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 PUBLIC NOTICE 

 
 AGENDA 

 MEETING OF THE STATE BOARD OF FINANCE 
Tuesday, March 14, 2017 

8:30 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. Public Comment 

Comments from the public are invited at this time.  Pursuant to NRS 241.020(2)(d)(7), the 
Board intends to limit to 10 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.  Comment 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. 

 
 
2.  For discussion and possible action: Approval of the Board of Finance minutes from the 

meeting held on November 8, 2016. 
 

   Presenter:   Tara Hagan, Chief Deputy Treasurer  
 
3.   For discussion and possible action:  Discussion and possible action on a resolution 

approving the report submitted by the Executive Director of the Department of Taxation 
and the State Permanent School Fund Guarantee Agreement pertaining to the Mineral 
County School District, Nevada, General Obligation (Limited Tax) School Improvement 
Bonds, Series 2017, to be guaranteed in the maximum principal amount of $2,500,000. 

  Presenter:  Lori Chatwood, Deputy Treasurer – Debt Management  
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4.  For discussion and possible action: Discussion and possible action on the Nevada 

Housing Division’s request to approve the Findings of Fact pertaining to the issuance of up 
to $7,500,000 of Multi-Unit Housing Revenue Bonds (Madison Palms Senior Apartments), 
for the purpose of constructing a 54-unit senior affordable housing rental project in North 
Las Vegas, Nevada. The project borrower/developer will be a limited partnership which 
will consist of Madison Palms LLC and the Richman Group. Madison Palms LLC is owned 
by George Gekakis Inc. and Silver State Housing. The Richman Group will be the equity 
investor limited partner. Approval of the Board of Finance is required pursuant to NRS 
319.270(4). 

 
  Presenter: C.J. Manthe, Administrator, Housing Division 
 
 
5.   Receive a report on bond expenditures as of December 31, 2016. 
 

  Presenter:   Tara Hagan, Chief Deputy Treasurer  
 
6. For discussion and possible action: Discussion and possible action on a request to 

approve an outside bank account with Bank of America for the Department of 
Employment, Training and Rehabilitation.  Approval of the Board of Finance is required 
pursuant to NRS 356.005-356.011. 

 
  Presenter: Tara Hagan, Chief Deputy Treasurer 
 
 
7. For discussion and possible action: Discussion and possible action (a) regarding the State 

Treasurer’s quarterly investment report for the quarter ended December 31, 2016 and (b) to 
approve or disapprove the Treasurer’s investment policies for the General Portfolio and the 
Local Government Investment Pool (LGIP). 

 
  Presenter: Tara Hagan, Chief Deputy Treasurer 
 
 
8. Board Members’ comments, including discussion of future agenda items and status of past, 

present and future projects or other matters within the Board’s jurisdiction. 
 
      
9.     Public Comment  

 Comments from the public are invited at this time.  Pursuant to NRS 241.020(2)(d)(7), the 
Board intends to limit to 10 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.  Comment 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. 
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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., 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 
• City Halls in Reno, Elko and Henderson, Nevada 

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

https://notice.nv.gov/ 
 

http://www.nevadatreasurer.gov/Finances/Board/BOF_Home/
https://notice.nv.gov/
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STATE BOARD OF FINANCE 
November 8, 2016 – 8:30 AM 

Summary Minutes 
 
Location: 
Via videoconference at the following locations: 
 
 Laxalt Building   Governor’s Office Conference Room 
 401 N. Carson Street   555 E Washington Avenue, Suite 5100 
 Carson City, NV 89701  Las Vegas, NV 89101 
 
Governor Sandoval called the meeting to order at 8:30 a.m. 
 
