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PUBLIC NOTICE 

AGENDA 
MEETING OF THE STATE BOARD OF FINANCE 

October 26, 2021 

10:00 A.M. 

Locations: 

Via videoconference at the following locations: 

Old Assembly Chambers  

Capitol Building, Second Floor Grant Sawyer State Office Building 

101 N. Carson Street 555 E. Washington Avenue, Suite 5100 

Carson City, NV 89701 Las Vegas, NV 89101 

Agenda Items: 

1. Roll Call

2. Public Comment

Comments from the public are invited at this time.  Pursuant to NRS 241.020(3)(d)(7), the

Board intends to limit to 3 minutes the time for an individual to speak and may impose

reasonable restrictions on place or manner for such comment. No restriction will be

imposed based on viewpoint.  Comments will only be received on matters relevant to the

Board’s jurisdiction.  The Board may discuss but is precluded from acting on items raised

during Public Comment that are not on the agenda.

3. For discussion and possible action: on the Board of Finance minutes from the meeting

held on June 8, 2021. 

 Presenter:  Tara Hagan, Chief Deputy Treasurer 
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4. For discussion and possible action: on the Nevada Housing Division’s request to approve

the Administrator’s Findings of Fact pertaining to the issuance of up to $25,000,000 of

Multi-Unit Housing Revenue Bonds (Vintage at Washington Station), for the purpose of

construction of a 205-unit senior affordable housing rental project in Reno, Nevada. The

project owner/developer will be a limited partnership, which will consist of entities owned

by Vintage Housing Development and Aegon Asset Management, who will be the equity

investor limited partner. Approval of the Board of Finance is required pursuant to NRS

319.270(4).

Presenter:  Stephen Aichroth, Administrator, Nevada Housing Division

5. For discussion and possible action: on the Nevada Housing Division’s request to approve

the Administrator’s Findings of Fact pertaining to the issuance of up to $42,000,000 of

Multi-Unit Housing Revenue Bonds (Southwest Village Apartments), for the purpose of

acquisition and rehabilitation of a 332-unit affordable housing rental project in Reno,

Nevada. The project owner/developer will be a limited partnership, which will consist of

entities owned by Lincoln Avenue Capital and Aegon USA Realty Advisors, LLC who will

be the equity investor limited partner. Approval of the Board of Finance is required

pursuant to NRS 319.270(4). This project had originally applied and was approved by the

Board of Finance at the May 2021 meeting. Due to material changes in the project’s

financing, including being awarded more than 60 Federal Veterans Affairs Supportive

Housing (VASH) vouchers, the Division requested the Developer to submit a new

application and forego the prior approval.

Presenter:  Stephen Aichroth, Administrator, Nevada Housing Division

6. For discussion and possible action: on the Nevada Housing Division’s request to approve

the Administrator’s Findings of Fact pertaining to the issuance of up to an additional

$1,000,000 of Multi-Unit Housing Revenue Bonds (Summit Club/Inova Apartments), for

the purpose of completion of construction of a 584-unit affordable and market-rate housing

rental project in Reno, Nevada. The project owner/developer is Summit Club Apartments

LLC who is represented by Robert Klein, President of Klein Financial Corporation on

behalf of DWF V Summit Club Holdings, LLC. Approval of the Board of Finance is

required pursuant to NRS 319.270(4). This project was originally approved by the Board of

Finance in May of 2016. Due to substantial material changes in the project’s construction

costs, the Developer is requesting the Division to issue additional tax-exempt debt in order

to complete the project.

Presenter:  Stephen Aichroth, Administrator, Nevada Housing Division

7. Receive and discuss a report on bond expenditures as of June 30, 2021.

Presenter: Tara Hagan, Chief Deputy Treasurer
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8. For discussion and possible action: on the issuance of general obligation bonds by the

State of Nevada. 

a. Discussion and possible action on a resolution designating the "2021A Capital

Improvement and Refunding Bond Resolution"; authorizing the issuance and sale of

the State of Nevada, General Obligation (Limited Tax) Capital Improvement and

Refunding Bonds, Series 2021A, in the aggregate principal amount not to exceed

$135,000,000; providing the purpose for which such bonds are issued, the form,

terms, and conditions of such bonds and other details in connection therewith;

providing for the levy and collection of annual general (ad valorem) taxes for the

payment of such bonds; and providing other related matters.

b. Discussion and possible action on a resolution designating the "2021B Natural

Resources Bond Resolution"; authorizing the issuance and sale of the State of

Nevada, General Obligation (Limited Tax) Natural Resources Bonds, Series 2021B,

in the aggregate principal amount not to exceed $15,000,000; providing for the

purpose for which such bonds are issued, the form, terms, and conditions of such

bonds, and other details in connection therewith; providing for the levy and collection

of annual general (ad valorem) taxes for the payment of such bonds; and providing

other related matters.

c. Discussion and possible action on a resolution designating the "2021C Open Space,

Parks and Natural Resources Bond Resolution"; approving the issuance of the State

of Nevada, General Obligation (Limited Tax) Open Space, Parks and Natural

Resources Bonds, Series 2021C, in the aggregate principal amount not to exceed

$8,000,000; providing for the purpose for which such bonds are issued, the form,

terms, and conditions of such bonds, and other details in connection therewith;

providing for the levy and collection of annual general (ad valorem) taxes for the

payment of such bonds; and providing other related matters.

d. Discussion and possible action on a resolution designating the "2021D Open Space,

Parks and Natural Resources Bond Resolution”; approving the issuance of the State

of Nevada, General Obligation (Limited Tax) Open Space, Parks, and Natural

Resources, Series 2021D, in the aggregate principal amount not to exceed

$7,000,000; providing for the purpose for which such bonds are issued, the form,

terms, and conditions of such bonds, and other details in connection therewith;

providing for the levy and collection of annual general (ad valorem) taxes for the

payment of such bonds; and providing other related matters.

e. Discussion and possible action on a resolution designating the "2021E Safe

Drinking Water Revolving Fund Matching and Refunding Bonds Approval

Resolution"; approving the issuance of the State of Nevada, General Obligation

(Limited Tax) Safe Drinking Water Revolving Fund Matching Bonds, Series 2021E,

in the aggregate principal amount not to exceed $7,000,000.

f. Discussion and possible action on a resolution designated the "2021F Water

Pollution Control Revolving Fund Matching and Refunding Bonds Approval
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Resolution"; approving the issuance of the State of Nevada, General Obligation 

(Limited Tax) Water Pollution Control Revolving Fund Matching Bonds, Series 

2021E, in the aggregate principal amount not to exceed $5,000,000. 

Presenter: Jeff Landerfelt, Deputy Treasurer, Debt Division 

9. For discussion and possible action: (a) regarding the State Treasurer’s quarterly

investment report for the quarter ended June 30, 2021, and (b) to approve or disapprove the

Treasurer’s investment policies for the General Portfolio and the Local Government

Investment Pool (LGIP). Approval of the Board of Finance is required pursuant to NRS

355.045.

Presenter:  Tara Hagan, Chief Deputy Treasurer

10. Public Comment.

Comments from the public are invited at this time.  Pursuant to NRS 241.020(3)(d)(7), the

Board intends to limit to 3 minutes the time for an individual to speak and reserves the right

to impose other reasonable restrictions on place or manner for such comment. No

restriction will be imposed based on viewpoint.  Comments will only be received on

matters relevant to the Board’s jurisdiction.  The Board may discuss but is precluded from

acting on items raised during Public Comment that are not on the agenda.

ADJOURNMENT 

Notes: 

Items may be taken out of order; items may be combined for consideration by the public body, 

and items may be pulled or removed from the agenda at any time. 

Prior to the commencement and conclusion of a quasi-judicial proceeding that may affect the due 

process rights of an individual, the Board may refuse to consider public comment.  See NRS 

233B.126. 

The State Board of Finance is pleased to make reasonable accommodations for persons with 

physical disabilities. Please call (775) 684-7109 if assistance is needed.   

Tara Hagan, Secretary to the Board may be contacted at (775) 684-5600 to obtain copies of 

supporting materials, which are available to the public at 101 N. Carson St., Suite 4, Carson City, 

NV 89701.   

THIS AGENDA HAS BEEN POSTED IN THE FOLLOWING PUBLIC LOCATIONS: 

• Capitol Building, 1st & 2nd Floors, Carson City, Nevada

• Legislative Building, Carson City, Nevada

• Nevada State Library, Carson City, Nevada

• Blasdel Building, Carson City, Nevada

• Grant Sawyer Building, Las Vegas, Nevada

Also online at: http://www.nevadatreasurer.gov/Finances/Board/BOF_Home/ and 

https://notice.nv.gov/ 
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STATE BOARD OF FINANCE 
June 8, 2021 – 1:00 PM 

Summary Minutes 

Location: 
Via videoconference at the following locations: 

Old Assembly Chambers Governor’s Office Conference Room 
Capitol Building, Second Floor 555 E Washington Avenue, Suite 5100 
101 N. Carson Street Las Vegas, NV 89101 
Carson City, NV 89701 

Governor Sisolak called the meeting to order at 1:00 pm. 

Board members present: 
Governor Steve Sisolak – Carson City 
Treasurer Zach Conine – via telephone 
Controller Catherine Byrne – Carson City 
Teresa Courrier – via telephone 
Brian Sagert – via telephone 

Others present: 
Tara Hagan: Treasurer’s Office 
Kim Shafer: Treasurer’s Office 
David Pope: Attorney General’s Office 
Steve Aichroth: Nevada Housing Division 
Michael Holliday:     Nevada Housing Division 
Timothy Wray: Fairfield Residential Affordable Housing 
Hassan Chaudhry: Foresight Companies, Ltd 
Fred Eoff: PFM Financial Advisors, LLC 

Agenda Item 2 – Public Comment. 

No public comment in Carson City or Las Vegas. No written public comment. 

Agenda Item 3 – For discussion and possible action – on the Board of Finance minutes from 
the meeting held on May 11, 2021. 

Treasurer Conine moved to approve the minutes. Motion passed unanimously. 

Agenda Item 4 – For discussion and possible action: on the Nevada Housing Division’s request 
to approve the Administrator’s Findings of Fact pertaining to the issuance of up to $36,000,000 of 
Multi-Unit Housing Revenue Bonds (Woodcreek Apartments), for the purpose of acquisition and 
rehabilitation of a 232-unit affordable housing rental project in Las Vegas, Nevada. The project 
owner/developer will be a limited partnership, which will consist of entities owned by FRH 
Woodcreek, LLC and Raymond James Tax Credit Funds, Inc. who will be the equity investor 
limited partner. Approval of the Board of Finance is required pursuant to NRS 319.270(4). 
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Mr. Aichroth presented the Nevada Housing Division’s request to approve the Administrator’s 
Findings of Fact pertaining to the issuance of up to $36,000,000 of multi-unit housing revenue 
bonds for the Woodcreek Apartments. He noted that the bonds will be used for the acquisition 
and renovation of a 232-unit affordable family apartment complex in central Las Vegas, Nevada. 
The rental housing will serve 232 households at or below 60% of the area median income. He 
noted the project was originally built in 1978. The project is anticipated to provide over $75,000 
per unit in renovation costs which include upgrades in the interior, energy conservation, along 
with new cabinets, countertops, appliances, and fixtures. He noted the development team is led 
by Fairfield Affordable Housing who is new to Nevada, but the firm has acquired and renovated 
over 150,000 units nationally. Mr. Holliday explained the financial structure and stated this 
project is under a HUD 223(f) loan which will be the construction and permanent financing. He 
noted the division’s bonds will be fully collateralized the entire time they are outstanding. The 
bonds will trigger $22 million in Low-Income Housing Tax Credit (LIHTC) equity from the 
private sector which will be publicly offered. 

 
Member Courrier questioned if the contingency of 6% is sufficient with the rising construction 
costs. 

 
Mr. Holliday stated that the lumber costs have been increasing exponentially, however, the 
contingency has been standard with the deals offered. 

 
Mr. Tim Wray from Fairfield Residential Affordable Housing confirmed that the 6% 
contingency is less of an issue with this property and should suffice. 

 
Treasurer Conine moved to approve Agenda Item 4. Motion passed unanimously. 

 
Agenda Item 5 – For discussion and possible action: on the Nevada Housing Division’s 
request to approve the Administrator’s Findings of Fact pertaining to the issuance of up to an 
additional $2,000,000 of Multi-Unit Housing Revenue Bonds for a total not to exceed 
$20,000,000 (Lake Mead West Apartments), for the purpose of construction of a 156-unit 
affordable housing rental project in North Las Vegas, Nevada. The project owner/developer will 
be a limited partnership, which will consist of entities owned by Foresight Companies, Ltd. The 
Richman Group will be the equity investor limited partner. Approval of the Board of Finance is 
required pursuant to NRS 319.270(4). The Board Approved the original request of $18,000,000 
of Multi-Unit Housing Revenue Bonds at its November 10, 2020, meeting. 

 
Mr. Aichroth presented the Nevada Housing Division’s request to approve the Administrator’s 
Findings of Fact pertaining to the issuance of up to $20,000,000 of multi-unit housing revenue 
bonds for the Lake Mead West Apartments. He noted that the bonds will be used for the acquisition 
and renovation of a 156-unit affordable family apartment complex in North Las Vegas, Nevada. 
He stated the Findings of Facts for this project were previously approved by the board in November 
of 2020 for $18,000,000. Due to unforeseen circumstances, the project needs an additional 
$2,000,000 in private activity bonds from the State. Mr. Holliday stated there are significant 
changes to the project costs related to the recent increases in the cost of lumber. He noted the 
developer is required to meet the 50% threshold set by the Internal Revenue Service (IRS) to 
qualify for the tax credits. The project costs have gone up to $4.4 million which leads to the total 
cost of $39,000,000. The original request would not qualify for 50% of the base, therefore 
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the request generates $15.6 million in LIHTC equity. He explained that the borrower has changed 
the construction plan to rely on structural steel to reduce the use of lumber. 

Governor Sisolak asked why there has been a delay and when the project is intended to start as it 
has been seven (7) months since the approval of the project. 

Mr. Hassan Chaudhry from Foresight Companies, Ltd. explained that in November the lumber 
prices were around $680 for 2-by-4’s, and in March the final bid was about $1,100. Since then, 
they brought a new structure engineer that has valued construction costs from $5,000,000 down to 
now $2,000,000. He noted the timeline now is to close financing by August 26, 2021. 

Governor Sisolak expressed his concern about the timeframe that it has taken to get the project 
started as the funds and staff have been on hold which could have been avoided if the project had 
started sooner. 

Mr. Chaudhry explained that they have been committed since August of 2019 to this project. He 
stated that the pandemic put a six (6) month delay during the last year as they were going through 
the finance process. He noted based on logistical issues, production issues, and COVID-19 related 
matters pushed them back nine (9) months out from their original close of finance. He explained 
that the   entire team is now on-board including contractors, the Housing Division, and investors. 
They are        targeting the 26th of August to close financing and break ground on the 30th of August. 

Governor Sisolak wanted to ensure that the project will be ready to go. 

Mr. Chaudhry explained that they are going through the bidding process again which will take 30 
days to get the final bid to contract by June 22, 2021. He stated that all permits have been approved 
and by mid-July, they will have the permits in action. 

Treasurer Conine asked if they would need to obtain a new permit when switching from wood to 
steel for a structural basis. 

Mr. Chaudry explained that they would not need to re-permit as they are submitting a new 
structural design and architectural plan for approval from the city which takes about eight to 12 
weeks.  

Controller Byrne moved to approve Agenda Item 5. Motion passed unanimously. 

Agenda Item 6 – For discussion and possible action: (a) regarding the State Treasurer’s 
quarterly investment report for the quarter ended March 31, 2021, and (b) to approve or 
disapprove the Treasurer’s investment policies for the General Portfolio and the Local 
Government Investment Pool (LGIP). Approval of the Board of Finance is required pursuant to 
NRS 355.045. 

Ms. Shafer presented the report for the General Portfolio and Local Government Investment 
Pool (LGIP) for period ended March 31, 2021. She noted the 10-year Treasuries increased more 
than 80 basis points to close the quarter at 1.74% with minimal movement on the short end of the 
Treasury Yield Curve which dropped to 7 basis points under 1 year. She noted LGIP has 
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total assets under management of $2.4 billion with a yield to maturity of 0.252% which 
is           approximately 10 basis points more than the benchmark yield of 0.15%. 

 
She noted the General Portfolio market value was $3.68 billion with 92% managed           internally 
and 8% managed externally with the overall portfolio yield to maturity at 0.647%. She 
concluded her report noting the fiscal year from 2018 to current distributed approximately $20 
million from the earnings of the General Portfolio. 
 
