BAY CITY HOUSING COMMISSION

315 142 STREET BAY CITY, MI. 48708

NOTICE OF REGULAR BOARD MEETING FOR THE
BAY CITY HOUSING COMMISSION

A regular meeting of the Bay City Housing Commission will be held on the following date,
time and location:

Date: Wednesday, January 28, 2026
Time: 2:00PM
Location: Bay City Housing Commission

315 14th Street Bay City, M1 48708

Members of the public may, during public comment, address the Commission to provide input
directly to the Board. Proposed minutes of the meeting will be available for public inspection
during regular business hours at 315 14™ Street Bay City, Michigan 48708.

The approved minutes of a meeting will be available for public inspection during regular
business hours, at the same location, not more than eight business days after the meeting at
which they are approved. The minutes will also be posted on the Authority’s website. Call
(989) 892-9581 Ext: 102, for assistance.

This notice is given in compliance with Act No. 267 of the Public Acts of Michigan, 1976 and
Public Act 228 of 2020.



BAY CITY HOUSING COMMISSION

HIGH-RISE MIXED-USE

SEMI-DETACHED A
DUPLEX HOMES el

DETACHED SINGLE-FAMILY

MEETING OF THE BOARD OF COMMISSIONERS
AGENDA AND REPORT

JANUARY 28, 2026

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
January 28, 2026

1. Call to Order / Roll Call
Sharon Brown — President (2)

Louise Ryan — Vice President (2)
Debbie Kiesel — Secretary (2)

James Whaley — Commissioner

Ann Grady — Commissioner

2. Changes to the Agenda

3. Review and Approval of Minutes from Prior Board or Committee Meetings
a. Board Attendance Log
b. Minutes from December 3, 2025, Annual Board Meeting
c. Minutes from December 17, 2025 Special Board Meeting

4. Public Input (Each participant is allowed 5 minutes for comment)
5. Committee Reports and Presentations

6. CEO Report and Financial Statements and Cash Disbursements
a. CEO Report Narrative
b. Capital Improvement Update
c. Financial Statements as of December 31, 2025
d. Cash Disbursement as of December 31, 2025

7. Action Items for Consideration and Appropriate Action
a. CEO Report for January 28, 2026, with the Financial Statements as of
December 31, 2025 [Central Office, Public Housing (Scattered Sites),
Multifamily (Smith Manor, Maloney Manor, Pine Towers), LIHTC
Partnerships (Maplewood Manor)]
b. Cash Disbursements and ACH Batch Transfers (List of Disbursements)
as of December 31, 2025, in the amount of $687,841.37.

8. Comments and Discussion by Board Members

9. Adjourn Meeting

1-3
45

6-8
10-53
54-67

6-53

54-67



Bay City Housing Commission Annual Board Meeting Agenda for January 28, 2026 Page 2
Attachments
1. Board Attendance Log and Minutes from December 3, 2025, Annual Board 1-3
Meeting
2. Special Board Attendance Log and Minutes from December 17, 2025 4-5
3. CEO Report as of January 28, 2026 6-9
4. Financial Reports 10-53
5. Cash Disbursements as of December 31, 2025 54-67

Upcoming Board Meetings/Conferences/Workshops

BCHC Regular Board Meeting
Wednesday, February 25, 2026, at 2:00 PM




BAY CITY HOUSING COMMISSION
ANNUAL 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, December 3, 2025
Call to Order at: 2:04 PM
ATTENDANCE LOG
Present Excused Absent
Commissioners:

Sharon Brown
Louise Ryan
Deb Kiesel
James Whaley
Ann Grady

T e

Staff:

Bill Phillips X
John Neeb X
Karl Opheim X

MEETING MINUTES AND ACTIONS BY COMMISSION

1. Approval of the agenda with the addition of the following: 6b. CEO Evaluation and 7g. Approval of the CEO Evaluation
Recommendation

