BAY CITY HOUSING COMMISSION

NOTICE OF REGULAR MEETING OF THE
BOARD OF COMMISSIONERS

Wednesday, October 23, 2024, at 2:00 PM
315 14" 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.

(i1) 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.
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MEETING OF THE BOARD OF COMMISSIONERS
AGENDA AND REPORT

OCTOBER 23, 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.



BAY CITY HOUSING COMMISSION

315 14 STREET BAY CITY, MI. 48708

BCHC REGULAR BOARD MEETING AGENDA
October 23, 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.
b.

Board Attendance Log
Minutes from September 25, 2024, Regular Board Meeting

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

/e oo e

lmz)

CEO Report Narrative

Capital Project Update

Employee Health Insurance Costs Memorandum

Financial Statements as of September 30, 2024 [Central Office, Public
Housing (Scattered Sites), Multifamily (Smith Manor, Maloney Manor,
Pine Towers), LIHTC Partnerships (Maplewood Manor)]

All Transactions Cash Disbursement Listing as of September 30, 2024
FY2024 Performance Bonus

g. Adjustments to the FY2025 Operating and Capital Budget

7. Action Items for Consideration and Appropriate Action

a.

CEO Report for October 23, 2024, with the Financial Statements as of
September 30, 2024 [Central Office, Public Housing (Scattered Sites),
Multifamily (Smith Manor, Maloney Manor, Pine Towers), LIHTC
Partnerships (Maplewood Manor)]

9-35

36-42

Handout
Handout

3-35
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b. Previously Issued Checks and ACH Batch Transfers (List of
Disbursements) as of September 30, 2024, in the amount of
$462,884.71.

c. Employee 2025 Health Insurance Premium Allocation

d. FYE 2024 Performance Bonus

e. Adjustments to the FY2025 Operating and Capital Budgets

8. Comments and Discussion by Board Members

9. Adjournment

36-42

Attachments

AW N —

Board Attendance Log
Minutes from September 25, 2024, Regular Board Meeting
CEO Report as of October 23, 2024 including Financial Reports

Lists of Previously Issued Checks/ACH Batch Transfers as of September 30,
2024

1-2
3-35
36-42

Upcoming Board Meetings/Conferences/Workshops

Staff Meeting and Performance Review
Discussion Tuesday, November 5, 2024, 2:00PM

Annual Board Meeting
Wednesday, December 4, 2024, at 2:00PM




BAY CITY HOUSING COMMISSION
REGULAR BOARD MEETING
ATTENDANCE LOG AND MEETING MINUTES

Location: 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.
Date of Meeting: Wednesday, September 25, 2024
Call to Order at: 2:02 PM
ATTENDANCE LOG
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

MEETING MINUTES AND ACTIONS BY COMMISSION

1. Approval of the agenda as amended and presented.

Agenda Item: 2
Motion: Ryan
Second: Brown

Motion Approved: ~ Unanimous

2. Approval of the Regular Meeting minutes (08/28/2024) of the Bay City Housing Commission as presented.

Agenda Item: 3b
Motion: Whaley
Second: Kiesel

Motion Approved: ~ Unanimous

3. Suspend the regular rules for Public Input at 2:04 PM.
Public Input

Speaker Time Address Issue
No one was present to address the Board. The Board agreed to hear late arrivals.

Return to Regular Order at 2:05 PM

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

Motion Approved: ~ Unanimous

4. The Board received and supported the 09/25/2024 CEO Report as presented.

Agenda Item: Ta
Motion: Ryan
Second: Brown

Motion Approved:  Unanimous
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BAY CITY HOUSING COMMISSION
REGULAR BOARD MEETING
ATTENDANCE LOG AND MEETING MINUTES

5. The Board accepted the current financial statements for the period ending 08/31/2024.

Agenda Item:
Motion:

Second:

Motion Approved:

Ta

Ryan
Brown
Unanimous

6. The Board approved the FYE 2024 property level accounts receivable write offs in the amount of $20,098.02.

Agenda Item:
Motion:

Second:
Motion Approved:

7b
Brown

Whaley
Unanimous

7. Approval of all disbursements including ACH transactions and payroll in the total amount of $813,490.51 for the

period ending 08/31/2024.

