trust in YVHA is not where it 

needs to be. He added that the proposed governing group would have the authority to make decisions, unlike 

BRAC. Steve said that the only thing that had been decided thus far was that Council members Garey and Barnes 

would represent the City. Scott suggested that a development partner would be needed at the table to provide input 

on economic viability. Dave said that once the governance structure is established, technical expertise would be 

brought in, as needed. 
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Jason said the way forward has not been defined and that YVHA must decide if it wants to participate in 

the process being proposed through Phase 2 of the Community Solutions project. He asked the board if the scope 

of work as presented is the best path forward. 

Michael Ann stated following the DST process several questions remain unanswered regarding what the 

community wants and how much it will cost. She offered that the governance structure will also not answer these 

questions. She suggested that determining how much water is available and how many units that will support is the 

proper place to start by. 

Kathi suggested that the YVHA board needs to continue the discussion, even as it participates in the early 

meetings of the PCT+.  

  EN RE: COTTONWOODS AT MID VALLEY UPDATE 

 Jason said that through the execution of the Unanimous Consent Document, a $4M line of credit has been 

secured that is paying the costs associated with completing Phase 1 of the Cottonwoods project. Mark clarified that 

the bills are being paid through the current payment request. Jason said that while some elements included in the 

Global Agreement have been addressed separately, there are outstanding issues that need to be tied up through 

some version of the agreement. He said that a special meeting of the board may be required to complete this 

process. 

 Michael Ann reviewed the current results of the sales effort. She said that 445 individuals had expressed 

interest in the project. Of those, 41 have been fully qualified with another 19 applications under document review. 

There are an additional 25 incomplete applications and 13 people have initiated the application process. Jason said 

that the qualified applicants are predominantly in the 100 – 120% AMI range. Michael Ann said that the first lottery, 

which will be for the lowest AMI level, is expected to have over 60 participants. 

 Jason said that open houses to allow prospective buyers and the community to tour units will be scheduled 

beginning next week. He said that La La and Araceli will set up a sales office on site once the TCO has been 

issued. Jason asked that board members would be invited to join tours as openings become available, but that 

priority would be given to prospective buyers.  

EN RE: EXECUTIVE SESSION 

MOTION 

Mark moved to enter executive session in compliance with C.R.S. 24-6-402 (4) (e) (determining positions 

relative to matters that may be subject to negotiations; developing strategy for negotiations; and instructing 

negotiators) and C.R.S. 24-6-402 (4) (b) (conference with an attorney for the local public body for the purpose of 
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receiving legal advice on specific legal questions) related to the Mid Valley Partnership and Jason Peasley. Lou 

seconded the motion. The motion carried unanimously. 

The board entered executive session at 1:40 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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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING 

March 2, 2026 

Kathi Meyer, Yampa Valley Housing Authority Board President, called the special meeting of the Yampa 

Valley Housing Authority to order at 1:00 p.m. 

Board members participating included: Catherine Carson, Lou Tortora, Maddie Ward, Kathi Meyer, Steve 

Muntean, Shannon Doin-Landers, John Spezia, Mark Halvorson, Angelica Salinas, David Barnes, Cole Hewitt, 

Daniel Buri, Michael Ann LaMotte, and Scott Yeates.  

Others present included: Jason Peasley, Executive Director; Elliot Lawrence, Deputy Director; Alyssa 

Cartmill, Regional Property Manager; Sandy Jacobs, Finance Director; Emily Katzman, Grants & Project Manager; 

Elizabeth Hinchman, Grants Coordinator; Araceli Googins, Housing Navigator; Mandy Alles, Accountant; Robin 

Schepper, Communications; Sarah Newman, Administrative Assistant; George Eck, YVHA attorney, Bob Scneider, 

Julia Coccaro, Kelly Phillips, and Andrew ?. Sarah Katherman prepared the minutes.  

EN RE: PUBLIC COMMENT 

There was no public comment. 

 EN RE: BOARD MEMBER COMMENT 

There was no board member comment. 

EN RE: REVIEW PURCHASE AND SALE AGREEMENT FOR LOT 1B, MID VALLEY HOUSING; 

APPROVAL OF A RESOLUTION AUTHORIZING MID VALLEY APARTMENTS LLC TO ENTER INTO 

THE PURCHASE AND SALE AGREEMENT 

George stated that he had sent a memo out to the board detailing some outstanding issues that need to be 

addressed in the purchase and sale agreement. He reviewed the agreement, stating that the purchase price would 

be $9M, including $5M in earnest money to be released to YVHA with the intention that these funds would be used 

to cover project costs associated with the condo project (Phase 1). George noted that if the sale were to fall 

through, the earnest money would need to be returned to the buyer. The agreement allows a one-year term to pay 

the $5M back minus a small portion that would help with the accruing interest on the infrastructure loan. With the 

earnest money and the repayment of infrastructure loan, there would be no real pay-off for YVHA through this deal, 

which is not scheduled to close for 480 days. George said that YVHA would also be required to remove the deed 

restriction that is currently encumbering the apartment lot. He added that the buyer wants YVHA to hold back 

$300,000 to cover warranties on the property, which George suggested was unrealistic given that YVHA will 
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probably have to contribute to the closing costs rather than receiving any funds at the end of the day. He said that 

the buyer also wants YVHA to indemnify them for the required infrastructure improvements already completed on 

the site. He suggested that a defined period of warranty might be appropriate. He also noted that the buyer has 

requested a confidentiality agreement. George said that the board could vote to approve the agreement with these 

outstanding details to be decided by the negotiating team or the board could wait to approve it until the document 

has been finalized. 

Jason clarified that the sale of Lot 1B would accomplish a couple of things: it would provide the capital to 

allow Phase 1 to be completed, and it facilitates the transfer of the property to a developer with a proven record of 

developing affordable housing. 

In response to a question from Steve about the extended schedule for closing, George said that the 480 

days includes all potential extensions, but that is likely the closing would occur sooner. He said that from a 

business perspective the infrastructure loan is accruing interest in addition to property being off the market over 

that extended period. Mark said that the buyer wants to ensure that the Phase 1 project is complete and that 

Hausmann is off the property prior to the closing, with extensions to cover any delays. He said that the TCOs for 

Buildings 1 & 2 will be issued shortly with the landscaping to be complete during the summer. George noted the 

multiple review periods and extensions beyond the TCO.  

Catherine asked if there would be any assurances regarding the quality of the units that would be built on 

Lot 1B. George said that there is no obligation for the buyer to use the approved plans for the site, although they 

have expressed interested in acquiring these plans. Jason stated that little of the outdoor space planned for the 

overall development is on Lot 1B. He reviewed the site plan. He said that the passive park element on Lot 1B near 

the core trail would have to build out under the current entitlements for Phase 2, and that even if the buyer were to 

seek out approval for a different project on the site, the City would likely continue to require the passive park as an 

element of any new plan. Catherine asked if the uncertainty regarding the future adjacent project would have an 

impact on the prospective condo buyers. George said that there would be many benefits for the buyer to use the 

approved plans. There was a discussion of how an agreement might be reached regarding the shared use of the 

park area and its maintenance. 

Catherine suggested that it would be appropriate to discuss and finalize the Global Agreement prior to 

making a decision on the purchase and sale agreement in order to resolve the ownership of the lot. George said 

that Global Agreement would include the removal of the Steamboat 6732 Partners from the ownership of Lot 1B 

and may need to be executed prior to completing the contract on the sale of Lot 1B. He offered that getting under 

contract and starting the process would expedite the transfer of funds to support the condo project as soon as 

possible. In response to a question from Angelica, George reviewed the seller protections and the negotiations that 
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led to the agreement. Angelica summarized that the questions for the board are whether the seller protections are 

sufficient, whether YVHA is comfortable with the risk of the contract being terminated after the earnest money is 

spent, and whether the board should negotiate a contractual affordability requirement. George suggested that 

obtaining an affordability guarantee was unlikley. Kathi asked what would happen if YVHA does not move forward 

with the purchase and sale agreement, given the $5M hole in the condo project. Mark agreed and stated that he 

was also okay with the affordability issue. Lou agreed that the downside of not selling the property outweighs the 

risks. Dan and Maddie also agreed. Steve noted the credibility of the buyer, and added that not getting Phase 1 

properly finished is unacceptable. He said that sale and purchase agreement is by far the best option. Michael Ann 

agreed and stated that the only significant risk would be the return of the earnest money if the contract falls 

through. Shannon said that she remains concerned with the affordability but supports the approval of the 

agreement. Scott asked about a residential covenant. George said that there is an acknowledgement that this lot is 

to be used for housing, but it lacks teeth if additional uses would be proposed and approved. Scott stated his 

support for moving forward but suggested pushing harder to tighten the 90-day financing window. Cole agreed with 

the urgency of the cash flow shortfall and with the concept of leveraging the asset to close the shortfall. He 

emphasized that the shortfall issue has been solved without raising the cost of the condo units, true to the YVHA 

mission. He stated his support for approving the agreement.  

There was no public comment on this item. 

MOTION 

Kathi moved to approve a resolution authorizing Mid Valley Apartments LLC to enter into the Purchase and 

Sale Agreement for Lot 1B, Mid Valley, subject to the negotiators (Jason, Elliot, Mark, Cole, and George) finalizing 

the warranties, the indemnification of the infrastructure, the confidentiality agreement, and any other provisions 

deemed necessary by the negotiating team. 

Mark seconded. The motion carried unanimously. 

Under discussion, Catherine thanked Cole for pointing out that the deal has been crafted without raising 

the condo sales prices. She also commended the donor. She said that she would vote against the motion because 

she thinks the sales agreement needs to be considered in conjunction with the Global Agreement, not because she 

is opposed to the deal. In response to a question from Cole, George confirmed that the transfer of the earnest 

money to support the condo project would require further approval. 

The motion carried 12 – 1, with Catherine in dissent. 
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EN RE: REVIEW AND APPROVAL OF A GLOBAL AGREEMENT BETWEEN THE YAMPA 

VALLEY HOUSING AUTHORITY, YVHA MID VALLEY APARTMENTS ENTERPRISE, LLC, YVHA MID 

VALLEY CONDOMINIUMS ENTERPRISE, LLC, MID VALLEY CONDOMINIUMS LLC, MID VALLEY 

APARTMENTS LLC, AND STEAMBOAT 6732 PARTNERS, LLC 

This item was tabled to a future meeting. 

EN RE: EXECUTIVE SESSION 

MOTION 

Mark moved to enter executive session in compliance with C.R.S. 24-6-402(4)(f)(I) (personnel matters); 

C.R.S. 24-6-402(4)(e) (determining positions relative to matters that may be subject to negotiations; developing 

strategy for negotiations; and instructing negotiators); and C.R.S. 24-6-402 (4)(b) (conference with an attorney for 

the local public body for the purpose of receiving legal advice on specific legal questions). Subject matter: the 

employment of the Executive Director.  

Lou seconded the motion. The motion carried unanimously. 

The board entered executive session at 2:15 p.m. No minutes were taken, and no decisions were made.  

EN RE: ADJOURNMENT 

The special meeting of the YVHA Board of Directors was adjourned at   p.m.   

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

 

________________________   __________________________ 

Sarah Katherman, Minute Taker    Kathi Meyer, President  
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YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING 

March 12, 2026 

Kathi Meyer, Yampa Valley Housing Authority Board President, called the special meeting of the Yampa 

Valley Housing Authority to order at 1:00 p.m. 

Board members participating included: Catherine Carson, Lou Tortora, Maddie Ward, Kathi Meyer, Steve 

Muntean, Shannon Doin-Landers, John Spezia, Mark Halvorson, Angelica Salinas, David Barnes, Cole Hewitt, 

Daniel Buri, Michael Ann LaMotte, and Scott Yeates.  

Others present included: Jason Peasley, Executive Director; Elliot Lawrence, Deputy Director; Alyssa 

Cartmill, Regional Property Manager; Sandy Jacobs, Finance Director; Emily Katzman, Grants & Project Manager; 

Elizabeth Hinchman, Grants Coordinator; Araceli Googins, Housing Navigator; Mandy Alles, Accountant; Robin 

Schepper, Communications; Sarah Newman, Administrative Assistant; George Eck, YVHA attorney; Bill Charney, 

Tom Keyes, Leah Wood, Dave Barnes, and Dylan Anderson. Sarah Katherman prepared the minutes.  

EN RE: PUBLIC COMMENT 

Leah Wood stated that it had been a pleasure working with Jason and that she hopes that a plan will be 

developed to support the current staff members moving forward. 

 EN RE: BOARD MEMBER COMMENT 

Lou expressed concern that following recent executive sessions what was discussed had been leaked to 

the public. He said that this was disrespectful and stated that he hoped there would not be leakage from today’s 

executive session.  

Angelica announced that the Policy Team had been working for months on legislative priorities and 

particularly on a bill to provide greater protection for mobile home parks. She said that the resulting bill had passed 

overwhelmingly in committee and will be moving on to the house floor.  

Catherine reported that there would be a virtual town hall meeting with representatives Lukens and 

Roberts and other western slope legislators on Thursday. She added the board needs to decide if it will participate 

in the next iteration of the PCT and if so, who will represent YVHA. 

EN RE: EXECUTIVE SESSION 

MOTION 
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Lou moved to enter executive session in compliance with C.R.S. 24-6-402(4)(f)(I) (personnel matters); 

C.R.S. 24-6-402(4)(e) (determining positions relative to matters that may be subject to negotiations; developing 

strategy for negotiations; and instructing negotiators); and C.R.S. 24-6-402 (4)(b) (conference with an attorney for 

the local public body for the purpose of receiving legal advice on specific legal questions). Subject matter: the 

employment of the Executive Director.  

Angelica seconded the motion. The motion carried unanimously. 

The board entered executive session at 1:18 p.m. No minutes were taken, and no decisions were made.  

EN RE: ADJOURNMENT 

The special meeting of the YVHA Board of Directors was adjourned at   p.m.   

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

 

________________________   __________________________ 

Sarah Katherman, Minute Taker    Kathi Meyer, President  



January 2026 Financial Notes: 

• We have received $25k of the Routt County contribution and $50k of the City of Steamboat 
Springs contribution. 

• Prepaids from 2025 have been moved to 2026. These annual expenses make the month of 
January appear over budget but will smooth out over time. 

o Training & Travel- Annual cost for coaching 
o Railroad license for FC 
o Software Maintenance Agreements- RealPage, Homekeeper, Public House 
o Dues & Memberships- Employers Council Membership, Housing CO 
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Assets

Current Assets
Cash

Wells Fargo HSV O& M xxxx3604 137,370
Wells Fargo HSV T&I xxxx3646 10,192
ColoTrust Dev 3,255,606
Wells Fargo YVHA Oper xxx6622 123,318
ColoTrust DPA 15,832
Petty Cash 13
Alpine Checking xx4827 133,426
Alpine Money Market xx4836 182,661
ColoTrust FC 367,535
ColoTrust DPA CDBG 39,061
Whitehaven Operating - MVB 83,616
Whitehaven Security Deposits MVB 10,974
Wells Fargo HSV Sec Dep xx3588 34,177
Wells Fargo HSV Res xxxx3679 81,882

Total Cash 4,475,663

Accounts Receivable
Accounts Receivable 63,611
Property Tax Receivable 1,798,440
A/R from Partners 1,536
Allowance for Uncollectible AR (24,800)

Total Accounts Receivable 1,838,787

Deposits & Escrows
Prepaid Expenses 258

Total Deposits & Escrows 258

Total Current Assets 6,314,708

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 9,547
Hillside Interior Additions 406,266
Land - HSV 450,000
Land Improvements - HSV 143,244
Land Improv:Irrigation System 11,162
Office Equipment 1,168
Playground Equipment 12,577
CIP Backflow Prevention System 136,076
Hillside Rehab 10,900
Whitehaven Mobile Home Park 3,125,000
City Water CIP 175,642
Brown Ranch land 24,000,000

Depreciation & Amortization
Accumulated Depreciation (2,858,874)

Total Depreciation & Amortization (2,858,874)

Total Fixed Assets 33,236,103

YVHA
Balance Sheet
January 31, 2026

Created on: 02/09/2026, 1:59 PM MST Page 1



Other Assets
Lease Receivable 59,759
N/R West End Village 3,790
Right of Use Asset 273,172
Right of Use Amortization (5,056)
N/R CDBG DPA 6,166
M/R - 2952 Abbey Road (J) 61,279
M/R - 2954 Abbey Rd. (W) 55,538
N/R Alpenglow 70,262
N/R Reserves 1,140,088
Investment in LLC Reserves 130
Investment in LLC Alpenglow 525,100
Investment in LLC Sunlight 1,600,000
N/R Anglers Four Hundred 2,076,666
YVHA N/R DPA 536,335
City N/R DPA 30,693
CMHC N/R 872

Total Other Assets 6,434,794

Total Assets 45,985,605

YVHA
Balance Sheet
January 31, 2026
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Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 12,083
Subsidy Clearing (11)
Accrued Interest Payable 12,152
Payroll Liabilities 118,874
Security Deposits 48,126
Escrow - Jaime (967)
Escrow - Welu (1,299)
Prepaid Revenue 33,513
457 Payable 9,237
Health Insurance Payable (2,392)
Deferred Revenue 1,798,440

Total Current Liabilities 2,027,756

Long Term Liabilities
LT Alpenglow Note Payable 35,132
Whitehaven N/P 2,322,492
CWRPDA-DWRF N/P 129,666
CWRPDA-WPCRF N/P 282,801
USDA Consolidated Loan 1,057,129
City Note - FCMHP 515,630
N/P Alpine Bank 1,488,754

Total Long Term Liabilities 5,831,604

Other Liabilities
Deferred inflow - lease receivable 59,337
Lease Payable 268,504

Total Other Liabilities 327,841

Total Liabilities 8,187,201

Equity
Retained Earnings 37,871,861
Current Net Income (73,457)

Total Equity 37,798,404

Total Liabilities & Equity 45,985,605

YVHA
Balance Sheet
January 31, 2026
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General Fund
Development

Fund Brown Ranch DPA All Locations

Assets

Current Assets
Cash

Combined cash 251,871 (578,870) 421,557 (3,224) 91,335
ColoTrust Dev 0 3,255,606 0 0 3,255,605
Wells Fargo YVHA Oper xxx6622 123,318 0 0 0 123,319
ColoTrust DPA 0 0 0 15,832 15,832
Petty Cash 13 0 0 0 12
ColoTrust DPA CDBG 0 0 0 39,061 39,061

Total Cash 375,202 2,676,736 421,557 51,669 3,525,164

Accounts Receivable
Accounts Receivable 19,424 39,731 1,524 0 60,679
Property Tax Receivable 0 1,798,440 0 0 1,798,440
A/R from Partners 1,536 0 0 0 1,536
Allowance for Uncollectible AR 0 0 0 (22,800) (22,800)

Total Accounts Receivable 20,960 1,838,171 1,524 (22,800) 1,837,855

Deposits & Escrows
Prepaid Expenses 258 0 0 0 258

Total Deposits & Escrows 258 0 0 0 258

Total Current Assets 396,420 4,514,907 423,081 28,869 5,363,277

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 59,758 0 59,758
N/R West End Village 0 0 0 3,790 3,791
Right of Use Asset 273,172 0 0 0 273,171
Right of Use Amortization (5,056) 0 0 0 (5,055)
N/R CDBG DPA 0 0 0 6,166 6,165
M/R - 2952 Abbey Road (J) 61,280 0 0 0 61,280
M/R - 2954 Abbey Rd. (W) 55,538 0 0 0 55,538
N/R Alpenglow 0 70,262 0 0 70,262
N/R Reserves 0 1,140,087 0 0 1,140,087

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
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General Fund
Development

