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Sacramento
Housing &
Redevelopment
Agency

May 3, 2000

Redevelopment Agency of the
City of Sacramento
Sacramento, California

City Council of the ,
City of Sacramento
Sacramento, California

Honorable Members in Session:
SUBJECT:

Women's Civic Improvement Club (WCIC) Workout

LOCATION & COUNCIL DISTRICT
Oak Park Project Area; District 5
RECOMMENDATION
Staff recommends adoption of the attached resolutions which provide the following:
• Amend the Agency budget to transfer $150,000 from the Oak Park Development
Assistance project to a new WCIC Workout project. The workout project is related to
the Agency loan secured by the WCIC office and parking lot at 3555 3^d Avenue
("WCIC headquarters"). The workout also encompasses adjacent parcels owned by
WCIC ("Surplus Parcels"). Attachment I to the resolution identifies the WCIC
headquarters and surplus parcels.
•

Authorize the City Manager, subject to conditions outlined in this staff report, to
transfer $75,000 of General Fund from unallocated Capital Improvement Budget to
WCIC for payment of, first, remaining back taxes and, second, environmental
investigations.

•

The Agency Executive Director is authorized to approve a person or entity
("Approved Party") to acquire the Surplus Property. The Approved Party must have
appropriate development experience, financial capacity, and interest in the
revitalization Oak Park community to reasonably assure the success of the workout
project. The Executive Director is authorized to enter into agreements with WCIC
and the Approved Party as necessary to implement the resolution.

•

The agreements must include the following terms and conditions:
•

Agency will deposit not more than $150,000 in escrow from the WCIC Workout
Project fund. Agency's funds shall be disbursed as necessary to carry out the'
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resolution. Prior to the close of escrow, the Executive Director will approve the
Approved Party, and the Approved Party will deposit not less than $175,000 in
escrow. At the close of escrow, the Approved Party will receive free and clear
title to the Surplus Property.
•

Prior to close of escrow, the WCIC Board of Directors must review the City's
"Policies and Guidelines for Siting Social Service Facilities in the City of
Sacramento" and must adopt and implement management and business practices
in conformance with them and including the following: the "Good Neighbor
Guidelines," "Food Serving Programs," and "Food Storage and Distribution
Programs."

•

On or before the close of escrow, the outstanding liens, judgements, and other
encumbrances must be removed as exceptions to title to the properties listed in
Attachment I to this resolution excepting only the following: conditions,
covenants and restrictions, the lien securing the Agency loan, and liens for
property taxes not to exceed $75,000 which are due and unpaid on the WCIC
Headquarters properties.

•

Modify the Agency loan to include the additional advances of funds made
pursuant to this resolution.

•

Within twelve months of the close of escrow, the City Manager may disburse
$75,000 from the General Fund unallocated Capital Improvement Budget as
necessary for payment, first, of remaining back taxes and, second, environmental
investigations, provided that the WCIC Board of Directors has approved a written
business plan, which is reasonably likely, to the satisfaction of the City Manager,
to put the organization on stable organizational and financial footing.

CONTACT PERSONS
John Dangberg, Director of Community Development - City; 440-1316
Jim Hare, Redevelopment Manager, 440-1399 ext. 1442
FOR COUNCIL MEETING OF - May 9, 2000
SUMMARY
This report recommends terms and conditions for City and/or Agency funding in response to a
request for assistance from the Women's Civic Improvement Club (WCIC), a nonprofit
organization serving the Oak Park community. WCIC has a 65-year history of community
630 1 Street, Sacramento, California 95814
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service in Sacramento, and currently operates a senior nutrition program, low-income nutrition'
program, food closet, and clothes closet out of its facility at 3555 3rd Avenue. In recent years,
WCIC operating costs and capital expenditures have exceeded revenue, resulting in a severe
financial crisis. The action recommended in this report would substantially eliminate WCIC's
excess liabilities and prevent an impending foreclosure on most of the organization's real estate
assets. The action would also result in disposition of WCIC's surplus real estate to a party
capable of redeveloping it, thus enhancing the revitalization of Oak Park.
PAC ACTION
It is anticipated that at its meeting of May 3, 2000 the Oak Park Project Area Committee (PAC)
will adopt a motion recommending approval of the attached resolution. In the event they fail to
do so, you will be advised prior to your May 9, 2000 meeting.
COMMISSION ACTION
It is anticipated that at its meeting of May 3, 2000 the Sacramento Housing and Redevelopment
Commission will adopt a motion recommending approval of the attached resolution. In the event
they fail to do so, you will be advised prior to your May 9, 2000 meeting.
BACKGROUND
The Agency assisted WCIC in 1990 with a$325,612 forgivable loan, which funded construction
of the organization's Netta Sparks Senior Center. Although no payments are due on that loan,
the Agency's Deed of Trust is subordinate to the Deed of Trust now held by Westmor Properties
and would be wiped out by their impending foreclosure. The action recommended in this report
would prevent the foreclosure and leave the Agency's note in first position on the property. _
On April 25, 2000 representatives of the Women's Civic Improvement Club (WCIC) presented a
request for financial assistance to the City Council (Attachment I to the staff report). WCIC
requested a $225,000 grant, payable in two installments of $150,000 and $75,000. Under the
workout plan presented with the request, this public funding would be combined with private
funds ($175,000) and debt reduction ($218,000) to eliminate the current financial liabilities of
WCIC. The workout would result in disposition of WCIC's surplus property to a party capable
of redeveloping it.
.
In return for these public funds, WCIC has offered to:
1. Eliminate all remaining liabilities through use of surplus assets and negotiated settlements
with lien liolders.
2. Adopt a good neighbor policy.
630 1 Street, Sacramento, California 95814 ,
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3. Recruit and change the WCIC Board of Directors at its annual meeting.
4. Establish an advisory committee for the Board of Directors that includes a diverse group of
professional disciplines. The advisory committee would raise $75,000 to $100,000 in nonpublic funding to provide WCIC with new full-time management team during the next year.
Terms and Conditions of Public Funding
Public participation in the WCIC workout would further redevelopment of the Oak Park Project
Area and is warranted with the following conditions:
1.

Executive Director approval of a private person or entity to receive title to WCIC's "surplus
property." The private person or entity must have appropriate development experience,
financial capacity, and interest in the revitalization Oak Park community. The approved
private person or entity will deposit $175,000 in escrow. At the close of escrow, the
approved person or entity will receive free and clear title to WCIC's surplus property.

2. WCIC must review the "Good Neighbor Guidelines" and adopt management practices in
conformance with those guidelines as described in City's "Policies and Guidelines for Siting
Social Service Facilities in the City of Sacramento." In addition, WCIC must adopt business
practices in conformance with those prescribed for. "Food Serving Programs" and "Food
Storage and Distribution Programs," in the above-referenced document.
3. The workout must eliminate all outstanding liens, judgements, property taxes and other
encumbrances on the properties listed in Attachment I to the resolution, with the exception
of. conditions, covenants and restrictions, the lien securing the Agency loan, and liens for
property taxes not to exceed $75,000 which are due and unpaid on the WCIC Headquarters
properties.
5. Modification of the Agency's loan and deed of trust, to increase the balance of the Agency
loan to $474,412.
6. Within six months of the close of escrow and prior to dispersal of General Fund from
unallocated Capital Improvement Budget in the amount of $75,000, the WCIC Board of
Directors must approve a written business plan designed to put the organization on stable
organizational and financial footing.
FINANCIAL CONSIDERATIONS
The WCIC request is for $150,000 immediately and $75,000 within the next twelve months, for
a total of $225,000. Staff recommends expending $150,000 in Oak Park Developers Assistance
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Project funds and $75,000 in City General Funds to meet this request. The workout project will
benefit the City and enhance the redevelopment of the Oak Park Project Area by:
• Firiancially stabilizing WCIC
• Improving the operations and management of WCIC
• Transferring surplus properties to an entity capable of redeveloping them
Subject to the governing board decision, staff would open an escrow for receipt of the Agency
and private funding required as part of the workout. Subject to the conditions listed in the
resolution, staff would authorize release of the Agency funds. Agency would prepare
appropriate documents to carry out the resolution and to modify the note and deed of trust, on
the same terms and conditions as the Agency's existing loan, for a new total indebtedness
including the amounts advanced under the agreements. The subsequent payment of $75,000
would be made by the City after receipt and approval of WCIC's new business plan:
POLICY CONSIDERATIONS
The action recommended in this unique to the circumstances involved and should not be to
considered precedent or policy setting. The actiori furthers redevelopment in the Oak Park
Project Area by resulting in disposition of most of WCIC's real estate assets to a private party
capable of redeveloping them.
ENVIRONMENTAL REVIEW
The proposed action is exempt from CEQA per Guidelines Section 15310; NEPA does not
apply.
M/WBE CONSIDERATIONS
There are no M/WBE considerations associated with this action.
Respectfully submitted,