Agenda Item:
Motion:

Second:

Motion Approved:

7c

Ryan
Kiesel
Unanimous

8. The Board approved Resolution #442 regarding the operating and capital improvement budgets for FYE
09/30/2025 along with HUD Form 52574 PHA Board Resolution Approving Operating Budget for President Grady's

signature.

Agenda Item:
Motion:

Second:

Motion Approved:

7d & 7f
Ryan
Brown
Unanimous

9. The Board approved Resolution #443 regarding the Public Housing Flat Rent and Utility Allowance Schedule that
will implemented on 01/01/2025.

Agenda Item:
Motion:

Second:

Motion Approved:

Te

Ryan
Kiesel
Unanimous

10. Adjournment at 3:16 PM.

Agenda Item
Motion:

Second:

Motion Approved:

9

Ryan
Brown
Unanimous

UNAPPROVED MINUTES OF THE BAY CITY HOUSING COMMISSION ARE TO BE REVIEWED AND
APPROVED BY THE BOARD AT THE OCTOBER 23, 2024 REGULAR MEETING.

Secretary's Certification of the Attendance Log and Meeting Minutes
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.

Attest:

Secretary:

By: John C. Neeb, III CFO

Date:

Louise Ryan

Date:

Page 2 of 2



BAY CITY HOUSING COMMISSION

CEO REPORT TO THE BOARD OF COMMISSIONERS
October 23, 2024

1. Portfolio Performance — The total physical occupancy for the entire portfolio is 98.6% down

from 99.3% last month. The senior high-rise buildings have an average 98.9% occupancy.
Family high-rise buildings average 97.6% and scattered site housing is at 100.0%. The
physical and leased occupancy increased slightly to 101.8% from 100.2%.

Earlier this month we purged the wait list to remove any applications that were not active. We
followed our processes for purging the wait list and reduced the total number by almost half.
The wait list currently has a total of 426 applicants with 193 on the Public Housing Program
list and 227 on the Multifamily Program list.

Observation: The wait lists for our multifamily units have a preference for applicants living in
Bay City/Bay County and for persons with disabilities. Very few applicants without such
preferences are ever housed due to the depth of the demand by households with working
individuals and/or disabled persons. The question then becomes: Should we consider applying

a ratio to each preference classification to better serve the broader need?

BAY CITY HOUSING COMMISSION

Portfolio Occupancy

" Leased and Occupied units are units currently occupied plus "applications approved and scheduled for Move-in" (Leased)
Z The majority of applications are listed on multiple wait lists. The wait list figures are not accurate per property.
* Unrestricted, Non ACC and units master-leased.

4 8/3/2024 -

Waitlist figures indicate the number of units required to fill current applications. The number of applications per household is typically much higher.

10/15/24 Applications Current Percent

Vacant Approved Waitlist Waitlist Change
Total Not Vacant Total |for Move-in Physical % Leased & | intents to | Transfers | Vacant to #Units® | #Units Last | Over Prior

Units | Ready FReady Vacant (Leased) Occupied | Occupancy Occupied ! | Vacate Pending Lease 9/3/2024 Quarter Quarter
Smith Manor 141 0 2 2 2 139 98.6% 100.0% 2 98 | -100.0%
Maloney Manor 113 0 4 4 7 109 96.5% 102.7% 4 73| -100.0%
SubTotal 254 0 4 6 9 248 97.6% 101.2% 6 = 171 | -100.0%
Pine Towers 115 [} ] 0| 2 115 100.0% 101.7% 103 | -100.0%
Maplewood Manor 158 0 3 3 8 155 98.1% 103.2% 3 68 | -100.0%
SubTotal (62+) 273 0 3’ 3 10 270 98.9% 102.6% 3 - 171 | -100.0%
Total All Highrise Bldg: 527 0 9 9 15 518 98.3% 101.9% £l 227 342 -33.6%

