
REGULAR MEETING OF THE 

YAMPA VALLEY HOUSING AUTHORITY 

BOARD OF DIRECTORS AGENDA 

SEPTEMBER 10, 2026 

12:00 PM 

September 2, 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, September 10, 2026, at 12:00 PM at 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 July 2 & August 13, 2026, meeting minutes

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

c. Review and approval of the July 2026 check register

d. Review and approval of the July 2026 financial statements

5. Staff Reports (10 minutes)

6. Strategic Topic: 2027 Draft Budget Presentation and Discussion (25 minutes)

7. Strategic Topic: Mill Levy Follow-Up (25 minutes)

8. Strategic Topic: Slate Creek Discussion (20 minutes)

9. Strategic Topic: Board Retreat Prep (20 minutes)

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

a. Executive Director Search Team: Michael Ann LaMotte (Next meeting: TBD)

b. Finance & Capital Planning Team: Cole Hewitt (Next meeting: September 17; 10AM)

c. Property & Asset Management Team: TBD (Next meeting: September 16; 12PM)

d. Development Team: Lou Tortora (Next meeting: September 22; 3PM)

e. Policy & Advocacy Team: Catherine Carson (Next meeting: September 23; 10AM)

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


f. Community Engagement Team: TBD (Next meeting: September 28; 2PM) 

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

h. Executive Team: Kathi Meyer (Next meeting: September 15; 1PM) 

11. Adjourn 

UPCOMING BOARD MEETINGS: 

September 11 & 12, 2026: YVHA Special Board Retreat, 8am – 5pm, location at the Community Room of the 

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

October 8, 2026: YVHA Regular Board Meeting, Noon – 2pm, location at the 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 

July 2, 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, Lou Tortora, Steve Muntean, Shannon Doin-

Landers, Mark Halvorson, Angelica Salinas, Cole Hewitt, Scott Yeates, Daniel Buri, Michael Ann LaMotte, Kathi 

Meyer and John Spezia.    

Others present included: Elliot Lawrence, Acting Executive Director; Sandy Jacobs, Finance Director; 

Emily Katzman, Grants & Project Manager; Alyssa Cartmill, Regional Property Manager; Araceli Googins, Housing 

Navigator; Elizabeth Hinchman, Grants Coordinator; Mandy Alles, Accountant; Laraine Martin, Communications; 

Sarah Newman, Administrative Assistant; and Tom Keyse. Sarah Katherman prepared the minutes.  

EN RE: PUBLIC COMMENT 

There was no public comment. 

EN RE: BOARD MEMBER COMMENT  

Steve provided a list of the three City water supply projects that all must be completed before anyone could 

move into housing units in the Slate Creek Neighborhood. He stated the first building permits could not be pulled 

until the summer of 2029. If the most aggressive timeline is accomplished, the earliest that units could become 

available is likely to be 2030. 

Tom Keyse of Charney/Keyse joined the meeting to discuss the schedule for the governance consulting 

session. Tom reviewed the proposal for the two-day workshop. He said that he would prepare in advance 25 – 30 

policy templates related to process and means policies. These would be tailored specifically to YVHA and each 

would be discussed one by one. Together the policies form a system that works in concert with the mission and 

vision of the organization. He said that the minimum amount of time for the workshop is 12 – 13 hours, but that it is 

good to plan on 16 hours over two consecutive days. Following discussion, the board determined that September 

11 & 12 would work best. 

EN RE: CONSENT AGENDA 

The following items were presented on the consent agenda: 

a.  Review and approval of the June 11, 2026 meeting minutes 
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b.  Review and approval of May 2026 balance write-offs (none) 

c.  Review and approval of May 2026 check register 

d.  Review and approval May 2026 financial statements 

MOTION 

 Lou moved to approve the consent agenda, items a – d, as amended. John seconded. The motion 

carried unanimously. 

Mark noted that the financial statements include $87,305 in expenses related to the Cottonwoods. He 

asked for an itemized list of all the Cottonwoods-related expenses. He noted this would be useful for ensuring that  

all the qualified expenses are properly reimbursed. Elliot said that a list had been sent to the Steamboat Partners 

last week. He said he would follow-up. 

EN RE: STAFF COMMENTS 

Elliot reviewed the operational updates, as provided in the meeting materials. Catherine requested that the 

board be copied on all press releases. She also suggested that the Communications Team should publicize the 

new housing navigation tool available on the website. 

EN RE: ED SEARCH COMMITTEE UPDATE 

Elliot stated that in response to the RFP, YVHA had received three proposals from executive recruitment 

firms. All firms were interviewed, and one was eliminated fairly quickly. The other two were carefully evaluated and 

compared. Elliot said that the Search Committee is recommending that YVHA engage Bridge Partners. Angelica 

explained the seven main reasons that the Search Committee is recommending Bridge Partners, as included in the 

meeting materials. She noted that the original price quote from Bridge Partners was $60,000, but that this had been 

reduced to $45,000, which is within the budget identified in advance. Steve explained that the price reduction would 

result in one senior partner leading the search rather than two. Catherine asked about the salary range and job 

description. Angelica said Bridge Partners will work with the YVHA board on both and confirmed that board 

approval would be required for both the salary range and the job description. Lou emphasized that the local cost of 

living must be discussed up front with all serious candidates. 

MOTION 

Mark moved to authorize the Search Committee to engage Bridge Partners at the negotiated fixed fee of 

$45,000 plus pre-approved out-of-pocket expenses, and to execute the engagement agreement so the search can 

begin. The motion carried unanimously. 
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 EN RE: COTTONWOODS REAL ESTATE PRESENTATION 

Michael Ann stated that the data from the Cottonwoods lottery and sales had been thoroughly analyzed, 

not just to inform the decision of how to address the unallocated units, but also to inform future projects and 

product decisions. She reviewed the demand study performed in 2023-24 by EPS, noting that the 100% - 140% of 

AMI households make up about 15% of total housing demand. The highest demand is in the under 80% of AMI 

category and the over 200% of AMI category, both of which are outside of the target ranges for the Cottonwoods. 

La La reviewed the breadth of the marketing and outreach efforts that had been done. She discussed the 

strategy of starting the outreach with a process-heavy approach before pivoting to a product-based approach. She 

presented a chart showing the breakdown of how the 595 inquiries had learned about the project. She noted that of 

those inquiries, 404 were households under 100% of AMI. She then presented the data on the number of qualified 

applicants, lottery participants, and available units in each category. She also provided the details on households 

that purchased units above their income range. Michael Ann noted that the demand for 2 and 3-bedroom units was 

highest, and that the majority of buyers were one-person households, representing a wide variety of occupations. 

Michael Ann presented a market comparison of the unclaimed 140% of AMI units at the Cottonwoods and 

comparable market rate units currently available for purchase. She noted that it is currently less expensive to rent 

than to buy. Steve noted that the Cottonwoods 3-bedroom units are a much better deal that the 2-bedroom units. 

Michael Ann discussed the AMI levels for 2026 compared to 2025 and noted that the increase will serve to lower 

the AMI category for many potential buyers, but that high interest rates continue to act as a disincentive to move. 

Michael Ann stated that the balance on the construction loan is $8.1M. She introduced the list of possible 

actions that the board could take to sell the remaining inventory. She offered that simply continuing to market the 

units is unlikely to make much difference. She provided a breakdown of the price reductions (to bring the units into 

a lower AMI category) if YVHA were to use the remaining $386K STR funds granted by the City. Using these funds 

would redesignate 9 units from the 140% of AMI category to the 120% of AMI category. Another alternative would 

be to forgo the $311K in budgeted commissions and add that to the available STR funds, which would result in 12 

units being redesignated from the 140% of AMI range to the 100% and 120% of AMI ranges. Either of these 

actions could be enacted by the board at this meeting. Michael Ann said that other actions to assist with the 

reallocation of units could include pursuing philanthropic donations or requesting additional STR funds, amending 

the deed restriction to include local employers or local remote workers, or utilizing YVHA funds (from the future 

development fee). 

Lou suggested using the remaining the STR funds initially and then considering using the budgeted 

commissions to reallocate units to lower AMI categories. Scott, Angelica, Shannon, and Mark all stated their 
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support for using both the STR funds and the budgeted commissions. They stressed that this option is in line with 

the mission and vision of YVHA. In response to a question from Catherine, La La said that a new lottery would be 

held for the reallocated units, with all those who were unsuccessful in the previous lotteries being sent an invitation 

to join the new lottery automatically without a new application. She noted, however, that the circumstances for 

some households may have changed. Michael Ann suggested that following the reallocation, the board can discuss 

the other options for the 15 units that will remain. 

MOTION 

Angelica moved to approve the use of the remaining $386K in STR funds and the $311K in budgeted 

commissions to reallocate 12 outstanding units at the Cottonwoods from the 140% of AMI category to the 100% 

and 120% of AMI categories. Catherine seconded the motion. The motion carried unanimously. 

 EN RE: RESOLUTION 2026-010 TO REDUCE COTTONWOODS PRICES 

MOTION 

 Mark moved to approve Resolution 2026-010, a resolution to adopt the fifth supplemental 2026 budget 

appropriation to use development funds to buy down Cottonwoods unit prices in order to reallocate those units to 

100% and 120% AMI categories. John seconded the motion.  

Under discussion, Cole noted that for the first time YVHA is forgoing revenue, which is not great for the 

organization. He stated that he would be a hard “no” on forgoing the developer fee. He stated his support for the 

motion. 

The motion carried unanimously. 

EN RE: HILLSIDE VILLAGE REHAB PROJECT PRESENTATION 

Elliot noted that the Hillside Village Apartments (HSV) rehabilitation project had been discussed at a 

previous board meeting, but that many questions had remained, particularly regarding the scope of the project, the 

potential risk to YVHA, and the relative merits of YVHA acting as the developer, pursuing a fee developer, or 

pursuing a development partner, with YVHA serving as special limited partner. 

Emily provided an overview of the history of HSV, its residents, its monthly rents, and that it qualifies for 

USDA Section 515 vouchers (rental assistance). She stated that HSV is in need of rehabilitation and reviewed the 

goals of the project. 

Elliot stated that staff had done a walk-through with the architect, and that the replacement of the plumbing 

within the units had been added to the scope of work. He said that the first construction estimates would be 
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available next week. Elliot reported that Doug Shaffer (City Fire Suppression) and Todd Carr (Chief Building 

Official) had reviewed the project and had determined that the planned improvements would not trigger the need 

for fire suppression sprinklers. He added that they were pleased that a fire alarm system would be installed. Mark 

suggested that a cost estimate could be obtained for the sprinkler system, even if it is not required. Elliot said that 

the removal of the ceilings to add sound attenuation would not count towards the calculation that would trigger the 

sprinkler system requirement. 

Emily reviewed the proposal to finance the project through the competitive federal 4% LIHTC program and 

the state tax credit program. She said that YVHA had been awarded a DOH grant of $1.2M to serve as gap 

funding, contingent upon the award of the 4% tax credits. Emily presented an overview of the three available 

financing structures: YVHA as developer, a fee developer, or a development partner. She presented the pros and 

cons for each option, as detailed in the meeting materials. She noted that using a fee developer would not relieve 

YVHA from being the full guarantor, but YVHA would retain significant control over the project and the property, 

and the risk to YVHA in comparison to YVHA acting as developer would be reduced. YVHA would cede the 

ownership as well as control over how the property is managed if a development partner is brought in, but the 

partner would assume all the risk, similar to the other LIHTC projects that YVHA has done. Emily presented a 

detailed summary of the risks, with potential costs and likelihood, if YVHA acts as the developer, along with the 

mitigating factors of those risks. She also presented a timeline of the risks. 

Lou offered that in addition to the risks enumerated, there would also be unknown risks. He discussed the 

need for a contingency and for identifying the funding source to cover unknowns. John asked about asbestos. Elliot 

said that one unit in each of two of the buildings had been investigated and had been negative for asbestos. He 

said that tests on the remaining three buildings would be needed. 

Scott stated that the construction completion risk should be calculated as the total cost estimate reduced 

by the land value – or approximately $14M rather than $12M.  

Emily stated that staff needs clear direction regarding whether to proceed with the LIHTC application, 

which is due on August 3, 2026. There was a discussion of the importance of the cost estimate needed for the 

application and the work required to obtain an accurate estimate. Catherine stated that the board would need to 

schedule a special meeting to review the estimate prior to the application being submitted. Emily said that it would 

be possible to bring on a contractor familiar with these types of projects to consult on the estimates. There was a 

discussion of what would happen if the cost estimate submitted in the LIHTC application was inaccurate. 

Lou stated that while he is not that concerned with the long-term risks, the unknown construction risks are 

an issue for him. He stated that a fee developer would only mitigate the execution risk. Scott offered that to 



Page 2026 -6 

July 2, 2026 

DRAFT--Yampa Valley Housing Authority Board Minutes 

properly prepare the application it would take about six months following the initial construction estimates to refine 

the estimates and build on the work already accomplished. He noted, however, that the HSV buildings have come 

to the end of their useful lives and the option of demolishing them and rebuilding should be given careful 

consideration. 

Regarding the likelihood of being awarded the 4% tax credits, Emily conceded that this round will be 

particularly competitive but noted that there are few rural projects in the running. She added that the state grant 

may not be awarded again if the LIHTC application is postponed until 2027. 

Angelica said that the arguments against delaying the application by a year include that the buildings are in 

bad shape and the delay would affect the residents most, that the $1.2M in state grant funds might not be awarded 

next year, and that there are sunk costs of about $25K in the form of third-party reports, etc. that might need to be 

redone. She stated her support for waiting to submit the LIHTC application until 2027. Elliot suggested that if the 

rehab project is delayed, there may be an opportunity to really dig into one of the units that turns over to better 

inform cost estimates. John offered that although run-down, the conditions at HSV are not unlivable. Elliot 

confirmed that the electrical panels had been brought up to code and that that was the only identified risk to health 

or safety. 

Cole stated that if the application is postponed, the YVHA board must make a decision sooner rather than 

later regarding its preferred financing and ownership structure for the project (YVHA as developer, fee developer, 

or development partner). Catherine reminded all that HSV provides housing for the lowest income segment of the 

population and that retaining the USDA rental assistance must be a priority. Mark stated that the cost of temporary 

housing will be very costly and should not be underestimated in evaluating the demolition option. 

There was consensus on the YVHA board to postpone the application for 4% LIHTCs for the HSV rehab 

project until 2027. 

EN RE: SLATE CREEK NEIGHBORHOOD UPDATE 

Information to be provided in the weekly update to the board. 

 EN RE: HILLTOP PROJECT PRESENTATION  

Information to be provided in a separate memo. 

EN RE: ADJOURNMENT 

The regular meeting of the YVHA Board of Directors was adjourned at 3:00 p.m.   

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



Page 2026 -7 

July 2, 2026 

DRAFT--Yampa Valley Housing Authority Board Minutes 

 

________________________   __________________________ 

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

August 13, 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, Lou Tortora, Steve Muntean, Shannon Doin-

Landers, Cole Hewitt, Scott Yeates, Michael Ann LaMotte, and Kathi Meyer. David Barnes, as the City Council 

Alternate.; Mark Halvorson, Angelica Salinas, Daniel Buri, and John Spezia were absent. 

Others present included: Elliot Lawrence, Acting Executive Director; Sandy Jacobs, Finance Director; 

Emily Katzman, Grants & Project Manager; Araceli Googins, Housing Navigator; Elizabeth Hinchman, Grants 

Coordinator; Mandy Alles, Accountant; Sarah Newman, Administrative Assistant. Also in attendance were Noreen 

Moore and Jim Cook. Sarah Katherman prepared the minutes. 

EN RE: PUBLIC COMMENT 

Ms. Noreen Moore stated that she represents a group advocating for senior housing in the community. She 

stated that this group needs a home and that YVHA is the logical parent organization. She said that they have no 

interest in pursuing a separate 501(c)3 designation. Ms. Moore stated that there has been no new senior housing 

constructed since the Selbe project in 1990, although the over-65 population of Steamboat accounts for 

approximately 25% of the residents. She said that neither SOAR nor NW Colorado Health are involved in housing. 

She asked to open a dialogue to discuss the issue. 

Mr. Jim Cook noted that many people involved in the seniors’ group were instrumental in building the 

community. Ms. Moore stated that there are two groups of seniors in need of housing opportunities: those who 

want to sell their larger homes and would have funds to buy smaller places if they were available, and those who 

have worked their entire lives in the service sector or other low-paying jobs and need affordable alternatives. 

EN RE: BOARD MEMBER COMMENT  

Kathi announced that Dan and his wife had just had a baby girl. 

Catherine reported that NW Colorado Health is conducting its annual workshop on poverty next week and 

encouraged people to participate. Steve and Michael Ann confirmed that the program is very worthwhile. 
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Michael Ann said that she is expecting their second child in January and would be taking time off early in 

the year. She noted the vacancies and minimal waitlists at several of the YVHA/OPG properties. She said that she 

would like to see more data on this issue and asked whether these vacancies were being advertised. She also 

asked if the issue is pricing or demand. Elliot offered that some vacancies are due to people leaving Steamboat or 

finding alternative housing in the outlying communities. He noted that OPG is offering some specials and that they 

have acknowledged that vacancies are growing across their properties in different locations. He noted that OPG 

has never before had the need to market their units, so this is something new for them. 

EN RE: CONSENT AGENDA 

The following items were presented on the consent agenda: 

a.  Review and approval of the July 2, 2026 meeting minutes 

b.  Review and approval of June 2026 balance write-offs (none) 

c.  Review and approval of June 2026 check register 

d.  Review and approval June 2026 financial statements 

MOTION 

 Lou moved to approve the consent agenda, items a – d, as amended. Michael Ann seconded. The 

motion carried unanimously. 

EN RE: STAFF COMMENTS 

Elliot reviewed the operational updates, as provided in the meeting materials. He provided a few updates 

to his report. He stated that since the report was distributed a total of 12 redesignated units at the Cottonwoods 

have gone under contract. Currently there remain 13 unallocated units. He said that approximately $1.9M remains 

on the Alpine Bank construction loan and that this should be paid off with the next 5 – 6 closings. 

Regarding the ED search, Elliot stated that the job description is very close to being finalized and that 

Bridge Partners hopes to begin the search next week. 

He reported that mail is being delivered to the Cottonwoods. He stated that the estimates for the Hillside 

Village Apartments rehabilitation have reached $7.7M so far. 

Elliot said that staff is working on how to have a presence at the Farmer’s Market during the end of August 

and September. He said that the City Council representatives are there from 9 – 12, and that YVHA could use the 
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booth from 12 – 2. Steve said there is little room to share the booth, but that there may be a way to add a small 

table. He said that they would consider options at this week’s Market. 

Catherine stated that the full board had not discussed its priorities for the new ED and offered that there 

needs to be consensus by the full board on the job description. Elliot said he would distribute the draft description 

for input and also send out the constituent surveys, noting that the surveys were very consistent. Any input 

received on the draft will be forwarded along to Bridge Partners. 

EN RE: REVIEW AND APPROVAL OF REVISED PROP 123 DPA GUIDELINES 

Elliot stated that recent statutory changes and new Division of Housing program guidelines require that 

YVHA revise its Prop 123 DPA program guidelines. He reviewed the required changes: (1) increase the maximum 

front-end DTI ratio to 38%, (2) require the spending down of liquid assets above $50,000, and (3) clarify that the 

income of a non-occupant co-signer does not count towards the household AMI calculation. Elliot said that YVHA is 

working with Impact Development Fund (IDF), which administers YVHA’s Prop 123 down payment assistance, to 

ensure that the YVHA guidelines are in compliance. Following board and state approval, IDF can begin 

underwriting loans based on the revised guidelines. 

Cole expressed concern with the potential tax impacts of requiring applicants to spend down liquid assets 

over $50,000 in order to participate in the program. Emily said that YVHA had pushed back on this requirement and 

had requested a waiver provision. Catherine suggested that representatives Lukens and Roberts should be 

contacted. She said that the Policy Team will work on it. 

MOTION 

Lou moved to approve the revised Proposition 123 down payment assistance guidelines, as presented. 

Cole seconded the motion. The motion carried unanimously. 

 EN RE: MID-YEAR FINANCIAL REVIEW 

Cole walked the board through the overview document provided by Sandy summarizing the current YVHA 

finances (page 32 – 35 of the meeting materials packet). He noted that five supplemental budget amendments had 

been required over the first half of the year. A list of these supplemental budget items, as well as a list of the 

unbudgeted expenses that will be payable in the second half of 2026, are provided on the summary document. 

Cole noted that both Whitehaven and Hillside are within budget, even with the expenses related to planning for 

future projects. Cole reviewed the Balance Sheet for YVHA’s Governmental Funds. He explained that a large 

portion of the cash position is restricted in how it may be used. Cole reviewed the encumbrances on these funds. 

He said that the total available and unrestricted cash in governmental funds of $903,900 is equal to approximately 
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six months of operating expenses. Cole then reviewed the income that is expected, but not guaranteed, to be 

received and the timing of when different payments could be expected. 

Lou asked if anything could threaten the return of the capital contribution to the Cottonwoods. Elliot said 

that both the return of capital and the development fee for Cottonwoods are expected to be realized. 

EN RE: USFS HILLTOP PROJECT UPDATE 

Emily provided a timeline and noted significant points in the history of the USFS Hilltop project, which has 

been under consideration since 2018. She noted the importance of the provision allowing in-kind consideration to 

offset the land lease. This will effectively take the cost of the land out of the project. Emily described the well-

located 8.5-acre site, across Hilltop Parkway from Fox Creek condos. She described the schematic for the 

proposed development. She said that the USFS has stated that they will need 18 units across a range of AMI 

categories and the City will need approximately 10 units for employee housing. The remainder of the 84 total units 

(56) will be available to the community. Emily reviewed the ownership structure and the proposal to use tax-exempt 

bond financing and a fee developer (Servitas). She noted that this would allow YVHA to retain control over the 

management of the property. Emily stated that the 13-building schematic for the project was designed to fit into the 

character of the neighborhood and minimize the impact on the views from the adjacent properties. She said that 

this schematic was used to advance the land lease, but was only conceptual. She said that the units must be 

affordable for a wide range of income levels, with an average target AMI across all units of 75%, which is close to 

100% of the actual local wages.  

In response to a question from Michael Ann regarding the mix of unit types and AMI targets, Emily said 

that these could be changed if the data from Cottonwoods and a needs analysis indicate that a different mix of 

products would be preferable, but a change would require a new appraisal. She agreed that is important for YVHA 

to build what the community needs. Catherine agreed, and offered that YVHA should consider not using AMI levels 

as the basis for rents, as the AMI charts do not reflect local wages. Emily said that the proposal is to use AMI 

levels, but to discount the rents to cover the difference between the posted incomes and actual local wages. 

Regarding the possibility of for-sale units, Emily said she was not sure, but noted that the land lease would 

complicate this. Kathi added that the bond underwriters would expect the use of AMI levels and that the bond 

financing would preclude for-sale units. 

Emily reviewed the timeline for the project, with construction anticipated to begin in 2028, with occupancy 

at the end of 2029. She highlighted several key milestones in the process and stated that the board’s next 

involvement would be the review and approval of the pre-development agreement with Servitas. She said that in 

the interim the Development Team would discuss the unit and AMI mix topics raised by Michael Ann. Emily added 
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that they are working on coming up with fun name for the project, and that she would present the board with some 

options. 

Steve asked if the project could accommodate an early-childhood education facility. Emily said that this 

could be considered but would likely mean dedicating one of the units to this use.  

EN RE: SLATE CREEK NEIGHBORHOOD UPDATE 

Emily stated that the Slate Creek development roadmap has changed some since it was last reviewed by 

the board. She said that they are now targeting an annexation vote in November of 2027. She presented the 

timeline across a set of workstreams and reviewed the key activities for each workstream: governance and 

management, opportunities and constraints, scenario analysis, development strategy, and community engagement. 

Emily presented the team structure being considered, noting that the proposal presented to the Slate Creek 

Steering Committee (SCSC) was to utilize organizations (Cascadia, Civic Canopy, and Community Builders) that 

have been involved with the process to this point in order to expedite the next steps. She reviewed the potential 

sources of income to support the planning process and the associated expenses. She said that the estimated total 

expenses of all workstreams through the annexation agreement would be between $440,000 and $705,000. 

Shannon reported that Council member Dave Barnes had expressed concern with engaging Cascadia 

without a full RFP process, and that the SCSC had not been able to get beyond his objections. Emily offered that 

Dave’s concerns were primarily based on transparency. Lou stated that, in his opinion, continuing with the same 

team is the best course. He noted that Cascadia has the skills needed to move the project forward. Emily clarified 

that Cascadia is currently a sub-contractor under Community Builders, who is under contract with the City. 

Catherine stated that increased and improved community engagement led by Community Builders was 

crucial. She offered that many people will not pay attention to the process until there is a development plan, and 

that the plan must be ready well in advance of the campaign for the annexation. She asked if the proposed timeline 

would produce a development plan in time. 

Scott stated that an actual development partner for the project must be chosen as soon as possible to lead 

the process and ensure feasibility. He stressed that what gets presented to the community must be feasible, and 

added that the development partner should be actively involved with the community engagement. He said that the 

developer could work alongside the Development Advisory Team. Lou offered that there may end up being multiple 

developers. Scott proposed that the development partner would take the place of Cascadia on the Team structure 

chart. 

 Cole stated there needs to be some level of master planning for the entire site in order to be able to make 

decisions regarding phasing, scaling, etc. 
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 Lou asked about scheduling a joint meeting of the YVHA board and City Council to discuss the decision-

making process. Steve stated that City Council would be able to make time for such a meeting, but the goals and 

parameters of the discussion should be clarified in advance. There was discussion of utilizing a facilitator and 

whether to set up a separate meeting or get on the agenda for the next Council work session. 

 Catherine stated her agreement with Scott regarding the need to bring on a development partner soon. 

She said that the community wants to see a very specific development plan that is feasible. Scott offered that the 

SCSC should consider modeling the development process on similar projects that have been successful 

elsewhere. Catherine noted that the difference between the Slate Creek project and those accomplished in 

Breckenridge and Aspen is the need for annexation. 

EN RE: ADJOURNMENT 

The regular meeting of the YVHA Board of Directors was adjourned at 2:15 p.m.   

