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YAMPA VALLEY HOUSING AUTHORITY  

DEVELOPMENT MEETING MINUTES  

JANUARY 25, 2024  

Team members present included: Lou Tortora, Jason Peasley, Elliot Lawrence, Michael Ann LaMotte, Emily 
Katzman, Patrick Philips, Reese Freeman and Bob Schneider. Minutes prepared via AI with formatting edits by 
Tim Keenan with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. STRATEGIC GOALS, KPIS AND TEAM PROCESS 

• Jason referred to the strategic goal of having 100 units in each segment of the pipeline every year: delivered, under 

construction, predevelopment and conceptual. Continually compare those KPIs to ongoing demand for housing. 

He reviewed items that YVHA tracks: Local subsidy per unit, which has escalated over time, subsidy multiplier, 

and leverage ratio, how much money YVHA puts in versus the value of the development, typically 30-40. Jason 

said he’s trying to keep the metrics as simple as possible to begin with, which should help YVHA stay focused on 

the things that really drive impact and that can be projected out to the community to tell them what they can 

expect from YVHA. Reese wondered if STR money that benefits the whole community through infrastructure could 

be a KPI to show the community. Elliot thought it could be a good messaging vehicle. Jason said they haven’t 

utilized those metrics to make decisions but as a measure of ongoing performance. Lou didn’t want to mix 

community messaging with KPIs. He wants to be able to determine whether YVHA is meeting AMI goals based 

upon whether they enable most of the community to afford housing. Identify the AMI needed by the community, 

and determine whether YVHA would be able to build housing that meets that. If not, how much is left out? He 

would like to use KPIs to start answering those questions. Jason noted that the demand is so large that there 

hasn’t been a need for that kind of specificity. If Brown Ranch is able to deliver the full complement of housing 

units, that kind of specificity will be needed to ensure demand is being met. Michael Ann suggested that working 

backwards from the flaws in the More Ranch deal could be a good way to help determine effective KPIs. Maybe to 

try to make a KPI a measure of subsidy against absorption or month of inventory. Compare the subsidy to the 

likelihood that those units are going to get absorbed, and the need, to help decide if a particular ratio is good or not. 

Jason thought capture rate would be another way to track money spent versus demand and absorption. 

• Patrick broke KPIs down into delivery, efficiency and community impact. The trick will be to determine the best 

tools by which to measure those. Jason thought delivery and efficiency could be tracked relatively easily with 

community impact being more challenging. Lou and Patrick both said that these will require a clear picture of the 
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need, which Jason said YVHA has committed to assessing on a consistent basis. Jason noted that CHFA doesn’t 

look at this on a statewide level. He highlighted the fact that YVHA would need to come up with a consistent 

methodology for identifying the need so that it could be tracked over time. Bob suggested the waiting list would be 

one input. Jason noted that as units go through the pipeline, the market could shift to the point where those units 

would not be absorbed upon delivery. Lou pointed to the demand studies for each project as guideposts; Jason 

said they could audit those. He thought data points from upcoming demand studies could be used to update 

background information supplemented with info from lease-ups and occupancy data. Members wondered who at 

YVHA has the skillset to do that. Elliot pointed to Michael’s as an organization that would likely have the resources 

to perform this kind of ongoing analysis and hopefully share that data with YVHA.  

• Jason thought this would be a 3-6-month project to arrive at a good set of KPIs. Michael Ann, Jason, Emily, Lou and 

Reese expressed interest in pursuing this; Jason said he would bring in Sandy and Mandy as well. Jason mentioned 

asking RCLCO how much it would cost to use the 12 demand studies plus existing work plus new data to come up 

with a measurement of current demand and identify trends. Patrick thought RCLCO could be useful in helping 

develop a methodology and an in-house tool to monitor this. 

2. ANGLERS 400 UPDATE 

• Elliot was invited to the weekly call between Mission Rock and OPG and sat in on that. They’re currently targeting 

February 29 as a move-in date. They have seven people qualified and approved. OPG has given a target of 14 a 

week between now and then to qualify. It seems like there are some issues with qualifying people due to the 

software that Mission Rock is using. There’s a learning curve with the local people in town and the inputs they’re 

putting into the software to make sure people qualify for the various AMI targets. Tenants are providing their 

income information, but the employer verification through the software isn’t matching. Folks out of Denver, 

Shauna and Dawn, are going to be up here 3-4 days a week for the next month working with the locals on the 

qualification process. They’re not sharing the moving date with anyone other than the people that they’ve qualified. 

There were 700 applications. How many they need to go through before they hit 75 people will indicate the real 

demand. 

• Emily asked if Integrated Community (CIIC) is involved in the lease-up process offering support to prospective 

tenants; Elliot said CIIC has heard from people who thought they were qualified but were then told that they 

weren’t. People were told they were moving in February 1, but there’s been no communication to them. There’s a 

21-day window from when people are prequalified to when they need to submit their documentation to Mission 

Rock, and people weren’t following up within that window. Elliot is not clear on the specific communication 
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Mission Rock is using to manage the process; he hasn’t seen what the web interface looks like. Emily asked that 

CIIC be allowed to help people navigate the process; Elliot said he would broach it with Mission Rock. All three 

parties met a couple months back and talked through the process. Elliot will bring up CIIC’s availability to help on 

an upcoming call with Mission Rock and make sure CIIC has the capacity to do this. 

