
NOTICE OF REGULAR MEETING OF THE 
BOARD OF COMMISSIONERS 

Wednesday, July 24, 2024, at 2:00 PM 
315 14th Street Bay City, MI 48708 

Meetings of the Bay City Housing Commission are held, in person, at its Central Offices. Covid 
protocols now only require face masks at the discretion of a meeting participant.  

RESOLUTION 431  
PUBLIC MEETING ALIGNMENT WITH THE MICHIGAN OPEN MEETINGS ACT 

FOR REMOTE PARTICIPATION BY A BOARD MEMBER 

WHEREAS, the Bay City Housing Commission, hereinafter called the Public Housing 
Agency (PHA), desires to better align its public meeting practices with the February 17, 2022 
rendition of the Michigan Open Meetings Act 267 of 1976 as amended allowing remote 
attendance and participation in meetings of its Board,  

RESOLVED, that the Board of Commissioners of the Bay City Housing Commission, 
hereby adopts and conforms its public meeting procedures to Section 15.263 15.263 Meetings, 
decisions, and deliberations of public body; requirements; attending or addressing meeting of 
public body; COVID-19 safety measures; tape-recording, videotaping, broadcasting, and 
telecasting proceedings; accommodation of absent members; remote attendance; rules; exclusion 
from meeting; exemptions. Subsection (2) established a procedure to accommodate the absence 
of any member of the public body due to military duty, a medical condition, or a statewide or 
local state of emergency or state of disaster declared pursuant to law or charter or local ordinance 
by the governor or a local official, governing body, or chief administrative officer that would risk 
the personal health or safety of members of the public or the public body if the meeting were 
held in person. 

(ii) For each member of the public body attending the meeting remotely, a public
announcement at the outset of the meeting by that member, to be included in the meeting 
minutes, that the member is in fact attending the meeting remotely. 



BAY CITY HOUSING COMMISSION 

MEETING OF THE BOARD OF COMMISSIONERS 

AGENDA AND REPORT 
JULY 24, 2024 

We will do our absolute best to assure that each night, when we go home to our 
families, we have left no units vacant that could have housed a family in need. 



BCHC REGULAR BOARD MEETING AGENDA 
July 24, 2024 

1. Call to Order / Roll Call

_____   Ann Grady – President (3)

_____   Sharon Brown – Vice President (3) 

_____   Louise Ryan – Secretary (3) 

_____   Debbie Kiesel – Commissioner 

_____   James Whaley - Commissioner 

2. Changes to the Agenda

3. Review and Approval of Minutes from Prior Board or Committee Meetings
a. Board Attendance Log 1 
b. Minutes from June 26, 2024 Regular Board Meeting 1-2

4. Public Input (Each participant is allowed 5 minutes for comment)

5. Committee Reports and Presentations

6. CEO Report and Financial Statements and Cash Disbursement Review
a. CEO Report Narrative 3-7
b. Financial Statements as of June 30, 2024 [Central Office, Public

Housing (Scattered Sites), Multifamily (Smith Manor, Maloney Manor,
Pine Towers), LIHTC Partnerships (Maplewood Manor)]

8-34

c. All Transactions Cash Disbursement Listing as of June 30, 2024 35-45

7. Action Items for Consideration and Appropriate Action
a. Column and Exterior Repairs at Pine Towers, Smith Manor and

Maplewood Manor - Staff recommends selection of the low base price
bid by Bornor Restoration, Lansing in the amount of $90,350. See the
attached Bid Tabulation Summary.

6 

b. CEO Report for July 24, 2024, plus handouts for the Financial
Statements as of June 30, 2024 [Central Office, Public Housing
(Scattered Sites), Multifamily (Smith Manor, Maloney Manor, Pine
Towers), LIHTC Partnerships (Maplewood Manor)]

3-34
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c. Previously Issued Checks and ACH Batch Transfers (List of
Disbursements) as of June 30, 2024, in the amount of $501,905.38

35-45

8. Comments and Discussion by Board Members

9. Adjournment

Attachments 
1. Board Attendance Log 1 
2. Minutes from June 26, 2024 Regular Board Meeting 1-2
3. CEO Report as of July 24, 2024 w/handouts for Financial Reports 3-34
4. Lists of Previously Issued Checks/ACH Batch Transfers as of June 30, 2024 35-45

Upcoming Board Meetings/Conferences/Workshops 

Board Meeting 
Wednesday, August 28, 2024 at 2:00 PM 



Location:

Date of Meeting:

Call to Order at: 2:02 PM

Present Excused Absent
Commissioners:
Ann Grady X
Sharon Brown X
Louise Ryan X
James Whaley X
Debbie Kiesel X

Staff:
Bill Phillips X
John Neeb X
Karl Opheim X

Agenda Item: 2
Motion: Ryan
Second: Brown
Motion Approved: Unanimous

Agenda Item: 3b
Motion: Whaley
Second: Brown
Motion Approved: Unanimous

3. Suspend the regular rules for Public Input at 2:07 PM.

Public Input
Time Address Issue

No one was present to address the Board.  The Board agreed to hear late arrivals.  

Return to Regular Order at 2:08 PM

Agenda Item: 4
Motion: N/A
Second: N/A
Motion Approved: Unanimous

Agenda Item: 8a
Motion: Brown
Second: Ryan
Motion Approved: Unanimous

BAY CITY HOUSING COMMISSION

ATTENDANCE LOG

MEETING MINUTES AND ACTIONS BY COMMISSION

ATTENDANCE LOG AND MEETING MINUTES

This meeting was conducted physically at the Bay City Housing Commission's Central 
Office. The meeting is open to the public and this notice is provided under the Open 
Meetings Act, 1976 PA 267, MCL 15.261 to 15.275.

Wednesday, June 26, 2024

REGULAR BOARD MEETING

2. Approval of the Regular Meeting minutes (05/22/2024) of the Bay City Housing Commission as presented.

1. Approval of the agenda as presented.

Speaker

4. The Board received and supported the 06/26/2024 CEO Report as presented.

Page 1 of 2 1



BAY CITY HOUSING COMMISSION

ATTENDANCE LOG AND MEETING MINUTES
REGULAR BOARD MEETING

5.  The Board accepted the current financial statements for the period ending 05/31/2024.

Agenda Item: 8a
Motion: Brown
Second: Ryan
Motion Approved: Unanimous

Agenda Item: 8b
Motion: Ryan
Second: Brown
Motion Approved: Unanimous

Agenda Item: 8c
Motion: Brown
Second: Ryan
Motion Approved: Unanimous

Agenda Item: 8d
Motion: Ryan
Second: Brown
Motion Approved: Unanimous

9.  Adjournment at 3:31 PM.

Agenda Item 10
Motion: Ryan
Second: Brown
Motion Approved: Unanimous

Attest: Secretary:

By:  John C. Neeb, III   CFO Louise Ryan

Date: Date:

I certify that the deliberations of the members of the Board of Commissioners recorded above were taken openly; that yay 
and nay votes on the adoption of motions were taken openly; that the meeting was held at the specified time and place 
convenient to the public; that notice of the meeting was properly published; and that the meeting was called and held in 
compliance with the provisions of the Michigan Open Meeting Act all the applicable provisions of the Act and with all of the 
procedural rules of the Board of Commissioners.

UNAPPROVED MINUTES OF THE BAY CITY HOUSING COMMISSION ARE TO BE REVIEWED AND APPROVED 
BY THE BOARD AT THE JULY 24, 2024 REGULAR MEETING.

Secretary's Certification of the Attendance Log and Meeting Minutes

7.  Approval of all disbursements including ACH transactions and payroll in the total amount of $1,137,311.97 for the 
period ending 05/31/2024.

6.  The Board approved the low bid from Escon Electric for service panel replacements at 32 scattered site units in 
the amount of $65,411 plus individual unit prices for additions and deletions.  

8.  The Board approved the FY2024-2025 Annual PHA Plan as presented.  

Page 2 of 2 2



CEO REPORT TO THE BOARD OF COMMISSIONERS 
July 24, 2024 

1. Portfolio Performance – The total physical occupancy for the entire portfolio is 99.7% level
with 99.7% last month. Three high-rise building are 100% occupied. There are only three units
out of 726 total units that are not currently occupied. All units are leased or obligated.  The
physical and leased occupancy decreased fractionally to 102.2% up slightly from 100.2%. We
have not made a hand count of applications but believe the total number is holding at about
712.

2. Update on Capital Fund Improvement Projects – See the attached memo for the Capital
Improvements Update.

a. Column and Exterior Repairs at Pine Towers, Smith Manor and Maplewood Manor -
Staff recommends selection of the low base price bid by Bornor Restoration, Lansing
in the amount of $90,350. See the attached Bid Tabulation Summary.