Scattered Site (PH) Unit Mix
1-BR 20 0 ] 0 2 20 100.0% 110.0%| 116 | -100.0%
2-BR 47 0 o 0| 0 47 100.0% 100.0% 113 | -100.0%
4

3-BR 67| 0 0o 0| 2 67| 100.0% 103.0% 1 1 83| -100.0%
4-BR 39 0 o 0| 0 39 100.0% 100.0% 33| -100.0%
5-BR 20 0 0 0| 0 20 100.0% 100.0% 19| -100.0%
Total Scattered Site (P 193 0 0 0| 4 193 100.0% 102.1% 1] 0| 1] 193 364 -47.0%
Market/Master Lsd ? 2 1 0 1 0 1 50.0% 50.0%) 1 6 6 0.0%
TOTAL PORTFOLIO 722 1 3 10 23 712 98.6%  101.8% 1 - i1 426 712 | -40.2%
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2. Update on Capital Fund Improvement Projects — See the attached memo for the Capital
Improvements Update.

3. Update: Howard Street Vacant Lot Acquisition — Title work is complete, and we are
awaiting the environmental report. As soon as the environmental report is received, we will
submit the application paperwork to the SLBA for their review and closing commitment.

4. Blight Removal Grants for Columbus Avenue:

a. The $2.1M Blight Removal Grant from the State Land Bank Authority (SLBA) was
announced publicly in a press release on @ctober 14, 2024, and featured in a TV news
story on WNEM on October 15, 2024.

b. The Environmental Remediation Grant application to the Michigan Department of
Environment, Great Lakes, and Energy (EGLE) continues to be processed.

5. Compliance Consultants — We have terminated the contract with RealPage/Windsor for our
monthly compliance file reviews. We have switched back to Diamond Consulting, who were
worked with prior to the software change to RealPage. RealPage continues to be our software
company for property management and accounting, but we find cost savings and a higher level
of personal service is attained with Diamond Consulting. The changeover will be effective on
December 1, 2024.

6. Management Operating Review (MOR) Site Visit— Maloney Manor — Thursday, October
17, 2024. This MOR was conducted by HUD staff from Detroit Field Office. Early indications
from the examiners are that our records and processes appear to be above average, which is the
second highest rating they offer.

7. Request For Qualifications (RFQ) — Responses to the RFQ-Developer are due on October
22,2024. We will provide an update at the meeting.

8. Financial Highlights for the Period— The financial reports, as of September 30, 2024, are
attached with John Neeb’s narrative.

9. Employee 2025 Health Insurance - Plan premium increases coupled with the current
employee mix has resulted in a total annual premium that is higher than the aggregate PA 152
hard cap for plans renewing December 1, 2024. See the attached management memos to
employees.



Bay City Housing Commission / CEO Report to the Board October 23, 2024

Page 3

10. FY2024 Performance Bonus Recommendations — A memo recommending the FY2024
Performance Bonus and Wage Increases will be distributed at the meeting for consideration.

COMPARISON OF AVERAGE PORTFOLIO PERFORMANCE
FY2021 FY2022 FY2023 FY2024
Physical %Lleased & | Pphysical %Lleased& | Pphysical Physical Physical %Leased &

Portfolio Units | Occupancy Occupied' | Occupancy Occupied® | Occupancy Occupancy | Occupancy  Occupied*
Smith 141 98.9%  102.0% 99.2%  101.5% 99.0%  100.0% 98.5%  100.4%
Maloney 113 98.3% 100.9% 99.3% 100.9% 99.1% 100.7% 99.3% 101.5%

Total Family High-rises 254 98.6% 101.5% 99.3% 101.2% 99.0% 100.4% 98.8%  100.9%
Pine 115 99.2%  100.5% 99.4% 101.3% 98.7%  100.4% 99.1% 101.2%
Maplewood 158 98.7% 99.4% 99.4%  101.2% 98.9% 99.8% 99.8%  100.9%