ANNE M. MOORE
Executive Director

ROBERT P. TFIOMAS
City Manager
630 1 Street, Sacramento, California 95814
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ON DATE OF

MAY 9 ° 2000
OFFICE OF THE
CITY CLERK

WCIC WORKOUT PROJECT; RELATED BUDGET AMENDMENTS
BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SACRAMENTO:
Section 1. Subject to receipt and approval of a new organizational business plan from the
Women's Civic Improvement Club, the City Manager is authorized to transfer $75,000 of
General Fund from unallocated Capital Improvement Budget to WCIC for disbursement as
necessary for payment of, first, remaining back taxes and, second, environmental investigations,
as provided in the staff report that accompanies this resolution.

MAYOR
ATTEST:

CITY CLERK

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
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AF1PR0VED "
RESOLUTION NO.
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MAY 9 - 2000

ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAM NTO
OFFICE OF THE
CITY CLERK

ON DATE OF

WCIC WORKOUT PROJECT; RELATED BUDGET AMENDMENTS
BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OF THE CITY OF
SACRAMENTO:
Section 1. The Executive Director amend the Agency budget to transfer $150,000 from
the Oak Park Development Assistance project to a new project known as the WCIC Workout
project. The WCIC Workout project is related to the workout of default related to the existing
Agency loan to the Women's Civic Improvement Club ("WCIC") and senior loans. The Agency
loan is secured by property ("Property") including the office and parking lot at 3555 3rd Avenue
("Office Parcel"). The workout includes certain adjacent parcels ("Surplus Parcels") owned by
WCIC, all as described in Attachment 1 to this resolution.
Section 2. The Executive Director is authorized to approve a person or entity ("Approved
Party") to acquire the Surplus Property which person has appropriate development experience,
financial capacity, and interest in the revitalization Oak Park community to reasonably assure the
success of the project. The Executive Director is authorized to enter into such agreements with
WCIC and the Approved Party as may be necessary to carry out the provisions of this resolution.
Section 3. The agreements shall include the following terms and conditions:
(a) Agency shall deposit not more than $150,000 in escrow from the WCIC Workout
Project fund. Agency's funds shall be disbursed as necessary to accomplish, and
shall only be disbursed in accordance with, the terms and conditions in this Section 3.
(b) Prior to the close of escrow, the Executive Director shall approve the Approved Party,
and the Approved Party shall deposit not less than $175,000 in escrow. At the close
of escrow, the Approved Party will receive free and clear title to the Surplus Property.
(c) Prior to close of escrow, the WCIC Board of Directors must adopt the following
provisions of the City's "Policies and Guidelines for Siting Social Service Facilities
in the City of Sacramento." and implementing management practices, plans and
actions related to them: the "Good Neighbor Guidelines;" "Food Serving Programs;'
and "Food Storage and Distribution' Programs''
(d) On or before the close of escrow, WCIC and the Approved Party shall cause the
outstanding liens, judgements, and other encumbrances to be removed as exceptions
to title to the properties ("WCIC properties") listed in Attachment I to this resolution
FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
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(including the Property); excepting only the following exceptions to title for the
Improved Property: valid conditions, covenants and restrictions, the lien securing the
Agency loan, liens that are subordinate to the Agency loan, and liens for property
taxes not to exceed $75,000 which are due and unpaid.
(e) Modify the Agency loan to include the additional advances of funds made pursuant to
this resolution.

CHAIR

SECRETARY

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
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Attachment I

Headquarters
Properties of
the Women's
Civic
Improvement
Club
Parcel Number

Address
2nd Avenue
010-0381-007
010-0381-008 . 3560 2nd Avenue
010-03 8.1-011
3 541 3rd Avenue
010-0381-019
3555 3rd Avenue

Surplus
Properties
Parcel Number
010-0381-012
010-0381-013
010-0381-014
010-0381-015
010-0381-016

3535 3rd Avenue
3555 3rd Avenue
3519 3rd Avenue
2753 35th Street
35th Street

010-0381-017

2741 35th Street

010-0381-018

35th Street

Address

Use
parking lot for NS Senior Ctr
parking lot for NS Senior Ctr
NS Senior Center
NS Senior Center
Total

Use
vacant blue house
vacant parcel
yellow house
former Urban League commercial bldg.
vacant parcel behind finr Urban League
bldg..
vacant parcel behind fmr Urban League
bldg.
vacant parcel behind fmr Urban League

SF
6,000
6,000
6,000
12,000

Zoning
R2B
R2B
C2
C2

30,000

SF
6,000
6,000
6,000
3,000
3,000

Zoning
C2
C2
C2
C2
C2

3,000

C2

3,000

C2

bldg.
Total

30,000
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ATTACHMENT II

APRIL 25, 2000
Request for Financial Assistance
Women's Civic Improvement Club
Submitted to the Citv Council of Sacramento
REQUEST
The WCIC requests an amendment to the current loan agreement between the City and
WCIC to permit the City to provide further assistance to the WCIC. Furthermore, the
WCIC requests a $150,000 grant from the City of Sacramento to stop an impending
foreclosure action and contribute to the pay-off of $590,000 in liabilities. One hundred
fifty'thousand dollars ($150,000) is needed in the next sixty (60) days to cover current
liabilities.
In addition, WCIC requests an additional $75,000 during the next twelve months as
follows:
•$50,000 would be needed in twelve months to clear remaining liabilities and
would be granted only if management reforms satisfy City requirements, and
•$25,000 is needed as a contingency amount for possible environmental
remediation associated with the disposition of WCIC's commercial propertv.
The total request is for an amount not to exceed $225,000 and will be combined with
WCIC efforts that will generate an additional $500,000 to the work-out.
In return for this assistance, WCIC has agreed to:
1. Eliminate all remaining liabilities through use of surplus assets and negotiated
settlements with lien holders (approximately $400,000 contribution).
2. Adopt a good neighbor policy drafted by the Sacramento Housing and
Redevelopment Agency
3. Recruit and change the WCIC Board of Directors at the next scheduled annual
meeting
4. Establish an advisory committee for the Board of Directors that includes a diverse
group of professional disciplines, and obtain $75,000 to $100,000 in grant funds
to provide WCIC with a new full-time management team under the direction of
the Jazmine Group during the next year.
WCIC would like a letter from the City in the next seven days indicating support for this
work-out program, so that the lender initiating the foreclosure action can delay the
property sale for 60 days. During this sixty-day period the various transactions associated
with the work-out (including the new City grant) can be documented and processed
through escrow with the support of legal counsel.

(l0)^..^,^

BACKGROUND
Recent Activities
On January 26, 2000 the WCIC was notified of a foreclosure action associated with a first
mortgage that covered the WCIC Community and Senior Center as well as most of
WCIC's commercial property. The outstanding balance of the mortgage as of today is
$249,000.
Within three weeks of the foreclosure notice, the WCIC requested the services of Bill
Farley to assist with a work-out program for the WCIC. Mr. Farley met with the Board of
Directors of the WCIC on Saturday, February 19, 2000 and was authorized to contact
various lien holders to negotiate settlements. Mr. Farley agreed to donate all time and
expenses associated with this assignment.
On February 22, 2000 the WCIC appeared before the City Council to ask for support in
the work-out proceedings. Council and staff agreed to review the situation with WCIC
and report back to the full City Council within 45 to 60 days.
During the past two months, John Anderson of the WCIC staff and Bill Farley have
worked diligently to contact all lien holders and obtain settlement agreements. These
settlement discussions have resulted in tentative aareements that could reduce the
liabilities by $194.000.
In addition, the WCIC Board of Directors has discussed the sale, lease, or use of WCIC
assets with five parties. Three of these parties have submitted tentative offers to purchase
or lease some or all of the WCIC's surplus assets. Use of these sumlus assets could
reduce the liabilities by up to $175.000
And finally, through a review of the WCIC records, it was verified that WCIC had
satisfied $25.000 in liabilities over the past two Years through various fund-raising
efforts.
In early April, Craig De Luz of the Jazmine Group met with members of the WCIC
Board to discuss a proposal to raise funds for a management and fund-raising team durina
the first year after the proposed work-out. At the invitation of the Board, Mr. De Luz
^
submitted a formal proposal to the Board of Directors for consideration. On April 11.
2000 the Board of Directors approved the Jazmine Group proposal in concept and on
April 18, 2000 the Board authorized Mr. De Luz to proceed with implementation of his
proposal.
During these past two months, the WCIC Board of Directors met on six occasions to
receive progress reports and provide direction to Mr. Anderson and Mr. De Luz. Staff
from SHRA has also made themselves available on four occasions and through regular
phone communications to hear status reports.

