
MEMORANDUM

Date: February 10, 2026

To: Mayor and City Council 

From: Gerry Beaudin, City Manager

Subject: 2024 Operating Deficit at Parkview – Repayment from 2025 Surplus Cash

The Loan Agreement and Ground Lease between the City of Pleasanton and BLP Partnership, 
Inc. (BLP), the owner of The Parkview, allows the City to administratively approve using the 
projected surplus cash ($480,000) for 2025 to cover the 2024 operating deficit of $429,824. This 
memo provides the Council with information and awareness about this action.

Background
The Parkview was completed in December 2006 and placed in service in January 2007 as a 
mixed-income residential care senior community. BLP is controlled by BRIDGE Housing, and 
as the owner of the property, provides oversight of some aspects of the facility’s operations and 
finances.

The City has a 55-year ground lease for the property that will expire in 2060. Of the total 105 
units, 20 units are reserved for memory-impaired residents. Due to the City’s participation in the 
granting of the ground lease and other financing, the property is subject to a Regulatory 
Agreement through September 21, 2060, that restricts 33 of the units as lower-income (23 units 
at 50% area median income (AMI) and 10 units at 25% AMI).

The COVID pandemic significantly affected The Parkview, as the vacancy rate at the property
increased significantly and personnel and supply (e.g., personal protective equipment) costs 
skyrocketed during the pandemic. Consequently, The Parkview has been operating at a deficit 
for the past several years.

On June 21, 2022, BLP requested to withdraw $188,144 from its operating reserves to cover its 
operating deficit for calendar year 2021. After consulting with the City Attorney Office, the City 
administratively approved BLP’s request (i.e. the City Manager signed an approval letter) after it 
was determined that The Parkview’s Operating/Management Reserve Deposit for the year 
ending December 31, 2021, as defined in Section 2.3(a)(viii) of the Loan Agreement between the 
City and BLP Partnership, Inc., dated September 1, 2005, as amended (the “Loan Agreement”),
may be used to cover the project’s operating deficit for “extraordinary operating costs.” BLP also 
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obtained City Council approval to withdraw from its operating reserves to cover its operating 
deficit in calendar years 2022 ($701,935) and 2023 ($891,002).  
   
While The Parkview has worked diligently to lower its vacancy rate, the property still had a 
$429,824 operating deficit in 2024. Since then, the property has significantly increased its 
monthly income, largely due to increase occupancy from 90% in 2024 to 95% in 2025. The 
Parkview is projecting an excess cash amount of approximately $480,000 for 2025. 
 
Discussion 
Instead of requesting to again withdraw from The Parkview’s operating reserves, BLP is now 
requesting to cover its $429,824 operating deficit for 2024 by using its 2025 excess cash. 
  
The City provided The Parkview with a $2,490,000 interest-only loan in 2005. This loan has a 
10% simple interest, with annual interest-only payments from available excess/distributable cash 
and an annual maximum payment of $249,000. The Loan Agreement also stipulates that any 
unpaid interest and principal due upon maturity in September 2060 shall be forgiven subject to 
certain conditions. Since BLP will use most of its 2025 excess cash to cover its 2024 operating 
deficit rather than repaying the City’s soft loan, it will only be able to use the remaining $50,000 
to pay down the City’s soft loan. 
  
City staff has consulted with outside legal counsel at Burke, Williams & Sorensen (BWS), BWS 
has agreed that “extraordinary operating costs specifically approved in writing by the City” as 
defined in 2.3(a)(ii) of the attached Loan Agreement, allow excess cash to cover operating 
deficits. 
 
BWS also advised that Section 6.14 of the Loan Agreement gives the City the ability to approve 
BLP’s request administratively by the City Manager, which would be consistent with the City 
administratively approving the original request in 2022. 
  
Next Steps 
The City will administratively approve BLP’s request to direct its 2025 excess cash to cover its 2024 
operating deficit. The Parkview appears to have finally recovered from the financial strains of the 
COVID pandemic and stabilized its financial position. The property is projecting approximately 
$600,000 in surplus cash for 2026.  
 
Attachment: Loan Agreement 

 










































































