YAMPA VALLEY HOUSING AUTHORITY BOARD MEETING
February 11, 2010
Ed MacArthur, Yampa Valley Housing Authority Board President, called the regular meeting of the Yampa Valley Housing Authority to order at 12:06 p.m.

Board members present:  Nancy Stahoviak, Catherine Carson, Kristi Brown, Rich Lowe, Scott Myller, Bob Kauffmann, and John Spezia. 
Others present:  Mary Alice Page-Allen, Housing Authority Asset/Program Manager; Jon Roberts, City of Steamboat Springs; Johnny Sawyer, Board member applicant; Scott Ford, Routt County Economic Development Cooperative, and Roger Good, SCORE.  Dee Bolton recorded the meeting and prepared the minutes. 

EN RE:  MEASUREMENT TOOLS AND DATABASE DEVELOPMENT
AFFORDABLE HOUSING MEASUREMENT TEAM’S RECOMMENDATIONS 
Mr. Good gave a PowerPoint presentation on the recommendations to the City of Steamboat Springs from the Affordable Housing Measurement Team’s (AHMT) findings in relation to the City of Steamboat Springs’ affordable housing ordinances.  The recommendations are listed and briefly explained in this day’s agenda packet.  Questions (♦), answers from Mr. Ford or Mr. Good and others (+), and comments (∆) are as follows:
∆Since many businesses in Routt County are small businesses, multiple measurement tools are necessary to complete a comprehensive survey of the business community.  ♦Is there a way to measure small businesses?  +First, the definition of a small business must be established.
♦Are people who already live here separated from those who are yet to come?  +Independent of where a person comes from, a definition of upper and lower income levels needs to be established because dynamics change.

♦How do the recommendations address the disparity between the AMI and wages?  +Recommendation #1 addresses that.  ∆To use definitions other than those of the federal and state governments and other entities creates problems.  ∆The AMI at 100% is $58,000; a beginning teacher makes $32,900.  Thus, the discrepancy between important and needed community members’ jobs and Steamboat’s AMI is great.  +Given that information, an affordable housing program might define its lower income level at 60%, for example, or set that percentage for home buyers and another percentage for renters.  The point is to establish the definitions, be methodologically consistent, and use several measurement tools in concert.
∆The study is excellent, and the Housing Authority should implement all of the recommendations.  However, under the Research Findings, Item #4 is erroneous:  Aspen and Breckenridge take their accountability and fiduciary responsibilities for housing funds seriously. 
♦Do any Housing Authority Board members disagree with any of the recommendations?  No response to this question was expressed by Board members.
♦What does the term ‘market forces’ mean?  +Market forces are key to making the availability of housing stock and the number of applicants change.  +Market forces are the factors such as economic downturn and wages that cannot be controlled but must be taken into consideration to do the right thing at the right time.
♦Do any regulations deal with the wage earners outside the community—in other words, second homeowners—in terms of limiting the size of houses?  +No.  Second homeowners are not in the calculations; local people and local wages are the identifiers used to establish the local AMI.  For the past 35 years, approximately 70% of Routt County’s wages have been from labor, the sources of which have diversified over time, and 30% are passive—retirement, rentals, investments, royalties.  This split causes distortion in the AMI interpretation, but since the community is increasingly diverse, Routt County’s economic development is healthy.
∆How income can meet a defined threshold can be measured in numerous ways, one being wage source income, another is income from investments.  Those with investment income might be excluded from affordable housing eligibility, depending on a program’s definitions and restrictions.
∆This report coincides closely with the Housing Authority’s Strategic Plan policies and definitions, and the Housing Authority’s AMI ranges are capturing the local market and could be adjusted.  +What the Housing Authority has done is much closer to what should be done—or the Team’s recommendations—than the City’s current policies.
♦Since adjustments need to be made, how current is the income information available to make necessary adjustments?  +The source for income data is the U. S. Census and Economic Analysis reports; 2008 information is becoming available at present.  The housing development data are more current because the median listing price of housing stock is updated monthly.
∆Some circumstances cannot be changed, such as wages paid.  For many of the Housing Authority’s programs, no base is established; rather, a maximum is set.  The down-payment assistance program is flexible enough to accommodate a home purchase.  The Housing Authority, especially through the Strategic Planning Committee, can study ways to further the recommendations of the Team as well as ascertain through joint discussions between the City and the Housing Authority the City’s requirements for affordable housing programming.  The fact that the Housing Authority administers a variety of programs, each of which has different requirements and many of which, such as AMI for federal and State programs, cannot be changed locally, but the City could establish some local qualifications for its assistance programs.  In regard to Recommendation #7, when the Housing Authority was formed, a geographic boundary was included that was agreed upon by the City and the County.  That boundary also included in the eligibility requirements those who worked within those boundaries but lived outside them.  The Housing Authority must be careful about assisting those who live and work in communities that have not become a partner of the multi-jurisdictional housing authority.  Further discussion is warranted as to whether any interim steps could be taken by such communities prior to becoming full multi-jurisdictional partners.
∆The recommendations are exciting to read and could enhance communications with an often lackluster community reaction to affordable housing.