Agenda Item: 2
Motion: Ryan
Second: Kiesel

Motion Approved: ~ Unanimous

2. Approval of the Regular Meeting minutes (10/22/2025) of the Bay City Housing Commission as presented.

Agenda Item: 3b
Motion: Ryan
Second: Whaley

Motion Approved:  Unanimous

3. Suspend the regular rules for Public Input at 2:06 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 2:07 PM

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

Motion Approved:  Unanimous



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

4. During the election of officer process, the Board re-elected the same slate of officers from the 2025 calendar year.
Following is the slate of officers for the Bay City Housing Commission Board for 2026:

President - Sharon Brown
Vice President - Louise Ryan
Secretary - Deb Kiesel

Agenda Item: 5

Motion: Grady
Second: Kiesel
Motion Approved:  Unanimous

5. The Board received the 12/03/2025 CEO Report as presented.

Agenda Item: 7a

Motion: Ryan
Second: Grady
Motion Approved:  Unanimous

6. The Board accepted the current financial statements for the period ending 10/31/2025.

Agenda Item: 7a

Motion: Ryan
Second: Grady
Motion Approved:  Unanimous

7. The Board approved the CEO the authority to negotiate a third amendment and structure lease agreement with New
Cingular Wireless PCS, LLC for Pine Towers.

Agenda Item: 7b

Motion: Kiesel
Second: Ryan
Motion Approved: ~ Unanimous

8. Approval of the special meeting date of December 17, 2025 at 2:00 PM.

Agenda Item: Tc

Motion: Ryan
Second: Kiesel
Motion Approved:  Unanimous

9. Approval of the proposed 2026 Bay City Housing Commission Meeting Schedule as presented.

Agenda Item: 7d

Motion: Ryan
Second: Whaley
Motion Approved: ~ Unanimous

10. The Board approved Resolution #455 ratification of Board Approval of the FY2026 Operating and Capital Budgets.

Agenda Item: Te

Motion: Ryan
Second: Grady
Motion Approved:  Unanimous

11. Approval of all disbursements including ACH transactions and payroll in the total amount of $503,288.07 for the period

ending 10/31/2025.

Agenda Item: 7f

Motion: Grady
Second: Ryan
Motion Approved:  Unanimous



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

12. The Board approved a 10% bonus and a 4% annual wage increase for the CEO beginning with the first pay in January
2026. The Board concurred that his performance is superior.

Agenda Item: 7g
Motion: Kiesel
Second: Ryan

Motion Approved: =~ Unanimous

13. Adjournment at 3:36 PM.

Agenda Item 9
Motion: Kiesel
Second: Grady

Motion Approved:  Unanimous

UNAPPROVED MINUTES OF THE BAY CITY HOUSING COMMISSION ARE TO BE REVIEWED AND
APPROVED BY THE BOARD AT THE JANUARY 28, 2026 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:

John C. Neeb III, CFO Deb Kiesel

Date: Date:




BAY CITY HOUSING COMMISSION
SPECIAL 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, December 17, 2025
Call to Order at: 2:02 PM
ATTENDANCE LOG
Present Excused Absent
Commissioners:

Sharon Brown
Louise Ryan
Deb Kiesel
James Whaley
Ann Grady

KRR KX

Staff:

William Phillips X
John Neeb X
Karl Opheim X

MEETING MINUTES AND ACTIONS BY COMMISSION

1. Accept and approve the agenda as presented.

Agenda Item: 2
Motion: Ryan
Second: Grady

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 12/17/2025 CEO Report as presented.

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

Motion Approved: ~ Unanimous

5. The Board approved Resolution #456, authorizing the CEO to submit a significant amendment for the CY2025

Annual PHA Plan to incorporate the revised Public Housing Repositioning Plan.

Agenda Item: 6a
Motion: Ryan
Second: Kiesel

Motion Approved: ~ Unanimous

Page 1 of 2



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

6. The Board approved the revised (12/17/2025) Public Housing Repositioning Plan as presented.

Agenda Item: 6b
Motion: Ryan
Second: Kiesel

Motion Approved: ~ Unanimous

7. The Board approved Resolution #457, the Management and Operating Agreement with Great Lakes Community
Development Partners (GLCDP).