Fund Brown Ranch DPA All Locations

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 2,076,667 0 0 2,076,667
YVHA N/R DPA 0 0 0 536,334 536,334
City N/R DPA 0 0 0 30,693 30,693
CMHC N/R 0 0 0 872 872

Total Other Assets 384,934 5,412,246 59,758 577,855 6,434,793

Total Assets 781,354 9,927,153 24,482,839 606,724 35,798,070

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
January 31, 2026

Created on: 02/09/2026, 2:04 PM MST Page 2



General Fund
Development

Fund Brown Ranch DPA All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 7,386 432 0 0 7,818
Accrued Interest Payable 0 7,025 0 0 7,025
Payroll Liabilities 46,083 38,779 10,319 0 95,181
Security Deposits 0 0 3,000 0 3,000
Escrow - Jaime (968) 0 0 0 (967)
Escrow - Welu (1,298) 0 0 0 (1,299)
457 Payable 9,237 0 0 0 9,237
Health Insurance Payable (2,393) 0 0 0 (2,392)
Deferred Revenue 0 1,798,440 0 0 1,798,440

Total Current Liabilities 58,047 1,844,676 13,319 0 1,916,043

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 326,551 1,879,809 72,656 0 2,279,016

Equity
Retained Earnings 474,224 8,084,330 24,425,476 610,546 33,594,576
Current Net Income (19,421) (36,986) (15,293) (3,822) (75,522)

Total Equity 454,803 8,047,344 24,410,183 606,724 33,519,054

Total Liabilities & Equity 781,354 9,927,153 24,482,839 606,724 35,798,070

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
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Hillside Village Fish Creek Whitehaven All Locations

Assets

Current Assets
Cash

Combined cash (49,237) (24,407) (17,691) (91,335)
Wells Fargo HSV O& M xxxx3604 137,370 0 0 137,370
Wells Fargo HSV T&I xxxx3646 10,192 0 0 10,192
Alpine Checking xx4827 0 133,427 0 133,427
Alpine Money Market xx4836 0 182,661 0 182,661
ColoTrust FC 0 367,535 0 367,535
Whitehaven Operating - MVB 0 0 83,616 83,616
Whitehaven Security Deposits MVB 0 0 10,974 10,973
Wells Fargo HSV Sec Dep xx3588 34,177 0 0 34,177
Wells Fargo HSV Res xxxx3679 81,882 0 0 81,883

Total Cash 214,384 659,216 76,899 950,499

Accounts Receivable
Accounts Receivable 2,915 (184) 202 2,933
Allowance for Uncollectible AR (1,000) (1,000) 0 (2,000)

Total Accounts Receivable 1,915 (1,184) 202 933

Total Current Assets 216,299 658,032 77,101 951,432

Fixed Assets
Building-Hillside Village 1,820,000 0 0 1,820,000
Fish Creek Mobile Home Park 0 5,077,803 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 143,245 0 0 143,245
Land Improv:Irrigation System 11,162 0 0 11,162
Office Equipment 1,167 0 0 1,167
Playground Equipment 12,577 0 0 12,578
CIP Backflow Prevention System 136,077 0 0 136,076
Hillside Rehab 10,900 0 0 10,900
Whitehaven Mobile Home Park 0 0 3,125,000 3,125,000
City Water CIP 0 0 175,641 175,641

Depreciation & Amortization
Accumulated Depreciation (2,491,917) (366,957) 0 (2,858,874)

Total Depreciation & Amortization (2,491,917) (366,957) 0 (2,858,874)

Total Fixed Assets 1,224,615 4,710,846 3,300,641 9,236,102

Total Assets 1,440,914 5,368,878 3,377,742 10,187,534

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
January 31, 2026
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Hillside Village Fish Creek Whitehaven All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 1,011 2,528 726 4,265
Subsidy Clearing (11) 0 0 (11)
Accrued Interest Payable 0 5,128 0 5,128
Payroll Liabilities 21,306 1,623 764 23,692
Security Deposits 34,176 0 10,950 45,126
Prepaid Revenue 6,318 18,618 8,576 33,513

Total Current Liabilities 62,800 27,897 21,016 111,713

Long Term Liabilities
Whitehaven N/P 0 0 2,322,492 2,322,492
CWRPDA-DWRF N/P 0 129,665 0 129,666
CWRPDA-WPCRF N/P 0 282,802 0 282,801
USDA Consolidated Loan 1,057,129 0 0 1,057,129
City Note - FCMHP 0 515,630 0 515,630
N/P Alpine Bank 0 1,488,754 0 1,488,754

Total Long Term Liabilities 1,057,129 2,416,851 2,322,492 5,796,472

Total Liabilities 1,119,929 2,444,748 2,343,508 5,908,185

Equity
Retained Earnings 304,630 2,944,272 1,028,382 4,277,285
Current Net Income 16,355 (20,142) 5,852 2,064

Total Equity 320,985 2,924,130 1,034,234 4,279,349

Total Liabilities & Equity 1,440,914 5,368,878 3,377,742 10,187,534

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
January 31, 2026
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Month Ending Year Ending

Month Ending 01/31/2026 Month Ending 01/31/2026
Year to Date

01/31/2026
Current Year

12/31/2026 Year to Date 12/31/2026
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Income

Rental Income
4401 - Rental Income & Lot Rents 97,800 118,628 0.82 (20,829) 97,800 1,423,541 0.13 (1,232,122)
4402 - Subsidy Rent Income 20,167 (0) 0.00 20,167 20,167 (0) 0.00 40,671
4403 - Application Fees Received 850 1,544 0.55 (693) 850 2,020 0.42 (1,169)
4404 - Laundry and Vending 450 416 1.08 34 450 5,000 0.09 (4,550)
4406 - Tenant Charges 174 724 0.24 (549) 174 8,678 (0.01) (8,725)

Total Rental Income 119,441 121,312 0.98 (1,870) 119,441 1,439,239 0.16 (1,205,895)

Vacancy, Losses & Concessions
4408 - Vacancy Loss 0 (1,617) 0.00 1,616 0 (19,402) 0.05 18,465
4415 - Concessions/On-Site Mgt (347) (365) 0.95 18 (347) (4,378) 0.16 3,683

Total Vacancy, Losses & Concessions (347) (1,982) 0.18 1,634 (347) (23,780) 0.07 22,148

Net Rental Income 119,094 119,330 1.00 (236) 119,094 1,415,459 0.16 (1,183,747)

Management Income
4050 - Distribution from Partnerships 0 2,732,100 0.00 (2,732,100) 0 2,732,100 0.00 (2,732,100)
4190 - FCMHP Mgt Fee 3,149 3,149 1.00 0 3,149 37,789 0.08 (34,640)
4191 - HSV Mgt Fee 4,698 4,698 1.00 0 4,698 56,376 0.08 (51,678)
4192 - Whitehaven Management Fee 1,335 1,440 0.93 (105) 1,335 17,283 0.08 (15,948)

Total Management Income 9,182 2,741,387 0.00 (2,732,205) 9,182 2,843,548 0.00 (2,834,366)

Service Related Income
4180 - Commissions Real Estate 0 51,840 0.00 (51,840) 0 622,080 0.00 (622,080)

Total Service Related Income 0 51,840 0.00 (51,840) 0 622,080 0.00 (622,080)

Financial Income
4010 - CDBG RLF Principal 0 30 0.00 (29) 0 352 0.09 (320)
4012 - CDBG RLF Interest 0 27 0.00 (27) 0 323 0.07 (299)
4020 - Principal WEV 0 36 0.00 (36) 0 432 0.00 (432)
4024 - Principal CMHC 0 124 0.00 (125) 0 1,495 0.08 (1,370)
4025 - Grants 0 1,768,233 0.00 (1,768,233) 0 2,261,400 0.00 (2,261,400)
4026 - Principal YVHA 0 1,667 0.00 (1,667) 0 20,000 0.00 (20,000)
4035 - Property Tax Revenue 0 149,870 0.00 (149,870) 0 1,798,440 0.00 (1,798,440)
4036 - Interest on taxes 0 33 0.00 (33) 0 400 0.00 (400)
4038 - Interest Income 12,181 11,529 1.06 652 12,181 138,344 0.09 (126,163)
4040 - Specific Ownership 0 6,667 0.00 (6,667) 0 80,000 0.00 (80,000)
4060 - URA Backfill 0 7,700 0.00 (7,700) 0 92,400 0.00 (92,400)
4120 - Loan proceeds 0 231,250 0.00 (231,250) 0 2,775,000 0.00 (2,775,000)
4150 - Contribution Routt County 25,000 4,166 6.00 20,834 25,000 50,000 0.50 (25,000)
4155 - Contribution City SBS 50,000 4,167 12.00 45,833 50,000 50,000 1.00 0
4170 - Mortgage Income 719 719 1.00 0 719 8,625 0.17 (7,188)

YVHA
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Month Ending Year Ending

Month Ending 01/31/2026 Month Ending 01/31/2026
Year to Date

01/31/2026
Current Year

12/31/2026 Year to Date 12/31/2026
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Total Financial Income 87,900 2,186,218 0.04 (2,098,318) 87,900 7,277,211 0.01 (7,188,412)

Other Income
4030 - Miscellaneous Income 0 21 0.00 (21) 0 250 0.00 (250)
4198 - Transfer from Dev Fund 0 283,333 0.00 (283,333) 0 925,000 0.00 (925,000)

Total Other Income 0 283,354 0.00 (283,354) 0 925,250 0.00 (925,250)

Total Income 216,176 5,382,129 0.04 (5,165,953) 216,176 13,083,548 0.03 (12,753,85
5)

Expenses

Payroll & Related
5000 - Payroll 98,718 104,983 0.94 6,265 98,718 1,259,795 0.08 1,161,077
5050 - Employee Benefit 21,482 13,093 1.64 (8,389) 21,482 157,119 0.14 135,638
5055 - Retirement Program 6,610 6,748 0.98 138 6,610 80,976 0.08 74,366
5090 - Payroll Taxes 8,575 9,931 0.86 1,356 8,575 119,169 0.07 110,594
5095 - Worker's Compensation 0 1,678 0.00 1,679 0 20,139 0.00 20,139
6201 - Maintenance & Repairs Payroll 7,683 7,484 1.03 (200) 7,683 89,802 0.09 82,118

Total Payroll & Related 143,068 143,917 0.99 849 143,068 1,727,000 0.08 1,583,932

Administrative Expenses
5015 - Administrative Fee 4,000 4,000 1.00 0 4,000 4,000 1.00 0
6535 - Treasurer's Fees 0 4,496 0.00 4,496 0 53,953 0.00 53,953
6820 - Office Supplies 145 275 0.53 129 145 3,300 0.04 3,155
6830 - Telephone, Internet 864 575 1.50 (288) 864 6,900 0.15 5,832
6835 - Training & Travel 11,812 4,083 2.89 (7,729) 11,812 48,999 0.24 37,188
6839 - Meals & Mileage 132 792 0.17 660 132 9,501 0.01 9,368
6840 - General & Administrative 378 697 0.54 319 378 8,365 0.07 7,821
6842 - Postage and Delivery 63 29 2.16 (34) 63 350 0.18 287
6853 - Bank Service Fees 55 234 0.24 179 55 2,805 0.02 2,749
6865 - Dues and Memberships 6,610 3,153 2.10 (3,457) 6,610 18,499 0.36 11,889
6878 - Computer Maintenance 533 2,100 0.25 1,567 533 25,200 0.02 24,667
6879 - Software Maintenance Agreement 13,355 4,211 3.17 (9,144) 13,355 50,535 0.26 37,180
6882 - Board Expense, Steering Committee 1,170 584 2.01 (587) 1,170 7,000 0.80 1,380
6915 - Due Diligence 0 2,083 0.00 2,084 0 25,000 0.00 25,000
6920 - Legal Fees 0 5,450 0.00 5,450 0 65,400 0.02 64,275

Total Administrative Expenses 39,117 32,762 1.19 (6,355) 39,117 329,807 0.14 284,744

Marketing Expenses
6843 - Website Maintenance & Upgrade 315 2,500 0.13 2,185 315 30,000 0.01 29,685
6857 - Marketing - Communications 135 1,708 0.08 1,573 135 20,500 0.01 20,365
6870 - Advertising 0 192 0.00 192 0 2,300 0.00 2,300
6875 - Home Buyer Education 0 125 0.00 125 0 1,500 0.00 1,500

YVHA
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Month Ending Year Ending

Month Ending 01/31/2026 Month Ending 01/31/2026
Year to Date

01/31/2026
Current Year

12/31/2026 Year to Date 12/31/2026
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Total Marketing Expenses 450 4,525 0.10 4,075 450 54,300 0.01 53,850

Utilities
6501 - Electricity 205 1,042 0.20 837 205 12,504 0.02 12,257
6502 - Water 43 6,365 0.01 6,322 43 76,381 0.00 76,339
6503 - Sewer 0 4,866 0.00 4,866 0 58,389 0.00 58,389
6504 - Garbage & Trash Removal 8,283 5,112 1.62 (3,172) 8,283 61,343 0.14 53,060

Total Utilities 8,531 17,385 0.49 8,853 8,531 208,617 0.04 200,045

Operating & Maintenance Expenses
6545 - Contract Realtor 0 25,920 0.00 25,920 0 311,040 0.00 311,040
6555 - Professional Fees 0 208 0.00 209 0 2,500 0.00 2,499
6720 - HOA Fees 0 23,838 0.00 23,838 0 286,060 0.00 286,060
6810 - Office Space & Utilities 9,616 4,808 2.00 (4,808) 9,616 58,850 0.16 49,234
6813 - Railroad License 4,782 906 5.28 (3,876) 4,782 10,873 0.44 6,091
6862 - Contract Labor 1,400 858 1.63 (543) 1,400 10,287 0.14 8,887
6871 - Park Improvements 0 83 0.00 84 0 1,000 0.00 1,000
6872 - Furniture & Equipment Expense 0 2,228 0.00 2,228 0 12,000 0.00 12,000
6883 - Balance Write Off 0 167 0.00 167 0 2,000 0.00 2,000
7117 - Project Auditing Expense 0 1,729 0.00 1,728 0 20,743 0.00 20,743
7195 - Manager Unit Rent 1,049 1,049 1.00 0 1,049 12,589 0.08 11,540

Total Operating & Maintenance Expenses 16,847 61,794 0.27 44,947 16,847 727,942 0.02 711,094

Maintenance & Repairs
6202 - Maintenance Supplies 5 1,336 0.00 1,332 5 16,030 0.00 16,026
6203 - Maintenance & Repairs Contract 486 2,365 0.21 1,879 486 28,389 0.02 27,903
6204 - Painting 0 167 0.00 167 0 2,001 0.00 2,000
6205 - Snow Removal 158 8,270 0.02 8,113 158 99,245 0.09 90,445
6207 - Grounds 0 2,494 0.00 2,493 0 29,920 0.05 28,461
6208 - Cleaning 0 416 0.00 417 0 5,000 0.00 5,000

Total Maintenance & Repairs 649 15,048 0.04 14,401 649 180,585 0.06 169,835

Management Fees
6860 - Management Fee 9,182 9,288 0.99 105 9,182 111,448 0.08 102,265

Total Management Fees 9,182 9,288 0.99 105 9,182 111,448 0.08 102,265

Taxes & Insurance
6850 - Insurance 12,002 5,582 2.15 (6,420) 12,002 66,985 0.18 54,983

Total Taxes & Insurance 12,002 5,582 2.15 (6,420) 12,002 66,985 0.18 54,983

Service Related Expenses
5010 - Direct Assistance 0 59,167 0.00 59,167 0 710,000 0.00 710,000

Total Service Related Expenses 0 59,167 0.00 59,167 0 710,000 0.00 710,000
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Month Ending Year Ending

Month Ending 01/31/2026 Month Ending 01/31/2026
Year to Date

01/31/2026
Current Year

12/31/2026 Year to Date 12/31/2026
Actual Budget Budget Ratio Budget Diff Actual Budget Budget Ratio Budget Diff

Total Operating Expenses 229,846 349,468 0.66 119,622 229,846 4,116,684 0.06 3,870,748

Net Operating Income (Loss) (13,670) 5,032,661 (0.00) (5,046,331) (13,670) 8,966,864 0.01 (8,883,107)

Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 0 22,783 0.00 22,783 0 273,399 0.00 273,400
6885 - Capital Outlay 2,535 3,104,317 0.00 3,101,782 2,535 6,726,805 0.00 6,717,667

Total Capital Expeditures 2,535 3,127,100 0.00 3,124,565 2,535 7,000,204 0.00 6,991,067

Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497 5,532 0.45 3,035 2,497 66,380 0.04 63,883
5102 - USDA Overage 818 1,570 0.52 752 818 18,847 0.04 18,029
6710 - Interest Payments 17,836 41,844 0.43 24,008 17,836 502,124 0.05 479,324
6712 - Principal Payments 34,619 21,434 1.62 (13,185) 34,619 257,213 0.15 217,588

Total Debt Services 55,770 70,380 0.79 14,610 55,770 844,564 0.08 778,824

Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,482 1,482 1.00 0 1,482 17,781 0.08 16,300
6565 - Transfer to General Fund 0 41,667 0.00 41,667 0 500,000 0.00 500,000
6567 - Transfer to Hillside Village 0 18,750 0.00 18,750 0 225,000 0.00 225,000
6569 - Transfer to PA 0 16,666 0.00 16,666 0 200,000 0.00 200,000

Total Other Non-Operating Expenses 1,482 78,565 0.02 77,083 1,482 942,781 0.00 941,300

Total Non-Operating Expenses 59,787 3,276,045 0.02 3,216,258 59,787 8,787,549 0.01 8,711,191

Net Income (Loss) (73,457) 1,756,616 (0.04) (1,830,073) (73,457) 179,315 0.04 (171,916)

YVHA
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To: YVHA Board of Directors 

From:   Jason K. Peasley, Executive Director 

Date: March 26, 2026 

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, addressing 

issues at the OPG properties, hiring a new staff member, and co-creating my Performance Plan. 

 

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 is executing on the Building 2 lotteries and getting lottery winner under contract 

for their units. Staff continues to advance the PSA on the Phase 2 lot now that the Global Agreement 

has been approved.  Construction continues to make progress with TCOs for each building expected 

very soon.   

• 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: Phase 1: 86 homeownership units serving households at 100%-140% AMI priced at 

20%-50% below market with units delivered in early 2026.  Phase 2: 150 rental units, target AMI to 

be determined based on funding. 

 

Communications Staffing 

• The Work: We will be welcoming Laraine Martin to the team as the Community Engagement and 

Communications Manager on March 30, 2026.  Laraine brings a wealth of local connections and 

influence to this position to lead our ongoing community engagement and communications efforts. 

• The Why: Community Engagement and Communications is a top priority in our Strategic Plan.     

• The Impact: A highly skilled communications specialist will help us tell our story to the community 

and help repair our reputation within the community. 

 

Executive Director Transition Plan 

• The Work: I have been working with Kathi Meyer, Lou Tortora and Elliot Lawrance on a transition 

plan to maintain consistency in direction and capacity as I phase out as Executive Director.  We are 

working to ensure that all tasks currently being handled by me are appropriately delegated to existing 

staff members and that this authority is well understood.   

• The Why: Succession planning is critical to maintaining operational contiguity and staff 

engagement. 

