
NOTICE OF REGULAR MEETING OF THE 
BOARD OF COMMISSIONERS 

Wednesday, April 23, 2025, 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 
APRIL 23, 2025 

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  

April 23, 2025 
 

1. Call to Order / Roll Call  

_____   Sharon Brown – President (1) 

_____   Louise Ryan – Vice President (1) 

_____   Debbie Kiesel – Secretary (1) 

_____   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  1 
b. Minutes from March 26, 2025, Regular Board Meeting 1-3 

  
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  4-8 
b. Financial Statements as of March 31, 2025 [Central Office, Public 

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

 

c. Cash Disbursement Review  9-33 
  

7. Action Items for Consideration and Appropriate Action  
a. Great Lakes Community Development Partner (GLCDP) - Resolution 

Document Execution 
 

Handout 
b. Clarification Regarding Staff Support For Unrelated Organizations n/a 
c. Bid Tabulation - Ratification of Vendor Selection  8 
d. CEO Report for April 23, 2025, with the Financial Statements as of 

March 31, 2025 [Central Office, Public Housing (Scattered Sites), 
Multifamily (Smith Manor, Maloney Manor, Pine Towers), LIHTC 
Partnerships (Maplewood Manor)]  

4-33 

e. Cash Disbursements and ACH Batch Transfers (List of Disbursements) 
as of March 31, 2025, in the amount of $1,127,303.12. 

34-44 
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8. Comments and Discussion by Board Members  

  
9. Adjournment 

  
 
 
Attachments   

1. Board Attendance Log  1 
2. Minutes from March 26, 2025, Regular Board Meeting 1-3 
3. CEO Report as of April 23, 2025, Attachments and Financial Reports  4-33 
4. Cash Disbursements as of March 31, 2025 34-44 

  
  
  

  
 
 
 
 
 

Upcoming Board Meetings/Conferences/Workshops 
 

Regular Board Meeting 
Wednesday, May 28, 2025 at 2:00 PM 



Location:

Date of Meeting:

Call to Order at: 2:04 PM

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

Staff:
William Phillips X
John Neeb X
Karl Opheim X

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

Agenda Item: 3b
Motion: Ryan
Second: Grady
Motion Approved: Unanimous

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

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

Agenda Item: 8a
Motion: Whaley
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, March 26, 2025

REGULAR BOARD MEETING

2.  Approval of the Regular Meeting minutes (02/26/2025) of the Bay City Housing Commission as presented.

1.  Approval of the agenda as presented.  

Speaker

4. The Board approved the FY 2024 financial report by Robert Klaczkiewicz, partner of Smith & Klaczkiewicz, CPA 
as presented.  

5.  The Board approved the formal creation of the Great Lakes Community Development Partner (GLCDP) with the 
organizational documents and bylaws as presented.

Page 1 of 3 1



BAY CITY HOUSING COMMISSION

ATTENDANCE LOG AND MEETING MINUTES
REGULAR BOARD MEETING

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

Agenda Item: 8c
Motion: Kiesel
Second: Grady
Motion Approved: Unanimous

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

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

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

Agenda Item: 8e
Motion: Whaley
Second: Ryan
Motion Approved: Unanimous

11.  Adjournment at 4:10 PM.

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

7.  Return the Regular Order at 4:10 PM and Board Chair certifies that no action was taken during the Closed 

8.  The Board received and supported the 03/26/2025 CEO Report as presented.  

UNAPPROVED MINUTES OF THE BAY CITY HOUSING COMMISSION ARE TO BE REVIEWED AND 
APPROVED BY THE BOARD AT THE APRIL 23, 2025 REGULAR MEETING.

9.  The Board accepted the current financial statements for the period ending 02/28/2025.

10.  Approval of all disbursements including ACH transactions and payroll in the total amount of $469,442.17 for the 
period ending 02/28/2025.

6.  Suspend the Regular Order for Closed Session at 3:44 PM.  Review of the draft development memorandum of 
understanding with Advantix Development Corporation.  

Page 2 of 3 2



BAY CITY HOUSING COMMISSION

ATTENDANCE LOG AND MEETING MINUTES
REGULAR BOARD MEETING

Attest: Secretary:

By:  John C. Neeb, III   CFO Deb Kiesel

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.

