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CONTINUING PROJECT OPERATIONS 

 AND ACQUISITION AGREEMENT 

 

 

This Continuing Project Operations and Acquisition Agreement (the "Agreement") is 

effective as of  July 1, 2023 (the “Effective Date”) by and among the Housing Authority of the 

City of Alameda, a public body, corporate and politic (collectively with any successors or 

assigns, the "Housing Authority”) and 112 Alves Lane, Inc., a California nonprofit public 

benefit corporation (the “GP” or “General Partner”).                                                                                               

 

RECITALS 

 

A. The GP, an affiliate of Resources for Community Development, is the General 

Partner of Shinsei Gardens Apartments, L.P., a California limited partnership (the 

"Partnership"). The Partnership owns and operates that certain 39-unit low-income housing 

project known as Shinsei Gardens (the "Project"), which participates in the low-income housing 

tax credit program under Section 42 of the Internal Revenue Code, as implemented by the State 

of California. Various loan, regulatory and other agreements dictate the maximum income levels 

of new tenants and provide rent and other restrictions through December 31, 2081.  Nothing 

contained in this Agreement or the Maintenance Plan (as defined below) shall amend, modify or 

otherwise affect the terms of the AHA Ground Lease or the AHA Loan (each as defined below) .  

 

B. The land underlying the Project is owned by the Housing Authority and leased to 

the Partnership pursuant to a 75-year ground lease dated as of October 4, 2006 (the “AHA 

Ground Lease”).  Constructive notice of the rights and obligations of the Housing Authority, as 

ground lessor under the Ground Lease, was provided pursuant to that certain Memorandum of 

Ground Lease dated March 24. 2008, as recorded in the Alameda County Recorder’s Office on 

March 25, 2008, as Instrument No. 2008-100568.  The Housing Authority is also the holder of a 

loan, in the original principal amount of $4,000,000, as secured by an Affordable Housing 

Covenant executed by Community Improvement Commission of the City of Alameda and the 

Housing Authority of the City of Alameda and Resources for Community Development dated 

March 24, 2008 and recorded March 25, 2008 in Official Records under Recorder's Serial 

Number 2008100570 (the “AHA Loan”). 

 

C.  Pursuant to that certain Amended and Restated Agreement of Limited Partnership 

dated as of May 30, 2008, as amended by (1) Assignment and Substitution Agreement and First 

Amendment to Amended and Restated  Agreement of Limited Partnership  dated May 1, 2010 

and (2) First Amendment to Agreement of Limited Partnership dated as of December 17, 2010 

(collectively, the "Partnership Agreement"), the following entities serve as partners in the 

Partnership in addition to the GP: NEF Assignment Corporation, as nominee is the investor 

limited partner (the "Limited Partner"), and Operation Dignity, Inc., a California nonprofit 

public benefit corporation as the special limited partner. 
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D.  Pursuant to a Purchase Option and Right of First Refusal Agreement, dated as of 

May 30, 2008, among the Housing Authority, the Partnership, RCD Housing LLC, a California 

limited liability company (the GP’s predecessor-in-interest) and the Limited Partner (the 

"Option Agreement"), the Housing Authority also holds an option and right of first refusal to 

purchase either the Project (the “Property Purchase”) or the Limited Partner’s interest from the 

Partnership (the "LP Purchase Option").  

 

E. In lieu of exercising the Property Purchase, and thereby transfer the ownership 

and management obligations immediately to the Housing Authority, the Housing Authority  and 

the GP desire that Housing Authority purchase all the partnership interest of the Limited Partner 

in the Partnership (the "Limited Partner Interest") first, acquire all of the partnership interest of 

the GP at a later date (the “GP Interest”) as further set forth in this Agreement, and enter into 

this Agreement with GP to maintain certain of the general partner rights, roles and 

responsibilities with respect to the Project. 

 

F.  The Parties acknowledge the Housing Authority has the right to acquire the 

Project from the Partnership pursuant to the Option Agreement, which would relieve the General 

Partner of its current rights, roles and responsibilities with respect to the Project.  In 

consideration for Housing Authority’s election to proceed with the LP Purchase Option, and 

thereby forego exercising its option to acquire the Project, the GP, and Housing Authority desire 

to enter this Agreement regarding the continued operation and future repositioning of the Project, 

upon the following terms and conditions. 

