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MINUTES 

HAC EXECUTIVE COMMITTEE 
FRIDAY, DECEMBER 6, 2019 

HAC OFFICE 
 
Members present: G. Anders, A. Bias, L. Buxbaum, P. Carey, S. Ferniza, I. Jacobs, D. Lipsetz, T. 

Manning-Beavin, T. Martin Kekahbah, M.L. Mercado, A. Saavedra, I. Sikelianos 
 
Guest: A. Winter 
 
Staff present:  Kristin Blum, S. Booth, S. Charleston, L. George, K. Klusmann, J. McAllister, E. 

Neely, L. Strauss, L. Sutton   
 
CALL TO ORDER 
 
A quorum being present, HAC President M.L. Mercado called the meeting to order at 9:10 a.m. on 
December 6, 2019. 
 
AGENDA 
 
I. Sikelianos moved approval of the agenda as proposed, with “remarks by Chair” corrected to read 
“remarks by President.” G. Anders seconded. The motion carried unanimously. 
 
APPROVAL OF MINUTES 
 
P. Carey moved approval of the minutes of the meeting of June 13-14, 2019. I. Jacobs seconded. The 
motion carried unanimously. 
 
CEO’S REPORT 
 
D. Lipsetz presented his report. In his written report, the first paragraph on HAC’s finances should have 
said HAC closed 2019 within 2.86 percent of its budget target, not .0286 percent. 
 
Comments and discussion: T. Martin Kekahbah asked for more information about the goal of having half 
the attendees be under age 45 at a national rural economic development convention being planned by 
HAC and several partners. D. Lipsetz said that for the recent Rural Women’s Summit, the Rural Assembly 
had made an effort to include more younger people and younger people of color. The planners of the 
economic development conference wanted to change the narrative in policy and the media about what 
rural people look like and what they do. T. Martin Kekahbah said that it is essential for American Indians 
to recognize their sovereignty but many young people do not understand sovereignty. Older people are 
needed to help them learn.  
 
M.L. Mercado added that involving younger people could not come at the expense of addressing the 
issues faced by older people. A balance is needed. P. Carey said the internship program run by the 
California Coalition for Rural Housing, geared towards college students of color, has had a great impact 
there.  
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S. Ferniza asked about HAC’s work related to broadband availability in tribal and rural places. It would be 
interesting if broadband availability could be mapped, similar to how HAC maps poverty. L. George said 
the subject is complex. HAC published an issue of Rural Voices magazine about broadband in fall 2018. 
The Federal Trade Commission has produced a broadband map that is known to be inaccurate.  
 
A. Saavedra said Rural LISC, RCAP and others partnered to develop an app called TestIT that tests 
broadband speeds available at any location. The data collected through the app will help identify 
broadband needs. 
 
S. Booth said there is quite a bit of interest in rural connectivity among members of Congress such as 
Sen. Jon Tester (D-MT) and Rep. Abigail Spanberger (D-VA). HAC has shared the TestIT app with their 
offices. T. Manning-Beavin said Rep. Hal Rogers (R-KY) is also concerned. 
 
T. Martin Kekahbah noted that it would be interesting to know which tribes have good ordinances 
addressing broadband and land use. 
 
LOAN COMMITTEE REPORT 
 
I. Jacobs thanked E. Neely and the Loan Fund staff for providing good reports to the Loan Committee at 
its December 5 meeting. The committee took two actions. First, it approved a loan to Housing America 
Corporation, an experienced self-help developer with a long history of borrowing from HAC and 
repaying its loans. The funds would be used to acquire 51 lots in Arizona for a self-help subdivision. 
 
Second, the committee approved a revolving line of credit for Mountain Projects in North Carolina to 
develop 11 lots for self-help housing. This loan was approved subject to review and approval of the final 
site development plan and budget. 
 
Staff reported to the committee on their progress in addressing delinquent loans, the lending pipeline 
and the portfolio. Their work looked very good. 
 
E. Neely said she welcomed questions or suggestions on the new portfolio report prepared for this 
meeting.  
 
HUD recently notified HAC it was awarded $1.3 million in SHOP 2019 funds. That is HAC’s highest award 
in five years. 
 
One delinquent SHOP borrower repaid its balance, part of which was then sent to HUD. Another 
delinquent SHOP borrower was prepared to repay its loan, but HAC hoped HUD would grant permission 
to reallocate the units.  
 