• The Impact: YVHA will continue to deliver on our existing strategic priorities as outlined in the 

YHVA Strategic Plan. 
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Director’s Report 

 

Future Agenda Topics (subject to change) 

 

April 9, 2026 

• YVHA Transition Plan 

• Board Retreat debrief 

• City of Steamboat Springs Deed Restriction program presentation 

 

May 14, 2026 

• Strategic Plan updates 

• Lessons learned from the Cottonwoods 

• Infill development opportunities 

• Brown Ranch update 

 

June 11, 2026 

• YVHA Development Guidelines 

 



 

YAMPA VALLEY HOUSING AUTHORITY (YVHA) 

COMMUNICATIONS FORM 

Agenda Item: #6 Resolution 2026-005: Approving Application to DOH Proposition 123 Down 

Payment Assistance Grant 

FROM: Jason Peasley, Executive Director 

DATE: March 26, 2026 

ATTACHMENTS: Resolution 2026-005; Proposition 123 DPA Program Guidelines 

Board Action: 

__X__ACTION ITEM 

____DIRECTION REQUESTED 

____INFORMATION 

Request or Issue: 

• A Resolution to Apply and Confirming Signatory Authority is required for YVHA to submit a grant application to the 

Colorado Division of Housing for the down payment assistance program funded by Proposition 123. The 

application, which is due on April 1, will request additional funding for our down payment assistance program to 

support qualifying homebuyers. Though there is currently funding available for down payment assistance loans, we 

anticipate the existing funding will be exhausted by the eligible buyers of condominium units at The Cottonwoods 

at Mid Valley, so this grant request is to replenish the down payment assistance funds for future homebuyers. 



 
Recommended Action: 

• That the Board approves Resolution 2026-005 

Background: 

• The Colorado Department of Local Affairs (DOLA), through its Division of Housing (DOH) Office, administers 

several homeownership grant programs funded by Proposition 123. One of these grant programs provides down 

payment assistance funds to specified entities, including housing authorities, to distribute to eligible households. 

This grant program defines eligible households as first-time homebuyers, prioritizing first-generation homebuyers, 

earning up to 120% of AMI. Proposition 123 down payment assistance funds can only be used in jurisdictions that 

have filed a commitment; all the incorporated municipalities in Routt County (Steamboat Springs, Hayden, Oak 

Creek, and Yampa) have filed a commitment, but these funds cannot currently be used to purchase homes in 

unincorporated Routt County. These down payment assistance loans carry zero (0%) interest. 

• YVHA intends to request $546,099 in grant funding, which includes $500,000 in down payment assistance loan 

funds and $46,099 in administrative costs (staff time and loan servicing fee to Impact Development Fund) over 

three years. This request would support 25 qualifying homebuyers at the maximum loan amount of $20,000. 



YAMPA VALLEY HOUSING AUTHORITY 
COUNTY OF ROUTT 

STATE OF COLORADO 
Resolution 2026-005 

 
RESOLUTION AUTHORIZING A GRANT APPLICATION TO THE COLORADO 
DIVISION OF HOUSING FOR DOWN PAYMENT ASSISTANCE FUNDING AND 
CONFIRMING THE FULL SIGNATORY AUTHORITY OF THE PRESIDENT OF THE 
BOARD IN REGARD TO ALL CONTRACTS AND CORRESPONDING DOCUMENTS 
ASSOCIATED WITH AGREEMENTS ENTERED INTO WITH THE STATE.  
 

WHEREAS, the Yampa Valley Housing Authority (the “Authority”) is a multi-jurisdictional 
housing authority established by the City of Steamboat Springs, Colorado, a municipality chartered 
pursuant to the laws of the State of Colorado, and Routt County, Colorado, pursuant to an 
Intergovernmental Agreement under the provisions of Colorado Revised Statutes § 29-1-204.5; 
 

WHEREAS, the Board of Directors of the Authority (the “Board”) is authorized and 
empowered to govern the affairs of the Authority; 

 
WHEREAS, the Authority’s mission statement is to support the local economy, community, 

and businesses of the Yampa Valley by implementing appropriate housing solutions for local workers, 
other qualified residents, and their families; 

 
WHEREAS, the Authority has an existing down payment assistance program, administered by 

Impact Development Fund, and is seeking additional funding to support the program in anticipation of 
the existing funds being exhausted by the eligible buyers of condominium units at The Cottonwoods at 
Mid Valley;  

 
WHEREAS, the Colorado Department of Local Affairs, through its Division of Housing 

(“DOH”), is accepting applications for a down payment assistance grant program funded by Proposition 
123 (the “Grant Program”);  

 
WHEREAS, the Authority is an eligible applicant under the Grant Program; 
 
WHEREAS, eligible households for down payment assistance under the Grant Program are 

first-time homebuyers, prioritizing first-generation homebuyers, earning up to 120% of AMI; and  
 
WHEREAS, the Authority intends to apply to DOH for a down payment assistance grant 

through the Grant Program.  
 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF DIRECTORS OF THE 

YAMPA VALLEY HOUSING AUTHORITY THAT: 
 
1. The Authority may apply to DOH for a down payment assistance grant under the Grant 

Program. Jason Peasley, as the Executive Director, is authorized to sign the application and associated 
documents on behalf of the Authority.  



 
2. Katherine (Kathi) Meyer, as the President of the Board, has full signatory authority in 

regard to all contracts and corresponding documents associated with agreements entered into with the 
State.  

 
3. Elizabeth Hinchman, as the Grant and Development Coordinator, and Emily Katzman, 

as the Development Project Manager, are both authorized to submit status reports, payment requests, 
and other similar documents associated with a grant award to the State. 
 
READ and ADOPTED this 26th day of March, 2026.  
 
 
 By: ___________________________________ 
  President 
 
 

The undersigned Secretary/Treasurer of the Board of Directors of the Yampa Valley Housing 
Authority hereby certifies that the foregoing is a true and correct copy of a resolution of the Board of 
Directors of the Yampa Valley Housing Authority, which was duly approved and adopted at a regular 
meeting of the Board of Directors of the Yampa Valley Housing Authority held on March 26, 2026, at 
which a quorum was present. 

 
 
___________________________________ 
Secretary/Treasurer 
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Yampa Valley Housing Authority 
Proposition 123 Down Payment Assistance Program 

 
Eligible Borrowers: First time home buyers as defined as by FHA/HUD with priority for first-

generation homebuyers. The purchased unit must be the borrower’s primary 
residence while the loan is outstanding.  

 
Eligible Properties: Single family homes; townhomes; condominiums; duplexes; or manufactured 

and modular homes on permanent foundations or properly tied down, on land 
owned by the homeowner, or within a resident-owned community mobile home 
park. Property must be located in a Routt County community that has filed a 
Proposition 123 commitment (currently, Steamboat Springs, Hayden, Oak 
Creek, and Yampa). Subject property must meet Housing Quality Standards 
(HQS) as determined by third party inspection and cannot be located in a FEMA 
designated flood plain.   

 
The property must be owner/seller occupied or vacant at the time an offer is 
made. This must be documented by securing a copy of the appraisal, completed 
by a Colorado licensed real estate appraiser, which states the occupancy status 
of the home. Tenant occupied homes are ineligible unless the tenant is also the 
purchaser. 

 
Income Threshold: Income up to 120% or less of the most recently published HUD Area Median 

Income updated annually and published on CHFA’s website, adjusted for 
actual household size, in the Routt county. Minimum income is 50% AMI. 

 
“Annual income” is defined in 24 CFR 5.609, which is the source of truth for 
determining income, and is the gross amount of income of all adult household 
members that is anticipated to be received during the coming 12-month period. 
Income is established by the currently demonstrated income, excluding 
overtime, shift bonus, commission and bonus income that have not been earned 
consistently for the most previous 2-year period with a strong likelihood of 
continuance. Borrower must provide complete documentation of income and 
assets, including but not limited to the previous year’s tax returns, pay stubs, and 
self-employed profit and loss statements. Impact Development Fund (IDF) will 
verify the documentation.  

 
Loan Amount: Up to ten (10%) percent of the purchase price with a maximum loan amount of 

$20,000.  Minimum loan amount is $5,000. 
 
Debt Ratio: Maximum front end ratio of 35% and maximum back end ratio of 45%. 
  
Use of Funds: Down payment and closing costs.  
 
Homebuyer Training: Required on all loans, as evidenced by a HUD-certified housing counselor at a 

HUD-approved counseling agency. 
 
Term: Fifteen (15) years.  
 
Interest Rate: Zero (0%) interest rate.  
 
Repayment: No monthly payments are required. The loan will become immediately due in 

the form of a balloon payment of principal upon the sale, transfer, refinance, 
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when the house is no longer the primary residence, or upon the death of 
Borrower.  

 
Subordinations will be reviewed on a case-by-case basis. 

 
Loan Fees: $400 IDF Origination Fee shall be charged only at the time of loan closing and 

reflected on the final Closing Disclosure (CD). If multiple YVHA down 
payment assistance loan resources are used for one transaction, the loan fee for 
the second down payment assistance loan will be an additional $100. Fees are 
subject to change per the IDF fee schedule. 

 
Collateral: Subordinate lien priority on subject property.  
 
 
Compatible Mortgages: DPA funds may be used in conjunction with Conventional, Rural Development, 

FHA, VA and fixed rate portfolio programs. Use with intermediate variable rate 
terms (ie. FLEX, My Community, 5/1, 7/1, etc. require specific YVHA 
approval.  

 
Combined Loan to Value: Maximum CLTV is 100% of purchase price.  
 
Minimum Investment: Borrower must have a minimum direct transaction investment. Borrower 

contribution will be calculated as the greater of $1,000 or 1.0% of the purchase 
price from a source acceptable to the primary lender. The funds may be a gift 
from a family member. In no case may the Seller or premium pricing of the 
mortgage interest rate satisfy this minimum requirement.  

 
Assets: Borrower must show a demonstrated need of the down payment assistance loan 

to YVHA. 
 
Affordability Period: Borrower must meet certain affordability requirements. The home must remain 

Borrower’s primary residence throughout the affordability period, which is 
equal to the term of the loan (15 years). If Borrower fails to use the home as a 
primary residence, the remaining balance of the loan becomes due and payable 
immediately. Loan payoff does not end the affordability period, but selling the 
home or losing it to foreclosure does end it. If Borrower sells the home or loses 
it to foreclosure before the end of the affordability period, YVHA will recapture 
the remaining balance of the loan, up to the amount of “net proceeds.” “Net 
proceeds” are defined as the sales price, minus senior debt repayment, minus 
closing costs. The sales price must be supported by an appraisal. Any excess net 
proceeds, after repayment of the loan to YVHA, may be kept by Borrower.   

 
HQS Inspections: Existing housing acquired for homeownership must be decent, safe, sanitary, 

and in good repair. Agencies must complete a Housing Quality Standards (HQS) 
inspection form to confirm habitability. 

 
Exceptions Policy: YVHA’s Down Payment Assistance Program will not be subject to exception 

lending. However, the program will be reviewed no less than annually to take 
into account reasons for turndowns and adjust the program upon approval of the 
YVHA Board of Directors. 
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Origination Procedures 
 
 
Application: Mortgage loan officer submits Loan File Checklist to Impact Development Fund 

(“IDF”), complete with all required documentation.  A loan commitment is 
usually issued within 48 hours, or less. Any remaining documentation 
requirements will be detailed. 

 
Processing: IDF will order site specific flood cert. for the subject property. 
 

IDF will order evidence of hazard insurance and a copy of the title commitment.  
Final loan disclosures are delivered electronically to the first mortgage loan 
officer and settlement agent at the Title Company for balancing prior to 
presentation to the borrower.  All required loan disclosures will be delivered 
directly to the borrower in accordance with federal and state mortgage 
regulations.  All outstanding items must be cleared prior to funding. 

 
Closing: IDF will deliver closing instructions, final loan document package and loan 

proceeds direct to title.  Wires are sent 24 hours prior to the scheduled closing 
date. 

 
Form of Ownership: Ownership of the home must be held in fee simple title (e.g., a warranty deed). 
 
Fees Collected: A public recording fee for the deed of trust and reasonable closing fees assessed 

by the Title Company will appear on the DPA Closing Disclosure (CD).  IDF 
will review and approve the final first mortgage CD prior to funding.  Title 
insurance is not required for the DPA subordinate mortgage. 

 
Requirements: Both the borrower and first mortgage loan officer must execute the Lender 

Certification form, acknowledging disclosure of all loan terms and contact 
information.   

 
Settlement: Borrower may NOT receive any proceeds at the time of settlement regardless of 

total contribution.  Title will be instructed to show any excess proceeds as a 
principal reduction to IDF on the first mortgage Closing Disclosure (CD) and 
return such funds for proper credit to the borrower.  No changes to the DPA 
loan documents or loan amount shown on the CD are permitted as a result 
of excess proceeds.    

 
Post-Closing: The original Deed of Trust will be recorded by title with all other original loan 

documents returned to IDF via overnight courier.  Any excess proceeds will be 
applied as principal reduction, with applicable notice delivered to the borrower 
upon receipt. 

 
Equal Opportunity Lender: IDF and YVHA does not discriminate on the basis of race, color, gender, sexual 

preference, national origin, family status, age, religion, or disability, in 
compliance with the Fair Housing Act, Title VI of the Civil Rights Act of 1964, 
and Section 504 of the Rehabilitation Act of 1973. YVHA is committed to 
ensuring that each individual has an equal opportunity to the use and enjoyment 
of the benefits of its programs, including down payment assistance programs. 
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Program Administration 
 

 

 



 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
FROM:  
DATE:  
ITEM: 

ATTACHMENT: 

Sandy Jacobs, Finance Manager 
March 26, 2026 
Review and Approval of the 2025 Audit conducted by McMahan 
& Associates 
2025 Draft Audit 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 
BOARD ACTION:  _X  _ ACTION ITEM  

____ DIRECTION REQUESTED 
__ _ INFORMATION 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 

REQUEST OR ISSUE:   Review and Approval of the 2025 Audit conducted by Lillian 
Marcione with McMahan & Associates 

RECOMMENDED ACTION:  That the Board reviews and approves the 2025 Audit. 

BACKGROUND INFORMATION:   Each year, YVHA contracts to have our financials 
audited to comply with reporting requirements of several of the YVHA projects and to have a 
fully transparent government.  The completion of the audit shows we continue to exercise good 
financial and organizational practices. 

Field work on the audit was completed in February. 

FISCAL IMPACTS:  None known. 

LEGAL ISSUES:  We have obligations to our funders and the State of Colorado to provide an 
annual audit in a timely manner. 



McMahan and Associates, l.l.c.
Certified Public Accountants and Consultants

Web Site: www.McMahanCPA.com Main Office: (970) 845-8800

Member: American Institute of Certified Public Accountants

Denver, Colorado Avon, Colorado Florence, Alabama
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To the Board of Directors
Yampa Valley Housing Authority
Steamboat Springs, Colorado

We have audited the financial statements of the Yampa Valley Housing Authority (the “Authority”) as of 
and for the year ended December 31, 2025. Professional standards require that we provide you with the 
following information related to our audit.

Qualitative Aspects of Accounting Policies

The Authority’s management is responsible for the selection and use of appropriate accounting policies. 
The significant accounting policies used by the Authority are described in the Notes to the audited 2025
financial statements. There were no new accounting policies and the application of other existing policies 
was not changed during the year.  We noted no transactions entered into during the year for which there 
is a lack of authoritative guidance or consensus. There are no significant transactions that have been 
recognized in the financial statements in a different period than when the transaction occurred.

Accounting estimates are an integral part of the financial statements prepared by management and are 
based on management’s knowledge and experience about past and current events and assumptions 
about future events. Certain accounting estimates are particularly sensitive because of their significance 
to the financial statements and because of the possibility that future events affecting them may differ 
significantly from those expected. The most sensitive estimates affecting the financial statements were:

 Estimating allowances for uncollectible receivables (for tenant rents, program loans receivable, 
notes receivable, and mortgages receivable) at December 31, 2025, based on management’s 
experience with tenants and borrowers, together with actual collections since year-end.

 Estimating the discount rate, lease term, and lease payments / receipts used to determine present 
value of leasing arrangements.

 Estimating future usage of accrued sick leave in calculated compensated absences liability.

 Estimating useful lives of capital assets, in connection with the calculation of depreciation, which is 
based on industry practice, management’s experience, and perceived use of asset categories.

We evaluated the key factors and assumptions used to develop these estimates and found them to be 
reasonable in relation to the financial statements taken as a whole.

Difficulties Encountered in Performing the Audit

We encountered no significant difficulties in dealing with management in performing and completing our 
audit.
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Corrected and Uncorrected Misstatements

Professional standards require us to accumulate all known and likely misstatements identified during the 
audit, other than those that are trivial, and communicate them to the appropriate level of management.  
Management has identified and corrected all such misstatements prior to finalization of the 2025 audited 
financial statements. None of the misstatements detected as a result of audit procedures and corrected 
by management were material, either individually or in the aggregate, to the financial statements taken as 
a whole.

Disagreements with Management

For purposes of this letter, professional standards define a disagreement with management as a financial 
accounting, reporting, or auditing matter, whether or not resolved to our satisfaction, that could be 
significant to the financial statements or the auditor’s report. We are pleased to report that no such 
disagreements arose during the course of our audit

Financial Reporting Model Improvements

Financial reporting standards for the Authority are promulgated by the Governmental Accounting 

Standards Board, which has issued Statement No. 103, Financial Reporting Model Improvements (“GASB 

103”) to improve the effectiveness of financial reporting in certain areas of the financial statements.  

These improvements include updates to the Management Discussion and Analysis; defining and reporting 

unusual or infrequent items; changes in the presentation of proprietary fund statements, along with 

information about major component units in basic financial statements; and budgetary comparison 

information.

GASB 103 is effective for reporting periods beginning after June 15, 2025, and all reporting periods 

thereafter, so the Authority must apply this standard for the 2026 fiscal year.  We will work with the 

Authority to assist with implementation of this new standard.

Management Representations

As is required in all audit engagements, we have requested certain representations from management 
that were included in the management representation letter.

This report is intended solely for the information and use of the Authority’s Board, management, and 
others within the organization and is not intended to be, and should not be, used by anyone other than 
those specified parties.

Sincerely,

McMahan and Associates, L.L.C.
Avon, Colorado
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INDEPENDENT AUDITOR'S REPORT

To the Board of Directors
Yampa Valley Housing Authority
Steamboat Springs, Colorado

Report on the Audit of the Financial Statements

Opinions

We have audited the accompanying financial statements of the governmental activities, the business-type 
activities, each major fund, and the aggregate remaining fund information of Yampa Valley Housing 
Authority (the “Authority”), as of and for the year ended December 31, 2025, and the related notes to the 
financial statements, which collectively comprise the Authority’s basic financial statements as listed in the 
table of contents.  

In our opinion, the financial statements referred to above present fairly, in all material respects, the 
respective financial position of the governmental activities, the business-type activities, each major fund,
and the aggregate remaining fund information of the Authority as of December 31, 2025, and the 
respective changes in financial position and, where applicable, cash flows thereof for the year then ended 
in accordance with accounting principles generally accepted in the United States of America (“U.S. 
GAAP”).

Basis for Opinions

We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America (“U.S. GAAS”) and the standards applicable to financial audits contained in Government Auditing 
Standards, issued by the Comptroller General of the United States.  Our responsibilities under those 
standards are further described in the Auditor’s Responsibilities for the Audit of the Financial Statements
section of our report. We are required to be independent of the Authority and to meet our other ethical 
responsibilities, in accordance with the relevant ethical requirements relating to our audit. We believe that 
the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinions. 

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in 
accordance with U.S. GAAP; this includes the design, implementation, and maintenance of internal 
control relevant to the preparation and fair presentation of financial statements that are free from material 
misstatement, whether due to fraud or error.

In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about the Authority’s ability to continue 
as a going concern for one year after the date that the financial statements are issued.
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Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are 
free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that 
includes our opinions. Reasonable assurance is a high level of assurance but is not absolute assurance 
and therefore is not a guarantee that an audit conducted in accordance with U.S. GAAS will always detect 
a material misstatement when it exists. The risk of not detecting a material misstatement resulting from 
fraud is higher than for one resulting from error, as fraud may involve collusion, forgery, intentional 
omissions, misrepresentations, or the override of internal control. Misstatements are considered material 
if there is a substantial likelihood that, individually or in the aggregate, they would influence the judgment 
made by a reasonable user based on the financial statements. 