 

IN WITNESS WHEREOF, the Parties to this Agreement, for good and valuable 

consideration, the sufficiency of which hereby is acknowledged, agree as follows: 

 

1. Purchase or Acquisition of Limited Partner Interest.  The Parties acknowledge 

that the Housing Authority or its affiliate (including, but not limited to, Alameda Affordable 

Housing Corporation, a nonprofit public benefit corporation , Island City Development 

Corporation, a nonprofit public benefit corporation, and any of their respective affiliates) has the 

right to acquire the Limited Partner Interest and to be admitted to the Partnership as a limited 

partner and to serve as the limited partner.  The General Partner will execute a transfer 

agreement and an assignment and amendment agreement to implement the buyout and the 

transfer of the Limited Partner Interest to the Housing Authority or its affiliate (the "ILP 

Documents"), which shall be effective by no later than June 30, 2024, unless otherwise mutually 

extended by the applicable parties. The Parties further acknowledge that the Partnership and the 

Project shall continue to be governed by the existing agreements and documents which govern 

the Project, including, but not limited to, the Partnership Agreement, the property management 

agreement and the resident services agreement, all to the extent as amended by this Agreement.  

Notwithstanding the foregoing, upon the Housing Authority’s acquisition of the Limited Partner 

Interest, GP agrees to make such modifications to the Partnership Agreement as the parties 

mutually agree upon to evidence that certain obligations and responsibilities of the Investor 

Limited Partner, which are no longer applicable on or after the date of completion of the LP 

Purchase Option, shall not be assumed by Housing Authority as part of the Limited Partner 

Interest acquisition (the “LPA Amendment”).  Upon the Housing Authority’s or its affiliate’s 
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acquisition of the Limited Partner Interest, the Housing Authority shall have all the rights of the 

Limited Partner of the Partnership, including but not limited to the right to receive any cash flow 

distributions, and regular and timely reports on any and all maintenance work on the Project.  

Nothing herein is intended to restrict the rights of the Parties to mutually agree on any other 

amendments to the Partnership Agreement.  

2. Repositioning of Project.  Concurrently with the execution of this Agreement, GP 

and the Housing Authority shall enter into a Maintenance Plan (the “Maintenance Plan”), 

attached hereto as Exhibit A, that will use available project cash (including, but not limited to 

surplus cash after residual receipt loan payments) and replacement reserves to make life safety 

improvements, address deferred maintenance and, perform unit upgrades.  The Maintenance Plan 

addresses all items referenced in that certain Capital Needs Assessment (the “CNA”) for Shinsei 

Gardens dated October 12, 2022, which identifies life safety and deferred maintenance issues.  In 

addition to addressing the safety and deferred maintenance issues identified in the CNA, the 

Maintenance Plan requires the GP to commission a separate capital needs assessment (the “New 

CNA”) to be completed on or prior to June 30, 2024, which New CNA will be provided by a 

third-party provider that is approved by the Housing Authority, which approval shall not be 

unreasonably withheld.  The Housing Authority, may, in its sole discretion, accompany any 

property inspector during the inspector’s assessment of the Project.  The New CNA may be paid 

for out of the Shinsei Gardens operating budget, with a scope of work that includes inspection of 

all units and the development of a detailed assessment of the condition of each unit’s fixtures, 

flooring and appliances.   The Maintenance Plan includes a scope of work, schedule, sources and 

uses, and any and all GP fees scheduled for payment, whether currently existing under the 

Limited Partnership Agreement or as compensation for the additional GP responsibilities 

associated with implementing the Maintenance Plan.   The Parties agree that the Maintenance 

Plan may be updated from time to time to include additional work deemed necessary by the 

Housing Authority, in its capacity as Limited Partner.  To the extent required by the City of 

Alameda or any other applicable regulatory or governmental body with jurisdiction over the 

Project, work completed or commissioned under the Maintenance Plan must be completed by 

licensed contractors, pursuant to validly issued permits from the appropriate governing 

departments in the City of Alameda.  