(11) 0

WCIC Properties
WCIC owns eleven separate parcels that can be grouped into five categories.
The WCIC facilities and parking lot are located oh four parcels. This set of parcels is to
be retained by WCIC to continue operations.
The former Urban League offices and an adjacent lot comprise four individual parcels.
The commercial building is currently rented on a month-to-month basis.
Two single-family dwellings are both located on two separate parcels. One home is in
fair condition (Yellow house) and one home is boarded-up and in disrepair (Blue house)
Separating these two homes is one vacant parcel. The Yellow house is rented on a monthto-month basis.
Exhibit A provides a parcel map of the WCIC holdings.
WCIC Liabilities
First American Title of West Sacramento donated time and expenses to provide a
thorough historical record of all claims against the WCIC assets. The Title Report for the
WCIC properties contained over fifty exceptions. The documents associated with these
fifty exceptions totaled 2 00 pages.
The exceptions included delinquent loans, court judgments, tax liens, and recapture
agreements for government loans and grants totaling over $1.2 million. Below is an
explanation of each categorv:
Delinquent Loans
There are four private loans recorded against the WCIC properties totaling $402,750.
The largest note is held by Westmor Partners against all parcels excluding the Yellow
House. Westmor Partners purchased the note from a National Clearinghouse. The
original lender was Combined MortQatge Services. The note was issued in 1987 for an
amount of $175,000 and carried an interest rate of 14%. The current balance on the note
is $249,000. Westmor Partners have taken steps to foreclose on the note. They have the
right to sell the property in thirty days.
The second largest note is held by the Cadle Company against the Yellow House. The
Cadle Company purchased the note through a national clearinahouse. The oriainal lender
was Union Bank. The note was issued in 1987 for an amount of $92,000. The current
balance on the note is $120,000. The Cadle Company has not taken steps to foreclose on
the note.

The final two notes date back to 1977. Placer Title has insured title against the one note
that is a former third trust deed on the vacant lot next to the former urban league building.
Placer Title will be used in any transaction involving this parcel to maintain the current
title insurance. The other note is on one parcel that comprises the WCIC facility and
remains a cloud on title to the WCIC facility.
Public Loans and Restrictions
Public Loans and Restrictions total-$615,600
The WCIC has a forgivable loan with the City of Sacramento for $325,600 that was
granted in August 1990. This loan is to be forgiven at the end of 20 years if WCIC
continues providing services at the current facility. It is unclear why this loan is
subordinate to the note held by Westmore Partners. City review of any title insurance
obtained for this note may reveal an explanation. All other documents indicate that the
Westmor Partners note is in first position to sell the WCIC facility after dealing with the
one outstanding note. This City loan includes a provision that precluded the WCIC from
requesting additional financial assistance from the City. This loan agreement may need to
be amended in order for the Citv to provide additional assistance to the WCIC.
The State of California has a recapture provision in a grant to the WCIC (for construction
funds) in the event that the Senior Center is not used for its stated purposes. This
recapture amount is $290,000.
It is also worth noting that the City of Sacramento has a reversionary interest in one-half
of the parking lot that supercedes the Westmor Partners note. If Westmor forecloses on
the WCIC, the City could reclaim one of the parcels that comprises the parking lot.
Court Judgments
There are three primary Court judgments outstanding against WCIC totaling $93,050.
These judgments are recorded against the'WCIC properties - but remain a liability for
WCIC even when a portion or all of their assets are liquidated.
The first is held by Trace Construction in the amount of $73,400. This judgment arose
out of a construction cost overruns on the. WCIC facility. The company is out of business,
but there remains creditors actively seeking reimbursement. The second is held by the Mohr Estate in the amount of $12,150. This judgment is from a
personal loan to the WCIC that was not repaid.
The final judgment is from Lumberjack in the amount of $7,500. It is unclear as to the
origin of this liability.
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Tax Liens
All the properties have property tax delinquencies. The total amount is $67,300.
Work-Out Results
Mr. Anderson and Mr. Farley have been able to obtain the following tentative
commitments based on extensive discussions with all parties:
Note Holders
Westmor partners has agreed to reduce the payoff amount from $244,000 to $215,000.
This reduction results in an effective interest rate for the loan of 8% (reduced from
14.5%)
The Cadle Company has indicated that they could reduce the payoff of their note from
$120,000 to between $40,000 and $60,000. It is possible that the deed to this property
will be transferred to Cadle in-lieu-of-foreclosure. Such a transfer would not impact the
balance of the work-out plan. It has been assumed that this parcel would be sold for the
same amount that is negotiated with Cadle.
No action has been taken on the two other notes. One remains a cloud on the WCIC
facility (we will attempt to remove this in the next 60 days) and one is insured against by
Place Title.
Judgment Holders
The attorney handling the Trace Construction bankruptcy has recommended acceptance
of a settlement of $25,000. This is a reduction of 66% or $$48.400 from the current
judgment amount.
The attorney representing the Mohr Estate has indicated acceptance of a settlement of
$4,000. This is a reduction of $8.150.
No response has been obtained from Lumberjack at this time. It is believed that a
settlement will be accepted for S 1,500 of the outstanding balance of $7,500.
Tax Liens
No adjustments to tax liens were pursued. These property taxes will flow back to the
Redevelopment Agency and it is unlikely that any significant relief would be provided on
these claims. WCIC will pursue relief on any penalty assessments.

Use of Surplus Property
Three tentative offers have been received for the sale or lease of all of the surplus
property. These offers could generate approximately $175,000 towards the pay-off of
outstanding liabilities.
Exhibit B provides a recap of the work-out plan.

L

LOT-

START

Debts
Public Loans and Grants

REDUCTION % REDUCTION

$
$
$

325,600
290,000
615,600

$
$
$

325,600
290,000
615,600

$
$
$

All
All
All
All

$
$
$
$
$

12,150
25,000
73,400
7,500
118,050

$
$
$
$
$

4,000
25,000
1,500
30,500

$
$
$
$
$

8,150
25,000
48,400
6,000
87,550

One Parcel
One Parcel
Excludes Yellow House
Yellow House

$
$
$
$
$

17,500
16,250
249,000
120,000
402,750

$
$
$
$
$

215,000
60,000
275,000

$
$
$
$
$

17,500
16,250
34,000
60,000
127,750

67,300
2,700
70,000

$
$
$

67,300
67,300

$
$
$

2,700
2,700

1,206,400

$

988,400

$

218,000

LEAVE PUBLIC LOANS IN PLACE

$

(615,600)

PRIVATE LIABILITIES REMAINING

$

372,800

USE OF SURPLUS PROPERTY

$

(175,000)

BALANCE OF DEBT

$

197,800

CITY INITIAL CONTRIBUTION

$

(150,000)

BALANCE OF LIABILITIES/TAX LIENS
ENVIRONMENTAL REMEDIATION CONTINGENCY
OUTSTANDING LIABILITIES

$
$
$

47,800
25.000
72,800

SECOND CITY CONTRIBUTION

$

(75,000)

FINAL BALANCE

$

(2,200)

City of Sacramento
State of California
Judgments
Mohr
New Home Building Supply
Trace
Lumberjack
Subtotal
Loans
Odbert
Hill

Westmor
Cadle
Subtotal
Taxes
County
Federal
Subtotal

WCIC Facility
Facility Expansion

All
All

TOTAL

^

CURRENT

0%
0%
0%

67% Settlement accepted -verbal
100% Paid by WCIC
66% Attorney is processing request
80% Waiting for acceptance
74%