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

________________________   __________________________ 

Sarah Katherman, Minute Taker    Kathi Meyer, President  



Date Vendor Document No Amount Cleared

1 Bank: FC Operating - Alpine Bank Account No: 8900004827 1
07/01/2026 V-0089--Alpine Bank 070126-01 11,709.22 In Transit
1 Total for FC Operating 1 11,709.22 1
1 1 Total: 11,709.22 1
1 1 1 1 1
1 Bank: YVHA Operating - Wells Fargo Account No: 6733226622 1
07/13/2026 V-0001--Advanced Copier Solutions Inc 071326-01 41.34 In Transit
07/13/2026 V-0001--Advanced Copier Solutions Inc 071326-02 63.32 In Transit
07/13/2026 V-0682--Amazon Capital Services, Inc. 071326-03 100.49 In Transit
07/13/2026 V-0682--Amazon Capital Services, Inc. 071326-04 33.24 In Transit
07/13/2026 V-0682--Amazon Capital Services, Inc. 071326-05 229.63 In Transit
07/13/2026 V-0640--Mid-Valley Owners Assn 071326-06 10,254.23 In Transit
07/02/2026 V-0664--Mission Square Retirement 071326-07 8,716.45 In Transit
07/13/2026 V-0064--Steamboat Carpet Care 071326-08 95.00 In Transit
07/13/2026 V-0674--Upper Yampa Water Conservancy District 071326-09 262.78 In Transit
07/06/2026 V-0133--Century Link 071526-01 99.66 In Transit
07/15/2026 V-0140--City Of Steamboat Springs 071526-02 1,210.72 In Transit
07/15/2026 V-0140--City Of Steamboat Springs 071526-03 37.65 In Transit
07/10/2026 V-0162--Comcast Cable 071526-04 95.00 In Transit
07/15/2026 V-0162--Comcast Cable 071526-05 151.56 In Transit
07/08/2026 V-0671--Michael and Sara Craig-Scheckman 071526-06 9,969.25 In Transit
07/08/2026 V-0776--NEC-Intermedia.net 071526-07 236.54 In Transit
07/15/2026 V-0046--Northwest Data Services, Inc. 071526-08 812.60 In Transit
07/15/2026 V-0646--Paychex 071526-09 134.00 In Transit
07/15/2026 V-0377--Pinnacol Assurance 071526-10 1,548.00 In Transit
07/10/2026 V-0542--Twin Landfill LLC 071526-11 2,654.31 In Transit
07/10/2026 V-0542--Twin Landfill LLC 071526-12 913.50 In Transit
07/10/2026 V-0542--Twin Landfill LLC 071526-13 767.67 In Transit
07/15/2026 V-0542--Twin Landfill LLC 071526-14 649.00 In Transit
07/09/2026 V-0566--Wells Fargo 071526-15 325.40 In Transit
07/09/2026 V-0582--YVEA 071526-16 49.41 In Transit
07/15/2026 V-0002--All Drain Services LLC 071526-17 695.00 In Transit
07/15/2026 V-0590--RealPage Inc. 071526-18 27.13 In Transit
07/15/2026 V-0590--RealPage Inc. 071526-19 475.38 In Transit
07/15/2026 V-0803--Charney|Keyse 071526-20 11,000.00 In Transit
07/15/2026 V-0729--Kiwi Designs, LLC. 071526-21 1,280.00 In Transit
07/15/2026 V-0797--New Communities Law PLLC 071526-22 4,450.00 In Transit
07/15/2026 V-0762--Scott Smith 071526-23 600.00 In Transit
07/01/2026 V-0692--Elliot Lawrence 164 158.32 In Transit
07/15/2026 V-0156--Colorado Mountain News Media 165 188.00 In Transit
07/15/2026 V-0028--HD Supply Facilities Maintenance Ltd. 166 70.63 In Transit
07/15/2026 V-0039--Mark A. Freirich, PC 167 1,485.00 In Transit
07/15/2026 V-0375--Petty Cash 168 200.00 In Transit
07/15/2026 V-0811--RCH Jones Real Estate Consulting 169 3,013.00 In Transit
07/15/2026 V-0056--Sarah B. Katherman 170 1,350.00 In Transit
07/15/2026 V-0755--Vectra Bank Colorado 171 4,952.24 In Transit
1 Total for YVHA Operating 1 69,395.45 1
1 1 Total: 69,395.45 1
1 1 1 1 1
1 Bank: ColoTrust General - ColoTrust Account No: 01-1308-8001 1
07/13/2026 V-0029--Impact Development Fund 071326-01 20,400.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-02 20,000.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-03 20,400.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-04 20,400.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-05 20,000.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-06 20,400.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-07 20,000.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-08 20,400.00 In Transit
07/13/2026 V-0029--Impact Development Fund 071326-09 20,400.00 In Transit
1 Total for ColoTrust General 1 182,400.00 1
1 1 Total: 182,400.00 1
1 1 1 1 1
1 1 Grand Total: 263,504.67 1

Yampa Valley Housing Authority
Check Register
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Date Vendor Document No Amount Cleared

1 Bank: YVHA Operating - Wells Fargo Account No: 6733226622 1
07/20/2026 V-0664--Mission Square Retirement 072026-01 9,042.71 In Transit
07/21/2026 V-0821--Bridge Partners LLC 072126-01 15,000.00 In Transit
07/22/2026 V-0682--Amazon Capital Services, Inc. 072226-01 59.13 In Transit
07/22/2026 V-0682--Amazon Capital Services, Inc. 072226-02 53.83 In Transit
07/24/2026 V-0761--City Wide/Braata Inc. 072426-01 550.00 In Transit
07/24/2026 V-0610--Landmark Consultants, Inc. 072426-02 3,780.00 In Transit
07/24/2026 V-0369--NWCC Northwest Colorado Consultants, Inc. 072426-03 7,507.20 In Transit
07/27/2026 V-0188--DOLA/Division of Housing 072726-01 2,313.00 In Transit
07/29/2026 V-0566--Wells Fargo 072926-01 69.02 In Transit
07/29/2026 V-0802--SavATree LLC 072926-02 300.00 In Transit
07/30/2026 V-0089--Alpine Bank 073026-01 23,333.33 In Transit
07/30/2026 V-0637--Alpine Bank credit cards 073026-02 671.33 In Transit
07/30/2026 V-0799--Angle Health 073026-03 10,197.46 In Transit
07/30/2026 V-0133--Century Link 073026-04 101.93 In Transit
07/30/2026 V-0139--CIRSA 073026-05 10,981.59 In Transit
07/30/2026 V-0140--City Of Steamboat Springs 073026-06 7,980.88 In Transit
07/30/2026 V-0160--Colorado State Treasurer 073026-07 799.76 In Transit
07/30/2026 V-0646--Paychex 073026-08 274.00 In Transit
07/30/2026 V-0798--UNUM 073026-09 356.81 In Transit
07/30/2026 V-0582--YVEA 073026-10 127.91 In Transit
07/30/2026 V-0582--YVEA 073026-11 77.10 In Transit
07/30/2026 V-0582--YVEA 073026-12 128.47 In Transit
07/30/2026 V-0582--YVEA 073026-13 51.55 In Transit
07/30/2026 V-0582--YVEA 073026-14 101.29 In Transit
07/30/2026 V-0582--YVEA 073026-15 141.63 In Transit
07/30/2026 V-0582--YVEA 073026-16 189.10 In Transit
07/30/2026 V-0582--YVEA 073026-17 76.88 In Transit
07/31/2026 V-0080--Ace at the Curve 172 31.48 In Transit
07/31/2026 V-0608--Time to Shine Inc 173 130.00 In Transit
1 Total for YVHA Operating 1 94,427.39 1
1 1 Total: 94,427.39 1
1 1 1 1 1
1 1 Grand Total: 94,427.39 1

Yampa Valley Housing Authority
Check Register
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July 2026 Financial Notes: 

We received $47,660 in commissions. 

$132,000 in Grant Revenue is reimbursement for Prop 123 DPA loans. 

Property tax collected was $320,074. 

Board expense includes $11,000 down payment for the upcoming Board training workshop. 

Recruiting expense was a down payment to Bridge Partners for ED search 

Engineering expense was to Landmark for annexation research at Slate Creek. 

In July, nine DPA loans were funded at $20k each. 

Annual capital budget expense of $7,508 was to NWCC for environmental consulting on the Hillside 
Village Apartments rehab project. 
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Assets

Current Assets
Cash

Wells Fargo HSV O& M xxxx3604 174,647
Wells Fargo HSV T&I xxxx3646 10,193
ColoTrust Dev 1,780,141
Wells Fargo YVHA Oper xxx6622 277,091
ColoTrust DPA 194,381
ColoTrust Whitehaven 25,355
Petty Cash 189
Restricted cash: Surety City SS 1,409,866
Restricted cash: Surety MWW 161,034
Alpine Checking xx4827 188,948
Alpine Money Market xx4836 183,627
ColoTrust FC 374,455
ColoTrust DPA CDBG 40,473
Whitehaven Operating - MVB 72,063
Whitehaven Security Deposits MVB 11,025
Wells Fargo HSV Sec Dep xx3588 35,066
Wells Fargo HSV Res xxxx3679 90,777

Total Cash 5,029,331

Accounts Receivable
Accounts Receivable 115,687
A/R from Partners (50,491)
Allowance for Uncollectible AR (24,800)

Total Accounts Receivable 40,396

Deposits & Escrows
Prepaid Expenses 9,927

Total Deposits & Escrows 9,927

Total Current Assets 5,079,654

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 9,546
Hillside Interior Additions 406,267
Land - HSV 450,000
Land Improvements - HSV 127,794
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 175,641
Brown Ranch land 24,000,000

Depreciation & Amortization
Accumulated Depreciation (2,858,873)

Total Depreciation & Amortization (2,858,873)

YVHA
Balance Sheet

July 31, 2026
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Total Fixed Assets 33,220,653

Other Assets
Lease Receivable 26,357
N/R West End Village 3,791
Right of Use Asset 273,171
Right of Use Amortization (55,263)
N/R CDBG DPA 6,165
M/R - 2952 Abbey Road (J) 61,280
M/R - 2954 Abbey Rd. (W) 55,538
N/R Alpenglow 875
N/R Reserves 1,132,087
Investment in LLC Reserves 130
Investment in LLC Alpenglow 525,100
Investment in LLC Sunlight 1,600,000
N/R Anglers Four Hundred 2,076,667
YVHA N/R DPA 536,335
City N/R DPA 30,692
CMHC N/R 872

Total Other Assets 6,273,797

Total Assets 44,574,104

YVHA
Balance Sheet

July 31, 2026
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Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 6,447
Accrued Interest Payable 5,653
Payroll Liabilities 126,272
Security Deposits 49,387
Escrow - Jaime 3,352
Escrow - Welu (2,136)
Prepaid Revenue 54,641
457 Payable 8,752
Health Insurance Payable (1,492)

Total Current Liabilities 250,876

Long Term Liabilities
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 5,796,472

Other Liabilities
Deferred inflow - lease receivable 25,431
Lease Payable 221,689

Total Other Liabilities 247,120

Total Liabilities 6,294,468

Equity
Retained Earnings 37,862,991
Current Net Income 416,645

Total Equity 38,279,636

Total Liabilities & Equity 44,574,104

YVHA
Balance Sheet

July 31, 2026
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General Fund
Development

Fund Slate Creek DPA All Locations

Assets

Current Assets
Cash

Combined cash 72,353.81 (331,340.64) 336,900.24 (38,433.75) 39,479.66
ColoTrust Dev 0.00 1,780,141.07 0.00 0.00 1,780,141.07
Wells Fargo YVHA Oper xxx6622 277,091.11 0.00 0.00 0.00 277,091.11
ColoTrust DPA 0.00 0.00 0.00 194,380.65 194,380.65
Petty Cash 189.53 0.00 0.00 0.00 189.53
Restricted cash: Surety City SS 0.00 1,409,865.50 0.00 0.00 1,409,865.50
Restricted cash: Surety MWW 0.00 161,033.75 0.00 0.00 161,033.75
ColoTrust DPA CDBG 0.00 0.00 0.00 40,472.96 40,472.96

Total Cash 349,634.45 3,019,699.68 336,900.24 196,419.86 3,902,654.23

Accounts Receivable
Accounts Receivable 28,064.69 81,871.22 1,523.19 0.00 111,459.10
A/R from Partners 7,673.01 (58,164.36) 0.00 0.00 (50,491.35)
Allowance for Uncollectible AR 0.00 0.00 0.00 (22,800.00) (22,800.00)

Total Accounts Receivable 35,737.70 23,706.86 1,523.19 (22,800.00) 38,167.75

Deposits & Escrows
Prepaid Expenses 3,204.64 0.00 0.00 0.00 3,204.64

Total Deposits & Escrows 3,204.64 0.00 0.00 0.00 3,204.64

Total Current Assets 388,576.79 3,043,406.54 338,423.43 173,619.86 3,944,026.62

Fixed Assets
Brown Ranch land 0.00 0.00 24,000,000.00 0.00 24,000,000.00

Total Fixed Assets 0.00 0.00 24,000,000.00 0.00 24,000,000.00

Other Assets
Lease Receivable 0.00 0.00 26,357.13 0.00 26,357.13
N/R West End Village 0.00 0.00 0.00 3,790.62 3,790.62
Right of Use Asset 273,171.43 0.00 0.00 0.00 273,171.43
Right of Use Amortization (55,262.99) 0.00 0.00 0.00 (55,262.99)
N/R CDBG DPA 0.00 0.00 0.00 6,165.52 6,165.52
M/R - 2952 Abbey Road (J) 61,279.55 0.00 0.00 0.00 61,279.55
M/R - 2954 Abbey Rd. (W) 55,538.26 0.00 0.00 0.00 55,538.26
N/R Alpenglow 0.00 875.02 0.00 0.00 875.02

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
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General Fund
Development

Fund Slate Creek DPA All Locations

N/R Reserves 0.00 1,132,087.20 0.00 0.00 1,132,087.20
Investment in LLC Reserves 0.00 130.00 0.00 0.00 130.00
Investment in LLC Alpenglow 0.00 525,100.00 0.00 0.00 525,100.00
Investment in LLC Sunlight 0.00 1,600,000.00 0.00 0.00 1,600,000.00
N/R Anglers Four Hundred 0.00 2,076,666.66 0.00 0.00 2,076,666.66
YVHA N/R DPA 0.00 0.00 0.00 536,334.43 536,334.43
City N/R DPA 0.00 0.00 0.00 30,692.82 30,692.82
CMHC N/R 0.00 0.00 0.00 872.07 872.07

Total Other Assets 334,726.25 5,334,858.88 26,357.13 577,855.46 6,273,797.72

Total Assets 723,303.04 8,378,265.42 24,364,780.56 751,475.32 34,217,824.34

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
July 31, 2026
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General Fund
Development

Fund Slate Creek DPA All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 1,579.06 142.05 36.83 0.00 1,757.94
Accrued Interest Payable 0.00 525.01 0.00 0.00 525.01
Payroll Liabilities 50,522.19 41,369.31 10,688.90 0.00 102,580.40
Security Deposits 0.00 0.00 3,000.00 0.00 3,000.00
Escrow - Jaime 3,351.54 0.00 0.00 0.00 3,351.54
Escrow - Welu (2,135.87) 0.00 0.00 0.00 (2,135.87)
457 Payable 8,752.23 0.00 0.00 0.00 8,752.23
Health Insurance Payable (1,492.00) 0.00 0.00 0.00 (1,492.00)

Total Current Liabilities 60,577.15 42,036.37 13,725.73 0.00 116,339.25

Other Liabilities
Deferred inflow - lease receivable 0.00 0.00 25,430.87 0.00 25,430.87
Lease Payable 221,688.70 0.00 0.00 0.00 221,688.70

Total Other Liabilities 221,688.70 0.00 25,430.87 0.00 247,119.57

Total Liabilities 282,265.85 42,036.37 39,156.60 0.00 363,458.82

Equity
Retained Earnings

Fund Balance-Carryforward 471,367.40 7,084,330.60 24,425,980.97 610,545.67 32,592,224.64
Designated Fund Balance 0.00 500,000.00 0.00 0.00 500,000.00
Restricted Fund Balance 0.00 500,000.00 0.00 0.00 500,000.00

Current Net Income (30,330.21) 251,898.45 (100,357.01) 140,929.65 262,140.88

Total Equity 441,037.19 8,336,229.05 24,325,623.96 751,475.32 33,854,365.52

Total Liabilities & Equity 723,303.04 8,378,265.42 24,364,780.56 751,475.32 34,217,824.34

Governmental Funds
Balance Sheet Governmental Entities

General, Development, Brown Ranch, DPA
July 31, 2026
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Hillside Village Fish Creek Whitehaven All Locations

Assets

Current Assets
Cash

Combined cash (30,031) (7,000) (2,448) (39,480)
Wells Fargo HSV O& M xxxx3604 174,647 0 0 174,648
Wells Fargo HSV T&I xxxx3646 10,193 0 0 10,192
ColoTrust Whitehaven 0 0 25,355 25,355
Alpine Checking xx4827 0 188,948 0 188,948
Alpine Money Market xx4836 0 183,627 0 183,628
ColoTrust FC 0 374,455 0 374,455
Whitehaven Operating - MVB 0 0 72,063 72,063
Whitehaven Security Deposits MVB 0 0 11,025 11,024
Wells Fargo HSV Sec Dep xx3588 35,066 0 0 35,067
Wells Fargo HSV Res xxxx3679 90,777 0 0 90,777

Total Cash 280,652 740,030 105,995 1,126,677

Accounts Receivable
Accounts Receivable 3,185 66 977 4,228
Allowance for Uncollectible AR (1,000) (1,000) 0 (2,000)

Total Accounts Receivable 2,185 (934) 977 2,228

Deposits & Escrows
Prepaid Expenses 0 6,723 0 6,722

Total Deposits & Escrows 0 6,723 0 6,722

Total Current Assets 282,837 745,819 106,972 1,135,627

Fixed Assets
Building-Hillside Village 1,820,000 0 0 1,820,000
Fish Creek Mobile Home Park 0 5,077,803 0 5,077,804
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 127,795 0 0 127,795
Land Improv:Irrigation System 11,162 0 0 11,162
Office Equipment 1,167 0 0 1,167
Playground Equipment 12,577 0 0 12,577
CIP Backflow Prevention System 136,077 0 0 136,077
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 1,209,165 4,710,846 3,300,641 9,220,653

Total Assets 1,492,002 5,456,665 3,407,613 10,356,280

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
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Hillside Village Fish Creek Whitehaven All Locations

Liabilities & Equity

Liabilities
Current Liabilities

Accounts Payable 1,736 2,680 273 4,689
Accrued Interest Payable 0 5,128 0 5,128
Payroll Liabilities 21,306 1,623 763 23,692
Security Deposits 35,437 0 10,950 46,387
Prepaid Revenue 21,825 23,476 9,340 54,641

Total Current Liabilities 80,304 32,907 21,326 134,537

Long Term Liabilities
Whitehaven N/P 0 0 2,322,491 2,322,492
CWRPDA-DWRF N/P 0 129,666 0 129,666
CWRPDA-WPCRF N/P 0 282,801 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 2,322,491 5,796,472

Total Liabilities 1,137,433 2,449,758 2,343,817 5,931,009

Equity
Retained Earnings

Fund Balance-Carryforward 209,128 2,391,484 1,003,383 3,603,994
Reserve 88,984 552,789 25,000 666,773

Current Net Income 56,457 62,634 35,413 154,504

Total Equity 354,569 3,006,907 1,063,796 4,425,271

Total Liabilities & Equity 1,492,002 5,456,665 3,407,613 10,356,280

Business Funds
Balance Sheet Business-Type Entities

Hillside Village, Fish Creek, Whitehaven
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Month Ending Year Ending

Month Ending 07/31/2026 Month Ending 07/31/2026
Year to Date

07/31/2026
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 95,929 118,628 0.81 (22,699) 684,718 1,423,541 0.55 (643,905)
4402 - Subsidy Rent Income 20,696 (0) 0.00 20,696 136,042 (0) 0.00 156,736
4403 - Application Fees Received 636 44 14.67 592 4,085 2,020 2.05 2,115
4404 - Laundry and Vending 449 416 1.08 33 3,815 5,000 0.76 (1,185)
4406 - Tenant Charges 391 724 0.54 (333) 4,001 8,678 0.47 (4,613)

Total Rental Income 118,101 119,812 0.99 (1,711) 832,661 1,439,239 0.66 (490,852)

Vacancy, Losses & Concessions
4408 - Vacancy Loss 0 (1,617) 0.00 1,617 (9,257) (19,402) 0.48 10,145
4415 - Concessions/On-Site Mgt (1,737) (365) 4.76 (1,372) (2,433) (4,378) 0.63 1,598

Total Vacancy, Losses & Concessions (1,737) (1,982) 0.88 245 (11,690) (23,780) 0.51 11,743

Net Rental Income 116,364 117,830 0.99 (1,466) 820,971 1,415,459 0.66 (479,109)

Management Income
4050 - Distribution from Partnerships 0 (0) 0.00 0 40,330 2,732,100 0.01 (2,691,770)
4190 - FCMHP Mgt Fee 3,149 3,149 1.00 0 22,044 37,789 0.58 (15,746)
4191 - HSV Mgt Fee 4,698 4,698 1.00 0 32,886 56,376 0.58 (23,490)
4192 - Whitehaven Management Fee 1,335 1,440 0.93 (105) 9,348 17,283 0.54 (7,934)

Total Management Income 9,182 9,287 0.99 (105) 104,608 2,843,548 0.04 (2,738,940)

Service Related Income
4175 - Fees for Services (2,400) 0 0.00 (2,400) 10,400 0 0.00 9,600
4180 - Commissions Real Estate 47,660 51,840 0.92 (4,180) 156,970 622,080 0.25 (465,110)

Total Service Related Income 45,260 51,840 0.87 (6,580) 167,370 622,080 0.27 (455,510)

Financial Income
4010 - CDBG RLF Principal 33 30 1.12 3 195 352 0.55 (157)
4012 - CDBG RLF Interest 23 27 0.87 (3) 143 323 0.44 (181)
4020 - Principal WEV 0 36 0.00 (36) 150 432 0.35 (282)
4024 - Principal CMHC 125 124 1.00 0 748 1,495 0.50 (747)
4025 - Grants 132,000 44,833 2.94 87,167 295,792 2,044,779 0.18 (1,669,154)
4026 - Principal YVHA 0 1,667 0.00 (1,667) 0 20,000 0.00 (20,000)
4035 - Property Tax Revenue 320,074 149,870 2.14 170,204 1,722,310 1,798,440 0.98 (39,374)
4036 - Interest on taxes 305 33 9.15 271 521 400 3.06 824
4038 - Interest Income 7,363 11,529 0.64 (4,165) 56,291 138,344 0.41 (82,054)
4040 - Specific Ownership 10,894 6,667 1.63 4,228 53,554 80,000 0.81 (15,401)
4060 - URA Backfill 0 7,700 0.00 (7,700) 45,043 92,400 1.19 17,504
4120 - Loan proceeds 0 231,250 0.00 (231,250) 0 2,775,000 0.00 (2,775,000)
4150 - Contribution Routt County 0 4,166 0.00 (4,167) 25,000 50,000 0.50 (25,000)
4155 - Contribution City SBS 0 4,167 0.00 (4,167) 50,000 50,000 1.00 0

YVHA
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Month Ending Year Ending

Month Ending 07/31/2026 Month Ending 07/31/2026
Year to Date

07/31/2026
Current Year

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

4170 - Mortgage Income 719 719 1.00 0 5,031 8,625 0.67 (2,876)
Total Financial Income 471,536 462,818 1.02 8,718 2,254,778 7,060,590 0.35 (4,611,898)

Other Income
4030 - Miscellaneous Income 0 21 0.00 (21) 0 250 0.00 (250)
4055 - Gain on sale of property 0 (0) 0.00 0 5,000,000 9,000,000 0.56 (4,000,000)
4198 - Transfer from Dev Fund 0 41,666 0.00 (41,666) 891,621 1,150,000 0.78 (258,378)

Total Other Income 0 41,687 0.00 (41,687) 5,891,621 10,150,250 0.58 (4,258,628)

Total Income 642,342 683,462 0.94 (41,120) 9,239,348 22,091,927 0.43 (12,544,08
5)

Expenses

Payroll & Related
5000 - Payroll 93,168 104,983 0.89 11,814 814,137 1,259,795 0.68 401,999
5050 - Employee Benefit 8,100 13,093 0.62 4,994 88,318 157,119 0.56 68,802
5055 - Retirement Program 5,931 6,748 0.88 817 50,960 80,976 0.66 27,171
5090 - Payroll Taxes 8,749 9,931 0.88 1,182 67,655 119,169 0.60 47,712
5095 - Worker's Compensation 1,548 1,678 0.92 130 6,996 20,139 0.42 11,739
6201 - Maintenance & Repairs Payroll 7,683 7,483 1.03 (200) 52,984 89,802 0.63 33,076

Total Payroll & Related 125,179 143,916 0.87 18,737 1,081,050 1,727,000 0.66 590,499

Administrative Expenses
5015 - Administrative Fee 0 0 0.00 0 4,000 4,000 1.00 0
6535 - Treasurer's Fees 9,565 4,496 2.13 (5,068) 51,549 53,953 0.98 1,280
6820 - Office Supplies 220 275 0.80 55 1,463 3,300 0.44 1,837
6830 - Telephone, Internet 438 575 0.76 137 4,062 6,900 0.66 2,356
6835 - Training & Travel 108 4,084 0.03 3,975 12,265 49,000 0.25 36,734
6839 - Meals & Mileage 127 791 0.16 665 1,369 9,500 0.14 8,131
6840 - General & Administrative 457 697 0.66 239 3,003 8,365 0.38 5,164
6842 - Postage and Delivery 17 30 0.59 12 364 350 1.04 (14)
6853 - Bank Service Fees 76 233 0.32 159 1,153 2,805 0.41 1,651
6865 - Dues and Memberships 1,395 2,513 0.56 1,117 9,937 18,499 0.67 6,021
6878 - Computer Maintenance 917 2,100 0.44 1,182 7,002 25,200 0.31 17,448
6879 - Software Maintenance Agreement 853 4,211 0.20 3,359 28,007 50,535 0.56 22,394
6882 - Board Expense, Steering Committee 11,448 583 19.62 (10,865) 25,560 7,000 3.65 (18,559)
6915 - Due Diligence 3,013 2,084 1.45 (929) 9,013 25,000 0.36 15,987
6920 - Legal Fees 1,485 5,450 0.27 3,965 6,147 65,400 0.10 58,922

Total Administrative Expenses 30,119 28,122 1.07 (1,997) 164,894 329,807 0.52 159,352

Marketing Expenses
6843 - Website Maintenance & Upgrade 1,280 2,500 0.51 1,220 10,974 30,000 0.42 17,506
6856 - Marketing - Real Estate 0 0 0.00 0 (564) 0 0.00 564

YVHA
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Month Ending Year Ending

Month Ending 07/31/2026 Month Ending 07/31/2026
Year to Date

07/31/2026
Current Year

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

6857 - Marketing - Communications 100 1,708 0.06 1,608 973 20,500 0.05 19,527
6864 - Recruiting Expense 15,000 0 0.00 (15,000) 15,000 0 0.00 (15,000)
6870 - Advertising 0 192 0.00 192 254 2,300 0.11 2,046
6875 - Home Buyer Education 0 125 0.00 125 0 1,500 0.00 1,500