Secretary's Certification of the Attendance Log and Meeting Minutes

Page 3 of 3 3



 
 
  

CEO REPORT TO THE BOARD OF COMMISSIONERS 
April 23, 2025 

 
1.  Portfolio Performance – On April 9, 2025, we were excited to announce that overall 

occupancy hit the 99.6% mark. The total physical occupancy for the entire portfolio last month 
was 99.2% a fraction above the prior month’s 98.6%. The senior high-rise buildings average 
are 100%. Family high-rise buildings are currently 99.6% up from 99.4%.  Public Housing 
scattered site housing is at 99.0% up from 98.4% last month. The overall physical and leased 
occupancy is steady at 101.3%. Application/wait list numbers are holding around 602.  
Consistently operating at these high levels is a testament to our staff and their commitment to 
the community. 
 

 
 
2. Update on Capital Fund Improvement Projects  

a. See the attached memo for the Capital Improvements Update including the Bid 
Tabulation for Common Area Flooring Replacement at Maloney Manor. 
 

3. Smith Manor NSPIRE (REAC) Inspection – TBD.  
 

4. Columbus Avenue Blight Removal Project – On April 16, 2025, we received word that the 
Brownfield Redevelopment Authority has signed a grant agreement with EGLE for $1,000,000 
in remediation funding for Columbus Avenue. When added to the previously awarded grant 
through the Bay County Land Bank Authority, a total of $3,100,000 is available to remediate 
the Columbus Avenue sites and demolish the structures on both the former “Y” property and 
the former Bay County Market property. Final specifications are now being prepared for bid. 

4
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5. Columbus Avenue Development Agreement – On March 28, 2025, I sent a proposal to
Advantix suggesting a 50/50 partnership to resolve our impasse. To date, no response has been
received. Due to the lack of response, I decided not to offer a final proposal. We will proceed
to contact one of the prior respondents to the RFQ. If there is no interest, we will post the RFQ
once again with more detail about our requirements.

6. 216 N. Madison Avenue – Possession of this property was returned to us on March 31, 2025.
We have completed the Phase I Environmental review.  Although the Phase I investigation did
not identify any risks; however, because of the scheduled renovations, PM Environmental
recommended we test for asbestos and lead. As soon as we have the result, we will continue to
spec the rehabilitation and complete the management plan for the property. The intent is to
request funding from the City’s HOME Funds for the rehab costs. HOME Program will place
“affordability” restrictions on the property for a minimum of 20 years. The restrictions will
limit occupancy to households earning 60% or less of the area median income.

7. HAI Group Annual Dividends – A total of $69,720.57 in dividend payments was received
from HAI Group on April 11, 2025.

8. Great Lakes Community Development Partners (GLCDP) –The Articles of Incorporation
were filed on April 9, 2025. The Board resolution needing to be filed will be available at this
meeting for signature by the GLCDP Board members.

9. Clarification Regarding Staff Support For Unrelated Organizations – On August 25,
2018, we formally discontinued an arrangement with a Housing Commission (HA) whereby
our staff was producing work for the HC pursuant to a written agreement between BCHC and
the HC. The notice that ended that arrangement closed by saying: “At this point, I need to fall
back to the position the BCHC Board took last year when it directed that BCHC staff
participation with (HC) be discontinued. Therefore, I have asked (staff) to complete any open
contracts (we are) administering for (HC) and not start any new projects.” However, there is
an understanding that we would be available on a limited basis to consult and share knowledge
to further each organization’s missions.

I am asking the Board to reaffirm its support for restrictions and disclosure of outside work
described in the Policy Statement below and record in the meeting minutes.

Policy Statement: Staff of BCHC shall not be involved with creating or managing any “work
product” on behalf of another HC without the express authorization of the CEO, including
disclosure and regular reporting to the BCHC Board of such activities. No staff member shall
engage with other vendors, agencies HUD on behalf of another HA. No staff member of BCHC
shall have keys or other mechanisms enabling access to any property owned by another HC,
including user access to HUD or other financial applications and reporting portals. No BCHC
property or equipment shall be used to facilitate unauthorized work for another organization.

5
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Time spent working on authorized HA projects must be reflected on the staff member’s 
timecard through project completion. Unauthorized work for an HC may be grounds for 
disciplinary action. 

 
10. Financial Highlights for the Period – The CFO narrative and financial reports, as of March 

31, 2025, are attached with John Neeb’s narrative. 
 