Board members present:   
Governor Brian Sandoval – Carson City  
Treasurer Dan Schwartz – Carson City   
Controller Ron Knecht – Carson City 
Dave Funk – Carson City 
Steve Martin – Las Vegas 
 
Others present: 
Tara Hagan – Nevada Treasurer’s Office 
Budd Milazzo – Nevada Treasurer’s Office 
Lori Chatwood – Nevada Treasurer’s Office 
Kimberly Arnett – Nevada Treasurer’s Office 
Bryan Stockton – Attorney General’s Office 
Robert Nellis- Nevada Department of Transportation 
CJ Manthe – Nevada Housing Division 
Michael Holliday – Nevada Housing Division 
Fred Eoff – Nevada Housing Division 
David Paull – Nevada H.A.N.D. 
Kendra Follett – Sherman & Howard 
Ryan Henry – Sherman & Howard 
 

Agenda Item 1 – Public Comment.  

There were no public comments in Carson City or Las Vegas.  

Agenda Item 2 – Approval of the Board of Finance minutes from the meeting held on 
August 9, 2016.  

Dave Funk motioned to approve Agenda Item 2. Controller Knecht seconded the motion. Motion 
passed unanimously. 

Agenda Item 3 – Presentation, discussion, and possible action on a resolution approving the 
report submitted by the Executive Director of the Department of Taxation and the State 
Permanent School Fund Guarantee Agreement pertaining to the Carson City School 
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District, Nevada, General Obligation (Limited Tax) School Improvement and Refunding 
bonds, Series 2017A, to be guaranteed in the maximum amount principal amount of 
$23,850,000. 

Lori Chatwood presented the resolution approving a report submitted by the Executive Director 
of the Department of Taxation and the State Permanent School Fund Guarantee Agreement 
pertaining to the Carson City School District (CCSD). The proposed 2017A school improvement 
and refunding bonds will be issued to make improvements to facilities throughout the District 
and refunding of existing bonds. Ms. Chatwood explained that three series are being considered 
for refunding. She added that as of November 8, 2016, CCSD had $28,425,000 of outstanding 
principal guaranteed by the Permanent School Fund program. CCSD will realize approximately 
$250,000 in cost savings over the life of the bond.  Governor Sandoval asked what the funds 
would be utilized for to which Marty Johnson responded that the funds will be utilized to 
construct new buildings, eliminate modular buildings and for safety improvements.  

Controller Knecht motioned to approve Agenda Item 3. Steve Martin seconded the motion. 
Motion passed unanimously.  

Agenda Item 4 – Presentation, discussion, and possible action on a resolution approving the 
report submitted by the Executive Director of the Department of Taxation and the State 
Permanent School Fund Agreement pertaining to the Lyon County School District, 
Nevada, General Obligation (Limited Tax) Refunding Bonds, Series 2017A, to be 
guaranteed in maximum principal amount of $18,260,000.   
 
Lori Chatwood presented a resolution approving the report submitted by the Executive Director 
of the Department of Taxation and the State Permanent School Fund Guarantee Agreement 
pertaining to the Lyon County School District. The proposed 2017A refunding bonds will be 
issued to refund outstanding bonds for debt service savings. Ms. Chatwood clarified that one of 
the series of bonds being considered for refunding is currently guaranteed by the Permanent 
School Fund Program. As of November 8, 2016, Lyon County School District had $37,430,000 
of outstanding principal guaranteed by the PSF. With the approval of the resolution and after the 
issuance of the refunding bonds, the District will be utilizing all of their $40,000,000 
authorization under the Permanent School Fund Program.  
 
Governor Sandoval asked if the school district had the ability to make timely payments of the 
debt service of the bonds. Marty Johnson responded that the revenue streams from the property 
taxes are sufficient and there is no need to increase its current tax rate in order to fund the re-
payment. Treasurer Schwartz asked for the amount of estimated debt service savings. Mr. 
Johnson responded that the estimated savings is approximately $1,000,000.  
 
Dave Funk motioned to approve Agenda Item 4. Steve Martin seconded the motion. Motion 
passed unanimously.  
 
Agenda Item 5 – Presentation, discussion and possible action on a resolution designated by 
the short title “2016 Highway Improvement Revenue Bond Resolution”; authorizing the 
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sale and issuance of the State of Nevada, Highway Improvement Revenue (Motor Vehicle 
Fuel Tax) Bonds, Series 2017 in the maximum aggregate principal amount of $190,000,000.  
 