Total Marketing Expenses 16,380 4,525 3.62 (11,855) 26,637 54,300 0.52 26,143

Utilities
6501 - Electricity 943 1,042 0.91 98 6,123 12,504 0.54 5,754
6502 - Water 5,641 6,365 0.89 725 31,247 76,381 0.49 38,685
6503 - Sewer 3,588 4,865 0.74 1,277 25,932 58,389 0.54 26,848
6504 - Garbage & Trash Removal 4,895 5,112 0.96 218 36,742 61,343 0.63 22,920

Total Utilities 15,067 17,384 0.87 2,318 100,044 208,617 0.55 94,207

Operating & Maintenance Expenses
6545 - Contract Realtor 0 25,920 0.00 25,920 0 311,040 0.00 311,040
6555 - Professional Fees 0 209 0.00 208 20,000 2,500 8.00 (17,500)
6720 - HOA Fees 0 23,838 0.00 23,838 47,269 286,060 0.17 238,791
6810 - Office Space & Utilities 4,952 4,952 1.00 0 39,041 58,850 0.75 14,857
6813 - Railroad License 0 906 0.00 907 10,155 10,873 0.93 718
6862 - Contract Labor 2,500 858 2.92 (1,643) 10,907 10,287 1.16 (1,622)
6871 - Park Improvements 0 83 0.00 83 0 1,000 0.00 1,000
6872 - Furniture & Equipment Expense 247 888 0.28 641 2,154 12,000 0.18 9,846
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 1,729 22,900 20,743 1.10 (2,157)
7195 - Manager Unit Rent 1,049 1,049 1.00 0 7,343 12,589 0.58 5,246
7250 - Engineering/Surveying 3,780 0 0.00 (3,780) 3,780 0 0.00 (3,780)

Total Operating & Maintenance Expenses 12,528 60,599 0.21 48,070 163,549 727,942 0.23 558,439

Maintenance & Repairs
6202 - Maintenance Supplies 1,171 1,335 0.88 165 3,044 16,030 0.19 12,985
6203 - Maintenance & Repairs Contract 825 2,366 0.35 1,541 28,657 28,390 1.52 (14,723)
6204 - Painting 0 167 0.00 166 392 2,000 0.20 1,608
6205 - Snow Removal 0 8,270 0.00 8,271 12,801 99,245 0.13 86,444
6207 - Grounds 300 2,494 0.12 2,193 12,737 29,920 0.51 14,683
6208 - Cleaning 95 416 0.23 322 771 5,000 0.15 4,229

Total Maintenance & Repairs 2,391 15,048 0.16 12,658 58,402 180,585 0.42 105,226

Management Fees
6860 - Management Fee 9,182 9,288 0.99 105 64,278 111,448 0.58 47,169

Total Management Fees 9,182 9,288 0.99 105 64,278 111,448 0.58 47,169

Taxes & Insurance
6850 - Insurance 10,914 5,582 1.96 (5,333) 33,898 66,985 0.51 33,088

Total Taxes & Insurance 10,914 5,582 1.96 (5,333) 33,898 66,985 0.51 33,088

YVHA
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Month Ending Year Ending

Month Ending 07/31/2026 Month Ending 07/31/2026
Year to Date

07/31/2026
Current Year

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

Service Related Expenses
5010 - Direct Assistance 180,000 370,166 0.49 190,167 420,000 1,021,000 0.45 561,000

Total Service Related Expenses 180,000 370,166 0.49 190,167 420,000 1,021,000 0.45 561,000

Total Operating Expenses 401,760 654,630 0.61 252,870 2,112,752 4,427,684 0.51 2,175,123

Net Operating Income (Loss) 240,582 28,832 8.34 211,750 7,126,596 17,664,243 0.41 (10,368,96
2)

Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 7,508 22,784 0.33 15,276 37,756 273,400 0.14 235,644
6515 - Capital Contribution 0 0 0.00 0 5,000,000 5,000,000 1.00 0
6885 - Capital Outlay 0 329,317 0.00 329,317 409,810 6,726,805 0.06 6,316,995

Total Capital Expeditures 7,508 352,101 0.02 344,593 5,447,566 12,000,205 0.45 6,552,639

Debt Services
5101 - RHS Debt Payment (USDA Loans) 2,497 5,532 0.45 3,035 17,479 66,380 0.26 48,901
5102 - USDA Overage 1,134 1,570 0.72 437 7,227 18,847 0.38 11,620
6710 - Interest Payments 33,070 41,844 0.79 8,773 211,180 502,124 0.43 286,045
6712 - Principal Payments 11,941 21,434 0.56 9,493 124,305 4,257,213 0.03 4,127,837

Total Debt Services 48,642 70,380 0.69 21,738 360,191 4,844,564 0.08 4,474,403

Other Non-Operating Expenses
5123 - Transfer From O&M to Reserve 1,482 1,482 1.00 0 10,372 17,781 0.58 7,409
6565 - Transfer to General Fund 0 41,667 0.00 41,667 250,000 500,000 0.50 250,000
6567 - Transfer to Hillside Village 0 18,750 0.00 18,750 0 225,000 0.00 225,000
6568 - Transfer to Whitehaven 0 0 0.00 0 25,000 25,000 1.00 0
6569 - Transfer to DPA 0 0 0.00 0 400,000 400,000 1.00 0
6570 - Transfer to Brown Ranch 0 0 0.00 0 216,622 216,621 1.00 0
6910 - Distribution to Partners 0 0 0.00 0 200 0 0.00 (200)

Total Other Non-Operating Expenses 1,482 61,899 0.02 60,417 902,194 1,384,402 0.65 482,209

Total Non-Operating Expenses 57,632 484,380 0.12 426,748 6,709,951 18,229,171 0.37 11,509,251

Net Income (Loss) 182,950 (455,548) (0.40) 638,498 416,646 (564,928) (1.02) 1,140,289
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General Fund Development Fund Slate Creek DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

07/31/2026 07/31/2026 07/31/2026 07/31/2026 07/31/2026
Actual Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 0 0 7,534 0 7,534
4403 - Application Fees Received 3,810 0 0 0 3,809

Total Rental Income 3,810 0 7,534 0 11,343
Net Rental Income 3,810 0 7,534 0 11,343
Management Income

4050 - Distribution from Partnerships 0 40,330 0 0 40,330
4190 - FCMHP Mgt Fee 22,043 0 0 0 22,044
4191 - HSV Mgt Fee 32,886 0 0 0 32,886
4192 - Whitehaven Management Fee 9,349 0 0 0 9,348

Total Management Income 64,278 40,330 0 0 104,608
Service Related Income

4175 - Fees for Services 10,400 0 0 0 10,400
4180 - Commissions Real Estate 156,970 0 0 0 156,970

Total Service Related Income 167,370 0 0 0 167,370
Financial Income

4010 - CDBG RLF Principal 0 0 0 195 195
4012 - CDBG RLF Interest 0 0 0 143 143
4020 - Principal WEV 0 0 0 150 150
4024 - Principal CMHC 0 0 0 748 748
4025 - Grants 0 332,413 (216,621) 160,000 275,792
4035 - Property Tax Revenue 0 1,722,311 0 0 1,722,311
4036 - Interest on taxes 0 521 0 0 521
4038 - Interest Income 26 42,830 0 3,694 46,550
4040 - Specific Ownership 0 53,554 0 0 53,554
4060 - URA Backfill 0 45,044 0 0 45,044
4150 - Contribution Routt County 25,000 0 0 0 25,000
4155 - Contribution City SBS 50,000 0 0 0 50,000
4170 - Mortgage Income 5,031 0 0 0 5,031

Total Financial Income 80,057 2,196,673 (216,621) 164,930 2,225,039
Other Income

4055 - Gain on sale of property 0 5,000,000 0 0 5,000,000
4198 - Transfer from Dev Fund 250,000 0 216,621 400,000 866,621

Total Other Income 250,000 5,000,000 216,621 400,000 5,866,621
Total Income 565,515 7,237,003 7,534 564,930 8,374,981
Expenses

Payroll & Related
5000 - Payroll 340,774 341,614 74,356 0 756,743
5050 - Employee Benefit 40,924 27,440 6,346 0 74,710
5055 - Retirement Program 20,438 19,775 4,125 0 44,338
5090 - Payroll Taxes 27,679 24,793 5,962 0 58,434
5095 - Worker's Compensation 2,637 2,726 590 0 5,953

Total Payroll & Related 432,452 416,348 91,379 0 940,178
Administrative Expenses

5015 - Administrative Fee 0 0 0 4,000 4,000
6535 - Treasurer's Fees 0 51,549 0 0 51,549
6820 - Office Supplies 989 0 0 0 989
6830 - Telephone, Internet 2,684 0 0 0 2,684
6835 - Training & Travel 12,265 0 0 0 12,266
6839 - Meals & Mileage 1,230 139 0 0 1,368
6840 - General & Administrative 2,610 0 0 0 2,610
6842 - Postage and Delivery 162 0 0 0 162
6853 - Bank Service Fees 246 908 0 0 1,154

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
July 31, 2026
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General Fund Development Fund Slate Creek DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

07/31/2026 07/31/2026 07/31/2026 07/31/2026 07/31/2026
Actual Actual Actual Actual Actual

6865 - Dues and Memberships 6,673 301 0 0 6,974
6878 - Computer Maintenance 6,780 0 0 0 6,780
6879 - Software Maintenance Agreement 17,213 811 0 0 18,024
6882 - Board Expense, Steering Commit-
tee

15,405 10,154 0 0 25,559

6915 - Due Diligence 0 9,013 0 0 9,013
6920 - Legal Fees 3,039 0 48 0 3,088

Total Administrative Expenses 69,296 72,875 48 4,000 146,220
Marketing Expenses

6843 - Website Maintenance & Upgrade 10,974 0 0 0 10,974
6856 - Marketing - Real Estate 0 (564) 0 0 (564)
6857 - Marketing - Communications 937 35 0 0 972
6864 - Recruiting Expense 15,000 0 0 0 15,000
6870 - Advertising 255 0 0 0 255

Total Marketing Expenses 27,166 (529) 0 0 26,637
Utilities

6501 - Electricity 0 0 304 0 304
6502 - Water 0 0 226 0 226

Total Utilities 0 0 530 0 530
Operating & Maintenance Expenses

6555 - Professional Fees 0 20,000 0 0 20,000
6720 - HOA Fees 0 47,269 0 0 47,269
6810 - Office Space & Utilities 39,041 0 0 0 39,040
6862 - Contract Labor 6,282 0 0 0 6,283
6872 - Furniture & Equipment Expense 2,031 0 0 0 2,031
7117 - Project Auditing Expense 12,795 2,157 0 0 14,952
7250 - Engineering/Surveying 0 0 3,780 0 3,780

Total Operating & Maintenance Ex-
penses

60,149 69,426 3,780 0 133,355

Maintenance & Repairs
6205 - Snow Removal 0 0 555 0 555

Total Maintenance & Repairs 0 0 555 0 555
Taxes & Insurance

6850 - Insurance 6,782 0 11,599 0 18,381
Total Taxes & Insurance 6,782 0 11,599 0 18,381
Service Related Expenses

5010 - Direct Assistance 0 0 0 420,000 420,000
Total Service Related Expenses 0 0 0 420,000 420,000

Total Operating Expenses 595,845 558,120 107,891 424,000 1,685,856
Net Operating Income (Loss) (30,330) 6,678,883 (100,357) 140,930 6,689,125
Non-Operating Expenses

Capital Expeditures
6515 - Capital Contribution 0 5,000,000 0 0 5,000,000
6885 - Capital Outlay 0 400,413 0 0 400,413

Total Capital Expeditures 0 5,400,413 0 0 5,400,413
Debt Services

6710 - Interest Payments 0 134,750 0 0 134,750
Total Debt Services 0 134,750 0 0 134,750
Other Non-Operating Expenses

6565 - Transfer to General Fund 0 250,000 0 0 250,000
6568 - Transfer to Whitehaven 0 25,000 0 0 25,000
6569 - Transfer to DPA 0 400,000 0 0 400,000
6570 - Transfer to Brown Ranch 0 216,622 0 0 216,621
6910 - Distribution to Partners 0 200 0 0 200

Total Other Non-Operating Expenses 0 891,822 0 0 891,821
Total Non-Operating Expenses 0 6,426,985 0 0 6,426,984

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
July 31, 2026
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General Fund Development Fund Slate Creek DPA All Locations
Year To Date Year To Date Year To Date Year To Date Year To Date

07/31/2026 07/31/2026 07/31/2026 07/31/2026 07/31/2026
Actual Actual Actual Actual Actual

Net Income (Loss) (30,330) 251,898 (100,357) 140,930 262,141

Governmental Funds
Income Statement Govt Entities

Gen, Dev, BR, DPA
July 31, 2026
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

07/31/2026 07/31/2026 07/31/2026 07/31/2026
Actual Actual Actual Actual

Current Net Income
Net Operating Income (Loss)

Income
Net Rental Income

Rental Income
4401 - Rental Income & Lot Rents 246,296 277,765 153,123 677,184
4402 - Subsidy Rent Income 136,042 0 0 136,042
4403 - Application Fees Received 200 75 0 275
4404 - Laundry and Vending 3,816 0 0 3,816
4406 - Tenant Charges 3,130 370 500 4,000

Total Rental Income 389,484 278,210 153,623 821,317
Vacancy, Losses & Concessions

4408 - Vacancy Loss (9,257) 0 0 (9,257)
4415 - Concessions/On-Site Mgt 0 0 (2,433) (2,432)

Total Vacancy, Losses & Concessions (9,257) 0 (2,433) (11,689)
Net Rental Income 380,227 278,210 151,191 809,628
Financial Income

4025 - Grants 20,000 0 0 20,000
4038 - Interest Income 16 9,310 413 9,739

Total Financial Income 20,016 9,310 413 29,739
Other Income

4198 - Transfer from Dev Fund 0 0 25,000 25,000
Total Other Income 0 0 25,000 25,000

Total Income 400,243 287,520 176,604 864,367
Expenses

Payroll & Related
5000 - Payroll 46,427 7,558 3,410 57,394
5050 - Employee Benefit 12,340 929 337 13,607
5055 - Retirement Program 5,965 454 204 6,623
5090 - Payroll Taxes 8,305 631 285 9,221
5095 - Worker's Compensation 975 34 34 1,043
6201 - Maintenance & Repairs Payroll 52,984 0 0 52,984

Total Payroll & Related 126,996 9,606 4,270 140,872
Administrative Expenses

6820 - Office Supplies 474 0 0 474
6830 - Telephone, Internet 1,378 0 0 1,378
6840 - General & Administrative 183 210 0 393
6842 - Postage and Delivery 202 0 0 202
6865 - Dues and Memberships 0 1,780 1,182 2,962
6878 - Computer Maintenance 222 0 0 222
6879 - Software Maintenance Agreement 6,244 2,465 1,274 9,984
6920 - Legal Fees 3,060 0 0 3,060

Total Administrative Expenses 11,763 4,455 2,456 18,675
Utilities

6501 - Electricity 3,633 803 1,384 5,819
6502 - Water 24,691 6,287 43 31,021
6503 - Sewer 14,269 4,398 7,264 25,932
6504 - Garbage & Trash Removal 7,491 22,446 6,804 36,741

Total Utilities 50,084 33,934 15,495 99,513
Operating & Maintenance Expenses

6813 - Railroad License 0 10,156 0 10,155
6862 - Contract Labor 0 0 4,625 4,625
6872 - Furniture & Equipment Expense 124 0 0 123
7117 - Project Auditing Expense 7,948 0 0 7,948
7195 - Manager Unit Rent 7,343 0 0 7,343

Total Operating & Maintenance Ex- 15,415 10,156 4,625 30,194

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
July 31, 2026
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Hillside Village Fish Creek Whitehaven All Locations
Year To Date Year To Date Year To Date Year To Date

07/31/2026 07/31/2026 07/31/2026 07/31/2026
Actual Actual Actual Actual

penses
Maintenance & Repairs

6202 - Maintenance Supplies 3,044 0 0 3,044
6203 - Maintenance & Repairs Contract 4,251 486 23,919 28,657
6204 - Painting 392 0 0 392
6205 - Snow Removal 9,768 1,704 775 12,246
6207 - Grounds 2,979 9,458 300 12,737
6208 - Cleaning 771 0 0 772

Total Maintenance & Repairs 21,205 11,648 24,994 57,848
Management Fees

6860 - Management Fee 32,886 22,043 9,348 64,278
Total Management Fees 32,886 22,043 9,348 64,278
Taxes & Insurance

6850 - Insurance 12,602 2,093 822 15,516
Total Taxes & Insurance 12,602 2,093 822 15,516

Total Operating Expenses 270,951 93,935 62,010 426,896
Net Operating Income (Loss) 129,292 193,585 114,594 437,471
Non-Operating Expenses

Capital Expeditures
6210 - Annual Capital Budget 37,756 0 0 37,756
6885 - Capital Outlay 0 0 9,396 9,397

Total Capital Expeditures 37,756 0 9,396 47,153
Debt Services

5101 - RHS Debt Payment (USDA Loans) 17,479 0 0 17,479
5102 - USDA Overage 7,227 0 0 7,227
6710 - Interest Payments 0 41,838 34,593 76,430
6712 - Principal Payments 0 89,113 35,192 124,305

Total Debt Services 24,706 130,951 69,785 225,441
Other Non-Operating Expenses

5123 - Transfer From O&M to Reserve 10,372 0 0 10,372
Total Other Non-Operating Expenses 10,372 0 0 10,372

Total Non-Operating Expenses 72,834 130,951 79,181 282,966
Net Income (Loss) 56,458 62,634 35,413 154,505

Business Funds
Income Statement Business-Type Entities

HSV, FC, WH
July 31, 2026
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Month Ending 07/31/2026 Year to Date 07/31/2026
Actual % Actual %

Income 642,342 0.00 9,239,348 0.00

Expenses 401,760 0.00 2,112,752 0.00

Net Operating Income (Loss) 240,582 0.00 7,126,596 0.00

Non-Operating Expenses 57,632 0.00 6,709,951 0.00

Net Income (Loss) 182,950 0.00 416,646 0.00

Balance Sheet Adjustments 7,737 0.00 50,150 0.00

Net Cash Flow 190,687 0.00 466,796 0.00

Beginning Cash
1001 - Wells Fargo HSV O& M xxxx3604 176,097 0.00 91,454 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,193 0.00 10,192 0.00
1015 - ColoTrust Dev 1,523,284 0.00 3,245,040 0.00
1040 - Wells Fargo YVHA Oper xxx6622 339,653 0.00 310,129 0.00
1082 - ColoTrust DPA 174,828 0.00 15,781 0.00
1083 - ColoTrust Whitehaven 25,274 0.00 0 0.00
1090 - Petty Cash 113 0.00 12 0.00
1310 - Restricted cash: Surety City SS 1,409,865 0.00 0 0.00
1320 - Restricted cash: Surety MWW 161,034 0.00 0 0.00
1710 - Alpine Checking xx4827 190,819 0.00 107,742 0.00
1712 - Alpine Money Market xx4836 183,461 0.00 182,431 0.00
1714 - ColoTrust FC 373,260 0.00 366,341 0.00
1716 - ColoTrust DPA CDBG 39,669 0.00 38,934 0.00
1850 - Whitehaven Operating - MVB 92,153 0.00 58,884 0.00
1851 - Whitehaven Security Deposits MVB 11,014 0.00 10,966 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 37,150 0.00 33,815 0.00
1903 - Wells Fargo HSV Res xxxx3679 89,295 0.00 80,400 0.00

Total Beginning Cash 4,837,162 0.00 4,552,121 0.00

Ending Cash
1001 - Wells Fargo HSV O& M xxxx3604 174,647 0.00 174,647 0.00
1004 - Wells Fargo HSV T&I xxxx3646 10,193 0.00 10,193 0.00
1015 - ColoTrust Dev 1,780,141 0.00 1,780,141 0.00
1040 - Wells Fargo YVHA Oper xxx6622 277,091 0.00 277,091 0.00
1082 - ColoTrust DPA 194,381 0.00 194,381 0.00
1083 - ColoTrust Whitehaven 25,355 0.00 25,355 0.00
1090 - Petty Cash 189 0.00 189 0.00
1310 - Restricted cash: Surety City SS 1,409,866 0.00 1,409,866 0.00
1320 - Restricted cash: Surety MWW 161,034 0.00 161,034 0.00
1710 - Alpine Checking xx4827 188,948 0.00 188,948 0.00
1712 - Alpine Money Market xx4836 183,627 0.00 183,627 0.00
1714 - ColoTrust FC 374,455 0.00 374,455 0.00
1716 - ColoTrust DPA CDBG 40,473 0.00 40,473 0.00
1850 - Whitehaven Operating - MVB 72,063 0.00 72,063 0.00
1851 - Whitehaven Security Deposits MVB 11,025 0.00 11,025 0.00
1902 - Wells Fargo HSV Sec Dep xx3588 35,066 0.00 35,066 0.00
1903 - Wells Fargo HSV Res xxxx3679 90,777 0.00 90,777 0.00

Total Ending Cash 5,029,331 0.00 5,029,331 0.00

YVHA
Statement of Cash Flows

July 31, 2026

Created on: 08/17/2026, 2:23 PM MST Page 1
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YAMPA VALLEY HOUSING AUTHORITY  

DIRECTOR’S REPORT 

YVHA BOARD MEETING 

SEPTEMBER 10TH, 2026 

12PM – 2PM 

Operational Updates:   

1. COTTONWOODS SALES – Sales at the Cottonwoods are continuing at a brisk pace. At the end of last week, we 

have had 55 closings, which equate to 64% of the project being sold with 16 additional units under contract and 11 

scheduled closing for the month of September.  This leaves us with 15 unsold units with the breakout as follows:  

2-120% two bedrooms, 2-130% two bedrooms, 6-140% one bedrooms, 5-140% two bedrooms.  The Real Estate 

team met on Thursday of last week to discuss their continued marketing efforts and highlight the amazing location 

and attributes the Cottonwoods have to offer.  They are in the process of rolling out new newspaper ads, radio ads 

on the River & Big Country and social media ads in the coming weeks.  We are hosting a bring a friend Happy Hour 

on September 9th at 4pm with Cross County Mortgage and the Agency.  As of last week we have a little over 300K 

left to pay on our Alpine Bank loan.   

2. HOME BASE STEAMBOAT – As of Friday, September 4th the HOME Base program has seen its 3rd closing using 

STR funds.  The closing have included 1 single family home and 2 town homes.  The program has 2 additional 

closings scheduled for the month of September.  Alyssa continues to work on the administrative guidelines to 

launch the next phase of this program which will allow current homeowners to place a deed restriction on their 

existing home.  That program is anticipated to launch next month.     

3. EXECUTIVE DIRECTOR SEARCH – Bridge Partners launched the executive director search for YVHA on 

Wednesday, August 19th.  So far Bridge Partners has seen 28 applicants for the role as of last week, and they are 

actively reaching out to people in their network and following up with candidates that they think would be good fits 

for the Executive Director role with YVHA.  We have a couple of meetings coming up with Bridge Partners in the 

coming weeks.  Those meetings are a Benchmark/Resume review on September 25th and a Longlist of Candidates 

meeting on October 9th.  Overall Bridge Partners says that the search is going well and the candidates they have 

spoken with are excited about the role and potential opportunity.   

4. COMMUNICATION UPDATES – 1) We have started attending Saturday Farmer’s Markets on Yampa Street with 

the City of Steamboat Springs.  Our first week saw Catherine and Laraine manning the table and last weekend over 

Labor Day saw Lou and John S. manning the table.  Lot of discussion around Cottonwoods and all things YVHA.  
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The engagement has been mostly with locals, some recent Steamboat residents and 2nd homeowners who were in 

town the last couple of weeks.  Our final Farmer’s Market will be on Saturday, September 19th.  If any board 

members would like to help us man the table, please reach out to me or Laraine.  2) Our second blog post is up on 

YVHA’s website and features non-other than our own John Spezia’s experience with housing and local housing 

advocacy through his eyes.  If you haven’t read it, you can check it out HERE.  We encourage any other board 

members to reach out to Laraine if they have anything they would like to contribute to the blog.  3) The Slate Creek 

Steering Communications Committee has been working through plans for an external Slate Creek project website 

with a brand-new logo for the project.  This will get launched as soon as the Slate Creek Steering Committee has a 

chance to review and weigh in.  4) Some monthly stats… Monthly e-newsletter is going out to 2,847 inboxes with a 

33% average open rate (all board members should sign up to receive this newsletter if they have not already!), 

Facebook has 772 followers, Instagram has 399, LinkedIn has 64 (if any staff/board members are active on this 

platform, please give YVHA a follow).  

5. YVHA/CITY/OPG/MISSION ROCK MEETING – On August 31st the City, YVHA, OPG and Mission Rock met at City 

Hall to follow-up on the action plan that was rolled out in February by Mission Rock and OPG.  Mission Rock 

provided updates on parking, sub-leasing monitoring, pest control, access control, community engagement & 

surveys, cleaning standards and vendor engagement to name a few.  As I’ve been reporting to the board for several 

months, we have seen dramatic improvement at all three properties over the last 6 months, and the task now is to 

continue making progress and build on some of the success Mission Rock and OPG has had.  At the meeting was 

Matt Gillam, Managing Partner of OPG; Sarah Kempton & Carrie Glovka from Mission Rock; Steve Muntean & 

David Barnes from City Council and myself.  The meeting was streamed via zoom, and we had 15 participants 

online listening to the updates.   

6. STEAMBOAT SPRINGS SCHOOL DISTRICT HOUSING RFP – The School district released an RFP for owner rep 

services for their 2+ acre parcel near Sleeping Giant School earlier this summer.  After receiving a lot of interest in 

the RFP and project, the school district reached out to YVHA to assist with the review of proposals and interviews 

with the chosen applicants.  Emily participated in these interviews on August 31st and reported back that there are 

some strong applicants to help the school district realize their goals of housing for about 20 employees on the site.   

7. WHITEHAVEN WATER & SEWER PROJECT – On August 31st, we went back in front of the City’s Ad-Hoc 

committee to follow-up on our STR request for a grant to support electrical upgrades and bringing city water and 

sewer into the park to replace the 50+ year old infrastructure.  We did a 20-minute presentation to the committee 

and then answered questions from the committee members for about 45 minutes.  The committee seemed 

supportive of our grant request and is asking the city’s new financial analysis partner, CHAI to review our proforma 

to see how much dept the park could carry.  It appears we will receive some sort of grant and low interest loan to 

https://yvha.org/2026/08/26/early-advocates-yvhas-history-in-steamboat-springs/
https://yvha.org/yvha-newsletter-signup/
https://www.linkedin.com/company/yampa-valley-housing-authority
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support the infrastructure upgrades.  There were also a few follow-up questions the committee had for us that we 

have provided some answers too.  We hope to get this back in front of the Housing Subcommittee at their meeting 

on September 23rd.   



