Implementation Plan 
Section 2.1 Addendum
11.1.10

Objectives:

· In concert with partnering organizations, develop audit and assessment protocols appropriate to multifamily housing;
· Provide technical assistance to owners of multifamily housing (low to moderate income) and to managers of community facilities to identify potential energy efficiency improvements and associated utility cost savings;
· Prove the viability of monetizing projected utility savings to support debt that can be used to pay for upgrades to multifamily housing and community facilities; and
· Document and disseminate results in order to advance the field.

Tasks and Sub-tasks

	Task
	City of San Francisco
	City of Oakland
	Other jurisdictions
	Notes

	Intake/Initial Assessment
	Buildings identified through NOFA issued 4.30.10.  10 application rec’d to date.  1 potential loan identified (3 buildings).
	Buildings identified through NOFA issued 9.15.10.  No applications rec’d to date.  1 potential loan identified (1 building).
	Loan application made directly to LIIF/Enterprise.  LIIF/Enterprise/SF loan committee reviews and approves
	Outreach to regional developers ongoing

	Energy Audit
	MOH grants WAP funds to owner who contracts directly with auditor
	Oakland grants WAP funds to owner who contracts directly with auditor
	LIIF/ECP to grant directly to owner
	

	Additional Scoping/Technical Assistance
	MOH to identify applicable leveraging sources including WAP, CDBG, Energy Watch, EECBG, etc.
	CEDA, with LIIF/ECP support, to identify applicable leveraging sources
	LIIF/ECP to work with sponsor to refine scope
	Sources to compliment SEP loan product will depend on scope and location of project(s).

	Bid work
	MOH wage compliance officer will issue wage determination.  Sponsor will follow city protocols for bidding
	CEDA wage compliance officer will issue wage determination.  Sponsor will follow city protocols for bidding
	LIIF/ECP to ensure competitive bidding and wage compliance and supply info to MOH for reporting.
	




	Historic Review
	MOH environmental compliance office to certify projects
	To be determined
	To be determined
	MOH will likely serve as environmental compliance entity for all projects

	Authorize Construction
	MOH to authorize Notice to Proceed
	CEDA to authorize Notice to Proceed
	LIIF/ECP to authorize Notice to Proceed
	

	Monitor Construction
	MOH will monitor construction and approve all payment applications
	CEDA will monitor construction and approve all payment applications
	LIIF/ECP lender’s rep will monitor construction and approve all payment applications
	

	Quality Assurance/Verification
	To be completed by audit firm.  Addendum to audit contract.
	To be completed by audit firm.  Addendum to audit contract.
	To be completed by audit firm.  Addendum to audit contract.
	

	Client Education
	Client education curriculum to be developed by 12.31.10
	Client education curriculum to be developed by 12.31.10
	Client education curriculum to be developed by 12.31.10
	

	Project close out
	MOH retention release checklist
	CEDA retention release checklist
	LIIF/ECP retention release checklist
	




Expenditure Schedule
(by Quarter)

	Task
	4 Qtr 2010
	1 Qtr 2011
	2d Qtr 2011
	3rd Qtr 2011
	4th Qtr 2011
	1st Qtr 2012
	Totals

	1.0 Admin
	$18,750
	$18,750
	$18,750
	$18,750
	$18,750
	$18,716
	$112,466

	2.1 Implementation Plan
	$12,780
	
	
	
	
	
	$12,780

	2.2 Monitor Implement.
	
	$15,000
	$15,000
	$15,000
	$15,000
	$15,000
	$75,000

	2.3 Select Properties
	
	
	
	
	
	
	NA 

	2.4 Conduct Audits
	
	$29,000
	$29,000
	$29,000
	$29,000
	$29,000
	$145,000

	2.5 Assemble Funding
	
	$13,267
	$13,267
	$13,267
	$13,267
	$13,267
	$66,338

	2.6 Close Financing
	
	$43,119
	$43,119
	$43,119
	$43,119
	
	$215,599

	2.7 Implement Retrofits
	
	
	$400,000
	$800,000
	$400,000
	$400,000
	$2,000,000

	2.8 Verify Installation
	
	
	