In performing an audit in accordance with U.S. GAAS, we: 

 Exercise professional judgment and maintain professional skepticism throughout the audit. 
 Identify and assess the risks of material misstatement of the financial statements, whether due to 

fraud or error, and design and perform audit procedures responsive to those risks. Such 
procedures include examining, on a test basis, evidence regarding the amounts and disclosures 
in the financial statements.

 Obtain an understanding of internal control relevant to the audit in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of expressing an 
opinion on the effectiveness of the Authority’s internal control. Accordingly, no such opinion is 
expressed.

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the 
financial statements.

 Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, 
that raise substantial doubt about the Authority’s ability to continue as a going concern for a 
reasonable period of time.

We are required to communicate with those charged with governance regarding, among other matters, 
the planned scope and timing of the audit, significant audit findings, and certain internal control–related 
matters that we identified during the audit.

Required Supplementary Information

U.S. GAAP require that Management’s Discussion and Analysis in Section B and budgetary comparison 
information in Section E be presented to supplement the basic financial statements.  Such information is 
the responsibility of management and, although not a part of the basic financial statements, is required by 
the Governmental Accounting Standards Board who considers it to be an essential part of financial 
reporting for placing the basic financial statements in an appropriate operational, economic, or historical 
context. We have applied certain limited procedures to the required supplementary information in 
accordance with U.S. GAAS, which consisted of inquiries of management about the methods of preparing 
the information and comparing the information for consistency with management’s responses to our 
inquiries, the basic financial statements, and other knowledge we obtained during our audit of the basic 
financial statements. We do not express an opinion or provide any assurance on the information 
because the limited procedures do not provide us with sufficient evidence to express an opinion or 
provide any assurance.
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Supplementary Information

Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the Authority’s financial statements taken as a whole. The individual fund budgetary information 
on pages F1 – F3, the supplemental schedules on pages F4 – F10 (required by the United States
Department of Agriculture RD Handbook HB-2-3560), and the Schedule of Expenditures of Federal 
Awards (required by Title 2, U.S. Code of Federal Regulations, Part 200, Uniform Administrative 
Requirements, Cost Principles, and Audit Requirements for Federal Awards) on page G8 are presented 
for purposes of additional analysis and are not a required part of the basic financial statements.

The information in section F and the Schedule of Expenditures of Federal Awards, as listed in the Table 
of Contents, is the responsibility of management and was derived from and relates directly to the 
underlying accounting and other records used to prepare the basic financial statements.  Such 
information has been subjected to the auditing procedures applied in the audit of the financial statements 
and certain additional procedures, including comparing and reconciling such information directly to the 
underlying accounting and other records used to prepare the basic financial statements or to the basic 
financial statements themselves, and other additional procedures in accordance with U.S. GAAS.  In our 
opinion, the information is fairly stated in all material respects in relation to the basic financial statements 
as a whole. 

Other Reporting Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated on our 
consideration of the Authority’s internal control over financial reporting and on our tests of its compliance 
with certain provisions of laws, regulations, contracts, and grant agreements and other matters.  The 
purpose of that report is to describe the scope of our testing of internal control over financial reporting and 
compliance and the results of that testing, and not to provide an opinion on the internal control over 
financial reporting or on compliance.  That report is an integral part of an audit performed in accordance 
with Government Auditing Standards in considering the Authority’s internal control over financial reporting 
and on compliance.

McMahan and Associates, L.L.C.
Avon, Colorado
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Yampa Valley Housing Authority
Management’s Discussion and Analysis
December 31, 2025

As management of the Yampa Valley Housing Authority, (the “Authority”), we offer readers of the 
Authority’s financial statements this narrative summary of the financial activities of the Authority for the 
fiscal year ended December 31, 2025.  We encourage readers to consider the information presented here 
in conjunction with the Authority’s 2025 financial statements.  

FINANCIAL HIGHLIGHTS

 The Authority’s assets exceeded its liabilities and deferred inflows of resources at December 31, 
2025 by $39,692,577.

 The Authority’s net position increased by $2,600,718 in 2025.
 As a result of a voter-approved ballot measure in November 2017, the Authority collected 

property taxes in 2025 totaling $1,723,864 for the year.
 The Authority’s aggregate governmental fund balances increased by $418,245 in 2025, as the 

General Administrative Fund balance increased by $76,693, the Development Fund balance grew
by $316,447, the Down Payment Loan Fund balance decreased by $58,818, and the Brown 
Ranch Fund increased by $83,923.

 The Authority’s total business-type activities net position increased by $329,884 for 2025.

OVERVIEW of the FINANCIAL STATEMENTS

This discussion and analysis is intended to serve as an introduction to the Authority’s basic financial 
statements. The Authority’s basic financial statements are comprised of three components: 1) 
government- wide financial statements, 2) fund financial statements, and 3) notes to the financial 
statements.  This report also contains other supplementary information in addition to the basic financial 
statements themselves. These components are discussed below.

Government-wide Financial Statements:  The government-wide financial statements are designed to 
provide readers with a broad overview of the Authority’s finances, in a manner similar to a private-sector 
business.

The Statement of Net Position presents information on all of the Authority’s assets and liabilities, with the 
difference between the two reported as net position.  Over time, increases or decreases in net position 
may serve as a useful indicator of whether the financial position of the Authority is improving or 
deteriorating.

The Statement of Activities presents information showing how the Authority’s net position changed during 
the most recent fiscal year.  All changes in net position are reported as soon as the underlying event 
giving rise to the change occurs, regardless of the timing of related cash flows.  Thus, revenues and 
expenses are reported in the statement for some items that will only result in cash flows in future fiscal 
periods, such as uncollected taxes and earned but unused vacation leave.

Both of the government-wide financial statements distinguish functions of the Authority that are principally 
supported by taxes and other general revenues (governmental activities) from other functions that are 
intended to recover all or a significant portion of their costs through user fees and charges (business-type 
activities).

The governmental activities of the Authority include administrative services related to housing in Routt
County, Colorado (the “County”), as well as development and down payment assistance.  The Authority’s 
business-type activities comprise the operation of Fish Creek Mobile Home Park (a 68-lot mobile home 
park in Steamboat Springs, Colorado which provides rental housing for low-income residents), Hillside 
Village Apartments (a 55-unit apartment project in Steamboat Springs, Colorado which provides rental 
housing for low-income residents), and Whitehaven Mobile Home Park (a 28-lot mobile home park in 
Steamboat Springs, Colorado which provides rental housing for low-income residents).

The Authority’s government-wide financial statements can be found on pages C1 and C2 of this report.
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OVERVIEW of the FINANCIAL STATEMENTS (continued)

Fund Financial Statements:  A fund is a grouping of related accounts that is used to maintain control 
over resources that have been segregated for specific activities or objectives.  The Authority, like other 
state and local governments, uses fund accounting to ensure and demonstrate compliance with finance-
related legal requirements.  All of the funds of the Authority can be divided into two categories: 
governmental funds and proprietary funds.

Governmental Funds:  Governmental funds are used to account for essentially the same functions 
reported as governmental activities in the government-wide financial statements.  However, unlike the 
government-wide financial statements, governmental fund financial statements focus on near-term inflows 
and outflows of expendable resources, as well as on balances of expendable resources available at the 
end of the fiscal year.  Such information may be useful in evaluating a government's near-term financing 
requirements.

Because the focus of governmental funds is narrower than that of the government-wide financial 
statements, it is useful to compare the information presented for governmental funds with similar 
information presented for governmental activities in the government-wide financial statements.  By doing 
so, readers may better understand the long-term impact of the government's near-term financing 
decisions.  Reconciliations for both the governmental funds Balance Sheet and the governmental funds 
Statement of Revenues, Expenditures and Changes in Fund Balances facilitate this comparison between 
governmental funds and governmental activities.

As required by Colorado statutes, the Authority is required to adopt an annual appropriated budget for all 
of its funds.  Budgetary comparison schedules have been provided for all funds to demonstrate 
compliance.

The basic governmental fund financial statements can be found on pages C3 through C6.

Proprietary Funds: The Authority maintains proprietary funds; commonly known as enterprise funds.  
Enterprise funds are used to report the same functions presented as business-type activities in the 
government-wide financial statements.  The Authority uses enterprise funds to account the operations of 
its housing projects.

Proprietary funds provide the same type of information as the government-wide financial statements, only 
in more detail.  The proprietary fund financial statements provide separate information for each of the 
business-type services provided by the Authority, each of which is considered to be a major fund of the 
Authority.

The basic proprietary fund financial statements can be found on pages C7 through C9 of this report.

Notes to the Financial Statements:  The notes provide additional information (e.g., background of the 
entity, accounting policies used by the Authority, etc.) that is essential to a full understanding of the data 
provided in the government-wide and fund financial statements.  The Notes to the Financial Statements 
can be found in Section D of this report.

Other Information: As previously discussed, the Authority adopts annual appropriated budgets for all its 
funds in accordance with Colorado statues.  The budgetary comparison schedules have been provided 
for all its funds to demonstrate compliance with the state budget law and are found on pages E1 through 
E4 for the Authority’s governmental funds and on pages F1 through F3 for the Authority’s proprietary 
funds.
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GOVERNMENT-WIDE FINANCIAL ANALYSIS

The following table summarizes the Authority’s net position for 2025 and 2024:

2025 2024 2025 2024 2025 2024

Assets:

Current assets 5,590,326$   6,165,717    972,897       921,880       6,563,223    7,087,597    

Other assets 7,915,494    6,052,893    -                  -                  7,915,494    6,052,893    

Capital assets, net 24,217,908   24,268,115   9,220,652    9,152,682    33,438,560   33,420,797   

Total Assets 37,723,728   36,486,725   10,193,549   10,074,562   47,917,277   46,561,287   

Liabilities & Deferred Inflows:

Current liabilities 115,632       1,229,033 113,030       116,416       228,662       1,345,449    

Long-term liabilities 352,002       404,605       5,820,165    6,027,676    6,172,167    6,432,281    

Deferred inflows 1,823,871    1,691,698    -                  -                  1,823,871    1,691,698    

Total Liabilities & Deferred Inflows 2,291,505    3,325,336    5,933,195    6,144,092    8,224,700    9,469,428    

Net Position:

Net investment in capital assets 24,217,908   24,268,115   3,424,180    3,148,828    27,642,088   27,416,943   

Restricted 324,490       404,308       52,303         52,008         376,793       456,316       

Unrestricted 10,889,825   8,488,966    783,871       729,634       11,673,696   9,218,600    

Total Net Position 35,432,223$ 33,161,389   4,260,354    3,930,470    39,692,577   37,091,859   

Governmental Activities Business-Type Activities Total

The largest portion of the Authority’s assets is capital assets, which includes land, buildings, land 
improvements, and equipment, net of accumulated depreciation. These assets are used in the 
development or operation of the Authority’s housing projects.  During 2025, the Authority’s net capital 
assets increased by a total of $17,763; as capital asset additions exceeded depreciation expense and 
disposals (if any) for the year.  Details of the Authority’s capital assets are found in Note IV.E.

The Authority’s long-term debt obligations relate to its acquisition and improvement of buildings and other 
assets for affordable housing.  The Authority’s long-term liabilities attributable to its governmental 
activities are explained in Note IV.F, while the details of the Authority’s business-type activity long-term 
liabilities are provided in Note IV.G.  During 2025, the Authority’s aggregate long-term debt decreased by 
a total of $260,114 as the Authority continued to make scheduled principal repayments on existing long-
term debt.

The Authority’s total net position – the extent to which assets exceeded liabilities – was $39,692,577 at 
December 31, 2025.  This comprises the Authority’s net investment in capital assets ($27,642,088), 
restricted net position ($376,793 – which represents resources that are subject to external restrictions on 
how they may be used), and unrestricted net position ($11,673,696), which may be used to meet the 
Authority’s ongoing obligations.  The Authority reports positive balances in both governmental and 
business-type activities components of net position at December 31, 2025.
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GOVERNMENT-WIDE FINANCIAL ANALYSIS (continued)

The following table summarizes the changes in the Authority’s net position for 2025 and 2024:

2025 2024 2025 2024 2025 2024

Revenues:

Program revenues:

Charges for services 149,133$     129,465       1,075,646    958,304       1,224,779    1,087,769    

Operating grants / contributions 3,170,629    2,628,824    330,661       173,827       3,501,290    2,802,651    

General revenues:

Taxes, interest and other revenue 2,080,285    2,152,172    18,552         20,484         2,098,837    2,172,656    

Total Revenues 5,400,047    4,910,461    1,424,859    1,152,615    6,824,906    6,063,076    

Expenses:

General government 913,618       819,501       -                  -                  913,618       819,501       

Development 1,984,830    10,795,929   -                  -                  1,984,830    10,795,929   

Housing operations 208,517       495,244 1,117,223    1,117,014    1,325,740    1,612,258    

Total Expenses 3,106,965    12,110,674   1,117,223    1,117,014    4,224,188    13,227,688   

Transfers (22,248)        (165,000)      22,248         165,000       -                  -                  

Change in Net Position 2,270,834    (7,365,213)   329,884       200,601       2,600,718    (7,164,612)   

Net Position - Beginning 33,161,389   40,526,602   3,930,470    3,729,869    37,091,859   44,256,471   

Net Position - Ending 35,432,223$ 33,161,389   4,260,354    3,930,470    39,692,577   37,091,859   

Governmental Activities Business-Type Activities Total

Governmental activities increased the Authority’s net position by $2,270,834 during 2025.The Authority’s 
total 2025 governmental activities revenues increased $489,586 from the prior year, primarily due to less 
grants and contributions related to housing projects. Aggregate expenses for governmental activities 
decreased $9,003,709 from 2024 levels from decreased capital contributions to the Mid Valley projects.

The Authority’s net position was increased $329,884 during 2025 through business-type activities.  Total 
2025 business-type revenues increased by $272,244 from 2024 and total business-type expenses 
increased $209 in comparison to the prior year.

FINANCIAL ANALYSIS of the AUTHORITY’S FUNDS

As noted earlier, the Authority uses fund accounting to ensure and demonstrate compliance with finance-
related legal requirements.

Governmental funds:

The focus of the Authority’s governmental funds is to provide information on near-term inflows, outflows, 
and balances of spendable resources. Such information is useful in assessing the Authority’s financing 
requirements. In particular, unassigned fund balance may serve as a useful measure of a government’s 
net resources available for spending at the end of the fiscal year.

As of December 31, 2025, the Authority’s governmental funds reported combined ending fund balances
of $3,649,223; an increase of $418,245 in comparison with the prior year. The Authority reports a
positive unassigned fund balance for governmental funds, while the remainder is not available for new 
spending because it has been restricted to provide an emergency reserve as required by the Colorado 
Taxpayers Bill of Rights (“TABOR”) amendment ($69,000), was already disbursed to pay for expenditures 
in advance ($30,547), or has been restricted for other purposes ($2,805,582).  
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FINANCIAL ANALYSIS of the AUTHORITY’S FUNDS (continued)

Governmental funds (continued):

The General Administrative Fund is the Authority’s primary operating fund. At December 31, 2025, 
unassigned fund balance of the General Administrative Fund was $308,007 and total fund balance was 
$404,412. The fund balance of the Authority’s General Administrative Fund increased by $76,693 during
2025, as revenues and transfers in exceeded aggregate expenditures for the year.

The Development Fund ended 2025 with a total fund balance of $2,753,022, an increase of $316,447
from 2024, as revenues and transfers in exceeded aggregate expenditures for the year.

The fund balance of the Down Payment Loan Fund decreased $58,818 during 2025, ending the year at 
$55,490; as revenues from down payment loan repayments were exceeded by related expenditures to 
fund loans and mortgages.

The fund balance for the Brown Ranch Fund increased $83,923 in 2025, as interfund transfers exceeded 
development expenditures incurred for the year.

Proprietary funds:

The Authority’s proprietary funds provide the same type of information found in the government-wide 
business-type financial statements, but in more detail.  As of December 31, 2025, the Authority’s 
proprietary funds reported an aggregate net position of $4,260,354; an increase of $329,884 for the year.  
The majority (80%) of proprietary fund net position is represented by the Authority’s net investment in 
proprietary fund capital assets, while $783,871 is unrestricted and available for spending at the 
Authority’s discretion.

The operations of Fish Creek Mobile Home Park Fund generated net income of $155,710 for 2025.

Net income of $30,512 was realized by the Authority’s Hillside Village Apartments Fund for 2025.  Hillside 
Village Apartments had 1 unit(s) available at December 31, 2025.

The Authority’s Whitehaven Mobile Home Park Fund yielded net income of $143,662 for 2025.

The Authority advocates for and provides safe, affordable housing and support to low- and moderate-
income residents employed in Routt County.

Budget Variances in the General Administrative Fund:

The Authority’s General Administrative Fund ended 2025 $128,728 ahead of budget, as revenues were 
less than expectations by $18,892; aggregate expenditures yielded a positive $149,620 budget variance,
and other financing sources were $2,000 less than budgeted for the year.
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Budget Variances in the General Administrative Fund (continued):

The Authority noted the following significant variances from budget in the General Administrative Fund 
during 2025:

Variance:

Final Positive /

Budget Actual (Negative)

Revenues:

Mortgage income 12,508         80,488         67,980         

Other 54,422         9,539           (44,883)        

Expenditures:

Wages and benefits 742,968       700,112       42,856         

General and administrative 158,087       75,916         82,171         

Reason

Received payoff on one of the authority's 

mortgages receivable.

Wage allocations changed, with more focused on 

the Development Fund. 

Budget anticipated commissions from real estate 

sales which have not begun.

Budget anticipated realtor costs for sales which 

have not begun. Reduction in marketing costs.

CAPITAL ASSETS

In 2025, the Authority acquired capital asset additions totaling $213,221 (primarily, capitalized lease asset 
for office space) and had no dispositions. Additional information about the Authority’s capital assets can 
be found in the Notes to the Financial Statements in section D.

LONG-TERM DEBT

The Authority’s long-term debt obligations relate to the purchase, construction and maintenance of the 
properties used in its proprietary funds for housing, and certain housing-related investments.  During
2025, the Authority’s aggregate long-term debt obligations decreased by a net amount of $260,114 due to 
a reduction through scheduled principal payments.  Additional information regarding long-term debt can 
be found in the Notes to the Financial Statements in section D.

FUTURE EVENTS

The 2026 Yampa Valley Housing Authority budget will result in considerable improvements to the 
properties YVHA owns and operates and to the financial stability of the organization.  Mid Valley Phase 1 
has been in full construction mode in 2025 with for-sale units being delivered in 2026. 

Brown Ranch is currently in discussions with community partners and a new design with the changes the 
community desires will be presented in the future.  The housing crisis in our community is at a critical 
stage and YVHA is poised to address this issue head on.

REQUEST for INFORMATION

This financial report is designed to provide a general overview of the Authority’s finances for all those with 
an interest in the government’s finances.