Member Sagert moved to approve Agenda Item 6. Motion passed unanimously. 

 
Agenda Item 7 - Public Comment 

No public comment in Carson City or Las Vegas.  

Meeting adjourned at 1:35pm.  
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State of Nevada

DEPARTMENT OF BUSINESS & INDUSTRY 
Housing Division

1830 E. College Parkway, Suite 200 
Carson City, NV 89706 

 DATE: October 12, 2021 

TO:  State Board of Finance 

AGENDA ITEM: Approval of the Findings of Fact of the Administrator of the Nevada 
Housing Division concerning the Multi-Unit Housing Revenue Bonds 
(Vintage at Washington Station Senior Apartments)   

PETITIONER:  Steve Aichroth – Administrator, Nevada Housing Division 

_ _ _ _ _ _ _

A. Time and Place of Meeting:

10:00 p.m., Tuesday, October 26, 2021, at the Old Assembly Chambers of the Capitol
Building, 101 N. Carson Street, Carson City, Nevada 89701.

B. Matter to be reviewed:  The Findings of Fact (Findings) of the Administrator of the Housing
Division concerning the Multi-Unit Housing Revenue Bonds (Vintage at Washington Station
Senior Apartments).

C. The Findings relate to the issuance of up to $25,000,000 in multi-unit housing revenue bonds
to provide an affordable housing opportunity for construction of a 205-unit senior apartment
complex in Washoe County located at 260 Winter Street in Reno, NV (the Project).

D. The Housing Division will issue up to $25,000,000 of multi-unit housing revenue bonds
which will be structured in two phases, Construction Phase and Permanent Phase. The
Construction Phase loan amount will be approximately $29,300,000 of which $25,000,000
will be funded by Division bond Proceeds.  Loan proceeds will be advanced to the Borrower
on a “draw down” basis as needed to fund construction expenditures. At conversion to
Permanent Phase the loan will be reduced to an approximate permanent amount of
$22,500,000 using tax credit equity installments, and will commence monthly principal
amortization with a 35-year term. The bond issuance will also satisfy the Internal Revenue
Code Section 42 Low-Income Housing requirement that tax-exempt debt in an amount at least
equal to 50% of the tax credit depreciable basis be outstanding through the date until a project
is “placed in service.”  The construction and permanent debt will be placed directly with
Citibank and neither will be publicly offered. The Project borrower/developer will be a limited
partnership which will consist of Vintage at Seven Hills Partners, LLC as General Partner and
Aegon USA Realty Advisors, LLC as Limited Partner. Aegon USA Realty Advisors, LLC
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will be the equity investor and will provide approximately $12,941,000 of equity through the 
purchase of 4% low income housing tax credits. The proposed private placement financing 
structure is in compliance with NRS and NAC Chapters 319 (Nevada Housing Finance Law).   

 
E. Background of Agenda Item: 
 
 The Project borrower/developer, in concert with the Housing Division's financial team and 

bond counsel, has prepared the necessary documents to implement this acquisition 
rehabilitation housing project.  Further, the project, as proposed, complies with the intent and 
purpose of Nevada Housing Finance Law.  Also, the program and bond documents prepared 
will comply with the Internal Revenue Code of 1986 (United States Code Title 26), as 
amended. 

   
F. Staff Recommendation: 
 
 The Administrator of the Housing Division, in consultation with the financial and lending 

professionals of the Housing Division, recommends approval of the Findings, to the Board of 
Finance, for the issuance by the Nevada Housing Division of an issue of bonds known as 
“Multi-Unit Housing Revenue Bonds (Vintage at Seven Hills Senior Apartments).” 

  
G. Attorney Opinion: 
 
 The Findings of Fact of the Administrator of the Housing Division have been reviewed by the 

Housing Division’s Legal Counsel; and assuming the factual matter stated therein is accurate, 
and except for the bond issue cash flow analyses and other financial and statistical data 
included therein as to which no opinion is expressed, the findings comply with the 
requirements of NRS 319.190, 319.260 and 319.270. 
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State of Nevada  

DEPARTMENT OF BUSINESS & INDUSTRY 

Housing Division 

FINDINGS OF FACT 

Multi-Unit Housing Revenue Bonds 
Vintage at Washington Station Apartments 

In accordance with the requirements of NRS 319.190, 319.260 and 319.270, and based 
upon the memorandum of support, the Administrator of the Nevada Housing Division finds that: 

1. There exists a shortage of decent, safe and sanitary housing at rental rates that
eligible seniors can afford within the Reno, Nevada rental housing markets, as
determined by the Administrator.

2. Private enterprise and investment have been unable, without assistance, to provide
an adequate supply of decent, safe and sanitary rental housing in such housing
market areas at rental rates, which seniors of low and moderate income can afford.

3. The proposed multifamily project will preserve the supply and improve the quality
of decent, safe and sanitary rental housing for eligible families.

4. The rental housing to be assisted by the Housing Division pursuant to the provisions
of NRS and NAC Chapter 319 will be for public use and will provide a material
public benefit to Reno, Nevada.

5. The Housing Division’s estimates of revenues to be derived from the mortgage
made under the proposed project, together with all bond proceeds, all subsidies,
grants or other financial assistance and guarantees issued from other entities to be
received in connection with the bond financing, will be sufficient to pay the amount
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estimated by the Housing Division as necessary for debt service on the bonds issued 
for the financing of the proposed project. 

BY:  ______________________________________ DATE: _________________ 
Steve Aichroth 
Administrator 
Nevada Housing Division 
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Nevada Housing Division Multi-Family Tax-Exempt Bond Program 

Development Executive Summary 

 

Development: Vintage at Washington 

Station 

Development Type: New Construction 

BoF Meeting Date: 10.26.21 

 
Administrator's Summary 

 
This bond issuance will be used to provide for the construction of a 205-unit affordable senior apartment complex in Reno. 
The rental housing will serve 205 households at or below 60% of area median income. This site is located within 1/3 mile 
of a shopping center which includes a grocery store, bank, pharmacy, restaurants, and retails shops. It is close to 
downtown Reno and less than 1 mile from St. Mary’s Medical Center. This project will create new affordable units which 
will retain the rent restrictions for 30-years.  Vintage Housing is partnering with Greenstreet Development who is a Nevada 
based company and this will be their tenth application before the Board of Finance since 2014.  

ꞏ  
ꞏ 100% Affordable Rents: 200 units <60% AMI, 5 units <45% AMI, 0 units <40% AMI 
ꞏ 1-bedroom units = 192, Studio units = 13 
ꞏ Studio rents $67 less than market rate 
ꞏ 1-bedroom rents $367 less than market rate  
ꞏ Developer – Vintage Housing; Equity Investor – Aegon USA.; Permanent Loan – Citibank 
ꞏ $25M in Bond Proceeds leverages 19M in LIHTC Equity (41.4% of total development cost) 
ꞏ  

      
 Vintage at 

Washington 
Program 
Average 

Notes 

Total Tax-exempt Bond ask $ 25,000,000 $30,000,000  
Total Development Cost $45,881,267 $54,415,824 Average of last 12 new construction projects 

previously approved 
Size of site 2.2 Acres n/a 20 Units per acre average 

Total # of Units 205 270 Average of previous 12 new construction projects 
approved 

Cost Per Unit $223,811 $225,000 Average of previous 3 new construction projects 
approved 

Bond Cap used Per Unit $121,951 $125,523 Average of previous 12 new construction projects 
approved 

Percentage of Units above 60% 
AMI 

n/a n/a No Units in this project 

Percentage of Units at 60% AMI 97.5% 91.1% 152 Units in this project 
Percentage of Units at 50% AMI 2.5% 7.4% 4 Units in this project 
Percentage of Units at 40% AMI 0% 0.1% No Units in this project 
Percentage of Units at 30% AMI 0% 1.4% No units in this project 

Veteran’s Preference Yes n/a This has only been allowable since 2019 
Length of Affordability Restrictions 30 years 30 years  
Conversation with School District n/a n/a Senior Project 

         
 Vintage at Washington Market Rate  
Studio Rent $   877 Average $944 JPG Data 
1 Bedroom Rent $   939 Average $1,306 JPG Data 
Average Vacancy Rate n/a 1.95% JPG Data 
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October 11, 2021 

Steve Aichroth, Administrator 
Nevada Housing Division 
1830 College Parkway, Suite 200 
Carson City, NV 89706 

Re: Vintage at Washington Station Project 
Mr. Aichroth: 

This Review and Opinion is provided in support of the request by the Nevada Housing Division 
(“Division”) to the State of Nevada Board of Finance for approval of the Findings of Fact 
regarding the Vintage at Washington Station project (“Project”).  The Division is requesting 
authorization for issuance of up to $25,000,000 of Nevada Housing Division multi-unit housing 
revenue bonds to fund construction of this new affordable senior independent living property in 
Reno, Nevada. 
PFM Financial Advisors LLC (“PFM”) has reviewed the Application of the borrower for 
financing of the Project and related supporting material submitted to the Division.  We have also 
discussed the Project and financing with representatives of the borrower, lender, equity investor 
and Division staff.   
The proposed financing is proposed as a direct placement fixed rate loan with Citibank which 
provides both construction and permanent financing.  The financing is reviewed in greater detail 
in Exhibits A, B and D.   
The proposed Project is viewed positively in the local community and has been unanimously 
endorsed by council members of the City of Reno.  A tax-exempt financing by the Division of 
this Project is necessary for compliance with Federal tax rules to qualify the Project for 4% Low 
Income Housing Tax Credits.  Equity proceeds from the sale of these credits are critical to 
successful construction of this new affordable senior housing project. at the proposed restricted 
income levels   
In our opinion, the Project and the proposed financing meet the requirements of NRS 319.260 
and NAC 319.712, and we recommend it for submittal to the Board of Finance for approval.  Debt 
issuance will be subject to receipt of definitive loan and equity approval and final loan, bond and 
tax documentation. 
Exhibit A: Project Overview and Plan of Finance 
Exhibit B: Project Operating Proforma 
Exhibit C: Borrower Finance Plan Statement 
Exhibit D:  Borrower Provided Additional Detail 

Sincerely,  

PFM Financial Advisors LLC 

 

Fred Eoff 
Director
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EXHIBIT A 
PROJECT OVERVIEW AND PLAN OF FINANCE 

The Project 
The Project consists of land acquisition and construction of a new affordable senior independent 
living facility located in Reno at 260 Winter Street. This location is in north Reno situated 
approximately 0.3 mile north of the Truckee River and near the Riverwalk District.  It will be a 
205-unit facility situated on a site of approximately 2.2 acres and configured as studio and one-
bedroom units in a single five-story building.  All units will be served by elevators.  Greater detail
regarding the Project configuration and amenities is included in Exhibit D.       
Details of the configuration of the 205 units, size and rent restrictions are provided in Table A. 

Project Developers 
Vintage Housing Development Inc. 
369 San Miguel Drive, Suite 135 
Newport Beach, CA 92660 

Greenstreet Development 
1 East First Street 
Reno, NV 89501 

Vintage Housing and Greenstreet Development has developed over 15,000 market rate and 
affordable housing units in Nevada, California and Washington with over 3,000 in the Reno-
Sparks area. 

Borrower Entity 
The borrower entity will be Vintage at Washington Station, LP, a limited partnership 
consisting of Vintage Partners LLC as a 0.01% General Partner entity and Aegon USA Realty 
Advisors LLC (“Aegon”) as 99.99% investor limited partner.  Aegon will provide an equity 
investment of approximately $19,015,000 in exchange for the right to receive 99.99% of the 
tax benefits available to the Project, including the 4% low-income housing tax credits.   

Table A: Project Unit & Rent Profile 

Unit Mix 
AMI 

Restriction 
Number 

Units 
Unit Size 

(SF) 

Allowable 
Monthly 

Rent 1 

Less Utility 
Allowance 

2

Net 
Monthly 

Rent 
Affordable Units: 
Studio <45% 1 556 $658 $0 $658 
Studio <60% 12 556 $877 $0 $877 
1 Bedroom <45% 4 650 $704 $0 $704 
1 Bedroom <60% 188 650 $939 $0 $939 
Total Project Units 205 

1 IRS Section 42 LIHTC Rent Limits (2021 Reno-Sparks MSA) 
2 Property owner pays all utilities. 
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The periodic advances of the equity investment are structured as follows: 
• 1st Installment - $2,852,000 at Closing (March 2022)
• 2nd Installment - $16,163,000 at permanent loan conversion (November 2024)

Property Management 
FPI Management 
800 Iron Point Road 
Folsom, CA 95630 

FPI Management (“FPI”) will provide property management services for the Springview by 
Vintage project.  FPI was established in 1968 and manages in excess of 100,000 market rate 
and affordable rental property units in 13 states.   

Plan of Finance: 
The financing is proposed as a direct bond purchase by Citibank N.A.  The bonds will be held 
by Citibank or an affiliate and not sold to the public.  The bond structure will consist of two 
phases, Construction Phase and Permanent Phase.   
The Construction Phase loan amount is projected to consist of approximately $34,275,000 of 
tax-exempt debt.  Loan proceeds will be advanced to the Borrower on a “draw down” basis as 
needed to fund construction expenditures.  Monthly debt service payments will be interest only 
and the interest rate by formula is currently estimated to be approximately 4.00% exclusive of 
Division and Trustee fees.    
At conversion to Permanent Phase the loan will be reduced upon receipt of the final tax credit 
equity installment and will convert to $22,500,000 permanent status. The loan will be interest 
only for approximately 32 months is projected to commence principal amortization in 
November 2024 with monthly payments utilizing a 35-year principal amortization factor. The 
permanent loan interest rate will be fixed at Closing and is estimated to be approximately 4.00% 
not including Division and Trustee annual fees.  The permanent loan is subject to a mandatory 
prepayment at the end of the 18th year following the Closing Date.  Citibank reserves the option 
to require prepayment of the loan in full at the end of the 18th year following closing. 
Maximum Permanent Loan-to-Value: 90% 
Debt service coverage:  1.15 to 1.00 per lender requirements. 

Tax Credit Equity Investment 
Aegon USA Realty Investors will provide an equity investment of approximately $12,625,000 to 
the Project.   

Reserves: 
The Borrower will be required to fund deposits to a replacement reserve initially set at 
$300/unit/year.  Minimum required replacement reserve deposits may be adjusted based on 
periodic future physical needs assessments. 
The Borrower will also be required to fund an Operating Reserve initially set at approximately 
$995,000.  
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Sources and Uses: 
Project sources and uses are summarized in Table B: 

Table B: Sources and Uses of Funds 
Sources of Funds 

Construction Phase Permanent Phase 
Bond Proceeds $34,274,499 $22,500,000 
LIHTC Equity 2,852,223 19,014,818 
NHD GAHP Loan 500,000 500,000 
HOME Loan 50,000 50,000 
Cash Flow Prior to Conversion 1,146,501 1,146,501 
Deferred Development Fee 2,669,948 

$38,823,223 $45,881,267 

Uses of Funds 
Land Cost $425,000 $425,000 
Construction Hard Costs 27,432,770 27,432,770 
Soft Costs 9,537,423 9,651,686 
Contingencies 1,428,030 1,476,639 
Operating Reserve 995,172 
Development Fee 5,900,000 

$38,823,223 $45,881,267 

Bond/Loan Term Summary: 
Developer: Vintage at Washington Station, LLC 

Lender: Citibank, N.A. 

Borrowing Entity: Vintage at Washington Station, LP, a limited partnership 
comprised of Vintage Housing Holdings, LLC (general 
partner) and an investor affiliate of AEGON USA Realty 
Advisors, LLC (limited partner). 

Principal Amount: Construction Phase: 
• Currently estimated at $34,275,000
• Not to exceed 80% of costs

Permanent Phase: 
• Not to exceed 90% loan to value based on final

appraisal.
• Expected to be approximately $22,500,000

Bond Type: This transaction will be a loan provided by the Lender to the 
Division to be used to fund an interim tax-exempt 
construction bond issue which will convert to permanent form 
following construction completion and satisfaction of loan 
conversion criteria.   
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Loan Rate: The loan rate is estimated to be 4.00% and will be locked at 
Closing.  

 
Bond Dated: As of Closing Date 
 
Interest Payments: Monthly.  Loan is interest only through the date of conversion 

to Permanent Phase which is estimated to occur 
approximately 32 months following Closing (November 
2024). 

 
Principal Payments: Monthly, commencing with conversion to Permanent Phase 

loan status. 
 
