
 

   

CITY OF DAVIS 
2009-2010 HOME INVESTMENT PARTNERSHIPS PROGRAM APPLICATION   

 
 
Organization Name:    Yolo Mutual Housing Association                                                                 
 
Street Address:  3451 Fifth Avenue Sacramento, CA 95817  
Mailing Address: 3451 Fifth Avenue Sacramento, CA 95817 
E-mail Address: rachel@mutualhousing.com  
Phone Number: (916) 453-8400  
Fax Number:  (916) 453-8401 

 
Contact: Rachel Iskow       Address:      3451 Fifth Avenue Sacramento, CA 95817  
Phone:  (916) 453-8400 ext 24 
 

(Be sure to list the best contact to get information to the organization as quickly as 
possible.) 

 
 

Total Proposal Request:  $100,000                                    
 
 

Is the applicant claiming status as a Non-Profit Community Housing Development 
Organization (CHDO)?  (Applicants will be required to provide qualifying 

documentation) 
 

    _X _ Yes  ____   No 
 
 

HOME Eligible Activities Category: Rental Housing Development 
                                                                  (See List A) 
 

National Objective Compliance/Low and Mod Benefit:  Low and Very Low Income 50% 
and 60% 

                                                                                                               (See List B) 
 

City Council Identified Critical Needs:  (See List C) 
 

1) Development of Affordable Housing 
2) Housing for Very Low Income Residents   
3) ________N/A    _________ 

 
Beneficiary Information: 

 
86 Residents Total number of beneficiaries in proposed project 

 86 Residents Number of beneficiaries in proposed project to be served with HOME funds 
  100    Percentage of the HOME beneficiaries with low, low/moderate income  
$1162   Cost ($) per HOME beneficiary (HOME Request/HOME Beneficiaries) 



 

   

                                               PROJECT NARRATIVE 
 
a.  Need  

 
In March of 1998 the Twin Pines community was completed and opened to provide affordable homes to 
very low and low income-households to help address the greatest housing need for one-, two- and three-
bedroom multifamily units in the Davis community. The development consists of 36 affordable housing 
units, and currently houses 86 residents. YMHA currently operates four affordable housing communities 
in Davis. Approximately 400 households have submitted applications for those developments and are 
now on the waiting list. 
 
  
b.  Benefit   
 
The property addresses a wide array of housing needs in the City of Davis, with special emphasis on 
housing for low income households and much needed two-bedroom units. All units will be affordable to 
households with incomes under 60% of median income, with half of them affordable to households with 
incomes below 50% AMI.  
 
The property offers a wide range of amenities, which includes a private laundry room in each unit 
with both washers and dryers provided to the residents, dedicated parking, ample bike parking, a 
children’s play area, outdoor gathering space, basketball hoop, a community garden, and a solar 
heated pool located near the community building. The community center includes a kitchen area, fire 
place, large meeting/all purpose room for resident activities and meetings, a manager’s office, and 
ADA accessible restrooms.   
 
 
c.  Other Resources and Collaboration 
 
A total award of $155,000 was committed by NeighborWorks® America to Sacramento Mutual Housing 
Association to loan into the  project. , yet has been recently reassigned by the NeighborWorks® America 
organization. Due to NeighborWorks® America’s previous commitment of funds to the project, SMHA 
anticipates being re-awarded the same amount  in the fall of 2009 for the project. These funds will 
leverage the $100,000 request, and will be loaned into the project for costs related to the rehabilitation of 
the Twin Pines community.   
 
 
d.  Organizational Capacity   
 
Yolo Mutual Housing Association (YMHA) owns Twin Pines.  It is managed by Jon Berkley Property 
Management which specializes in managing affordable housing developments.   Sacramento Mutual 
Housing Association (SMHA), as an affiliate of YMHA, provides staffing to YMHA, including asset 
management services, construction oversight, and community organizing support.  The CEO/Executive 
Director of SMHA is also the Executive Director of YMHA.   
 
YMHA began in 1995 as Davis Mutual Housing Association. Since that time the organization has 
developed four mutual affordable housing complexes located in Davis, CA. All YMHA housing units are 
designated as low-income units. 
 
SMHA was incorporated in 1988 and was formed as a partnership of neighborhood residents, business 
representatives, housing advocates, and local government officials dedicated to improving housing 



 

   

opportunities for lower income families. SMHA continues to have a high level of local support.  
 
In March of 2008 Sacramento Mutual Housing Association legally affiliated with  Yolo Mutual Housing 
Association.  Together, these non-profits  now operate over six hundred units of affordable housing in 
14 mutual housing communities, housing over 2,500 low income individuals. SMHA staff organizers 
provide leadership development support to resident leaders who are active in increasing the participation 
of other residents. The goal of Mutual Housing organizing is to encourage the involvement of all 
residents in operating the specific sites, working in the community, and providing leadership in the non 
profit  organizations. This involvement enables residents to work together to more effectively identify 
solutions and resources which will strengthen communities and build safe, healthy neighborhoods. 
 
Rachel Iskow, Executive Director  of YMHA and SMHA, has twenty  years of experience in community 
development and nonprofit leadership, including mutli-family housing development, community 
organizing, and administration of nonprofit corporations. Her development experience includes new 
construction, including several tax-credit developments in urban and rural Northern California, and 
acquisition and rehabilitation of several bank-and-HUD-REO’s. Ms. Iskow holds an M.A. in Urban 
Planning from the University of California at Los Angeles, and a B.A. from the University of California 
at Berkley.  