100% Placer Title will clear
100% Cloud on Title

14% Accepted - waiting on City letter
50% Maximum amount - may return to lender
32%

0% May be some penalties that can be waived
100% WCIC has paid
4%

tom#o
d
o

y

Sacramento
Housing &
Redevelopment
Agency

May 3, 2000

Redevelopment Agency of the
City of Sacramento
Sacramento, California

City Council of the
City of Sacramento
Sacramento, California

Honorable Members in Session:
SUBJECT:

Women's Civic Improvement Club (WCIC) Workout

LOCATION & COUNCIL DISTRICT
Oak Park Project Area; District 5
RECOMMENDATION
Staff recommends adoption of the attached resolutions wlch provide the following:
•

Authorize the Executive Director to receiv funds from the City of Sacramento in the
amount of $112,500 and amend the Age y budget to create a new WCIC Workout
project for deposit of these funds. A nd the Agency budget to transfer $112,500
from the Oak Park Development A^sistance project the new WCIC Workout project.
The workout project is related to he Agency loan secured by the WCIC office and
parking lot at 3555 3rd Avenue. "WCIC headquarters"). The workout also
encompasses adjacent parczs owned by WCIC ("Surplus Parcels"). Attachment I to
the resolution identifies .he WCIC headquarters and surplus parcels.

•

The Executive Director is authorized to approve a person or entity ("Approved
Party") to acqui7/the Surplus Property. The Approved Party must have appropriate
development experience, financial capacity, and interest in the revitalization Oak Park
community to reasonably assure the success of the workout project. The Executive
Director is/authorized to enter into agreements with WCIC and the Approved Party as
necessai,y^to implement the resolution.

•

The/agreements must include the following terms and conditions:
Agency will deposit not more than $150,000 in escrow from the WCIC Workout
Project fund. Agency's funds shall be disbursed as necessary to carry out the
resolution. Prior to the close of escrow, the Executive Director will approve the
Approved Party, and the Approved Party will deposit not less than $175,000 in
630 1 Street, Sacramento, California 95814
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•

The agreements must include the following terms and conditions:
•

Agency will deposit not more than $150,000 in escrow from the WCIC Workout
Project fund. Agency's funds shall be disbursed as necessary to carry/out the
resolution. Prior to the close of escrow, the Executive Director will approve the
Approved Party, and the Approved Party will deposit not less than V 75,000 in
escrow. At the close of escrow, the Approved Party will receive frEe and clear
title to the Surplus Property.

•

Prior to close of escrow, the WCIC Board of Directors must r5Liew the City's
"Policies and Guidelines for Siting Social Service Facilities in the City of
Sacramento" and must adopt and implement management^a d business practices
in conformance with them and including the following: the "Good Neighbor
Guidelines," "Food Serving Programs," and "Food Stoage and Distribution
Programs."

•

On or before the close of escrow, the outstanding liens, judgements, and other
encumbrances must be removed as exception!(to title to the properties listed in
Attachment I to this resolution excepting/o/nly the following: conditions,
covenants and restrictions, the lien securing the Agency loan, and liens for
property taxes not to exceed $75,000 vy^hich are due and unpaid on the WCIC
Headquarters properties.

•

Modify the Agency loan to include the additional advances of funds made
^
pursuant to this resolution.

•

Within twelve months of the close of escrow, the Executive Director may
disburse the remaining $75,000 as necessary for payment, first, of remaining back
taxes and, second, environmental investigations, provided that the WCIC Board
of Directors has approved a written business plan, which is reasonably likely, to
the satisfaction of th6 Executive Director, to put the organization on stable
organizational and/financial footing.

CONTACT PERSONS
John Dangberg, Director of Community Development - City; 440-1316
Jim Hare, Redevelopment Manager, 440-1399 ext. 1442
FOR COUNCIL MEETING OF - May 9, 2000
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SUMMARY
This report recommends terms and conditions for City and/or Agency funding in re'sponse to a
request for assistance from the Women's Civic Improvement Club (WCIC), a nonprofit
organization serving the Oak Park community. WCIC has a 65-year history of community
service in Sacramento, and currently operates a senior nutrition program, low-income nutrition
program, food closet, and clothes closet out of its facility at 3555 3^d Avenue. /In recent years,
WCIC operating costs and capital expenditures have exceeded revenue, resulting in a severe
financial crisis. The action recommended in this report would substantially^liminate WCIC's
excess liabilities and prevent an impending foreclosure on most of the org^ization's real estate
assets. The action would also result in disposition of WCIC's surplus r ^'1 estate to a party
capable of redeveloping it, thus enhancing the revitalization of Oak P4k.
PAC ACTION
It is anticipated that at its meeting of May 3, 2000 the Oak Park Project Area Committee (PAC)
will adopt a motion recommending approval of the attached res,6lution. In the event they fail to
do so, you will be advised prior to your May 9, 2000 meeting;
COMMISSION ACTION
It is anticipated that at its meeting of May 3, 2000 the Sacramento Housing and Redevelopment
Commissionwill adopt a motion recommending approVal of the attached resolution. In the event
they fail to do so, you will be advised prior to your May 9, 2000 meeting.

BACKGROUND
The Agency assisted WCIC in 1990 with a/$325,612 forgivable loan, which funded construction
of the organization's Netta Sparks Senio^Center. Although no payments are due on that loan,
the Agency's Deed of Trust is subordinate to the Deed of Trust now held by Westmor Properties
and would be wiped out by their impending foreclosure. The action recommended in this report
would prevent the foreclosure and leave the Agency's note in first position on the property.
On April 25, 2000 representatives of the Women's Civic Improvement Club (WCIC) presented a
request for financial assistance to the City Council (Attachment I to the staff report). WCIC
requested a $225,000 grant^payable in two installments of $150,000 and $75,000. Under the
workout plan presented-with the request, this public funding would be combined with private
funds ($175,000) and debt reduction ($218,000) to eliminate the current financial liabilities of
WCIC. The workout would result in disposition of WCIC's surplus property to a party capable
of redeveloping it.
630 1 Street, Sacramento, California 95814
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In return for these public funds, WCIC has offered to:
1. Eliminate all remaining liabilities through use of surplus assets and nego; iated settlements
with lien holders.
2. Adopt a good neighbor policy.
3. Recruit and change the WCIC Board of Directors at its annual meeting.
4. Establish an advisory committee for the Board of Directors that includes a diverse group of
professional disciplines. The advisory committee would raise $75,000 to $100,000 in nonpublic funding to provide WCIC with new full-time management tLm during the next year.
Terms and Conditions of Public Funding
Public participation in the WCIC workout would further redevelopment of the Oak Park Project
^
Area and is warranted with the following conditions:
1. Executive Director approval of a private person or entity /o receive title to WCIC's "surplus
property." The private person or entity must have appropriate development experience,
financial capacity, and interest in the revitalization Oak Park community. The approved
private person or entity will deposit $175,000 in escrow. At the close of escrow, the
approved person or entity will receive free and clear title to WCIC's surplus property.
2. WCIC must review the "Good Neighbor Guidel'^t^" and adopt management practices in
conformance with those guidelines as described in City's "Policies and Guidelines for Siting
Social Service Facilities in the City of Sacramento." In addition, WCIC must adopt business
practices in conformance with those prescribed for "Food Serving Programs" and "Food
Storage and Distribution Programs," in the above-referenced document.
3. The workout must eliminate all outstanding liens, judgements, property taxes and other
encumbrances on the properties listed in Attachment I to the resolution, with the exception
of. conditions, covenants and restrictions, the lien securing the Agency loan, and liens for
property taxes not to exceed $75^000 which are due and unpaid on the WCIC Headquarters
properties.
5. Modification of the Agenc y's loan and deed of trust, to increase the balance of the Agency
loan to $474,412.