Total Senior High-rises 273 99.0% 100.0% 99.4% 99.6% 99.3% 100.3% 99.4% 101.0%
Multifamily Portfolio 527 98.8%  100.7% 99.3%  100.4% 99.2%  100.3% 99.1%  100.9%
Public Housing Portfolio 193 99.0%  100.4% 98.9% 102.4% 98.3% 103.3% 99.1% 103.4%
Market Rate Portfolio 6 100.0% 100.0%| 100.0% 100.0%| 100.0% 100.9%| 100.0% 100.0%
All Portfolios 726 99.3% 100.2% 99.4% 100.8% 99.2% 101.2% 99.3% 101.3%

11. FY2025 Budget Adjustments —. Updates by John Neeb will be reviewed at the meeting.

Attachments

1. Capital Improvement Project Update Memo

2. Memo to Employees for 2025 Health Insurance

3. 2025 Health Insurance Enrollment Memorandum to Employees
4. Fiscal Year-end Report: Financial Reports for all Business Units



TO: William Phillips, Chief Executive Officer

FROM: Karl Opheim, Assistant Director
DATE: Oct. 17, 2024
SUBJECT: 2024 Capital Improvements Update

Maplewood Manor Domestic Hot Water Generator. I met with our manufacture
representative for his review and recommendation for a replacement heater(s) on October
3rd. We determined we can reduce the hot water generation capability of our existing
heaters because of the substantial amount of stored hot water we keep on hand. Smaller hot
water heating capability costs less as well. I drafted our Request for Proposal (RFP) that
includes pricing for three different size options plus for a single heater replacement or for
both*. Our RFP was released on Friday October 4" and bids are due on Friday, October 25%.
* While our existing working heater appears to be in top condition and is internally inspected
every other year, water heaters more often are replaced in pairs.

Pine Towers Exterior Column Repairs; Smith Manor Column Repairs; Maplewood
Manor Balcony Repairs. Site work started at Pine Towers on October 1% and finished at
Pine on Friday October 11", Maplewood Manor work is mostly cracked concrete on
balconies began Monday, October 14", Following our contractors’ inspection of each
balcony (157 total) they found 12 additional balconies that need repair, most of which were
surface cracks in the concrete. We had identified four balconies in our bid that turned out to
be our most extensive repairs. Replacing 500 total feet of sealant caulk control joints will be
next. Lastly the replacement of the deteriorated front column limestone panels at Smith
Manor will finish up this contract.

Pine Towers, Maloney Manor Fire Alarm Panel Upgrade. The fire alarm systems at Pine
and Maloney were under the same contract in 2002, so at 22 years old they are nearing the
end of the availability of spare parts. Simplex (now owned by Johnson Controls), the
manufacturer of the alarm systems at Pine and Maloney notified us that they have available a
new specifically engineered fire alarm control boards, power supply, etc., they can retrofit
into our existing alarm panel. This proposed retrofit will extend the life of our system by a
minimum of 10 years at substantial cost savings. Our salesman at Johnson set one qualifier
for us to handle in advance of pricing, we need written approval from our Fire Marshal for
the proposed retrofit. In August, I wrote a letter explaining our situation and Johnson
Controls offer. On Oct. 16™ we received our approval from Jeff Ross, Bay City Fire
Marshall. I expect to have Johnson Controls to have our estimate cost in couple weeks. [
anticipate this retrofit will save us $150,000 per building over the alternative of a complete
replacement entire fire alarm system.

Pine Towers Elevator Modernization. Components and parts on order.

Scattered Site Electric Panel and Circuit Breaker Replacement, Round Four.
ESCON Electric completed all their required contract work on October 2nd. They did
find one additional 40-year-old service panel that needed replacing and we had a pre-
established unit price in our bid to add additional service panels.



