
LCA Special Meeting on Finances 02-28-2007
Meeting Notes

LOCATION: Nyumbani
6:15 rough start (others late)
6:30 Most people present

PRESENT: 

Rick, Carrie (Percolator)
Robert, Fran (Ailanthus)
Misia (Tree House)
Teresa (Shofam)
Naima (Nyumbani)
Teresa, Stevie, Jaysun (4722)

_________________________________________________
-------------------------------------------------------------------------------------

AGENDA / TABLE OF CONTENTS:

I Financial Goal-setting Activity

At the direction of NASCO's Kiran, we reviewed financial goals brainstormed at the NASCO workshop earlier this month, dividing 
them into a category of "things we can 'buy'" and a category of "things that take administrative work". 

A. We prioritized the four buyable items as follows:

First: "Houses Up to Code/ Past Code / to a Standard", meaning houses to a standard defined by LCA, probably to include full code 
compliance.

Second: "Increased Emergency Fund", meaning a larger permanent reserve that can be drawn upon in emergencies (and re-funded 
from income).

Third: "Part-time Staff Person". There was discussion as to what such a staff person would be. Informal consensus that it would be a 
$500-or-less (non-tax-item) per year position with duties including Collections (as discussed at 2-21-07 Board Meeting), maintaining 
certain records and augmenting Bookkeeper's financial reports, and researching topics as assigned by Board.

Fourth: "Programs Expansion/New Property Acquisition"

B. We touched on the goals categorized as "things that take administrative work", understanding them to be comparatively 'fuzzy', yet 
wanting them to be in our minds as we moved on to other topics. Teresa (4722, LCA President) may have the sheets on which these 
items were written.

II House Sale and Loan Options

A. *brief* brianstorm on additional $ ideas. 

We identified a few other potential sources for new income:

1. Selling a house other than Vortex House
2. Grants and Loans (personal, homeowner, organizational)
 a. Tenants' low-income assistance grants and loans
 b. Didn't Kiran (NASCO) say something about being able to help get grants? (UNASSIGNED ACTION ITEM: Follow up w/ ?'s for 
NASCO)

B. Developing Understanding of Finances and Values around Sale and/or Financing

1. Rob presented on the quantitaves of finance vs vortex sale (MS Excel (download) See "Appendix B - Funding True Break-even" )
Robert presented from a spreadsheet printout of various scenarios in which the LCA increases income to fully pay operating costs. 
There was informal consensus that the maintenance costs assumed in the scenarios were too low; the target number for financing 
maintenance should come from a survey of specific deferred needs in the houses. 

Teresa (4722) questioned other assumptions, especially that major 'recovery' maintenance cannot all be conducted in the course of a 
single year (rather than spread out over a longer period of 10 years).



Some highlights from the presentation:

* Financing can be used to obtain fast cash for immediate remediation of deferred maintenance.

* Financing can be used to fund our best guess at a break-even budget (much higher than FY '06-'07) without increasing cost-share 
all at once (we borrow money now, and raise cost-share progressively to pay back the loan and to achieve income sufficient to meet 
ongoing costs).

* Comparing cost-share implications from a sale vs. financing is complicated - Rob needs to do more spreadsheet fiddling.

* With no financing or income from a house sale, and assuming low numbers for maintenance, cost-share should be $88 more than 
that currently approved to begin March 1 and rise ~$50 yearly.

* A large loan or set-aside fund from house sale income could spread our needed cost-share increase over many years. For 
example, allowing us to raise cost-share only an additional $25 ($75 total) per year rather than $88 one-time ($138 total in 2008), 
until the slow-rising cost-share matched actual operating costs (after about 10 years). In the case of a loan, there would be significant 
extra cost in the form of interest.

2. Group Activity: Listing of Qualitative Aspects (Sale and Financing Options)

We brainstormed concerns and pros/cons concerning a decision to either sell a house or get financing (or both); then we straw-polled 
and assigned an average 'rating' (0-5, with higher being better) in terms of the appropriate 'weighting' for each factor, on our final 
decisions.

Issues raised included (in order of collectively-assigned importance):

* Impact on capacity to conduct maintenance now (or relatively very soon)
    >> 4.9

* Impact on alignment with LCA mission
    >> 4.66

* Impact of losing a community that has been stable, historically
    >> 4.3

* Potential for mis-management of funds raised
    >> 4

* Importance of having money to invest
    >> 3.6

* Impact on ability to expand in the future - to aquire houses in this neighborhood
    >> 3.5

* Needs and Desires of the Vortex Community
    >> 3.4

* Impact on capacity for mutual aid (what happens when emergency costs must be shared by a smaller community?)
     >> 3.2 (there was one abstention)

* Risk of indebtedness (losing properties used as security for a loan, due to default)
    >> 2.7

* Impact on Cost-share
    >> 2.7

* Ease of the financial transaction in question
    >> 2.2 (there was one abstention)

* Impact of owing money to banks long-term (vs. owning free-and-clear soon)
    >> 1.2

III. PRESENTATION: Housing Market Analysis (Teresa, 4722)

Teresa presented her findings based on a survey of LCA households, acquaintances in the neighborhoods immediately proximate, 
and some more standard real estate market measures (a Philly-Camden-Wilmington MSA listing of fair market values for rental 
properties). See "Appendix A - Housing Market Analysis"



IV. Next Steps

There was informal consensus that more discussion needs to happen. 

A. Carryover discussion regarding house sale and finance options will move onto upcoming Board Meeting agenda(s), 

B. A meeting of household finance point-people will be scheduled, to encourage propagation of best practices and some 
standardization for household finances in LCA communities. 