Lori Chatwood presented the “2016 Highway Improvement Revenue Bond Resolution” 
authorizing the sale and issuance of the State of Nevada, Highway Improvement Revenue (Motor 
Vehicle Fuel Tax) Bonds, Series 2017. Ms. Chatwood clarified that these bonds are not general 
obligation bonds of the State and therefore are not counted against the State’s debt limit nor 
included in the affordability model. The issuance of the bonds fit within the long term plan for 
the funding of Project Neon and the requirement of three-times coverage for senior lien bonds.  
 
Robert Nellis, Nevada Department of Transportation, stated that the Department has not 
exhausted the funds from previous issuances, but they expect to exhaust them within the next 
year. Governor Sandoval asked if Project Neon was on schedule; Mr. Nellis responded that 
Project Neon is on schedule and completion date is estimated to be in the summer of 2018.  
 
Dave Funk motioned to approve Agenda Item 5. Controller Knecht seconded the motion. Motion 
passed unanimously. 
 
Agenda Item 6 – Receive report on the sale of the State of Nevada General Obligation 
Bonds, Series 2016D and the Aggregate Refunding Savings Summary.  
 
Lori Chatwood presented the report on the sale of the State of Nevada General Obligation 
(Limited Tax) Natural Resources and Refunding Bonds Series 2016D in a maximum aggregate 
principal amount of $25,000,000. Ms. Chatwood explained that twelve (12) institutional 
investors bid on the sale. The true interest cost (TIC) was 2.15% for the thirteen year 
amortization. The sale produced a total net present value savings to the State of over $1.53 
million which was over 11.35% present value savings.  
 
Dave Funk motioned to approve Agenda Item 6. Steve Martin seconded the motion. Motion 
passed unanimously. 
 
Agenda Item 7 – Discussion and possible action on the Nevada Housing Division’s request 
to approve the Findings of Fact pertaining to the issuance of up to $22,000,000 of  Multi-
Unit Housing Revenue Bonds (Baltimore Gardens and Cleveland Gardens Apartments).  
 
CJ Manthe requested approval of the Findings of Facts pertaining to the issuance of up to 
$22,000,000 in multi-unit housing revenue bonds to provide an affordable housing opportunity 
for acquisition and renovation of a 165 unit (Baltimore Gardens) and 36 unit (Cleveland 
Gardens) apartment complexes in the Gateway District of Las Vegas. The bonds will be 
structured in two phases, Construction Phase and Permanent Phase. The project is being 
developed by Community Development Partners and BLVD Capital. Governor Sandoval asked 
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for the expected date of completion which the developer responded that it would be in December 
2017. Treasurer Schwartz asked the average cost will be per unit; the Developer responded that 
they anticipate expenditures of approximately $45,000 per unit.  
 
Dave Funk motioned to approve Agenda Item 7. Controller Knecht seconded the motion. Motion 
passed unanimously. 
 
Agenda Item 8 – Discussion and possible action on the Nevada Housing Division’s request 
to approve the Findings of Fact pertaining to the issuance of up to $6,000,000 of  Multi-Unit 
Housing Revenue Bonds (Sierra Pines Senior Apartments). 
 
CJ Manthe requested approval of the Findings of Facts pertaining to the issuance of up to 
$6,000,000 in multi-unit housing revenue bonds to provide an affordable housing opportunity for 
acquisition and renovation of a 90 unit senior apartment complex in Las Vegas, Nevada. The 
bonds will be structured in two phases, Construction Phase and Permanent Phase. The 
Construction Phase loan amount will be approximately $6,000,000. The project 
borrower/developer is through a partnership between Nevada HAND, Sierra Pines Apartments, 
LLC and Raymond James Tax Credit Fund.  
 
Michael Mullin, Nevada HAND. explained that upon completion the Project will be managed by 
HAND Property Management Company. Controller Knecht asked what benefit the developers 
are obtaining from these arrangements. Michael Mullin explained that the debt is tax-exempt; 
thus, the interest rate is lower. Mr. Mullin explained that commercial lenders are obligated to 
meet the Community Reinvestment Act responsibilities where they must make investments in 
projects that benefit their communities. 
 