• Lou wanted to improve the lines of communication between all parties. Jason noted that Mission Rock doesn’t 

report to YVHA, so they have to work through OPG. Elliot mentioned letting Mission Rock know that they can lean 

on YVHA to work through some of these issues. Elliot said that Shauna reported that when they left on Thursday, 

cleaning wasn’t complete; the units were less than punched out; the building was not to their standards as far as 

when they normally go through the lease-up process. They asked OPG for the target when the building would be 

completely construction clean and getting the punch list items resolved. OPG said they have people coming into 

town next week to check on the punch list; they’re holding Arco’s feet to the fire on getting everything wrapped up 

in a timely manner. Broad general statements with no specifics on what will be done by when. Elliot registered his 

concern regarding the communication flow even between the developer and the manager. Elliot and Jason will talk 

to OPG in early February. Elliot noted that Arco has received their TCO on all but five units. Emily said that YVHA 

will have the opportunity to debrief this project from inception to lease-up to identify what went wrong and how to 

address it in partnership structures going forward. She noted that all of this is pretty far out of YVHA’s control 

because of the way the partnership has been structured. 

• Jason sent out the pro forma that talks about the increased costs around the project. It is now designed so that 

YVHA is deferring quite a bit more developer fee, which means that YVHA’s revenue from the property is going to 

be delayed. YVHA will get about $35,000 a year until paid in full, which is projected to take eight years. At that 

point, YVHA will start receiving some loan payments and distributions for a total of about 68,000. YVHA has a 

16.8% stake in that developer fee, so OPG is taking the majority of that hit.  

3. MID VALLEY UPDATE 

• Jason reported that YVHA is reviewing a term sheet they received from the bank for the full amount for the 84-unit 

for-sale product. YVHA told them that the AMI was creeping up for the rental product, so they engaged a market 

study to look at that. It’s a different deal for them because the leverage play of a rental deal is much more lucrative 

for them and their investors. YVHA cancelled the HUD meeting right before the last Board meeting as a precaution 

to make sure YVHA was not engaging in choice-limiting activities by building the for-sale component ahead of the 

for-rent component. Jason thought introducing that alternative was good timing, they took it quite seriously. 

• Emily said the market study will be done within two weeks. The design side is on track. 
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• Reese noticed that the for-sale units don’t have a designated primary bedroom. He urged that attention be paid to 

the product to be delivered. Jason said that the design for Mid Valley is done. Emily and Jason discussed having 

some standard that YVHA expects for every unit that they deliver, including curb appeal, low BOC, materials, 

heating and cooling, etc. Jason thought it would be worthwhile to identify critical items and areas where there’s 

some flexibility. Reese worried that the units might meet the AMI need, but their characteristics might cause 

people to forego them and live in Hayden to get the house they want. Jason thought the Development team should 

be tasked with developing minimum standards using community engagement to determine what’s most important 

to most people. Emily asserted that YVHA needs more staff capacity and expertise to be involved in these areas in 

a meaningful way. 

4. BROWN RANCH 

• Emily and Jason have been working with Lowe on the financial model and providing Lowe with a forecast of 

revenues that YVHA believes it can bring into the project: STR, grants, etc. No firm commitments around grants. 

The goal was to be extra conservative in the initial financial model. The gap will allow for the setting of goals 

regarding grants. Starting with the horizontal infrastructure. Pass along whatever costs can’t be paid for with 

outside resources onto the vertical and add them to the vertical pro forma. 

• Emily reported that Landmark is working on estimates based on the plan that was put forward in the Community 

Development Plan as opposed to some of the initial concepts that Michaels has come up with. The reason is to 

use YVHA’s financial model and put it up against the model that Michaels is coming up with independently to make 

decisions on which parts of the vision to forego versus which to hold strong on. The Michaels model should be 

ready shortly. Jason indicated that this process would identify the problems that need to be solved over the next 

several months. 

5. GEOTHERMAL RFP REVIEW PROCESS 

• Emily released the RFP 2-3 weeks ago; expecting letters of interest in early February; received one so far from a 

group that did the geothermal system for Whisper Valley in Austin. They also submitted clarifying questions, which 

are quite technical. Still working to define the evaluation process and making sure YVHA has sufficient expertise. 

Paul Bony has been their guide through the entire process. Asked Ryan Spaustat at Landmark, and he’s thinking 

about whether to be involved. Groups might contact him to team, so he’s trying to figure out what role he plays. 

Reese put forward a contact for a consultant who could review it. Michaels will review the responses as well. 

YVHA’s response is due at the end of next month. 
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• Grant Update- Emily reported that she and Elizabeth have been working on a $4 million grant sponsored by Routt 

County. The county commissioners unanimously decided that they want to sponsor the grant. The application is 

due on February 2. The grant is for water and sewer tap fees for the first neighborhood. 