Denominations: Bonds will amortize in monthly “loan” form with fractional 

dollar principal amortization utilizing a 35-year amortization 
factor. 

 
Maturity: Mandatory tender will be 18 years from Closing. 
 
Interest Rate: Construction & Permanent Phase: 
 Fixed at a rate estimated by Citibank to be 4.00, (exclusive of 

Division and Trustee fees). 
Redemption: 1) Prepayment without penalty during the Construction Phase 

is permitted unless the loan is reduced to less than the 
Permanent Phase Loan Amount in which case the Borrower is 
subject to a yield maintenance penalty on the amount below 
the Permanent Phase Loan Amount. 

 2) Prepayment during the Permanent Phase is subject to a 
yield maintenance penalty until 6 months prior to the 
Mandatory Prepayment date. 

 3) The loan is subject to mandatory prepayment at the end of 
the 18th year following the Closing Date. 

 
Indenture Funds: 1) Project Fund 

a) Tax-Exempt Bonds Account 
2) Cost of Issuance Fund 
3) Expense Fund 

 
Fees: 1) Division Annual Fee @ 0.25% (25 bp) paid monthly in 

advance 
 2) Trustee Annual Fee @ 0.05% (5 bp) paid monthly in 

advance 
 
Bond Rating: Not rated 
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Vintage at Washington Station
Project Operating Proforma

Exhibit B

2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

Income 82.99%
Annual Gross Rental Income $2,332,087 $2,378,729 $2,426,304 $2,474,830 $2,524,326 $2,574,813 $2,626,309 $2,678,835 $2,732,412 $2,787,060 $2,842,801
Other: Ancillary Revenue 45,288 46,194 47,118 48,060 49,021 50,002 51,002 52,022 53,062 54,123 55,206
Total Residential Income $1,972,984 $2,424,923 $2,473,421 $2,522,890 $2,573,347 $2,624,814 $2,677,311 $2,730,857 $2,785,474 $2,841,183 $2,898,007
Less:  Residential Vacancy (98,649) (121,246) (123,671) (126,144) (128,667) (131,241) (133,866) (136,543) (139,274) (142,059) (144,900)
Effective Gross Income $1,874,334 $2,303,677 $2,349,750 $2,396,745 $2,444,680 $2,493,574 $2,543,445 $2,594,314 $2,646,200 $2,699,124 $2,753,107

Expenses 100.00%
General Administrative $102,640 $105,719 $108,890 $112,157 $115,522 $118,987 $122,557 $126,234 $130,021 $133,921 $137,939
Operating & Maintenance $352,276 362,845 373,730 384,942 396,490 408,385 420,637 433,256 446,253 459,641 473,430
Payroll $236,784 243,887 251,204 258,740 266,502 274,497 282,732 291,214 299,950 308,949 318,217
Property Management 56,230 69,110 74,203 75,687 77,200 78,744 80,319 81,926 83,564 85,236 86,940
Replacement Reserves 63,345 65,245 67,203 69,219 71,295 73,434 75,637 77,906 80,244 82,651 85,130
Total Operating Expenses $811,275 $846,806 $875,229 $900,744 $927,010 $954,048 $981,882 $1,010,535 $1,040,032 $1,070,397 $1,101,657
Adjusted Operating Expenses $811,275

Net Operating Income $1,063,060 $1,456,870 $1,474,521 $1,496,001 $1,517,670 $1,539,526 $1,561,563 $1,583,779 $1,606,168 $1,628,727 $1,651,450

Cashflow Contributed to Project
Senior Debt Service $200,000 $1,244,558 $1,244,558 $1,244,558 $1,244,558 $1,244,558 $1,244,558 $1,244,558 $1,244,558 $1,244,558 $1,244,558
Debt Service Coverage 532% 117% 118% 120% 122% 124% 125% 127% 129% 131% 133%
Residual Receipts $863,060 $212,313 $229,963 $251,443 $273,113 $294,968 $317,005 $339,221 $361,611 $384,169 $406,892

LP Asset Mgt Fee 10,000 $10,300 $10,609 $10,927 $11,255 $11,593 $11,941 $12,299 $12,668 $13,048 $13,439
DDF Payments 853,060 202,013 219,354 240,516 261,858 283,375 305,065 326,922 7,785 0 0
DDF Balance 1,846,888 1,644,875 1,425,521 1,185,005 923,148 639,773 334,708 7,785 0 0 0
Surplus Cash $0 $0 $0 $0 $0 $0 $0 $341,157 $371,121 $393,453

Partnership Surplus Allocation 0 0 0 0 0 0 102,347 111,336 118,036
NHD Surplus Allocation 0 0 0 0 238,810 259,785 275,417
GAHP Loan Interest 15,450 15,914 16,391 16,883 17,389 17,911 18,448 19,002 19,572 12,994 5,591
GAHP Loan Principal 0 0 0 0 0 0 0 0 238,810 259,785 191,948
GAHP Loan Balance 530,450 $546,364 $562,754 $579,637 $597,026 $614,937 $633,385 $652,387 $433,148 $186,357 $0

B-1
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Vintage at Washington Station
Project Operating Proforma

Exhibit B

Income
Annual Gross Rental Income
Other: Ancillary Revenue
Total Residential Income
Less:  Residential Vacancy
Effective Gross Income

Expenses
General Administrative
Operating & Maintenance
Payroll
Property Management
Replacement Reserves
Total Operating Expenses
Adjusted Operating Expenses

Net Operating Income

Cashflow Contributed to Project
Senior Debt Service
Debt Service Coverage
Residual Receipts

LP Asset Mgt Fee
DDF Payments
DDF Balance
Surplus Cash

Partnership Surplus Allocation
NHD Surplus Allocation
GAHP Loan Interest
GAHP Loan Principal
GAHP Loan Balance

2035 2036 2037 2038

$2,899,657 $2,957,650 $3,016,803 $3,077,140
56,310 57,436 58,585 59,757

$2,955,967 $3,015,087 $3,075,388 $3,136,896
(147,798) (150,754) (153,769) (156,845)

$2,808,169 $2,864,332 $2,921,619 $2,980,051

$142,077 $146,339 $150,730 $155,251
487,633 502,262 517,330 532,850
327,764 337,597 347,725 358,156

88,679 90,453 92,262 94,107
87,684 90,315 93,024 95,815

$1,133,837 $1,166,966 $1,201,070 $1,236,180

$1,674,332 $1,697,367 $1,720,549 $1,743,872

$1,244,558 $1,244,558 $1,244,558 $1,244,558
135% 136% 138% 140%

$429,774 $452,809 $475,991 $499,314

$13,842 $14,258 $14,685 $15,126
0 0 0 0
0 0 0 0

$415,932 $438,551 $461,306 $484,188

124,779 131,565 138,392 145,256
291,152 306,986 322,914 338,932

0 0 0 0
0 0 0 0

$0 $0 $0 $0

B-2
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Proposed Project: 

Borrower Financing Representation 

Vintage at Washington Station Apartments 

Exhibit C 

To facilitate review and approval of financing by the Nevada State Board of Finance for the 

proposed project the sponsor/borrower should demonstrate it has evaluated reasonable 

alternative financing providers/programs. Select Option A and provide the requested 

information. Should the sponsor/borrower prefer not to provide, or be unable to provide, 

information requested in Option A, select Option B. 

A narrative discussion of the rationale for selection of your proposed lender would be helpful and 

can be provided in the Sponsor/Borrower Statement section. This would be particularly useful 

should you select Option B. 

□Option A

Lender 

�OptionB 

The sponsor/borrower represents that it has performed what it deems to be reasonable due 

diligence in evaluating and selecting the lender for the proposed project financing. The 

sponsor/borrower is experienced in arranging funding for projects of the type proposed and is 

capable of making an informed determination as to the most suited option available for the above

named project. 

Sponsor/Borrower Statement: 

Vintage is active in the market with over $500 million in transactions in the last 3 years. We are active obtaining debt 

proposals from most lenders in the market for each deal either directly or indirectly through its partnership with 

Kennedy Wilson. These lenders include: 

Bank of America, Wells, FANNIE, Freddie, US Bank, HUD, JP Morgan, and some smaller lenders. 

We have consistently chosen Citi as our lenders based on economic and post-closing service. 

Economically - Citi offers a construction to permanent loan product that no other lender can offer. This decreases legal,

loan fees, and closing issues for the transaction. The costs savings can vary but exceed 125 BP per deal. 

On all other deal terms including rate, forward rate lock, term, they match or exceed the market as well. 

On post-closing and flexibility they are the best player in the market. They have a long history and deep understanding 
of affordable housing. Because they are the bond buyer they have substantially more flexibility to change terms or allow 

for issues to be IXed on the construction process should they arise. 

) 

Title: Managing Director - Originations 

Firm: Vintage Housing Development 
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Vintage at Washington Station 
260 Winter Street  
Reno, NV 89503 

APN # 011-640-05, 011-640-06, & 011-640-07 (2.244 acres) 

Project Description 

Vintage at Washington Station will be an affordable senior, full-service independent 
living community located at 260 Winter Street. The City council unanimously approved 
the sale of this City owned property to Greentreet/Vintage for the development of 
affordable senior housing. The 205-unit development will provide a state-of-the-art, 
energy efficient, high-quality lifestyle, full of social interaction and stimulating indoor 
and outdoor activities at a price affordable to lower-income seniors (at or below 60% of 
AMI). Every aspect of the building, floor plans, community facilities, outdoor spaces, on-
site services, as well as this ideal downtown Reno infill site, are designed to specifically 
fill a gap of housing needs not being met for our lower-income senior citizens in 
Northern Nevada. 

Location 
The proposed development is well located on three parcels that total approximately 2.244 
acres. The site is located approximately 1/3 of a mile east of Keystone Square Shopping 
Center, which contains a SaveMart grocery store and pharmacy, Wells Fargo bank, two 
cell phone stores, a UPS store, a hair salon, and several restaurants and retail shops. Less 
than a mile east of the property is the primary downtown and Riverwalk District in Reno, 
which contains a post office, movie theater, and several restaurants, recreational 
activities, and casinos. The Truckee River is approximately 0.3 miles south of the site and 
contains a walking/biking path that connects several river parks such as Wingfield Park 
and Idlewild Park. The Washoe County Senior Services office is located under two miles 
away and, and the Downtown Reno Library is just over a mile away.  

The development is also located approximately 0.7 miles from Saint Mary’s Regional 
Medical Center, which is a 380-bed acute care hospital offering inpatient, outpatient, 
emergency, and wellness services. The Reno Police Department is approximately 1.4 
miles away and the Reno Fire Department is 1.1 miles away, providing residents at 
Vintage at Washington Station with quick access to emergency services. 

Vintage at Washington Station is anticipated to have a positive impact on the 
neighborhood. The infill development will entail the demolition of 3 unsightly and 
dilapidated buildings. 

Building Description 
Vintage at Washington Station will consist of 205 studio and one-bedroom independent 
living units in a five-story building. The new building will be designed in character with 
the surrounding neighborhood. The units and social areas will all be accessed via wide 
interior hallways, much like a resort hotel. All units will be served by elevators.  

Exhibit D
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Vintage at Washington Station Project Description
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There will be two types of units at Vintage at Washington Station: 9 studio / one-bath 
units (448 SF) and 196 one-bedroom / one-bath units (552 - 549 SF). Each unit will be 
fully appointed and designed to meet the needs of seniors and those with disabilities. The 
kitchens will all have low level countertops and eating bars and will include cook 
top/oven/microwave/refrigerator, dishwasher and pantry. All bathrooms will be large and 
accessible to meet the needs of our residents with disabilities. Each unit will come with a 
washer and dryer. The finishes will be wood cabinetry, solid surface countertops, vinyl 
plank flooring in the kitchen, entry, dining area, bathroom and laundry. The living and 
bedrooms will be carpeted with durable low ply carpeting.    
 
Interior Amenities 
The residence will be anchored by a central common area, with a grand gathering room 
featuring a fireplace, large community kitchen and covered veranda. The residence staff 
offices will be located near the main entry for daily resident interaction.  There will be a 
fully equipped fitness facility, including a large screen TV, cardio equipment, and 
resistance training. An arts and crafts facility with large work areas, sink, and supply 
room will provide our residents with plenty of recreational opportunities.  Residents will 
have free use of an onsite business center and library, where residents will be able to use 
computers, fax, copy and print.  
 
Outdoor Amenities 
Vintage at Washington Station will be a secure gated community and will provide secure 
outdoor parking and amenities for our residents to enjoy. The entire site will be 
connected with walking paths with sitting areas throughout as well as a pet zone. There 
will be a community barbecue area where the staff will offer regular barbecue events and 
residents can also use on their own  
 
Target Population and Demand 
Vintage at Washington Station will be a senior-restricted development, available to 
residents age 55 and above. All of the units will be affordable to seniors at or below 60% 
of area median income (AMI). The project will set aside 5 HOME units at 45% of AMI. 
 
The development will serve a growing need in the Truckee Meadows for barrier-free and 
affordable supportive senior housing. As a result of the improved economy and the entry 
of new industries, like the Tesla Gigafactory and Switch's SuperNAP, Northern Nevada 
has been experiencing an affordable housing crisis.  
 
We expect strong and continued demand for the Vintage at Washington Station 
development. The proposed rents at Washington Station will be significantly below 
market rents in Washoe County. The proposed studio rents will range from $658-$877 
and the proposed 1-bedroom rents will range from $704-$939. For comparison, the 
Johnson Perkins Griffin 1st Quarter 2021 Apartment Survey finds that the average rents in 
Reno are $944 for a studio unit and $1,306 for a one-bedroom unit.  
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Vintage at Washington Station Project Description

Page 3 of 8 

Resident Activities 
The Vintage at Washington Station on-site staff will organize regular activities for our 
residents. On any typical week, the following activities will be offered to our residents at 
little or no cost: exercise classes, yoga, stretching, arts and crafts, computer training, 
movie and special events in the cinema, barbeques, cooking classes, potlucks and Wii.  
The monthly calendar will include regular game times, when residents can take part in 
games and tournaments such as bingo, bocce, golf, chess, checkers, Sudoku, puzzles and 
all types of card games. Finally, the resident services staff will bring in 3rd-party 
professionals to help our residents in the following areas: healthy lifestyle choices, 
nutritional education, positive relationships, financial education, insurance choices and 
computer training.  

Development Team 
Vintage at Washington Station will be owned by a new sole purpose Limited Partnership, 
Vintage at Washington Station, LP. The .01% General Partner entity is a new sole 
purpose Limited Liability Company, Vintage at Washington Station Partners, LLC. 
Vintage Housing Holdings, LLC, an affiliate of Vintage Housing Development, Inc., will 
be the sole member of the General Partner LLC.  

Vintage at Washington Station is sponsored and developed by Vintage Housing with 
assistance from Reno-based Greenstreet Development Inc. Together, the principals of 
Greenstreet Development Inc. and Vintage Housing have financed and built over 15,000 
residential units of market rate and affordable multifamily housing, with over 3,000 units 
in the Reno-Sparks Area.   

Nevada housing developments include: 
1. Silver Creek Apartments, Reno (1998), 376 units – market rate apartments

(condominium conversion)
2. Boulder Creek Apartments, Sparks (1999), 250 units - family affordable

apartments
3. Portofino, Henderson (2000), 205 units – senior affordable apartments
4. Villas at D’Andrea (2001), 256 units – market rate apartments
5. CitiVista Senior Apartments, Reno (2001), 152 units – senior affordable

apartments
6. Diamond Creek Apartments, Reno (2001), 288 units – family affordable

apartments
7. The Bluffs, Reno (2003), 300 units - family affordable apartments
8. Triana Apartment Homes, Reno (2003), 175 units – market rate condominiums
9. Vintage at Seven Hills, Henderson (2004) 244 units - senior affordable apartments
10. Waterstone Apartment Homes, Reno (2004), 203 units – market rate apartments
11. Fallen Leaf Apartment Homes, Reno (2005), 245 units – market rate

condominiums
12. Caviata Apartment Homes, Reno (2005), 184 units – market rate apartments
13. Vintage at Laughlin (2007) 150 units - senior affordable apartments
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14. Vista Creek Apartments, Laughlin (2007) 300 units - family affordable 
apartments 

15. Vintage at the Crossings, Reno (2016), 230 units – senior affordable apartments 
16. Steamboat at the Summit, Reno (2017), 360 units – family affordable apartments 
17. Sky Mountain by Vintage, Reno (2018), 288 units – family affordable apartments 
18. Vintage at Sanctuary Apartments, Reno (2019), 208 units – senior affordable 

apartments 
19. Azure Apartments, Sparks (2019), 308 units – market rate apartments 
20. Double R Apartments, Reno (2020), 440 units – market rate apartments 
21. Springview by Vintage, Reno (2022), 180 units – family affordable apartments 
 
Property Management 
Vintage at Washington Station will be managed by FPI Property Management. This 
Folsom-based company started in 1968 and today is one of the largest full-service 
property management companies in the United States. FPI has 60,000 units in its 
portfolio including several thousand units of senior affordable housing similar to Vintage.  
FPI staff manages the property onsite with its own personnel. All employees go through a 
rigorous FPI training program and typically have years of experience in managing senior 
living communities.  More about FPI can be found on their website: www.fpimgt.com. 
 