UNASSIGNED ACTION ITEM: Convene a meeting of household financiers.
 
C. The question of childcare during LCA meetings was raised. Misia volunteered to act as point-person for ensuring availability of 
child-care to LCA members who need it in order to attend meetings (or do other LCA work).

ACTION ITEM: Misia to act as child-care coordinator to make care available as-requested during LCA meetings.
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LCA Maintenance Finance History
06AEA@74

`-+,B7,-,.7)J6-,B@ ;:2;< ;<2;^ ;^2;_ ;_2;Y ;Y2;] [7-6/C)(976-17 W,A)@-/7X

53417B74 \<YQ;;;) $20,000 $18,000 $20,000 $22,000  $21,000  $22,500 

OE7,B \:YQc;;) $31,500 $17,800 $17,300 $30,000  $22,500 

[7-6)7,4)5-/-,.7 $9,100 ($11,500) $200 $2,700 ($8,000)  $(1,500)

#AB-/

'A//7.B74)`-+,B7,-,.7 ;:2;< ;<2;^ ;^2;_ ;_2;Y ;Y2;]
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LCA Financial Report (05-06) Proposed budgets

!,.AF7 p: p< p^ p_ ;Y2;])#AB-/ ;Y2;])53417B ;]2;>)53417B;]2;>)53417B ;>2;S)53417B
'A@B)O?-67  $19,022.01  $17,760.00  $17,190.00  $16,150.00  $70,122.01  $71,400  $71,400  $75,600  $78,540 
P,@E7,B)`-+,B7,-,.7  $8,000.00  $-  $-  $-  $8,000.00  $-  $-  $-  $- 
!,B767@B  $38.33  $37.35  $36.71  $38.64  $151.03  $130  $130  $130  $130 
fA68@?AE)*-.+/+B-B+A,)J6-,B  $-  $-  $-  $-  $-  $-  $-  $-  $- 
`+@.G  $500.00  $663.42  $-  $-  $1,163.42  $1,163  $-  $-  $- 
#AB-/  $27,560.34  $18,460.77  $17,226.71  $16,188.64  $79,436.46  $72,693  $71,530  $75,730  $78,670 

KUE7,@7@ p: p< p^ p_ ;Y2;])#AB-/ ;Y2;])53417B) ;]2;>)53417B);]2;>)53417B) ;>2;S)53417B)
(,,3+BC  $1,230.00  $1,230.00  $1,230.00  $1,230.00  $4,920.00  $4,920  $4,920  $4,920  $4,920 
`A6B1-17)!,B767@B  $562.03  $532.93  $520.40  $495.70  $2,111.06  $2,300  $1,900  $1,900  $1,900 
`A6B1-17)06+,.+E/7  $961.52  $990.62  $1,003.15  $1,027.85  $3,983.14  $3,794  $4,194  $4,194  $4,194 
&+.7,@7@  $-  $240.00  $-  $-  $240.00  $300  $300  $300  $300 
#-U7@  $272.55  $13,286.73  $-  $267.22  $13,826.50  $14,000  $14,500  $14,500  $15,000 
!,@36-,.7  $4,516.44  $4,516.44  $2,681.25  $3,517.20  $15,231.33  $21,000  $21,000  $21,000  $22,050 

 $590.00  $-  $-  $-  $590.00  $600  $600  $600  $600 
%E76-B+,1  $-  $-  $-  $-  $-  $100  $100  $100  $100 
`+@.G  $460.00  $-  $-  $-  $460.00  $2,000  $16,500  $16,500  $2,000 
`-+,B7,-,.7)J6-,B@  $10,362.00  $10,000.00  $2,400.00  $7,739.18  $30,501.18  $22,000  $7,000  $11,000  $27,000 
fA68@?AE)*-.+/+B-B+A,)J6-,B  $-  $-  $-  $-  $-  $-  $-  $-  $- 
fA68@?AE)*-.+/+B-B+A,)J6-,B  $-  $-  $-  $-  $-  $400  $400  $400  $400 
K@.6AM)!,B767@B  $19.24  $19.24  $19.24  $19.24  $76.95  $90  $90  $90  $90 
#AB-/  $18,973.78  $30,815.96  $7,854.04  $14,296.39  $71,940.16  $71,504  $71,504  $75,504  $78,554 

"K# )\SQYS]GY]) ZZZ )\cQ^><G]>) )\:QSc<G<Y) )\>Q_c]G^;) )\:Q:SSGS;) )\<]) )\<<]) )\::])

5-/-,.7)O?77B
Assets [7-6 Cash Gain 
'-@? 'AFF76.7)5-,8) $23,679.89 :cc_

0*'P  $464.98 :ccY  $16,267 
#AB-/ \<_Q:__GS>) :cc]

:cc>  $(3,054)
KF7617,.C)H3,4\:;Q;;;G;;) :ccS  $18,883 
%E76-B+A,-/)H3,4@\:_Q:__GS>) :ccc  $(11,397)

<;;;  $(5,796)
K@.6AM 0*'P )\]Qc]^G<^) <;;:  $(9,386)

<;;< )\::Q;Y:)
&A-,@ $0.00 <;;^ )\WcQ;^>X

<;;_ )\>QY]^)
Liabilities <;;Y )\2)

Kent's Annuity $4,920.00 
`A6B1-17)W'AFG)5-,8X $19,740.10 

Proposed Budget Notes:
0/7-@7),AB7)B?-B)B?7)`+@.G)KUE7,@7@)HA6)<;;]2>)+,./347)\:Y_S;)HA6)5-@7F7,B)!,@B-//F7,B)E/-,)-,4)\:;<;)HA6)AB?76)F+@.)7UE7,@7@
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