∆The ability to have a taxing entity and share revenues for a predefined goal outside Steamboat Springs can be done and is not without precedent.  ∆The City and the County agreed when the Housing Authority was formed that the Housing Authority would serve people who either lived or worked in Steamboat Springs so the opportunity for sharing exists.  More discussion is needed as to the ways in which those who live and work in communities not part of the Housing Authority can be served.
∆The Chamber Resort Association could do surveys of the business community.
Mr. Roberts thanked the Housing Authority Board for the opportunity to present the information.  Mr. Roberts exited the meeting at this time.

DATABASE DEVELOPMENT

Mary Alice said that the information provided in the agenda packet, including the findings of the Affordable Housing Measurement Team, illustrated the framework for updating the Housing Authority’s database.  John Eastman also submitted a proposal to translate the Housing Authority’s current information into a more usable format.  John and Scott Ford have discussed collaboration extensively.  The database would be a community resource of affordable housing needs, issues, and statistics and comprehensively inform policymakers, clients, and the community.  She planned to discuss John Eastman’s proposal with the City in the hope that the City and the Housing Authority could work together to fund the development of this database by March.  Once the Eastman proposal was funded, the project would take approximately two months to complete.
Ed asked whether the Routt County Economic Development Cooperative’s (RCEDC) data collection and research duplicated the Housing Authority’s efforts.  Scott replied that the RCEDC information applied the annual Census Bureau surveys to create from tax-determined data a picture of the landscape, in other words, who potential customers were, by tabulating the percentage of mortgage-holding residents, ages, numbers per household, and other demographics.  Such information would contribute to program designs that would serve larger demographic groups and more local community needs.

Mary Alice said that the Housing Authority had a data base of buyers, sellers, renters, and those currently in mobile homes or HUD housing, but the data should be expanded to include people seeking such services as credit advice, down-payment assistance, foreclosure advice, or home-buyer education.  The internal program that John Eastman would develop would be an on-going, dynamic information pool that would allow the Housing Authority to create reports, do mailings, and survey constituents and client base.  Customer needs as well as desires and what people could afford were part of the data collected currently that could be accessed and used more effectively.  Catherine added that an important function would be to provide developers with the information so that they could build what was needed.
Catherine asked about monthly housing ownership expenses.  Scott said that the Census Bureau’s definition of monthly ownership costs included principal, interest, tax estimates, utility cost estimates, insurance estimates, and homeowner association dues.  Catherine asked whether the Housing Authority’s down-payment assistance program should include those costs because buyers might overextend themselves and dedicate more than 30% of their income to housing.  Mary Alice said that the Housing Authority relied heavily on the amount that the first position lender was willing to lend an applicant.
Ed asked whether the Housing Authority’s database adequately targeted the AHMT recommendations.  He stated that the database must support Housing Authority requests to the City for funds, be based on the AHMT report to the City, and provide the information that the Housing Authority needed to function effectively.  Scott responded that the database proposed by John Eastman would be an interactive one that would assist in the targeting of certain populations by tracking the interests of prospective clients in the context of the census data.  Rich added that new data would not be available on a monthly basis.  Roger stressed that the criticality of the database was the definitions of the terminology, timeliness, data input, obsolescence, and currency.  Without strict policies regarding the management of the data, the information generated would be of little value.
Mary Alice added that the database would provide specific information on items such as the required number of units, the number of employee units, deed-restricted units, inventory and monitoring thereof, and what the fee-in-lieu was in lieu of. 

