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YAMPA VALLEY HOUSING AUTHORITY  

FINANCE & CAPITAL PLANNING TEAM MEETING MINUTES  

MARCH 21, 2024 

Team members present included: Team leader Cole Hewitt, Elliot Lawrence, Kathi Meyer, Sandy Jacobs and Mandy 
Tomassetti. Michael Jenkins of McMahan & Associates also attended. Minutes prepared via AI with formatting edits 
by Tim Keenan with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. AUDITOR PRESENTATION 

• Michael Jenkins presented what he termed a 30,000-foot overview of the financials: The end result was a clean, 

unmodified audit opinion for both the financial statements and the single audit required by the USDA. Full accrual 

was divided into governmental activities and proprietary, which was the operations of Fish Creek, Whitehaven and 

Hillside because those are the properties where there’s an intent for cost recovery. 

• Total assets at the end of the year were about $44.3 million higher than liabilities. That’s up from about 41 million 

at the end of ’22. 10 million of that is unrestricted and available for 2024 operations. About $34 million is the net 

equity in capital assets; that’s up about a million from the prior year. Overall, a positive net position in 

governmental and business-type activities. 

• YVHA continues to be highly liquid. About $5.5 million in total assets are held in cash and investments, about 10% 

of the total. That’s about equal to where it was at the end of ’22. Capital assets, the buildings and infrastructure 

that make YVHA go, are about 75% or $40 million. Those are up about $1.4 million in 2023, in part because of 

higher property taxes receivable and $940,000 in construction progress for the Mid Valley project. Liabilities 

declined by about $2.1 million in 2023. That’s largely because at the end of 2022, YVHA had received a $2.8 

million grant for Brown Ranch that was reported as deferred and was recognized in 2023. 

• On the statement of activities, Page C2, total net position increased $2.9 million for the year. The bulk of that was 

from governmental activities, which again was that $2.8 million in grant revenue. That’s driving a lot of the current 

year fiscal outcomes. 

• Fund level: On an aggregate level, total governmental fund balances (admin, development, downpayment, Brown 

Ranch) increased $1.9 million with that deferred revenue. Fund balance as a percentage of expenditures across all 

governmental funds was about 125%; last year, it was about 43%. That’s a reflection of the buildup in the funds 
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this past year, as we had a $1.3 million increase in the development fund and about a $600,000 increase in the 

Brown Ranch fund for the year. 

• Revenues were up about $1.8 million with that 2.8 million. Expenditures declined from 4.2 to 3 million even. A 

large driver of that was that in 2022, we had made a $2 million capital contribution to the Anglers 400 project, and 

no such capital contribution took place in 2023. 

• On the proprietary funds (rental projects,) a net increase of about $12,000 in aggregate for the three projects. 

Hillside declined about $135,000; Fish Creek increased about $77,000; Whitehaven increased about $70,000. 

Last year, the proprietary funds earned income of about $795,000. Much of that was driven by the $765,000 grants 

received in 2022 for Whitehaven rehab projects. 

• Budgets: The general admin fund ended the year about $140,000 better than budgeted for the year. Development 

fund ended the year about $4.6 million better than anticipated. Again, that was the deferred $2.8 million from 

2022. There was a $2 million capital contribution budgeted in 2023 in the development fund that did not take 

place. Downpayment loan fund ended the year about $119,000 better than anticipated. Pretty conservative 

budget, so both revenue streams in terms of investment earnings and loan repayments were ahead about 

$38,000. The amount of loans made during last year was less than anticipated in prior years. 

• Brown Ranch ended the year about $527,000 better than anticipated. On the revenue side, that was underbudget 

about $4.9 million, but the capital outlay that was budgeted of about $5.9 million was not incurred, so the net was 

in YVHA’s favor budget-wise. 

• Hillside ended the year with $42,000 to the positive in terms of its budget, with revenues coming in higher than 

budgeted with the interest subsidy not flowing through the budget. 

• Fish Creek was about $38,000 lower than budget. The big indicator for that one was the snow removal costs again. 

That’s always a tough one to budget, and it was in excess of what was anticipated for the year. 

• Whitehaven ended the year $55,000 less than budgeted. Revenues were more or less even with the budget, but on 

the expenditures side, especially as it relates to capital outlay and repairs and maintenance, those were higher 

than expected for the year. Whitehaven is the only fund in 2023 that would require a final supplemental budget 

amendment. The total budgeted expenditures in the final budget column would be the $75,000 for total operating 

expenses + the 56,000 and 64,000 budgeted for principal and interest repayment. That comes to about $196,000. 