3. Elevator Modernization Project - The construction contract for the modernization of the
Pine Towers elevators is falling behind schedule. Please see the attached letter to the
contractor.

4. Cellular Communications Lease Agreements – In recent weeks, we have had contact with
cellular providers with facilities at our high-rise units. They are attempting to submit new

3
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specifications to add equipment. In two instances, we approved a new phase of equipment, but 
the installation has not commenced, the recent attempts would add more. It also appears from 
communications with the contractors that the intended purpose is to have us approve 
“colocation” agreements. It is my belief that the expanded equipment is intended to be used 
for sub-lessees and not our primary providers. I have indicated that we will not support 
colocation agreements that expand the facilities to accommodate additional capacity. 

 
5. 11th Street Property Acquisitions –The acquisition of the two lots was completed on July 11, 

2024. 
 
6. Financial Highlights for the Period – The financial reports, as of June 30, 2024, are attached. 

Full reports will be provided each quarter. 
 
Attachments 

1. Capital Improvement Project Update Memo 
2. Letter to Great Lakes Elevator LLC 
3. Financial Report Summaries for all Business Units 
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TO: William Phillips, Chief Executive Officer 
FROM: Karl Opheim, Assistant Director 
DATE: July 18, 2024 
SUBJECT: 2024 Capital Improvements Update 

 
 
 
Pine Towers Exterior Column Repairs; Smith Manor Column Repairs; Maplewood 
Manor balcony repairs.  Our site walk on June 25th had representatives from five concrete 
restoration companies, this is the largest interested party I recall.   
 
We learned from Maplewood Manor maintenance staff of two balcony leaks, checked on 
each we likely found source, mortar cracks.  At Smith Manor, our specialists suggested we 
replace the limestone panels with new and not repair our originals. New panels will have a 
substantially longer life.  Repaired panels with epoxy finish likely will need to be refinished 
within 15 years.   
 
Bids for this project were received yesterday, July 17th and our tabulation and staff 
recommendation are on July board agenda.  Our low bidder is Borner Restoration of Lansing 
for $90,350 base bid and staff recommend we accept both alternate bids for an additional 
$8,580 and a grand total of $98,930.  Borner Restoration completed our lintel replacement 
and brick repairs at Maloney Manor; brick and mortar repairs at Maplewood Manor in 2018.  
 
Pine Towers Elevator Modernization. We are working with our contratctor Great 
Lakes Elevator on their first payment draw.   
 
Scattered Site Roof Shingle Replacements.  All scheduled work was completed in June. 
Ten days later scattered site maintenance staff responded to a ceiling leak following a 
downpour and found cracked pipe boots and some soft decking, so we decided to replace this 
roof as well.  In our bid I included Unit Pricing (as we did with our furnace replacements) so 
we could quickly add more dwelling shingle replacements as needed for the balance of the 
year.  
 
Scattered Site Electric Panel and Circuit Breaker Replacement, Round Four. 
ESCON Electric is scheduled to begin replacing electric service panels on July 23, 
2024.  They are planning to replace four each week for the next month.  
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Bay City Housing Commission  *  Bid Tabulation 
Bid: Pine Towers Column repair; Maplewood Manor Balcony and Sealant 
repair; Smith Manor Limestone Panel Repair       
Date/Time/Due: July 17, 2024   12:00 Noon 

Company 
Bornor 
Restoration, 
Lansing 

Cusack’s 
Masonry, 
Hubbardston 

RAM 
Construction, 
Livonia 

D.C. Byers,
East Lansing

National 
Restoration, 
Milford 

Base Bid: 
Includes General 
Allowance of $5,000 

$ 90,350 $ 116,850 $ 130,670  $150,200 $154,435 

Alternate Bid A 
Repairs 9th floor 
columns @ Pine 

$ 4,320 22,100 1,090 8,875 22,360 

Alternate Bid B 
Weatherproof Pine 
Towers penthouse   

$ 4,260 $5,000 6,590 6500 6,665 

Base bid + Alt A + 
Alt B 

$ 98,930 $143,950 $138,350 $165,575 $183,460 

Bid Form Yes Yes Yes Yes Yes 

Acknowledgement 
of addenda 

Yes Yes Yes Yes Yes 

Non Collusive 
Statement 

Yes Yes Yes Yes Yes 

Est. complete date 11/15/2024 TBD 11/1/2024 11/29/2024 10/4/2024 
Unit Price A 
Shallow repairs  s.f 

$ 265 $ 750 $ 175 N/A $ 380 

Unit Price B 
1.5”+ repairs  s.f.