 
Attachments: 

1. Capital Improvement Project Update Memo including Bid Tabulation for Maloney Manor 
Flooring Replacement 

2. Monthly Financial Reports for all Business Units 
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TO: William Phillips, Chief Executive Officer 
FROM: Karl Opheim, Assistant Director 
DATE: April 15, 2025 
SUBJECT: 2025 Capital Improvements Update 

Central Annex Office Recovery and Repair. We received our draft adjustment repair report 
and cost estimate on Tuesday, April 15th. Our insurance adjustor gives us the opportunity to 
review and request changes before making the report final. We still do not have a police report 
of the event. We had our designer design an improved and enlarged space that we will share at 
the meeting. Meeting with architect on Wednesday April 16th.  

Pine Towers Elevator Modernization. Great Lakes Elevator Operations Manager Patrice 
Drainville reports they are trying to clear up an approval to use materials from a supplier. She 
writes that the state is almost done with approval process and should be cleared soon. They are 
planning delivery of materials to Pine.  

Pine Towers Replacement Stairwell Light Fixtures  
Materials arrived and delivered to Pine Towers on Tuesday, April 15th. Maintenance staff plan 
to install in between turning over vacant units. Fifty-four fixtures in two stairwells.  

Pine Towers, Maloney Manor Fire Alarm Panel Upgrade.  
Design completed, permits requested, materials on order. Our installation is tentatively for 
May or June 2025 according to our project manager.  

Maloney Manor Common Area Floor Covering Replacement.  
Two bids were received (Valley Carpet and Karen’s Carpetmax). Staff is recommending the 
Mission Point Style, a 20 mil commercial-grade product from Valley Carpets at the lower bid 
price of $64,200. Installation may begin by mid-May. See the attached Bid Tabulation. 

Scattered Site Furnaces. Two more furnaces were replaced in the last month. 

Scattered Site Replacement Roofs.  
Roof shingle replacement ordered for five dwellings. Materials were delivered to each 
property. No firm install schedule as of today but is expected by Wednesday April 23rd. (winds 
and cold temperature have caused delays)  

Scattered Site Electric Service Panel Replacements.  
One final round is planned this year for 42 remaining dwellings. Ideally, we want to move the 
current service panel to the basement. Currently, most are located in the dining room and the 
clearance is often blocked by furniture. Design and specifications planned by July. Bidding 
will follow with installation by the end of November.  

Maintenance Manual. The manual is completed for Maloney Manor and Maplewood Manor. 
Started work on Smith. This has Karl’s filler project as time allows. 

7



Bay City Housing Commission  *  Bid Tabulation 
 
Project: Common Area Flooring Replacement at Maloney Manor         
Bid Opening Date/Time: April 2, 2025, 12:00 Noon 
  
 
Company 
 
 

Karen’s 
Carpetmax,  
Flint 

Valley Carpet, Bay 
City 

Parsons Flooring, 
Saginaw 

Supreme Carpet,  
Bay City  

Option 1 
Mission Point 
20 mil  

$77,598 $64,200   

Alternate 1 
Mission Point 
12 mil 

$60,697 $57,100   

Option 2 
Chassie Pro 
20 mil 

$58,989 $59,900   

Alternate 2 
Chassie 
Advantage 12 mil 

$52,780 $55,300   

     
Completion Time 
(days) 

30 to 37 days 30 days   

Bid Form Yes Yes   
Non Collusive, 
Non Debarred 
Statement? 

Yes Yes   

     
     
   Invited, no 

response 
Invited, no 
response 

 
 
Staff recommend Option 1, Mission Point 20 mil product (commercial grade, 15 yr manufacture 
warranty) price submitted by Valley Carpet.  
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To:  Bay City Housing Commissioners 
From:  John Neeb 
Subject: Financial Report of the CFO 
Date:  4/17/2025 
Copies to: William Phillips, CEO 
 

FY 2024-2025 Q2 Operating Results 

At the halfway point in the fiscal year, the Bay City Housing Commission is enjoying the same level of 
financial stability and predictability that we’ve become accustomed to.  Financial results are tracking 
well and within comfortable margins of expectations.  Maloney Manor did experience some occupancy 
softness early in the year due to a glut of vacancies, but consistent with prior results of the management 
team at the location, they were able to dig themselves out and occupancy recovered quickly.  Maloney 
Manor’s economic occupancy is back to a level consistent with the prior fiscal year.  Additionally, the 
Conventional portfolio is experiencing weak occupancy performance on a slow lease up of one of its 
assets and the termination of the lease at 216 N Madison.  We expect this to persist until we rehabilitate 
216 N Madison and get it leased back up.  This is inconsequential to the overall performance of the 
organization. 