2027 First Draft Budget Overview
YVHA Board of Directors

September 10, 2026

Sandy Jacobs, YVHA Finance Manager



2027 budget-setting process & schedule

Today - first draft 2027 budget review

• Overview of main budget categories & major staff notes for large line items

• Today’s a great day to bring up discussion points, ask any questions

October 8 - board overview of draft 2

November 12- final draft, public presentation

December 10- board votes to pass resolution approving 2027 budget and mill 
levy



Goals: 2027 budget
The budget financially supports the accomplishment of our mission-oriented 
goals:

• Develop housing

• Preserve housing

• Assist renters and buyers

The budget is a statement of purpose, operational guide, communication tool – how we 
plan to achieve our mission and meet policy goals

Availability

• USFS Hilltop
• Slate Creek

Affordability

• Keeping rents low
• Rental assistance

Stability

• Hillside Village 
renovations

• Whitehaven 
infrastructure

Mobility

• USFS Hilltop
• Down Payment 

Assistance



Fund balances

Total DPA SC Dev Gen Governmental funds

$5,460,226 $302,447 $237,206 $4,552,494 $368,079 Forecasted 12/31/26  fund balances

$(572,980)$(159,898)$(143,213)$(122,425)$(147,444)2027 budgeted net income/(loss)

$4,887,246 $142,549 $93,993 $4,430,069 $220,635 Budgeted 2027 Fund Balance

Whitehaven FC HSV Enterprise Funds

$88,244 $716,084 $123,258 Forecasted 12/31/26 available fund balance
$9,792 $65,727 $3,351 Budgeted 2027 net income

$98,036 $781,811 $126,609 Budgeted 2027 fund balance
$(53,291)$(117,287)$(115,000)6-month operating expenses reserve
$44,746 $664,524 $11,609 Available fund balance



$1.3M

Payroll trends: 2019 to 2027
Two-year comparison
• 2026 Wages = $1,346,251
• 2027 Wages = $1,449,932

o Increase of $103,682 or 7.8%
All-in Payroll (includes benefits, 
retirement, taxes, workers comp)
• 2026 = $1,703,437  
• 2027 = $1,856,881

• Increase of  $153,444 or 9%

• Each year wages increase by 
CPI + 3% merit-based salary 
step schedule on annual 
anniversary date

• Benefits range from 28-32% of 
wages
o Employee hired at $100,000 

salary = benefits cost about 
$30,000

$0

$200,000

$400,000

$600,000

$800,000

$1,000,000

$1,200,000

$1,400,000

$1,600,000

$1,800,000

$2,000,000

2019 2020 2021 2022 2023 2024 2025 2026 (F) 2027 (B)

Wages Benefits, Taxes, etc.

1211.61211119544Headcount

3.9%2.1%1.9%4.7%8.2%3.5%3.1%2.1%3.2%CPI

6.9%5.1%4.9%7.7%11.2%6.5%6.1%5.1%6.2%Annual wage 
increase



General fund

Revenue
• Management fees
• Grants 

• City, County

• Mortgage income & real 
estate commission

• budgeted 1 Cottonwood 
resale

• Transfer from development 
fund: $700K

Expenses
• Payroll – almost half of total 

PR goes to general fund
• Marketing for real estate and 

communications
• Office space
• Board expense
• All general admin and 

operating expenses needed 
to run the organization



Development

Revenue

• Property tax
• initial valuation is up 5%, 

meaning about $90,000 more; 
$1.88M total

• (Hopeful) pre-development 
STR grant for USFS Hilltop

• almost $1.6M
• Distribution from partnerships 

• est. $46K
• Interest income

Expenses

• Payroll
• approx. 30% of YVHA PR goes to 

Dev Fund
• Due diligence and legal fees for 

new projects
• Capital outlay of $1.6M to match 

the budgeted grant
• Transfers

• Gen Fund $700k
• Hillside loan $125k. Budgeted $225k in 

2026, only transferred $100k
• Slate Creek $775k; $500k Routt County 

grant, $275k other expenses



Slate Creek

Revenue
• $500k Routt County grant 

from 2022 
• transfer from development

• $275k transfer from 
development

• $42,900 DOLA grant
• Rent income
• Possible City of SS cost-

sharing 
• not in budget

Expenses
• Payroll

• 11% of total PR

• Website & marketing-
community engagement 
budget

• Snow removal, grounds, 
insurance

• Capital expenditures
• Annexation roadmap expenses 



Down payment assistance

Revenue
• Prop 123 - $523k
• Any unused development 

fund transfers from 2026
• Payoffs stay in the program 

for new loans

Expenses
• Direct assistance loans
• IDF admin fee



Business (enterprise) funds
Self-sustaining funds supporting YVHA-owned and operated properties

Hillside Village

Rehabilitation project (start 
April 2028)
• Continue preconstruction 

planning 
• $75k cost to file a 9% tax 

credit app

Dev fund loan $125k rolled 
from 2026 t0 2027

Rent Increase: $34, $41/mo.

Fish Creek MHP

Electrical infrastructure – end 
of life
• On-hold pending funding
• Building up fund balance 

DCR maintain at 110%

Rent Increase: $23/lot/mo.

Whitehaven MHP

Infrastructure project
• $5.04M grant revenue

EIAF $750K
HUD CPF $1M
STR $3.19M
UYWCD $100k

Rent Increase: $0/lot/mo.
If we get the STR $. If not, then rents will 
go up 25%



Q & A



General Fund  2027 DRAFT Budget

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

INCOME

 Rental Income

4403 Application Fees Received 4,889 3,810 1,500 200

Total  Rental Income 4,889 3,810 1,500 200

 Vacancy, Losses & Concessions

Total  Vacancy, Losses & Concessions 0 0 0 0

 Management Income

4190 FCMHP Mgt Fee 37,012 37,789 37,789 40,541 2027 goes up proportionally with rate increase

4191 HSV Mgt Fee 56,376 56,376 56,376 60,060 Max determined by USDA

4192 Whitehaven Mgt Fee 14,051 16,026 17,283 16,267 2027 goes up proportionally with rate increase

4193 Sunlight Mgt Fee 0 0 0 0

Total  Management Income 107,439 110,191 111,448 116,868

Service Related Income

4175 Fees for Services 0 28,200 0 19,200 2026 25 Prop 123 loans; 2027 12 loans estimated. Need La La UC 
Health & Home Base numbers

4180 Real Estate Commissions 0 311,040 622,080 8,000 2027 one unit resale

Total Service Related Income 0 339,240 622,080 27,200

 Financial Income

4025 Grants 21,000 0 15,000 10,000 2027 assume small CHFA Direct Effect grant to support Housing 
Navigation OR Rocky Mtn Health Foundation

4038 Interest Income 82 39 10 10

4150 Contribution Routt County 50,000 50,000 50,000 50,000

4155 Contribution City SBS 50,000 50,000 50,000 50,000

4170 Mortgage Income 0 8,625 8,625 8,625

4505 DPA Interest 2,000 0 0 0

Total  Financial Income 123,082 108,664 123,635 118,635

 Other Income

4030 Miscellaneous Income 4,650 0 250 250

4198 Transfer from Dev Fund 650,000 500,000 500,000 700,000

Total  Other Income 654,650 500,000 500,250 700,250

TOTAL INCOME 890,060 1,061,905 1,358,913 963,153

EXPENSE

 Payroll & Related

5000 Payroll 542,570 587,844 586,853 657,173

5050 Employee Benefit 84,717 70,155 70,265 87,638 Medical 20% increase; Dental/Vision 10% increase

5055 Retirement Program 31,433 35,271 35,211 39,430 6%

5090 Payroll Taxes 43,988 44,304 51,819 51,588

5095 Worker's Compensation 7,768 4,875 8,803 9,858

Total  Payroll & Related 710,476 742,448 752,951 845,687

 Administrative Expenses

6820 Office Supplies 2,009 1,567 2,000 2,000

6830 Telephone, Internet 5,921 4,835 4,500 5,000 2026: Phones $240/mo, Internet $155/mo

6835 Training & Travel 17,913 25,000 30,000 25,000

6839 Meals & Mileage 4,124 7,000 7,000 6,000

6840 General & Administrative 4,668 4,512 5,500 5,500

6842 Postage and Delivery 78 243 200 200

6853 Bank Service Fees 446 303 300 300

6865 Dues and Memberships 10,117 14,000 14,000 10,000

6878 Computer Maintenance 11,309 24,000 24,000 15,000 NW Data, Copier 2027 lowered amt

6879 Software Maintenance Agreement 2,675 32,000 32,000 32,000

6882 Board Expense, Steering Committee 5,557 54,107 5,000 7,500 2026 forecast Charney Keyes

6920 Legal Fees 11,021 4,559 5,000 5,000 ED contract

Total  Administrative Expenses 75,838 172,125 129,500 113,500

 Marketing Expenses

6843 Website Maintenance & Upgrade 13,257 25,000 25,000 20,000 let's keep at $25K, Blair and I spoke about his estimation and he 
does not foresee costs going up. No plans to overhaul website or 
make any major changes. - LM 7/16/26
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General Fund  2027 DRAFT Budget

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

6856 Marketing - Real Estate 0 0 0 1,000 Cottonwoods RE resale

6857 Marketing - Communications 3,483 12,500 12,500 13,470 from Laraine 7/20/26: estimate high with annual report 9800, 
MailChimp $1254, Canva $120, printing $1326, branded YVHA 
tablecloth $150, folding table for events larger $100, YVHA sticker 
reprint possibly $200, pull-up graphic banner for events $120, 
YVHA postcards or placemats $400

6864 Recruiting Expense 0 45,000 0 5,000 Possible moving allowance for ED search

6870 Advertising 2,057 381 300 400 newspaper notification

6875 Home Buyer Education 0 0 1,500 1,500

Total  Marketing Expenses 18,797 82,881 39,300 41,370

 Utilities

Total  Utilities 0 0 0 0

 Operating & Maintenance Expenses

6545 Contract Realtor 0 0 311,040 0 Land Title collected Agency 1%

6555 Professional Fees 4,800 2,500 2,500 2,500 Eagle County Housing for La La real estate

6810 Office Space & Utilities 60,528 58,850 58,850 60,616

6862 Contract Labor 9,309 10,084 2,500 9,000 Sarah Katherman and CityWide office cleaning

6872 Furniture & Equipment Expense 3,256 3,046 6,000 10,500 Laptop purchase 2026 cost $1,679 (possible 2027 replacement 
needs (all out of warranty): Mandy, Araceli, Sarah, Elizabeth, 
Sandy) New ED equipment

7117 Project Auditing Expense 11,793 12,795 12,795 13,307 4% 2027

Total  Operating & Maintenance Expenses 89,686 87,275 393,685 95,923

 Maintenance & Repairs

6202 Maintenance Supplies 0 0 0 0

Total  Maintenance & Repairs 0 0 0 0

 Management Fees

Total  Management Fees 0 0 0 0

 Taxes & Insurance

6850 Insurance 12,814 13,509 13,509 14,117 CIRSA growth from info Tab

Total  Taxes & Insurance 12,814 13,509 13,509 14,117

 Service Related Expenses

Total  Service Related Expenses 0 0 0 0

Total Operating Expense 907,611 1,098,238 1,328,945 1,110,597

Net Operating Income/(Loss) -17,551 -36,333 29,968 -147,444

 Capital Expenditures

6885 Capital Outlay 0 0 0 0

Total  Capital Expenditures 0 0 0 0

 Debt Services

Total  Debt Services 0 0 0 0

 Other Non-Operating Expenses

Total  Other Non-Operating Expenses 0 0 0 0

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 907,611 1,098,238 1,328,945 1,110,597

NET INCOME -17,551 -36,333 29,968 -147,444

Fund Balance       404,412       368,079       220,635 

Reserve 2-3 mo operating

Remaining Fund Balance       220,635 
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Development Fund  2027 DRAFT Budget

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

INCOME

 Rental Income

Total  Rental Income 0 0 0 0

 Vacancy, Losses & Concessions

Total  Vacancy, Losses & Concessions 0 0 0 0

 Management Income

4050 Distribution from Partnerships 39,054 2,708,430 2,732,100 46,180 2027 est cashflow SC $40,000; Reserves $6,000, Alpenglow 
$18,000

Total  Management Income 39,054 2,708,430 2,732,100 46,180

Service Related Income

Total Service Related Income 0 0 0 0

 Financial Income

4025 Grants 1,167,019 279,000 0 1,591,527 Pre-development STR grant for USFS Hilltop to be utilized in 2027 

4035 Property Tax Revenue 1,637,210 1,798,440 1,798,440 1,888,362 draft valuation increase of 5%

4036 Interest on taxes 2,562 1,836 400 400

4038 Interest Income 202,355 64,246 80,000 65,000

4040 Specific Ownership 105,113 96,899 80,000 85,000

4060 URA Backfill 86,653 164,855 92,400 92,400

4120 Loan Proceeds 0 0 2,775,000 0 We're hoping for a grant of pre-dev expenses rather than loan so 
deleted this. 

Total  Financial Income 3,200,912 2,405,276 4,826,240 3,722,689

 Other Income

4030 Miscellaneous Income 6,294 0 0 0

4055 Gain on Sale 0 9,000,000 9,000,000 0

Total  Other Income 6,294 9,000,000 9,000,000 0

TOTAL INCOME 3,246,260 14,113,706 16,558,340 3,768,869

EXPENSE

 Payroll & Related

5000 Payroll 424,819 459,629 472,685 428,987 90% of ED here. Budgeted $216k. Range is $180 - 220

5050 Employee Benefit 40,692 47,041 53,408 52,850

5055 Retirement Program 24,957 27,578 28,361 25,739

5090 Payroll Taxes 32,674 38,694 41,738 31,985

5095 Worker's Compensation 5,121 4,831 7,090 6,450

Total  Payroll & Related 528,262 577,773 603,282 546,011

 Administrative Expenses

6535 Treasurer's Fees 49,201 53,953 53,953 56,651 3% of property tax

6820 Office Supplies 99 0 300 300

6835 Training & Travel 5,273 15,000 18,000 15,000

6839 Meals & Mileage 357 2,000 2,000 2,000

6840 General & Administrative 1,123 0 1,500 1,500

6842 Postage and Delivery 187 0 0 0

6853 Bank Service Fees 2 905 5 5 2026:Surety Fees Cottonwoods

6865 Dues and Memberships 924 1,400 1,400 1,400

6878 Computer Maintenance 0 0 500 500

6879 Software Maintenance Agreement 1,887 4,400 4,400 4,400

6882 Board Expense, Steering Committee 844 16,000 2,000 2,000

6915 Due Diligence 18,566 25,000 25,000 25,000

6920 Legal Fees 946 10,000 30,000 30,000

Total  Administrative Expenses 79,408 128,658 139,058 138,756

 Marketing Expenses

6857 Marketing - Communications 0 8,000 8,000 8,000 Designated for any communications/engagement for properties in 
development

6870 Advertising 0 0 0 0

Total  Marketing Expenses 0 8,000 8,000 8,000
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Development Fund  2027 DRAFT Budget

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

 Utilities

Total  Utilities 0 0 0 0

 Operating & Maintenance Expenses

6555 Professional Fees 163,231 20,000 0 0

6720 HOA Fees 10,252 47,269 286,060 0

6862 Contract Labor 0 0 0 0

6872 Furniture & Equipment Expense 2,697 2,500 4,500 2,000

7117 Project Auditing Expense 0 2,157 0 0

7250 Engineering/Surveying 7,556 0 0 0

Total  Operating & Maintenance Expenses 183,736 71,926 290,560 2,000

 Maintenance & Repairs

6207 Grounds 0 0 0 0

Total  Maintenance & Repairs 0 0 0 0

 Management Fees

Total  Management Fees 0 0 0 0

 Taxes & Insurance

Total  Taxes & Insurance 0 0 0 0

 Service Related Expenses

5010 Direct Assistance 25,316 311,000 321,000 0 10k rental assistance  +$311,000 Supplemental budget for 
Cottonwoods Buy downs

Total  Service Related Expenses 25,316 311,000 321,000 0

Total Operating Expense 816,723 1,097,357 1,361,900 694,767

Net Operating Income/(Loss) 2,429,537 13,016,349 15,196,440 3,074,102

 Capital Expenditures

6515 Capital Contribution 0 9,000,000 5,000,000 0 2026-Midvalley Ph2 back into project

6885 Capital Outlay 1,167,019 600,620 2,775,000 1,591,527 USFS Hilltop predevelopment expenses anticipated for 2027: 
$1,591,527

Total  Capital Expenditures 1,167,019 9,600,620 7,775,000 1,591,527

 Debt Services

6710 Interest Payments 525 375,000 375,000 5,000

6712 Principal Payments 0 0 4,000,000 0

Total  Debt Services 525 375,000 4,375,000 5,000

 Other Non-Operating Expenses

6565 Transfer to General Fund 650,000 500,000 500,000 700,000

6566 Transfer to Fish Creek 0 0 0 0

6567 Transfer to Hillside 0 100,000 225,000 125,000 Loan to HSV 2026 $100k; 2027 $125k

6568 Transfer to Whitehaven 22,248 25,000 25,000 0

6569 Transfer to DPA 0 400,000 400,000 0

6570 Transfer to Brown Ranch Fund 250,000 216,621 216,621 775,000 500k RC grant to BR capex; $275k to cover other expenses

6910 Distribution to Partners 0 200 0 0

Total  Other Non-Operating Expenses 922,248 1,241,821 1,366,621 1,600,000

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 2,906,514 12,314,798 14,878,521 3,891,294

NET INCOME 339,745 1,798,908 1,679,819 -122,425

Fund Balance    2,753,022    4,551,930      4,429,505 922248

Reserve        (500,000) 925000

Remaining Fund Balance 11,217,441      3,929,505 -2752
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Slate Creek  2027 DRAFT Budget 

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot Rents 36,505 12,915 12,915 12,915 Clock lease expires Sept 20, 2026,. Renewal I the works

Total  Rental Income 36,505 12,915 12,915 12,915

 Vacancy, Losses & Concessions

Total  Vacancy, Losses & Concessions 0 0 0 0

 Management Income

Total  Management Income 0 0 0 0

Service Related Income

Total Service Related Income 0 0 0 0

 Financial Income

4025 Grants 3,557 -216,621 -216,621 42,900 2027: 22% reimb from DOLA; 2026 return part of Routt County 
grant

Total  Financial Income 3,557 -216,621 -216,621 42,900

 Other Income

4030 Miscellaneous Income 440 0 0 0

4198 Transfer from Dev Fund 250,000 216,621 0 775,000 $500,000 Routt County restricted use + $275k Dev subsidy

Total  Other Income 250,440 216,621 0 775,000

TOTAL INCOME 290,502 12,915 -203,706 830,815

EXPENSE

 Payroll & Related

5000 Payroll 105,812 109,230 102,244 164,578

5050 Employee Benefit 11,461 10,878 10,876 20,161

5055 Retirement Program 5,493 6,554 6,135 9,875

5090 Payroll Taxes 8,421 9,397 9,028 12,723

5095 Worker's Compensation 1,403 1,045 1,534 2,469

Total  Payroll & Related 132,589 137,104 129,817 209,806

 Administrative Expenses

5020 Miscellaneous Expense 0 0 0 0

6820 Office Supplies 0 0 0 0

6830 Telephone, Internet 0 0 0 0

6835 Training & Travel 0 0 0 0

6839 Meals & Mileage 57 0 0 0

6840 General & Administrative -111 0 0 0

6865 Dues and Memberships 50 0 0 0

6878 Computer Maintenance 0 0 0 0

6879 Software Maintenance Agreement 1,165 0 0 0

6882 Board Expense, Steering Committee 0 0 0 0

6920 Legal Fees 150 25,000 25,000 25,000

Total  Administrative Expenses 1,312 25,000 25,000 25,000

 Marketing Expenses

6843 Website Maintenance & Upgrade 2,837 5,000 5,000 5,152 per BR budget from Emily

6857 Marketing - Communications 1,375 0 0 186,170 Community engagement BR budget from Emily

6870 Advertising 191 0 2,000 2,000

Total  Marketing Expenses 4,404 5,000 7,000 193,322

 Utilities

6500 Gas 0 0 0 0

6501 Electricity 538 531 500 552

6502 Water 376 395 350 411

Total  Utilities 915 926 850 962

 Operating & Maintenance Expenses

6555 Professional Fees 5,000 0 0 0

6862 Contract Labor 0 0 0 0

6867 Election Expense 0 0 0 0

6872 Furniture & Equipment Expense 171 0 0 0

7250 Engineering/Surveying 18,948 12,653 0 0

Total  Operating & Maintenance Expenses 24,118 12,653 0 0
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Slate Creek  2027 DRAFT Budget 

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

 Maintenance & Repairs

6202 Maintenance Supplies 0 0 0 0

6203 Maintenance & Repairs Contract 22,053 0 0 0

6205 Snow Removal 2,648 5,000 5,000 4,000

6207 Grounds 3,300 3,450 3,500 3,585 2026 L.B. Eco Noxious Weed Mgmt bid $3,450

Total  Maintenance & Repairs 28,001 8,450 8,500 7,585

 Management Fees

Total  Management Fees 0 0 0 0

 Taxes & Insurance

6850 Insurance 17,179 22,875 22,875 23,904 CIRSA growth from info Tab

Total  Taxes & Insurance 17,179 22,875 22,875 23,904

Total  Service Related Expenses 0 0 0 0

Total Operating Expense 208,517 212,008 194,042 460,579

Net Operating Income/(Loss) 81,985 -199,093 -397,748 370,236

 Capital Expenditures

6885 Capital Outlay 0 0 0 513,449 Annexation roadmap expenses: planning, engineering,  third party 
reports. City SS cost sharing?

Total  Capital Expenditures 0 0 0 513,449

 Debt Services

Total  Debt Services 0 0 0 0

 Other Non-Operating Expenses

Total  Other Non-Operating Expenses 0 0 0 0

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 208,517 212,008 194,042 974,028

NET INCOME 81,985 -199,093 -397,748 -143,213

Fund Balance       436,299        237,206         93,993 

Reserve 6 mo operating                 -   

Remaining Fund Balance         93,993 
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Down Payment Assistance  2027 DRAFT Budget 

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

INCOME

Service Related Income

Total Service Related Income 0 0 0 0

 Financial Income

4010 CDBG RLF Principal 0 352 352 352

4012 CDBG RLF Interest 300 323 323 323

4020 Principal WEV 0 432 432 432

4024 Principal CMHC 0 1,309 1,495 1,495

4025 Grants 0 523,000 523,000 523,000 Prop 123 DPA loans

4026 Principal YVHA 20,000 20,000 20,000 20,000 2027 est one payoff

4038 Interest Income 34,924 5,541 500 500

Total  Financial Income 55,224 550,957 546,102 546,102

 Other Income

4198 Transfer from Dev Fund 0 400,000 400,000 0

Total  Other Income 0 400,000 400,000 0

TOTAL INCOME 55,224 950,957 946,102 546,102

EXPENSE

 Administrative Expenses

5015 Administrative Fee 6,000 4,000 4,000 6,000 2027: IDF likely to be $6k with Cottonwoods loans

6842 Postage and Delivery 6 0 0 0

Total  Administrative Expenses 6,006 4,000 4,000 6,000

 Management Fees

Total  Management Fees 0 0 0 0

 Service Related Expenses

5010 Direct Assistance 20,000 700,000 700,000 700,000 DPA loans

Total  Service Related Expenses 20,000 700,000 700,000 700,000

Total Operating Expense 26,006 704,000 704,000 706,000

Net Operating Income/(Loss) 29,219 246,957 242,102 -159,898

 Capital Expenditures

Total  Capital Expenditures 0 0 0 0

 Debt Services

Total  Debt Services 0 0 0 0

 Other Non-Operating Expenses

6565 Transfer to General Fund 2,000 0 0 0

Total  Other Non-Operating Expenses 2,000 0 0 0

TOTAL EXPENSE 28,006 704,000 704,000 706,000

NET INCOME 27,219 246,957 242,102 -159,898

Fund Balance         55,490       302,447       142,549 
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Hillside Village Apartments  2027 DRAFT Budget

Account Description
2025 

Actual 
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot Rents 398,325 646,726 646,726 671,948 CPI Growth from Info tab; rents will increase in 2028 when rehab project starts 
(approx. April 2028 start); 2026 rent $859/$1049; 2027 $34/41 increase

4402 Subsidy Rent Income 237,886 0 0 0

4403 Application Fees Received 235 300 400 400

4404 Laundry and Vending 7,011 6,516 5,000 5,000

4406 Tenant Charges 4,182 4,794 8,000 5,000

Total  Rental Income 647,639 658,335 660,126 682,348

 Vacancy, Losses & Concessions

4408 Vacancy Loss -7,849 -19,402 -19,402 -20,158 Vacancy 3%

Total  Vacancy, Losses & Concessions -7,849 -19,402 -19,402 -20,158

 Management Income

Total  Management Income 0 0 0 0

Service Related Income

Total Service Related Income 0 0 0 0

 Financial Income

4025 Grants 10,000 28,400 28,400 Rehab grants will be 2028

4038 Interest Income 45,744 45,779 45,779 45,779 Subsidized interest from USDA; Nets to Zero

Total  Financial Income 55,744 74,179 74,179 45,779

 Other Income

4030 Miscellaneous Income 557 0 0 0

4198 Transfer from Dev Fund 0 100,000 225,000 125,000 allocating $100k loan transfer 2026 with remaining $125k in 2027

4501 Transfer from Reserve 112,500 0 0 0

Total  Other Income 113,057 100,000 225,000 125,000

TOTAL INCOME 808,590 813,112 939,903 832,969

EXPENSE

 Payroll & Related

5000 Payroll 74,927 79,947 79,259 84,820 2026 numbers from 2026 forecast tab on magic ss 

5050 Employee Benefit 23,501 21,155 20,467 24,260

5055 Retirement Program 9,667 10,185 10,144 10,687 6% of payroll/maint payroll

5090 Payroll Taxes 13,545 13,580 14,928 13,983

5095 Worker's Compensation 2,220 1,728 2,536 2,672

6201 Maintenance & Repairs Payroll 86,362 89,802 89,802 93,304

Total  Payroll & Related 210,222 216,397 217,136 229,726

 Administrative Expenses

5020 Miscellaneous Expense 1 0 0 0

6820 Office Supplies 390 710 1,000 1,000

6830 Telephone, Internet 2,298 2,360 2,400 2,494 2026 Internet + Phones ~$200/mo

6835 Training & Travel 100 0 1,000 1,000

6839 Meals & Mileage 542 0 500 500

6840 General & Administrative 641 275 500 500

6842 Postage and Delivery 30 303 100 200

6853 Bank Service Fees 0 0 100 100

6865 Dues and Memberships 0 0 0 0

6878 Computer Maintenance 373 389 700 700

6879 Software Maintenance Agreement 9,886 8,690 8,690 9,081 RealPage Increase 4.5% on 10/1/2026

6920 Legal Fees 0 3,390 400 1,000

Total  Administrative Expenses 14,261 16,117 15,390 16,575

 Marketing Expenses

6870 Advertising 0 0 0 0

Total  Marketing Expenses 0 0 0 0

 Utilities

6501 Electricity 6,443 6,103 7,498 7,790 Op Ex growth from Info tab; 2026 5.4% increase in April

6502 Water 33,545 46,535 29,565 30,718 Op Ex growth from Info tab

6503 Sewer 27,436 24,971 27,208 28,269 Op Ex growth from Info tab

6504 Garbage & Trash Removal 10,918 12,607 17,996 18,698 Op Ex growth from Info tab

Total  Utilities 78,343 90,215 82,267 85,475

 Operating & Maintenance Expenses

6145 Rental Income Write Off 0 0 0 0

6555 Professional Fees 5,800 0 0 0
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Hillside Village Apartments  2027 DRAFT Budget

Account Description
2025 

Actual 
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

6862 Contract Labor 0 0 0 4,000 2027: Possible addtl Maint Expenses ~$4000

6872 Furniture & Equipment Expense 0 300 1,290 500 2026 purchased new monitor for Kate

6883 Balance Write Off 350 0 2,000 2,000

7117 Project Auditing Expense 7,343 7,948 7,948 8,258 Opex growth from info tab

7195 Manager Unit Rent 12,252 11,015 12,589 13,080

Total  Operating & Maintenance Expenses 25,745 19,263 23,827 27,838

 Maintenance & Repairs

6202 Maintenance Supplies 6,535 4,724 15,000 15,000

6203 Maintenance & Repairs Contract 25,160 6,653 15,000 15,000 Annual Backflow testing now required cost ~$400 

6204 Painting 678 588 2,000 2,000

6205 Snow Removal 33,095 33,990 33,990 35,316 Op Ex growth from Info tab

6207 Grounds 8,970 9,720 9,270 9,270

6208 Cleaning 820 1,158 5,000 3,500

Total  Maintenance & Repairs 75,259 56,833 80,260 80,086

 Management Fees

6860 Management Fee 56,376 49,329 56,376 60,060 updated 2027 per-unit, per-month (PUPM) fees to $91 per unit per month

Total  Management Fees 56,376 49,329 56,376 60,060

 Taxes & Insurance

6850 Insurance 20,883 24,853 24,853 25,971 CIRSA growth from info Tab

Total  Taxes & Insurance 20,883 24,853 24,853 25,971

 Service Related Expenses

Total  Service Related Expenses 0 0 0 0

Total Operating Expense 481,088 473,006 500,109 525,731

Net Operating Income/(Loss) 327,502 340,106 439,794 307,238

 Capital Expenditures

6210 Annual Capital Budget 0 273,400 273,400 220,000 Trash enclosure project included in rehab scope 2027? Est project start April 
2028. 2027: $75k estimated cost of tiling a tax credit app; I-kota $20k, JVD $196k 
total preconstruction  70k 2026, 125k 2027; single unit rehab?