$ 360 $ 900 $ 275 N/A $ 550 

Unit Price C 
Cut and Patch l.f.

$ 35 $ 175 $ 20 $ 660 $ 1,230 

Unit Price D  
Replace 100 l.f. 
sealant           per l.f. 

$ 10 7.50 $ 20 $ 18 $ 12 

Pine Towers cost 28,680 52,600 74,590 47,000 32,325 

Smith Manor cost 31,830 40,150 28,190 44,000 24,570 

Maplewood Manor 
cost 

24,840 24,100 27,890 54,200 97,540 
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July 15, 2024  Via Email: info@glelevators.com 

Scott Simmons, CEO 
Great Lakes Elevator  
530 E. Grand River Rd 
Williamston, MI 48895 

Re: Progress Report Request 
Traction Elevator Modernization at Pine Towers 
HUD Project NO.: MI28RD00005 
Contract NO.: 24R24-192 

Dear Scott: 

We are approaching the ninety-day (90) mark in the contract with no apparent progress. Thus far, 
we have not received any drawings or specs to approve, as provided in the contract. We have 
received two versions of Application for Payment #1. Neither version contained the supporting 
documentation showing materials or equipment costs actually incurred, as provided in the 
contract. 

Please advise us as to the status of design completion and material orders. We also ask that you 
give us your assurance that you continue to have the organizational and financial capacity to 
complete the contract. 

Respectfully, 

William G. Phillips, CCIM 
Chief Executive Officer 

Cc: Matt Wright 
Karl Opheim 
John Neeb 
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To:    Bay City Housing Commissioners 

From:    John Neeb 

Subject:  Report of the CFO 

Date:    7/19/2024 

Copies to:  William Phillips, CEO 

Overall, the financial performance of all the assets of the Housing Commission for FY 2024 continues to 
remain strong. The management team continues to perform at an extraordinarily high level with respect 
to occupancy, fostering a very strong top line.  Our waitlist remains strong and our process of converting 
applicants to tenants when we do experience vacancies has resulted in very short lease up times after 
move-outs. 

Occupancy and Vacancy Loss 

 

 

Economic occupancy for the multifamily properties continues to exceed expectations of 97.5%.  
Scattered Sites is funded in a way that makes economic occupancy undeterminable.  However, physical 
occupancy as measured at the end of the month continues to exceed the 98% required to achieve the 
maximum points under the Public Housing Assessment System. 

Operating Income and Replacement Reserve Deposits  

 

Three quarters of the way through the year, operating income remains very strong.  Our RAD converted 
properties are performing very well with operating income comfortably exceeding expectations.  
Replacement Reserves for RAD converted properties continue to be in be in a very strong position. 

Maplewood Manor continues to manufacture operating income and cashflow.  Solid rents coupled with 
virtually no vacancy loss point towards another very strong year financially with operating income 
tracking well ahead of budget at the six-month mark. 

Scattered Sites has lapped the current projections for operating income at 9-month point.  Very strong 
investment returns coupled with lower-than-expected expenses are translating into a strong year for the 
finances of the portfolio.  The portfolio continues to build a strong cash cushion to be able to address 
major rehabilitation requirements as they arise. 

The Management Company (COCC) has received its annual distribution from Maplewood Manor and 
the year-to-date operating results are very strong.  Operating Income is more than $238k year to date 

Economic Occupancy
SM MM PT MWM BCHC

Gross Rent Potenial 799,551$     634,158$     670,248$     856,842$     26,865$       
Vacancy Loss 9,406$         8,026$         7,824$         3,309$         -$             
Economic Occupancy 98.82% 98.73% 98.83% 99.61% 100.00%

SM MM PT MWM SS COCC BCHC
Operating Income 218,445$     167,409$     163,531$     456,757$     317,319$     238,089$     28,632$       
RR Contribtuions (122,266)$    (98,281)$      (99,720)$      -$             -$             -$             -$             
Adjusted Operating Income 96,179$       69,128$       63,811$       456,757$     317,319$     238,089$     28,632$       

RR Interest Earnings 33,679$       22,366$       30,199$       -$             -$             -$             -$             
RR Balances 1,155,141$  943,892$     1,089,965$  287,300$     -$             -$             -$             
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This is without the capital fund management fee, which is projected to be about $70k.  The COCC 
operating bottom line will be the strongest it’s been in several years. 