3. Modification and Confirmation of GP Fees.  On the Effective Date of this 

Agreement, the GP and the Housing Authority agree as follows: 

a. The GP shall continue to receive the Partnership Management Fee, in the 

amounts and under terms set forth in the Partnership Agreement, for managing the affairs of the 

Partnership; provided that such Partnership Management Fee shall not exceed $25,000 for any 

calendar year. 

b. As of June 30, 2023, the GP shall no longer be entitled to receive and 

retain any incentive management fee, regardless whether such fee is set forth in the Partnership 

Agreement, an amendment thereto, or any other external oral or written agreement between 

Partners of the Partnership.  Any amount of incentive management fee received by the GP 

relating to any period on or after June 30, 2023 (the “Surplus Fee”), regardless of when received 
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by the GP, shall be held in trust by the GP upon receipt, and shall be contributed by GP to the 

Partnership as a capital contribution within ten (10) days of the closing of the Housing 

Authority’s acquisition of the Limited Partner Interest, or such later date as designated by the 

Housing Authority.  The LPA Amendment shall establish a Partnership maintenance reserve 

fund, and direct that such Surplus Fee contributed to the Partnership by the GP shall be 

earmarked for the maintenance reserve fund. Notwithstanding the foregoing, any incentive 

management fee paid to GP for 2023 may not exceed $110,000 in aggregate. 

c. In addition to the Partnership Management Fee set forth in Section 3.a 

above, the GP shall earn annually, to be paid solely from the Borrower’s Share of distributable 

cash as defined in the HCD Regulatory Agreement and as reflected in the audited financial 

statements, the amounts for the respective years set forth below (the “PMF Surplus Fee”).    

PMF Surplus Fee 
 
Year 

$14,504 2024 

$15,887 2025 

$17,318 2026 

$18,799 2027 

$20,332 2028 

$21,919 2029 

$23,561 2030 

$25,000 2031 and after 

 

The GP may also earn a fee for the GP’s good faith and commercially reasonable 

implementation of the Maintenance Plan, to be paid solely from the Borrower’s Share of 

distributable cash as defined in the HCD Regulatory Agreement and as reflected in the audited 

financial statements, the amounts for the respective years set forth below (the “Maintenance 

Plan Fee”).  

Maintenance Plan Fee 
 
Year 

$10,496 2024 

$9,113 2025 

$7,682 2026 

$6,201 2027 

$4,668 2028 

$3,081 2029 

$1,439 2030 

$0 2031 and after 
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For calendar year 2024 and 2025, the Maintenance Plan Fee shall be deemed earned on a 

quarterly basis by GP, in the amount of twenty-five percent (25%) of the applicable fee set forth 

above per quarter, and shall be paid annually from distributable cash as set forth above.  For 

calendar year 2026 and after, the Maintenance Plan Fee shall be deemed earned on a semi-annual 

basis by GP, in the amount of fifty percent (50%) of the applicable fee set forth above per 

quarter, and shall be paid annually from distributable cash as set forth above.  GP’s failure to 

implement the Maintenance Plan in good faith and a commercially reasonable manner, as 

determined by the Housing Authority in its reasonable discretion, shall be deemed a “GP 

Nonperformance Event”.  Housing Authority shall notify of any GP Nonperformance Event in 

writing (the “Notice of Default”).  The Maintenance Plan Fee shall not be earned for any period 

of time in which a GP Nonperformance Event has occurred and is continuing, and the annual 

Maintenance Plan Fee shall be reduced for such nonperformance.  If a GP Nonperformance 

Event occurs and is not cured within 15 days after the date of the Notice of Default, the Housing 

Authority may exercise its option to acquire the GP Interest as set forth in Section 4 below, 

provided the Housing Authority may elect to specify a date for the acquisition of the GP Interest 

on any date that is at least 30 days from the date of the Notice of Default.   