	$30,000
	$30,000
	$30,000
	$150,000

	2.9 Client Education
	
	$15,000
	$20,000
	$5,000
	$5,000
	$5,000
	$50,000

	2.10 Monitor Performance
	
	
	$41,461
	$41,461
	$41,461
	$41,461
	$165,845

	Totals
	$31,530
	$559,136
	$600,597
	$600,597
	$600,597
	$600,597
	$2,993,029





Retrofit Deployment
(by Quarter)

	Task
	4 Qtr 2010
	1 Qtr 2011
	2d Qtr 2011
	3rd Qtr 2011
	4th Qtr 2011
	1st Qtr 2012
	Totals

	Energy Audits Compl.
	5 audits
	5 audits
	5 audits
	5 audits
	6 audits
	
	26 audits

	Scopes of Work Compl.
	
	5 scopes 
	5 scopes
	8 scopes
	8 scopes 
	
	26 scopes

	Funding Assembled
	
	5 fdg pkges
	5 fdg pkges
	10 fdg pkges
	6 fdg pkges
	
	26 fdg pkges

	Close financing
	
	5 closings
	5 closings
	10 closings
	6 closings
	
	26 closings

	Retrofit Measures Instal.
	
	
	260 units
	520 units
	260 units
	260 units
	1300 units

	Verification Compl.
	
	
	
	10 bldgs
	10 bldgs
	6 bldgs
	26 bldgs

	Tenant Education Compl.
	
	
	
	10 bldgs
	10 bldgs
	6 bldgs
	26 bldgs

	Performance Monitored
	
	
	
	10 bldgs
	10 bldgs
	6 bldgs
	26 bldgs




Risk assessment 

There are four principle risks to program success.

1.  Accessing subsidies (Weatherization Assistance Program).  Because in very few cases will the project energy savings support sufficient debt to cover the full cost of a retrofit, and because in many cases, property reserves will be insufficient to provide enough additional capital, the leveraging of subsidies is an essential element of the program.  All three initial program partners, San Francisco, Berkeley, and Oakland, manage their own weatherization program (WAP) – an important subsidy source.  However, WAP has never been used for a whole-building multifamily program.  While significant policy shifts in the weatherization program have improved our ability to use WAP funds for multifamily buildings, the program continues to be incredibly cumbersome to access.

2. Limited Market.  While there is a documented need for energy efficiency retrofits within publically-subsidized permanent affordable housing, the affordable housing market is very risk averse.  The appetite for risk in the form of hard debt, is limited.  Also, given the financing structure for many properties, adding debt to a properties balance sheet will require negotiating a re-allocation of property cash flow, further limiting interest.  

3. Abbreviated timeline.  Due to delays in contracting signing, the program is on a much shorter timeline than previously anticipated.

4. Administrative Burden.  The reporting and auditing requirements for stimulus funded programs (including ARRA-funded WAP programs) are a strain on local staff capacity and reduce our ability to focus on program goals.


Strategies for addressing assessed risks

In response to these risks, we are undertaking the following:

1. Working with HUD and DOE partners on overcoming barriers to accessing WAP funds.  The most recent DOE ruling prohibits the use of federally-sourced funds as a leverage.  This would impede local housing agencies from using SEP, CDBG, or HOME funds as a leverage to WAP funds.  We are drafting a policy that would allow such leveraging.  This will greatly increase local jurisdictions’ ability to achieve a whole-building retrofit.

2. Market Expansion.  We are working quickly to expand the market of potential applicants, in three areas:
- Expanding geography of outreach beyond San Francisco, Oakland, and Berkeley
- Increasing income limits to allow for mixed income or “workforce” housing properties to participate.  This is a market segment that currently lacks access to energy efficiency loan products given recent federal rulings on PACE financing.
- Exploring the possibility of including Community Facilities as a targeted market.  This would build on work completed to date by LIIF working in collaboration with the Mayor’s Office of Housing’s Community Development division.

3. Ongoing collaboration with funding agencies to streamline administrative burden. 
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