Utilities for High Rises 

 

After spending the last few years wrestling with utility costs at the high rises, it seems as though the 
situation has started to normalize.  Stabilized prices in the market coupled with the zero-based approach 
we used to budget for this year are helping to make utility costs more predictable.  Smith Manor appears 
to be showing a significantly positive variance.  This is mostly the result of a double posting of a utility 
invoice that occurred last fiscal year that was ultimately corrected in the current fiscal year.  Utility 
expenses are expected to remain relatively constant heading into the next fiscal year. 

 
Liquidity and Investment Returns 
 
Investment returns for guaranteed investments are the best that they’ve been in decades.  As an 
organization that carries large cash balances, we would be remiss in not capitalizing on these returns.  
Maplewood Manor has considerable cash reserves that likely won’t be touched during the compliance 
period.  We are in the process of establishing accounts under our existing relationship with Huntington 
Private Bank to transfer these reserves into interest bearing accounts.  At current rates, we can anticipate 
between $15k-$20k of additional cashflow per year on the projected investments.  The projected 
investments categories are: 
 
Working Capital Reserve – Pursuant to the operating agreement, we are required to keep a working 
capital reserve in a separate account.  This is designed to keep adequate liquidity available for the 
property.  Maplewood Manor has never had even a semblance of a liquidity problem.  We are planning 
to transfer the working capital reserve to an investment account consisting of shorter-term maturity 
investments (4 - 26 week maturities and money market).  The initial deposit in this account will be 
approximately $363k. 
 
Unrestricted Replacement Reserve – We have a replacement reserve account that is currently held by 
Independent Bank.  The balance is approximately $81k.  We will transfer that entire amount into an 
investment account and target more mid-range, marketable investments (26 week – 24 month).  There is 
no near or mid-term projected need for this cash. 
 
Cash Flow Savings – Maplewood Manor generates significant cashflow on an annual basis.  Last year’s 
excess cash calculation was $601k.  This builds up steadily over the course of the year and then gets 
distributed in May or June of the subsequent year.  We will make a monthly contribution into this 
account and ladder very short-term investments (4 - 12 week and money market) to target an eventual 
maturity that coincides with the annual surplus cash distribution.  
 
 
 
 

SM MM PT MWM
YTD Utilities Expense 134,545$     112,974$     126,303$     113,015$     
YTD Utilities Budget 155,957$     122,492$     124,701$     120,346$     
Variance 21,411$       9,518$         (1,603)$        7,331$         
Variance % 13.73% 7.77% -1.29% 6.09%
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Maloney Manor Maintenance Variance 

Year to date, Maloney Manor has experienced a significant unfavorable maintenance variance ($20k).  
This can be attributed to several reasons: 

1. Unexpected/Unbudgeted Significant Outlays – Maloney has incurred three significant
unexpected costs so far during the year.  We had $5,200 of unexpected cost to refurbish our
snow removal tractor, $4,500 for an unexpected electrical panel replacement, and $2,200 for a
roof leak investigation and repair.

2. Inventory buildup – The new maintenance lead at the property has hit his stride and is working
with more confidence.  He’s proactively building out his supplies inventory, which is driving
some of the 9-month budget variance.  All supplies inventory is expensed during normal
business operations and then adjusted at the end of the year after physical inventory is taken.

3. Underbudgeted – Much of the current year’s budget is a function of the prior year’s outlays.  It is
likely that we may have underbudgeted for Maloney Manor’s maintenance outlays in the current
year, especially considering that the property got a new maintenance lead during the prior fiscal
year and operated with only one full time maintenance staff for part of the prior year.  It takes
time for a new maintenance lead to get established and get comfortable taking initiative at their
property.

4. Increased Operational Investment – The current Maloney Manor team is as capable and
competent as any we’ve had at the Housing Commission.  They are very proactive and are
constantly making small improvements and upgrades.  This is evident when you walk into, and
around, the building.  It’s very difficult to find any sort of deferred maintenance or aesthetic
issues on the grounds or common areas.  This additional effort comes with some additional costs.
However, it is consistent with our internal value of not shortchanging our tenants in the way we
work to maintain their homes.

Even with this variance, the overall performance of Maloney Manor is superb.  The increased spending 
does not threaten the building’s ability to provide for our customers, maintain the assets, pay our 
employees, or sustain adequate liquidity.      
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