630 1 Street, Sacramento, California 95814
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6. Within six months of the close of escrow and prior to dispersal of the remaining $75,000 in
public funding for payment of, first, remaining back taxes and, second, eri^vironmental
investigation as necessary for development of the Property, the WCIC Board of Directors
must approve a written business plan designed to put the organization on stable
organizational and financial footing.
FINANCIAL CONSIDERATIONS
The WCIC request is for $150,000 immediately and $75,000 within 'the next twelve months, for
a total of $225,000. Agency staff recommends combining $112,500 in City General Funds and
$112,500 in Oak Park Developers Assistance Project funds in new $225,000 project to be named
"WCIC workout." The new project will benefit the City and enhance the redevelopment of the
Oak Park Project Area by:
• Financially stabilizing WCIC
• Improving the operations and management of W^CIC
• Transferring surplus properties to an entity capable of redeveloping them
Subject to the governing board decision, staff would/open an escrow for receipt of both public
and private funding required as part of the workout! Subject to the conditions listed in the
resolution, staff would authorize release of the first funding installment of $150,000. Agency
would prepare appropriate documents to carry ut the resolution and to modify the note and
deed of trust, on the same terms and conditio as the Agency's existing loan, for a new total
indebtedness including the amounts advancefl under the agreements. The subsequent payment of
$75,000 would be made only after receipt,and approval of WCIC's new business plan.
POLICY CONSIDERATIONS
The action recommended in this unque to the circumstances involved and should not be to
considered precedent or policy setting. The action furthers redevelopment in the Oak Park
Project Area by resulting in disp6sition of most of WCIC's real estate assets to a private party
capable of redeveloping them,
ENVIRONMENTAL REVIEW
The proposed action is/exe mpt from CEQA per Guidelines Section 15310; NEPA does not
apply.

630 1 Street, Sacramento, California 95814
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RESOLUTION NO.
ADOPTED BY THE SACRAMENTO CITY COUNCIL

ON DATE OF

/
WCIC WORKOUT PROJECT; RELATED BUDGET AMEND 4NTS

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF SA RAMENTO:
Section 1. The City Manager is authorized to reimburse from the City's unallocated general funds
for Capitol Improvement Budget in the amount of $112,500 to the Redevelopment
/
Agency of the City of
Sacramento to assist in the workout of loan defaults to the Women's ji^ic Improvement Club ("WCIC")
for disbursement as provided in the resolution of the Redevelopment Agency of the City of Sacramento
related to such WCIC matters and adopted concurrently with this r9solution.

MAYOR

ATTEST:

CITY CLERK

FOR CITY COUNCIL USE ONLY
RESOLUTION NO.:
DATE ADOPTED:

SACRAMENTO HOUSING AND REDEVELOPMENT AGENCY
Redevelopment Agency of the
City of Sacramento
May 3, 2000
Page 6

M/WBE CONSIDERATIONS
There are no M/WBE considerations associated with this action.

ROBERT
HOMAS
City Manager

630 1 Street, Sacramento, California 95814
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RESOLUTION NO.
ADOPTED BY THE REDEVELOPMENT AGENCY OF THE CITY OF SACRAMENTO
ON DATE OF

/

WCIC WORKOUT PROJECT; RELATED BUDGET AMENDMENTS
BE IT RESOLVED BY THE REDEVELOPMENT AGENCY OFiTHE CITY OF
SACRAMENTO:
Section 1. The Executive Director is authorized to receive fund^,4`n the amount of
$112,500 from the City of Sacramento. The Agency budget is amen^ed to reflect the receipt of
such funds and to transfer $112,500 from the Oak Park Development Assistance project to a new
project known as the WCIC Workout project with a total budget of $225,000. The WCIC
Workout project is related to the workout of default related to the existing Agency loan to the
Women's Civic Improvement Club ("WCIC") and senior loans. The Agency loan is secured by
property ("Property") including the office and parking lot.dt 3555 3rd Avenue ("Office Parcel").
The workout includes certain adjacent parcels ("Surplus/Parcels") owned by WCIC, all as
described in Attachment 1 to this resolution.
Section 2. The Executive Director is aut 6rized to approve a person or entity ("Approved
Party") to acquire the Surplus Property whiclerson has appropriate development experience,
financial capacity, and interest in the revit^.lization Oak Park community to reasonably assure the
success of the project. The Executive Director is authorized to enter into such agreements with
WCIC and the Approved Party as ma,y be necessary to carry out the provisions of this resolution.
Section 3. The agreeme,n'ts shall include the following terms and conditions:
(a) Agency's shalYdeposit not more than $150,000 in escrow from the WCIC Workout
Project fur^d^ Agency's funds shall be disbursed as necessary to accomplish, and
shall onjy/be disbursed in accordance with, the terms and conditions in this Section 3.
(b) P or to the close of escrow, the Executive Director shall approve the Approved Party,
Y
and the Approved Party shall deposit not less than $175,000 in escrow. At the close
of escrow, the Approved Party will receive free and clear title to the Surplus Property.
(c) Prior to close of escrow, the WCIC Board of Directors must adopt the following
provisions of the City's "Policies and Guidelines for Siting Social Service Facilities
in the City of Sacramento." and implementing management practices, plans and
actions related to them: the "Good Neighbor Guidelines;" "Food Serving Programs
and "Food Storage and Distribution Programs
FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
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(d) On or before the close of escrow, WCIC and the Approved Party shall cause the
outstanding liens, judgements, and other encumbrances to be removed as exceptions
to title to the properties ("WCIC properties") listed in Attachment II to this resolution
(including the Property); excepting only the following exceptions to title for the
Improved Property: valid conditions, covenants and restrictions, the lien securing the
Agency loan, liens that are subordinate to the Agency loan, and ^liens for property
taxes not to exceed $75,000 which are due and unpaid.
(e) Modify the Agency loan to include the additional advances of funds made pursuant to
this resolution.
(f) Within six months of the close of escrow, the Executive'Director may disburse the
remaining $75,000 as necessary for payment of remaining back taxes and
environmental investigations as provided in the staff report that accompanies this
resolution, provided that WCIC Board of Directors has approved a written business
plan in accordance with the staff report accompanying this resolution, which
business plan is reasonably likely, to satisfaction of the Executive Director, to put the
organization on stable organizational and financial footing.

CHAIR

SECRETARY

,

FOR CITY CLERK USE ONLY
RESOLUTION NO.:
DATE ADOPTED:
(8)

Attachment I

Headquarters
Properties of
the Women's
Civic
Improvement
Club
Parcel Number

Address

Use

010-0381-007
010-0381-008
010-0381-011
010-0381-019'

2nd Avenue
3560 2nd Avenue
3541 3rd Avenue
3555 3rd Avenue

parking lo't for NS Senior Ctr
parking/lot for NS Senior Ctr

6,000
6,000

R2B
R2B

NS Senior Center
NS Senior Center
Total

6,000
12,000
30,000

C2
C2

Surplus
Properties
Parcel Number

Address

Use

010-0381-012
010-0381-013
010-0381-014
010-0381-015
010-0381-016

3535 3rd Avenue
3555 3rd Avenue
3519 3rd Avenue
2753 35th Street
35th Stre, t

vacant blue house
vacant parcel
yellow house
former Urban League commercial bldg.
vacant parcel behind fmr Urban League

SF

SF

Zoning

Zoning

6,000
6,000
6,000
3,000
3,000

C2
C2
C2
C2
C2'

3,000

C2

3,000

C2

bldg.
010-0381-017

010-0381-018

2741 35th S'freet

vacant parcel behind fmr Urban League
bldg.
vacant parcel behind fmr Urban League

bldg.
Total

30,000
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ATTACHMENT II

APRIL 25, 2000
Request for Financial Assistance
Women's Civic Improvement Club
Submitted to the City Council of Sacra )ento
REQUEST
The WCIC requests an amendment to the current loan agreement between the City and
WCIC to permit the City to provide further assistance/to the WCIC. Furthermore, the
WCIC requests a $150,000 grant from the City of Sacramento to stop an impending
foreclosure action and contribute to the pay-off of/$590,000 in liabilities. One hundred
fifty thousand dollars-($150,000) is needed in the next sixty (60) days to cover current
uaoiiiues.

i

In addition, WCIC requests an additional 75,000 during the next twelve months as
follows:
•$50,000 would be needed/in twelve months to clear remaining liabilities and
would be granted only i^management reforms satisfy City requirements, and
•$25,000 is needed as a contingency amount for possible environmental
remediation associated/with the disposition of WCIC's commercial property.
The total request is for an amoufit not to exceed $225,000 and will
vbe combined with
WCIC efforts that will genera4 an additional $500,000 to the work-out.