Comments and discussion: L. Buxbaum said the Loan Committee meeting made clear to her that HAC 
desperately needs more capital. 
P. Carey noted that as HAC builds its capital, its business model gains some new stresses. Underutilized 
capital and no-cost capital are easy to lend out. The risks are greater when HAC borrows capital and 
relends it, because if HAC loses the money it still must repay its own loans.  
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G. Anders said that increasing HAC’s lending is also increasing the return to HAC. This year’s return will 
be $200,000 higher than last year’s, a significant number. HAC’s lending is meeting not only rural areas’ 
needs, but also HAC’s needs. 
 
G. Anders also commented that when HAC calculates its cost of funds it never includes the portion of 
the loan fund that was part of HAC’s original Office of Economic Opportunity funding. That money does 
not cost HAC anything. 
 
I. Jacobs moved and P. Carey seconded acceptance of the Loan Committee report. The motion carried 
unanimously. 
 
FUTURES COMMITTEE REPORT 
 
A. Bias reported that the Futures Committee met on December 5. The committee believed HAC’s 
strategic planning process was a success. It targeted a clear direction for HAC and the committee was 
very upbeat about that direction. The planning process resulted in a document setting out goals and 
objectives, and the staff would identify measurable outcomes. The committee did not see a need to 
continue its work. The board would continue to be involved in monitoring implementation of the plan. 
 
EXEC 2019-2 
 
A Bias said the committee’s recommendation, which constituted a motion, was to accept its report, 
accept the strategic planning goals and objectives, and disband the committee. P. Carey seconded the 
motion. The motion carried unanimously. 
 
Comments and discussion: P. Carey said it was important to recognize that, because of meeting timing, 
the full board did not have as much connection with the strategic planning process as the Executive 
Committee. D. Lipsetz said staff were very aware of that. For that reason, almost the entire board 
attended the June 2019 Executive Committee meeting. He would send another note to the full board 
after this meeting. 
 
M.L. Mercado said that, as a general policy, if the Executive Committee acted on policy or other things 
that normally would require action by the board, it would be helpful to send information to the full 
board about the Executive Committee’s action and to attach copies of relevant items. D. Lipsetz agreed. 
 
FINANCE AND RESOURCE DEVELOPMENT COMMITTEE REPORT 
 
HAC and RHS finances: T. Manning-Beavin reported that at its December 5 meeting the Finance and 
Resource Development Committee reviewed a detailed and helpful report from staff on HAC’s 
unaudited finances as of September 30, 2019. Some elements that were not budgeted drove expenses 
up and HAC did not receive all the revenue that was anticipated, so the year ended within $20,000 of 
the budget. The committee was comfortable with that result. 
 
HAC’s net assets dropped from the end of 2018 to the end of 2019. This happened primarily because 
HAC received restricted revenue in past years that was expended in 2019. Some of the funds were 
passed through to local organizations.  
 
Rural Housing Services, Inc. was making a little money and was not reducing HAC’s resources. 
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Indirect cost rate: T. Manning-Beavin reported that staff decided, and the committee agreed, to book a 
liability because HAC was charging its federal contracts a higher indirect cost rate than it was eligible to 
use. K. Klusmann explained that, based on FY2011, HAC has been using an indirect cost rate of 34.3 
percent. In summer 2019 the Department of Health and Human Services (HHS), which has a contract 
from HUD to administer indirect cost rate matters, contacted her to tell her HAC had not signed a 2015 
letter establishing an indirect cost rate of 31.15 percent. She was not able to find any indication the 
letter had been received, but HAC had no choice about executing it now. 
 
Now staff needed to calculate the difference between the rate HAC charged and the rate it should have 
been charging. For programs HAC is currently operating this is not a problem; staff have made the 
necessary adjustments. For the several that have closed, HAC’s potential liability is $88,000. The auditor 
recommended putting that amount, which is a high-end estimate, on the books until the actual liability 
was calculated. 
 
K. Klusmann said the indirect cost rate in HAC’s FY19 budget was 27 percent because staff were 
deliberate about moving items out of the indirect cost category and allocating them to programs. P. 
Carey noted that the indirect cost rate did not affect costs; it only involved where expenses were 
charged.  
 
G. Anders asked whether there was a guideline for what an indirect cost rate should be. K. Klusmann 
said the Office of Management and Budget recommended a 10 percent de minimus rate, but any 
amount that was submitted and agreed upon is acceptable. D. Lipsetz noted HAC did take the 10 
percent de minimus rate on its National Endowment for the Arts award.  
 