4. Option to Acquire GP Interest.  Upon the Housing Authority’s acquisition of the 

Limited Partner Interest, the Housing Authority shall have an option to acquire the GP Interest in 

the Partnership (the "Housing Authority GP Purchase Option") for a period of ten (10) years 

(the “Option Period”) following Housing Authority’s acquisition of the Limited Partner Interest, 

upon the following terms: 

a. The Housing Authority shall give written notice to the General Partner of 

the exercise of the Housing Authority GP Purchase Option. Such notice shall specify a date for 

the acquisition of the GP Interest, which date shall not be less than 180 days nor more than three 

hundred sixty (360) days after the date on which Housing Authority has delivered said notice to 

the General Partner. 

b. The purchase price for the GP Interest shall be equal to the sum of One 

Hundred Dollars ($100.00). 

c. The Housing Authority shall cause any unpaid and accrued Partnership 

Management Fee occurring during the Option Period, to be paid to the GP.   

d. In the event the Housing Authority GP Purchase Option is not exercised 

within the Option Period, the Housing Authority GP Purchase Option shall automatically 

terminate unless otherwise mutually extended by the Parties.  

e. General Partner agrees to timely execute such assignment agreement, 

amendment to the Partnership Agreement or other documentation as may be necessary to 

implement such Housing Authority GP Purchase Option in a timely manner.  

5. General Partner Put Option. At any time during the Option Period, General 

Partner shall have the right to require that the Housing Authority (or its designee) purchase the 

entire interest of the General Partner (the “Put Option”), for a purchase price equal to $100 plus 
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any accrued and unpaid Partnership Management Fee (occurring during the Option Period) and 

other fees due and owing the General Partner (the “Put Option Price”).  The General Partner 

may exercise the Put Option by giving written notice to the Housing Authority (the “Put Option 

Notice”).  The Put Option Notice shall provide General Partner’s desired closing date for the 

closing of the purchase pursuant to this Section 5, which date shall not be less than 180 days nor 

more than three hundred sixty (360) days after the date on which General Partner has delivered 

said notice to the Housing Authority.  As of the effective date of such closing, the General 

Partner shall withdraw from the Partnership and shall have no further interest in or obligation to 

the Partnership, and the Housing Authority shall promptly file an amendment to the Certificate 

of Limited Partnership in the Filing Office reflecting the withdrawal of the General Partner.   

6. Indemnification.  

a. Housing Authority. Following exercise of the Housing Authority GP 

Purchase Option, Housing Authority will indemnify, defend, and hold harmless the GP and its 

directors, officers, employees, members, and agents from and against any claim, liability, 

obligation, loss, damage, judgment, cost or expense including, without limitation, recaptured 

Credits and all associated interest and penalties, and attorney fees, arising from any acts or 

inaction of the Housing Authority, any affiliate, successor or assign of the Housing Authority, or 

the Partnership occurring from or after the date Housing Authority or its affiliate, successor or 

assign acquires the GP interest, including, without limitation, the failure to operate the Property 

as low-income housing in accordance with Section 42 of the Internal Revenue Code.  

b. General Partner. Following exercise of the Housing Authority GP 

Purchase Option, General Partner will indemnify, defend, and hold harmless the Housing 

Authority and its directors, officers, employees, members, and agents from and against any 

claim, liability, obligation, loss, damage, judgment, cost or expense including, without limitation, 

recaptured Credits and all associated interest and penalties, and attorney fees, arising from any 

acts or inaction of the General Partner, any affiliate, successor or assign of the General Partner, 

or the Partnership occurring on or before the date Housing Authority or its affiliate, successor or 

assign acquires the GP Interest, including, without limitation, the failure to operate the Property 

as low-income housing in accordance with Section 42 of the Internal Revenue Code. 

 

7. Effect on Project Documents.  Except as specifically provided in this Agreement, 

nothing in this Agreement shall modify, change or alter any agreement of any Party relating to or 

affecting the Project or any rights of the GP under such agreements. 

8. Notices.  Any notice, consent, approval, demand or other communication required 

or permitted to be given hereunder (a "Notice") must be in writing and may be served by 

facsimile or by a nationally recognized overnight courier which requires written proof of 

delivery.  Any such Notice shall be addressed as follows: 
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To the Housing 

Authority: 

Housing Authority of the City of Alameda 

701 Atlantic Avenue 

Alameda, CA  94501 

Attention:  Executive Director 

To GP 112 Alves Lane, Inc. 