Questions concerning any of the information provided in this report or requests for additional information 
should be addressed to: Yampa Valley Housing Authority, P.O. Box 774542, Steamboat Springs,
Colorado 80477.
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Governmental Business-Type

Activities Activities Total

Assets:

Cash and investments - Unrestricted 3,623,267     613,481        4,236,748     

Restricted cash and investments -                   315,373        315,373        

Tenant receivables, net -                   1,926           1,926           

Accounts receivable, net 103,090        -                   103,090        

Lease receivable 26,357          26,357          

Property taxes receivables 1,798,440     -                   1,798,440     

Prepaid expenses 30,547          42,117          72,664          

Program loans receivable:

Principal receivable in more than one year 511,991        -                   511,991        

Interest receivable in more than one year 43,064          -                   43,064          

Notes receivable:

Principal receivable in more than one year 2,869,380     -                   2,869,380     

Interest receivable in more than one year 417,636        -                   417,636        

Mortgages receivable:

Principal receivable within one year 8,625           -                   8,625           

Principal receivable in more than one year 108,193        -                   108,193        

Investments in LLCs 3,965,230     -                   3,965,230     

Capital assets not being depreciated 24,000,000   7,443,795     31,443,795   

Capital assets, net of accumulated depreciation 217,908        1,776,857     1,994,765     

Total Assets 37,723,728   10,193,549   47,917,277   

Liabilities:

Accounts payable 47,159          30,788          77,947          

Taxes and benefits payable 8,448           -                   8,448           

Accrued interest 7,025           5,128           12,153          

Unearned revenue 50,000          32,349          82,349          

Tenant security deposits 3,000           44,765          47,765          

Long-term liabilities:

Portion due or payable within one year:

Compensated absences 23,795          5,923           29,719          

Notes payable -                   212,998        212,998        

Lease payable 50,587          -                   50,587          

Portion due or payable beyond one year:

Compensated absences 71,386          17,770          89,156          

Notes payable 35,132          5,583,474     5,618,606     

Lease payable 171,102        -                   171,102        

Total Liabilities 467,634        5,933,195     6,400,829     

Deferred Inflows of Resources:

Lease revenue 25,431 -                   25,431          

Property taxes 1,798,440     -                   1,798,440     

Total Deferred Inflows of Resources 1,823,871     -                   1,823,871     

Net Position:

Net investment in capital assets 24,217,908   3,424,180     27,642,088   

Restricted:

Emergencies 69,000          -                   69,000          

Operations and maintenance reserve 200,000        52,303          252,303        

Revolving loan fund 55,490          -                   55,490          

Unrestricted 10,889,825   783,871        11,673,696   

Total Net Position 35,432,223   4,260,354     39,692,577   

Statement of Net Position

December 31, 2025

Yampa Valley Housing Authority

The accompanying notes are an integral part of these financial statements.
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Charges Operating Capital Grants
for Grants and and Governmental Business-type

Functions/Programs Expenses Services Contributions Contributions Activities Activities Total
Governmental activities:

General government 913,618        112,628        121,000        -                   (679,990)      -                   (679,990)      
Development 1,984,830     -                   3,046,072     -                   1,061,242     -                   1,061,242     
Housing 208,517        36,505          3,557           -                   (168,455)      (168,455)      
Total - Governmental activities 3,106,965     149,133        3,170,629     -                   212,797        -                   212,797        

Business-type activities:
Housing 1,117,223     1,075,646     330,661        -                   -                   289,084        289,084        
Total - Business-type activities 1,117,223     1,075,646     330,661        -                   -                   289,084        289,084        

Total 4,224,188     1,224,779     3,501,290     -                   212,797        289,084        501,881        

General revenues:
Property tax revenue 1,723,864     -                   1,723,864     
Specific ownership tax 105,113        -                   105,113        
Investment earnings 239,924        18,552          258,476        
Miscellaneous income 11,384          -                   11,384          

Transfers (22,248)        22,248          -                   
Total - General revenues and transfers 2,058,037     40,800          2,098,837     

Change in Net Position 2,270,834     329,884        2,600,718     

Net Position - Beginning 33,161,389   3,930,470     37,091,859   

Net Position - Ending 35,432,223   4,260,354     39,692,577   

Yampa Valley Housing Authority

Statement of Activities

For the Year Ended December 31, 2025

Program Revenues
Net (Expense) Revenue and

Changes in Net Position

The accompanying notes are an integral part of these financial statements.
C2
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2024

General Down Payment Brown

Administrative Development Loan Ranch

Fund Fund Fund Fund Total Total

Assets:

Cash and investments - Unrestricted 419,336        2,710,799     55,490          437,642        3,623,267     3,285,719     

Accounts receivable, net 22,465          79,102          -                    1,523            103,090        1,137,779     

Lease receivable -                    -                    -                    26,357          26,357          59,759          

Property taxes receivable -                    1,798,440     -                    -                    1,798,440     1,632,361     

Prepaid expenses 27,405          2,930            -                    212               30,547          29,591          

Total Assets 469,206        4,591,271     55,490          465,734        5,581,701     6,145,209     

Liabilities:

Accounts payable 6,346            39,809          -                    1,004            47,159          1,193,125     

Taxes and benefits payable 8,448            -                    -                    -                    8,448            -                    

Tenant security deposits -                    -                    -                    3,000            3,000            4,043            

Unearned revenue 50,000          -                    -                    -                    50,000          25,365          

Total Liabilities 64,794          39,809          -                    4,004            108,607        1,222,533     

Deferred Inflows of Resources:

Lease revenue -                    -                    -                    25,431 25,431          59,337          

Property taxes -                    1,798,440     -                    -                    1,798,440     1,632,361     

Total Deferred Inflows of Resources -                    1,798,440     -                    25,431          1,823,871     1,691,698     

Fund Balances:

Non-spendable:

Prepaids 27,405          2,930            -                    212               30,547          29,591          

Restricted for down payment assistance -                    -                    55,490          -                    55,490          114,308        

Restricted for future development -                    2,750,092     -                    -                    2,750,092     2,436,178     

Restricted for emergencies 69,000          -                    -                    -                    69,000          90,000          

Unassigned 308,007        -                    -                    436,087        744,094        560,901        

Total Fund Balances 404,412        2,753,022     55,490          436,299        3,649,223     3,230,978     

Total Liabilities, Deferred Inflows of Resources,
and Fund Balances 469,206        4,591,271     55,490          465,734        5,581,701     6,145,209     

2025

Yampa Valley Housing Authority

Balance Sheet

Governmental Funds

December 31, 2025

(With Comparative Totals for December 31, 2024)

The accompanying notes are an integral part of these financial statements.
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Total Fund Balances - Governmental funds 3,649,223     

Long-term receivables related to governmental activities are not currently
available financial resources and, therefore, are not reported in the funds.
The following long-term receivables are held at year end:

Program receivables 555,055        
Notes receivable 3,287,016     

Mortgages receivable 116,818
3,958,889     

Investments related to governmental activities are not currently available
financial resources and, therefore, are not reported in governmental funds. 3,965,230     

Capital assets used in governmental activities are not currently available
financial resources and, therefore, are not reported in governmental funds. 24,217,908   

Long-term liabilities are not due and payable in the current period and,
therefore, are not reported in the funds. Long-term liabilities include the
following:

Compensated absences (95,181)         
Participation Agreement note payable - Alpenglow Village project        (35,132)

Participation Agreement interest payable - Alpenglow Village project          (7,025)

Lease payable      (221,689)

(359,027)       

Total net position - Governmental activities 35,432,223   

Yampa Valley Housing Authority

Reconciliation of the Balance Sheet of Governmental Funds

December 31, 2025

to the Governmental Statement of Net Position

The accompanying notes are an integral part of these financial statements.
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 2024 
General Down Payment Brown

Administrative Development Loan Ranch
Fund Fund Fund Fund Total Total

Revenues:
Property taxes -                   1,723,864     -                   -                   1,723,864     1,775,605     
Specific ownership tax -                   105,113        -                   -                   105,113        106,603        
Grants and contributions 121,000        1,167,019     -                   3,557            1,291,576     2,594,186     
Management fees 107,439        -                   -                   -                   107,439        119,725        
Mortgage income 80,488          -                   -                   -                   80,488          12,862          
Investment earnings 82                 166,917        19,141          -                   186,140        196,719        
Loan principal repayments -                   32,830          10,047          -                   42,877          95,684          
Distributions from projects -                   39,054          -                   -                   39,054          34,638          
Rents -                   -                   -                   36,505          36,505          9,422            
Other 9,539            6,294            -                   440               16,273          4,453            
Total Revenues 318,548        3,241,091     29,188          40,502          3,629,329     4,949,897     

Expenditures:
General government:

Wages and benefits 700,112        522,530     -                   130,651        1,353,293     1,248,571     
Office expenses 74,537          99              -                   -                   74,636          70,284          
Professional fees 28,060          -                -                   5,150            33,210          95,012       
General and administrative 75,916          -                6,006            21,579          103,501        129,837     
Contract labor 9,309            -                -                   -                   9,309            26,598       
Utilities 5,921            -                -                   915               6,836            8,103         
Direct assistance -                25,316          80,000          -                   105,316        80,000       

Development:
Professional fees -                182,743        -                -                   182,743        48,753       
General and administrative -                9,673            -                -                   9,673            12,460       
Contract labor -                -                   -                -                   -                   12,550       
Treasurer fees -                49,201          -                -                   49,201          50,630       
Capital contributions -                1,167,019     -                -                   1,167,019     3,368,185  
Repairs and maintenance -                -                   -                26,518          26,518          30,366       
Marketing -                564               -                -                   564               115            
Other -                11,175          -                2,648            13,823          12,497          
Capital outlay -                10,253          -                19,118          29,371          349,080     
Debt service:

Principal -                   23,823          -                   -                   23,823          38,400          
Total Expenditures 893,855        2,002,396     86,006          206,579        3,188,836     5,581,441     

Excess (Deficiency) of Revenues Over Expenditures (575,307)       1,238,695     (56,818)         (166,077)       440,493        (631,544)       

Other Financing Sources (Uses):

Lease proceeds -                   -                   -                   -                   -                   273,171        
Transfers in 652,000        -                   -                   250,000 902,000        854,000        
Transfers (out) -                   (922,248)       (2,000)           -                   (924,248)       (1,019,000)    
Total Other Financing Sources (Uses) 652,000        (922,248)       (2,000)           250,000        (22,248)         108,171        

Net Change in Fund Balances 76,693          316,447        (58,818)         83,923          418,245        (523,373)       

Fund Balances - Beginning 327,719        2,436,575     114,308        352,376        3,230,978     3,754,351     

Fund Balances - Ending 404,412        2,753,022     55,490          436,299        3,649,223     3,230,978     

2025

Statement of Revenues, Expenditures and Changes in Fund Balances

Governmental Funds

For the Year Ended December 31, 2025

Yampa Valley Housing Authority

(With Comparative Totals for the Year Ended December 31, 2024)

The accompanying notes are an integral part of these financial statements.
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Net Change in Fund Balances - Governmental funds 418,245        

Amounts reported for governmental activities in the Statement of Activities are different because:

Governmental funds report Down Payment Assistance outlays as expenditures
and repayments as revenue.  However, in the government-wide Statement of
Activities, Down Payment Assistance outlays are reported as increases in
notes receivable, repayments are reported as decreases in those notes
receivable, and interest earned on those notes are reported as revenue.  These
are the changes in Down Payment Assistance for the year:

Down Payment Assistance outlays 80,000          
Down Payment Assistance repayments (10,047)         

Accrued interest on program loans 16,083          
86,036          

Some revenues reported in the Statement of Activities are not from the
receipt of current financial resources and therefore are not reported as
revenues in the governmental funds:

Return of LLC capital contribution 1,840,000     
Accrued interest on notes receivable 38,000          

1,878,000     

Principal advances on long-term receivables are reported as expenditures
in governmental funds, but they are reported as increases in notes receivable
in the Statement of Net Position.  Repayments of long-term receivables are 
revenues in governmental funds, but they reduce long-term receivables in the
Statement of Net Position and do not affect the Statement of Activities.  The
following advances and repayments were made during the year:

Principal repayments on notes receivable (32,830)         
Principal repayments on mortgages receivable (80,488)         

(113,318)       
Capital outlays to purchase or construct capital assets are reported in

governmental funds as expenditures.  However, for governmental activities,
those costs are capitalized in the Statement of Net position and are
allocated over their estimated useful lives as depreciation expense or
amortization expense in the Statement of Activities:

Amortization expense (50,207)         
(50,207)         

Some expenses reported in the Statement of Activities do not require the
use of current financial resources and therefore are not reported as
expenditures in the governmental funds:

Participation Agreement expense for Alpenglow Village project (525)
Change in accrued compensated absences (18,034)         

(18,559)         

Repayments of long-term debt and lease liabilities are expenditures and 

issuances of leases payable are current financial resources in governmental
funds, but they reduce and increase long-term liabilities respectively in the
Statement of Net Position and do not affect the Statement of Activities.

Principal repayments on participation agreement payable 23,823          
Principal repayments on leases 46,814          

70,637          

Change in Net Position of Governmental Activities 2,270,834     

For the Year Ended December 31, 2025

of Governmental Funds to the Governmental Statement of Activities

Yampa Valley Housing Authority

Reconciliation of the Statement of Revenues, Expenditures and Changes in Fund Balances

The accompanying notes are an integral part of these financial statements.
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2024
Hillside Fish Creek Whitehaven
Village Mobile Home Mobile Home

Apartments Park Park Total Total
Assets:

Current assets:
Cash and investments - Unrestricted 83,441          472,847        57,193          613,481        474,815
Restricted cash and investments 124,407        180,000        10,966 315,373        405,897
Tenant receivables, net 1,575            (539)              890               1,926            (271)              
Prepaid expenses 2,464            38,607          1,046            42,117          41,439
Total - Current assets 211,887        690,915        70,095          972,897        921,880        

Capital assets not being depreciated 586,076        3,557,078     3,300,641     7,443,795     7,241,476     
Capital assets, net of accumulated depreciation 623,090        1,153,767     -                   1,776,857     1,911,206     

Total Assets 1,421,053     5,401,760     3,370,736     10,193,549   10,074,562   

Liabilities:

Current liabilities:
Accounts payable 16,372          12,379          2,037            30,788          46,532
Accrued interest -                   5,128            -                   5,128            5,224
Deferred revenue 4,732            21,508          6,109            32,349          24,063
Compensated absences 21,306          1,623            764               23,693          23,822
Tenant security deposits 33,815          -                   10,950          44,765          40,597
Long-term debt due within one year 11,246          141,098        60,654          212,998        207,385
Total - Current liabilities 87,471          181,736        80,514          349,721        347,623        

Long-term liabilities:
Long term debt due in more than one year 1,045,883     2,275,753     2,261,838     5,583,474     5,796,469
Total - Long-term liabilities 1,045,883     2,275,753     2,261,838     5,583,474     5,796,469     

Total Liabilities 1,133,354     2,457,489     2,342,352     5,933,195     6,144,092     

Net Position:
Net investment in capital assets 152,037        2,293,994     978,149        3,424,180     3,148,828     
Operations and maintenance reserves -                   52,303          -                   52,303          52,008          
Unrestricted 135,662        597,974        50,235          783,871        729,634        

Total Net Position 287,699        2,944,271     1,028,384     4,260,354     3,930,470     

2025

(With Comparative Totals for December 31, 2024)

Statement of Net Position

December 31, 2025

Yampa Valley Housing Authority

Proprietary Funds

The accompanying notes are an integral part of these financial statements.
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2024
Hillside Fish Creek Whitehaven
Village Mobile Home Mobile Home

Apartments Park Park Total Total
Operating Revenues:

Rents 380,254        451,703        230,010        1,061,967     946,292        
Rent subsidy 237,886        -                   -                   237,886        128,108        
Interest subsidy 45,719          -                   -                   45,719          45,719          
Application fees 235               325               105               665               509               
Laundry and vending 7,011            -                   -                   7,011            6,226            
Other tenant charges 4,182            539               725               5,446            5,277            
Other revenue 557               -                   -                   557               -                   
Total Operating Revenues 675,844        452,567        230,840        1,359,251     1,132,131     

Operating Expenses:
Wages and benefits 208,000        15,980          7,557            231,537        221,619        
Contract labor -                   -                   7,560            7,560            12,000          
Professional fees 13,143          360               83                 13,586          10,414          
Office expenses 30                 -                   -                   30                 -                   
Management fees 56,376          37,012          14,051          107,439        90,968          
Utilities 78,384          79,144          27,484          185,012        176,441        
Repairs and maintenance 31,695          21,495          22,607          75,797          61,161          
Snow removal 33,095          33,605          2,548            69,248          96,298          
Railroad licenses -                   10,294          -                   10,294          10,150          
Manager unit rent 12,252          -                   -                   12,252          9,144            
Insurance 20,883          -                   -                   20,883          22,149          
Capital outlay -                   -                   -                   -                   440               
Depreciation 109,097        36,154          -                   145,251        145,249        
Other expenses 27,299          11,322          4,173            42,794          59,682          
Total Operating Expenses 590,254        245,366        86,063          921,683        915,715        

Income (Loss) From Operations 85,590          207,201        144,777        437,568        216,416        

Non-operating Revenues (Expenses):
Grants 10,000          -                   37,056          47,056          -                   
Investment earnings 25                 18,432          95                 18,552          20,484          
Interest expense (65,103)         (69,923)         (60,514)         (195,540)       (201,299)       
Total Non-operating Revenues (Expenses) (55,078)         (51,491)         (23,363)         (129,932)       (180,815)       

Income (Loss) Before Transfers 30,512          155,710        121,414        307,636        35,601          

Transfers in -                   -                   22,248          22,248          165,000        

Change in Net Position 30,512          155,710        143,662        329,884        200,601        

Net Position - Beginning 257,187        2,788,561     884,722        3,930,470     3,729,869     

Net Position - Ending 287,699        2,944,271     1,028,384     4,260,354     3,930,470     

Yampa Valley Housing Authority

2025

For the Year Ended December 31, 2025

(With Comparative Totals for the Year Ended December 31, 2024)

Statement of Revenues, Expenses, and Changes in Net Position

Proprietary Funds

The accompanying notes are an integral part of these financial statements.
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2024
Hillside Fish Creek Whitehaven
Village Mobile Home Mobile Home

Apartments Park Park Total Total
Cash Flows From Operating Activities:

Cash received from tenants and others 630,399        452,662        231,675        1,314,736     1,099,671     
Cash paid for goods and services (483,146)       (211,524)       (98,312)         (792,982)       (775,407)       
Other cash receipts 46,007          8,763            -                   54,770          47,287          
Net Cash Provided (Used) by Operating Activities 193,260        249,901        133,363        576,524        371,551        

Cash Flows From Non-Capital and Related 
  Financing Activities:

Other cash receipts - grants 10,000          -                   37,056          47,056          -                   
Net Cash Provided (Used) by Non-Capital and
Related Financing Activities 10,000          -                   37,056          47,056          -                   

Cash Flows From Capital and Related Financing
  Activities:

Acquisition and construction of capital assets (129,391)       -                   (83,829)         (213,220)       (107,454)       
Principal paid on capital debt (10,580)         (137,686)       (59,116)         (207,382)       (201,290)       
Interest paid on capital debt (65,103)         (70,019)         (60,514)         (195,636)       (201,730)       
Transfers in (out) (7,800)           7,800            22,248          22,248          165,000        
Net Cash Provided (Used) by Capital and Related 
Financing Activities (212,874)       (199,905)       (181,211)       (593,990)       (345,474)       

Cash Flows From Investing Activities:
Interest on investments 25                 18,432          95                 18,552          20,484          
Net Cash Provided (Used) by Investing Activities 25                 18,432          95                 18,552          20,484          

Net Change in Cash and Cash Equivalents (9,589)           68,428          (10,697)         48,142          46,561          

Cash and Cash Equivalents - Beginning 217,437        584,419        78,856          880,712        834,151        

Cash and Cash Equivalents - Ending 207,848        652,847        68,159          928,854        880,712        

Ending cash and cash equivalents consists of:
Cash and cash equivalents - Unrestricted 83,441          472,847        57,193 613,481        474,815        
Restricted cash and cash equivalents 124,407        180,000        10,966 315,373        405,897        
Cash and Cash Equivalents - Ending 207,848        652,847        68,159          928,854        880,712        

Reconciliation of Operating Income (Loss) to
  Net Cash Provided (Used) by Operating Activities:

Operating income (loss) 85,590          207,201        144,777        437,568        216,416        

Adjustments to reconcile operating income (loss)
to net cash provided by operating activities:

Depreciation 109,097        36,154          -                   145,251        145,249        
(Increase) decrease in tenant receivables (1,401)           94                 (890)              (2,197)           7,168            
(Increase) decrease in prepaid expenses 467               (1,101)           (44)                (678)              1,260            
Increase (decrease) in accounts payable (1,859)           (1,195)           (12,691)         (15,745)         (7,932)           
Increase (decrease) in tenant security deposits 1,678            -                   2,490            4,168            3,014            
Increase (decrease) in compensated absences (600)              (15)                486               (129)              1,729            
Increase (decrease) in deferred revenue 288               8,763            (765)              8,286            4,647            
Total - Adjustments 107,670        42,700          (11,414)         138,956        155,135        

Net Cash Provided (Used) by Operating Activities 193,260        249,901        133,363        576,524        371,551        

2025

Statement of Cash Flows

For the Year Ended December 31, 2025

(With Comparative Totals for the Year Ended December 31, 2024)

Yampa Valley Housing Authority

Proprietary Funds

The accompanying notes are an integral part of these financial statements.
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Yampa Valley Housing Authority
Notes to the Financial Statements

December 31, 2025

D1

I. Summary of Significant Accounting Policies

Yampa Valley Housing Authority (the “Authority”) was established on November 18, 2003 by an
intergovernmental agreement between the City of Steamboat Springs, Colorado (the “City”) and
Routt County, Colorado (the “County”), as a separate governmental entity – known as a multi-
jurisdictional housing authority – under section 29-1-204.5 of the Colorado Revised Statutes
(“CRS”). The Authority oversees projects and programs to provide housing for families of low or
moderate incomes in Routt County, including down payment assistance and housing counseling
services.