Board designated assets: T. Manning-Beavin reported that staff recommended revisiting the amount of 
assets that were unrestricted but board designated. HAC had unrestricted board designated assets of 
$3,086,185. Of that amount, $1 million was designated for investment. Staff recommended the board 
release the other $2,086,185 from board restriction. The money would remain in the loan fund but 
would be unrestricted and un-board designated. That would help transition to the accounting change 
required for FY20, labeling funds either without donor restrictions or with donor-imposed restrictions.  
 
EXEC-2019-3 
 
The Finance Committee made a recommendation, which served as a motion, that the Executive 
Committee release $2,086,185 from board restrictions, leaving $1 million as board designated funds. G. 
Anders seconded the motion. The motion carried unanimously. 
 
Other financial matters: T. Manning-Beavin reported that HAC unexpectedly received almost $100,000. 
At some point in the past, Morgan Stanley gave HAC 5,000 shares in Urban Partnership Bank. Recently 
Provident Bank purchased Urban Partnership Bank and paid HAC $19.98 per share.  
 
HAC’s FY19 audit would begin in December.  
 
A. Saavedra noted the financial report showed professional consulting fees paid to the Urban Institute 
and Aspen Institute, and asked what work they were doing. D. Lipsetz said the fees were being passed 
through from the Ford Foundation Rural Prosperity Project. They were doing a data scan and research 
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on what entities are doing what work in rural places. He expected results would be available by the next 
board meeting. 
 
Fundraising: J. McAllister covered highlights from her written report.  
 
A. Saavedra asked about efforts to obtain investments in HAC’s loan fund. J. McAllister said the goal was 
to raise $16 million in three years and provided details about some of the lenders HAC was approaching. 
S. Ferniza expressed concern about working with Deutsche Bank. J. McAllister said that their community 
development work was very strong and that, since HAC’s peers partner with them, she did not think a 
relationship with them would reflect badly on HAC. 
 
M.L. Mercado asked whether these lenders’ contributions would be loans. D. Lipsetz said they would. 
Their average interest rate was about 2 percent and HAC was currently getting about 5 percent from its 
borrowers. 
 
L. Buxbaum asked about the loans’ terms. E. Neely explained HAC was more sensitive to rates than to 
terms. One bank confirmed that all the lenders were likely to be willing to renew these loans so long as 
the funds were being used and HAC was paying the interest. G. Anders asked whether HAC might be 
required to draw loans down more quickly than was feasible. E. Neely said HAC would ask the lenders to 
allow a couple of years for deployment. 
 
J. McAllister said she knew the person who would be in charge of national initiatives for Truist, the new 
bank being created by the recently approved Wells Fargo-SunTrust merger. They would be doing a rural 
initiative and would invite HAC to apply. 
 
M.L. Mercado suggested that other foundations might be interested in HAC based on research findings 
showing that housing creates jobs and economic development, and that HAC could look into getting 
involved with corporations whose workers need rental housing. 
 
G. Anders moved and I. Jacobs seconded acceptance of the Finance and Resource Development Report. 
The motion carried unanimously. 
 
GOVERNMENT RELATIONS REPORT 
 
S. Booth covered highlights from her written report.  
 
She said that based on the Rural Preservation Working Group (RPWG) meeting on December 4 she 
believed there was an opportunity for that coalition to develop some requests related to appropriations 
and bring them to the Hill in spring 2020. The Campaign for Housing and Community Development 
Funding was also interested in including any RPWG requests with their requests.    
 
Comments and discussion: S. Ferniza asked whether HAC commented on the Administration’s proposed 
public charge rule. L. George said it did not. I. Jacobs noted this proposal included housing benefits for 
the first time. G. Anders added that USDA’s housing programs were not mentioned; there was general 
agreement that was probably an oversight. D. Lipsetz asked whether the Executive Committee would 
support HAC commenting on this issue. Several members responded they would support HAC 
commenting on the housing aspects of it.  
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TRAINING AND TECHNICAL ASSISTANCE DIVISION REPORT 
 
S. Charleston covered highlights from her written report.  
 
P. Carey noted that Tierra del Sol, listed as receiving technical assistance from HAC, was a relatively high 
capacity organization. S. Charleston said TdS needed help because its housing director retired and the 
group was having some adjustment issues. T. Manning-Beavin asked whether there was a way for Tierra 
del Sol or others to contract with HAC to do some housing work for them. S. Charleston said staff would 
be discussing that topic at its upcoming strategic planning session.  
 
G. Anders asked whether HAC tracks what its TA recipients do after they receive HAC’s assistance. S. 
Charleston said HAC does an assessment on each organization before and after providing TA. 
 