Dan Sawislak, Executive Director 

2220 Oxford Street 

Berkeley, CA 94704 

Phone: (510) 841-4410 

 

  

Notice sent by a nationally recognized overnight courier shall be effective on the date of delivery 

(or the date of refusal to accept delivery) to the Party at its address specified above as set forth in 

the courier’s delivery receipt.  Any Party may, by Notice to the other from time to time in the 

manner herein provided, specify a different address for Notice purposes. 

 

9. Miscellaneous Provisions. 

 

a. Term of Agreement.  This Agreement shall remain in full force and effect at all 

times hereinafter until paid and/or performed in full, provided, this Agreement shall terminate 

upon completion of (i) the Housing Authority GP Purchase Option or the General Partner Put 

Option, and (ii) the Housing Authority’s admission to the Partnership as the general partner.  The 

Housing Authority may in its reasonable discretion, elect to incorporate the terms of this 

Agreement, including the obligations, duties and responsibilities of the respective parties, into 

the LPA Amendment upon its admission into the Partnership as a limited partner.  

Notwithstanding the termination of this Agreement as set forth above, the GP and the Housing 

Authority shall remain directly liable to the other party and shall not be released from any 

obligations to the other party under this Agreement to the extent such obligations were incurred, 

accrued or existed prior to the date of termination.   

 

b. Severability.  If any term or provision of this Agreement is found by a court of 

competent jurisdiction to be invalid or unenforceable, then such provision shall be severed from 

this Agreement and all other terms and provisions of this Agreement shall nevertheless remain in 

full force and effect. 

 

c. Entire Agreement; Amendment.  This Agreement constitutes the entire agreement 

between the Parties and there are no other agreements, understandings, representations or 

warranties, oral or written, relating to the subject matter hereof between the parties.  The Parties 

to this Agreement have read and reviewed this Agreement and agree that any rule of construction 

to the effect that ambiguities are to be resolved against the drafting party shall not apply to the 
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interpretation of this Agreement. This Agreement may not be amended, changed or modified, in 

whole or in part, except in writing, signed by all Parties. 

 

d. Assignment.  This Agreement may not be assigned by any Party without the prior 

written consent of the other Parties; provided, however, the Housing Authority may assign its 

interest under this Agreement and the Maintenance Plan to any of its affiliates, including, but not 

limited to, Alameda Affordable Housing Corporation, a nonprofit public benefit corporation, 

Island City Development Corporation, a nonprofit public benefit corporation, and any of their 

respective affiliates. 

 

e. Rights of Third Parties.  Nothing expressed or implied in this Agreement is 

intended or shall be construed to confer upon or give any person or entity, others than the parties 

hereto, any right or remedies under or by reason of this Agreement. 

 

f. No Waiver.  No waiver of any provision or breach of this Agreement shall 

constitute a waiver of any other provision or breach of this Agreement. 

 

g. Captions.  The headings or captions to the sections of this Agreement are not a 

part of this Agreement and shall have no effect upon the construction or interpretation of any part 

thereof. 

 

h. Governing Law.  This Agreement shall be construed and enforced in accordance 

with the laws of the State of California. 

 

i. Counterparts.  This Agreement may be executed in one or more counterparts, each 

of which shall be deemed to be an original, but all of which together shall constitute but one and 

the same instrument. 

 

 

 

[Signatures on Following Page]
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IN WITNESS WHEREOF, the Parties to this Agreement have executed this Agreement 

as of the date first written above. 

 

 

HOUSING AUTHORITY 

Housing Authority of the City of Alameda, 

A public body corporate and politic 

 

By:      

Name:  Vanessa Cooper   

Title:  Executive Director 

 

Approved as to form 

 

By:      

Name:  Tuan Pham    

Title:  Attorney, Partner, Down Pham & Kuei L.L.P. 

 

GP 

112 Alves Lane, Inc., 

a California nonprofit public benefit corporation 

 

By:      

Name:  Dan Sawislak   

Title:  Executive Director   
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Exhibit A 
 

Shinsei Gardens Maintenance Plan 
 

This Shinsei Gardens Maintenance Plan is to direct Resources for Community Development, as 
Managing General Partner, and its management agent, the John Stewart Company, in 
addressing the maintenance, repair, and replacement of the aging systems, furnishings, 
fixtures, finishes, and equipment at the property. 
 