The Authority is governed by a Board of Directors (the “Board”) consisting of 7 – 15 members,
including one member each from the City Council and the County Board of County
Commissioners. The City Council and the County Board of County Commissioners jointly appoint
all other Board members to 3-year terms.

The Authority’s financial statements are prepared in accordance with accounting principles
generally accepted in the United States of America (“GAAP”) for governmental entities. The
Governmental Accounting Standards Board (“GASB”) is the standard-setting body for the
establishment of GAAP for governmental entities. The following summary of the more significant
accounting policies of the Authority is presented to assist the reader in interpreting these financial
statements and should be viewed as an integral part of this report.

A. Reporting Entity

The reporting entity consists of (a) the primary government, i.e., the Authority, and (b)
organizations for which the Authority is financially accountable.  The Authority is
considered to be financially accountable for a legally separate organization if it is able to
impose its will on that organization or there is a potential for the organization to provide
specific financial benefits to, or impose specific financial burdens on, the Authority.
Consideration is also given to other organizations that are fiscally dependent, i.e., unable
to adopt a budget, levy tax, or issue debt without approval by the Authority.
Organizations for which the nature and significance of their relationship with the Authority
are such that exclusion would cause the reporting entity’s financial statements to be
misleading or incomplete are also included in the reporting entity.

The accompanying financial statements present the primary government (the Authority)
and its component units, entities for which the Authority is considered to be financially
accountable.  Blended component units, although legally separate entities, are, in
substance, part of the Authority’s operations.  Discretely presented component units, if
any, are reported in a separate column in the government-wide financial statements to
emphasize that they are legally separate from the Authority.

The Authority has eight component units: YVHA Elk River Enterprise, LLC (“Elk River
LLC”), YVHA Pine Grove Enterprise, LLC (“Pine Grove LLC”), YVHA Sunlight Enterprise,
LLC (“Sunlight Enterprise LLC”), YVHA Anglers Enterprise, LLC (“Anglers Enterprise
LLC”), YVHA Property Management, LLC (“Property Management LLC”), YVHA
Whitehaven Enterprise, LLC (“Whitehaven LLC”), YVHA Mid Valley Condominiums
Enterprise, LLC (“Mid Valley Condominiums LLC”), and YVHA Mid Valley Apartments
Enterprise, LLC (“Mid Valley Apartments Enterprise LLC”). Separate financial
statements are not prepared for any of the component units as they are reported within
the Development Fund as blended component units of the Authority.

Elk River LLC was organized in April 2016 as a Colorado limited liability company to
assist and participate in the development of a project known as The Reserves at
Steamboat Springs (“The Reserves”), consisting of 48 apartment units and a clubhouse.
The Authority is the sole member of Elk River LLC.
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Yampa Valley Housing Authority
Notes to the Financial Statements

December 31, 2025
(Continued)

D2

I. Summary of Significant Accounting Policies (continued)

A. Reporting Entity (continued)

Pine Grove LLC was organized in April 2019 as a Colorado limited liability company to 
assist and participate in the development of a project known as Alpenglow Village
(“Alpenglow Village”), consisting of 72 apartment units and a clubhouse. The Authority is 
the sole member of Pine Grove LLC.

Sunlight Enterprise LLC was organized in July 2020 as a Colorado limited liability 
company to assist and participate in the development of a project known as Sunlight 
Crossing (“Sunlight Crossing”), consisting of 90 workforce housing apartment units and 
other improvements. The Authority is the sole member of Sunlight Enterprise LLC. 

Anglers Enterprise LLC was organized in April 2021 as a Colorado limited liability 
company to assist and participate in the development of a project known as Anglers Four 
Hundred (“Anglers Four Hundred”), consisting of 75 apartment units.  The Authority is the 
sole member of Anglers Enterprise LLC. 

Property Management LLC was organized in August 2020 as a Colorado limited liability 
company to provide management services for the Sunlight Crossing project, as well as 
for other developments. The Authority is the sole member of Property Management LLC. 
Property Management LLC.

Whitehaven was organized in November 2022 as a Colorado limited liability company to 
acquire and operate the Whitehaven Mobile Home Park (“Whitehaven Mobile Home 
Park”), a 28-lot mobile home park.  The Authority is the sole member of Whitehaven. 

Mid Valley Condominiums Enterprise LLC and Mid Valley Apartments Enterprise LLC 
were organized in April 2024 as a Colorado limited liability companies to assist and 
participate in the development of the Mid Valley affordable housing project.  The Authority 
is the sole member of Mid Valley Condominiums Enterprise LLC and Mid Valley 
Apartments Enterprise LLC. 

B. Government-wide and Fund Financial Statements

The Authority’s basic financial statements include both government-wide (reporting the 
Authority as a whole) and fund financial statements (reporting the Authority’s individual 
major funds).  Both the government-wide and fund financial statements categorize 
primary activities as either governmental or business-type.  The Authority’s governmental 
function reports the general government (administration), down-payment assistance, and 
development activities (including Brown Ranch) of the Authority, while the operations of 
the Authority’s three housing projects are classified as business-type activities.

1. Government-wide Financial Statements 

Government-wide financial statements report information on all the activities of 
the Authority and its component units.
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FROM:   Jason K. Peasley, Executive Director 

DATE:   March 26, 2026 

ITEM:  YVHA Representation on the Brown Ranch Steering Committee 

ATTACHMENT: Brown Ranch Community Solutions Project Phase 2 Initial Scope of Work 

  February 24, 2026 Meeting Slides 

  February 25, 2026 Meeting Slides 

  Request for expanded scope of work (YVHA) 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 

BOARD ACTION:  _  _ ACTION ITEM  

    __  _ DIRECTION REQUESTED 

    __X  _ INFORMATION 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  

 

REQUEST OR ISSUE:   YVHA Representation on the Brown Ranch Steering Committee 

 

RECOMMENDED ACTION:  The Board chooses its representative for the Brown Ranch Steering 

Committee and defines the delegated authority of those representatives. 

 

BACKGROUND INFORMATION:   

 

Please note that this background report includes direct quotes from a City Council Communication 

form for Council’s January 20, 2026 meeting.  

 

Following the Brown Ranch Special Election in March 2024, City Council directed city staff to identify 

and secure a consultant to assist with community and stakeholder engagement around next steps for the 

Brown Ranch property. YVHA staff have worked closely with city staff on this effort since April 2024.  

 

Following an RFQ process, Steamboat Springs identified Community Builders, a non-profit 

organization based in Glenwood Springs, CO. Community Builders have been under contract and 

working on the Brown Ranch Community Solutions project since August 2024. The project has been 

designed as a multi-phase project, with a report concluding each phase. “As outlined in the original 

RFQ and the Phase 1 report, the Community Solutions project is not intended to create a new Brown 

Ranch plan or annexation agreement, but rather it is meant to identify key strategies and approaches 

that can shape a successful development project and associated annexation.” 

 

In September 2025, City Council held a work session to review the findings of Phase 1 of the 

Community Solutions Project. “Council noted their concurrence with the recommendation of the Brown 

Ranch Deliberation and Stewardship Team to move to the next phase of the project. As described in the 

Phase 1 report, Phase 2 was intended to move the community from “if” to “how.” The Phase 1 report 

further suggested the next phase would engage smaller action teams, create new advisory structures, 

and shape development scenarios that meet further refined principles identified in Phase 1 (i.e., 

rebuilding trust with the community, need to responsibly address infrastructure costs, etc.).” That 



approach has since shifted, primarily related to the development timeline and funding availability for 

the Community Solutions project.  

 

Since the September Work Session, city and YVHA staff have been working with the consultant team 

that supported the most recent phase of the project (Community Builders and The Civic Canopy) to 

finalize a scope of work and budget for the next phase of the project (Phase 2). Both City Council and 

YVHA Board of Directors received the proposed Scope of Work on January 13, 2026 (YVHA BOD 

received via email communication). Steamboat Springs City Council discussed the Scope of Work 

during the January 20, 2026 City Council meeting, however, the YVHA Board of Directors have not 

yet had the ability to discuss the Scope of Work.  

 

The Scope of Work included in this packet has been modified to reflect the conversation by Steamboat 

Springs City Council on 1/20/26. The scope focuses on establishing a new decision-making body to 

coordinate planning for the Brown Ranch site (commonly referred to as a “governance structure”). It is 

anticipated that the scope will be amended to include initial community engagement efforts as directed 

by the new decision-making body.  

  

The PCT+ group referenced in the attached Scope of Work (now called the Steering Committee) will 

include representatives from the City, County, and YVHA staff and elected officials/Board of Directors. 

YVHA will have the following representation on the Steering Committee:  

 

• Board Member 

• Board Member 

• Staff Member 

 

The goal of this conversation is to determine the YVHA representation on the Steering Committee and 

to define the delegated authority of those representatives. 

 

Phase 2 Brown Ranch Community Solutions Project work is anticipated to conclude in July 2026.  

 

FISCAL IMPACTS:  $500,000 from a Routt County grant has been restricted for the purpose of 

designing and evaluating development proposals for Brown Ranch. 

 

LEGAL ISSUES:  None known. 

 

CONFLICTS OR ISSUES:  None known. 
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Brown Ranch Community Solutions Project  

Phase 2 Initial Scope of Work | January 2026 

The following document outlines the initial scope of work for Phase 2 of the Brown Ranch 

Community Solutions project. The initial scope reflects priority activities to be pursued in the 

near-term as identified by Steamboat Springs City Council and the Yampa Valley Housing 

Authority (YVHA).  

 

The Brown Ranch Community Solutions project emphasizes community engagement in 

deliberation and collaborative problem solving, including community-based teams and forums 

where issues are deeply explored. The initial scope of work outlined below will launch and 

support a new decision-making body to coordinate planning for the Brown Ranch site. Among 

other anticipated roles, the new decision-making body will guide community engagement efforts. 

This scope will be amended to include initial community engagement efforts as directed by the 

new decision-making body. The project team assumes this will include re-engaging the 

Deliberation and Stewardship Team (DST) formed in Phase 1 and efforts to engage the broader 

community.  

Phase 2 (Initial) Outcomes 

● PCT+ report that includes: 

○ Revised governance structure for decision-making related to the Brown Ranch 

property 

○ Outline of Annexation Roadmap for Brown Ranch with key milestones 

○ Identification of the necessary components of the next Brown Ranch plan and 

annexation proposal 

○ Community engagement plan, including role of DST during Phase 2. 

 

Note: The Brown Ranch Solutions Project is funded through the Belonging Colorado Fund, a 

fund of The Denver Foundation. As a grantee, the City of Steamboat Springs must facilitate and 

complete required program evaluation(s). Prescribed evaluative measures include feelings and 

perceptions of belonging, interest in engaging with others that share different perspectives, 

value placed on working through division and difference on shared goals, etc.  

 

Phase 2 (Initial) Process Overview 

● Reconvene an updated version of the Process Collaboration Team (PCT+) with 

representation from City, County, and YVHA staff and elected officials. 

● Rename the collaborative group focused on determining next steps to reflect its role. 
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● Provide technical expertise on possible governance structure and development 

partnership options. 

● Facilitate the PCT+ toward clear decisions on each of the Phase 2 questions below to 

develop a comprehensive and agreed-upon Annexation Roadmap for Brown Ranch, 

including a clear set of components for a Brown Ranch plan and annexation proposal.  

● Collaborate with the communication team to ensure transparent and accurate coverage 

with a focus on reframing Brown Ranch as a community asset that requires the 

collaboration of YVHA, City, County, and Community members.  

● Produce a clear governance structure for the property and identify approaches and 

methods to further engage the broader community during Phase 2 (e.g., inform and 

evaluate Annexation Roadmap priorities, further detail and apply design principles 

created in Phase 1, workshops to work across division and increase comfort and 

confidence collaborating with community members that have different perspectives and 

lived experiences, etc.).  

PCT+ Areas of Discussion 

● Governance Structure. How will the governance of Brown Ranch be shifting? Who will 

need to have a hand in decision-making and how will decisions be made? What will the 

role of community members be in decision-making? How can governance better support 

collaboration between multiple entities that have some role in the final design? What can 

we learn from other communities?  

● Outcomes + outputs. What are the key endpoint(s) for a planning process? What 

needs to be included in the next Brown Ranch plan and annexation proposal? What 

level of planning and design does the process need to deliver to get to annexation? Are 

there key milestones or benchmarks we can shoot for?   

● Decision-making and community/DST involvement. What level of influence can 

people participating in the process expect to have? Of the many topics on the table, 

which decisions, or types of decisions, are suited for public involvement (including DST 

and/or other groups, forums, etc.)? Which are best left to technical experts? 

● Integrating technical needs and capacities. How can the process incorporate needed 

technical work/guidance in a way that is efficient and understandable and provides 

clarity regarding the decision making influence of different stakeholders.  

● Pacing + timeline. What’s the timeline for annexation? What is the appropriate phasing 

for the work? How do we balance the sense of urgency to create results soon, felt by 

many, with the interest in a more intentional and sustainable pace of work, articulated by 

staff.  

● Resources and funding partnership. What resources are available, including time, 

expertise, and money? At what milestones do different resources become available? 

How should a future project approach project financing for different phases and uses?    



3 

● Scope + approach. In light of these questions, what is the best way to articulate the 

scope for Phase 3? What are key aspects of the approach? What resonates in the 

proposed approach? What’s missing? Are there resources for what’s missing?  

Meeting Sequence 

Meeting Timeline Consultant Travel 
Schedule 

PCT+ Meeting 1 February Trip 1 

PCT+ Meeting 2 March Trip 2 

PCT+ Meeting 3 April Trip 3 

PCT+ Meeting 4 May Trip 4 

PCT+ Meeting 5 June Trip 5 

PCT+ Meeting 6 July Trip 6 

 

Note: Project team may decide to consolidate some meetings/trips to create efficiencies. 

Activity 1. Establish a New Governance Structure  

Format: Two, 3-hour meetings. Meeting 1 will engage in brainstorming and learning; Meeting 2 

will focus on refining and deciding.  

Objective: Design and launch an updated decision-making body to coordinate planning for the 

Brown Ranch site, ensuring transparency, accountability, and collaboration between City, 

County, and YVHA partners 

 Approach: 

● Form an updated PCT+ to replace the current Project Collaboration Team (PCT). 

● Define the membership, authority, and relationship to both elected officials and staff. 

● Engage comparative examples from similar mixed-governance housing efforts to inform 

structure and bylaws. 

● Use deliberator.io to compare the benefits and drawbacks of two different governance 

models. 

● Clarify decision-rights and communication pathways between the PCT+, City Council, 

YVHA Board.  

Deliverables: 

● Approved charter for the new governing body. 

● Roles and responsibilities matrix. 

http://deliberator.io/
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● Initial meeting calendar and communication plan. 

● Transparent meeting outcomes for the communication team.  

● Direction to project team needed to develop engagement plan to further engage the 

community, including DST (Note: this direction will inform the development of an 

updated scope of work). 

Activity 2. Defining Draft Approach to Planning Phase 

Format: Three, 3-hour meetings. Meeting 1 will engage in brainstorming and learning; Meeting 2 

will work on troubleshooting; Meeting 3 will focus on refining and deciding.  

Objective: Define the planning process for determining the next steps for Brown Ranch, 

including timeline, resources, outputs, community engagement, and technical expertise.  

 Approach: 

● Define the end state needed to submit a proposal for annexation. 

● Develop a catalogue of the constraints and opportunities related to bringing forward an 

annexation proposal (i.e. federal funding, infrastructure, election cycles).  

● Identify key areas of decision-making in the planning process and sort into technical and 

value-based decisions.  

● Deliberate on possible design principles for the planning process (see Phase 3).  

● Determine what level and type of community engagement (IAP2 spectrum) is 

appropriate for each set of decisions.  

● Develop a draft plan for the planning process. Use deliberator.io to review the draft plan 

and make revisions.  

Deliverables: 

● Synthesis of each meeting 1 week before the next meeting to advance planning 

progress (for distribution to City Council, YVHA Board, and posting to Engagement 

Steamboat, etc.). 

● Draft planning process for Brown Ranch. 

● Transparent meeting outcomes for the communication team.  

Activity 3. Revision and Decision-Making on Annexation Roadmap 

Format: One, two-hour meeting of the PCT+. 

Objective: Revise the Annexation Roadmap based on community engagement as determined 

by PCT + (e.g., role for DST, community workshops, etc.).  

 Approach: 

● Review community feedback.  

http://deliberator.io/
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● Make adjustments to the plan and document any areas where prevailing community 

sentiment was not incorporated.  

● Take a final consensus vote on the final scope. (Fist-to-five, three or above.) 

Deliverables: 

● Submit the final planning process scope to the community.  

 

Initial Budget Allocation 

As described above, this project is supported by a grant from The Denver Foundation. The 

project team (city staff and consultant team) assumes all available (Year 2) grant funds will be 

directed to the project and this scope further amended as the PCT + offers direction on 

community engagement needed to inform Phase 2 activities. 

 

The initial budget allocation summarized below includes all costs associated with project 

systems and management (e.g., overall project management, travel time, etc.), Activities 1 – 3 

as described above, development of summary report and recommended steps for a next phase 

that would focus on new plan for Brown Ranch and anticipated direct costs (travel and other 

reimbursable expenses and direct costs incurred, e.g., translation and other meeting expenses).  

 

 

Activity/Cost Description Initial Budget Allocation 

Project Systems and Management $25,498 

PCT + Governance Activities $31,360 

Summary Reports and Next Steps $10,240 

Reimbursable Expenses $23,182 

Total – Initial Scope of Work $90,280 

 

 

https://www.civiccanopy.org/fist-to-five/


Project Collaboration Team
Collaboratively define how YVHA, the City of Steamboat 

Springs, and Routt County will make future decisions 
related to Brown Ranch. 

Link to slides: 
https://bit.ly/4s0ul1G



Purpose:
• Launch a collaborative 

effort to define the next 
decision-making steps 
for Brown Ranch

Overview of Today and Tomorrow

Objectives:
• Understand the process for 

the next six months and the 
decision-making methods 
for this group

• Identify the critical values a 
new governance structure 
needs to embody for success

• Learn from other case 
studies in similar 
communities

• Begin drafting and revising a 
new governance structure



Overview of Process



Purpose:
• Collaboratively define 

how YVHA, the City of 
Steamboat Springs, and 
Routt County will make 
future decisions related 
to Brown Ranch.