6885 Capital Outlay 0 0 0 0

Total  Capital Expenditures 0 273,400 273,400 220,000

 Debt Services

5101 RHS Debt Payment (USDA Loans) 65,103 66,380 66,380 63,728 ( $2497.01x12)+45,719.28 (USDA subsidized interest) - USDA form 3560-54 
principal of $11,955

5102 USDA Overage 10,222 12,731 18,847 20,158 3% of rent

Total  Debt Services 75,325 79,111 85,227 83,887

 Other Non-Operating Expenses

5123 Transfer From O&M to Reserve 17,781 15,558 17,781 17,781

Total  Other Non-Operating Expenses 17,781 15,558 17,781 17,781

 Depreciation & Amortization

6873 Depreciation Expense 109,095 0 0 0

Total  Depreciation & Amortization 109,095 0 0 0

TOTAL EXPENSE 683,289 841,075 876,517 847,399

NET INCOME 125,301 -27,963 63,386 -14,430

NI w/o reserve transfers -12,404 3,351
GAAP Fund Balance     135,662 123,258 126,608
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Fish Creek MHP  2027 DRAFT Budget 

Account Description 2025 Actual 
Forecasted       

2026
2026 

Budget
2027 

Budget
NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot Rents 451,687 476,850 475,850 494,408 CPI Growth; 2026 avg rent $584; 2027 avg increase $23 per mo.=$607

4403 Application Fees Received 325 188 120 120

4406 Tenant Charges 539 638 100 100

Total  Rental Income 452,551 477,675 476,070 494,628

 Vacancy, Losses & Concessions

4408 Vacancy Loss 16 0 0 0

Total  Vacancy, Losses & Concessions 16 0 0 0

 Management Income

Total  Management Income 0 0 0 0

Service Related Income

Total Service Related Income 0 0 0 0

 Financial Income

4038 Interest Income 18,432 13,965 12,000 12,000

Total  Financial Income 18,432 13,965 12,000 12,000

 Other Income

4030 Miscellaneous Income 1 0 0 0

4198 Transfer from Dev Fund 0 0 0 0

Total  Other Income 1 0 0 0

TOTAL INCOME 471,000 491,640 488,070 506,628

EXPENSE

 Payroll & Related

5000 Payroll 12,280 13,015 12,903 13,808

5050 Employee Benefit 1,768 1,594 1,541 1,831

5055 Retirement Program 736 781 774 828 6% of payroll

5090 Payroll Taxes 1,029 1,093 1,139 1,084

5095 Worker's Compensation 168 60 88 207

Total  Payroll & Related 15,980 16,543 16,445 17,758

 Administrative Expenses

5020 Miscellaneous Expense 4 0 0 0

6835 Training & Travel 0 0 0 0

6839 Meals & Mileage 20 0 0 0

6840 General & Administrative 296 315 350 350

6842 Postage and Delivery 0 0 50 50

6853 Bank Service Fees 0 0 2,400 800 FC fees for owners paying rent through the portal

6865 Dues and Memberships 817 1,780 1,916 1,916 DOH motorhome park annual registration $34/unit/yr

6879 Software Maintenance Agreement 3,601 3,544 3,544 3,703 RealPage Increase 4.5% on 10/1/2026

6920 Legal Fees 360 0 4,000 4,000

Total  Administrative Expenses 5,098 5,639 12,260 10,820

 Marketing Expenses

Total  Marketing Expenses 0 0 0 0

 Utilities

6501 Electricity 1,387 1,445 1,185 1,501 Op Ex growth from Info tab

6502 Water 29,103 25,650 42,760 26,650 Op Ex growth from Info tab

6503 Sewer 16,752 17,600 17,255 18,286 Op Ex growth from Info tab

6504 Garbage & Trash Removal 31,902 33,950 31,859 35,274 Op Ex growth from Info tab

Total  Utilities 79,144 78,645 93,059 81,712

 Operating & Maintenance Expenses

6813 Railroad License 10,294 10,155 10,873 10,500

6871 Park Improvements 0 1,000 1,000 1,000

6872 Furniture & Equipment Expense 0 0 210 100

6883 Balance Write Off 0 0 0 0

7117 Project Auditing Expense 3,115 0 0 0
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Fish Creek MHP  2027 DRAFT Budget 

Account Description 2025 Actual 
Forecasted       

2026
2026 

Budget
2027 

Budget
NEW Comments

Total  Operating & Maintenance Expenses 13,409 11,155 12,083 11,600

 Maintenance & Repairs

6202 Maintenance Supplies 93 0 0 0

6203 Maintenance & Repairs Contract 1,812 729 0 0

6205 Snow Removal 33,605 51,500 51,500 51,500

6207 Grounds 19,590 12,000 12,000 15,000 2026 L.B. Eco Noxious Weed Mgmt bid $1,670; 2027 Trees

Total  Maintenance & Repairs 55,100 64,229 63,500 66,500

 Management Fees

6860 Management Fee 37,012 37,789 37,789 40,541 8.2% of rents

Total  Management Fees 37,012 37,789 37,789 40,541

 Taxes & Insurance

6850 Insurance 3,469 4,128 4,128 4,314 CIRSA growth from info Tab

Total  Taxes & Insurance 3,469 4,128 4,128 4,314

 Service Related Expenses

Total  Service Related Expenses 0 0 0 0

Total Operating Expense 209,212 218,128 239,264 233,245
Net Operating Income/(Loss) 261,788 273,513 248,806 273,383

 Capital Expenditures

Total  Capital Expenditures 0 0 0 0

 Debt Services

6710 Interest Payments 69,923 66,610 66,610 62,839 2027: City $7,389 +Alpine $55,450 

6712 Principal Payments 0 141,096 141,096 144,817 2027: City $23,388 + Alpine $85,011 + CWRPDA 2 loans $36,418

Total  Debt Services 69,923 207,706 207,706 207,656

 Other Non-Operating Expenses

Total  Other Non-Operating Expenses 0 0 0 0

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 279,135 425,834 446,970 440,901

NET INCOME 191,865 65,807 41,100 65,727

Cash Fund Balance       650,277 716,084 781,810

Reserve 12 mo operating exp -233,245

Remaining Fund Balance 548,565

  
    2



Whitehaven MHP  2027 DRAFT Budget

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

INCOME

 Rental Income

4401 Rental Income & Lot Rents 234,179 262,368 288,050 262,368 2026: Budgeted for a 23% increase but only increased 12% after board discussion. 
2027: with STR $ rents stay at 2026 rates; w/o is 25% increase. 25% is $203 per 
mo/per lot. $25k contribution toward rents would be $139 per mo/per lot. We are 
waiving our annual CPI increase this year only because of major work being done and 
a change in financial opex with water/sewer being transferred to owners. 

4403 Application Fees Received 105 0 0 0

4406 Tenant Charges 725 773 578 600

Total  Rental Income 235,009 263,141 288,628 262,968

 Vacancy, Losses & Concessions

4408 Vacancy Loss 1 0 0 0

4415 Concessions -4,170 -4,378 -4,378 -4,378 2027: No increase; Once Water/Sewer project is done, remove.

Total  Vacancy, Losses & Concessions -4,169 -4,378 -4,378 -4,378

 Management Income

Total  Management Income 0 0 0 0

Service Related Income

Total Service Related Income 0 0 0 0

 Financial Income

4025 Grants 37,056 79,832 1,695,000 4,961,343 2027: EIAF $750k, HUD CPF $1M (less$79,832 rec'd 2026) , UYWCD $100k, STR 
$3,191,175  verified grants can be extended

Debt Proceeds 2,250,000

4038 Interest Income 95 620 55 300

Total  Financial Income 37,151 80,452 3,945,055 4,961,643

 Other Income

4198 Transfer from Dev Fund 22,248 25,000 25,000 0 Supplemental budget in March 2026 to add $25,000 transfer

Total  Other Income 22,248 25,000 25,000 0

TOTAL INCOME 290,239 364,215 4,254,305 5,220,233

EXPENSE

 Payroll & Related

5000 Payroll 6,116 5,824 5,851 6,262

5050 Employee Benefit 638 578 562 669

5055 Retirement Program 333 349 351 376 6% of payroll

5090 Payroll Taxes 470 489 517 492

5095 Worker's Compensation 0 60 88 94

Total  Payroll & Related 7,557 7,301 7,369 7,893

 Administrative Expenses

6835 Training & Travel 0 0 0 0

6840 General & Administrative 121 515 515 200

6853 Bank Service Fees 46 0 0 0

6865 Dues and Memberships 906 1,183 1,183 1,218 Annual Registration to DOLA: proposed increase from $24 per unit to $34/yr; we can 
charge up to 50% back to the resident with 60 days notice ~ Upper Yampa Water 
Augmenation Fee + 3%

6879 Software Maintenance Agreement 1,739 1,901 1,901 1,987 RealPage Increase 4.5% on 10/1/2026

6920 Legal Fees 83 0 1,000 1,000

Total  Administrative Expenses 2,894 3,599 4,599 4,405

 Marketing Expenses

Total  Marketing Expenses 0 0 0 0

 Utilities

6501 Electricity 2,579 2,478 3,321 3,451 4% opex increase

6502 Water 3,029 2,500 3,706 2,888 4% opex increase; 25% reduction for end of Sept project completion

6503 Sewer 13,968 12,713 13,926 10,852 4% opex increase; 25% reduction for end of Sept project completion

6504 Garbage & Trash Removal 7,908 11,358 11,488 11,936 4% opex increase

Total  Utilities 27,484 29,049 32,441 29,126

 Operating & Maintenance Expenses

6862 Contract Labor 7,560 8,439 7,787 7,787 Water operator $600/mo + ($30 mo testing x3)

6871 Park Improvements 0 0 0 0

Total  Operating & Maintenance Expenses 7,560 8,439 7,787 7,787

 Maintenance & Repairs

6202 Maintenance Supplies 940 0 1,030 1,030

6203 Maintenance & Repairs Contract 18,900 60,000 13,390 25,000 gasline relocate 2026

6205 Snow Removal 2,548 8,755 8,755 8,755

6207 Grounds 2,768 450 5,150 5,150 2026 trees YVEA chop and remove tree

Total  Maintenance & Repairs 25,155 69,205 28,325 39,935

 Management Fees
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Whitehaven MHP  2027 DRAFT Budget

Account Description 2025 Actual
Forecasted       

2026
2026 Budget 2027 Budget NEW Comments

6860 Management Fee 14,051 16,267 17,283 16,267 6.20%

Total  Management Fees 14,051 16,267 17,283 16,267

 Taxes & Insurance

6850 Insurance 1,361 1,620 1,620 1,693 CIRSA growth from info Tab

Total  Taxes & Insurance 1,361 1,620 1,620 1,693

 Service Related Expenses

Total  Service Related Expenses 0 0 0 0

Total Operating Expense 86,063 135,479 99,424 107,106

Net Operating Income/(Loss) 204,176 228,736 4,154,881 5,113,127

 Capital Expenditures

6885 Capital Outlay 0 14,095 3,951,805 4,983,704 2027 WH proforma with STR $ less the following expenses: 2024 spent 75,130; 2025 
9,397 on Baseline, Pinyon HUD review, City SS plan app fees 

Total  Capital Expenditures 0 14,095 3,951,805 4,983,704

 Debt Services

6710 Interest Payments 60,514 60,514 60,514 57,400

6712 Principal Payments 0 116,117 116,117 62,231 2027 purchase loan only. Used STR proforma. If we don't get it we will need to add 
debt.

Total  Debt Services 60,514 176,631 176,631 119,631

 Other Non-Operating Expenses

Total  Other Non-Operating Expenses 0 0 0 0

 Depreciation & Amortization

Total  Depreciation & Amortization 0 0 0 0

TOTAL EXPENSE 146,577 326,205 4,227,860 5,210,441

NET INCOME 143,662 38,009 26,445 9,792

Fund Balance          50,235 88,244 98,037

Reserve 6 mo operating exp -53,553

Remaining Fund Balance 44,484
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       George M. Eck III Esq. 

 

  

 

330 South Lincoln Avenue, Suite 222 (Physical) Phone:  970.879.4389 

PO Box 770908 (mailing) Email: geck@elevationlaw.net  

Steamboat Springs, CO  80477 

 

Memorandum 

 

TO:  YVHA Board of Directors 

FROM: George M. Eck III, Esq. 

DATE: September 4, 2026 

RE: Mill Levy; Fair Campaign Practices Act 

              

 

Question Presented:  

 

When do the prohibitions on a public body expending money on election issue take 

effect? Specifically, if the YVHA Board were to approve a decision to place the mill 

levy renewal on the 2027 ballot, when would C.R.S. 1-45-117 take effect?  

 

 Relevant Law:  

 

C.R.S. 1-45-117 (Fair Campaign Practices Act) prohibits governmental entities from 

contributing to political campaigns for candidates, directly or indirectly, nor shall a 

government entity expend money to urge voters to vote in favor or against ballot 

issues, referred measures, or recall measures.  

 

Specific to the issue at hand, the prohibition includes ‘local ballot issue[s] that have: 

[1] been submitted for the purpose of having a title fixed pursuant to [C.R.S.] 

31-11-111 

[2] or that has had a title fixed pursuant to that section. 

 

Conclusion: 

 

Until such time as YVHA submits the prospective ballot issue, the Fair Campaign 

Practices Act has no relevance to YVHA with respect to the prospective mill levy 

renewal.  

 

 



YVHA Draft Schedule/Overview – Mill Levy Renewal Campaign 2026-2027 

Mid-September 2026 YVHA Board votes on mill levy directive 
September-October 2026 Campaign & marketing messaging 

development 
 Identification of campaign partners 

(individuals, organizations, entities) 
November – December 2026 Heavy social/news presence with 

philanthropic “vibes” to capitalize on giving 
season, emphasizing YVHA impact 
delivered with public dollars 

 Marketing campaign rollout 
 Identify potential competing ballot 

initiatives for 2027 and proactively seek out 
communication with those 
groups/initiatives 

 Mailers: annual report 
January – June 2027 Continue marketing campaign 
 Mailers: one-page campaign postcard? 
 Plan + execute community outreach – 

public speaking engagements, regular City 
Council public comment, visiting HR 
nonprofits for topical presentations re: 
YVHA services that tie back to funding 

July 2027 YVHA submits ballot initiative to the City 
 All YVHA marketing & discussion of ballot 

initiative stops here 
Early October 2027 ballots are sent 
Early November 2027 Election Day 

 



 

Slate Creek Steering Committee Meeting 
August 12th, 2026 

Meeting Summary 

About the Meeting 
Staff and elected officials from the Yampa Valley Housing Authority, City of Steamboat Springs, 
and Routt County met to create a path for Slate Creek Neighborhood (formerly Brown Ranch) 
by providing homes for our community, prioritizing affordability, feasibility, and community 
support. 
 
In particular, the Slate Creek Steering Committee met to discuss and reach consensus on an 
approach for professional support in implementing the Slate Creek Roadmap. The group 
reviewed a revised roadmap with five work streams, including governance, opportunities and 
constraints, scenario analysis, development strategy, and community engagement. Clark and 
Emily presented the proposed approach, which included working with Community Builders, Civic 
Canopy, Cascadia Partners, and Landmark Consultants while also forming a development 
advisory team. Significant discussion centered on whether to proceed with the current roadmap 
and consultants or to issue an RFP for a single developer, with concerns raised about efficiency, 
transparency, and the value of scenario planning. The committee took a fist-to-five poll on 
moving forward with the proposed roadmap and contractors, resulting in an initial consensus 
with the need to solicit votes from two missing members. The conversation ended with a 
discussion on scheduling future meetings, with the best times being Thursday and Friday 
afternoons during the 1st-3rd weeks of the month (with the exception of the second Thursday).  

Who Attended? 
In attendance 
Emily Katzman, Development Project Manager, Yampa Valley Housing Authority 
Lou Tortora, Board Member, Yampa Valley Housing Authority 
Shannon Doin-Landers, Board Member, Yampa Valley Housing Authority 
Tom Leeson, City Manager, City of Steamboat 
Gail Garey, City Council, City of Steamboat 
Jay Harrington, County Manager, Routt County 
Angelica Salinas, Commissioner, Routt County (Attended virtually for a portion of the meeting) 

Not in attendance 
Dave Barnes, City Council, City of Steamboat Springs 
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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. 
To view more about the discussion 
that led to these decisions, see the 
Full Meeting Notes section. 
 

Full Meeting Notes 

Getting Started 
The meeting began with a roll call 
where committee members introduced 
themselves and shared something interesting they're learning outside of work, with topics 
ranging from welding and history to marine biology and gardening. Kale clarified that the main 
focus for the day would be making a consensus decision on an approach to professional 
support for Slate Creek Roadmap implementation, noting that the previously planned discussion 
about advisory teams would not be addressed as the project team had pared down the advisory 
teams based on feedback.  
 
Before jumping into the roadmap, the group reviewed the working agreements in light of 
differences of opinion emerging over email before the meeting. The group reflected on the fact 
that the decision being made by this group will be complex, and going through this publicly will 
at times be messy and even uncomfortable. Folks talked about how the process of arriving at 
decisions by this group and working with representative decision-making bodies will make it 
hard to be effective and efficient. Others offered that this process would also produce better 
solutions because it integrates multiple, divergent perspectives. This, however, may mean that 
we end up with decisions where we’re all at a 3, not necessarily a 5 in fist-to-five votes. To 
conclude, one person reminded the group to keep their overall focus in mind, so even when 
they do disagree, they know they’re reaching for the same goal. 
 
Kale then reviewed decisions from the previous meeting, including the approval of a shared 
messaging guide and a consensus on an op-ed, and noted that the communications team is 
working on a shared landing page and logo for the initiative that will ideally launch in early 
September. Last meeting, the group also decided to move forward with a roadmap process 
towards a November 2027 annexation attempt and to continue working with Community 
Builders and Civic Canopy, with Emily tasked to explore additional options for professional 
support. 
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Revised Roadmap and Professional Support 
Clark presented a revised roadmap graphic incorporating feedback from SCSC, partners like 
Cascadia, and Emily in her expertise as the project manager. The roadmap maintains five key 
work streams running somewhat simultaneously, with governance and management supporting 
three tactical work streams and community engagement. Key elements included: 

●​ Developer Advisory Team - The roadmap includes plans for three development 
advisory team meetings starting in October, focusing on understanding opportunities and 
constraints, aligning strategies, and developing a feasible implementation plan that 
meets affordability goals. 

●​ Building Off What We Know to Understand Opportunities and Constraints - 
Cascadia would take the lead in surveying primarily existing information, with the 
addition of some new information, to understand the development, site, housing need, 
and market conditions. From this, SCSC will be able to understand how the different 
design choices will impact one another, like what type of price points are realistic or what 
level of subsidy would be needed depending on the scale.  

●​ Providing the Community with Scenarios to Weigh in On - What sets Cascadia apart 
(though there are a handful of similar firms) is the ability to take these elements and 
create scenarios that the community can provide input on and modify. They can 
accessibly communicate the potential trade-offs to different scenarios. The community 
would help refine down to a preferred scenario, which does not necessarily mean picking 
between A, B, and C, but rather taking the best parts of the different scenarios and using 
them to shape that preferred scenario. 

●​ A Short and Long Term Outlook - Cascadia would also prepare scenarios that take 
into consideration how short-term decisions on a smaller development could impact 
long-term scenarios for possible future development.  

●​ Streamlining Community Engagement - The final community engagement plan 
includes a few key milestones that reduce the overall time needed for community 
engagement, while including key opportunities for voice at key decision points 
throughout the process. Rather than creating a community-based community 
engagement team, SCSC would serve as the group informing the community 
engagement approach throughout the roadmap.  

 
Based on this outline, the group generated the following set of appreciations, concerns, and 
questions for the outlined approach.  
 

Appreciations 
●​ Bringing on a Development Advisory Team as quickly as possible that would first meet in 

October could address concerns that developers won’t have buy-in on the process 
●​ Cascadia brings an approach that allows us to evaluate the scenarios based on a set of 

criteria. 
●​ Cascadia will do something similar to what a private developer would do, but what they 

can do differently is the backend economic analysis and communicate that to the public. 
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They can do education for the community on the tradeoffs and difficult decisions. The 
pro forma work is pretty standard, and a developer would create a spreadsheet, but that 
would live in the background.  

●​ A single developer can not provide all the needed perspectives and would have to build 
out a team that includes planning and urban design professionals, whereas Cascadia 
has that expertise integrated into their in-house development expertise. 

●​ Most likely, multiple developers will be building this out, and it won’t be feasible to only 
work with one developer.  

●​ Having a development advisory team will be key to community engagement. Having a 
local developer team providing review and consultation at key milestones will build 
credibility and support.  

●​ The selected team already knows the site, the project, and will hit the ground running, 
which will save us several months and preserve our ability to hit the November 2027 
annexation vote goal. 

Concerns 
●​ Roadmap may take too long to execute without the assurance that something will be 

built. 
●​ Roadmap does not provide the option to bring on a developer early on and lean into that 

developer to design what gets built to create a proof of concept. 
●​ Not including a developer early on will make it harder to develop the capital stack. 
●​ Worries that this would focus more on process rather than progress. 
●​ Bringing in another lead consultant has the risk of restarting the consultant management 

process. Don’t have Cascadia recreate the process. 
●​ How will we manage perceptions of looking at long-term needs, knowing that the 

community really wants to focus on short-term strategies? 
●​ An investment of between 440k-705k is a lot of money without a guarantee that housing 

will be built at the end of the process.  

Questions 
The following questions were raised, some to the whole group, some to Clark or Emily. When an 
answer was given by Clark, Emily, and occasionally another SCSC member, the answer is 
included below.  

●​ Can we accommodate a more expedient version of the roadmap? 
●​ Will we be able to get a developer without the entitlements in place? 
●​ Can we bring a smaller annexation vote to the City Council rather than going to a 

city-wide ballot? 
●​ In terms of future phasing, how will we manage looking at both the short-term and 

long-term needs?  
●​ What will the final preferred scenario look like; what’s the final product?  

○​ Answer: What I would envision we'd be doing is taking the preferred scenario and 
doing conceptual design around it. The focus will be less on providing a pretty 
image of what could be built and more on developing a design that is feasible 
and has taken into consideration multiple design considerations.  
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●​ Will Cascadia recreate the demand study  
○​ Answer: No, Cascadia will not recreate the demand study 

●​ Will the community be exposed to the different scenarios throughout the process so they 
can modify them?  

○​ Answer: Yes. One of the benefits that Cascadia brings to the discussion is the 
ability to evaluate the scenarios based upon a set of criteria defined by the 
community. 

●​ When do we decide what those evaluation criteria are? 
○​ Answer: Between the opportunities and constraints analysis and the scenario 

planning. This is one of the key early engagement opportunities where the 
community is consulted on what kinds of evaluation metrics are appropriate for 
the scenario planning. 

●​ Can we bring on a development partner who can do what Cascadia can do? 
○​ Answer: This plan responds to the desire for scenario planning. There are a small 

number of firms who do this work, and you may have a hard time finding 
someone who can do what Cascadia can do. If folks want to move forward 
without scenario planning, there are a lot of things that could change. You can 
open up an RFP, bring on a developer and they’ll ask you what you want for the 
site, and they’ll work with you to bring this idea to life.  

●​ Can an individual developer do the analysis and manipulation of models to say this is 
what would happen if we adjust these different levers (whether it’s 250 single-family 
homes, or a mix of different housing types)? 

○​ Answer: Yes, but this would require building a team. A single developer wouldn’t 
likely have all these skills in-house (for example, planning and urban design).  

●​ Cascadia has an arm that works on development and helps to identify the partnerships 
needed to bring a project to fruition.  

●​ Was Cascadia ever on the project in phase 1? 
○​ Answer: Cascadia was part of the original bid and a subconsultant to Community 

Builders. Cascadia performed some initial work and submitted an initial invoice, 
but did not end up working on the project, as the project was immediately 
re-scoped based on resources available and not needing their services at that 
time. Community Builders had originally proposed a scope similar to this, but 
then re-scoped in response to the City of Steamboat Springs’ direction to refocus 
the first phase of the Community Solutions work to whether the community would 
support development at Brown Ranch at all. That needed to be established 
before being able to plan what it would look like.  