Development Finance 
Greenstreet Development Inc. and Vintage Housing receive consulting assistance from 
Praxis Consulting Group, LLC.  Formed in 2004, Praxis is a Nevada-based consulting 
firm that helps non-profit, for-profit and government organizations develop and finance 
affordable housing.  Praxis also carries out research and technical assistance in the areas 
of community development, non-profit capacity building, fund raising and public policy 
development.  Since 2005, Praxis has secured the financing for over 60 affordable 
housing developments in Nevada, totaling over 6,000 units and $1 billion in financing. 
Financing sources have included project-based housing choice vouchers, public housing 
operating subsidy, private grants, tax-exempt bonds, 4 percent and 9 percent tax credits, 
ARRA TCAP and Section 1602 funds, HUD HOME and state housing trust funds, state 
transitional housing monies, FHLB AHP funds, as well as conventional construction and 
permanent debt. 
 
Financing and Schedule 
The financing for Vintage at Washington Station will include tax-exempt bonds issued by 
the Nevada Housing Division (NHD) and purchased direct by Citibank and equity from 
the sale of non-competitive 4% Low Income Housing Tax Credits. The developers will 
also apply for $500,000 in gap financing through the NHD Growing Affordable Housing 
Program (GAHP). The GAHP funding is designed to help innovative quality affordable 
housing projects meet the necessary underwriting criteria to utilize the NHD tax-exempt 
bond and 4% Low-Income Housing Tax Credit programs. Vintage has also been awarded 
$50,000 in HOME funds from the Washoe County HOME Consortium.  
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The site is located within zip code 89503, which is a Qualified Census Tract in 2021, 
qualifying Vintage at Washington Station for a 130% boost in tax credit eligible basis. 

The estimated total development cost is $45.88 million, or about $223,811 per unit. 

Vintage at Washington Station will close in approximately March 2022, with 
construction completion by October 2023 and conversion in November 2024.  
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Vintage at Washington Station  
275 Vine Street 

Reno, NV 89503 
APN # 011-640-05, 011-640-06, & 011-640-07 (2.244 acres) 

 
 

Location Map 
 
 
 

 
 
  

SITE 
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Vintage at Washington Station 
275 Vine Street 

Reno, NV 89503 
APN # 011-640-05, 011-640-06, & 011-640-07 (2.244 acres) 

 
Aerial View 
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Vintage at Washington Station 
275 Vine Street 

Reno, NV 89503 
APN # 011-640-05, 011-640-06, & 011-640-07 (2.244 acres) 

 
Preliminary Site Plan 
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State of Nevada 

DEPARTMENT OF BUSINESS & INDUSTRY 
Housing Division 

1830 E. College Parkway, Suite 200 
Carson City, NV 89706 

 DATE: October 11, 2021 

TO:  State Board of Finance 

AGENDA ITEM: Approval of the Findings of Fact of the Administrator of the Nevada 
Housing Division concerning the Multi-Unit Housing Revenue Bonds 
(Southwest Village Apartments)  

PETITIONER:  Steve Aichroth – Administrator, Nevada Housing Division 

_ _ _ _ _ _ _

A. Time and Place of Meeting:

10:00 a.m., Tuesday, October 26, 2021, at the Old Assembly Chambers of the Capitol
Building, 101 N. Carson Street, Carson City, Nevada 89701.

B. Matter to be reviewed:  The Findings of Fact (Findings) of the Administrator of the Housing
Division concerning the Multi-Unit Housing Revenue Bonds (Southwest Village
Apartments).

C. The Findings relate to the issuance of up to $42,000,000 in multi-unit housing revenue bonds
to provide an affordable housing opportunity for acquisition and rehabilitation an of a 332-
unit family apartment complex in Washoe County located at  3295 S. Virginia Street, Reno ,
NV (the Project).

D. The Housing Division will issue up to $42,000,000 of multi-unit housing revenue bonds
which will be directly placed with Fannie Mae. The bond issuance will also satisfy the Internal
Revenue Code Section 42 Low-Income Housing requirement that tax-exempt debt in an
amount at least equal to 50% of the tax credit depreciable basis be outstanding through the
date until a project is “placed in service.”  Loan placement with Fannie Mae will be managed
by Berkadia Commercial Mortgage LLC (“Berkadia”) in their capacity as a Fannie Mae
delegated loan servicer. The Division will use the bond proceeds to originate a loan to the
borrower. Additionally, Aegon will provide a subordinated bridge loan during the
construction period of approximately $18,875,000 to provide construction funding in advance
of their installments of tax credit equity which will be fully retired from the 2nd, 3rd, and final
equity advances. The bridge loan will not be issued through or administered by the Division.
The project will continue to operate during the construction/renovation period and will
generate revenue projected to be sufficient to fund construction period interest for both the
Fannie Mae loan and the Aegon construction period bridge loan. The borrower/ownership
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entity will be Southwest Village Preservation, L.P., a Nevada limited partnership. Southwest 
Village GP LLC, a Nevada limited liability company, will act as 0.01% General Partner, and 
is controlled by the developer Lincoln Avenue Capital. Aegon USA Realty Advisors, LLC 
(“Aegon”) will be the 99.99% Limited Partner and will provide an equity investment of 
approximately $23,121,000 in exchange for 4% low income housing tax credits to be allocated 
for the Project. The proposed private placement financing structure is in compliance with NRS 
and NAC Chapters 319 (Nevada Housing Finance Law).   

 
E. Background of Agenda Item: 
 
 The Project borrower/developer, in concert with the Housing Division's financial team and 

bond counsel, has prepared the necessary documents to implement this rehabilitation housing 
project.  Further, the project, as proposed, complies with the intent and purpose of Nevada 
Housing Finance Law.  Also, the program and bond documents prepared will comply with 
the Internal Revenue Code of 1986 (United States Code Title 26), as amended. 

   
F. Staff Recommendation: 
 
 The Administrator of the Housing Division, in consultation with the financial and lending 

professionals of the Housing Division, recommends approval of the Findings, to the Board of 
Finance, for the issuance by the Nevada Housing Division of an issue of bonds known as 
“Multi-Unit Housing Revenue Bonds (Southwest Village Apartments).” 

  
G. Attorney Opinion: 
 
 The Findings of Fact of the Administrator of the Housing Division have been reviewed by the 

Housing Division’s Legal Counsel; and assuming the factual matter stated therein is accurate, 
and except for the bond issue cash flow analyses and other financial and statistical data 
included therein as to which no opinion is expressed, the findings comply with the 
requirements of NRS 319.190, 319.260 and 319.270. 
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State of Nevada  

DEPARTMENT OF BUSINESS & INDUSTRY 

Housing Division 

FINDINGS OF FACT 

Multi-Unit Housing Revenue Bonds 
Southwest Village Apartments 

In accordance with the requirements of NRS 319.190, 319.260 and 319.270, and based 
upon the memorandum of support, the Administrator of the Nevada Housing Division finds that: 

1. There exists a shortage of decent, safe and sanitary housing at rental rates that
eligible families can afford within the Reno, Nevada rental housing markets, as
determined by the Administrator.

2. Private enterprise and investment have been unable, without assistance, to provide
an adequate supply of decent, safe and sanitary rental housing in such housing
market areas at rental rates, which families of low and moderate income can afford.

3. The proposed multifamily project will expand the supply and improve the quality
of decent, safe and sanitary rental housing for eligible families.

4. The rental housing to be assisted by the Housing Division pursuant to the provisions
of NRS and NAC Chapter 319 will be for public use and will provide a material
public benefit to Reno, Nevada.

5. The Housing Division’s estimates of revenues to be derived from the mortgage
made under the proposed project, together with all bond proceeds, all subsidies,
grants or other financial assistance and guarantees issued from other entities to be
received in connection with the bond financing, will be sufficient to pay the amount
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estimated by the Housing Division as necessary for debt service on the bonds issued 
for the financing of the proposed project. 

BY:  ______________________________________ DATE: _________________ 
Steve Aichroth 
Administrator 
Nevada Housing Division 
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Nevada Housing Division Multi-Family Tax-Exempt Bond Program 

Development Executive Summary 

 

Development: Southwest Village 

Apartments 

Development Type: Acquisition and 

Rehabilitation 

BoF Meeting Date: 10.26.21 

 
Administrator's Summary 

 
This bond issuance will be used to provide for the acquisition and rehabilitation of a 332-unit affordable family apartment 
complex in Reno, NV. The rental housing will serve 332 households at or below 60% of area median income. The nearly 
project renovation will focus on energy conservation, building and site exterior improvements and unit upgrades. Energy 
conservation improvements include new 95% efficient HVAC units, LED lighting, Energy Star rated appliances and low 
flow toilets. Resident quality of life Improvements include and security include, new cabinets, new countertops, new hard 
surface flooring and new interior door hardware. Improvements to extend the life of the property include a new silicone 
expandothane coating for the roof with a 20-year warranty.  Via this acquisition and rehabilitation process, the Division will 
be able to retain the affordability for these residents and all residents of this complex for the next 30 years and eliminate 
any predatory attempts to convert these units to market rate. Lincoln Avenue Capital is not a Nevada based developer; 
they have had 1 development approved by the Board of Finance in 2020. The project has been awarded 66 Veterans 
Affairs Supportive Housing (VASH) vouchers which will provide rental assistance and supportive services to aid homeless 
veterans in obtaining permanent housing. 
 

ꞏ  
ꞏ 100% Affordable Rents: 329 units <60% AMI, 0 units <50% AMI, 3 units <30% AMI 
ꞏ 1-bedroom units = 98, 2-bedroom units = 214, 3-bedroom units = 20 
ꞏ 1-bedroom rents $477 less than market rate 
ꞏ 2-bedroom rents $322 less than market rate  
ꞏ 3-bedroom rents $801 less than market rate 
ꞏ Developer – Lincoln Avenue Capital.; Equity Investor – Aegon Permanent Loan – Fannie Mae  
ꞏ $42M in Bond Proceeds triggers $27.85M in LIHTC Equity and solar credits (34.8% of total development cost) 
ꞏ  

      
 Southwest 

Village 
Program 
Average 

Notes 

Total Tax-exempt Bond ask $ 42,000,000 $30,000,000  
Total Development Cost $80,028,336 $64,366,00 Average of last 3 rehab projects larger than 275 

units 
Size of site 11.5 Acres n/a 20 Units per acre average 

Total # of Units 332 178 Average of previous 10 rehab projects 
Cost Per Unit $241,049 $215,053 Average of last 3 rehab projects larger than 275 

units 
Bond Cap used Per Unit $126,4506 $129,232 Average of previous 10 rehab projects 

Percentage of Units above 60% AMI n/a n/a No Units in this project 
Percentage of Units at 60% AMI 99% 91.1% 329 Units in this project 
Percentage of Units at 50% AMI 0% 7.4% No Units in this project 
Percentage of Units at 40% AMI 0% 0.1% No Units in this project 
Percentage of Units at 30% AMI 1% 1.4% 3 units in this project 

Veteran’s Preference n/a n/a This has only been allowable since 2019 
Length of Affordability Restrictions 30 years 30 years  
Conversation with School District n/a n/a Existing project, no new impact 

         
 Southwest Village Market Rate  
1 Bedroom Rent $   829 Average $1,306 JPG Data Q1 2021 
2 Bedroom Rent $ 1,005 Average $1,327 JPG Data Q1 2021 
3 Bedroom Rent $ 1,160 Average  $1,961  JPG Data Q1 2021 
Average Vacancy Rate n/a 1.95% JPG Data Q1 2021 
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October 11, 2021                                              REVISED 

Steve Aichroth 
Administrator 
Nevada Housing Division 
1830 College Parkway, Suite 200 
Carson City, NV 89706 

Re: Multi-Unit Housing Revenue Bonds 
(Southwest Village Apartments) Series 2021 

Mr. Aichroth: 

This Review and Opinion has been revised from the original version of April 23, 2021.  It is provided in 
support of the request by the Nevada Housing Division (“Division”) to the State of Nevada Board of 
Finance for approval of the Findings of Fact regarding the Southwest Village Apartments project 
(“Project”).  The Division is requesting authorization from the State of Nevada Board of Finance for 
issuance of up to $42,000,000 of Nevada Housing Division multi-unit housing revenue bonds to fund 
acquisition and rehabilitation of this family affordable multifamily property in Reno.  This is an increase 
of $8,000,000 of requested private activity bond volume cap from the original application. 

PFM Financial Advisors LLC (“PFM”) has reviewed the Application of the borrower for financing of the 
Project and related supporting material submitted to the Division.  We have also discussed the Project and 
financing with representatives of the borrower, lender, equity investor and Division staff.   

The proposed financing will be a Series A fixed rate issue of tax-exempt securities secured by a mortgage-
backed security (MBS) issued by Fannie Mae through underwriting provided by Berkadia Commercial 
Mortgage LLC (“Berkadia”) providing both construction and permanent financing.  There will also be a 
Series B fixed rate short-term note issue fully collateralized with cash and US Treasury securities.  The 
overall financing is reviewed in greater detail in Exhibits A, B and D.   

The proposed Project is viewed positively in the local community and is endorsed by the City of Reno.  A 
tax-exempt financing by the Division of this Project is necessary for compliance with Federal tax rules to 
qualify the Project for 4% Low Income Housing Tax Credits.  Equity proceeds from the sale of these 
credits for construction of this new affordable housing at the proposed restricted income levels are 
necessary to achieve successful funding of this Project.   

In our opinion, the Project and the proposed financing meet the requirements of NRS 319.260 and NAC 
319.712, and we recommend it for submittal to the Board of Finance for approval.  Debt issuance will be 
subject to receipt of final loan and equity approval and loan, bond, and tax documentation. 

The following Exhibits A and B have been prepared by PFM.  Exhibits C and D were submitted by the 
Borrower. 

Exhibit A: Project Overview and Plan of Finance 
Exhibit B: Project Operating Proforma 
Exhibit C: Borrower Finance Plan Statement 
Exhibit D:  Borrower Provided Additional Narrative 

Sincerely,  

PFM Financial Advisors LLC 

 

Fred Eoff 
Director
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EXHIBIT A 
Project Overview and Plan of Finance 

The Project 
The Project will be an acquisition and rehabilitation of an existing affordable multi-family rental 
property located in southwest Reno at 3295 South Virginia Street.  The property is a 332-unit 
facility situated on a site of approximately 11.5 acres. It will be configured as one, two and three-
bedroom walk-up units in 14 two-story buildings with additional leasing office and maintenance 
buildings.  Greater detail regarding the Project configuration and amenities is included in Exhibit 
D.       
Summary details of the configuration of the 332 units, size and rent restrictions are provided in 
Table A.  A notable change from the original application is the grant, and acceptance by the 
Project developers, of 66 HUD – Veterans Affairs Supportive Housing (HUD-VASH) vouchers 
providing rental assistance for homeless veterans. 

 
Project Developers 
Lincoln Avenue Capital 
40 Wilshire Boulevard, Suite 1070 
Santa Monica, CA 90401 

 
Lincoln Avenue Capital is a nationwide developer and investor in low-income multifamily 
housing developments.  Lincoln Avenue Capital has financed and built over 8,800 units of 
affordable, multifamily housing across the country, with 776 units located in the State of Nevada. 
Greater detail regarding experience of the developer is contained in Exhibit D. 
 
Borrower Entity 
The borrower/ownership entity will be Southwest Village Preservation, L.P., a Nevada 
limited partnership.  Southwest Village GP LLC, a Nevada limited liability company, will act 
as 0.01% General Partner, and is controlled by the developer Lincoln Avenue Capital.   Aegon 
USA Realty Advisors, LLC (“Aegon”) will be the 99.99% Limited Partner and will provide 
an equity investment of approximately $27,851,000 in exchange for 4% low-income housing 
tax credits to be allocated for the Project.   
 