Overview of Process

Objectives:
• Revised governance 

structure for 
decision-making related to 
the Brown Ranch property

• Outline of Annexation 
Roadmap for Brown Ranch 
with key milestones (or 
alternative)

• Identification of the 
necessary components of 
the next Brown Ranch plan 
and annexation proposal



Escaping our 

game of 

snakes and 

ladders

Our Shared 
Challenge

“Success in collaborating doesn't 
mean that the participants agree 
with or like or trust one another; 
maybe they will and maybe they 
won't. Success means that they are 
able to get unstuck and take a next 
step.”

-Adam Kahane, Collaborating with the Enemy





March

Define End State

Identify the different 
elements needed to 
bring another proposal 
for annexation forward 
or determine another 
direction for the site

March

Distinguish decision 
types

Break out the different 
planning milestones in 
terms of their technical 
knowledge, value 
implications, and 
resources requirements

February

Establish a New 
Governance Structure

Launch an updated 
decision-making body 
to coordinate planning 
for the Brown Ranch 
site, ensuring 
transparency, 
accountability, and 
collaboration.

February

Establish a New 
Governance Structure

Clarify decision-rights 
and communication 
pathways between the 
City Council, YVHA 
Board, County 
Commissioners, and 
community.

April

Design planning 
process

Determine what level 
and type of community 
engagement is 
appropriate for each set 
of decisions.

April

Revise and adopt plans

Make the final changes 
to the governance 
structure and planning 
process



Nested Decisions

Do we submit another 
annexation proposal to 
the voters?

What should be 
included in the next 
proposal?

What studies need to be 
completed to inform 
this proposal?

Who 
completes 
these studies?

Density?

Look and feel?

Infrastructure?

Financing?

When should we 
submit another 
annexation 
proposal?

Who can make the 
following decisions and 
how? (Governance)

Who pays for 
these 
studies?

Do we work to build 
housing within the 
current jurisdiction 
(Routt County)?

For what purposes would we want 
the parcels to be used? (Market rate, 
conservation)

Do we retain the 
property as is or split 
into multiple parcels?

Do we sell some of the 
parcels?

Where does an 
individual 
decision-maker need 
buy-in to be effective?

Where do we need to 
engage the community 
in the decision?

How does the new plan 
align with other city 
plans (i.e. Climate Plan)?

What existing 
studies can we 
make use of? For 
how long?



Council & Board Working Agreements
Model collaboration from the start. We are committed to working together and using this process to build a strong, 
collaborative partnership between the City and Housing Authority. This is a shift from positional negotiation and towards working 
together to solve problems and realize shared goals. 

Open to different perspectives. Our community is stronger when we work together. We can all have strong opinions, but to 
engage as effective and collaborative leaders, we need to be open minded, listen, and seek to understand different perspectives. This is 
critical to an inclusive and creative process. 

Trust in good intentions. We all love our community. Collaborative leadership relies on trusting that everyone is engaging with 
good intentions and a sincere interest in the wellbeing of our community, even when we disagree deeply on the issues. 

Stay focused. We need to keep focused on the task at hand, which is to guide a deliberative process that engages our community in 
seeking common ground on Brown Ranch. 

Trust the process. This process seeks to build common ground on contested terrain, and will require all of us to lean into the 
process even when the way is uncertain. To build trust with the community, we will have to have faith in the process and in each other. 

Mutual respect and civil discourse. Our involvement must support and demonstrate healthy and productive discourse. 
Disagreement is okay, even productive, as long as we are respectful, and hard on the issues, rather than each other. 

Clear and respectful communication. Our communication needs to be clear and respectful. Project communication needs to 
be effective for engagement to work and people to understand and track the work. 

Work together towards shared goals. Our work needs to be guided by shared goals so we are clear on what we are trying to 
accomplish together. We recognize that the work is complex, and may change along the way, but it should unite us in a common 
purpose instead of dividing us across separate agendas.

Encourage community involvement. Our community is stronger when we work together. We need to show up in ways that 
encourage healthy community engagement and ensure the project is successful in this area. 



DST Working Agreements
●  Respectful and Open-Minded Dialogue

○ Listen with empathy and curiosity
○ Accept and value differing opinions
○ Avoid judgment; stay open to persuasion
○ Recognize that each person brings a different lived experience

●  Shared Understanding and Learning
○ Ground decisions in facts, law, and feasibility
○ Break complex issues (like affordable housing) into digestible pieces
○ Define common terms (e.g., “affordable,” “workforce,” “Steamboat”)
○ Share knowledge and credible sources

● Trust and Team Culture
○ Build implied trust in one another and in experts
○ Be vulnerable and honest as a team
○ Stay comfortable navigating discomfort and complexity

● Clear and Accountable Process
○ Honor deadlines and timelines
○ Communicate openly and in real time
○ Set concise goals for each discussion
○ Acknowledge the need for tradeoffs—no one will get everything they want



Consensus

Decisions by 
Consensus



Connection Before Content



Why Connection?

Can we 
change 
the 
situation?

Yes

Can we effect 
this change 
unilaterally?

No Can we bear 
the situation 
as it is?

Yes Force

Yes Adapt

No Exit

No
Stretch 
Collaboration

Can we 
control this 
change?

CollaborateNo

Conventional 
CollaborationYes



Stretch 
Collaboration
• Acknowledge both differences 

and connections. Rather than 
forcing artificial harmony, we 
must recognize conflicts while 
also building genuine 
relationships.

• Adopt an adaptive, iterative 
approach. Instead of insisting on 
agreement about a 
predetermined plan, we should 
try different possibilities through 
a process of testing and learning.

• Focus on changing your 
contribution. We should direct 
our energy toward changing our 
own behavior rather than trying 
to change others.

Conventional 
Collaboration
• Emphasize harmony and unity. 

Focus on creating a single, 
cohesive team.

• Strive for agreement. Arrive at a 
single problem definition and one 
optimal solution.

• Influence others. Aim to change 
what others are doing under a 
centralized leader.



More in Common
Pair up with someone from another organization. Take 
two minutes to find as many things as possible that you 
have in common. Make a tally mark of each item.



Governance Values



Value Ranking

In terms of Brown Ranch 
governance and decision 
making, what’s most 
important is…

Rank the following values:
• Transparency
• Efficiency
• Fairness
• Equity
• Inclusion
• Collaboration
• Accountability
• Expertise
• Other?



Rank Your Values

Least Important Most Important

Transparency

Efficiency

Fairness

Equity Inclusion

CollaborationAccountability

Expertise

HONESTY

LOU

Expediency



Rank Your Values

Least Important Most Important

TransparencyEfficiency Fairness

Equity

Inclusion

Collaboration

Accountability

Expertise

Gail



Rank Your Values

Least Important Most Important

Transparency
Efficiency Fairness

Equity
Inclusion

Collaboration

Accountability

Expertise

Jay



Rank Your Values

Least Important Most Important

Transparency

Efficiency

Fairness

EquityInclusion

CollaborationAccountability Expertise

Tom



Rank Your Values

Least Important Most Important

Transparency

EfficiencyFairness

Equity Inclusion Collaboration

Accountability Expertise

*All these 
values are 
important!

Emily 



Rank Your Values

Least Important Most ImportantE

Transparency Efficiency Fairness Equity

Inclusion Collaboration Accountability Expertise

Kathi



Rank Your Values

Least Important Most Important

Transparency

EfficiencyFairness

Equity Inclusion Collaboration

AccountabilityExpertise D
eliver 

H
O

U
SIN

G
Jason



Rank Your Values

Least Important Most Important

TransparencyEfficiency

Fairness

EquityInclusion Collaboration

AccountabilityExpertise

Elliot 



Rank Your Values

Least Important Most Important

TransparencyEfficiency

Fairness

EquityInclusion

CollaborationAccountabilityExpertise

Sense of 
urgency

Dave



Governance Case Studies



Tierra Contenta - Santa Fe, NM



Tierra Contenta, Santa Fe
Overview

• City of Santa Fe annexed land comprising Tierra Contenta in 1985. 

• 1,421 acre Master Plan was adopted by the City in 1994. 

• Tierra Contenta Corp. (TCC) formed as an independent 501c3, in 1994 
for sole purpose of implementing the Tierra Contenta Master Plan.

• City deeded 860 acres it owned to TCC. 

• More than 3,000 homes built in the first 3 phases, over 40% priced 
affordably to households earning 100% or less than the AMI 



Tierra Contenta Governance
TCC’s Role in Development and Management 

Owner

• Tierra Contenta Corp (TCC). Formed in partnership w City of Santa Fe 

Master Developer

• TCC created to serve as master developer. 

• Developed infrastructure, schools, open space, community facilities for phases 1+2.  

• TCC board provides oversight of implementation. Reviews all subdivision / 
development plans for alignment with Master Plan / mission. 

• All revenues from land sales are reinvested into operations, improvements, and 
repaying original city loan for land purchase.  



Tierra Contenta Governance

The mission of the Tierra Contenta Corporation is:

1. To develop a master-planned, mixed-use community with an emphasis on affordable housing on 
the Tierra Contenta site.

2. To provide undeveloped land for a wide range of uses including single-family and multi-family 
housing, small business development, and community facilities.

3. To ensure that the design of Tierra Contenta development is sensitive to the needs of the 
residents, the neighbors, and the natural environment.

4. To ensure that Tierra Contenta is an economically viable project.





































Haymeadow, Eagle County



Haymeadow, Eagle County CO (almost complete)

• 660-acre conservation-oriented development along the scenic Brush 
Creek on the southern side of Eagle. 

• On completion, will feature a total of 837 housing units, with 
condominiums, townhomes, and single-family homes.

• Phase 1 includes seven 3-story for sale condominiums - 76 deed-restricted 
units with residential occupancy requirement

• Integrates cottage courts for light density + affordability

• Public-private partnership model; added affordability via buy-downs

• Required work and change to overcome numerous barriers  



Haymeadow Governance
Owner/Developer: 7 Hermits LLC
Valley Home Store bulk purchased 43 of 72 units ($27M) for 1st 
phase and deed restricted them which reduced developer risk.

Manager: Co-managed by Valley Home Store and Town of Eagle 
In charge of deed restrictions, qualifying renters/buyers, 
compliance, etc. Charge a 2% sales fee for transactions that pay 
for all services. 
Advice: Do not use private real estate brokers for deed restricted sales, include 
market rate units to off set infrastructure costs and provide move up opportunities



Holiday Neighborhood, Boulder, CO



Holiday Neighborhood, Boulder, CO (complete)

• 27.5 acre mixed-use community 
integrates live/work buildings, residences, 
and small businesses. 

• 334 units total: 162 market rate, 82 
affordable for rent, 56 affordable for sale, 
34 co-housing units

• 58,000 square feet of three-story retail, 
restaurant, and office space

• Community spaces / amenities: park 
space, community garden



Holiday Governance
Owner: City originally purchased the land and sold it to Boulder 
Housing Partners. (Boulder’s Housing Authority) 

Developer: BHP hired 5 developers to plan and build to project 
including Peak Properties, Affordable Housing Alliance, Coburn 
Development, Wolff/Lyon Architects, Wonderland Hill 
Development

Manager: Boulder Housing Partners manages rentals 
throughout the neighborhood. BHP also provides numerous 
support services. 



Sawmill Community Land Trust - Albuquerque, NM



Sawmill Community Land Trust

• Large scale application of a CLT model 

• 501c3 CLT created to replace a Community Dev. 
Corp. model - so, a shift in approach 

• Work w City to fix complicated site conditions 

• Phased approach for 30+ acres of development

• Integrates affordable ownership and rental

•  3000 homeowners 



Connecting the Dots: Relevance and Lessons
Tierra Contenta: Creation of new capacity for implementation and operation of major project 

Sun Valley: Led by HA but with delegated responsibilities to key partners 

Miller Ranch: Multiple implementation partners pool resources + capacity to create a 
mixed-income neighborhood plus new community facilities

Holiday: Annexation of complicated site. Creative development model to address concerns

Haymeadow: Large, multi-phase, annexation required multiple tries and shifts in approach

Sawmill CLT: Changed approach brought affordable housing on complicated site(s). Large 
scale application of CLT model.

Align around and focus on mission and results over everything else. 

Partnerships, including degated roles / responsibilities, were essential to success. 

Break things into small, manageable moves. Not just phasing; also implementation models.   

    



What did you appreciate from the case studies?

Tierra Contenta 
structure protected 

intent for use of land 
for affordable 

attainable housing

Sun Valley 
Community Advisory 

Committee for 
accountability/transp

arency

Sun Valley’s Community 
Advisory Committee seems like 
a great way to make the project 
inclusive and community-driven 

while maintaining decision 
making and accountability of 

those decisions within DHA, the 
master developer and land 

owner. 

TC is a 30 plus year 
project/buildout

Sun Valley had broad 
partnerships

TCC example stepped 
away from 
government 
ownership and 
execution of the 
development

THE MILLER RANCH 
PROJECT SEEMS 

MOST APPLICABLE 
TO BROWN RANCH 

POTENTIAL

TC is a mixed use 
project

Sante Fe annexed the 
land first



What did you appreciate from the case studies?

EACH CASE SEEMS 
TO HAVE SUSTAINED 

ITSELF

MILLER RANCH 
SEEMS APPLICABLE 
AT LEAST FOR “FOR 

SALE” PRODUCT 
AND FOR MIXED USE

VARIABILITY OF 
PROJECT TYPE (FOR 
SALE, RENTAL,MF,SF)

Miller Ranch is mixed 
income but still deed 

restricted for 
resident occupancy 

and to maintain long 
term affordability  

Miller Ranch: local 
government played 

important role in 
reducing risk to 

deliver ownership 
product

Strong partnerships 
between 

city/county/housing 
authorities 

All appear to be 
thriving communities 

and check lots of 
boxes as far as what 

we’ve heard ppl want 
from BR



What did you dislike from the case studies?

Seems like most 
examples were for 
post-planning and 

for implementation.

Only one required 
annexation and voter 

approval

LIMITED DISCUSSION 
ON HOW PROJECTS 

WERE FULLY 
FINANCED.

None of these examples address the 
specific set of problems that make 

development of BR so difficult … 
annexing land into the City and 

providing services to new residential 
development is never going to be 
revenue neutral with the existing 

city funding structure that relies on  
generating sales tax revenue. 

Were there any 
examples of 

annexation with the 
3 case studies we 
reviewed on 2/24
- Tierra Contenta

- Haymeadow
- Holiday 

NO DISCUSSION ON 
THE ECONOMIC 

SUSTAINABILITY OF 
THE PROJECTS

Would love to learn 
more about the 

financing challenges 
with all the projects

Not enough detail on 
decision making, 

accountability, 
process, etc. to 

evaluate if these are 
relevant to BR. 

These all seem like 
the solution but not 
the path forward for 
us yet…cart before 

the horse



What do you have questions about?

FINANCING 
STRUCTURES FOR 

PROJECT 
DEVELOPMENT

THERE IS LIMITED 
COMMERCIAL OR 

RETAIL INCLUDED IN 
ANY OF THE 
EXAMPLES

UNCLEAR WHAT AMI 
IS SERVED ON SUN 
VALLEY PROJECT. 
HOW LARGE WAS 
THE LAND PARCEL

Relevance of Miller 
Ranch and 

development of 
infrastructure over 
duration of project

Can we get first hand 
accounts of the 
effectiveness of 

these structures?

How the partnerships 
developed and what 

conflicts existed

THERE IS A 
DESCRIPTION OF 

GOVERNANCE BUT 
NO DISCUSSION ON 

HOW IT WAS 
DEVELOPED

More specifics on 
TCC non proft 

structure/board 
members.

Would love to know 
more about the 

governance/decision 
making process that 

went into these 
projects

Would love to see 
organizational charts of the 

most relevant 2 or 3 case 
studies to understand 

roles/responsibilities/interpl
ay between groups of 

decision-makers, 
implementers, and 

stakeholders

Did the partnerships 
change over time?



Community Engagement Spectrum



IAP2 Spectrum of Public Participation

Inform

To provide the 
public with balanced 

and objective 
information to assist 

them in understanding 
the problem, 

alternatives, opportunitie
s and/or solutions.

  

Consult

To obtain 
public feedback on 

analysis, alternatives 
and/or decisions. 

Involve

To work directly with the 
public throughout the 
process to ensure that 
public concerns and 

aspirations 
are consistently underst

ood and considered. 

   

Collaborate

To partner with 
the public in each 

aspect of the decision 
including the 
development 

of alternatives and 
the identification of 

the preferred solution.

 

Empower

To place final 
decision making in the 

hands of the public. 

  

G
oa
l

R
el
at
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ns
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IAP2 Spectrum of Public Participation
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Inform

To provide the 
public with balanced 

and objective 
information to assist 

them in understanding 
the problem, 

alternatives, opportunitie
s and/or solutions.

Consult

To obtain 
public feedback on 

analysis, alternatives 
and/or decisions. 

Involve

To work directly with the 
public throughout the 
process to ensure that 
public concerns and 

aspirations 
are consistently underst

ood and considered. 

Collaborate

To partner with 
the public in each 

aspect of the decision 
including the 
development 

of alternatives and 
the identification of 

the preferred solution.

Empower

To place final 
decision making in the 

hands of the public. 

We will keep you 
informed. 

We will keep you 
informed, listen to and 
acknowledge concerns 

and aspirations, and 
provide feedback on 

how public input 
influenced the decision.

We will work with you to 
ensure that your 

concerns and 
aspirations are directly 

reflected in 
the alternatives 
developed and 

provide feedback on 
how public 

input influenced the 
decision.   

We will look to you for 
advice and innovation in 

formulating 
solutions and 

incorporate your advice 
and recommendations 

into the decisions to the 
maximum 

extent possible. 

We will implement what 
you decide.  



IAP2 Spectrum of Public Participation
G
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l

R
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Inform

To provide the 
public with balanced 

and objective 
information to assist 

them in understanding 
the problem, 

alternatives, opportunitie
s and/or solutions.

Consult

To obtain 
public feedback on 

analysis, alternatives 
and/or decisions. 

Involve

To work directly with the 
public throughout the 
process to ensure that 
public concerns and 

aspirations 
are consistently underst

ood and considered. 

Collaborate

To partner with 
the public in each 

aspect of the decision 
including the 
development 

of alternatives and 
the identification of 

the preferred solution.

Empower

To place final 
decision making in the 

hands of the public. 

Fact sheets
Websites

Open Houses

Public Comment
Focus Groups

Surveys
Public Meetings

Workshops
Deliberative Polling

Citizens Advisory 
Committees

Consensus-building
Participatory 

decision-making

Citizen Juries
Civic Assemblies

Ballots
Participatory Budgeting

Delegated decision



Inform Consult Involve Collaborate Empower

Annexation Vote

To date, what forms of engagement have occurred across the 
spectrum?



To date, what forms of engagement have occurred across the 
spectrum?



Synthesis and Revision





Discussion

• Based on these reflections, where do we have 
agreement?

• Based on what we’ve learned, what will be the best fit 
for Brown Ranch?
- How will it meet the values we laid out at the beginning of 

today?
- Who needs to be included?
- What decision-making responsibilities will this group have?
- What are potential tradeoffs of this approach?
- What will we need to adjust to be the right fit this 

community?



Scheduling



If we look at the next three months, on Wednesday, 
Thursdays, and Fridays, what other PTO or conflicts should I 
keep in mind?