Catherine asked whether the Housing Authority should offer to maintain the City’s database.  

Kristi asked whether the $100,000 request for funding from the City included salaries.  Mary Alice said that the request was for the down-payment assistance program, which included the understanding that no more than 10% would be used for a half-time Housing Specialist’s salary and that one of the position’s job responsibilities would be to maintain the database.  Ed explained that some of that expense had already been budgeted by the Housing Authority.
John Spezia asked whether people who had medical emergencies, left the area temporarily, or were laid off would be tracked.  Mary Alice explained that such situations would be tracked only if they were relevant to the Housing Authority’s interaction with a customer, for example, the situation affected a person’s down-payment assistance status.
AGENDA TOPICS FOR THE UPCOMING JOINT MEETING WITH CITY COUNCIL]

Ed said that the Housing Authority had approximately $100,000 available for a pilot down-payment assistance program.  The Housing Authority had asked the City for a donation to more than double that amount.  The City Manager had proposed initially asking for matching funds to test the success of the program.  The request for $100,000 would go before the City Council on Tuesday, February 16th, at 5:40 p.m.  Information provided the Council included the latest Housing Authority audit, the updated strategic plan, the 2010 budget, and down-payment assistance program information that specified the basis on which the requested funds would be spent.  He stated that the City’s procedures for down-payment assistance may be different than the Housing Authority’s.  If the funds were granted, whether the Housing Authority applied the City’s or its own criteria and management policies to the program needed to be established.  Mary Alice thought that the City had provided down-payment assistance on a project-by-project basis in the past so the terms and restrictions were not to be found in a ready-made list or document.  Ed believed that the City used Funding Partners, a Denver-based firm, as the processor.  He suggested that it might have qualifying criteria.  Nancy suggested that, if funding were approved, the Housing Authority request that it be authorized to manage the funds using its criteria.  Mary Alice said that also to be provided City Council were the Housing Authority’s Management Plan and recent monthly financial statements.  She will e-mail to all Board members the documents that the Council will have for reference as well as the down-payment assistance program’s stipulations.  Catherine noted that no measurement as to whether the program would meet the demand was being provided.  Roger stated that no demand capability was available as yet.  Ed said that the pilot program would indicate the demand for the future funding of a down-payment assistance program.  Mary Alice stated the Strategic Plan called for between 12 and 15 families to be served using the pilot program’s funds from the Housing Authority and the City.
Ed thought that a brief synopsis of the purpose of the database should be provided at the City Council meeting to explain the need for the $7,000 request.  Catherine asked whether the Housing Authority should be monitoring the data that the City was currently doing.  Scott Myller said that offering to do the work for the City would be a good approach that later could be expanded to request additional funds for personnel to manage the database.  Johnny said that the Housing Authority should input the data because it could ask the appropriate questions and enter the data for easy access and applicability.
Nancy said that the letter to the City Council should outline the proposals and provide justifications, including that it was the right time for providing down-payment assistance due to other federal incentives, the cost of houses for sale, and the indicators that people would take advantage of such a program.  At the meeting, a general update of the Housing Authority’s current status, a discussion of the down-payment assistance program and the need for funding, then an update on the database project and a request for funding would follow.  Finally, the Housing Authority’s desired outcomes from the meeting should be expressed, including the way in which the Housing Authority could access the information in the City’s database.  Ed added that the Housing Authority was moving toward the measurement tools and concepts proposed by the AHMT.  Nancy said that the City should be aware that the Housing Authority was communicating with the AHMT, and the Team’s recommendations were consistent with the Housing Authority’s goals.  Roger said that the AHMT’s focus was the intended beneficiary.  Although the Team made no policy recommendations, some Team members thought that one organization addressing all affordable housing issues and programs might be more efficient than a City and a multi-jurisdictional housing authority to minimize overhead and infrastructure and for the purpose of increasing the number of intended beneficiaries.  He said that an additional offer could be that if the City had other information to be entered into a database, the Housing Authority could perform that input so that the data was compiled and available from one source.
Nancy added that another issue that may come up at the joint meeting is regarding the Housing Authority Board appointments/reappointments.  She explained that the City had wanted to interview persons interested in renewing their appointment to the Housing Authority Board and new appointments.  Two days prior, the County Commissioners had determined that four seats were open on the Board and four letters of interest had been received from qualified candidates so the County had established that there was no need for interviews and had appointed the four individuals to the Housing Authority Board.  