Unit Mix
Number 

Units
Unit Size 

(SF)

Allowable 

Monthly Rent 1 

Less Utility 

Allowance 2

Adjusted 
Allowable 

Monthly Rent

Proposed 

Monthly Rents 3

VASH 
Operating 

Subsidy
Monthly 

Revenues
Yearly 

Revenues

1 Bedroom

< 30% HOME/VASH PBV 3 650 $469 $59 $410 $410 $591 $3,003 $36,036
< 60% VASH PBV 3 57 650 $626 $59 $567 $536 $465 $57,057 $684,684
< 60% Standard 3 38 650 $939 $59 $880 $829 $0 $31,502 $378,024
2 Bedroom

< 60% VASJ PBV 6 984 $752 $70 $682 $682 $586 $7,608 $91,296
< 60% HOME 4 984 $1,128 $70 $1,058 $1,058 $0 $4,232 $50,784
< 60% Standard 204 984 $1,128 $70 $1,058 $1,058 $0 $215,832 $2,589,984
3 Bedroom

< 60% HOME 4 1,125 $1,302 $82 $1,220 $1,220 $0 $4,880 $58,560
< 60% Standard 16 1,125 $1,302 $82 $1,220 $1,220 $0 $19,520 $234,240
Totals 332 $343,634 $4,123,608

1 IRS Section 42 LIHTC Rent Limits  (2021 Reno-Sparks  MSA)
2 Estimated thi rd party uti l i ty a l lowance. 
3 Rents  are restricted to 60% AMI on these uni ts . The owner i s  choos ing to mainta in lower rents .

Table A: Unit & Rent Profile

Page 36 of 163



 

A-2 

The periodic advances of the equity investment by Aegon are expected to occur as follows 
(subject to adjustment): 

• 1st Installment - $5,570,000 at Closing (November 2021) 
• 2nd Installment - $1,393,000 at substantial completion (December 2022) 
• 3rd Installment – $11,140,000 at 100% completion (April 2023) 
• 4th Installment - $9,748,000 at conversion to permanent loan (October 2023) 

Contractor 
Paragon Construction Company LLC 
2356 E. Denim Trail 
San Tan Valley, AZ 85143 
 
Paragon Construction Company LLC (“Paragon”) specializes in affordable housing 
rehabilitation and preservation projects, in particular projects entailing occupied renovation. 
Paragon has completed over 10,000 units of multifamily renovation representing more than 
$500 million of construction value.    
 
Property Management 
McCormack Baron Management 
10151 Park Run Drive 
Las Vegas, NV 89148 
 
McCormack Barron Management (“McCormack”) will provide property management 
services for the Southwest Village project.  McCormack manages 35 of Lincoln’s properties 
in Florida, Nevada, and California.  McCormack has a 45-year history in the industry with 
over 32,000 units under management and has extensive experience with affordable housing 
properties.  

 
Debt Plan of Finance: 
Project financing will be accomplished using Series A permanent bonds secured by the Fannie 
Mae MTEM program. Bonds in the projected amount of $37,790,000 will be issued by the 
Division and secured by a Fannie Mae MBS security.  Fannie Mae loan underwriting will be 
managed by Berkadia Commercial Mortgage LLC (“Berkadia”) in their capacity as a Fannie Mae 
delegated loan servicer.  The Division will use the bond proceeds to originate a loan to the 
borrower.  
The Fannie Mae loan will be fully funded at Closing with proceeds held by the Trustee. Loan 
proceeds will be released for project expenditures upon approval by Berkadia.  Further details 
regarding the interest rate and loan repayment are contained in the Bond/Loan Term Summary 
section to follow.   
In addition, Series B short-term tax-exempt notes will be issued with a maturity of October 1, 
2024.  The Series B Bonds will be fully collateralized at all times and are issued to satisfy the 
LIHTC requirement that tax-exempt debt at least equal to 50% of the project depreciable basis 
has been satisfied.  
Aegon will provide a subordinated bridge loan during the construction period of approximately 
$18,875,000 to provide construction funding in advance of their installments of tax credit equity 
which will be fully retired from the 2nd, 3rd, and final equity advances.  The bridge loan will not 
be issued through or administered by the Division.  The bridge loan will also provide a source of 

Page 37 of 163



 

A-3 

periodic replacement of collateral for the Series B notes as the initial collateral is withdrawn for 
project purposes. 
The project will continue to operate during the construction/renovation period and will generate 
revenue projected to be sufficient to fund construction period interest for both the Fannie Mae 
loan and the Aegon construction period bridge loan.   
 
Sources and Uses: 
The use and application of funds during both construction and permanent phases of the project are 
summarized in Table B, below  

 
Reserves: 
The Borrower will be required to fund deposits to a replacement reserve initially set at 
$325/unit/year.  Minimum required replacement reserve deposits may be adjusted based on 
periodic future physical needs assessments. 
The Borrower will also be required to fund an Operating Reserve initially set at $1,092,933.  
 
 
 
 
 
 
 

Sources of Funds
Construction Phase Permanent Phase

FNMA NHD Insured Bond Proceeds $37,790,000 $37,790,000
Collateralized NHD Bond Proceeds 4,210,000 4,210,000
Construction Period Bridge Loan 14,664,869 3,929,381
LIHTC Equity 18,103,080 27,850,893
Seller Note 6,000,000 6,000,000
NHD HOME Loan 26,954 26,954
Deferred Development Fee 9,968,925 8,360,490

$90,763,828 $88,167,718

Uses of Funds
Land Cost $2,800,000 $2,800,000
Building Acquisition $44,200,000 $44,200,000
Rehabilitation Hard Costs 15,897,826 15,897,826
Soft Costs 3,590,122 3,590,122
Contingencies 1,612,456 1,612,456
Operating Reserve 1,092,933 1,092,933
Repay Construction Bridge Loan 10,735,488 3,929,381
Repay NHD Collateralized Bonds 4,210,000
Development Fee 10,835,000 10,835,000

$90,763,825 $88,167,718

Table B: Sources and Uses of Funds
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Series A Bond Term Summary: 
Bond Dated: As of Closing Date 
 
Credit Enhancement: Fannie Mae (via Berkadia Commercial Mortgage LLC as 

DUS lender) 
 
Principal Amount:  $37,790,000 
  
Maturity: October 1, 2038 
 
Bond Structure: Bonds will be secured by a mortgage-backed security 

(“MBS”) issued by Fannie Mae and pledged to the Trustee as 
collateral for tax exempt securities issued by Nevada Housing 
Division.  Bond proceeds will periodically be advanced to the 
Borrower by the Division pursuant to the Loan Agreement 
and used to pay a portion of the costs of construction of the 
project.  The loan will be administered by Berkadia with 
monthly principal and interest payments forwarded to the 
Trustee to make principal and interest payments on the tax-
exempt bonds.     

 
Bond Rate: The bond rate will be fixed at pricing pursuant to a public 

offering. 
• The interest rate is estimated to be approximately 

3.60% (as of October 11, 2021) and is inclusive of 
Division and Trustee fees. 

 
MBS Payment Dates: Principal and interest paid monthly  
 
Amortization: Monthly principal and interest payments on the MBS are 

calculated using a 40-year amortization factor. 
 
Optional Redemption: 1) The Series A Bonds are not subject to redemption prior to 

subject to optional redemption but are subject to redemption 
prior to maturity in connection with a permissible prepayment 
of the Mortgage Loan. 

Fees: 1) Issuer Annual Fee @ 0.25% (25 bp) paid monthly in 
advance 

 2) Trustee Annual Fee @ 0.05% (5 bp) paid monthly in 
advance 

 
Bond Rating: Expected to be “Aaa” by Moody’s Investors Service 
 
Underwriter: Stifel Nicholas & Company 
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Series B Notes Term Summary: 
Notes Dated: As of Closing Date 

Credit Enhancement: The Notes will initially be fully collateralized as to both 
principal and interest by Note proceeds and an additional cash 
contribution. As proceeds are disbursed for project purposes 
collateral will be replaced by an equivalent amount from 
proceeds of the equity bridge loan such that the Notes remain 
fully collateralized at all times prior to redemption. 

Principal Amount:  $4,210,000 

Maturity: October 1, 2024 (subject to mandatory tender at 10/1/2023) 

Note Structure: Notes will have a single maturity as noted above. Interest will 
be payable on April 1 and October 1, commencing April 1, 
2022.  Note proceeds will periodically be advanced to the 
Borrower by the Division pursuant to the Loan Agreement 
and used to pay a portion of the costs of construction of the 
project.  

Note Rate: The note rate will be fixed at pricing pursuant to a public 
offering. 

• The interest rate is estimated to be 0.75% (as of
October 11, 2021) and is inclusive of Division and
Trustee fees.

Note Payment Dates: Principal and interest paid monthly 

Amortization: Principal payment is fixed at maturity or earlier redemption. 

Optional Redemption: The Series B Notes are not subject to optional prepayment 
prior to the Initial Mandatory Tender Date. 

Fees: 1) Issuer Annual Fee @ 0.25% (25 bp) paid monthly in
advance
2) Trustee Annual Fee @ 0.05% (5 bp) paid monthly in
advance

Note Rating: Expected to be “Aaa” or “VMIG-1” by Moody’s Investors 
Service 

Underwriter: Stifel Nicholas & Company 
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Southwest Village Apartments
Project Operating Proforma

Exhibit B

2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032

Income
Annual Gross Rental Income $4,206,080 $4,290,202 $4,376,006 $4,463,526 $4,552,796 $4,643,852 $4,736,729 $4,831,464 $4,928,093 $5,026,655 $5,127,188
Other: Ancillary Revenue $97,598 $99,550 101,541 103,571 105,643 107,756 109,911 112,109 114,351 116,638 118,971
Total Residential Income $4,303,678 $4,389,751 $4,477,546 $4,567,097 $4,658,439 $4,751,608 $4,846,640 $4,943,573 $5,042,445 $5,143,293 $5,246,159
Less:  Residential Vacancy (215,184) (219,488) (223,877) (228,355) (232,922) (237,580) (242,332) (247,179) (252,122) (257,165) (262,308)
Effective Gross Income $4,088,494 $4,170,264 $4,253,669 $4,338,742 $4,425,517 $4,514,028 $4,604,308 $4,696,394 $4,790,322 $4,886,129 $4,983,851

Expenses
General Administrative $284,344 $292,874 $301,660 $310,710 $320,032 $329,632 $339,521 $349,707 $360,198 $371,004 $382,134
Utilities $256,009 $263,689 $271,599 $279,747 $288,140 $296,784 $305,688 $314,858 $324,304 $334,033 $344,054
Operating & Maintenance 387,026 398,636 410,595 422,913 435,601 448,669 462,129 475,993 490,272 504,981 520,130
Payroll 491,212 505,949 521,127 536,761 552,864 569,450 586,533 604,129 622,253 640,920 660,148
Property Management 122,655 125,108 127,610 130,162 132,766 135,421 138,129 140,892 143,710 146,584 149,516
Replacement Reserves 111,137 114,471 117,905 121,442 125,086 128,838 132,703 136,684 140,785 145,009 149,359
Total Operating Expenses $1,652,382 $1,700,727 $1,750,498 $1,801,736 $1,854,487 $1,908,794 $1,964,703 $2,022,263 $2,081,522 $2,142,531 $2,205,341

Net Operating Income $2,436,112 $2,469,537 $2,503,171 $2,537,006 $2,571,030 $2,605,234 $2,639,605 $2,674,131 $2,708,800 $2,743,598 $2,778,510

Adjusted Net Operating Income

Senior Debt Service $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041
Debt Service Coverage 137% 138% 140% 142% 144% 146% 148% 150% 152% 154% 156%
Residual Receipts $652,071 $685,496 $719,130 $752,965 $786,989 $821,193 $855,564 $890,090 $924,759 $959,557 $994,469

LP Asset Mgt Fee 5,000 5,150 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720
DDF Payments 647,071 680,346 713,826 747,501 781,362 815,396 849,593 883,941 918,425 953,033 369,995
DDF Balance 7,713,419 7,033,073 6,319,247 5,571,746 4,790,384 3,974,987 3,125,394 2,241,453 1,323,028 369,995 0
Surplus Cash $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $617,755
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Southwest Village Apartments
Project Operating Proforma

Exhibit B

Income
Annual Gross Rental Income
Other: Ancillary Revenue
Total Residential Income
Less:  Residential Vacancy
Effective Gross Income

Expenses
General Administrative
Utilities
Operating & Maintenance
Payroll
Property Management
Replacement Reserves
Total Operating Expenses

Net Operating Income

Adjusted Net Operating Income

Senior Debt Service
Debt Service Coverage
Residual Receipts

LP Asset Mgt Fee
DDF Payments
DDF Balance
Surplus Cash

2033 2034 2035 2036 2037 2038 2039 2040

$5,229,732 $5,334,327 $5,441,013 $5,549,833 $5,660,830 $5,774,047 $5,889,528 $6,007,318
121,350 123,777 126,253 128,778 131,354 133,981 136,660 139,394

$5,351,082 $5,458,104 $5,567,266 $5,678,612 $5,792,184 $5,908,027 $6,026,188 $6,146,712
(267,554) (272,905) (278,363) (283,931) (289,609) (295,401) (301,309) (307,336)

$5,083,528 $5,185,199 $5,288,903 $5,394,681 $5,502,575 $5,612,626 $5,724,879 $5,839,376

$393,598 $405,406 $417,569 $430,096 $442,998 $456,288 $469,977 $484,076
$354,376 $365,007 $375,957 $387,236 $398,853 $410,819 $423,143 $435,837

535,734 551,806 568,360 585,411 602,973 621,062 639,694 658,885
679,952 700,351 721,362 743,002 765,293 788,251 811,899 836,256
152,506 155,556 158,667 161,840 173,766 177,241 180,786 184,401
153,840 158,455 163,208 168,105 173,148 178,342 183,693 189,203

$2,270,006 $2,336,581 $2,405,123 $2,475,690 $2,557,031 $2,632,004 $2,709,192 $2,788,659
$2,813,522 $2,848,618 $2,883,780 $2,918,991 $2,945,544 $2,980,622 $3,015,687 $3,050,717

$1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041 $1,784,041
158% 160% 162% 164% 165% 167% 169% 171%

$1,029,481 $1,064,577 $1,099,739 $1,134,950 $1,161,503 $1,196,581 $1,231,646 $1,266,676

6,921 7,129 7,343 7,563 $7,563 $7,563 $7,563 $7,563
0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0

$1,022,560 $1,057,448 $1,092,396 $1,127,387 $1,153,940 $1,189,018 $1,224,083 $1,259,113

B-2
Page 42 of 163



Borrower Financing Representation 

Proposed Project: 

To facilitate review and approval of financing by the Nevada State Board of Finance for the 
proposed project the sponsor/borrower should demonstrate it has evaluated reasonable 
alternative financing providers/programs.  Select Option A and provide the requested 
information.  Should the sponsor/borrower prefer not to provide, or be unable to provide, 
information requested in Option A, select Option B. 

A narrative discussion of the rationale for selection of your proposed lender would be helpful and 
can be provided in the Sponsor/Borrower Statement section.  This would be particularly useful 
should you select Option B. 

☐Option A

Lender Rate Fees 

☒Option B
The sponsor/borrower represents that it has performed what it deems to be reasonable due
diligence in evaluating and selecting the lender for the proposed project financing.  The
sponsor/borrower is experienced in arranging funding for projects of the type proposed and is
capable of making an informed determination as to the most suited option available for the above-
named project.

Sponsor/Borrower Statement: Lincoln Avenue Capital (the “Sponsor”) competitively bid the 
debt out on this project to several lenders who specialize in the Fannie HUD Risk-Share product.  
The Sponsor has deep relationships with best-in-class affordable lenders throughout the country. 
The Sponsor chose to engage Berkadia for this project based on competitive pricing, fees, and 
surety of Execution.  Our team at Berkadia is led by Tim Leonhard who is a reputable partner 
across the industry.  LAC has closed several loans with Tim including two in Reno, NV (Whittell 
and Zephyr).    

By______________________________________________ 

Title____________________________________________ 

Firm____________________________________________ 

Russ Condas, Vice President 

Lincoln Avenue Capital LLC

EXHIBIT C
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Southwest Village Apartments 
3295 South Virginia Street 

Reno, NV 89502 
APN# 019-360-22 (5.78 acres); 019-360-23 (5.72 acres) 

Project Narrative 

Southwest Village Apartments (“the Project”), entails the preservation and rehabilitation of an
existing 332-unit tax-credit multi-family rental development in Southwest Reno. The property 
was constructed in 1973 and last received a rehabilitation in 2006.  