The initial phase of this work, Phase I, is informed by the Capital Needs Assessment performed 
by Physical Property Analysis, LLC and dated October 12, 2022, as well as by RCD Asset 
Management, John Stewart Company, and Alameda Housing Authority observations and input. 
Most of these items are ones that can be expensed as routine operational expenses of the 
property. 
 
The second phase of this work, Phase II, are items that need further investigation to determine 
scope and cost as well as projects of a more capital improvement nature, which informs the 
source of funds to pay for the work.   RCD shall report all incidents resulting in property damage 
exceeding $15,000 or potential legal exposure to AHA within 48 hours of the incident or of 
RCD’s having been informed of the incident.  RCD shall review with AHA such incidents for 
potential insurance claim submittals and upon approval by AHA, shall promptly submit a claim 
to insurance.  Any proceeds received from insurance claims shall be used solely as a source of 
funds to pay for work completed under this Maintenance Plan. 
 
The scope of work identified in this Maintenance Plan shall be paid for by either operating cash 
(expensed), the Replacement Reserve (for capitalized items per State HCD guidelines), and 
surplus cash captured as Borrower’s Share of the distributions per the audit. Negotiations may 
be needed with State HCD in order to increase the annual Replacement Reserve Deposit in 
order to maximize the amount of operating cash that can be directed towards maintenance, 
repairs, and improvements. 
 
As part of the ongoing administration of this Maintenance Plan, AHA and RCD shall meet at 
least 
monthly until June 30, 2024, and thereafter quarterly, to review progress, discuss the scope of 
work, and modify the scope, budget, and/or schedule. The discussions and decisions made at 
the meetings will be documented in writing and must be confirmed as to accuracy by both AHA 
and RCD staff within 30 days after each meeting.  
 
The 2024 budget should include a detailed capital budget that will be delivered to AHA by RCD, 
for AHA’s review and approval.  
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RCD will manage all communications on this plan with their property manager, JSCO and all 
communications with JSCO, unless emergencies, will go through RCD.  RCD and JSCO will 
manage all tenant communication regarding this maintenance plan. Tenants are to be properly 
notified in advance of any major work that will be done at the site and all work that will be 
done in their unit and RCD/JSCO will hold a joint meeting in Q3 with tenants to explain the 2-
year capital plan. AHA will also attend.  
 
Attachment 1 to this Exhibit is a listing of the identified scope with projected costs, whether the 
work is anticipated to be expensed or capitalized, a schedule for the work. 
 
Attachment 2 to this Exhibit is the RCD/John Stewart Company vendor selection, contracting 
and approval procedure.  In addition to the approvals required below in Attachment 2, RCD 
shall obtain the prior written approval of AHA for any bids that exceed the budgeted costs 
shown for such work in Attachment No. 1.   In addition, all vendors awarded capital 
improvement projects exceeding $10,000 must include AHA as an additional insured under the 
vendor’s liability insurance policies, in the same amounts and coverages as provided to the 
property owner/Limited Partnership.  
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 RCD   Expense  Capital  Q3  Q4  Q1 & 2  Q3 & 4 