Agenda Item: 6¢
Motion: Ryan
Second: Grady

Motion Approved: ~ Unanimous

8. The Board approved the UWUA Collective Bargaining Agreement as handed out and presented.

Agenda Item: 6d
Motion: Ryan
Second: Grady

Motion Approved: ~ Unanimous

9. Adjournment at 3:11 PM.

Agenda Item N/A
Motion: Ryan
Second: Whaley

Motion Approved: ~ Unanimous

UNAPPROVED MINUTES OF THE BAY CITY HOUSING COMMISSION ARE TO BE REVIEWED AND
APPROVED BY THE BOARD AT THE JANUARY 28, 2026 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 Deb Kiesel
Date: Date:
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BAY CITY HOUSING COMMISSION

CEO REPORT TO THE BOARD OF COMMISSIONERS

JANUARY 28, 2026

Portfolio Performance — Higher than average turnover at Pine Towers, Maplewood Manor
and Maloney Manor contributed to a slight decline in average physical occupancy. However,

pre-leasing levels continue to provide ample applicants to re-occupy the property.

BAY CITY HOUSING COMMISSION

Portfolio Occupancy

" Leased and Occupied units are units currently occupied plus "applications approved and scheduled for Move-in" (Leased)
2 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.
* B/18/2054 - Waitlist figures indicate the number of units required to fill current applications. The number of applications per household is typically much higher.

1/21/26 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 Ready Vacant (Leased) Occupied | Occupancy Occupied | wvacate Pending Lease |6/18/2025| Quarter Quarter
Smith Manor 141 0" 0 0| 4 141 100.0% 102.8% 66 93 -29.0%
Maloney Manor 113 0 3 3 3 110 97.3% 100.0%| 3 58 85 -31.8%
SubTotal 254 0o Fid 3 7 251 98.8% 101.6% 3 124 178 -30.3%
Pine Towers 115 1 2 3 3 112 97.4% 100.0% 3 52 79 -34.2%
Maplewood Manor 158 2 0 5 5 156 98.7% 100.0% 28 42 -33.3%
SubTotal (624) 273 3 2 4 8| 8 268 98.2% 100.0% 3 80 121 -33.9%
Total All Highrise Bldg: 527 3 5 11 15 519 98.5% 100.8% 6 204 299 -31.8%

Scattered Site (PH) Unit Mix
1-BR 20| 0o 0 0| 0 20| 100.0% 100.0% 56 129 -56.6%
2-BR 47 0 0 0| 0 47 100.0% 100.0% 24 72 -66.7%
r

3-BR 67 2 0 2 4 65 97.0% 103.0%| 1 1 37 64 -42.2%
4-BR 39 0 0 0| 2 39 100.0% 105.1% - - 23 24 -4.2%
5-BR 20 1 0 1 1 19 95.0% 100.0%| 2 2 v 9 -22.2%
Total Scattered Site (P 193 3 0 3 7 150 98.4% 102.1% 3| 0 3 147 298 -50.7%
Market/Master Lsd ° 2 0 0 0| 0 2| 100.0%  100.0%| 5 5 0.0%
TOTAL PORTFOLIO 722 6 5 14 22 711 98.5% 101.1% 3 - 9 356 602 | -40.8%

Update on Capital Fund Improvement Projects — See the attached memo for updates on

capital projects.

NSPIRE Inspections at Maplewood Manor — An INSPIRE Inspection is being conducted
on January 29, 2026.

Surplus Property Disposition Program — No additional transactions since the last report.

MDCR Update— We received notice from MDCR that one of the two cases was dismissed.

216 N. Madison Avenue — Substantial Rehabilitation/Remodeling — Bids for the abatement
and unit demolition have been received. Final construction RFPs are being distributed shortly.