In partnership with the Reno Housing Authority and VA Sierra Nevada Health Care System, 66 
units will be subsidized through a Project Based Voucher (PBV) contract to assist Veterans in 
Washoe County who are currently homeless or facing “imminent risk of homelessness.” These 
residents will receive case management services in order to sustain permanent housing and 
engage in needed treatment and other supportive services that improve Veterans’ quality of life 
and end their homelessness.   The Developer has adjusted its scope of work and budget to 
accommodate space on the site for VA caseworkers. 

The preservation project is sponsored by Lincoln Avenue Capital, a leading owner, developer, 
and investor in low-income housing multi-family developments nationwide. Founded as an 
affiliate of the Matthew Bronfman family office, Lincoln Avenue Capital has quickly grown to 
an industry leading real estate company that focuses on providing low-income families with
quality affordable housing across the United States. 

The goals of this rehabilitation project include: 

• To preserve this important housing asset and extend its useful life under the LIHTC
program for another 30 years;

• To bring the buildings and units up to modern standards including new cabinets,
countertops, lighting, painting, flooring and appliances, and new roofs to buildings, and,

• To meet and/or exceed energy conservation requirements as detailed in Section 12 of the
2021 Nevada Housing Division Qualified Allocation Plan, and to lower future utility
costs to the residents and the development through new building components, appliances,
HVAC Systems and water fixtures.

Property Description 
Southwest Village Apartments occupies two parcels totaling nearly 11.5 acres in Southwest 
Reno. The site consists of 14 two-story garden style buildings, a leasing office, and maintenance 
buildings. The property contains 332 apartments with variations of 1-, 2-, and 3-bedroom 
floorplans. The 98 one-bedroom units average 650 square feet, the 214 two-bedroom units 
average 984 square feet, and the 20 three-bedroom units average 1,133 square feet. All 332 units 

EXHIBIT D
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are subject to 2006 Declaration of Restrictive Covenants for Low-Income Housing Tax Credits, 
with set-asides at 60% AMI.  

Property amenities include two swimming pools, two children’s playgrounds, three onsite 
laundry facilities, picnic area with grills, and clubhouse. Unit amenities include spacious floor 
plans, well-equipped kitchens with dishwasher, ceiling fans, spacious closets, and central heating 
and A/C. 

Landlord is in responsible for water, sewer and trash, as well as all common area utility 
expenses. The tenants receive a utility allowance and are responsible for air conditioning, general 
electric expenses, gas cooking, gas heating, and gas heated hot water. 

The unit mix is as follows: 

Unit Type # % SF 
1-bed/1-bath 98 30% 650 
2-bed/2-bath 214 64% 984 
3-bed/2-bath 20 6% 1,133 
Total 332 100% 296,770 

Location and Neighborhood 
Southwest Village Apartments is conveniently located near the intersection of South Virginia 
Street and Gentry Way in Southwest Reno. South Virginia Street is a main thoroughfare that 
connects residents to the many neighborhoods, services, and major commercial and industrial 
centers throughout the core of Reno. 

The immediate neighborhood includes a multifamily apartment complex comparable in size to 
Southwest Village Apartments directly to the west and many commercial businesses nearby such 
as Walgreens to the south of the site. Under a quarter-mile away, residents have access to the 
Peppermill Resort Spa and Casino, European Fitness Center, 168 Asian Market, Moana Springs 
Recreational Complex, Reno Fire Department Station, and several restaurants. Virginia Lake is a 
15-minute walk to the northwest and the new Reno Experience District (RED) at the corner of
South Virginia St. and East Plumb Lane, about a mile to the North.

Just under one mile from the development are Bailey Charter Elementary School, Anderson 
Elementary School, and Sunflower Pre-School. Children living at Southwest Village will be 
zoned for Jessie Beck Elementary, Swope Middle School, and Reno High School for the 2021-
2022 school year. 

Within walking distance from the site, resident have immediate access to the Regional 
Transportation Commission’s (RTC) bus route 1, South Virginia line. Route 1 operates 7 days a 
week and at all hours, including holidays.  

Proposed Development Activities 
Rehabilitation will focus on three main areas: unit upgrades, building and site exterior, and 
energy efficiency. Unit and interior upgrades will include interior door hardware replacement; 
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replacement of kitchen cabinets/vanities; replacement of kitchen countertops with laminated 
units; and installation of resilient vinyl flooring. All units will receive new 95% efficient HVAC 
split systems, rated to SEER 14 R410A. All lighting fixtures in the units and common areas will 
be upgraded to energy efficient LED fixtures; all apartment electrical appliances will be 
upgraded to Energy Star rated appliances; water fixtures with be replaced with more efficient 
low-flow toilets, showerheads, and aerators.  
 
External work will include painting of all exterior walls and sidings; parking lot and pavement 
trip hazard repairs; exterior lights replacement with LED light fixtures; and cleaning/repairing of 
all storm drainage systems to ensure highest efficiency operation. The roof will receive a new 
silicone expandothane coating, with a 20-year warranty. Site amenities will also receive 
significant improvements, including upgrades to the community room, laundry room, pool and 
lounge.  
 
The total projected hard cost is $52,500 per unit, not including contingency. 
 
Targeting 
Southwest Village Apartments is targeted to family households earning at or below 60% of are 
median income (AMI), which is $50,100 for a family of 4 in 2021. The income mix is as 
follows: 
 
%AMI    Units 
1 Bedroom / 1 Bath   
 <60% AMI  95 
 <30% AMI  3 
2 Bedroom / 2 Bath   
 <60% AMI  214 
3 Bedroom / 2 Bath 
 <60% AMI  20 
Total    332 
 
As noted earlier, 66 units will assist Veterans in Washoe County who are currently homeless or 
facing “imminent risk of homelessness under the HUD VASH Program. These 66 households 
will receive Section 8 project-based rental assistance from the Reno Housing Authority. 
Residents will receive case management services from VA Sierra Nevada Health Care System in 
order to sustain permanent housing and engage in needed treatment and other supportive services 
that improve Veterans’ quality of life and end their homelessness. 
 
Veterans who are appropriate candidates for this program demonstrate the most need or 
vulnerability and must need case management services in order to obtain and sustain independent 
community housing. HUD-VASH targets the chronically homeless Veteran who is the most 
vulnerable and often has severe mental or physical health problems and/or substance use 
disorders, with frequent emergency room visits, multiple treatment attempts, and limited access 
to other social supports. However, other Veterans who are homeless with diminished functional 
capacity and resultant need for case management are also eligible for the program. 
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We expect strong and continued demand for the Southwest Village Apartments development. 
Northern Nevada has been experiencing an extreme affordable housing crisis. According to the 
Nevada Housing Division’s 2020 Annual Affordable Apartment Survey, the supply of affordable 
multi-family units in Washoe County was extremely tight with responding properties reporting a 
vacancy rate of 2.5% for one-bedroom units, 2.8% for two-bedroom units, and 3.6% for 3-
bedroom units for an overall vacancy rate of 3.3%. 
 
The Johnson Perkins Griffin 3rd-Quarter 2020 Apartment Survey reports similar dire demand in 
the overall multi-family rental market, with average vacancies at 2.24%. Rents were 3.80% 
higher than the 2nd Quarter 2020 rents. Average rents are $1,271 for a one-bedroom unit, $1,299 
for a two-bedroom unit, and $1,870 for a three-bedroom unit.  
 
The proposed rents at will be significantly below market rents in Washoe County. Rents will 
range from $389-$829 for a one-bedroom unit, $1,005 for a two-bedroom unit, and will be 
$1,160 for a three-bedroom unit. For comparison, the 2021 Reno Housing Authority Section 8 
Payment Standard is $998 for a one-bedroom unit, $1,220 for a two-bedroom unit, and $1,763 
for a three-bedroom unit. 
 
Development Team Experience 
Southwest Village Apartments is being developed by Lincoln Avenue Capital, a leading owner, 
developer, and investor in low-income housing multi-family developments nationwide. Founded 
as an affiliate of the Matthew Bronfman family office, Lincoln Avenue Capital has quickly 
grown to an industry leading real estate company that focuses on providing low-income families 
with quality affordable housing across the United States. Lincoln Avenue Capital has financed 
and built over 17,000 units of affordable, multifamily housing across the country, with 776 units 
of affordable multifamily housing units in the Nevada. 
 
Other Nevada developments include: 
 

• Whittell Pointe I & II Apartments, Reno (2004, 2005), 228 units – family affordable 
housing; 

• Zephyr Pointe Apartments, Reno (2005), 216 units – family affordable housing; 
 
The project will be owned by the newly formed Southwest Village Preservation, L.P., a Nevada 
limited partnership.  Southwest Village GP LLC, a Nevada limited liability company, will act as 
General Partner, and is controlled by the Developer, Lincoln Avenue Capital. 
 
Praxis Consulting Group, LLC 
Lincoln Avenue Capital will receive development finance consulting assistance from Praxis 
Consulting Group, LLC. Since 2004, Praxis has assisted non-profit, for-profit, and government 
organizations to develop and finance over 75 affordable housing developments totaling over 
7,500 units and $1.250 billion in financing, mostly in Nevada. Financing sources have included 
project-based housing choice vouchers, public housing operating subsidy, private grants, tax-
exempt bonds, 4 percent and 9 percent tax credits, ARRA TCAP and Section 1602 funds, HUD 
HOME and state housing trust funds, state transitional housing monies, FHLB AHP funds, as 
well as conventional construction and permanent debt.  
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Ebersoldt +Associates Architects  
Ebersoldt +Associates Architects has been engaged as the architect of record for the renovations. 
Founded in 2007 by Vince Ebersoldt, E+a operates with the belief that all architecture should 
balance beauty, economy, and sustainability.  E+a has experience in residential, educational, and 
commercial architecture, as well as master planning. E+a is a recognized leader in the areas of 
multi-family, historic adaptive reuse, senior/assisted living residential, and other types of 
housing. 
 
Financing 
The financing for Southwest Village Apartments will include tax-exempt bonds issued by the 
Nevada Housing Division (NHD) and secured by a Fannie Mae MBS/DUS Tax-Exempt 
Mortgage-Backed Securities Execution, a Seller’s note, equity from the sale of 4% Low Income 
Housing Tax Credits and re-subordination of the existing HOME Note. Southwest Village 
Apartments is projected to close in October 2021, with construction completion by October 
2022, and stabilization by January 2023.   
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Southwest Village Apartments 
3295 South Virginia Street 

Reno, NV 89502 
APN# 019-360-22 (5.78 acres); 019-360-23 (5.72 acres) 

Location Map 
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Southwest Village Apartments 
3295 South Virginia Street 

Reno, NV 89502 
APN# 019-360-22 (5.78 acres); 019-360-23 (5.72 acres) 

 
Aerial Photo 

 
 

 

Page 50 of 163



1 

State of Nevada

DEPARTMENT OF BUSINESS & INDUSTRY 
Housing Division

1830 E. College Parkway, Suite 200 
Carson City, NV 89706 

 DATE: October 12, 2021 

TO:  State Board of Finance 

AGENDA ITEM: Approval of the Findings of Fact of the Administrator of the Nevada 
Housing Division concerning the Multi-Unit Housing Revenue Bonds 
(Summit Club Apartments)  

PETITIONER:  Steve Aichroth – Administrator, Nevada Housing Division 

_ _ _ _ _ _ _

A. Time and Place of Meeting:

10:00 p.m., Tuesday, October 26, 2021, at the Old Assembly Chambers of the Capitol
Building, 101 N. Carson Street, Carson City, Nevada 89701.

B. Matter to be reviewed:  The Findings of Fact (Findings) of the Administrator of the Housing
Division concerning the Multi-Unit Housing Revenue Bonds (Summit Club Apartments).

C. The Findings relate to the issuance of up to $1,000,000 in multi-unit housing revenue bonds
to provide an affordable housing opportunity for acquisition and new construction of a 584-
unit family apartment complex located at 14001 Summit Sierra Blvd, Reno, NV (the Project).

D. This Project was initially presented to the Board of Finance in January 2016 which request
was approved. Subsequently, PFM Financial Advisors LLC (PFM) and representatives of the
Division have participated in numerous discussions regarding the Project with representatives
of Klein Financial Corporation (“Borrower”) and the circumstances they have encountered
with the Project and their efforts to address them. All the debt for the Project has been provided 
by Mizuho Bank. There are now two components:

1. The original $90,000,000 tax-exempt loan which matures on 2/1/2058. This loan is fixed
rate, and

2. A subsequent $38,000,000 taxable loan which also matures on 2/1/2058. This loan bears a
fixed rate of 5.85%. For the initial 10-years the loan has been swapped to a variable rate (30-
day LIBOR + 1.75%) The Borrower has purchased a rate cap to hedge against rising interest
rate. The rate cap is for a 5-year term and Borrower is reserving for the cost of a replacement
cap.

Page 51 of 163



2 

 

 If approved by the Board of Finance, the additional $1,000,000 of tax-exempt debt will be 
purchased by Mizuho Bank and added to the original tax-exempt loan.. The proposed private 
placement financing structure is in compliance with NRS and NAC Chapters 319 (Nevada 
Housing Finance Law).   

 
E. Background of Agenda Item: 
 
 The Project borrower/developer, in concert with the Housing Division's financial team and 

bond counsel, has prepared the necessary documents to implement this acquisition and new 
construction housing project.  Further, the project, as proposed, complies with the intent and 
purpose of Nevada Housing Finance Law.  Also, the program and bond documents prepared 
will comply with the Internal Revenue Code of 1986 (United States Code Title 26), as 
amended. 

   
F. Staff Recommendation: 
 
 The Administrator of the Housing Division, in consultation with the financial and lending 

professionals of the Housing Division, recommends approval of the Findings, to the Board of 
Finance, for the issuance by the Nevada Housing Division of an issue of bonds known as 
“Multi-Unit Housing Revenue Bonds (Inova/Summit Club Apartments).” 

  
G. Attorney Opinion: 
 
 The Findings of Fact of the Administrator of the Housing Division have been reviewed by the 

Housing Division’s Legal Counsel; and assuming the factual matter stated therein is accurate, 
and except for the bond issue cash flow analyses and other financial and statistical data 
included therein as to which no opinion is expressed, the findings comply with the 
requirements of NRS 319.190, 319.260 and 319.270. 
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State of Nevada  
 

DEPARTMENT OF BUSINESS & INDUSTRY 
 

Housing Division 
 

FINDINGS OF FACT 
 

Multi-Unit Housing Revenue Bonds 
Inova/Summit Club Apartments 

 
 

In accordance with the requirements of NRS 319.190, 319.260 and 319.270, and based 
upon the memorandum of support, the Administrator of the Nevada Housing Division finds that: 
 

1. There exists a shortage of decent, safe and sanitary housing at rental rates that 
eligible families can afford within the Reno, Nevada rental housing markets, as 
determined by the Administrator. 

 
2. Private enterprise and investment have been unable, without assistance, to provide 

an adequate supply of decent, safe and sanitary rental housing in such housing 
market areas at rental rates, which families of low and moderate income can afford. 

 
3. The proposed multifamily project will increase the supply and improve the quality 

of decent, safe and sanitary rental housing for eligible families. 
 

4. The rental housing to be assisted by the Housing Division pursuant to the provisions 
of NRS and NAC Chapter 319 will be for public use and will provide a material 
public benefit to Reno, Nevada. 

 
5. The Housing Division’s estimates of revenues to be derived from the mortgage 

made under the proposed project, together with all bond proceeds, all subsidies, 
grants or other financial assistance and guarantees issued from other entities to be 
received in connection with the bond financing, will be sufficient to pay the amount 
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estimated by the Housing Division as necessary for debt service on the bonds issued 
for the financing of the proposed project. 