●​ What is the cost? 
○​ Answer: See slide 14. Our potential contractors provided some low, medium, and 

high numbers to start that put the range at 440-705k. This is a comprehensive 
budget to accomplish the entire roadmap. So it has cost estimates that are 
outside of the scope of just the consultants that we're discussing (Cascadia, 
Community Builders, Landmark Consultants. It also includes items like building 
out the communications support or legal work for the annexation agreement. But 
it’s the first step in estimating a comprehensive cost of everything needed until 
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we move to the campaign phase, when YVHA and city staff can no longer work 
on it. 

●​ What are we assuming about other funding sources we can leverage? 
○​ Answer: See Slide 15. In column 3, you can see what sources of funding are 

already committed. Then there's also the existing Belonging Colorado grant, 
which is a city grant, so then it starts to get more complicated. We've had 
preliminary discussions about a cost share agreement with the city, but haven't 
dug into what that looks like, so I have a placeholder line item there, but no 
additional detail. We need to continue those conversations. 

 
The group discussed moving forward with existing contractors to implement the roadmap or 
reopening an RFP and focusing on a single developer. While some folks expressed willingness 
to open up an RFP process to instill trust in the process, the group began showing leanings 
away from opening an RFP process to work with a single developer after the following 
considerations: 

●​ For the contractors in question to complete the roadmap, a decision is needed sooner 
rather than later to allow work to move forward.  

●​ SCSC could not say there was consensus on the path forward outlined by Dave based 
on the specific numbers provided, 

○​ “A much smaller annexation, approximately 400 EQRs, (and more likely less 
individual units 250-300) of currently identified water capacity, no new general 
taxes, a mixed-use commercial component with community-wide benefits, and 
meaningful financial protections. Those are policy decisions for this committee 
and the elected bodies—these are the answers and not questions that require 
another year of open-ended scenario planning.” 

○​ To determine what numbers would be feasible, some group members argued that 
SCSC would need to go through the activities described in the roadmap to 
determine this.  

●​ Members of the group were uncertain whether a single developer could meet their needs 
and described needing at least a team of developers.  

 
Based on this, Kale initiated a fist-to-five vote on whether to move forward with the contractors 
and roadmap as described. If consensus could not be reached, including by missing members 
who would need to vote afterward, the group would need to come back together to figure out 
next steps. The votes achieve an initial consensus as follows:  

●​ Jay Harrington - 3 
●​ Gail Garey - 4 
●​ Tom Leeson - 3 
●​ Emily Katzman - 3 
●​ Shannon Doin - 4 
●​ Lou Tortora - 4 

 
Before the vote can be finalized, absent members, Angelica Salinas and Dave Barnes will 
provide a vote over email, and an addendum to the summary will be added.  
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The group then finished the meeting by talking through schedules to ensure that a recurring 
meeting could be found that would ensure all members can be in attendance to simplify 
consensus-based decisions. The group determined that Thursday and Friday afternoons during 
the first three weeks of the month would be the best times to meet, except for the second 
Thursdays.  
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Project Description Partnership Structure Financing Master Planning Process Timeline Status Other Notes

Runway Neighborhood 
(Breckenridge, CO)

• 24-acre parcel 
• 148 units (Phase 1- 81 units) for-
sale and deed-restricted 
• SF homes, duplexes, townhomes

• Developer:  Neighborhood Crafters
• Landowner: Town of Breckenridge
• Other: Summit School District; Summit 
Combined Housing Authority

• Town:  land, public utility infrastructure 
($24M), subsidy ($10M) (source: local 
sales taxes, STR fees)
• Grants: $5M from the state

• Town sought experts in workforce housing 
and geothermal energy to help determine the 
concept for the site and come up with a plan 
together (layout, unit mix, etc.), then develop it
• Concepts review followed by master plan 
approval

• 2024:  concepts presented to Town Council, 
reviewed by committees 
• May 2025:  Master Plan adopted 
• Aug. 2025:  groundbreaking (utility, roads) 
• Sep. 2025-Jan. 2026:  vertical construction 
budgeting approvals 
• Summer 2026:  vertical construction started  

Phase 1.1 (19 units) under 
construction; expected completion in 
Dec. 2026 or Jan. 2027

• Phase 2 is paused/uncertain
• Town swapped land with school district & 
allocated 35 units to it
• Town conveyed land to developer 
• Development agreement includes 4% developer 
fee (~$2.1M) and a unit reserved for a staff member
• Phased development

Peak One Neighborhood 
(Frisco, CO)

• 12.8-acre parcel 
• 69 units for-sale and deed-
restricted (61 units income-
restricted & local work, 8 units local 
work only)
• SF homes, duplexes 

• Developer:  Brynn Grey Partners (w/ 
Traditional Neighborhood Builders) 
• Landowner: Town of Frisco (in 
unincorporated Summit County)
• Other: Summit Combined Housing 
Authority

• Town:  land, fee waivers
• Developer:  self-generated private 
equity construction lending fund ($20M)

• Involved a collaborative public process with 
financial feasibility analysis and site planning 
alternatives over 2 years
• After master planning, applied for annexation 
and zoning
• After annexation, issued RFQ then RFP to 
select development team 

• 2007-08:  master planning public process
• 2008:  annexation and zoning applications 
• 2009: developer selection
• June 2010:  groundbreaking 
• 2014:  all 69 units pre-sold 
• 2016:  project completion

Completed in 2016

• Extensive master planning process followed by 
annexation and zoning (petition forced vote, result 
allowed annexation to move forward without second 
vote), then found developer
• Phased development

Smith Ranch 
(Silverthorne, CO)

• 62.7-acre parcel 
• 214 units for-sale and deed-
restricted 
• SF homes, duplexes, townhomes

• Developer:  Compass Homes 
Development & Summit Homes 
Construction
• Landowner: Town of Silverthorne
• Other: Summit Combined Housing 
Authority

• Town:  land ($3.5M), infrastructure 
($3.5M), subsidy ($13M)

• Began planning when Town purchased the 
property (after failed annexation by private 
developer), then annexed it
• Economic downturn stalled the project for 
years until plans were revived and Town issued 
RFP for developer
• Developer worked on plan and entitlements

• 2008:  Town purchased property and began 
planning, then annexed it
• 2014:  developer selection 
• 2017: groundbreaking (infrastructure) 
• Summer 2018:  vertical construction started
• 2019:  first homes ready (60 units) 
• 2023:  completion of for-sale component

Completed in 2023

• Town subsidy was about $93K per unit
• Summit Homes did development planning and 
entitlement, product design, infrastructure and 
residential general contracting, sales, and product 
delivery
• Phased development
• Later built apartments (Gorman), commercial 
planned in the future

Basalt Vista 
(Basalt, CO)

• 7.3-acre parcel 
• 27 units for-sale and deed-
restricted 
• Duplexes, triplexes 

• Developer:  Habitat for Humanity of the 
Roaring Fork Valley
• Landowner: Roaring Fork School 
District 
• Other: Pitkin County; Town of Basalt

• School:  land ($3M)
• County:  infrastructure ($3.2M)
• Developer:  subsidy ($4M)
• Town: waived fees
• Grants:  DOH and Town

• 2757 Design (sub of developer, based in 
Carbondale) worked on architectural design 
and master planning for the site

• Dec. 2015:  started master planning 
• 2017:  rezoning and final site plan approval 
• 2018:  groundbreaking 
• 2019: first homes available 
• 2022:  project completion

Completed in 2022

• School reached out to Habitat to collaborate on 
housing project (no competitive bidding)
• First affordable housing project in a mountain town 
that is "net zero" energy efficient
• School got 14 units for land
• Gap of $115K per unit that required subsidy
• Phased development



 

  

 
 

Yampa Valley Housing Authority (YVHA) Board of Directors 
Governing Policies Development Workshop 

September 11-12, 2026 
 
Beginning Thursday morning, following a brief review of effective governance principles (and the related governance 
structure) we explored last March, we will proceed with policy development, moving from discussion of principles to 
developing concrete products customized for YVHA.  

The remainder of Thursday’s and Friday’s workshop will engage Board members in a carefully designed sequence of 
policy discussions.  The objective is to generate substantially all governance policies in the Board Process, 
Management Parameters, and Board-Management Delegation categories. You will be able to produce most of your 
policies under this new approach by when we conclude late Saturday afternoon.  Once these policies are drafted, I 
will be able to prepare (or participate in a process to prepare) proposed revisions to your Bylaws. 

My role in this process will be quite different than the role I (and Bill Charney) played in the introductory training.  In 
this session I will be more facilitator than teacher.  I will advise you on options and the implications of choices, but 
you will do most of the work, so be prepared to spend several intensive hours in a type of capital investment in the 
board’s governance.  

Here are some key points to consider about effective policy-making: 

• Management will continue to have far more, and lengthier, documents than the Board.  Producing sound 
governing policies is not a matter of approving staff documents, nor of plunging the Board into staff methods 
and practices.  Board policies are the Board’s policies, not a sanctioning of staff’s. 

• Using the Policy Governance principles, brief governing policies can govern an extraordinary amount of detail.  
Such policies enhance accountability because they save the Board from the impossible task of trying to 
explicitly address every organizational circumstance. But, as these policies have great leverage, they must be 
treated with great care and respect.   

•  It is important that the Board doesn’t “fly by the seat of its pants” in governing.  Before discussing whatever 
issue comes up, you should first determine the type of issue and to whom it belongs.  Just because an issue is 
relevant somewhere in the YVHA organization does not justify the use of the Board’s extremely limited time in 
talking about it.  In other words, Board involvement and participation in certain areas can be detrimental to 
organizational performance. 

•  To achieve the governing success you seek, the policies you produce in this session, along with others you 
create in the future, should become the centerpiece of the Board’s work.  Don’t take an action or engage in a 
process without relating the matter to the policies then in-effect.  Your policies will be brief and few, so 
keeping the system consistent will not be difficult.   

•  You’ll be amazed at the breadth of issues about which this relatively brief document will provide substantial 
guidance!  You can change your policies anytime your judgment sees fit, but you cannot be inattentive to 
them and expect to build, or govern with, excellence.   

Our agenda is open to change, but you can expect it to go something like this:   

• Development of Board Process Policies - these policies address the process of governance itself, 
including your trusteeship role and the role of Board committees. 



 

  

• Development of Management Parameters Policies - these policies establish the limitations on 
management authority, based on Board concerns of lawfulness, ethics and prudence. 

• Development of Board-Management Delegation Policies - these policies set out the nature of 
delegation and accountability, and the methods by which the Board will ensure that authority 
delegated to management is appropriately used.  

• Addressing remaining Bylaws issues – I will address some remaining issues of structure and intent in 
order to prepare suggested draft revisions to YVHA’s Bylaws in the coming weeks.  

• Framing the Ends policies - time permitting, we will set the stage and make plans to reconvene for 
our next meeting, at which we will focus on Ends work and its relationship to strategic planning.  This 
work will include developing the Board’s agenda and planning cycle for the coming year.   

 
To expedite these policy development discussions, we will use sample policies as our points of departure.   The Board 
will discuss, debate, challenge and change these samples (developed by other boards, but customized to reflect 
YVHA’s nuances, existing practices, etc.) so that the result becomes your own product.  The history of this process 
indicates policies produced in this way prove to be, while subsequently examined for errors and omissions, quite 
stable, and they constitute a surprisingly accurate record of board values. 

 

You will get the greatest return for this work by observing the following rules: 

Review the governance concepts and principles introduced thus far.  It will require considerable focus and attention 
to accomplish this task before we adjourn late Saturday afternoon.  To proceed efficiently and productively through 
this process, it’s important that each member of the Board has a strong conceptual understanding of these principles, 
and how they represent a system of total accountability in the Board/Executive Director (ED) relationship. 

All Board members participate.    All Board members have been encouraged to participate in this process, which is 
very important.   It is also critical that all future Board and senior staff (including the new ED, when selected) achieve 
an understanding of these governance principles, whether by attending a training session or by reviewing other 
materials to accomplish this orientation.  

Expect the process to move slowly at first.  Even though this session always produces an impressive draft governing 
policies manual, it tends to go very slowly, especially at first.  Expect this frustration as part of the process.  By the 
time we conclude on Saturday, you’ll likely be very pleased with the breadth and depth of issues addressed and now 
codified.  

It’s the Board’s show.  While the perspectives of the ED are vital resources to help the Board make informed 
decisions about governing policies and their implications, these decisions are clearly the Board’s task.  

To facilitate our discussions, please note that the text on the following pages is color-coded: 

• Black text is policy language specifically suggested for consideration, either to be edited or validated for inclusion 
in the draft Governing Policies. 

• Blue text references citations from current YVHA documentation (Intergovernmental Agreement, Bylaws, 
Financial Policies and Procedures, ED Job Description (created for current ED search process, and other governing 
policies/administrative policies, etc.) 

• Green or highlighted text is consultant narrative, observations, questions, etc. to facilitate thought and 
discussion. 
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Introduction 

This Governing Policies Manual contains the current standing (ongoing) performance standards, values and 
expectations of the Board of Directors (the “Board”) of the Yampa Valley Housing Authority (“YVHA” or 
“Authority”). 

1. Purpose: This Manual is designed to help the Board approach decisions from the perspective of its own, 
previously established standards, values and expectations by: 

A. Elevating efficiency by having all ongoing Board policies in one place.  

B. Quickly orienting new Board members to current policies. 

C. Eliminating redundant or conflicting policies.  

D. Having greater ease of reviewing current policy(ies) when considering new issues. 

E. Providing clear, proactive policies to guide the ED and staff, as well as Board officers, members and 
committees. 

2. Consistency: The Board will ensure that each policy in this document is consistent with the law, the 
Intergovernmental Agreement establishing YVHA as a multijurisdictional housing authority (IGA), and the 
Bylaws, all of which have precedence over these Board policies. Except for time-limited or procedural-
only Board decisions (approving minutes, electing officers, etc.), which are recorded in Board meeting 
minutes, all standing Board policies shall be included or referred to in this document. The ED is 
responsible for developing operational and administrative policies and procedures that are consistent with 
the standards set forth in this Manual. 

3. Transition: Unless a prior Board resolution or contract obligates the organization regarding a specific 
matter, these updated standards supersede previous Board resolutions. If an actual or apparent conflict 
arises between this Manual and other policies or Board resolutions, the matter shall be brought to the 
Board’s attention for resolution. 

4. Changes: The Board will annually review these policies and, as appropriate, refine them. Proposed 
revisions may be submitted for Board consideration by any Board member or by the ED. Whenever 
changes are adopted, the updated document should be dated and promptly disseminated to the Board 
and ED. 

5. Specificity: Each new policy will be drafted to fit into the appropriate section of the Manual. For 
consistency, policies should be drafted starting with the broadest policy statement, then adding specificity 
to the level of detail at which the Board will afford discretion for implementation (allowing reasonable 
interpretation) when delegating further decisions relevant to that policy topic (i.e., to the Board Chair, 
Board Committees or the ED).  [A proposed definition of Board Chair appears in Policy 2.4.] 
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Policy 1.0 Ends/Priority Results  
Date of adoption / Last revision:  __________ 

(TO BE DRAFTED AT A SUBSEQUENT ONE-DAY WORKSHOP, DATE TBD) 
 
 Potential Ends statements based on the YVHA 2024-27 strategic plan were included at slide 25 of the 
March 2026 workshop presentation and will be revisited in Thursday’s slide presentation.  They describe 
outcomes (e.g., The Yampa Valley has the affordable housing needed to support our community – see vision 
statement below), not activities (e.g., YVHA partners with developers or YVHA develops ...) 
 
 The Ends discussion will happen at the next workshop, when we’ll ask “What does it look like if YVHA 
succeeds in its activities highlighted in the following statement drawn from the ED job description document 
developed for the current ED search process: 
 
 The YVHA mission is to support the local economy, community, and businesses of the Yampa Valley by 
implementing appropriate housing solutions for local workers, qualified residents, and their families.  Its vision is 
that the Yampa Valley has the affordable housing needed to support the local community.  YVHA partners with 
developers to create new housing units and is a property manager for rental and owner-occupied properties.  
Through its housing navigation and real estate programs, YVHA provides individuals and local families with a 
variety of resources to help them navigate, locate, and secure affordable long-term housing options including 
downpayment assistance and deed restricted homeownership. 
 
 
Back to Table of Contents
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Policy 2.0 Governance Purpose  
Date of adoption / Last revision:  ____________ 

Acting on behalf of the [people of the area included within the Authority] (the “Yampa Valley Community”), the 
purpose of the Board of Directors is to ensure that YVHA: 

1. Achieves appropriate results for or on behalf of the Yampa Valley Community (as specified in Board 
Ends/Priority Results policies) at an optimal cost; and 

2. Avoids unacceptable actions and situations. 

 
Think back to discussions around Principles 1 and 2.  On whose behalf does the YVHA Board act? 
 

Back to Table of Contents 
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Policy 2.1 Governing Philosophy and Values 
Date of Adoption / Last Revision:  ___________  

The Board will govern lawfully, using Policy Governance® principles1, with an emphasis on: (a) integrity and 
truthfulness in all its activities and practices, (b) outward vision, (c) encouragement of diversity in viewpoints, (d) 
strategic leadership more than administrative detail, (e) clear distinction of Board and staff roles, (f) collective 
decisions, and (g) a focus on the future. 
 
Accordingly: 

1. The Board will cultivate a sense of group responsibility for its own performance. The Board will lead 
YVHA by proactively setting performance expectations for its own work and for that of the operating 
organization. 

2. The Board will use the expertise of its members to enhance its understanding of issues, but will not 
simply defer to that expertise as the judgment of the entire Board. 

3. The Board will set performance standards and expectations for YVHA through the careful articulation of 
written policies. The Board’s primary focus will be on the achievement of intended long-term outcomes for 
and on behalf of the Yampa Valley Community, not on the administrative/operational means of attaining 
those outcomes. 

4. The Board will establish and adhere to its own performance expectations pertaining to matters such as 
attendance, meeting preparation and participation, policy-making, respect of roles, speaking to 
management, Yampa Valley Community members and other members of the public with one voice, and 
continually building the Board’s governance capability and reputation. 

A. Continual Board development will include periodic discussion of its own performance and orienting 
new Board members upon their appointment/election, in the Board’s governance process and these 
policies. 

B. Orientation for new Board members will include three primary components: 

i. Governance process: The (Board Chair OR Governance Committee) will ensure provision of 
training including the governance principles underlying this Governing Policies Manual, and 
review of the IGA, YVHA’s Bylaws and these policies, with particular emphasis on the Board 
Members’ Code of Conduct policy.  [Centralizing orientation responsibilities, rather than 
distributing them to the various Board Teams, should produce a more consistent and complete 
outcome.] 

ii. Current strategic issues: The Board Chair and the ED will provide overview and background 
information on significant issues being addressed and likely to be decided upon early in new 
Board member’s tenure. 

iii. Operational overview: The ED will help new Board members achieve a general understanding of 
YVHA’s operating organization (financials, key personnel, key products/programs/services, 
FAQs, etc.). 

5. Although the Board may change these governing policies at any time, it will diligently observe those 
currently in effect. 

6. All on-going policies of the Board are contained in this document, and they remain in effect, unless 
amended or deleted by Board action.    

7. The Board will be accountable to the Yampa Valley Community for competent, conscientious and 
effective fulfillment of its governance obligations. The Board will not allow any officer, individual or Board 
Committee to be an obstacle to this commitment. 

 
1 Policy Governance® is the invention of Dr. John Carver and an internationally registered trademark of The Governance Coach, Inc.  Used with permission. The 
authoritative website for Policy Governance is:  www.policygovernance.com 
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8. The Board will regularly evaluate and strive to improve its performance. Self-assessment will compare 
Board activity and discipline to the standards set forth in these Board Process and Board-Management 
Delegation policies. 

9. The Board’s activities will be open and accessible to reasonable scrutiny by the Yampa Valley 
Community, consistent with all requirements of the Colorado Open Public Meetings Act (C.R.S. § 24-6-
401 et seq.) applicable to “local public bodies” as defined therein, with the exception of personnel or other 
matters of a sensitive nature for which specific statutes authorize the Board to meet in executive session.  
See Bylaws, §§ 7.1 and 7.8 

10. The Board will not allow the organization to discriminate against any employee, potential employee or 
other person in connection with recruitment, examination, appointment, training, promotion, retention, 
discipline, or in any other aspect of personnel administration because of political affiliation, race, color, 
national origin, sex, sexual orientation (including sexual identity and sexual expression), age, religious 
creed, handicap, disability or veteran status is prohibited.  

 

Source is YVHA Employee Handbook 
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Policy 2.2 Board Job Products 
Date of adoption / Last revision:  __________ 

On behalf of the Yampa Valley Community, the Board’s role is to define and ensure appropriate organizational 
performance. 
 
To distinguish the Board’s own role from those of the ED and staff, the Board will concentrate its efforts on three 
primary job “products” or outputs: 

1. Community Engagement: The Board will connect the interests of the Yampa Valley Community with 
operational performance. 

A. Needs Assessment: As representatives of the Yampa Valley Community in the governance of 
YVHA, the Board will assess needs and trends affecting the Yampa Valley Community as they relate 
to YVHA’s activities and scope of influence, and will develop and maintain Ends policies identifying 
and prioritizing intended organizational outcomes to address those needs. 

B. Advocacy:  The Board will inform the Yampa Valley Community of YVHA’s achievements on their 
behalf and of its expected future results. [IGA §4.6.1.e requires the Board, by August 1 of each year, 
to prepare, provide and present in one or more public hearings to the governing bodies of the 
Member Jurisdictions (i.e., Routt County and Steamboat Springs), a written report of the Authority’s 
activities during the prior calendar year.]  [Per discussion with Elliot, this deadline should be revised 
in the updated IGA to reflect the current practice of publishing the annual report in March, following 
completion of the audit – note, the 9/1/26 redline did not include this change.] 

2. Performance Standards: The Board will maintain written performance standards, as set forth in these 
governing policies, addressing the broadest, and as appropriate, more defined levels of all organizational 
decisions and situations. 

A. Ends: Strategic results priorities describing intended organizational impacts, benefits, outcomes, 
recipients and their relative worth (what results, for which recipients, at what cost/priority). 

B. Management Parameters:  Constraints on executive authority defining the boundaries of prudence 
and ethics within which all management activity and decisions must take place. 

C. Board Process: Specification of how the Board defines, carries out and assesses its own work. 

D. Board-Management Delegation:  How the Board delegates authority to management and ensures 
its proper use; the ED role, authority and accountability. 

3. Assurance of Organizational Performance:  The Board will ensure Ends fulfillment, financial solvency 
and organizational integrity by holding itself accountable for effective governance as defined in these 
policies, and by holding the ED accountable for successful achievement of Ends and adherence to 
Management Parameters. 

 
In addition, the Board maintains responsibility for: 

4. As allowed by applicable law, determinations regarding YVHA’s positions on/endorsements of referenda, 
public policy and legislative issues as appropriate in serving the interests of the Yampa Valley 
Community.  [Confirm that the Policy and Advocacy Team currently has authority to make 
recommendations to the Board] 

5. Decisions outside the boundaries of authority delegated to the ED (as proscribed in Management 
Parameters policies). Specific Duties, Powers and Authority of the Board set out in IGA, § 4.6. 

 
Back to Table of Contents 
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Policy 2.3 Board Work Plan and Agenda Preparation  
Date of adoption / Last revision:  __________ 

To fulfill its role, the Board will prepare and follow an annual work plan that: (1) re-explores Ends 
policies and (2) continually improves Board performance through Board education, and interactions with Yampa 
Valley Community members, staff, and outside experts.   
 
Accordingly: 

1. Annual Board Planning Cycle: The Board’s annual planning cycle will conclude each year at its 
September meeting [suggest at least three months prior to end of fiscal year] so that administrative 
planning and budgeting for the next fiscal year can be focused on addressing both long- and short-term 
Ends. 

2. Work Plan Development: The cycle will start in October when the Board will begin to develop its own 
work plan for the next year.  At that time, the Board Chair will prepare and present for the Board’s 
consideration and approval a suggested Board work plan for the following year’s meetings. 
Considerations should include: 

A. Board Education: Identification of topics that will elevate the Board’s competencies, primarily of 
external issues and trends that impact YVHA’s Ends, and to a lesser extent, key areas of operations 
and governance training. 

B. Orientation/Training for New Board Members: Per policy 2.1.4, to include review of YVHA’s 
governance system and documents, overview of key strategic issues to be addressed early in new 
Board members’ tenure, and operational overview. 

C. Community Engagement: How the Board will connect with the Yampa Valley Community (e.g., 
through surveys, focus groups, and other methods of gaining their input). 

D. Policy Review: How the Board will systematically review its governing policies, with emphasis on 
Ends, over the course of the year (e.g., by priority, by topic, or by emphasis of the Board’s 
choosing). 

E. Assessment/Evaluation of ED Performance: Reviewing the schedule of planned monitoring 
activities to assess performance on Ends and Management Parameters policies. 

F. Self-Assessment: Methods and timeline for periodic evaluation of how well the Board is fulfilling its 
role (i.e., in accordance with its Board Process and Board-Management Delegation policies) and 
open discussion of how the Board’s performance can be improved. 

G. Meeting Schedule: Confirmation of the meeting schedule for the coming year to maximize Board 
member attendance and participation. 

H. Social Engagement: To build its effectiveness as a leadership team, the Board will include periodic 
team building activities in conjunction with its meetings. 

3. Meeting Agendas: The Board Chair will determine the agenda for each Board meeting, although Board 
members and the ED may request or recommend any appropriate matters for Board consideration. 

A. A Board member or the ED may recommend or request a matter for Board discussion by submitting 
the item to the Chair at least ten (10) days prior to the regularly scheduled Board meeting. 

B. To ensure Board member preparation and informed participation, meeting agendas and packets 
(background materials for decision items on the agenda, monitoring reports, etc.) are to be received 
by Board members at least six (6) days prior to the scheduled Board meeting. [based on current 
practice] 

C. Additional matters may be added to the agenda of any regular Board meeting by the Board Chair 
and/or the ED, or by affirmative vote of a majority of those present.  
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Policy 2.3 Board Work Plan and Agenda Preparation (continued)  

4. ED Monitoring:  The Board will act on the ED’s monitoring reports received prior to the meeting, 
determining by majority vote whether the report: 

A. Conveys a reasonable interpretation of the respective policy’s provision(s). 

B. Provides reasonable substantiation of compliance with the policy provision(s), as interpreted. 

5. Consent Agenda: “Required Approvals” will appear on a Consent Agenda, in which one motion can 
address those items delegated to the ED yet required by law or third party to be Board-approved. 

A. To use Board meeting time as efficiently as possible, the ED is expected to provide substantiation 
that all Consent Agenda items comply with relevant Board policies.  