BAY CITY HOUSING COMMISSION

To: Employees of the Bay City Housing Commission
From: John Neeb

Subject: Health Insurance Costs

Date: 10/15/2024

Copies to: Board of Commissioners, William Phillips, CEO

I want to take a moment to acknowledge the significant increase in out-of-pocket costs that many of you
will face under our current health insurance plan. I understand the financial strain that these rising costs
can cause, and I want you to know that your concerns are not going unacknowledged.

We, as the municipal entity, are limited in how much we can contribute to the cost of health insurance
for or employees. Those limits are established annually and are determined based on the rules and
requirements of Michigan Public Act 152 of 2011. The Act sets maximum dollar amounts for how much
we can pay for each type of health insurance contract. Those dollar amounts are:

- $7,702.85 for a single-person contract
- $16,109.06 for a two-person contract
- $21,007.83 for a family contract

We have always remained committed to paying the maximum allowed by these hard caps. Any costs
above these hard cap amounts are required to be paid by the employee on a tax-free basis as withholding
from their paycheck.

It has become clear that the current trajectory of our Blue Cross healthcare plan will only continue to
increase our out-of-pocket cost sharing. With this in mind, we are actively working with Saginaw Bay
Underwriters to explore more affordable options that better suit the needs of our employees and their
families.

While we don’t have all the answers just yet, please know that finding a more cost-effective solution is a
top priority. We are committed to providing you with updates as soon as we have more concrete
information, and we appreciate your patience and understanding as we navigate this important issue.

Thank you for your dedication and hard work. We value each of you and remain committed to ensuring
that you have access to the best possible healthcare options so that you can stay healthy and continue to
serve our mission of providing homes for as many vulnerable people as possible.



BAY CITY HOUSING COMMISSION m 315 14 Street, Bay City, M 48708

INTTEROFFICE COMMUNICATION] =

Date: October 15, 2024

To: Employees of the Bay City Housing Commission
From: John Neeb, Chief Financial Officer
cc: Payroll, personnel files
SUBJECT: 2025 Health Insurance Enrollment

Effective with our new Plan Year beginning December 1, 2024, the ACA-compliant Simply Blue
Gold $1,000 plan continues to be the Housing Commission’s core health insurance offered to all
full-time employees.

Employees are required to contribute to their health insurance premiums to the extent that the
total cost of the benefit exceeds the maximum employer-paid hard caps established by PA 152.
For the 2024 plan year, those hard caps are $7,702.85 for a single person contract, $16,109.06
for a two-person contract and $21,007.83 for a family contract, with the total employer hard cap
limit taken in the aggregate. Employee contribution rates for 2025 are determined on a pre-tax
distribution of cost method.

Plan premium increases coupled with the current employee mix has resulted in a total annual
premium that is higher than the aggregate PA 152 hard cap for plans renewing December 1,
2024. As a result, initial estimated calculations result in an increase in cost sharing for employee
coverage during the 2025 calendar year for participation in the core plan.

Contract 2024 Bi- 2025 Bi- Increase in Annual Annual Opt Out
Type Weekly Weekly 2025 W/H Employee Employer Payout
Payroll W/H  Payroll W/H Amount Cost Cost
Single $35.03 $50.89 $15.86 $1,323.14  $8,836.29 $1,500.00
Couple $79.82 $124.23 $44 .41 $3,229.98 $21,571.27 $2,500.00
Family $83.68 $137.54 $53.86 $3,576.04 $23,881.54 $3,500.00

Employees must indicate their coverage election on the form attached to this I0C and
return it to Denise Grigg, by no later than the close of business on 11/20/2024
-Unless indicated otherwise all employees will be included in the Gold plan.

With the exception of certain qualifying events, this is a once-a-year election and may not be
changed again until the next open enrollment period at the end of 2024.