 
 
 
 

BY:  ______________________________________ DATE: _________________ 
          Steve Aichroth 
 Administrator 
 Nevada Housing Division 
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October 12, 2021 

Steve Aichroth 
Administrator 
Nevada Housing Division 
1830 College Parkway, Suite 200 
Carson City, NV 89706 

Re: Multi-Unit Housing Revenue Bonds 
(Summit Club Apartments) Series 2021 

Mr. Aichroth: 

This memorandum is provided in support of the pending request by the Nevada Housing 
Division (“Division”) to the State of Nevada Board of Finance for approval of the Findings 
of Fact regarding the Summit Club project (“Project”).  This request is for authorization for 
issuance of up to an additional $1,000,000 of Nevada Housing Division multi-unit housing 
revenue bonds to complete funding of construction costs for this mixed affordable and 
market-rate seniors housing facility located in Reno, Nevada. These bond proceeds will be 
used to repay a note owed to the contractor for the final amount of the cost of completing 
Project construction. 
This Project was initially presented to the Board of Finance in January 2016 which request 
was approved.  Subsequently, PFM Financial Advisors LLC (PFM) and representatives of 
the Division have participated in numerous discussions regarding the Project with 
representatives of Klein Financial Corporation (“Borrower”) and the circumstances they 
have encountered with the Project and their efforts to address them.  A detailed description 
provided by the Borrower regarding the extent of the challenges encountered during 
construction are contained in Exhibit A.  Exhibit B provides a comparative summary of the 
original sources and uses for the Project as presented to the Board of Finance in 2016 versus 
the current version.    
All the debt for the Project has been provided by Mizuho Bank.  There are now two 
components:   

1. The original $90,000,000 tax-exempt loan which matures on 2/1/2058. This loan is 
fixed rate, and  

2. A subsequent $38,000,000 taxable loan which also matures on 2/1/2058.  This loan 
bears a fixed rate of 5.85%. For the initial 10-years the loan has been swapped to a 
variable rate (30-day LIBOR + 1.75%) The Borrower has purchased a rate cap to 
hedge against rising interest rate. The rate cap is for a 5-year term and Borrower is 
reserving for the cost of a replacement cap. 

If approved by the Board of Finance, the additional $1,000,000 of tax-exempt debt will be 
purchased by Mizuho Bank and added to the original tax-exempt loan.  
As part of their efforts to deal with the unexpected cost increases, the Borrower modified the 
original unit designation plan to include more units with rent restriction complying with the 
60% of AMI Low Income Housing Tax Credit (“LIHTC”) requirements. This allowed for 
generation of an approximately $7,000,000 of additional LIHTC 4% tax credit proceeds 
available to offset project costs.  In addition, the Borrower has injected approximately $21.2 
million of equity into the project, including most of the developer fee earned for the Project. Page 55 of 163
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In our opinion, this additional debt request meets the requirements of NRS 319.260 and NAC 
319.712, and we recommend it for submittal to the Board of Finance for approval.  Final 
debt issuance is to be subject to receipt of definitive loan, bond, and tax documentation. 
Exhibits A and B are included with this review memorandum.  Exhibit A was submitted by the 
Borrower and is included in its entirety.  Exhibit B was prepared by PFM. 

Exhibit A:  Memorandum from Klein Financial Corporation 
Exhibit B:  Comparative Sources and Uses 
 

Sincerely,  

PFM Financial Advisors LLC 

 

Fred Eoff 
Director 
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Exhibit A 
 

 
 

September 21, 2021 
 
To: Michael Holliday 

Nevada Housing Division 
1830 E College Parkway Ste 200 
Carson City, NV 89706 

 
CC: Fred Eoff 

From: Robert Klein 

Re: Conditions Outside Developer’s Control Resulting in Request for $1 Million in Supplemental Tax 
Exempt Bond Allocation to Cover Final Portion of Major Construction Cost Increase 

 
 

Michael, 
Thank you for the discussion, along with Fred Eoff, yesterday on the history of the build out of the 581 
residential apartment units and the extraordinary external governmental influences and market influences that 
had a substantial, unexpected, adverse impact on the construction costs. Those influences are presented below in 
an outline narrative format: 

1. This project went into construction in February of 2018, and it was immediately hit with cost increases 
for its plumbing subcontractor, due to the Trump tariffs that hit the Canadian piping suppliers and the 
project contractor and subcontractor. To the extent the contractor and the subcontractor could not 
completely pass through these costs, they then passed through other costs which they would have 
otherwise absorbed. 

2. The project, during the framing subcontractor’s buyout of lumber, was hit by the Trump tariffs on 
Canadian lumber, which pushed up the overall lumber prices. 

3. The project was hit by the Trump China tariffs, which impacted many components of project materials 
and equipment. 

a. It specifically, for example, impacted cabinets and countertops. Cabinets were then supplied by 
domestic producers at higher prices given the loss of the supply from China and at higher 
material costs, for the lumber in the cabinets, given the Canadian tariffs on lumber and that 
impact on overall lumber costs. 

b. As to the granite countertops, the Chinese supply had to be substituted out for Vietnamese 
sources. When the Vietnamese sources were impacted by tariffs and/or the flow over impact of 
the Chinese tariffs further increases putting further pressure on the Vietnamese sources, the 
supplier had to be moved to India. 

 
 

550 CALIFORNIA AVENUE, SUITE 330, PALO ALTO, CA 94306 • (650) 833-0100 • (650) 833-0105 FAX 
2607 FRESNO STREET, SUITE A, FRESNO, CA 93721 • (559) 441-7901 • (559) 441-8457 FAX 
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i. The India source supplied almost all of the countertops before it was shut down by 
COVID. 

ii. The balance of the countertops had to be supplied through a 4th source, at an even higher 
price. 

4. The architectural firm, as we understand it, originally provided their services through their Houston 
office, which was hit by Hurricane Harvey, resulting in the architectural services being moved to 
Florida. The architect’s Florida offices were then hit by Hurricane Irma, which resulted in the 
architectural services being moved to Dallas. The principal architect for the firm was then hospitalized 
and had to be replaced on the project, due to a medical condition. The result was that there were 
technical architectural errors in the coordination of the architectural details of the plan and in the 
information given to the structural engineer, which would not normally have happened with such a 
prestigious architectural firm with a long history in multi-family housing. 

5. The Reno construction market experienced a major shortfall in the availability of qualified 
subcontractors and sufficient qualified construction workers. The result was subcontractors could 
demand change orders which were not justified and if the contractor and/or the Owner properly 
documented their refusal to pay for an unqualified change order, the subcontractor would merely slow 
down the work, not provide manpower to perform the work, or actually reduce the construction crews on 
the project until the contractor and/or the Owner agreed to pay the additional cost. Additionally, even 
when the contractor wanted to complete the work on time, many of the contractors could not obtain the 
sufficient and qualified workforce and they had to hire additional personnel from outside of the region – 
at a premium – to complete the work. 

6. COVID 19 hit the workforce on the apartment site in 2020 and in 2021. Operating in a manner to protect 
worker health, when individual workers became ill with COVID 19, at times they had interacted with 
most of the members of the crew and the entire crew had to be quarantined, thereby shutting down 
critical path work which affected all of the subcontractors following behind the subcontractor that was 
directly impacted. At other times, partial crews were impacted and/or critical superintendents and/or 
individuals with technical knowledge became ill with COVID 19 that impacted the ability to operate the 
crews effectively, thereby slowing down the work and leading to extensive additional overhead charges 
by all of the subcontractors following the subcontractors that had been affected. 

7. COVID 19 impacted numerous domestic and international supply sources both in the production of 
materials as diverse as kitchen shelving to washers and dryers and it impacted shipping with ports in the 
U.S. operating at major reductions in capacity, because of extensive illness among the longshoremen. 

 

The Result of the Seven Extraordinary Outside Impacts 
The result of the seven extraordinary outside impacts listed above is that the 581 units originally required, as 
shown in our January 2016 “Initial Board of Finance Submission”, $8 million in permanent equity, whereas the 
permanent equity is now over $21 million, before even calculating accrued preferences owed to the investors of 
over $5 million. The request for $1 million of tax exempt bond authority, and the resulting tax credits which 
should produce just short of $2.6 million in net proceeds, will help the partnership reimburse approximately 
$3.9 million in excess costs paid and/or to be paid (there is a $1 million note outstanding to the contractor) to 
remove all contractor and subcontractor liens for these unexpected costs. 

 
The Only Project Not Qualifying for DDA or QCT Tax Credit Increases 
This project falls into a category of one; there is no other bond project that is not located within a DDA or QCT. 
This means that all other projects received a 30% increase in tax credits, which our project did not receive. Our 
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project is therefore singularly disadvantaged in trying to deal with these extraordinary cost increases. The 
additional tax exempt bond authority and the resulting increase in tax credits on just the buildings placed in 
service in 2021, will merely offset that disadvantage and bring this project up, just short of equal to the other 
projects that benefitted from the DDA or QCT upsizing of their tax credits. Our project, again, is a category of 
one, and no other project has the disadvantage that we are trying to offset with this request. 

 
The Department’s Consideration 
We appreciate the consideration of our request by the Department of Housing, including specifically your 
recommendation for approval to the Board of Finance. We appreciate the consideration by the Board of 
Finance, and we are grateful to have the opportunity for the review of these facts by the Board of Finance. 
Thank you to all parties. We are trying to recapitalize the partnership to be in a position to proceed with our 
next project, with affordable and workforce housing. As you know, given the 30 year rent Regulatory 
Agreement, there is no real opportunity for the partnership to recover this scale of additional equity through the 
affordable unit rents. Thank you again. 

 
 
 
 
 

Robert Klein 
President, Klein Financial Corporation on behalf of 
DWF V Summit Club Holdings, LLC 
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1/28/2016 10/26/2021
Sources of Funds:
Bond Proceeds 1 $85,283,000 $91,000,000
Subordinate Taxable Loan 38,000,000
Subordinate City of Reno HOME Loan 1,300,000 1,305,000
Subordinate NHD GAHP Loan 3,000,000 4,000,000
LIHTC Equity Proceeds 4,500,000 11,440,042
Developer Equity 2 8,000,000 21,267,583
Cash Flow During Lease-Up 1,038,447
Deferred Developer Fee 2,500,000

Total Sources $104,583,000 $168,051,072

Uses of Funds:
Land & Site Work $12,756,000 $12,764,000
Construction Cost (Hard and Soft( 70,681,006 122,490,762
Contractor Note Due 1,000,000
Construction Period Interest 3,600,000 8,716,250
Contingency 6,721,745
Permits & Fees 2,725,000 6,652,500
Accounting &  Legal 400,000 691,000
Financing Costs 2,153,249 3,632,953
Lease-Up Costs 400,000 1,068,387
Furniture, Fixtures & Equipment 641,502
Insurance, Taxes & Administrative 3,137,870
Repair & Operating Reserve 146,000 755,848
Developer Fee 5,000,000 6,500,000

Total Uses $104,583,000 $168,051,072

Notes:
1 $1,000,000 added tax-exempt debt will fund a gap loan owed to the contractor
2 Includes $5,589,000 of the Developer Fee loaned to the partnership for cost overruns

Exhibit B
Summit Club Apartments

Comparative Sources and Uses
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CARSON CITY OFFICE 
State Treasurer 

101 N. Carson Street, Suite 4 
Carson City, Nevada  89701-4786 

(775) 684-5600 Telephone 

(775) 684-5623 Fax 

LAS VEGAS OFFICE 
State Treasurer 

555 E. Washington Avenue, Suite 4600 
Las Vegas, Nevada  89101-1074 

(702) 486-2025 Telephone 

(702) 486-3246 Fax 

    STATE TREASURER PROGRAMS 
Guinn Millennium Scholarship Program 

Nevada Prepaid Tuition Program 

Nevada College Savings Plans 

Nevada College Kick Start Program 

Unclaimed Property 

Website:  http://NevadaTreasurer.gov E-mail:  StateTreasurer@NevadaTreasurer.gov

STATE OF NEVADA 

OFFICE OF THE STATE TREASURER 

Zach Conine 
State Treasurer 

TO: Board of Finance (BoF) Members 

FROM: Tara Hagan, Chief Deputy Treasurer 

SUBJECT: October 26, 2021 BoF Agenda Item #7 - Bond Expenditure Report 

DATE: October 19, 2021 

Agenda Item #7 

Receive report on bond expenditures as of June 30, 2021.  

SUMMARY OF REPORT RESULTS 

A total of $194.26M million (17.6%) of unspent bond proceeds from 2020-2004 issuances 
is summarized by issuance below. Expectedly, the majority of unspent proceeds is from 
the most recent issuance in the fall of 2020.  

• CY2021 issuance has $159.21 million (60.52%) remaining in proceeds as of June
30, 2021. Most of the proceeds were received by the Division of Administration
(Public Works). Although the pace is sufficient, the Division has had supply chain
issues which has slowed its ability to spend the proceeds more quickly. However,
we anticipate this is a short-term issue and the pace of spending will begin to
increase over the next several months.

• Of the bonds issued in calendar year (CY) 2019, there is $31.5 million (18.69%) of
unspent proceeds remaining.  Most of the remaining proceeds were received by
Division of Administration (Public Works).

• Of the bonds issued in CY 2018, there is $1.31 million (0.66%) of unspent proceeds
remaining which were all received by the Division of State Lands (State Lands).

• Many departments received bond issuances in CY 2017.  The departments
spending plans through CY 2020 for 2017 issuances have met the 3-year/85%
spenddown requirement.  There is $2.09 million (0.75%) of unspent proceed with
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most of the remaining proceeds received by Department of Administration (Public 
Works at $718 thousand) and Department of Conservation and Natural Resources 
(DCNR at $1.29 million).   

 

• CY 2015 and 2016 issuances have been exhausted.  
 

• Finally, there remains $185 thousand in unspent proceeds from bonds issued in 
2004-2014 (7-17 years ago). The remaining issuances have met the 3-year/85% 
spend down requirement.  All of the remaining funds ($185 thousand) belong to 
State Lands.  Most of the remaining funds are being used as contingency for project 
implementation to ensure projects are implemented as designed and in a timely 
manner.  
   

Detail on the outstanding issuances by department can be found in the attachments to the 
memo: 

• Attachment A - Department of Administration, specifically State Public Works 
Division.  

• Attachment B - Department of Conservation and Natural Resources including: 
DCNR Administration, Division of Environmental Protection, State Historic 
Preservation Office, and the Division of State Lands. 

 
Conclusion 
After more than five years of reporting post issuance expenditures to the Board of 
Finance, the Treasurer’s Office along with other using agencies believe the formal process 
of reporting and monitoring bond expenditures is a successful and worthwhile exercise. 
The process has encouraged the State to re-purpose bond proceeds, when possible, for 
other projects which reduces the total amount of new bond issuances, and ensures 
issuances are meeting the IRS 3 year/85% requirement. These reports and activities help 
the State save money through more efficient cash flow projections that match expenditure 
requirements to projected bond issuances and help to ensure the timely expensing of 
bond proceeds.  
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Appendix A 

Post Issuance Compliance History and Background 

The State’s Debt Management Policy, which was last revised and approved in calendar 
year 2018, requires a report on the expenditures of bond proceeds shall be presented to 
the Board of Finance.  There are several important reasons for the monitoring of bond 
proceeds: 

1. Federal regulations for the issuance of tax-exempt debt require the issuer to have
a reasonable expectation that it will spend 85% of the proceeds, including interest
earned on those proceeds, within three years.  Although there are no penalties
assessed to an issuer if it fails to meet this guideline due to unforeseen
circumstances, the IRS has noted that failure to spend proceeds within acceptable
timeframes can signify a flag for them to audit the bond transaction. In addition,
the IRS requires tax-exempt debt issuers, such as the State to have post-issuance
compliance policies and procedures in place.

2. Economically, there is little sense to issue bonds ahead of when they are needed
and pay the interest on those proceeds while they go unused.

3. By tracking bond expenditures through this reporting process, the Treasurer’s
Office, the Governor’s Finance Office, the Department of Administration and using
departments can identify issues related to the planning and financing of capital
improvements and reduce the State’s financing costs over time.  This information
can assist the State in determining how to allocate future bond proceeds and any
remaining unspent proceeds. This information may also identify situations where
funds can be re-purposed in the Governor’s proposed budget and the next CIP bill
submitted to the legislature.

4. Also, although these reports do not directly correlate to arbitrage reporting,
knowing which bond issuances still maintain unspent proceeds can help the State
identify possible future situations where there may be an arbitrage liability.
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Attachment A 
 

Department of Administration – State Public Works Division 
Capital Improvement Projects 

 
The Department of Administration is reporting bond proceeds spent as of June 30, 2021: 
 

 
Series 

Amount 
Remaining as 

of 12/31/2020 

Projected 
Spend through 

06/30/2021 

Actual Spend 
as of 

06/30/2021 

2020A G.O. Capital Improvement Bonds  $88,550,243  $75,514,261 $30,784,139  

2019A G.O. Capital Improvement Bonds $33,932,125 $23,129,027 $7,556,741 

Total $ 122,482,368 $ 98,643,288 $38,340,880 

    

    

The Department of Administration projected spending approximately $98.6 
million of the remaining proceeds in the 6-month period following December 
31, 2020.  Although the Division fell short of its projections, it’s currently on 
pace to spend the majority of these balances by the end of the current fiscal 
year.  
 