T. Martin Kekahbah asked how HAC defines veterans. She said people who were drafted do not always 
identify as veterans and as a result they do not obtain benefits. S. Charleston said HAC uses the 
Department of Veterans Affairs’ definition. A draftee who fulfilled their draft obligation has veteran 
status. 
 
A. Saavedra asked how much demand there was for the housing counseling course HAC offered 
recently. S. Charleston said HAC provided the course because there was demand for it and would offer 
another if there was additional demand. M.L. Mercado asked for more information. J. McAllister 
explained that the Dodd-Frank Act required individual housing counselors, as well as counseling 
organizations, to obtain certification. The requirement would take effect in August. A. Saavedra said 
there would be a rush for counselors to get certified by August.  
 
A. Bias suggested that if counselors could be contractors rather than employees, HAC could consider 
providing contractor counselors. T. Manning-Beavin said that such arrangements were likely to happen. 
For example, Frontier Housing had counselors and might arrange to provide counseling remotely for 
other organizations. 
 
RESEARCH AND INFORMATION DIVISION REPORT 
 
L. George presented a summary of the Last Outhouse campaign, which would reframe work HAC had 
been doing for 50 years. It was not just an R&I effort, and it would also involve other organizations. It 
was intended to be a marketing and capital campaign to highlight and fund solutions for the 400,000 to 
500,000 U.S. homes that lack adequate plumbing. Half of them are in cities and suburbs, primarily in 
cities.  
 
The general approach involved three steps. First, the campaign would build a partnership around the 
issue. Then it would identify sponsors to provide funding. Finally, implementers would do the work.  
 
Provision of plumbing is related to access to water. This campaign was not intended to minimize 
infrastructure issues and would not impinge on work being done by others. 
 
(The fundraising report presented at this meeting stated that a funding proposal had been submitted to 
the Robert Wood Johnson Foundation. Shortly after this meeting HAC was notified it succeeded in the 
foundation’s first round of review.) 
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Comments and discussion: T. Martin Kekahbah said her father believed a bathroom in a house was 
unsanitary. L. George noted some people are choosing to use outhouses for environmental reasons. The 
campaign would support people making a choice to use an outhouse.  
 
S. Ferniza observed this effort could provide an opportunity for new partnerships with entities such as 
health organizations, plumbers and pipefitters apprenticeship programs, and companies like Procter and 
Gamble that make products like Charmin. L. George said he had been developing such a list and had 
included the American Standard company, which produces toilets. 
 
I. Jacobs added the subject feeds into rural homelessness issues as well. One problem with homeless 
encampments is the lack of fresh water and waste disposal.  
 
G. Anders said fair housing issues are also implicated. HAC might be able to connect with people 
involved in lawsuits against municipalities that extend water and sewer lines to wealthier areas and not 
low-income areas. HAC might also be able to document the extent to which this is a fair housing issue. 
M.L. Mercado said race and ethnicity are involved as well as poverty.  
 
L. George said other related policy issues might include more funding for the Section 504 home repair 
program and revisions to the Section 533 housing preservation grants program.  
 
I. Jacobs suggested HAC could offer assessments and research to local governments and could provide 
consulting to them about solving the issues. 
 
A. Winter asked when the updated Picking Up the Pieces disaster guide would be done. L. George said 
one element of that project was an issue of Rural Voices magazine about disasters, which was complete 
and featured a lead article by I. Jacobs. He hoped to have the disaster guide completed by August, 
before storm season. He noted that Wells Fargo was funding this effort, thanks to C. Wright. 
 
G. Anders requested an update on RSquared, R&I’s fee-for-service work. L. George said the first 
engagement was completed and had been a good learning experience. There were three prospective 
customers in the pipeline, better aligned with HAC’s traditional customers. HAC was also selling data it 
would have given away in the past, and recently sold a dataset to Kaiser Health News. He did not think 
staff had the capacity to do much more while working on Taking Stock.  
 
OTHER BUSINESS 
 
L. Buxbaum asked whether draft meeting agendas could be made available earlier than meeting packets 
because they were helpful for making travel arrangements. D. Lipsetz committed to doing so. Everyone 
agreed they would understand an advance agenda might be amended as meeting planning progressed. 
 
D. Lipsetz apologized for some difficulties involving travel and hotel reservations for this meeting. He 
told attendees to save his cell phone number in their phones and to contact him 24/7 if there were 
problems. If someone did get stuck somewhere, HAC would cover the cost of resolving the situation.  
 
E. Neely introduced Kristin Blum, HAC’s new Senior Loan Officer, and described her as an amazing 
addition to the staff. 
 
ADJOURNMENT 