Scott Ford exited the meeting at this time.

PUBLIC COMMENT

Ed called for public comment.  None was forthcoming.  Ed closed public comment.


EN RE:  STRATEGIC PLAN

ADOPTION OF A RESOLUTION

Mary Alice presented the Yampa Valley Housing Authority 2010 Strategic Plan and noted that the Strategic Planning Committee had reviewed and updated the Plan and recommended its approval.  A resolution adopted this day would formalize the approval of the Plan.
MOTION
Kristi moved to adopt and authorize the President to sign Yampa Valley Housing Authority Resolution 2010-002, A Resolution Adopting the Yampa Valley Housing Authority 2010 Strategic Plan.  Catherine seconded; the motion carried unanimously.


EN RE:  CONSENT AGENDA 
· Approval of January 14, 2010 Minutes

· Approval of December 2009 and January 2010 Financials

Catherine requested that the financial statements be removed for further discussion.  .

MOTION

Nancy moved to approve and authorize the President to sign the consent agenda, which included the removal of the December 2009 and January 2010 financial statements.  Bob seconded; the motion carried unanimously.

FINANCIAL STATEMENTS

Catherine asked about several items on the January, 2010 financials.  Mary Alice explained that a negative balance in cash clearing indicated that more money was in hand than had been billed.  In regard to the January statement’s debit notation of $1,344, Mary Alice said that the amount had been carried all year and was an error that would be resolved at audit.  She did not know what the revenue over expenditures debit signified beyond spending more than received.  Catherine thought that the separate cash flow on Excel should be performed in Caselle because it was easy and minimized the margin of error.  Mary Alice said that that program would be used in 2011, but to re-enter all of the data this year was too time-consuming to be practical.  Rich said that he and Bob had reviewed the financials and were comfortable that the Housing Authority had good controls in place.
MOTION

Catherine moved to approve the financial statements for December, 2009, and for January, 2010.  Bob second; the motion carried unanimously.


EN RE:  EXECUTIVE SESSION
Mary Alice announced that no executive session was needed this day.

EN RE:  STAFF REPORTS
Mary Alice stated that the Fish Creek Mobile Home Park water and sewer project would probably be completed in 2011, an advantage because the City might assist with the cost of the interceptor relocation.  She said that the Hillside Village tenant lease issue was still being negotiated but should be resolved by March 6, 2010.  She reported that Chris Catterson would conduct his on-site audit on February 24 and 26, 2010.  The audit should be ready for review and approval at the Board’s March meeting.  She announced that interest in the Elk River project had occurred; information had been provided the interested party, and she would keep the Board apprised of further developments.


EN RE:  NEXT MEETING
The next regular meeting of the Yampa Valley Housing Authority Board of Directors will be held on Thursday, March 11, 2010, in the Commissioners’ Hearing Room of the Historic Courthouse, at 12:00 p.m.  

EN RE:  ADJOURNMENT
At 2:10 p.m., Kristi moved to adjourn the meeting.  Catherine seconded; the motion carried unanimously.
No further business coming before the Board, same adjourned sine die.
__________________________

__________________________
Dee Bolton, Minute Taker
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