Lunch meeting 
without lunch

WE ARE NOT 
ADDRESSING SOME 

OF THE ISSUES 
SPECIFIC TO FAILED 

ANNEXATION



 

Brown Ranch Governance Group Meeting 
February 24th, 2026 - Routt County Community Room  
February 25th, 2026 - Carver Room - Centennial Hall 

About the Meeting 
Staff and elected officials from the Yampa Valley Housing Authority, City of Steamboat Springs, 
and Routt County met to explore what a future planning process for Brown Ranch could look 
like. In particular, this meant working through what type of collaborative structure would be 
needed to make decisions between the three entities. The meeting was held over the course of 
two days, with 2-hours on the 24th and 3 hours on the 25th.    ​ ​  

Who Attended? 
Jason Peasley, Executive Director, Yampa Valley Housing Authority 
Emily Katzman, Yampa Valley Housing Authority 
Elliot Lawrence, Deputy Director, Yampa Valley Housing Authority 
Lou Tortora, Board Member, Yampa Valley Housing Authority 
Kathi Meyer, Board Member, Yampa Valley Housing Authority 
Tom Leeson, City Manager, City of Steamboat 
Gail Garey, City Council, City of Steamboat 
Dave Barnes, City Council, City of Steamboat 
Jay Harrington, County Manager, Routt County 

Key Decisions 
Over the course of the meeting, the 
following decisions were made by 
consensus using fist-to-five voting, 
where each participant needed to 
be at a 3 or above to reach 
consensus. 
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Adoption of Group Purpose and Objectives 
●​ Purpose  

○​ Launch the next collaborative planning process by defining how the steering 
group works together and the key decisions that need to be made  

●​ Objectives 
○​ Develop a revised version of a steering committee that fosters collaboration 

between key entities 
■​ Determine  

●​ Membership 
●​ Decision-making 
●​ Role with community engagement 
●​ Communication practices for transparency 

○​ Define an end goal for a future annexation proposal 
○​ Outline Annexation Roadmap for Brown Ranch with key milestones  

■​ Identify the necessary components of the next Brown Ranch plan and 
annexation proposal 

 
Membership 

●​ The steering committee will be comprised of two board members from YVHA, one staff 
member from YVHA, two city council members from the City of Steamboat, one staff 
member from the City of Steamboat, and one staff member from Routt County. Based on 
this, the final membership will be: 

○​ Jason Peasley, Executive Director, Yampa Valley Housing Authority 
○​ Lou Tortora, Board Member, Yampa Valley Housing Authority 
○​ Kathi Meyer, Board Member, Yampa Valley Housing Authority 
○​ Tom Leeson, City Manager, City of Steamboat 
○​ Gail Garey, City Council, City of Steamboat 
○​ Dave Barnes, City Council, City of Steamboat 
○​ Jay Harrington, County Manager, Routt County 

 
Decision-Making 

●​ All decisions will be made by consensus using the fist-to-five voting method, with a three 
or above representing consensus. If a consensus can not be reached, the group will 
affirm this is true through a consensus vote and then determine whether additional 
feedback from the community and/or experts is needed or if a split decision will be 
captured with a summary of perspectives in support and opposition.  

 
Scheduling 

●​ The next meeting will take place on March 26th from 8:30-11:30. During that time, the 
group will work through how the Steering Committee will engage the community and 
what communication and transparency measures will be followed. If time permits, the 
group will begin working on defining the end goal for a future annexation proposal. 
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What Happened? 
Kale McMonagle (Civic Canopy) facilitated the group while Clark Anderson (Community 
Builders) provided expertise on lessons learned from similar housing projects that could inform 
Steamboat’s approach.  
 
The first meeting focused on establishing a collaborative governance structure for the Brown 
Ranch development project between YVHA, the City of Steamboat Springs, and Routt County.  

●​ Kale provided an overview of the process, which, if there was sufficient buy-in, would 
provide a set of 6 meetings that would allow the group to produce a: 

○​ Revised governance structure for decision-making related to the Brown Ranch 
property 

○​ Outline of Annexation Roadmap for Brown Ranch with key milestones (or 
alternative) 

○​ Identification of the necessary components of the next Brown Ranch plan and 
annexation proposal 

●​ Kale also introduced a fist-to-five model for making decisions by consensus that would 
allow the group to arrive at decisions only if there was sufficient agreement (see above). 

●​ The group discussed key values any revised governance structure would need to 
embody, including collaboration, transparency, accountability, expertise, fairness, 
inclusion, and equity. Consistently, collaboration, transparency, and inclusion rose to the 
top. In addition to these, the group raised the need for efficiency, delivering results, and 
honesty. 

●​ Participants reviewed three case studies of similar projects - Tierra Contenta in Santa 
Fe, Sun Valley in Denver, and Miller Ranch in Edwards - to identify potential approaches 
for decision-making related to Brown Ranch.  

 
The second meeting took a step back to revisit the purpose and objectives of the group to 
ensure there was sufficient buy-in.  

●​ Initial feedback from the group illustrated that the initial purpose and objectives were 
overly broad. Participants felt unclear about what level of governance would be revised. 
In the end, the group identified the need to restructure the previous steering committee 
in a way that would reflect the collaborative approach the three entities have identified as 
necessary for a successful annexation proposal. Based on this group, revised the 
purpose and objectives to the following: 

○​ Purpose  
■​ Launch the next collaborative planning process by defining how the 

steering group works together and the key decisions that need to be 
made  

○​ Objectives 
■​ Develop a revised version of a steering committee that fosters 

collaboration between key entities 
●​ Determine  

○​ Membership 
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○​ Decision-making 
○​ Role with community engagement 
○​ Communication practices for transparency 

■​ Define an end goal for a future annexation proposal 
■​ Outline Annexation Roadmap for Brown Ranch with key milestones  

●​ Identify the necessary components of the next Brown Ranch plan 
and annexation proposal 

○​ Based on the adoption of the purpose and objectives, the group began the work 
of determining the four elements that would define a new approach to the Brown 
Ranch Steering Committee 

■​ Membership 
●​ The steering committee will be comprised of two board members 

from YVHA, one staff member from YVHA, two city council 
members from the City of Steamboat, one staff member from the 
City of Steamboat, and one staff member from Routt County. 

○​ Note: The group expressed the desire for a county 
commissioner to be represented for fairness, though 
agreed that the county had a smaller role in 
implementation and did not need the same representation 
as the other two entities. Jay Harrington, as County 
Manager, indicated that after consulting commissioners, 
limited bandwidth to participate in this process, but he 
committed to bringing details of the meetings to each of 
their check-ins for consultation. Additionally, it was felt that 
representation from Commissioner Angelica Salina would 
weigh YVHA’s representation too heavily due to her role on 
their board.  

■​ Decision-Making  
●​ All decisions will be made by consensus using the fist-to-five 

voting method, with a three or above representing consensus. If a 
consensus can not be reached, the group will affirm this is true 
through a consensus vote and then determine whether additional 
feedback from the community and/or experts is needed or if a split 
decision will be captured with a summary of perspectives in 
support and opposition. 

○​ Note: While members of the group expressed concern 
about the feasibility and speed at which the group could 
achieve consensus decisions, there was an overarching 
sense that consensus was needed to instill trust in any 
future annexation proposal and to increase accountability 
to one another as a collaborative group that would require 
compromise. 

■​ Community Engagement  
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●​ While no formal decisions were arrived at, the group discussed the 
need to engage the community in the process, whether that was in 
an advisory group role, formal representation in the Steering 
Committee membership, community workshops, or scenario 
planning. In the end, the group opted to only include voting 
members who would have a primary role in the final financing or 
implementation of the project. Additionally, members expressed 
concern over how community members would be fairly selected to 
represent the range of AMIs in the community, the variety of 
positions on the last Brown Ranch proposal, or the weight of lived 
and living experience related to housing insecurity in the valley. 
However, many members expressed that it would be important to 
identify clear avenues for community voice. The group has been 
tasked with soliciting advice from their respective organizations 
and bringing back ideas for community engagement to the next 
meeting. 
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MEMORANDUM 

TO: Routt County Board of County Commissioners 

FR: Jason Peasley, YVHA Executive Director 

RE: Request to retain grant funds 

DA: February 24, 2026  

 
Yampa Valley Housing Authority (YVHA) is requesting to retain $500,000 of the remaining grant funds 
awarded in November 2022 and to extend the grant deadline to March 1, 2028. To date, YVHA has 
expended $283,378.89 of Routt County grant funds on Brown Ranch design and engineering, the scope 
of work described in the grant agreement. Since the March 2024 annexation vote stalled the project, 
YVHA has not yet been able to complete this scope of work. 
 
The next practical step in the development of Brown Ranch is to revive technical work. YVHA proposes 
using this grant funding to advance planning, engineering, pro forma development, and the creation of 
various development scenarios to inform the next round of community engagement. These scenarios 
could include different scale, density, product type, community amenities, phasing, and funding 
strategies.  This work would be used to support meaningful community engagement and informed 
decision making. 
 
The proposed scope of work would specifically include the following. Please note that some of these 
tasks will be iterative, and tasks are not necessarily in sequential order.  
 
Planning & Engineering  
 
To further planning and engineering, YVHA can leverage the existing work that has been completed, 

which includes subsurface geotechnical investigation, cut and fill analysis, studies of existing electrical, 

water, and wastewater infrastructure capacities, a traffic impact study and more. The work product that 

remains relevant will be utilized, and other work will be updated as needed. The goal of this work is to 

understand the constraints and opportunities regarding on and offsite infrastructure needs to refine 

costs and ultimately help determine a scale of development that meets all feasibility metrics, as 

determined through further community engagement. 

 

Engineering 

• Analyze the constraints and capacity of existing water infrastructure and revise Water Demand 

Report 
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• Update capacity analysis for electrical infrastructure 

• Update capacity analysis for wastewater infrastructure 

• Assess offsite infrastructure requirements and triggers for each 

• Update the geothermal study and further define costs with a comparative analysis of 

alternatives, including natural gas  

• Update Traffic Impact Study for various plan/phasing iterations 

• Update subsurface geotechnical investigation  

• Update Master Drainage Study 

• Provide schematic site design and civil engineering plan to align with site planning efforts 

• Provide diagrammatic roadway/intersection design plans 

• Update diagrammatic plans for future roadway and utility connections 

• Provide diagrammatic drainage and utility plans 

• Provide comprehensive cost analysis of the community infrastructure for each of the community 

scale and phasing alternatives 

 

Planning 

• Through community engagement (either Community Solutions Project or other), identify metrics 

to evaluate various development scenarios  

• Analyze housing need/demand that could be met through various product type at Brown Ranch  

• Assess “end user” affordability of various product types and density scenarios  

• Design site plans that include residential, non-residential, civic and recreational land uses. 

• Analyze demand and feasibility for potential non-residential uses (retail, institutional, etc.) 

• Quantify parking requirements and costs for each development scenario  

 

Vertical Product Analysis  
 

• Analyze affordable housing product options (number of units, multi-family vs. single-family, 

deed restrictions, etc.) 

• Provide high-level vertical construction estimates (multi-family, single-family, duplex, townhome, 

etc.) to inform planning scenarios, alignment with community needs, community design, etc.  

• Develop architectural concepts and design considerations 

 

Pro Forma Scenarios and Financing Strategy  

 

• Work with earthwork contractor to refine infrastructure cost estimates  

• Work with multifamily and single family builders to provide estimating services to refine vertical 

development costs 

• Develop a detailed pro forma that can be used as a dynamic tool for analyzing development 

scenarios and sensitivity testing  

• Identify financing options and potential capital sources  

• Commission an overall Fiscal Impact Study 
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Estimated Budget for proposed scope of work 

 

 
 

Note: YVHA is requesting to retain $500,000 in grant money to support the estimated $845,250 scope of 

work.  



 
 

 
 --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  

FROM:   Jason K. Peasley, Executive Director 

DATE:   March 26, 2026 

ITEM:  YVHA mil levy discussion 

ATTACHMENT: None 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- 

BOARD ACTION:  _  _ ACTION ITEM  

    __  _ DIRECTION REQUESTED 

    __X  _ INFORMATION 

--- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- --- ---  

 

REQUEST OR ISSUE:   YVHA mil levy discussion 

 

RECOMMENDED ACTION:  The Board discusses their approach to the YVHA mil levy 

 

BACKGROUND INFORMATION:   

 

The YVHA mil levy is set to expire at the end of calendar year 2027.  The current mil levy approved by 

voters within the YVHA District in 2017 imposes a 1 mil ad velorum property tax on all taxable 

property within the district.  The mil levy provides the vast majority of the capital necessary to operate 

YVHA and invest in developments and activates that support our mission.  There are three main areas 

to focus on when we discuss the expiration of the mil levy: 

 

1. Financial: As the major revenue source for YVHA the expiration of the mil levy has 

significant impacts on service delivery, development pace and staffing levels.   

2. Legal: YVHA as a multi-jurisdictional housing authority has the ability to generate revenue 

through the following sources: 

a. Property tax not to exceed 5 mills (public vote required) 

b. Sales or Use tax not to exceed 1% (public vote required) 

c. Impact fees on new construction (does not require a public vote) 

3. Community support strategy: Many funding options require a public vote of the registered 

voters within the YVHA District.  Assessing and obtaining community support is a critical task 

when discussing a ballot question. 

 

The purpose of this conversation is to determine how the Board wants to approach these topics over the 

coming months to develop a comprehensive vision and strategy for the future of YVHA.   

 

FISCAL IMPACTS:  The YVHA mil levy is anticipated to generate $1,911,725 annually in revenue in 

2026 and 2027. 

 

LEGAL ISSUES:  To be explored. 

 

CONFLICTS OR ISSUES:  To be explored. 
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YAMPA VALLEY HOUSING AUTHORITY  

POLICY MEETING MINUTES  

FEBRUARY 25, 2026  

1:00PM 

Team members present included: Catherine Carson, Angelica Salinas, Steve Muntean, Emily Katzman, Elizabeth 
Hinchman, Jason Peasley, Alyssa Cartmill and Sarah Newman. Minutes are prepared via AI with formatting edits for 
ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. BROWN RANCH / PCT PROCESS 

• The new Brown Ranch governance group (“PCT+”) met this week for a total of 5-hours of meetings; synthesis from 

facilitator Kale McMonagle forthcoming by end of week 

• Agreement: Schedule time during the March 26 board meeting to discuss Brown Ranch. Discussion should include 

direction on YVHA board representation in group and whether Brown Ranch Community Solutions Process 

remains the best path forward for YVHA  

• Governance group membership expected to include: 2 city councilors, city manager, 2 YVHA board members, 

executive director, county manager 

2. REGIONAL HOUSING UPDATES 

• Steamboat Springs deed restriction buy-down program (aka “jumbo down payment assistance”) passed by City 

Council — YVHA expected to be administrative partner. MOU between YVHA and City of Steamboat Springs 

underway 

• South Routt Housing Authority officially formed (Yampa, Oak Creek, Routt County all signed IGA) 

• Hayden Housing Authority purchased Pinyon Pines Mobile Home Park for under $10M — widely praised 

• Steamboat Springs School District paused their project with Rural Homes; YVHA offered technical support 

• Eagle County exploring a regional housing authority model 

3. STATE LEGISLATION 
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• SB 26-040 (Prop 123 Cleanup): Priority focus — push to add emergency grant application process outside 

standard quarterly cycles when mobile home parks go up for sale; advocate for grants-only (not loans) for 

ownership programs 

• Mobile Home Park Protection Bill: Largely satisfied with current version; ready to testify when needed 

• HB-1065 (Transit & Housing Investment Zones): Monitor closely; questions about how maps will be established 

and whether housing authorities qualify — Catherine to ask Rep. Roberts 

• HOME Act: CCAT in amendment position (local control provisions); county commissioners split; city has not yet 

taken a position — President Muntean to bring to council 

• Vacancy tax bill failed in Finance Committee 

4. GRANTS & FUNDING 

• Congressionally Directed Spending guidance released; application due end of March — likely targeting Hillside 

Village 

• USDA MPR program anticipated imminently; would be significant opportunity for Hillside Village to secure grants 

and favorable debt to support rehabilitation of 50-year old property  

• Enterprise Community Partners providing technical assistance + soft cost grant (via Colorado Health Foundation) 

• HUD PRICE program (mobile home parks) forecast to return — monitoring 

• Housing for the 21st Century Act moving through federal reconciliation process — increased HUD funding 

expected; prepare to act quickly when funds open 

• Prop 123 Eligibility: Steamboat Springs on track to meet unit targets for 2026 deadline (Cottonwoods + additional 

units); Brad Calvert at city coordinating reporting to DOLA 
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YAMPA VALLEY HOUSING AUTHORITY  

REAL ESTATE MEETING MINUTES  

MARCH 04, 2026  

11:00AM 

Team members present included: Michael Ann LaMotte, Kathi Meyer, Alyssa Cartmill, Araceli Googins, Elliot Lawrence, 
Robin Schepper and Sarah Newman. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah 
Newman.  

Key Topics Discussed: 

1. COTTONWOODS LOTTERY — BUILDING 2  

• 44 applicants entered; 11 units awarded. 

• Process was smooth. Lottery screening form lacked unit/parking number in the initial snapshot view. 

• Applicant AMI range spanned 55%–100%, highlighting a wider affordability gap than expected. 

• ~65% of approved households are single-person, pointing demand toward 1–2 bedrooms. 

• A few applicants at the ~99% AMI mark were flagged as possible asset-calculation risk; proactively guided 
to add backup unit selections. 

• Friday: team meets with agency to enter buyer/realtor info and distribute due diligence, HOA, and contract 
documents. 

• Monday: buyer review period. Tuesday: target contract signing and TCO for Building 2. 

• Building 2 passed all inspections (fire, electrical, plumbing, mechanical, Routt County). Letters from 
NWCC and Landmark pending — expected imminently. 

• Lottery Process: 

o Buyers have the right to independent inspection; any issues resolved through builder warranty. 
Termination rights acknowledged. 

o Runners-up will be notified of wait period (up to 45 days); if a winner declines, system moves to 
next-ranked applicant — no re-lottery. 

o If a winner is selected for multiple units, they choose one and the next applicant fills the other. 

o Lottery results will be posted publicly by unique ID (no names). Winners get personal email with 
ranking codes and next steps. 

• 140% AMI units — pricing & demand discussion 
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o 140% tour feedback focused on missing amenities (hot tub, gym, dog park) — unlike lower-AMI 
buyers who were impressed by quality. 

o Team agreed on a dual strategy: (1) list one unit on MLS/Zillow to test traction; (2) shift marketing to 
emphasize quality, location, and lack of HOA amenity fees rather than affordability alone. 

o Area of ongoing discussion: Whether demand gap is a price issue, a marketing issue, unit type, or 
lack of awareness among the 140% demographic. 

2. UPCOMING LOTTERIES & BUILDING 1: 

• 120% AMI lottery opened same day. Published dates for remaining Building 2 lotteries (130%, 140%) to 
follow with a larger buffer between rounds. 

• Building 1 TCO target: March 27. Contains 20–21 units at 140% AMI; Building 1 lottery planning will begin 
after Building 2 lotteries conclude. 

• Unselected 100% applicants will be automatically entered into Building 1's 100% lottery. 

• New AMI limits not expected until April/May; Building 2 will use 2025 numbers throughout. 

3. MARKETING & OUTREACH 

• MLS listing planned to capture senior/realtor-referred buyers. Council on Aging luncheon identified as 
untapped channel for downsizers. 

• Contingent contracts (sell existing home first) allowable with reasonable best-effort timelines; 180-day 
window in contract language. 

• Agency to post photos/content on their own channels. Video tours recommended for continued 
engagement. 

• Post-TCO: open houses open to public with board/city council walk-throughs as word-of-mouth 
ambassadors. 

4. DATA & REPORTING 

• Team to collect demographic data at close: employer, household type, unit preference patterns, buyer 
source. 

• "Other" employment category on dashboard is too broad — team will manually classify into specific job 
types. 

• 30-day SDA/marketing performance report expected March 10 to inform next marketing spend decisions. 
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