Adwministration (929) £92-9521 @ Fox (929) £92-5212

uuuuuuuuuu
OPPORTUNITY

TTD (800) 545-1832 extenslon 561



m

BAY CITY HOUSING COMMISSION

To: Bay City Housing Commissioners
From: John Neeb

Subject: Fiscal Year End Report of the CFO
Date: 10/17/2024

Copies to: William Phillips, CEO

Overall, the financial performance of all the assets of the Housing Commission for FY 2024 is very
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

SM MM PT MWM BCHC
Gross Rent Potenial $ 1,066,068 § 845,544 § 893,664 § 1,298,547 § 35,820
Vacancy Loss $§ 12,016 § 11,353 § 8,586 $ 6,790 $ -
Economic Occupancy 98.87% 98.66% 99.04% 99.48% 100.00%
Prior Year 98.63% 98.45% 98.77% 99.86% 100.00%

Economic occupancy for the multifamily properties continues to exceed expectations of 97.5%.
Scattered Sites are 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

SM MM PT MWM SS COCC BCHC
Operating Income $ 293,326 $ 208,043 $ 219,657 $§ 717,048 $ 366,504 $ 183,994 $§ 36,527
RR Contribtuions $ (163,393) $§ (130,943) $ (132,960) $ - $ - $ - $ -

Adjusted Operating Incom $§ 129,933 § 77,100 $§ 86,697 $§ 717,048 § 366,504 § 183,994 § 36,527

RR Interest Earnings $ 45292 $§ 33646 $ 30,199 §$ - $ - $ - $ -
RR Balances $ 1,144,019 § 944,357 § 952,007 $ 300,947 $ - $ - $ -

Operating incomes are exceptional across the entire portfolio. Our RAD converted properties
comfortably exceeded expectations for the fiscal year. Replacement Reserves for RAD converted
properties continue to be in be in a very strong position. Deposits into the Replacement Reserves will
continue to be strong heading into the next fiscal year.

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 nine-month mark. It’s important to remember that Maplewood
Manor operates on a different operating year than the rest of the portfolio.

Scattered Sites has lapped the current projections for operating income at year end. Very strong
investment returns coupled with lower-than-expected expenses are translated into a very operating
income for the Scattered Sites. The 2024 Capital Fund Grant is not included in the current operating
results. This is simply a timing use and will be received and recorded during the 2024-2025 fiscal year.
Had the CFP grant been received during the 2023-2024 fiscal year, the Scattered Sites would show an



additional $640K of operating income. It is likely that there will be two CFP Grant allocations reflected
in the 2024-2025 Fiscal Year. Overall, 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 $184k for the year.
This is without the capital fund management fee, which is projected to be about $70k. This will be
recorded in the financial statements for the 2024-2025 fiscal year, just like the CFP grant in the
Scattered Sites. The COCC operating income is the strongest it’s been in several years.

Utilities for High Rises

SM MM PT MWM
YTD Utilities Expense $ 176,660 $§ 151,414 § 164,561 § 163,392
YTD Utilities Budget $ 207942 $§ 163,322 § 166,268 § 180,520
Variance § 31,282 § 11,908 § 1,706 § 17,128
Variance % 15.04% 7.29% 1.03% 9.49%

After spending the last few years wrestling with utility costs at the high rises, the situation is normalized
for the moment. 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.

Maloney Manor Maintenance Variance

Maloney Manor 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, $2,200 for a roof
leak investigation and repair, and $4,700 for biohazard in a deceased tenants apartment.
Additionally, pest control exceeded budgeted expectations.

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.

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.

10



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.

Bay City Housing Commission Audit

The operating results presented have not been audited. The Financial statement audit for the Housing
Commission is scheduled to begin in early December. Between now and then, we will be fine tuning the
operating results with some relatively nominal adjustments for things like supplies inventory and
compensated absences. The COCC and Scattered Sites will experience more significant adjustments for
pension and retiree healthcare liabilities, but those tend to be less operational in nature. The financial
statements provided offer an abundantly fair assessment of the financial results of operations for the Bay
City Housing Commission for the year.
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