When complete pricing is received, we will complete a development agreement with the City
for the HOME Program.
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7. Columbus Avenue Blight Removal Project — the former YMCA and Bay County Market are
gone. Site abatement and demolition debris removal are underway.

8. Public Housing Repositioning Plan — The Section 18 Disposition of Scattered Site Properties
is progressing slowly. We have submitted a list of properties for disposition to MSHDA for
review and to obtain waivers of certain noncompliance issues between the Public Housing
Program and the MSHDA Administrative Plan for Section 8 Housing Choice Vouchers. The
application to the Special Applications Center of HUD for the inventory removals is pending
HUD’s final environmental review and approval of the Significant Amendment to the CY2025
PHA Annual Plan which should be forthcoming.

We are considering requesting a Reliance Letter from the City reaffirming our capacity to
apply the PILOT (Cooperation) Agreement from 1968 to the GLCDP properties. We can move
forward without this, but I believe it is necessary due diligence to avoid any potential conflict
over the applicability. As a part of the information gathering process, we asked the City Tax
Assessor to provide a rough estimate of the SEV for the properties. Based on average square
foot values used by the Tax Assessor, the total SEV for the 101+ properties transferring to
GLCDP is approximately $11,692,480.

9. 501 Columbus Avenue Affordable Housing Development — The development plan calls for
the entire 120-unit development to be constructed simultaneously at a projected total
development cost of $46,380,515+.

The entitlement process is underway for 501 Columbus Avenue:

- Six applications were submitted to the City for this project that include: Site Plan
Approval, two special use permits to allow 3-story residential uses, a variance to reduce
required parking spaces, street vacation for N. Jefferson St. and a request to vacate all
pre-existing easements on the site.

- Concurrently with these applications, BCHC has requested a City Ordinance to set
the rate for a payment in lieu of taxes at 4% of shelter rents, similar to the PILOT
structure for Maplewood Manor but less than the statutory cap of 10% that was
originally agreed to in 1965.

- The City has also proposed that we substitute the proposed $762,723 HOME Funding
with the unobligated HOME-ARP Funding.

The schedule for public meetings for the entitlements is:
- Wednesday, February 18, 2026 @ 6:30 PM Planning Commission Meeting

- Tuesday, March 10, 2026 @ 7:00PM Zoning Board of Appeals
- Monday, March 16, 2026 @ 6:00PM City Commission
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10. Financial Highlights for the Period — The CFO narrative, financial reports, as of December
31, 2025, are attached along with the proposed FY2026 Operating Budgets for BCHC.

11. City Staff Changes — The City Manager and another senior manager are retiring.

Attachments:

1. Capital Improvements Update Memo
2. Financial Report



TO: William Phillips, Chief Executive Officer

FROM: Karl Opheim, Assistant Director
DATE: January 20, 2026
SUBJECT: 2025/26 Capital Improvements Update

Central Annex Office Repair

Interior work completed January 9-2026. Exterior (brick/roof finish work and east face
architectural canopy) remains to be finished but we need some consistent 30-degree
temperatures. Lawn restoration will likely be in April.

Pine Towers Elevator Project

Four deliveries of materials have arrived at Pine Towers, which represents approximately
90% we have been informed. New estimated start site will be the during the week of January
20, 2026.

Scattered Site Electric Service Panel Replacements
Town and Country Electric is approximately 50% complete with their electric service panel
replacements.

Scattered Site Furnace Replacements

Several cold nights at or below 20 degrees have found tenant calls of little or no heat. We
purchased seven additional furnaces in December and January. Twelve replacement furnaces
have been installed since November 1*.

Renovation of 216 N. Madison Four Dwelling Unit

We drafted and released a bid on December 26, 2025 for asbestos removal and demolition of
the interior walls and insulation. Four bids were received on January 16, 2026 and tabulation
is included for Board review. Our architect at Austin Associates has drafted and forwarded
to us drawings and specifications for our staff review.