When we take the comparative and actual lines, that comes out to $247,000. So, we do need to have the Board 

increase the expenditures budget for the Whitehaven fund to the tune of at least $51,000 for the year. Otherwise, 
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we’ll have to put an additional note disclosure in the financial statements relative to compliance with the budget 

loss. 

• Overall, a very clean audit; the process went really, really well. Sandy is always super organized and very much on 

top of what’s going on, not just with the numbers but with what’s going on behind the numbers. That’s really 

important to the Board and to us as auditors. Strong revenues again, good fund balances across the board. We did 

not have any management letter comments, nothing but appreciation for the work done by Sandy and the rest of 

the crew. 

• Sandy said she would bring a supplemental budget for Whitehaven of $51,905. She conveyed her surprise by that 

because they’ve always not included the principal payment as an expense but sweep it out and put it on the 

balance sheet. Michael indicated that typically, there’s a little flex on the operational budgets that covers the 

principal payment if it’s not budgeted. He noted that budget law looks at total outflows. Cole and Sandy discussed 

keeping the resolution simple so that the Board can discuss it. Cole asked if we should be budgeting operational 

cash flows differently than we are; Michael said no. Cole asked if any further disclosures need to be made about 

the debt coverage; Michael said not in terms of the financial statements because that’s encapsulated in the letter. 

Kathi wanted to add one sentence acknowledging that a letter was sent and that we have a plan; Michael said he 

would be happy to do that. Kathi asked if the source of the $2.8 million grant should be identified since it has such 

an impact on the 2023 financials; Michael will include more context. Kathi asked Michael at what point we should 

break out Mid Valley and create its own fund. Michael responded that there is no mandated level at which 

accounting rules or financial reporting statutes say you need to break out this sort of fund. He thought it would be 

an operational call as to at what point it makes sense to start carving it out because it’s a significant and unique 

part of our operations. Cole thought sales should be separated since they will overlap both Brown Ranch and Mid 

Valley. He thought Mid Valley would look more like Brown Ranch. Sandy said they will add the election results. 

• Cole reported some staff feedback that there was not a lot of communication coming back from the auditor in late 

February-early March. He said staff was a little bit antsy about getting the report so they could fit it into our 

timeline. Michael said they ended up scheduling it later than they typically do because of logistics; audit manager 

came out of maternity leave. Next year, they will endeavor to get it on the schedule earlier and make sure they can 

get it turned around more quickly. 

• Sandy will be sure to include firm dates in the timeline for next year. Cole will remember this for the engagement 

process. 

2. REVIEW OF FEBRUARY FINANCIALS 
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• Fish Creek: $25,000 was budgeted for plowing; the January bill was $41,000 with two haul-offs. Kate supported 

Native’s actions even though she didn’t initiate them. Since there was no way to know how much more snow 

would fall, these haul-offs were necessary. 

• Sandy pointed out that raising the rates so infrequently and by so little is not allowing us to keep up with expenses; 

she suggested raising rates more often and by more than $10 per month. Meyer noted that we’ve raised rates to 

keep up with the variable increases but not the fixed increases such as insurance and payroll. Sandy will come 

back with some realistic amounts by which rents will need to be raised to keep the organization sustainable. 

• Hillside: Elliot reported that we got notice from the City a few weeks ago that there’s a survey coming out. The 

domestic water there doesn’t have a backflow permitter on it. We’re supposed to be getting some sort of audit 

from the City, and as soon as we complete that audit, it starts a timeline where we have to do all these 

improvements to install a backflow. They’re saying it’s a health and safety issue. Elliot is investigating that and 

speaking to the relevant City staff. His impression was that they’re going to be pretty strict on that and we’re going 

to have to move pretty quickly once we complete that survey. That’s an unexpected expense. Elliot will reach out 

to Jodie at the USDA to see what kind of reserves are available and see about utilizing them for that project. Cole 

wanted to initiate the process to significantly increase rates there, which entails doing a market study and getting 

approval from the USDA. Kathi suggested that Elliot work with John Snyder at the City. 

3. GRANTS 

• Sandy reported that we’re going to go ahead with the baseline contract, which is in the budget for 125, and go from 

there. That won’t happen until the grant contract is finalized. This is federal, Community Project Funding, a grant 

through HUD that will come with some but not all of the federal requirements: Emily didn’t think we would have to 

do a Davis Bacon, but we will have to do an environmental impact and an EIS. Sheila is working on the private 

philanthropy side, and we’re submitting a block grant to HUD for which we’re eligible for mobile home park 

infrastructure investments for both Whitehaven and Fish Creek. At the same time, we’ll be submitting loan 

applications to the Colorado Water and Power Authority. Emily thought we would be in the same position with the 

debt coverage ratio. She thought it could be a forgivable loan similar to Fish Creek. 

4. STRATEGIC PLAN 

• To be discussed in April.  