B. Items may be removed from the Consent Agenda for discussion upon majority vote of the Board. 

6. ED Annual Compensation Review: Each year at the __________ meeting, the Board will summarize 
and review its judgments of monitoring activities (monitoring reports, audits, etc.) received during the last 
year and will determine any adjustments to the ED’s compensation and benefits, to be effective as of 
__________.    [Per discussion with Elliot, there is no established timeline for ED review and 
compensation adjustment.] 

7. Executive Sessions:  As permitted by applicable law, the Board may convene in executive/closed 
session whenever it deems, by majority vote, to be in the best interest of the organization.  
Executive/closed sessions will be attended only by Board members and others specifically invited by the 
Board Chair or, by majority vote, the Board.  Board members, staff and other persons present shall not 
discuss or disclose executive session proceedings outside of the executive session without prior 
authorization of the Board. [Applicable law is cited in Pol. 2.1.9] 

 
 
 
Back to Table of Contents 
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Policy 2.4 Board Chair’s Role and Authority  
Date of adoption / Last revision:  ___________ 

As YVHA’s chief governance officer and “Board Chair” or “Chair,” the President’s primary role is to ensure the 
integrity of the Board’s process, and secondarily to represent the Board to outside parties. [Per IGA § 4.4(a) and 
Bylaw 6.1(a), the President shall preside at all meetings and execute all legal documents on behalf of the 
Authority except as may otherwise be authorized by the Board of Directors under an approved Resolution 
designating a person to sign certain legal documents on behalf of the Authority.] 
 
Accordingly: 

1. The Chair’s job is to ensure that the Board acts in a manner consistent with its policies and any 
requirements legitimately imposed upon it from outside the organization. 

A. Agenda content will include only those issues that clearly (according to Board policy) belong to the 
Board to decide, consider, or to monitor, or to otherwise inform/educate the Board so it can best 
fulfill its responsibilities.  

B. Deliberation will be fair, open, thorough, timely, orderly, and kept to the point.  [Bylaw 7.5 requires 
regular and special meetings to be conducted generally in conformance with the most recent edition 
of Robert’s Rules of Order, Newly Revised.]. Confirm accuracy and/or need for Bylaw revision. 

2. The Chair is authorized to make decisions consistent with the Board Process and Board-Management 
Delegation policies, except for (a) employment/termination of the ED, or (b) decisions pertaining to 
matters about which the Board has specifically delegated portions of its authority to others. The Chair 
may use any reasonable interpretation of these policies. 

A. The Chair is empowered to preside at Board meetings with the commonly accepted power of that 
position, such as ruling and recognizing. 

B. The Chair has no authority to make decisions within the Board’s Ends and Management Parameters 
policy areas. Therefore, as the ED is accountable to the Board as a whole, the Chair does not have 
authority to supervise or direct the ED. 

C. The Chair may represent the Board to outside parties in announcing Board-stated positions and in 
stating decisions and interpretations within the policy areas delegated to the Chair.    

i. The Chair may delegate this authority but remains accountable for its use. 

D. Except where specified otherwise in Bylaws or Board Policies, the Chair may appoint Board 
members or others, as appropriate, to serve on Board Committees.  [Bylaw 9.2 currently provides 
that the Board shall appoint all committee members including the chairs of such committees.]  
Current practice is that new board members are introduced to each Board Team and self-select 
Team membership based on skills, interests, etc. 

3. The Chair will lead and participate in the Board’s assessment of its own performance. 

A. Criteria for assessment will be the Board’s adherence to its Board Process and Board-Management 
Delegation policies. 

B. The Board will self-assess its overall performance at least once per year. 

C. The Board will ensure that there is at least a brief assessment of each face-to-face meeting prior to 
adjournment, identifying factors that enhanced its productivity, as well as those that would have 
made the meeting more successful. 
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Policy 2.5 Board Members’ Code of Conduct  
Date of adoption / Last revision:  ___________ 

The Board expects of itself and its members ethical, professional and lawful conduct, including proper use of 
authority and appropriate decorum when acting as Board members. 
 
Accordingly: 

1. Duty of Care:  Board members are to discharge their duties honestly and in good faith. Board members 
shall exercise the degree of care, diligence and skill that a reasonably prudent person would exercise in 
similar circumstances. 

2. Duty of Obedience: Board members must abide by YVHA’s governing documents (i.e., IGA, Bylaws and 
these Governing Policies). While vigorous debate is expected and encouraged, Board members are 
obliged to support the legitimacy and authority of the final determination of the Board on any matter, 
irrespective of the member’s personal position on the issue. 

3. Duty of Loyalty:  Board members must demonstrate loyalty to the interests of YVHA, superseding any 
conflicting loyalties such as that to segments of the Yampa Valley Community, family members, advocacy 
or interest groups, affiliated entities, staff, other organizations or any personal interests as a consumer of 
the organization’s services. 

4. Conflict of Interest: [Bylaws, Art. 10, contains YVHA’s Conflict of Interest policy.]  [If the Board is 
satisfied with the Bylaws COI policy, this section 4 is not necessary; otherwise, here are some 
alternative/additional COI provisions for consideration] Board members must avoid any conflict of interest 
with respect to their fiduciary responsibility.     

A. There must be no self-dealing or any conduct of private business or personal services between any 
Board member and the organization except as procedurally controlled to assure openness, 
competitive opportunity and equal access to inside information. 

B. When the Board is to decide an issue about which a member has an actual or potential conflict of 
interest, that member shall disclose the conflict to the Board and recuse herself or himself without 
comment from not only the vote, but also from the deliberation. 

i. A conflicting interest exists when a Board member or a related party has a beneficial financial 
interest in the transaction of sufficient significance that it would reasonably be expected to exert 
an influence on that Board member’s judgment if he or she were called upon to vote on the 
matter. Related parties include the Board member’s spouse, parents, children, siblings, siblings of 
any parent or spouse, and all other persons or entities in which the Board member has an 
interest, including as a partner, agent, or employee, or over which the Board member exerts 
control or influence, either directly or indirectly. 

ii. In case of a dispute regarding the existence of a real or perceived conflict of interest, the Board 
shall vote as to whether a conflict is present, and the vote of the Board shall be final. The 
individual with such real or perceived conflict of interest shall not vote. 

iii. Board members will, upon election and annually in April thereafter, complete and submit to the 
Secretary of the Authority a written statement affirming they have received, reviewed and 
understand this Conflict of Interest policy, and disclosing their involvements and interests that 
could give rise to a conflict of interest including, but not limited to their involvement or that of 
family members, as directors or officers of other organizations, with vendors or other affiliations 
with other entities that might reasonably be perceived as a conflict. Board members will promptly 
update their disclosures if, during the year, a material change in circumstances should occur. 
[This policy mirrors Bylaw 10.2, but adds the affirmative duty to update COI disclosures 
throughout the year.] Confirm this affirmative duty is part of the YVHA Board Expectations 
document that all board members sign. 

iv. Board members must not exert undue influence to obtain staff employment for themselves, family 
members or other individuals. Should a Board member apply for staff employment, he or she 
must first resign from the Board. 

5. Board members must not attempt to exercise individual authority over the organization. 
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A. Board members’ interactions with the ED or with staff must recognize the lack of authority vested in 
individuals except when explicitly stipulated by the Board. 

B. Board members' interactions with the media, public or other entities must recognize that Board 
members are not to speak for the ED, the Board, or the organization, except to repeat explicitly 
stated Board decisions. 

C. Board members will not publicly express individual judgments of the performance of the ED or of 
other employees, other than when participating in the Board's monitoring functions. 

6. Board members will treat one another and staff members with respect, courtesy, and honesty. 

7. Board members must respect the confidentiality appropriate to issues of a sensitive nature. 

8. A Board member aware of credible information that suggests that a Board policy has been violated, by 
the Board, a Board member, or the ED, has an affirmative obligation to bring the concern to the Board 
Chair. If the Chair is the subject of the concern, it should be brought to the Vice-President.  If the ED or a 
staff member is the subject of the concern, the Board will refer to its process for Monitoring ED 
Performance (Policy 4.4). 

9. If a Board member is alleged to have violated the Board’s Governing Policies; 

A. The President, as Board Chair (or Vice-President, if the Board Chair is the subject of the concern) 
will have an informal discussion with the individual whose action(s) is questioned. If this is not 
successful in resolving the concern, then: 

B. The Board Chair will put the issue on the agenda for executive session. [as allowed by Bylaw 7.8] 
The respondent Board member will be allowed to present their views prior to the Board determining 
whether or not the action violated this Code of Conduct. 

C. A Board member found by the Board (by majority vote) to have violated these Governing Policies 
may be subject to subsequent censure or other Board action, as long as consistent with the IGA and 
Bylaws.  

 
Back to Table of Contents  
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Policy 2.6 Board Members’ Individual Responsibilities 
Date of adoption / Last revision:  ___________  

Board member engagement and participation is integral to the Board’s leadership success. Therefore, each 
Board member is expected to fulfill the following responsibilities: 

1. Commitment: Board members, voting and non-voting, are expected to, upon appointment or election to 
the Board and annually (in January), sign a Letter of Commitment indicating that they have reviewed and 
commit to abide by YVHA’s Bylaws and these Governing Policies, as may be amended from time to time. 

2. Attendance: Board members are expected to attend Board meetings on a regular and punctual basis.  
For voting Board members, absence from more than one-quarter (1/4) of the Board’s regularly scheduled 
meetings in any calendar year will constitute that member’s resignation from the Board.     

A. In case of extenuating circumstances, a Board member may request a waiver to this provision. 
Waivers may be granted only by vote of the Board.  [Bylaw 4.3 currently requires the President to 
meet with any director who fails to attend ¾ of all regular Board meetings each calendar year to 
review the circumstances of their absenteeism, and to forward a recommendation to the Board 
regarding the appropriate action to be taken, which may include a recommendation for removal per 
Bylaw 4.2.] 

3. Preparation and Participation: Board members are expected to review agenda materials in advance of 
Board and committee meetings and to participate productively in discussions.  [Bylaw 4.4 requires every 
director to participate in at least one Board committee.] 

4. Ambassadorship:  Board members are expected to be alert to YVHA ‘s constituent and community 
concerns that can be addressed through YVHA’s mission and Ends, to help communicate and promote 
YVHA to the Yampa Valley Community, and to support YVHA’s public policy agenda. [IGA, § 5, requires 
all directors to have a desire to work actively to identify community housing issues and develop and 
implement solutions for those issues.] 

5. Responsiveness: Board members will be attentive to Board communications and respond promptly to 
staff and Board member requests for feedback. 

6. Members as Individuals: The ED is accountable to the Board as a whole and not to individual Board 
members. Therefore, the relationship between the ED and individual members of the Board, including the 
Chair, is collegial and not hierarchical. 

7. Volunteerism: Board members may individually volunteer in operational capacities. In such situations, 
they are subject to the direct supervision of the ED or responsible staff person.  [The current Board 
Teams structure does not appear to consistently honor this requirement.  As discussed in March, it is not 
fair to hold the ED responsible for operational outcomes without giving the ED authority to make 
operational decisions.]  

8. Members in Good Standing: As they are recognized representatives of YVHA, Board members are 
expected to remain in good standing within the Yampa Valley Community. 

9. Participation in Organizational Activities: 
A. In addition to attending Board and Board committee meetings, Board members are expected to 

attend: 

i. __________  

ii. __________  

B. Board members are also encouraged to attend: 

i. [Suggestions include annual community engagement days at properties, resident holiday parties, 
SS Farmers’ Market, City Council and County Commissioner meetings] 
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Policy 2.7 Board Committee Principles  
Date of adoption / Last revision:  ___________ 

Board Committees may be established to help the Board be more effective and/or efficient in its work. Board 
Committees are not to interfere with the Board’s delegation of authority to the ED, or the ED’s to other staff. 
 
Accordingly: 

1. Board Committees are to help the Board do its job, not to help, advise, or exercise authority over staff.  
[Most current Board Teams would not fit this definition.] 

2. Board Committees will ordinarily undertake activities not delegated to the ED such as by preparing policy 
alternatives and implications for Board consideration or performing specific monitoring functions. 

3. Board Committees may only speak or act for the Board when formally given such authority for specific 
and/or time-limited purposes. [Currently, there are no charters for the Board Teams that describe 
deliverables, authority and composition – beyond the information at the Board Teams tab on the VYVH 
website] Expectations and authority will be carefully stated in the Board Committee Structure policy in 
order not to conflict with authority delegated to the ED.  [Several existing provisions appear to violate this 
proposed policy:] [IGA, § 4.6.3.a, gives the Board the power to appoint a subcommittee of its members 
and to authorize them to approve basic contracts and agreements and make operational decisions 
related to YVHA programs, or programs of related but separate enterprises.] [Bylaw 9.6 provides that 
each committee shall have and may execute all of the authority of the Board or such lesser authority as 
may be set forth in these Bylaws or by direction of the Board expressly established by motion or 
resolution.] [This provision is particularly problematic because Bylaw 9.3 provides that committee 
members (other than the committee chair) need not be Board members.  Allowing non-Board members to 
act for the Board likely violates C.R.S. § 29-1-204.5.] 

4. As the ED works for the full Board, the ED will not be required to seek approval of a Board Committee 
before taking action. 

5. This policy applies to any group formed by Board action, whether or not it is called a committee and 
regardless of whether it includes Board members. This policy does not apply to committees formed under 
the authority of the ED.   [Bylaw 9.1 provides that committees of the Board shall be either standing or 
special, but does not name any specific standing or special committees] [Question: Are Board Teams 
meant to be standing committees and task forces special committees?]  

6. Unless specifically authorized by the Board, a Board Committee may not make any commitment of 
organizational resources or funds. 

7. The composition of each Board Committee as well as the number and purpose of committees is to be 
evaluated no less than bi-annually to assure continuity and relevance. 
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Policy 2.8 Board Committee Structure 
Date of adoption / Last revision:  ___________ 

[These are Board Committees we suggested at the March workshop (slide #65) and will revisit in Thursday’s slide 
presentation.  I have not included a Nominating Committee on the assumption that the revised IGA will continue 
to require an Appointments Committee to make nominations to the City Council and BCC of individuals to be 
included on the Board.] Board Committees are those established by and with authority emanating from the Board 
regardless of whether composition includes non-Board members. The only Board Committees are those set forth 
below. Unless otherwise specified, the ED, or their staff designee, will serve as a resource (non-voting 
member/liaison) for each Board Committee. 

1. Financial Oversight Audit Committee [Question:  Is this essentially the work of the current 
Finance and Capital Planning Team?]  
A. Deliverable #1: Confirmation of auditor’s independence and recommendation to Board for 

engagement of auditor by no later than end of _________ each year.   

Deliverable #2: - Annual specification of audit scope, consistent with Board monitoring schedule (see 
policy 4.4), including approval of any permitted non-audit services to be provided by the independent 
auditor. 
Deliverable #3: Assurance that the auditor has unfettered access to organizational management and 
records. 
Deliverable #4: Review with the independent auditor any problems encountered performing the 
audit, the audited financial statements, and any management letter provided by the auditor. 
Deliverable #5: Recommendations for Board consideration regarding revisions to the Board’s fiscal 
policies. 
Deliverable #6: Review of annual Form 990 prior to distribution to Board of Directors and subsequent 
submission to IRS.  [This provision does not apply to YVHA, but does it have any similar disclosure 
requirement?] 
Deliverable #7: “Direct Inspection” (internal audit) monitoring of compliance with the Board’s fiscal 
policies (Financial Condition, Asset Protection, Budget, Compensation and Benefits), as 
directed/scheduled by the Board per policy 4.4 Monitoring ED Performance. 
Deliverable #8:  Oversight/management of the Investment Portfolio, per Investment Policy. [Does 
YVHA have an investment policy?] 

B. Authority: To direct work of outside auditors, to use management time as needed for administrative 
support, and to incur costs as budgeted for all matters related to the audit. 

C. Composition:  Three members.   The Treasurer serves as chairperson, plus two (2) members 
appointed by the Board each year at its _________ meeting.  
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Policy 2.8 Board Committee Structure  (continued) 

     

2. Governance Committee. [Question:  Use to replace Executive Committee?] 
A. The Governance Committee exists to support the highest functioning of the Board, with deliverables 

including: 

Deliverable #1: As directed by the Board or requested by the Chair, preparation and/or review of 
proposed policy/Bylaws revisions and implications for Board consideration. 

Deliverable #2: Upon election of new Board members, arrangement of orientation in the Board’s 
governing process, an operational overview, and strategic issues of the Board’s choosing. 

Deliverable #3: Recommendations for Board consideration regarding additional Board training 
opportunities to enhance the Board’s governance skills and capabilities. 

B. Authority: To incur costs as budgeted and management time as needed. 

C. Composition: List committee composition here: ____________ 

 

3. Executive Compensation Committee [Question: Is this committee needed, or are some or all 
of these deliverables currently handled by the full Board through budget process?] 
A. Deliverable #1: Recommendations for Board consideration regarding adjustments to the 

ED’s compensation and benefits package. To be presented to the Board in a timely manner to allow 
final action to be taken by the __________ meeting each year. 

Deliverable #2: Accompanying the recommendations, provide data as to comparable compensation 
for similarly qualified persons in comparable positions. 

Deliverable #3:  Contemporaneous documentation and recordkeeping with respect to the 
deliberations and decisions regarding ED compensation. 

Deliverable #4: Prepare for Board’s consideration, and in consultation with the ED, annual incentive 
plan goals and metrics for the bonus component of ED compensation; annually review and report to 
the Board the ED’s performance results vis-a-vis previously established goals. [no bonuses] 

B. Authority: To incur costs as budgeted and management time as needed. 

C. Composition: List committee composition here: ____________ 

 

4.  Yampa Valley Community Engagement Committee [Question: How does this compare to the 
current work of the Communications and Community Engagement Team?].  
A. Deliverable: Development of mechanisms and plans for Board approval and implementation to 

ensure active communications between the Board and Yampa Valley Community members ensuring 
the Board is well informed about constituent perspectives and values, and that constituents are 
informed of the Board’s work on their behalf. 

B. Authority: To incur costs as budgeted and management time as needed.  Confirm there is a 
community engagement position on YVHA staff 

C. Composition: List committee composition here: ____________.   
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5. Public Policy Committee [Question: How does this compare to the current work of the Policy and 
Advocacy Team?] 
A. Deliverable: Options and implications for Board consideration regarding public positions to be taken 

by YVHA regarding endorsements on local public policy and legislative issues.  

B. Authority: To incur costs as budgeted and management time as needed. 

C. Composition:  List committee composition here: ____________ 

 
 
 
Other committees currently listed in Bylaws: 

[The Bylaws refer to Standing and Special Committees, but do not list any specifically.]  

 
 

Other committees per current structure: [Question: Should some be considered operating committees 
formed under ED authority.  If so, is it appropriate for the Board to mandate them?] 

(1) Communications and Community Engagement, (2) Development, (3) ED Search 
Team, (4) Finance and Capital Planning Team, (5) Policy and Advocacy Team, (6) 
Property and Asset Management Team, and (7) Real Estate Team 
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Board Size, Nominations, Elections and Terms 
Date of adoption / Last revision:  ___________  

[Note – No policy is recommended here because the YVHA Board is populated by an Appointments Committee 
process set out in Section Five of the IGA, but please note the following proposed changes/non-changes in the 
redlined IGA: 

[IGA § 4.2 still expresses the intent for directors (other than the City and County representative) to 
represent a diverse mix of interests, demographics and technical expertise including, if possible, one 
or more members of the local Habitat for Humanity board of directors, one or more representatives of 
employers employing 100 or more local residents, low or middle income residents of the area included 
within the Authority boundaries, individuals working in the areas of banking, finance, the law, real 
estate development, health care, human services and the resort and tourism industry.] [Question: Are 
these criteria current?]  

IGA § 4.2.1 (new) now covers the practice of the Member Jurisdictions appointing alternate directors. 

IGA § 4.3.1 (new) now provides that Board members shall not serve more than three consecutive 
three-year terms, and that Board members who serve three consecutive three-year terms may be 
nominated for Board membership again after spending a minimum of three years as a non-member of the 
Board.   

IGA § 4.7 (new) now provides that Board members are subject to ethics requirements set out in C.R.S.  
§ 24-18-101 et seq. and the provisions of Article XXIX of the Colorado Constitution. 
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Policy 2.9 Budgeting for Board Prerogatives  
Date of adoption / Last revision:  ___________ 

The Board will consciously invest in its ability to govern effectively. 
 
Accordingly: 

1. The Board will allocate resources to ensure that it has sufficient skills, methods and supports to assure 
excellence in its leadership. 

A. Training will be used appropriately to orient new Board members and to increase existing Board 
members’ skills and knowledge. 

B. Outside monitoring, including fiscal audit, will be arranged as needed to help the Board have 
confidence that organizational performance meets expectations, as stated in these policies. This 
includes, but is not limited to, audits, reviews or opinions on fiscal, legal or governance matters. 

C. Outreach mechanisms will be used as needed to ensure the Board understands Yampa Valley 
Community members’ viewpoints and values. 

2. Costs will be prudently incurred, but sufficient to ensure the development and provision of superior 
governance. Annual governance prerogatives to be considered include costs for: 

A. Board meetings/retreat, etc. (including reimbursements for Board member travel to Board 
meetings?) 

B. Board members’ authorized attendance at conferences, workshops, etc.  

C. Board training (governance consulting, publications, etc.). 

D. Fiscal audit and other third-party monitoring of organizational performance. 

E. Opinion surveys, focus groups and other community engagement activities.  

F. Board committee functions (other than Audit, as itemized in D above).  

G. Board Meeting technology/software platform. 

3. The Board will establish its budget for these prerogatives in the next fiscal year each year at its 
September meeting. 
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Policy 3.0 General Management Constraint 
Date of adoption / Last revision:  ___________ 

The ED will not cause or allow any practice, activity, decision or organizational circumstance that is unlawful, 
imprudent, in violation of commonly accepted business and professional ethics and practices. 
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Policy 3.1 Treatment of Constituents 
Date of adoption / Last revision:  ___________ 

With respect to interactions with constituents, the ED will not cause or allow conditions or procedures which are 
unfair, unsafe, untimely, unresponsive, undignified or which fail to provide appropriate confidentiality. 
 
Further, the ED will not: 

1. Collect, review, transmit, store or destroy constituent data without protecting against improper access to 
that information. 

2. Operate without clearly conveying to constituents what may be expected from the programs and services 
offered. 

3. Operate without having in place a complaint/response process to address concerns raised by 
constituents. 
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Policy 3.2 Treatment of Employees and Volunteers 
Date of adoption / Last revision:  ___________ 

With respect to the treatment of employees and volunteers, the ED will not cause or allow conditions that are 
unfair, unsafe or undignified. 
 
Pertaining to employees, the ED will not: 

1. Operate without ensuring employees are provided with written personnel policies, reviewed by qualified 
legal counsel, which clarify personnel rules for employees and provide for effective handling of 
complaints/grievances. 

2. Allow employees to be unaware of the Board’s governing policies including but not limited to this 
Treatment of Employees and Volunteers policy, along with the ED’s interpretations of staff’s protections 
under this policy. 

3. Retaliate or allow retaliation against an employee for non-disruptive, internal expression of dissent, or for 
reporting to management or to the Board of Directors (per the process for handling of grievances in the 
Employee Handbook) acts or omissions by YVHA personnel, management or the Board of Directors that 
the employee believes, in good faith and based on credible information, constitutes a violation of state or 
federal law or a governing policy of the Board. 

A. Employees may not be prevented from grieving to the Board when (a) internal grievance procedures 
outlined in the Employee Handbook have been exhausted and (b) the employee alleges that Board 
policy has been violated. 

4. Allow employees to be unprepared to deal with reasonably foreseeable emergency situations. 
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Policy 3.3 Financial Condition and Activities 
Date of adoption / Last revision:  ___________ 

With respect to financial condition and activities, the ED will not cause or allow the development of fiscal jeopardy, 
or a material deviation of actual expenditures from the Board’s Ends priorities. 
 
Further, the ED will not:  

1. Manage finances without adherence to applicable Generally Accepted Accounting Principles (GAAP) as 
promulgated by the Financial Accounting Standards Board (FASB). 

2. Expend more funds than have been received in the fiscal year to-date, unless the liquidity and reserve 
requirements below are met:  

A. The ED will not allow cash and cash equivalents to drop below that amount necessary to meet 
operating expenditures over a 180-day period. 

3. Borrow funds (with exception of credit cards used for normal business purposes paid in full each month).  

4. Use Board-designated Reserve funds. 

5. Allow loans to be made to employees or members. 

6. Operate without settling payroll obligations and payables in a timely manner. 

7. Allow tax payments or other government ordered payments or filings to be overdue or inaccurately filed.  

8. Execute a purchase commitment, check or electronic funds transfer for greater than $500,000, unless 
such purchase was explicitly itemized in budget monitoring data previously disclosed to the Board. 
Splitting orders to avoid this limit is not acceptable.  [IGA § 4.5.2 and Bylaw 8.5 require all decisions 
authorizing single expenditures of $500,000 or more to be made only upon the affirmative vote of two-
thirds of the then-sitting directors having the right to vote.] 

9. Execute a check without two Board-authorized signatures.  [Current FPP require all checks to have two 
signatures; authorized signatories include ED, DD, Board President, Board VP, Board Treasurer.  Also, a 
check register or equivalent must be provided and signed by the Board President or Board Treasurer at 
the time the checks are submitted for processing] [Note: most payments are electronic] 

10. Operate without ensuring capital items purchased for a value of $10,000 or more, and having a useful life 
of more than two years, are capitalized and depreciated over the estimated useful life of the asset.  [FPP 
defines “capitalized expenditures” as items with a cost of $10,000 or greater.] 

11. Operate without tracking in-kind donations.   Recognition of in-kind donations, including but not limited to 
trade accounts, shall be limited to budget relief value. [Discuss applicability] 

12. Acquire, encumber, lease or dispose of real property. 

13. Operate without aggressively pursuing material receivables after a reasonable grace period.  [FPP 
require rent write-offs greater than $5,000 to be approve by a majority vote of the Board] 

14. Operate without adequate internal controls over receipts and disbursements to avoid unauthorized 
payments or material dissipation of assets. 

A. ED credit card statements and/or expense reimbursements must be reviewed and authorized for 
payment by the Treasurer. ED credit card statements must be reviewed and approved within 30 
days of payment. 

B. ED may not operate without clearly delineated procedures and limitations for 
payment/reimbursement of authorized expenses incurred by Board members and committee 
members, and others who are entitled to reimbursement from YVHA. 
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Policy 3.4 Asset Protection 
Date of adoption / Last revision:  __________ 

The ED will not cause or allow YVHA’s assets to be unprotected, inadequately maintained or unnecessarily 
risked. 
 
Further, the ED will not: 

1. Allow YVHA to be without sufficient insurance coverage as required by the IGA and Bylaws, including 
without limitation:  

A. Casualty losses and property losses to at least replacement value.  [IGA, § 8, and Bylaw 12.1.b 
require Commercial General Liability insurance with minimum combined single limits of $1,000,000 
each occurrence and $1,000,000 aggregate.] 