In my pervious report I mentioned our interior renovations will be more extensive and
expensive than first planned, however it will allow us to easily reconfigure a modern
efficient design and create two-barrier free, ground floor apartments.

Smith Manor Front Drive Canopy Repair. [ was hoping to fast-track the repairs to our
driveway canopy that was hit by a tall box truck. These repairs are minor in scope and cost
compared to our annex office repairs. Our insurance adjustor initially estimated repairs at
$12,000, Paul Davis Restoration independently estimated about $22,000. Paul Davis
followed up with a detailed repair report to our adjustor in December. He has tentatively
confirmed their scope and cost. I expect to receive a revised adjustment report any time and
we can sign a repair agreement with Paul Davis Restoration.



BAY CITY HOUSING COMMISSION

FY 2025-2026 Financial Operating Results

Through Quarter One

Section

CFO Narrative Report — FY 2025-2026 Q1

Balance Sheet (All Entities) — As of 12/31/2025

Consolidated Income Statement — YTD 12/31/2025

Budget vs. Actual Comparison — COCC Summary

Budget vs. Actual Comparison — BCHC Conventional Portfolio
Budget vs. Actual Comparison — Public Housing Program
Budget vs. Actual Comparison — Maloney Manor

Budget vs. Actual Comparison — Pine Towers

Budget vs. Actual Comparison — Smith Manor

Budget vs. Actual Comparison — Maplewood Manor (LIHTC)

Cash Transactions Summary and Detail

Page

1-3

6-8
9-10
11-14
15-17
18-20
21-23
24-27

28-57

A high-quality financial outcome is not the objective; it is the result of a job well done.

10
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BAY CITY HOUSING COMMISSION

To: Bay City Housing Commissioners
From: John Neeb

Subject: Financial Report of the CFO
Date: January 23, 2026

Copies to: William Phillips, CEO

FY 2025-2026 O1 Operating Results

After the first quarter of the fiscal year, the Bay City Housing Commission continues to enjoy the level
of financial stability and predictability to which we have become accustomed. Financial results are
tracking well and remain within comfortable margins of expectations. Economic occupancy remains
strong across all subsidized multifamily properties, comfortably exceeding the budgeted level of 97.5%.

The conventional portfolio continues to lose ground, as 216 N. Madison remains in limbo while we
work toward committing to a long-term future for the property. Gentle fluctuations in occupancy can be
driven by a multitude of variables, including evictions, unit turn times, and the general comings and
goings of tenants. Overall, economic occupancy across the portfolio remains strong.

Economic Occupancy

SM MM PT MWM BCHC
Gross Rent Potenial $ 292,365 $ 231,777 $ 245202 $1,936,580 $ 8,955
Vacancy Loss $ 5423 $ 1,940 $ 527 $ 15,022 $ 4,500
Economic Occupancy 98.15% 99.16% 99.79% 99.22% 49.75%
Prior Year 98.67% 97.90% 98.16% 99.15% 74.27%
Days Ahead/(Behind) Prior Year (68.09) 131.30 171.93 10.80 (135.36)
Days Available 141 113 115 158 6

Operating Income and Cashflow

Operating income and cashflow remain relatively strong throughout the organization. Strong occupancy
and prudent financial management at the property level continue to drive positive results. The COCC
and BCHC Conventional Portfolio are discussed below.

SM MM PT MWM SS COCC BCHC
Operating Income $ 96,028 $ 57,683 $§ 74,510 $ 983,706 $ 107,754 $ (102,489) $ 1,111
RR Contribtuions $ (42,075) $ (33,726) $ (32,790) $ - $ - $ - $ -
Adjusted Operating Income $ 53953 $§ 23957 $ 41,720 $ 983,706 $ 107,754 $ (102,489) $ 1,111

The COCC is showing a negative position after Q1 due to the timing of the recognition of “lumpy
revenues” within the cost center. Distributions from Maplewood Manor, Capital Fund Management
Fees, insurance proceeds, and HAI dividends have not yet been received or recognized in the fiscal year.
As these inflows occur, the financial position of the COCC is expected to move closer to budgeted
expectations.