 

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 strong results.  Maloney Manor 
and COCC are discussed below.   

 

Maloney Manor took a hit on some anonymous utility consumption.  After analyzing daily consumption 
data for water and comparing that information to move out data, we suspect that a disgruntled tenant was 
essentially running their water around the clock.  It appears that it was intentional and meant to do harm.  
However, it’s nothing more than a well-founded suspicion.  There is no way to meaningfully pursue the 
issue with the suspected person as there is no metering for utilities at the individual apartment level.  All 
our multifamily communities are metered at the building level.  Otherwise, we can see that utilities are 
tracking quite well across our multifamily buildings.  

 

Economic Occupancy
SM MM PT MWM BCHC

Gross Rent Potenial 561,000$     444,522$     470,346$     441,705$     17,910$       
Vacancy Loss 6,850$         7,273$         6,097$         6,903$         2,431$         
Economic Occupancy 98.78% 98.36% 98.70% 98.44% 86.43%
Prior Year 98.63% 98.45% 98.77% 99.86% 100.00%

Cash on Hand 211,247$     112,834$     53,864$       346,596$     89,211$       

SM MM PT MWM SS COCC BCHC
Operating Income 182,133$     87,014$       127,172$     201,353$     139,224$     (45,487)$      7,618$         
RR Contribtuions (85,749)$      (68,721)$      (69,724)$      -$             -$             -$             -$             
Adjusted Operating Income 96,384$       18,293$       57,448$       201,353$     139,224$     (45,487)$      7,618$         
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The COCC is showing negative at the mid-point in the year.  This is due to timing of the recognition of 
“lumpy revenues” in the cost center.  Our Housing Insurance Authority dividends are not recognized in 
these results.  They were more than $69,000 and were recognized in April.  Our distribution from 
Maplewood Manor is also not recognized in these statements.  That amount will be recognized in either 
April or May.  The COCC will likely finish the year well ahead of expectations. 

Replacement Reserves 

The condition of the replacement reserves for the multifamily properties of the Bay City Housing 
Commission ranges from adequate to excellent. 

 

Both Smith Manor’s and Maloney Manor’s and replacement reserves are in excellent condition.  The 
current balances are more than adequate to cover any required repairs and improvements in the 
foreseeable future.   

Pine Tower’s reserves are also in an excellent position currently.  However, we must factor in an 
additional $500,000 draw to complete the elevator modernization.  After completion, we will be left 
with approximately $4,238 per unit in replacement reserve balance.  This still represents a very well-
funded replacement reserve.  Coupled with future deposits, this level of funding provides adequate 
resources to cover replacements and major repairs of most of the major systems of the building. 

Maplewood Manor’s replacement reserves are good at almost $1,770 per unit.  HUD likes to see a 
minimum of $1,000 per unit in the property’s replacement reserve account.  We made a request recently 
to HUD to draw below the $1,000 per unit minimum and the request was rejected.  The larger than 
normal request stemmed from the exterior masonry repairs that were recently performed on the building.  
This is not a serious cause for concern.  We have always been very aggressive about drawing down as 
much replacement reserve as we can from Maplewood Manor because it drives up our distributable cash 
at the end of the year.  With consistently strong operating and cashflow results from the asset, we can 
comfortably pivot away from this strategy if needs arise.  Improvements and major repairs at the 
property can be shifted from replacement reserves to operations without impairing the asset’s ability to 
serve its mission at a high level or seriously hampering the revenue of the Bay City Housing 
Commission. 

Outlook 

A strong backlog of applications, a flexible and efficient management team, moderated inflation, and 
strong investment returns are pointing towards another strong year for the Bay City Housing 
Commission.  Barring anything catastrophic, we can expect the second half of the year to progress in the 
same manner as the first half.  Even with a great deal of pressure on Federal spending, it doesn’t appear 
that our programs have been meaningfully considered by the Administration for elimination or 
reductions.  Pressures will always come and go, but at this time, it appears that the Bay City Housing 
Commission will continue to have the financial resources to serve our tenants and our mission at the 
high level we’ve become accustomed to. 

    

SM MM PT MWM
RR Interest Earnings 19,152$       13,671$       15,315$       -$             
RR Balances 1,248,920$  1,026,749$  987,329$     279,584$     
Balance Per Unit 8,858$         9,086$         8,585$         1,770$         

10
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