B. Liability losses to Board members, staff and the organization itself in an amount equal to or greater 
than the average for comparable organizations.  [IGA, § 8, and Bylaw 12.1.a require Employers’ 
Liability Insurance of at least $1,000,000.] 

C. Employee theft and dishonesty.   [IGA, § 8, and Bylaw 12.1.e require Officers and employees’ fraud, 
dishonesty and forgery coverage in an amount not less than $1,000,000.] 

D. Cyber-security. 

2. Subject YVHA’s facilities and equipment to improper wear and tear or insufficient maintenance. 

3. Operate without employing risk management practices to minimize exposure of the organization, the 
Board, staff or their agents to claims of liability. [Discussion point: This policy is broad enough to cover AI 
risk.  Does YVHA and/or the YVHA Board have AI use criteria?  I think I saw it mentioned in one set of 
committee minutes.] 

4. Allow procurements without reasonable protection against conflicts of interest. 

5. Allow a purchase of $25,000 or more without a minimum of three documented quotes. [Per FPP on 
Purchasing/Contracting.] 

6. Allow YVHA’s intellectual property, information, resources and files to be exposed to loss, improper 
access, misuse or significant damage. 

7. Operate without adhering to a Records Retention Schedule, approved by qualified legal counsel, for the 
maintenance of documents and records. 

8. Operate without internal controls over receipts and disbursements, and to prevent dissipation of assets, 
sufficient to meet the Board-appointed auditor’s recommendations (as set forth in the auditor’s 
Management Letter and/or other communications). 

9. Compromise the independence and transparency of the Board’s relationships with auditors or other 
providers of governance support. Such entities may not be engaged by the ED unless explicitly Board 
authorized. 

10. Invest or hold operating capital in insecure instruments or in non-interest-bearing accounts except where 
necessary to facilitate ease in operational transactions.     

11. Endanger YVHA’s public image or credibility. 

12. Substantially alter the organization’s identity as a multijurisdictional housing authority. 
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Policy 3.5 Financial Planning and Budgeting  
Date of adoption / Last revision:  __________  

Financial planning for any fiscal year or the remaining part of any fiscal year will not deviate materially from the 
Board’s Ends priorities, risk financial jeopardy or fail to address multi-year planning needs and considerations. 
 
Accordingly, the ED will not allow budgeting that: 

1. Risks incurring those liquidity situations or conditions described as unacceptable in the Financial 
Conditions and Activities policy. 

2. Omits credible projection of revenues and expenses, separation of capital and operational items, and 
disclosure of planning assumptions. 

A. Investment income from Board-designated investment reserve funds may be conservatively 
projected as operating revenue. 

3. Plans the expenditure in any fiscal year of more funds than are conservatively projected to be received. 

4. Omits allocation for Board activities per the Budgeting for Board Prerogatives policy (in Board Process). 
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Policy 3.6 Compensation and Benefits 
Date of adoption / Last revision:  __________ 

With respect to employment, compensation and benefits for employees, consultants, contractors or volunteers, 
the ED will not cause or allow jeopardy to YVHA’s fiscal integrity or public image. 
 
The ED will not: 

1. Establish salaries and benefits that deviate materially from the geographic and/or professional market 
value for the skills employed. 

A. Total compensation, including benefits, should be targeted at or near the mean of the market, but 
with flexibility so that compensation is based on experience, performance, and business need to 
attract and retain specific talent. 

2. Change their own compensation. 

3. Change their own benefits, except as consistent with the package for all other employees. 

4. Promise or imply anything other than "at-will" employment. 

5. Create obligations to consultants or contract vendors for longer than one year.  [Comply with TABOR] 

6. Establish or change retirement benefits that would cause situations unpredictable for the organization or 
inequitable for employees. 
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Policy 3.7 Emergency Management Succession  
Date of adoption / Last revision:  ____________ 

The ED will not operate without management succession planning processes to facilitate smooth and competent 
operation of the organization during key personnel transitions. 
 
Further, the ED will not: 

1. Operate without ensuring that at least one (1) other member of the management team is sufficiently 
familiar with Board and ED issues and processes to take over with reasonable proficiency as an interim 
successor. 
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Policy 3.8 Board Awareness and Support  
Date of adoption / Last revision:  ____________ 

The ED will not cause or allow the Board to be uninformed or unsupported in its work.  
 
The ED will not: 

1. Withhold, impede or confound information necessary for the Board’s informed accomplishment of its job.  
The ED will not: 

A. Neglect to submit monitoring reports (including the ED’s policy interpretations, as well as compliance 
data) required by the Board (see Monitoring ED Performance policy in Board-Management 
Delegation) in a timely, accurate and understandable fashion. 

B. Let the Board be unaware of any actual or anticipated noncompliance with any Ends or 
Management Parameters policy, regardless of the monitoring schedule set forth by the Board. 

C. Let the Board be without objective background/decision information it periodically requests, or 
unaware of relevant trends or incidental information (e.g., anticipated adverse media coverage, 
threatened or pending lawsuits, or material external and internal/organizational changes). 
Notification of planned internal changes is to be provided in advance, when feasible. 

D. Let the Board be unaware of any Board or Board member actions that, in the ED’s opinion, are not 
consistent with the Board’s own policies on Board Process and Board-Management Delegation, 
particularly in the case of Board or Board member behavior that is detrimental to the working 
relationship between the Board and the ED. (See provision 2.5.5 in Board Members’ Code of 
Conduct). 

E. Present information in unnecessarily complex or lengthy form or without differentiating among three 
types of written communications: 1) monitoring, 2) decision preparation or "action item"; and 3) 
incidental/FYI.    

2. Allow the Board to be without logistical and administrative support for official Board, officer or committee 
communications and functions.  

3. Deal with the Board in a way that favors or privileges certain Board members over others except when: 

A. Fulfilling individual requests for information, or 

B. Responding to officers or committees duly charged by the Board. 

4. Neglect to submit for the Board’s Consent Agenda those items delegated to the ED yet required by law, 
contract or third-party to be Board-approved. 
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Policy 4.0 Board-Management Connection 
Date of adoption I Last revision:  ___________  

The Board's official connection to the operating organization, its achievements and conduct is through its chief 
executive officer, titled Executive Director (“ED”). 
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Policy 4.1 Unity of Control  
Date of adoption / Last revision:  __________ 

The Board of Directors acts with one voice in establishing expectations of the ED.  
 
Accordingly: 

1. No Board member, officer or committee has authority over the ED, or any member of the ED’s staff, 
except in rare instances when the person or committee has been explicitly authorized to direct or use staff 
resources for a specific issue. 

2. Board members or committees may request information, but if such request--in the ED's judgment--
requires a material amount of staff time or funds or is disruptive, it may be declined. The committee or 
Board member may then refer the request to the full Board for consideration. 
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Policy 4.2 Accountability of the ED  
Date of adoption / Last revision:  ___________ 

All Board authority delegated to management is delegated through the ED. Therefore, the authority and 
accountability of staff, as far as the Board is concerned, is the authority and accountability of the ED. 
 
Accordingly: 

1. The Board will not give instructions to any staff other than the ED (without consent of the ED). 

2. The Board will not evaluate, either formally or informally, any staff other than the ED. 

3. The Board will consider and evaluate ED performance as synonymous with organizational achievement 
of Ends and compliance with Management Parameters. No performance measure established by the 
Board or a subset of the Board shall conflict with or modify this measure of performance. 

4. Consequently, the ED’s accountability and evaluation will be based on performance in two areas: 

A. Organizational achievement of the Board’s Ends policies, and 

B. Organizational operations within the parameters of legality, prudence and ethics established in the 
Board’s Management Parameters policies. 
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Policy 4.3 Delegation to the ED  
Date of adoption / Last revision:  __________ 

The Board will direct the ED through written policies setting forth the organizational Ends to be achieved and 
organizational situations/actions to be avoided, allowing the ED to use any reasonable interpretation of these 
policies. 
 
Accordingly: 

1. Ends policies direct the ED to achieve certain results, for certain recipients at a specified worth or priority. 
These policies will be systematically developed from the broadest, most general level, to more defined 
levels. 

2. Management Parameters policies define the boundaries of legality, prudence and ethics within which the 
ED is free to operate. These policies describe the practices, activities, decisions and circumstances that 
would be unacceptable to the Board, even if effective in producing the desired results. Management 
Parameters will also be systematically developed from the broadest, most general level to more defined 
levels. To ensure accountability for performance, the Board will not prescribe organizational means 
delegated to the ED. 

3. An Ends or Management Parameters policy at a given level does not limit the scope of any preceding 
level. 

4. The ED is authorized to establish further policies, make decisions, take actions, establish practices and 
develop activities as long as they are consistent with any reasonable interpretation of these Ends and 
Management Parameters policies. 

5. The Board may change its Ends and Management Parameters policies, thereby shifting the boundary 
between Board and ED domains. By doing so, the Board changes the latitude of choice and authority 
given to the ED. However, as long as any particular policy delegation is in place, the Board will respect 
and support decisions made by the ED that are consistent with Board policy, as reasonably interpreted. 
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Policy 4.4 Monitoring ED Performance  
Date of adoption / Last revision:  __________ 

The Board will systematically monitor ED job performance, determining the extent to which Ends are being 
achieved and whether operational activities fall within boundaries established in Management Parameters 
policies. 
 
Accordingly: 

1. Monitoring is simply to determine the degree to which Board policies are being met. Information that does 
not address accomplishment of Ends and compliance with Management Parameters will not be 
considered in the Board’s evaluation of ED performance. 

2. Ends and Management Parameters policies may be monitored by one or more of three methods: 

A. Internal Reports: The ED discloses in writing his/her policy interpretations, along with data 
supporting his/her assessment of accomplishment of, or compliance with, the policy under review. 
As appropriate in a given context, the ED may present information supporting the "reasonableness" 
of his/her interpretation. 

B. External Reports: An external, disinterested third party selected by and reporting to the Board 
assesses accomplishment of, or compliance with, Board policies, as reasonably interpreted by the 
ED. 

C. Direct Board Inspections: A designated Board member(s) or committee assesses ED compliance 
with a given policy, as reasonably interpreted by the ED. 

3. In every case, the Board is committed to accepting any reasonable ED interpretation of the Board policy 
being monitored. The Board is the judge of reasonableness and will always use the “reasonable person” 
test (whether what the ED did was what a reasonably prudent executive would do in that context), even if 
those choices differ from those the Board or any of its members may have made. 

4. In every case, the Board will judge whether: 

A. The ED’s interpretation is reasonable, and 

B. Data demonstrate reasonable accomplishment of, or compliance with, the ED’s interpretation. 

5. Interpretations determined by the Board not to be reasonable, or data determined not to demonstrate 
reasonable accomplishment of, or compliance with, a Board policy as interpreted, will be subject to a 
remedial process agreed to by the Board.  As permitted by applicable law, such discussions will be in 
Executive/Closed Session (only voting Board members, officers plus any other parties specifically invited 
by the Board to attend).  

6. All policies instructing the ED will be monitored at a frequency and by a method chosen by the Board. The 
Board may monitor any policy at any time by any method, but will ordinarily depend on the following 
routine schedule: 
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Policy 4.4 Monitoring ED Performance (continued) 
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           ED MONITORING SCHEDULE 

 
POLICY 

 
METHOD 

 
FREQUENCY 

 

      SCHEDULE 
 (BY END OF MONTH, OR BOARD 

PACKET) 

Ends/Priority Results 

1.0  Broadest:   Internal Annually  

1.1    Internal Annually  

1.2    Internal Annually  

1.3    Internal Annually  

1.4    Internal Annually  

Management Parameters 

3.0   General Management Constraint Internal Annually  

3.1  Treatment of Constituents Internal Annually  

3.2   Treatment of Employees and Volunteers Internal Annually  

 
3.3  Financial Condition and Activities 

Internal Quarterly    
 

External 
 

Annually  

3.4   Asset Protection Internal Annually  

 

3.5   Financial Planning and Budgeting 
 

Internal Semi- 
Annually 

        _______ – Mid-Year Update/  
Re-forecast  

_______ – Annual Forecast 

3.6   Compensation and Benefits Internal Annually 
 

3.7   Emergency Management Succession Internal Annually 
 

3.8   Board Awareness and Support Internal Annually 
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Appendix A. Governing Principles  
Date of adoption / Last revision:  ____________ 

To ensure a design of its work that provides for systematic role clarity and accountability for both the Board and 
the operating organization, the Board acts and makes its governing decisions based on the following Policy 
Governance principles: 

1. Ownership: The Board’s authority is derived from, and its accountability is connected to the Yampa Valley 
Community, standing in a position corresponding to shareholders in an equity corporation. 

2. Governance Purpose: With the Yampa Valley Community above it and YVHA’s operations below it, the 
Board’s governance role is to exercise its authority and properly empower others rather than to be 
management’s consultant, substitute, or adversary. 

3. “One Voice”: The Board makes authoritative decisions directed toward management and toward itself, its 
individual members and its committees, only as a total group, and it speaks to the public with one voice.  
The Board’s authority, therefore, is group authority rather than a summation of individual authorities. 

4. Ends Policies: The Board defines in writing the strategic results priorities describing intended 
organizational impacts, benefits, outcomes, recipients and their relative worth (what results, for which 
recipients, at what cost/priority).  These are not all the possible “side benefits” that may occur, but those 
that form the purpose of YVHA, the achievement of which constitutes organizational success. 

5. Board Means Policies: The Board defines in writing those values-added behaviors, practices, disciplines 
and conduct of the Board itself, and of its delegation/accountability relationship with the ED. These 
decisions are categorized as Board Process and Board-Management Delegation policies. 

6. Management Parameters Policies: The Board makes decisions with respect to management decisions 
and actions only in a proscriptive way in order to simultaneously (a) avoid prescribing means (how can it 
hold staff accountable for results if the Board has mandated the processes by which they’re to be 
achieved?) and (b) put off limits those decisions or circumstances that would be unacceptable even if 
they work. 

7. Policy “Sizes”: The Board’s policy decisions are made beginning at the broadest, most inclusive level and, 
if necessary, continuing into more detailed levels that narrow the interpretative range of higher levels, one 
articulated level at a time. 

8. Delegation to Management: The Board honors the exclusive authority/accountability of the ED’s role as 
the sole official connection between governance and management. 

9. Any Reasonable Interpretation: In delegating further decisions – beyond those recorded in Board policies 
– the Board grants the ED the right to use any reasonable interpretation of the Ends and Management 
Parameters policies.  With regard to Board Process and Board-Management Delegation policies, the 
Board Chair is granted such authority, except when the Board has explicitly designated another Board 
member or party (e.g. committee or task force) 

10. Monitoring: The Board monitors organizational performance through fair but systematic assessment of 
whether a reasonable interpretation of its Ends policies is being achieved and a reasonable interpretation 
of its Management Parameters policies is being complied with.  This constitutes the basis of the ED’s 
evaluation. 
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August 11, 2026 

YVHA – Executive Director Search Team Meeting 

YAMPA VALLEY HOUSING AUTHORITY  

EXECUTIVE DIRECTOR SEARCH TEAM MEETING MINUTES  

AUGUST 11, 2026 

12:00PM 

Team members present included: Janet Albert (Bridge), Michael Ann LaMotte, Steve Muntean, Angelica Salinas, 
Elliot Lawrence and Emily Katzman. Minutes are ADA compliant and prepared via AI with formatting edits by Sarah 
Newman.  

Key Topics Discussed: 

1. JOB DESCRIPTION DRAFT 

• Draft well received as a strong starting point; Elliot to send redlines to full group. 

• Factual corrections: "Pikes Peak" → "Western Slope"; land holdings corrected to 500 (not 700) acres; YVHA is a 

developer partner, not a developer; direct reports = Elliot + 4 executives. 

• "Large organization" language changed to "complex organization" (12 staff, high scope). 

• Redundant content (mill levy, financial capabilities) to be condensed; specific project references (Hilltop, Slate 

Creek) to be genericized to widen candidate pool. 

2. DEVELOPMENT MODEL & STRATEGIC DIRECTION 

• "Passive landowner → direct developer"; still an unresolved board-level question. 

• Suggested revision: seek a candidate with affordable housing development experience to help refine YVHA's 

public-private partnership model. 

• Mil levy language to be softened — ED can prepare/ground-lay for reauthorization but cannot steward the 

campaign itself (legal/liability concern). 

3. BOARD CULTURE & CANDIDATE POSITIONING 

• Steve noted the board is not currently a strong, effective board; culture (not just membership) is in flux ahead of a 

September governance retreat. 
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• Group consensus: JD should read less like a skills checklist and more like an invitation to a visionary leader; avoid 

oversharing organizational challenges upfront (per Janet's "selling document" guidance, citing the Bridge House 

search as a comparable). 

• Interview process (not the JD) is the right venue for deeper transparency, potentially via a case-study style 

approach. 

4. COMPENSATION & RELOCATION 

• Colorado law requires a posted salary range. 

• Prior wage study put Jason's (predecessor) salary at ~$204K midpoint; Elliot to resend the analysis; Elliot & Janet 

to determine quartile positioning and propose a range — group agreed YVHA should not be in the bottom 50%. 

• Relocation: JD to simply note "relocation package available," without specifics; Steve raised possibly reserving a 

Cottonwood 3-bedroom unit as transitional housing for a non-local hire. 

5. BOARD COMMUNICATION 

• JD not yet in the board packet (sent Aug. 7); Elliot will introduce it via his director's report at Thursday's board 

meeting. 

• Approach: present as "here's what the committee has done with the authority given," inviting only major red flags 

— not a full re-open/line-by-line review. 
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August 20, 2026 
YVHA – Finance 

YAMPA VALLEY HOUSING AUTHORITY  

FINANCE MEETING MINUTES  

AUGUST 20, 2026 

10:00AM 

Team members present included: Cole Hewitt, Kathi Meyer, Emily Katzman, Sandy Jacobs, Mandy Alles, and Sarah 
Newman. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. JULY FINANCIALS 

• 9 DPA loans funded in July (8 Cottonwoods, 1 non-Cottonwoods); commissions pass through directly 

• STR funds not yet used; unsold units down to 11 without price reductions 

• Property taxes: ~98% collected 

• Available cash: ~$1,032,000 

• No uptick in delinquent rents across properties 

2. OPG LOAN REQUEST 

• OPG/Anglers requesting $45,000 total loan ($27K OPG / $18K YVHA) to replenish reserves after capital projects 

• Committee generally supportive but wants backup documentation for costs, terms in writing, and OPG's plan for 
repayment/cash flow 

• Under $25K threshold — will proceed unless Board objects; to be noted at September Board meeting 

3. 2027 BUDGET REVIEW 

• Payroll: CPI updated to 3.9% (from 4.2%); step increases (~3%) + CPI = ~7% potential increase per employee 

• Development fund transfer to Hillside reduced to $100K (from $225K); remaining $125K pushed to 2027 

• Hillside: Using CPI rent increases; ~$307K fund balance 

• Fish Creek: Healthy financials (~$800K fund balance); CPI increases planned to save for electrical project 

• Whitehaven: Budgeted optimistically for $3.19M STR grant; rents held flat if awarded (vs. 25% increase if not); 
Emily ~75% confident in funding 

• Governmental Funds: All dipping into fund balance; Board discussion needed on cost-cutting vs. revenue growth 
ahead of mill levy uncertainty 
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• Limited unrestricted revenue options identified (mostly training/travel/lease cuts); office lease/remote work 
flexibility discussed as possible cost-saving 

4. SEPTEMBER BOARD MEETING PREP 

• Present budget as-is with talking points on strategic direction (existing assets, Brown Ranch/Slate Creek, Hilltop 
development) 

• Board to weigh in on big-picture priorities, not specific staffing/benefit cuts 

• Need clear payroll increase $ and % breakdown (2026 vs. 2027) 

5. AI USE FOR PARTNER FINANCIAL REVIEW 

• Discussed using AI (Claude/Copilot) to analyze development partner financials (vacancy rates, debt service ratios, 
overhead costs) to save staff time 

• Agreed: AI acceptable for review/analysis; not for decision-making; all AI-assisted work must be reviewed and 
disclosed 

• Action: Add AI use guidelines to financial policies (after personnel policies finalized) 

6. MEETING ADJOURNED: 11:20 AM 
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YAMPA VALLEY HOUSING AUTHORITY  

POLICY MEETING MINUTES  

AUGUST 26, 2026  

10:00AM 

Team members present included: Catherine Carson, Steve Muntean, Shannon Doin-Landers, Lou Tortora, 
Elizabeth Hinchman, Laraine Martin, Sandy Jacobs, Mandy Alles, Alyssa Cartmill and Sarah Newman. Minutes are 
prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. WHITEHAVEN PROJECT 

• Requesting City Short-Term Rental (STR) funds for water, sewer, and electrical infrastructure 

• Proposing a restrictive covenant on the property: rent to be tied to operating expenses; maintain current park 

occupancy requirements (no AMI restriction); park cannot be redeveloped without City and YVHA approval 

2. REGIONAL UPDATES 

• City revising housing strategy per state requirements to stay eligible for Prop 123; already met expedited review 

requirement and unit commitment from the first cycle  

• Noted Silverthorne is considering whether to make a new Prop 123 commitment 

3. EMPLOYEE HANDBOOK/PERSONNEL POLICY REVISIONS 

• Started with 174 pages; extensively revised via legal counsel, Employers Council, and staff review 

• Split into two documents: Employee Handbook (general) + Personnel Policies & Procedures (detailed) 

4. ACTION ITEMS IDENTIFIED  

• Correct gift limit ($65 → $75); add brief summary in handbook 

• Remove "to the greatest extent possible" language in section 6.6 

• Clarify ED grievance process (EDs cannot use standard grievance policy; must go to Board) 
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• Review "suspension without pay upon criminal charge" clause with attorneys 

• Update "telecommuting" language to "remote work" and confirm supervisor-approval process 

• Confirm welding safety and compressed gas storage policies are needed (keep as-is) 

• Strengthen tenant privacy/confidentiality section; broaden Section 12 and rename to something like 

"Confidentiality/Information Requests"  

5. AI POLICY: INCOMPLETE, NEEDS FURTHER WORK 

• Plan: minor review in September, present to full Board in October 

6. LEGISLATIVE/POLICY PRIORITIES: BRAINSTORM FOR 2027 SESSION 

• Mobile home rent control (revisit given new governor) 

• Ban private equity purchases of mobile home parks 

• Explore infrastructure escrow requirement on mobile home park sales 

• Push for municipal water/sewer parity for mobile home parks 

• AMI chart concerns — explore Aspen County Housing Authority's local wage-based rent model instead 

• Meet with Senator Roberts and Representative Lukens (schedule TBD, possibly October) 

• Track HUD rulemaking under 21st Century Road to Housing Act; note corporate SFH ownership cap  

• Explore zoning/minimum lot size incentives for smaller, more affordable homes in Old Town 

7. GRANTS 

• CHFA/DOH now offering joint 2027 applications (tax credit + gap funding together) 

8. UPCOMING EVENTS 

• Farmers Market on Saturday (Laraine, Catherine, Councilor Muntean, and Councilor Barnes attending) 
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• Monday: OPG 6-month review Zoom call (1–2 PM) 

• October: Housing Colorado conference could be an opportunity to meet with Aspen Housing Authority about their 

rent model   
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YAMPA VALLEY HOUSING AUTHORITY  

COMMUNICATIONS MEETING MINUTES  

AUGUST 24, 2026  

2:00PM 

Team members present included: Lou Tortora, Catherine Carson, Laraine Martin, Elliot Lawrence, and Sarah 
Newman. Minutes prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. PROACTIVE MEDIA/PR STRATEGY 

• Discussed need to be more proactive in generating positive news coverage rather than only reacting to opposition 

messaging 

• Ideas: short "news briefs" for local paper, highlighting mobile home placements, deed-restriction success stories 

(e.g., a unit resold well above deed-restricted price) 

2. OPG PUBLIC MEETING (NEXT MONDAY, ~1:00 PM) 

• Follow-up to January meeting on OPG's action plan progress 

• Will be held at City Hall, live-streamed (no audience Q&A) 

• Need to coordinate messaging/timing with press (Julia) and pre-brief her via email updates 

3. WEBSITE ANALYTICS REVIEW 

• New user traffic strong; Cottonwoods driving significant traffic 

• Success stories and Interactive Housing Guide pages performing well 

• Discussed possible SEO improvements and internal linking/suggested content features 

4. MILL LEVY RENEWAL MESSAGING 

• Reviewed draft presentation on 10-year track record ("community investment" framing similar to 2017 campaign) 
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• Discussed potential community survey — decided against formal/statistical survey for now due to cost, timing, 

and risk of negative optics; may gather informal feedback instead 

• Board has not yet formally decided to pursue mill levy; staff to continue prepping messaging in parallel 

5. FARMERS MARKET BOOTH 

• 3 remaining Saturdays: Aug 29, Sept 5 (Labor Day), Sept 19 

• Staff/board coverage still being finalized; materials (binder, banner, flyers) ready 

• Will track visitor questions to report back to board 
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YAMPA VALLEY HOUSING AUTHORITY  

REAL ESTATE MEETING MINUTES  

AUGUST 14, 2026  

12:30 PM 

Team members present included: Michael Ann LaMotte, Kathi Meyer, Alyssa Cartmill, Araceli Googins, Elliot Lawrence 
and Sarah Newman. Minutes are prepared via AI with formatting edits for ADA compliance by Sarah Newman.  

Key Topics Discussed: 

1. Home Base Program 

• First Steamboat home base closing completed; 4 active transactions ongoing 

• Lender info session held with 12 lenders; caution raised that not all lenders will approve due to deed 
restriction language 

2. Cottonwoods Updates 

• Two buyers closed without selling prior home (per 180-day drip policy); one contingent buyer requesting 
contract extension — group supportive of extending 

• Roommate policy dispute: resident requested exception to rent; group agreed no exception should be 
made 

• Clarified affidavit process for partners/roommates moving in vs. formal leases 

• 13 units remain unsold; mix includes 1-2-3 bedroom, mostly higher AMI (140%) price points 

3. Marketing Strategy (4-Week Plan Presented) 

• Shift messaging to "limited opportunity to own" 

• Core themes: community, lifestyle, ownership; new campaign line "Steamboat Home, Own at the 
Cottonwoods" 

• Plans: updated photography/virtual staging, private showings (replacing open houses), MLS listing for all 13 
units, continued Pilot/SDA ad partnerships 

• Discussed geotargeting by income for 140% AMI households 

4. Real Estate Goals / Strategic Plan 

• Need to update Real Estate work team goals (last updated June 2025) ahead of board retreat 
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• Proposed broader goals: expand housing navigation services, deed restriction education, become in-house 
market data resource, potential blog/education content 

• Draft goals due to group before early September; work plan owner to revise for 2026 

5. In-House Real Estate Capacity 

• Discussion on risk appetite to bring all real estate services fully in-house post-Cottonwoods 

6. Next Meeting 

• Thursday, September 3, 2026, 9:00 AM 
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