The BCHC Conventional Portfolio is currently running behind and will likely continue to languish until
plans for the future of the property are finalized. We are in the process of finalizing rehabilitation pricing
for the building and securing funding for the project in partnership with the City of Bay City.

Financial Information 1 1 1



Bed Bugs and Pest Control

Year to date, more than $55,000 has been spent on pest control at the high-rise properties. These outlays
represent significant and unexpected budget variances at Maloney Manor and Maplewood Manor. There
has been growing frustration among property-level staff regarding the quality of proactive service being
provided by our pest control contractor.

The management team has also expressed concern about tenants unilaterally moving infested furniture
from their units to dumpsters. During this process, bed bugs can fall from the furniture and spread into
other units, further exacerbating infestations. The management team is actively working to address both
issues.

Additionally, we have begun tracking bed bug-related costs by unit in the accounting system. This is
expected to provide better insight into infestation patterns and transmission dynamics between units.

SM MM PT MWM
Pest Control Expense $ 2,543 §$ 8,228 $ 1,866 $§ 37,100
Pest Control Budget $ 3,606 $ 6,758 $ 2,808 $ 17,210
Variance $ 1,153 $ (1,470) $ 942 '$ (19,890)
Variance % 31.20% -21.75% 33.54%  -115.57%

Outlook

A strong backlog of applications, a flexible and efficient management team, moderated inflation, and
strong investment returns all point toward another strong year for the Bay City Housing Commission.
Barring any catastrophic events, we can reasonably expect the year to progress financially as projected.

Even amid significant pressure on federal spending, it does not appear that our programs have been
meaningfully targeted by the Administration for elimination or reduction. While fiscal pressures will
always ebb and flow, current indicators suggest that the Bay City Housing Commission will continue to
have the financial resources necessary to serve our tenants and fulfill our mission at the high level we
have come to expect.

Predevelopment Cash Flow and Risk Considerations for LIHTC Applications

As we begin the process of applying for Low Income Housing Tax Credit (LIHTC), it’s important that
we understand that they come with a certain amount of financial risk. These types of developments
require an upfront financial commitment well before there is certainty of success. During the
predevelopment phase, the Housing Commission must expend cash for professional services and due
diligence necessary to submit a competitive application. These costs typically include architectural and
engineering work, market studies, environmental reviews, legal and consulting fees, appraisals, and site
control-related expenses.

It is important for the Board to understand that these predevelopment costs are incurred before tax
credits are awarded and, as such, represent funds that leave the organization with no guarantee of
recovery. If an application is unsuccessful, some or all these costs may not be reimbursed and must be
absorbed by the organization.

That said, this risk is not unusual in affordable housing development and is inherent in any competitive
LIHTC process. In many cases, successful applications allow predevelopment costs to be reimbursed or
capitalized into the project at closing. Unsuccessful applications, however, do not offer that opportunity.

Financial Information 2 1 2



While this reality introduces financial risk, it is also important to place that risk in context. The Bay City

Housing Commission’s historical performance, strong financial position, and disciplined management
have placed the organization in a position where it can prudently absorb a measured level of
predevelopment risk without jeopardizing its core mission or ongoing operations. These expenditures
are intentional, calculated investments rather than speculative losses.

Equally important is the broader strategic and community impact. The demand for quality affordable
housing in Bay City continues to exceed supply, and LIHTC remains one of the most effective tools
available to address that gap. Choosing not to pursue these developments in order to avoid all upfront
risk would significantly limit our ability to create new housing opportunities and fulfill our mission.

In short, while predevelopment expenditures require cash to go out the door with no absolute guarantee
of return, the potential benefits; new housing units, long-term financial stability through project-based
revenue, and meaningful community impact, justify the risk. Based on our experience, capacity, and
financial strength, we believe that pursuing LIHTC developments is in the best interest of both the
organization and the community we serve.

Financial Information 3
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