1 Inspect fire sprinkler & 5-year cert - X

2 Fire Extinquishers - X X

3 Replace fire alarm panel $35,000 X X

CNA Immediate Repair Cost Estimate

4 Landscaping - trim trees $20,000 X X

5 Landscaping - low-water

6 Full exterior repair & painting $150,000 X X

7 Exterior wood treat - re-seal $50,000 X X

8 Breezeway, repair deck surface $20,000 X X

9 Roof:  preventative maintenance $15,000 X X

10 Gutter cleaning -  maintenance $5,000 X X

11 HVAC Equipment - protective screen $1,000 X X

12 Laundry Room Flooring $2,000 X X

Items per CNA, AHA, JSCo/RCD

13 Water heaters, HW & Hydronic heat $100,000 X X X X X X

14 Parking lot - resurfacing & restriping $10,000 X X

15 Fencing/Entrance Gate $125,000

16 Security Cameras $50,000 X X

17 Photovoltaic (PV)

18 Unit Inspection CNA $7,500 X X

19 Elevator X

20 Unit Inspection scope $195,000 X X X X X X X

21 Common Area HVAC

22 Play area upgrades/repairs

5-Year Total $785,500

Cash Flow Projections 2025

Expense 180,500$ 23,000$ 82,500$ 25,000$ 25,000$   25,000$ 

Capitalize 250,000$ 50,000$ 200,000$ 

1 Inspect fire sprinkler & 5-year cert 5-year cert done in Nov. 2022.

2 Fire Extinquishers Re-filled and re-certified.

3 Replace fire alarm panel

4 Landscaping - trim trees Getting bids currently

5 Landscaping - low-water Determine scope

6 Full exterior repair & painting Getting bids

7 Exterior wood treat - re-seal Determine scope.  Getting bids.

8 Breezeway - repair deck surface Researching scope. RCD price based Adeline patchwork 2022. Getting bids.

9 Roof:  preventative maintenance Determining scope; getting bids.

10 Gutter cleaning -  maintenance Scheduled for September

11 HVAC Equipment - protective screen Being scheduled.

12 Laundry Room Flooring Getting bids; section under the washers need repair 

13 Water heaters, DHW & Hydronic heat

14 Parking lot - resurfacing & restriping Appears to be in decent shape; awaiting additional feedback

15 Fencing/Entrance Gate Pending scope definition:  auto-gate and pedestrian-gate off of Willie Stargell Ave. 

16 Security Cameras JSCo consult w/portfolio vendor for bids.  Camera quality bad & need night vision.

17 Photovoltaic (PV) Pending further investigation.

18 Unit Inspection CNA Being scheduled. 10 units inspected in initial CNA.

19 Elevator Otis. Review for any extensions to useful life.  $2,000 of upgrades in 2022.

20 Unit Inspection scope From CNA; do as maintenance; if work aggregated, MHP may require use reserve

21 Common Area HVAC Inquiring of JSCo if any issues/concerns.

22 Play area upgrades/repairs Review if needed.

Shinsei Gardens Maintenance Plan Attachment 1:  Scope of Work, Source of Funding, Projected Sequence

Projected Sequence

Source

Water hardness test. replacing w/ Bradford & White 50 g water heater at $4,000 each. 

Service performed currently no issues; determine if replacement needed

2023 2024
2025

Notes and Comments

Total Source 2023 2024
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1
PM/RM prepares Incident Report / Work Order and determines if there’s a need to contract out 

any repair or replacement

2

PM/RM estimates cost of work.  If greater than $2,500, sends Incident Report, Work Order, or 

other description with determination to involve JSCO Director of Maintenance to RCD-AM for 

approval as follows:.  

JSCO Approval Tiers:

Projects over $2,500 - PM forwards for AM approval

Projects over $5,000 - PM forwards w/ 3 bids to AM for approval; bids presented on the Bid 

Form Template.

Projects over $10,000 and not routine - PM forwards w/ 3 bids plus JSCO Director of 

Maintenance recommendation  to AM for approval. Excludes routine projects like flooring

Projects over $25,000 - PM forwards w/ 3 bids plus JSCO Director of Maintenance 

recommendation  to AM for approval. Director of Maintenance manages work to completion

RCD Approval Tiers:

AM can approve up to $10,000

ADAM can approve up to $25,000

DAM can approve up to $100,000

CFO/ED approve for over $100,000

3
RM/PM  present Bid Form with Vendor recommendation to AM for approval.  AM saves 

completed Bid Form in Property Physical folder

4
RM/PM contracts the approved work and collects appropriate insurance certs received from 

vendor/contractor. Should have owner and lenders as additional insureds.

For Contracts >$50,000, RCD’s Small Project Contract is used and executed by Owner.

AM should prepare RCD form of contract and run draft by DAM for review and approval before 

pursuing execution by  RCD ED or CFO, which signature can be pursued by either the AM or 

DAM, after DAM approval

5
RM/PM monitors progress & payments to completion.  Notifies AM for final inspection prior to 

final payment

6 RM/PM collects work and product warranties upon completion - before final contract payment

Shinsei Gardens Attachment 2:  Vendor Selection and Approval Plan

RCD and JSCo will continue to apply the procedures defined by RCD and included in the 

Management Agreement with JSCo.  The procedure is outlined below.
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