 

   

SCOPE OF SERVICES 
 
a.  Project Description   (Activity Summary:  Describe the activities of the proposed budget) 
 
The proposed project consists of exterior renovation of the Twin Pines affordable housing property.  
This property is a 36 unit multi-family apartment complex contained in eight buildings on a 2.65 acre site. 
The unit mix of the property consists of 10 one bedroom units, 14 two bedroom units, and 12 three 
bedroom units. The eight buildings are designed in courtyards to create community and daily interaction. 
Each building is separated by parking areas which are internal to the site. The parking spaces are covered 
spaces designated to each unit.  
 
The project will involve moderate rehab to the exterior of the property. This includes replacing 
deteriorated exterior wooden railings to the balconies, patios and staircases, repairs to damaged exterior 
concrete walkway, iron sanding and painting to exterior iron fencing, re-stripping and signage to paving 
and parking area, and replacement of interior flooring to the properties community room.  
 
While YMHA has maintained the project to the best of its ability, given the low rents, high debt service 
on the mortgage, and the resulting tight maintenance budget, much of the exterior care has been deferred 
to ensure that the unit interiors have remained safe, attractive and habitable for residents.  The 
improvements will contribute to the life of the buildings, pride of residents, and neighborhood good-will.   
 
 
b.  Target Group 
 
Twin Pines has been addressing the need for affordable housing in the Davis community, which lacks 
two-bedroom units affordable to households earning 60% AMI and below. The project provides 36 
apartment units with a unit mix consisting of 10 one bedroom units, 14 two bedroom units, and 12 
three bedroom units. Half of the units are targeted to low income families, while the remaining half 
are targeted to very low income families. 
 
 
c.  Outreach    
 
According to a 2008 vacancy and rental rate survey conducted by the Student Housing department at UC 
Davis,   the apartment vacancy rate in the city of Davis declined to 0.7 percent in the fall of 2007, and 
rental rates rose by an average of 4.18 percent. At the end of 2006, the City of Davis, with the assistance 
of SMHA, conducted a market analysis of the city’s affordable housing stock.  The identified need was 
greatest from family households with two to three children. 
   
While there is a long waiting list for YMHA housing, a fair housing marketing campaign is conducted a 
minimum of once a year.  Out reach to low income households is conducted through newspaper ads and 
fliers to agencies serving low income individuals.  Affirmative marketing is conducted to Davis residents 
and workers. 
 
 
 



 

   

PERFORMANCE SCHEDULE 
 

(Prepare a Work Plan for implementation/completion of the services and activities identified in the Scope of Services.) 

 
 
Work Plan    (Identify activities and completion dates) 
 
 

List Activity Completion Date 
Rehab Exterior Wooden Railings      July 2010 
Repair concrete walkways       July 2010 
Repair Iron Fencing        July 2010 
Restriping and signage to parking area     August 2010 
Replace flooring in Community Room     June 2010 

 
 
 

PERFORMANCE  MEASUREMENTS 
 
 

ACTIVITY 
(What the program does to fulfill its mission) 

INDICATOR 
(The direct products of program activities)  

Service #s 

OUTCOME 
(Benefits that result from the program) 

 
Rehab Exterior Wooden 
Railings 
 
 
 

The  rehab contractor will 
have removed and replaced  
deteriorated wooden railings 
throughout exterior of 
structure. 

Improve quality, appearance  
and safety of decks and 
stairways. 

Repair Concrete Walkway 
 
 
 

Damaged walkways will have 
been demolished and 
replaced by new concrete 
walkways.   

Eliminate tripping hazards 
and improve appearance, and 
increase  safety and 
accessibility of residents and 
guests.  

Repair Iron Fencing 
 
 
 

All iron fencing will be sanded 
down and  re-painted. 

Improve appearance of 
community, and increase 
pride of residents 

Restriping and signage to 
parking area 
 

Parking areas will have been 
re-painted, striped, and new 
signage installed throughout. 

Improve appearance of 
community and make parking 
rules easier to monitor and 
enforce.  

Replace flooring in 
Community Room 
 
 
 

 All carpet in the property’s 
community room will have 
been  replaced with new 
carpeting. 

Improve appearance of 
common area for community, 
increase use by residents 
Prevent accelerated 
deterioration and prevent 
tripping hazards. 

 



 

   

CITY OF DAVIS 
HOME INVESTMENT PARTNERSHIPS PROGRAM 

 
 

BUDGET SUMMARY FOR PROPOSED CAPITAL PROJECT* 
 

Budget Category 
Proposed Project Other Sources Total 

Project Development 
     Wages and Salaries 
     Fringe Benefits 
     Materials 
     Other Costs:  
         SMHA Project Management 
 

  
 
 
 
 
26,000 

 
 
 
 
 
26,000 

Land Acquisition 
 

   

Design 
     Consulting Fees 
     Materials 
     Other Costs 

   

Final Development 
     Wages and Salaries 
      Fringe Benefits 
     Materials 
     Soft Costs 
           Carrying Costs 
           Fees 
           Permits 
     Other Costs 

   

Renovation or Construction 
     Electrical 
     Plumbing 
     Heating 
     Interior Rehabilitation 
     Exterior Rehabilitation 
     Grounds 
     Improvements 
     Framing 
     Rough 
     Finish  

 
 
 
 
2,000 
98,000 
 
 
 
 
 

 
 
 
 
 
129,000 
 

 
 
 
 
2,000 
227,000 
 
 
 
 
 

Maintenance 
     Grounds 
     Other Maintenance 

   

 
TOTAL PROJECT BUDGET 

100,000 155,000 255,000 

 
*  Please revise this form and annotate budget items as needed. 
 
 

REQUIREMENTS:  All applicants are requested to submit a copy of their Operating Budget. 
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