In return for this assistance `VCIC has agreed to:
1. Eliminate all rem^ining liabilities through use of surplus assets and negotiated
settlements withien holders ( approximately $400,000 contribution).
2. Adopt a good n ighbor policy drafted by the Sacramento Housing and
Redevelopment Agency
3. Recruit and change the WCIC Board of Directors at the next scheduled annual
meeting
4. Establish an advisory committee for the Board of Directors that includes a diverse
group oflprofessional disciplines, and obtain $75,000 to $100,000 in grant funds
to proy
v/ie WCIC with a new full-time management team under the direction of
the Jazmine Group during the next year.
WCIC would like a letter from the City in the next seven days indicating support for this
work-o,u program, so that the lender initiating the foreclosure action can delay the
property sale for 60 days. During this sixty-day period the various transactions associated
with the work-out (including the new City grant) can be documented and processed
through escrow with the support of legal counsel.

BACKGROUND
Recent Activities
On January 26, 2000 the WCIC was notified of a foreclosure action associated with a first
mortgage that covered the WCIC Community and Senior Center as well as most of
WCIC's commercial property. The outstanding balance of thejmortgage as of today is

$249,000.

^

Within three weeks of the foreclosure notice, the WCIC/requested the services of Bill
Farley to assist with a work-out program for the WCIC. Mr. Farley met with the Board of
Directors of the WCIC on Saturday, February 19, 2000 and was authorized to contact
various lien holders to negotiate settlements. Mr/Farley agreed to donate all time and

expenses associated with this assignment.
On February 22, 2000 the WCIC appeared before the City Council to ask for support in
the work-out proceedings. Council and staff agreed to review the situation with WCIC
and report back to the full City Council/within 45 to 60 days..
During the past two months, John A^de rson of the WCIC staff and Bill Farley have
worked diligently to contact all lien holders and obtain settlement agreements. These
settlement discussions have resded in tentative agreements that could reduce the
liabilities by $194.000.
^
In addition, the WCIC Boafd of Directors has discussed the sale, lease, or use of WCIC
assets with five parties.hree of these parties have submitted tentative offers to purchase
or lease some or all o/
f^ e WCIC's surplus assets. Use of these surplus assets could
reduce the liabilities"by up to $175.000.

And finally, thpough a review of the WCIC records, it was verified that WCIC had
satisfied $25,000 in liabilities over the past two y ears through various fund-raising
efforts.
In earVApril, Craig De Luz of the Jazmine Group met with members of the WCIC
Boa^tj to discuss a proposal to raise funds for a management and fund-raising team durinQ
the/first year after the proposed work-out. At the invitation of the Board, Mr. De Luz
y
submitted a formal proposal to the Board of Directors for consideration. On April 11,
2000 the Board of Directors approved the Jazmine Group proposal in concept and on
April 18, 2000 the Board authorized Mr. De Luz to proceed with implementation of his
proposal.

During these past two months, the WCIC Board of Directors met on six occasions to
receive progress reports and provide direction to Mr. Anderson and Mr. De Luz. Staff
from SHRA has also made themselves available on four occasions and through regular
phone communications to hear status reports.

2
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WCIC Properties
WCIC owns eleven separate parcels that can be grouped into five categories.
The WCIC facilities and parking lot are located on four parcels. This set of parcels is to
be retained by WCIC*to continue operations.
The former Urban League offices and an adjacent lot comprise four individual parcels.
The commercial building is currently rented on a month-to month basis.

Two single-family dwellings are both located on two/separate parcels. One home is in
fair condition ( Yellow house) and one home is boarded-up and in disrepair (Blue house)
Separating these two homes is one vacant parcel./The Yellow house is rented on a monthto-month basis.
ff
/
Exhibit A provides a parcel map of the WCIC holdings.
WCIC Liabilities
First American Title of West Sacramento donated time and expenses to provide a
thorough historical record of all claims against the WCIC assets. The Title Report for the
WCIC properties contained over fifty exceptions. The documents associated with these.
fifty exceptions totaled 200 pages.
The exceptions included delinqudnt loans, court judgments, tax liens, and recapture
agreements for government loaris and grants totaling over $1.2 million. Below is an

explanation of each category:
Delinquent Loans

There are four private loans recorded against the WCIC properties totaling $402,750.
The largest
g note is helbby Westmor Partners against all parcels excluding^ the Yellow
House. Westmor Pa•stners purchased the note from a National Clearinghouse. The
original lender was Combined Mortgatge Services. The note was issued in 1987 for an
amount of $175;000 and carried an interest rate of 14%. The current balance on the note
is $249,000. Westmor Partners have taken steps to foreclose on the note. They have the
right to sell,,the property in thirty days.
The second largest note is held by the Cadle Company against the Yellow House. The
Cadle'Company purchased the note through a national clearinghouse. The oriQinal lender
was Union Bank. The note was issued in 1987 for an amount of $92,000. The current
balance on the note is $120,000. The Cadle Company has not taken steps to foreclose on
the note.

3

The final two notes date back to 1977. Placer Title has insured title against the one note
that is a former third trust deed on the vacant lot next to the former urban league building.
Placer Title will be used in any, transaction involving this parcel to maintain the current
title insurance. The other note is on one parcel that comprises the WCIC facility and
remains a cloud on title to the WCIC facility.
Public Loans and Restrictions

Public Loans and Restrictions total $615,600
The WCIC has a forgivable loan with the City of Sacramento fi^r $325,600 that was
granted in August 1990. This loan is to be forgiven at the end of 20 years if WCIC
continues providing services at the current facility. It is unclear why this loan is
subordinate to the note held by Westmore Partners. City review/ of any title insurance
obtained for this note may reveal an explanation. All other documents indicate that the
Westmor Partners note is in first position to sell the WCIC facility after dealing with the
one outstanding note.- This City/loan includes a provision that precluded the -WCIC from
requesting additional financial assistance from the City. This loan agreement may need to
be amended in order for the City to provide additionalsistance to the WCIC.
The State of California has a recapture provision i,ra g rant to the WCIC ( for construction
funds) in the event that the Senior Center is not^used for its stated purposes. This
recapture amount is $290,000.
It is also worth noting that the City of Sac^ amento has a reversionary -interest in one-half
of the parking lot that supercedes the Westmor Partners note. If Westmor forecloses on
the WCIC, the City could reclaim one of the parcels that comprises the parking lot.
Court Judgments

There are three primary Court j^dgments outstanding against WCIC totaling $93,050.
These judgments are recorded/against•the WCIC properties - but remain a liability for
WCIC even when a portion

all of their assets are liquidated.

The first is held by Trace^ onstruction in the amount of $73,400. This judgment arose
out of a construction cost overruns on the WCIC facility. The company is out of business,
but there remains cred-itors actively seeking reimbursement.
The second is held'by the Mohr Estate in the amount of $12,150. This judgment is from a
personal loan to/the WCIC that was not repaid.
The final judgment is from Lumberjack in the amount of $7,500. It is unclear as to the
origin of this liability.

Tax Liens

All the properties have property tax delinquencies. The total amount is $67,300.
Work-Out Results
Mr. Anderson and Mr. Farley have been able to obtain the follow,ing tentative
commitments based on extensive discussions with all parties:
Note Holders
Westmor partners has agreed to reduce the payoff amount from $244,000 to $215,000.
This reduction results in an effective interest rate forAe loan of 8% (reduced from

14.5%)
The Cadle Company has indicated that they co id reduce the payoff of their note from
$120,000 to between $40,000 and $60,000. Iy possible that the deed to this property
will be transfei-red to Cadle in-lieu-of-forecl sure. Such a transfer would not impact the,balance of the work-out plan. It has been asumed that this parcel would be sold for the
same amount that is negotiated with Cadl
No action has been taken on the two o er notes. One remains a cloud on the WCIC
facility (we will attempt to remove th' in the next 60 days) and one is insured against by
Place Title.
Judgment Holders

The attorney handling the Trace Construction bankruptcy has recommended acceptance
of a settlement of $25,000. This/is a reduction of 66% or $$48,400 from the current
judgment amount.
The attorney representing the Mohr Estate has-indicated acceptance of a settlement of
$4,000. This is a reduction of $8,150.
No response has been,obtained from Lumberjack at this time. It is believed that a
settlement will be accepted for $1,500 of the outstanding balance of $7,500.
Tax Liens

^

^
No adjustments to tax liens were pursued. These property taxes will flow back to the
Redevelopment Agency and it is unlikely that any significant relief would be provided on
these claims. WCIC will pursue relief on any penalty assessments.