The following table shows the remaining proceeds and projected spending through 
December 31, 2021.   
 

Series 
Amount Remaining 

as of 06/30/2021 
Projected Spending 
through 12/31/2021 

2020A G.O. Capital Improvement Bonds  $57,766,104  $27,853,595 

2019A G.O. Capital Improvement Bonds $26,375,384 $3,068,415 

Total $81,141,488 $ 30,922,010 

 
 
During the 2021 Legislative Session, Assembly Bill 492 authorized the Department of 
Administration to reallocate previously issues bonds from the 2015 and 2017 issuances 
for new projects, this amount totaled $9,822,934.  
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Attachment B 

Department of Conservation and Natural Resources 

Department of Conservation and Natural Resources (DCNR) – Administration 
DCNR is reporting bond proceeds spent for Open Space Projects as of June 30, 2021: 

Series 
Amount 

Remaining as 
of 12/31/2020 

Projected 
Spend 

through 
06/30/2021 

Actual 
Spend as of 
06/30/2021 

2017C G.O. Open Space, Parks, Natural Resources and Refunding 
Bonds 

$1,957,423 $500,000 $ 666,558 

Total $1,957,423 $500,000 $666,558 

DCNR was able to spend more than forecasting for the six-month period 
ending June 30, 2021; its projected spent was ~$166,000 more than 
forecasted.     

The following table shows the remaining proceeds and projected spending through 
December 31, 2021.   

Series 

Amount 
Remaining as 

of 06/30/2021 

Projected 
Spending through 

12/31/2021 

2017C G.O. Open Space, Parks, Natural Resources and Refunding Bonds $ 1,290,864 $ 630,992 

Total $1,290,864 $630,992 

Bond funds from the 2017C issuance were distributed among several agencies which 
includes, Division of State Lands in the amount of $1,001,865.53; Division of State Parks 
in the amount of $1,776,530.34; and Department of Wildlife in the amount of 
$1,962,279.09.  The funds remaining as of June 30, 2021: State Lands $185,401; State 
Parks $594,054; Wildlife $511,409.     
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Division of Environmental Protection (NDEP) 
NDEP is reporting bond proceeds spent for Water Pollution Control and Natural 
Resource Bonds as of June 30, 2021: 

Series 
Amount 

Remaining as 
of 12/31/2020 

Projected 
Spend 

through 
06/30/2021 

Actual Spend 
as of 

06/30/2021 

2020B G.O. (Limited Tax) Natural Resources Bonds $1,500,841 $150,085 $0 

2019B G.O. (Limited Tax) Natural Resources Bonds $1,283,047 $725,453 $ 46,207 

2019D G.O. (Limited Tax) Water Pollution Control Revolving Fund 
Matching Bonds 

$1,462,393 $1,462,393 $ 1,462,393 

2019E G.O. (Limited Tax) Water Pollution Control Revolving Fund 
Leveraged Bonds 

$16,326,530 $16,326,530 $16,326,530 

Total $20,572,811 $18,664,461 $17,835,130 

NDEP spent $17.84M for the six-month period ending June 30, 2021 which 
was consistent with its projected spend of $18.64M (variance of ~$830,000). 

The following table shows the remaining proceeds and projected spending through June 
30, 2021.   

Series 

Amount 
Remaining as 

of 06/30/2021 

Projected 
Spending through 

12/31/2021 

2020B G.O. (Limited Tax) Natural Resources Bonds $1,503,892 $ 0 

2019B G.O. (Limited Tax) Natural Resources Bonds $1,236,839 $1,022,448 

Total $2,740,731 $1,022,448 

State Historic Preservation Office (SHPO) 
SHPO is reporting bond proceeds spent as of June 30, 2021: 

Series 
Amount 

Remaining as 
of 12/31/2020 

Projected 
Spend 

through 
06/30/2021 

Actual Spend 
as of 

06/30/2021 

2020A G.O. (Limited Tax) C.I.P., Historic Preservation and RFDG 
Bonds 

$3,001,694 $300,169 $362,193 

2018A G.O. (Limited Tax) C.I.P., Historic Preservation and RFDG 
Bonds 

$87,554 $0 $87,554 

Total $3,089,248 $300,169 $449,747 

SHPO spent $449,747 for the six-month period ending June 30, 2021 which 
was more than its projected amount of $300,169.  
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Division of State Lands 
State Lands is reporting bond proceeds spent on Tahoe Environmental Improvement 
Projects as of June 30, 2021: 
 

 
Series 

Amount 
Remaining as of 

12/31/2020 

Projected Spend 
through 

06/30/2021 

Actual Spend 
as of 

06/30/2021 
2019B G.O. Natural Resources and Refunding Bonds $3,921,753 $0 $0 

2018B G.O. Natural Resources and Refunding Bonds $2,495,179 $1,076,000 $1,176,998 

Aggregated Interest for all Bond Series - except Bond Series 
listed above (2004 – 2014) 

$185,508 $67,320 $30,479 

Total $6,602,440 $1,143,320 $1,207,477 

 
State Lands spent $1,207,477 for the six-month period ending June 30, 2021 
which was more than its projected amount of $1,143,320.  
 
The following table shows the remaining proceeds and projected spending through June 
30, 2021:  
  

 
Series 

Amount 
Remaining as of 

06/30/2021 

Projected 
Spending through 

12/31/2021 
2019B G.O. Natural Resources and Refunding Bonds $3,930,627 $2,482,000 

2018B G.O. Natural Resources and Refunding Bonds $1,318,181 $1,318,181 

Aggregated Interest for all Bond Series - except Bond Series listed 
above (2004 – 2014) 

$155,029 $19,407 

Total $5,403,837 $3,819,588 

 
The majority of funds for 2019B are encumbered for the Lower Wood Creek Phase I Water 
Quality Improvement Project and construction of the Spooner Front Country Visitor 
Center and Amphitheater which are scheduled for construction during 2021 and 2022. 
 
 
Department of Transportation (NDOT) 
NDOT is reporting bond proceeds spent as of June 30, 2021: 
 

 
Series 

Amount 
Remaining as 

of 12/31/2020 

Projected 
Spend 

through 
06/30/2021 

Actual Spend 
as of 

06/30/2021 

2020A Highway Improvement (MVFT) Revenue Bonds $100,001,766 $0 $30,745,662 

2020B Highway Improvement (IFT) Revenue Bonds $60,006,927 $0 $31,966,714 

Total $160,008,693 $0 $62,712,376 

 
 
NDOT spent $62.7M for the six-month period ending June 30, 2021 which 
was more than it projected.  

Page 67 of 163



 

 

8 
 

The following table shows the remaining proceeds and projected spending through June 
30, 2021.   
 

Series 

Amount 
Remaining as 

of 06/30/2021 

Projected 
Spending through 

12/31/2021 

2020A Highway Improvement (MVFT) Revenue Bonds $69,256,103 $ 14,256,104 

2020B Highway Improvement (IFT) Revenue Bonds $28,040,213 $28,000,000 

Total $97,296,316 $42,256,104 
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STATE OF NEVADA 
OFFICE OF THE STATE TREASURER 

Zach Conine 
State Treasurer 

TO: Board of Finance (Board) Members 

FROM: Jeff Landerfelt, Deputy Treasurer - Debt Management 

SUBJECT: October 26, 2021 Agenda Item #8a-f State of Nevada Fall 2021 General Obligation 
Bond Issuances 

DATE: October 19, 2021 

Agenda Item #8a-f 

Summary: Nevada Revised Statutes (NRS) 349.071 states the State Board of Finance (the 
“Board”) may issue and redeem securities on behalf of the State when such issue is authorized by 
law.  Pursuant to NRS 349.255, prior to the issuance by the State Treasurer, a resolution describing 
the authority to issue and/or refund prior securities issuances must be approved by the State Board 
of Finance.  

Agenda items #8a through #8f encompass the State’s fall 2021 proposed bond issuance.  The 
issuance is comprised of six (6) series of “new money,” two (2) of which have an additional 
refunding component.  All of the proposed bond series are authorized by law and conform to the 
parameters of the State’s Constitutional Debt Limit and the General Obligation Debt Capacity and 
Affordability Report (2021-2023 Biennium). The tentative schedule for the sale is: (1) State Board 
of Finance approval on October 26, 2021; (2) bond sale on November 16, 2021; and (3) bond 
closing and receipt of proceeds on December 7, 2021.  If approved by the State Board of Finance, 
the six (6) series will be issued to finance the following projects:  

For discussion and possible action – Approval of the issuance of general obligation bonds by the 
State of Nevada:  

a) For possible action – Discussion and possible action on a resolution designated the "2021A
Capital Improvement and Refunding Bond Resolution"; authorizing the issuance and
sale of the State of Nevada, General Obligation (Limited Tax) Capital Improvement and
Refunding Bonds, Series 2021A, in the aggregate principal amount not to exceed
$135,000,000.
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• AB492 (Section 4) of the 81st Legislative Session authorized $280,630,853 in 
maximum par to carry out various capital improvement projects. The Department of 
Administration, State Public Works Division estimates $108,900,000 in proceeds is 
required to match projected expenditures for the next 12-18 months.  The total 
maximum par for this portion of the 2021A series is $108,900,000.  
 

• The refunding component of this series will be used to refund the 2011A Capital 
Improvement, Cultural Affairs and Refunding Bonds. The total maximum par for this 
portion of the 2021A series is $26,100,000.  Exhibit A reflects the maximum aggregate 
par amount for the 2011A Bonds and the anticipated net present value of savings of 
over 16%.  This exceeds the Board’s Debt Management Policy savings target of 3%.  

 
b) For possible action – Discussion and possible action on a resolution designated the "2021B 

Natural Resources Bond Resolution"; authorizing the issuance and sale of the State of 
Nevada, General Obligation (Limited Tax) Natural Resources Bonds, Series 2021B, in the 
aggregate principal amount not to exceed $15,000,000.  

 
• AB492 (Section 12) of the 81st Legislative Session authorized the issuance of general 

obligation bonds in the face amount of not more than $12,000,000 for the purpose of 
financing the activities related to the Tahoe Environmental Improvement Program 
(EIP). The State Lands Division estimates $5,165,000 in proceeds are required to 
match projected expenditures for the next 12-18 months.  

 
• AB492 (Section 13) of the 81st Legislative Session authorized the issuance of general 

obligation bonds in the face amount of not more than $8,000,000 for Water Grants. 
NRS 349.986 authorizes maximum outstanding par of $125,000,000 for the Water 
Grant Program of which $28,478,000 is currently outstanding. The Division of 
Environmental Protection estimates $8,000,000 in proceeds will be needed to 
implement projects over the next 12 – 18 months.  

 
• These bonds will be issued as general obligations of the State, exempt from the 

Constitutional Debt Limit, paid with ad valorem property tax, and are included in the 
affordability model. 

 
c) For possible action – Discussion and possible action on a resolution designated the "2021C 

Open Space, Parks and Natural Resources Bond Resolution"; approving the issuance 
of the State of Nevada, General Obligation (Limited Tax) Open Space, Parks and Natural 
Resources Bonds, Series 2021C, in the aggregate principal amount not to exceed 
$8,000,000. 

 
• AB492 (Section 14) of the 81st Legislative Session authorized $20,000,000 in general 

obligation bonds for the Department of Conversation and Natural Resources to carry 
out projects to preserve, protect and obtain the benefits of the property and natural 
resources of the State. These bonds are exempt from the constitutional debt limit, paid 
with ad valorem taxes through the Bond Interest and Redemption Fund, and included 
in the affordability model. 

 
d) For possible action – Discussion and possible action on a resolution designated the "2021D 

Open Space, Parks and Natural Resources Bond Resolution"; approving the issuance 
of the State of Nevada, General Obligation (Limited Tax) Open Space, Parks and Natural 
Resources, Series 2021D, in the aggregate principal amount not to exceed $7,000,000. Page 70 of 163



 
 

 
• AB492 (Section 14) of the 81st Legislative Session authorized $20,000,000 in general 

obligation bonds for the Department of Conversation and Natural Resources to carry 
out projects to preserve, protect and obtain the benefits of the property and natural 
resources of the State. These bonds are subject to the constitutional debt limit, paid 
with ad valorem taxes through the Bond Interest and Redemption Fund, and included 
in the affordability model. 

 
e) For possible action – Discussion and possible action on a resolution designated the "2021E 

Safe Drinking Water Revolving Fund Matching and Refunding Bonds Approval 
Resolution"; approving the issuance of the State of Nevada, General Obligation (Limited 
Tax) Safe Drinking Water Revolving Fund Matching Bonds, Series 2021E, in the 
aggregate principal amount not to exceed $7,000,000. 
 
• Per NRS 445A.290, the Treasurer may issue general obligation bonds to provide State 

matching funds for federal grants as required by the Safe Drinking Water Act when 
requested by the Administrator of the Nevada Division of Environmental Protection 
(NDEP Administrator).  As requested by the NDEP Administrator, up to $5,000,000 
in par is needed to provide State matching funds for an anticipated $25,000,000 federal 
grant.  

 
• The refunding component of this series will be used to refund the 2010I Natural 

Resources and Refunding Bonds. The total maximum par for the refunding portion of 
this series is $2,000,000. Exhibit B reflects the maximum aggregate par amount for the 
2010I Bonds and the corresponding net present value savings of over 6% currently 
anticipated.  This exceeds the Board’s Debt Management Policy savings target of 3%.  

 
• These bonds are self-supporting. The debt service is paid with principal and interest 

payments from loans made by the revolving fund. This debt is exempt from the 
constitutional debt limit and is not included in the affordability model. See Attachment 
A for the following supporting material:  

 
• Approval of Director, Governor’s Finance Office to issue General 

Obligation Bonds for the Clean Water State Revolving Fund;  
• 2021E Safe Drinking Water Revolving Fund Matching and Refunding 

Bonds Approval Resolution; 
• 2021E Safe Drinking Water Revolving Fund Matching and Refunding 

Bonds Order;  
• Table I – Projected Revenues Available for Debt Service; and, 
• Table II – Schedule of Loans. 

 
 
 

 
f) For possible action – Discussion and possible action on a resolution designated the "2021F 

Water Pollution Control Revolving Fund Matching Bonds Approval Resolution"; 
approving the issuance of the State of Nevada, General Obligation (Limited Tax) Water 
Pollution Control Revolving Fund Matching Bonds, Series 2021F, in the aggregate 
principal amount not to exceed $5,000,000. 
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• Per NRS 445A.155(1), the Treasurer may issue general obligation bonds to provide 
State matching funds for federal grants as required by the Federal Water Pollution 
Control Act upon approval of the Director of the Department of Conservation and 
Natural Resources and the Director of the Governor’s Finance Office. As requested, 
up to $5,000,000 in par is needed to provide State matching funds for an anticipated 
$25,000,000 federal grant.  

 
• These bonds are self-supporting. The debt service is paid with principal and interest 

payments from loans made by the revolving fund. This debt is exempt from the 
constitutional debt limit and is not included in the affordability model. See Attachment 
B for the following supporting material: 

 
• Approval of Director, Governor’s Finance Office to issue General 

Obligation Bonds for the Clean Water State Revolving Fund;  
• 2021F Water Pollution Control Revolving Fund Matching Bonds Approval 

Resolution; 
• 2021F Water Pollution Control Revolving Fund Matching Bond Order; 
• Table I – Projected Revenues Available for Debt Service; and 
• Table II – Schedule of Loans. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT A 
 

Series 2021A Proposed Refunding Estimated Savings 
 

Proposed Refunding Bonds - As of October 5, 2021 
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Series 
Term 

(Years) 

Refunding Par 
to be 

Authorized  
 Est. Issuance 

Par 

  Est. PV 
Savings-

% of 
Refunded 

Par   
 Est. PV 
Savings 

 
2011A CIP, Cultural Affairs, 

and RFDG Bonds 9     $26,100,000  
    
$19,930,000  16.13%     $3,744,153  

            
 
Source: State of Nevada Treasurer’s Office. 
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EXHIBIT B 
 

Series 2021E Proposed Refunding Estimated Savings 
 

Proposed Refunding Bonds-As of October 5, 2021 
  

Series 
Term 

(Years) 

Refunding Par 
to be 

Authorized  
 Est. Issuance 

Par 

  Est. PV 
Savings-

% of 
Refunded 

Par   
 Est. PV 
Savings 

 
2010I Safe Drinking Water 

Revolving Fund Bonds 4      $2,000,000  
      
$1,715,000  6.52%      $118,374  

            
 
Source: State of Nevada Treasurer’s Office. 
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