. (15)
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Use of Surplus Property
Three tentative offers have been received for the sale or lease of all of the surplus
property. These offers could generate approximately $175,000 towards the pay-off of
outstanding liabilities.
Exhibit B provides a recap of the work-out plan.
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REDUCTION % REDUCTION

Debts
Public Loans and Grants
City of Sacramento
State of California

WCIC Facility
Facility Expansion

$
$
$

325,600
290,000
615,600

$
$
$

All
All
All
All

$
$
$
$
$

12,150
25,000
73,400
7,500
118,050

$
$
$
$
$

One Parcel
One Parcel
Excludes Yellow House
Yellow House

$
$
$
$
$

17,500
16,250
249,000
120,000
402,750

$
$
$
$
$

215,000
60,000
275,000

$
$
$
$
$

17,500
16,250
34,000
60,000
127,750

All
All

$
$
$

67,300
2,700
70,000

$
$
$

67,300
67,300

$
$
$

2,700
2,700

$ 1,206,400 $

988,400

$

218,000

LEAVE PUBLIC LOANS IN PLACE

$

(615,600)

PRIVATE LIABILITIES REMAINING

$

372,800

USE OF SURPLUS PROPERTY

$

(175,000)

BALANCE OF DEBT

$

197,800

CITY INITIAL CONTRIBUTION

$

(150,000)

BALANCE OF LIABILITIES/TAX LIENS
ENVIRONMENTAL REMEDIATION CONTINGENCY
OUTSTANDING LIABILITIES

$
$
$

47,800
25,000
72,800

SECOND CITY CONTRIBUTION

$

(75,000)

FINAL BALANCE

$

(2,200)

Judgments
Mohr
New Home Building Supply
Trace
Lumberjack
Subtotal

Loans
Odbert
Hill
Westmor
Cadle
Subtotal
Taxes
County
Federal
Subtotal
TOTAL

^

325,600
290,000
615,600
^

$
$
$

0%
0%
0%

$
8,150
$
25,000
25,000 $
48,400
1,500^$
6,000
30,500 $ \ 87,550
4,000

67% Settlement accepted -verbal
100% Paid by WCIC
66% Attorney is processing request
80% Waiting for acceptance
74%

100% Placer Title will clear
100% Cloud on Title
,..
14% Accepted - waiting on City letter
50°/ Maximum amount - may return to lender
32%

0% May be some penalties that can be waived
100% WCIC has paid
4%

1,2
,..2,
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rr

Sacramento
Housing &
Redevelopment
Agency

May 3, 2000

Redevelopment Agency of`the
City of Sacramento
Sacramento, California
Honorable Members in Session:
SUBJECT:

Women's Civic Improv'ement Club (WCIC) Workout

LOCATION & COUNCIL DISTRICT
Oak Park Project Area; District 5
RECOMMENDATION
Staff recommends adoption of the attached resolutioris which provide the following:
•

Authorize the Executive Director to receive funds from the City of Sacramento in the
amount of $112,500 and amend the Agency bu^dget to create a new WCIC Workout
project for deposit of these funds. Amend the Agency budget to transfer $112,500
from the Oak Park Development Assistance project\the new WCIC Workout project.
The workout project is related to the Agency loan secured by the WCIC office and
parking lot at 3555 3`d Avenue ("WCIC headquarters"): The workout also
encompasses adjacent parcels owned by WCIC ("Surpl\us Parcels"). Attachment I to
the resolution identifies the WCIC headquarters and surplus parcels.

•

The Executive Director is authorized to approve a person or entity ("Approved
Party") to acquire the Surplus Property. The Approved Party inust have appropriate
development experience, financial capacity, and interest in the revitalization Oak Park
community to reasonably assure the success of the workout project. The Executive
Director is authorized to enter into agreements with WCIC and theApproved Party as
necessary to implement the resolution.

630 1 Street, Sacramento, California 95814
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Women's Civic Improvement Club of Sacramento, Inc.
3555 3rd Avenue
Sacramento, California 95817
(916) 457-8661

April 19, 2000
HAND DELIVERED
Ms. Lauren Hammond
Councilmember, District 5
City of Sacramento
Sacramento, CA

CONTINUED
S" 690^
FROM
a
TO

Dear Ms. Hammond:
RE:

WCIC Work-Out Plan and Request for Financial Assistance

Enclosed for consideration by you and the City Council is a proposed work-out plan for
the WCIC that addresses approximately $600,000 in liabilities - including the impending
foreclosure action.
This work-out plan includes a request for $150,000 from the City in sixty days, and
between $50,000 and $75,000 one year from now if WCIC is successful in implementing
proposed management changes. If the City Council indicates support for this work-out
plan, we will attempt to document all settlement agreements in the next sixty days. If we
are successful in documenting these agreements, we will come back to the City for final
approval of our funding request.
We would appreciate the opportunity to have this item discussed by Council on the
evening agenda of April 25, 2000.
Sincerely,

Dr. Nathaniel White
President

WCIC IS A UNITED WAY AGENCY

APRIL 25, 2000
Request for Financial Assistance
Women's Civic Improvement Club
Submitted to the City Council of Sacramento
REQUEST
The WCIC requests an amendment to the current loan agreement between the City and
WCIC to permit the City to provide further assistance to the WCIC. Furthermore, the
WCIC requests a $150,000 grant from the City of Sacramento to stop an impending
foreclosure action and contribute to the pay-off of $590,000 in liabilities. One hundred
fifty thousand dollars ($150,000) is needed in the next sixty (60) days to cover current
liabilities.
In addition, WCIC requests an additional $75,000 during the next twelve months as
follows:
•$50,000 would be needed in twelve months to clear remaining liabilities and
would be granted only if management reforms satisfy City requirements, and
•$25,000 is needed as a contingency amount for possible environmental
remediation associated with the disposition of WCIC's commercial property.
The total request is for an amount not to exceed $225,000 and will be combined with
WCIC efforts that will generate an additional $500,000 to the work-out.
In return for this assistance, WCIC has agreed to:
1. Eliminate all remaining liabilities through use of surplus assets and negotiated
settlements with lien holders ( approximately $400,000 contribution).
2. Adopt a good neighbor policy drafted by the Sacramento Housing and
Redevelopment Agency
3.

Recruit and change the WCIC Board of Directors at the next scheduled annual
meeting

4. Establish an advisory committee for the Board of Directors that includes a diverse
group of professional disciplines, and obtain $75,000 to $100,000 in grant funds
to provide WCIC with a new full-time management team under the direction of
the Jazmine Group during the next year.
WCIC would like a letter from the City in the next seven days indicating support for this
work-out program, so that the lender initiating the foreclosure action can delay the
property sale for 60 days. During this sixty-day period the various transactions associated
with the work-out (including the new City grant) can be documented and processed
through escrow with the support of legal counsel.
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BACKGROUND
Recent Activities
On January 26, 2000 the WCIC was notified of a foreclosure action associated with a first
mortgage that covered the WCIC Community and Senior Center as well as most of
WCIC's commercial property. The outstanding balance of the mortgage as of today is
$249,000.
Within three weeks of the foreclosure notice, the WCIC requested the services of Bill
Farley to assist with a work-out program for the WCIC. Mr. Farley met with the Board of
Directors of the WCIC on Saturday, February 19, 2000 and was authorized to contact
various lien holders to negotiate settlements. Mr. Farley agreed to donate all time and
expenses associated with this assignment.
On February 22, 2000 the WCIC appeared before the City Council to ask for support in
the work-out proceedings. Council and staff agreed to review the situation with WCIC
and report back to the full City Council within 45 to 60 days.
During the past two months, John Anderson of the WCIC staff and Bill Farley have
worked diligently to contact all lien holders and obtain settlement agreements. These
settlement discussions have resulted in tentative agreements that could reduce the
liabilities by $194,000.
In addition, the WCIC Board of Directors has discussed the sale, lease, or use of WCIC
assets with five parties. Three of these parties have submitted tentative offers to purchase
or lease some or all of the WCIC's surplus assets. Use of these surplus assets could
reduce the liabilities by up to $175,000.
And finally, through a review of the WCIC records, it was verified that WCIC had
satisfied $25,000 in liabilities over the past two years through various fund-raising
efforts.
In early April, Craig De Luz of the Jazmine Group met with members of the WCIC
Board to discuss a proposal to raise funds for a management and fund-raising team during
the first year after the proposed work-out. At the invitation of the Board, Mr. De Luz
submitted a formal proposal to the Board of Directors for consideration. On April 11,
2000 the Board of Directors approved the Jazmine Group proposal in concept and on
April 18, 2000 the Board authorized Mr. De Luz to proceed with implementation of his
proposal.
During these past two months, the WCIC Board of Directors met on six occasions to
receive progress reports and provide direction to Mr. Anderson and Mr. De Luz. Staff
from SHRA has also made themselves available on four occasions and through regular
phone communications to hear status reports.
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WCIC Properties
WCIC owns eleven separate parcels that can be grouped into five categories.
The WCIC facilities and parking lot are located on four parcels. This set of parcels is to
be retained by WCIC to continue operations.
The former Urban League offices and an adjacent lot comprise four individual parcels.
The commercial building is currently rented on a month-to-month basis.
Two single-family dwellings are both located on two separate parcels. One home is in
fair condition (Yellow house) and one home is boarded-up and in disrepair (Blue house)
Separating these two homes is one vacant parcel. The Yellow house is rented on a monthto-month basis.
Exhibit A provides a parcel map of the WCIC holdings.
WCIC Liabilities
First American Title of West Sacramento donated time and expenses to provide a
thorough historical record of all claims against the WCIC assets. The Title Report for the
WCIC properties contained over fifty exceptions. The documents associated with these
fifty exceptions totaled 200 pages.
The exceptions included delinquent loans, court judgments, tax liens, and recapture
agreements for government loans and grants totaling over $1.2 million. Below is an
explanation of each category:
Delinquent Loans
There are four private loans recorded against the WCIC properties totaling $402,750.
The largest note is held by Westmor Partners against all parcels excluding the Yellow
House. Westmor Partners purchased the note from a National Clearinghouse. The
original lender was Combined Mortgage Services. The note was issued in 1987 for an
amount of $175,000 and carried an interest rate of 14.5%. The current balance on the note
is $249,000. Westmor Partners have taken steps to foreclose on the note. They have the
right to sell the property in thirty days.
The second largest note is held by the Cadle Company against the Yellow House. The
Cadle Company purchased the note through a national clearinghouse. The original lender
was Union Bank. The note was issued in 1987 for an amount of $92,000. The current
balance on the note is $120,000. The Cadle Company has not taken steps to foreclose on
the note.
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The final two notes date back to 1977. Placer Title has insured title against the one note
that is a former third trust deed on the vacant lot next to the former urban league building.
Placer Title will be used in any transaction involving this parcel to maintain the current
title insurance. The other note is on one parcel that comprises the WCIC facility and
remains a cloud on title to the WCIC facility.
Public Loans and Restrictions
Public Loans and Restrictions total $615,600
The WCIC has a forgivable loan with the City of Sacramento for $325,600 that was
granted in August 1990. This loan is to be forgiven at the end of 20 years if WCIC
continues providing services at the current facility. It is unclear why this loan is
subordinate to the note held by Westmore Partners. City review of any title insurance
obtained for this note may reveal an explanation. All other documents indicate that the
Westmor Partners note is in first position to sell the WCIC facility after dealing with the
one outstanding note. This City loan includes a provision that precluded the WCIC from
requesting additional financial assistance from the City. This loan agreement may need to
be amended in order for the City to provide additional assistance to the WCIC.
The State of California has a recapture provision in a grant to the WCIC (for construction
funds) in the event that the Senior Center is not used for its stated purposes. This
recapture amount is $290,000.
It is also worth noting that the City of Sacramento has a reversionary interest in one-half
of the parking lot that supercedes the Westmor Partners note. If Westmor forecloses on
the WCIC, the City could reclaim one of the parcels that comprises the parking lot.
Court Judgments
There are three primary Court judgments outstanding against WCIC totaling $93,050.
These judgments are recorded against the WCIC properties - but remain a liability for
WCIC even when a portion or all of their assets are liquidated.
The first is held by Trace Construction in the amount of $73,400. This judgment arose
out of a construction cost overruns on the WCIC facility. The company is out of business,
but there remains creditors actively seeking reimbursement.
The second is held by the Mohr Estate in the amount of $12,150. This judgment is from a
personal loan to the WCIC that was not repaid.
The final judgment is from Lumberjack in the amount of $7,500. It is unclear as to the
origin of this liability.
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Tax Liens
All the properties have property tax delinquencies. The total amount is $67,300.
Work-Out Results
Mr. Anderson and Mr. Farley have been able to obtain the following tentative
commitments based on extensive discussions with all parties:
Note Holders
Westmor partners has agreed to reduce the payoff amount from $244,000 to $215,000.
This reduction results in an effective interest rate for the loan of 8% (reduced from
14.5%)
The Cadle Company has indicated that they could reduce the payoff of their note from
$120,000 to between $40,000 and $60,000. It is possible that the deed to this property
will be transferred to Cadle in-lieu-of-foreclosure. Such a transfer would not impact the
balance of the work-out plan. It has been assumed that this parcel would be sold for the
same amount that is negotiated with Cadle.
No action has been taken on the two other notes. One remains a cloud on the WCIC
facility (we will attempt to remove this in the next 60 days) and one is insured against by
Placer Title.
Judgment Holders
The attorney handling the Trace Construction bankruptcy has recommended acceptance
of a settlement of $25,000. This is a reduction of 66% or $48,400 from the current
judgment amount.
The attorney representing the Mohr Estate has indicated acceptance of a settlement of
$4,000. This is a reduction of $8,150.
No response has been obtained from Lumberjack at this time. It is believed that a
settlement will be accepted for $1,500 of the outstanding balance of $7,500.
Tax Liens
No adjustments to tax liens were pursued. These property taxes will flow back to the
Redevelopment Agency and it is unlikely that any significant relief would be provided on
these claims. WCIC will pursue relief on any penalty assessments.
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Use of Surplus Property
Three tentative offers have been received for the sale or lease of all of the surplus
property. These offers could generate approximately $175,000 towards the pay-off of
outstanding liabilities.
Exhibit B provides a recap of the work-out plan.
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START

CURRENT

REDUCTION % REDUCTION

Debts
Public Loans and Grants
City of Sacramento
State of California

WCIC Facility
Facility Expansion

$
$
$

325,600
290,000
615,600

$
$
$

325,600
290,000
615,600

$
$
$

All
All
All
All

$
$
$
$
$

12,150
25,000
73,400
7,500
118,050

$
$
$
$
$

4,000
25,000
1,500
30,500

$
$
$
$
$

8,150
25,000
48,400
6,000
87,550

67% Settlement accepted -verbal
100% Paid by WCIC I
66% Attorney is processing request
80% Waiting for acceptance
74%

Loans
Odbert
Hill

One Parcel
One Parcel

Westmor
Cadle

Excludes Yellow House
Yellow House

$
$
$

17,500
16,250
249,000

$
$
$

215,000

$
$
$

17,500
16,250
34,000

100% Placer Title will clear
100% Cloud on Title
14% Accepted - waiting on City letter

$
$

120,000 $
402,750 • $

60,000
275,000

$
$

60,000
127,750

$
$
$

67,300
67,300

$
$
$

2,700
2,700

$ 1,206,400 $

988,400

$

218,000

LEAVE PUBLIC LOANS IN PLACE

$

(615,600)

PRIVATE LIABILITIES REMAINING

$

372,800

USE OF SURPLUS PROPERTY

$

(175,000)

BALANCE OF DEBT

$

197,800

CITY INITIAL CONTRIBUTION

$

(150,000)

BALANCE OF LIABILITIES/TAX LIENS
ENVIRONMENTAL REMEDIATION CONTINGENCY
OUTSTANDING LIABILITIES

$
$
$

47,800
25,000
72,800

SECOND CITY CONTRIBUTION

$

(75,000)

FINAL BALANCE

$

(2,200)

Judgments
Mohr
New Home Building Supply
Trace
Lumberjack
Subtotal

Subtotal
Taxes
County
Federal
Subtotal

All
All

TOTAL

oC

$
$
$

67,300
2,700
70,000

-

0%
0%
0%

50% Maximum amount - may return to lender
32%

0% May be some penalties that can be waived
100% WCIC has paid
4%