Controller Knecht motioned to approve Agenda Item 8. Steve Martin seconded the motion. 
Motion passed unanimously.  
 
Agenda Item 9 – Discussion and possible action on a request to approve an outside bank 
account with Wells Fargo for the Nevada Gaming Control Board.  
 
Tara Hagan requested to approve an outside bank account for the Nevada Gaming Control 
Board. Ms. Hagan explained that under NRS 356.005 requires the State Board of Finance to 
approve state agency requests to establish outside bank accounts. Ms. Hagan noted that the 
request is a result of passage of Senate Bill 38 during the 2015 Legislative Session which 
required the Nevada Gaming Commission to adopt regulations relating to club venue operations.  
Steve Martin motioned to approve Agenda Item 9. David Funk seconded the motion.  
 
Agenda Item 10 – Discussion and possible action regarding the State Treasurer’s quarterly 
investment report for the quarter ended September 30, 2016 and to approve or disapprove 
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the Treasurer’s investment policies for the General Portfolio and the Local Government 
Investment Pool.  
 
Tara Hagan reported that the total portfolio weighted return for the period ending September 30, 
2016 is 1.38%. The performance of the internally managed portfolio of the General Portfolio was 
0.77%; Ms. Hagan added that internal staff only manages the operating portion of the General 
Portfolio. The portion managed by Chicago Equity Partners is performing at 3.19% and MacKay 
Shields’ performance is 3.41%. Ms. Hagan also explained that as of September 30, 2016, the 
total interest distributed was $10,278,028.  
 
Controller Knecht motioned to approve Agenda Item 10. David Funk seconded the motion 
approving the investment report as well as the investment policies.  
 
Agenda Item 11 – Board members’ comments including discussion of future agenda items 
and status of past, present and future projects or other matters within the Board’s 
jurisdiction.  
 
There were no comments from the Board members.  
 
Agenda Item 12 – Public Comment  
 
There were no comments in Carson City or Las Vegas.  
 
Dave Funk motioned to adjourn the meeting. Controller Knecht seconded the motion. 
 
Meeting was adjourned at 9:35 a.m.  
 



Dan Schwartz 
State Treasurer 
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TO: Board of Finance (Board) Members 
 
FROM: Lori Chatwood, Deputy Treasurer of Debt Management 
 
SUBJECT: March 14, 2017 Agenda Item #3- Department of Taxation Mineral County School 

District Permanent School Fund Report 
 
DATE: February 15, 2017 
 

 
Agenda Item #3 
 
For discussion and possible action – A resolution approving the report submitted by the 
Executive Director of the Department of Taxation and the State Permanent School Fund 
Guarantee Agreement pertaining to the Mineral County School District, Nevada, General 
Obligation (Limited Tax) School Improvement Bonds, Series 2017, to be guaranteed in the 
maximum principal amount of $2,500,000. 
 
BACKGROUND: 

  

Chapter 387 of Nevada Revised Statutes (NRS) governs authorization for a guarantee from the 
Permanent School Fund (PSF).  The Permanent School Fund Guarantee (PSFG) program 
provides an opportunity for school districts around the state to reap the benefits of a “AAA” 
rating in the issuance of debt, resulting in interest cost savings and marketability of their 
bonds. 

The 1956 special session of the legislature enacted Chapter 32, which provided for the creation 
of the State Permanent School Fund to account for the money accruing to the State of Nevada 
under Article 11, Section 3 of the State Constitution.  The 1997 legislature added NRS. 387.513 -
387.528, inclusive, which created the PSFG program.  The 2007 legislature again amended 
these statutes to increase the maximum amount of the guarantee for outstanding bonds of a 
school district from $25 million to $40 million.   

These statutes allow school districts to enter into guarantee agreements with the State 
Treasurer whereby the money in the PSF is used to guarantee the debt service payments on 
certain bonds issued by the school districts subject to the following conditions: (1) the amount 
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of the guarantee for bonds of each school district, outstanding at any one time, must not exceed 
$40 million; (2) the Department of Taxation must review and recommend approval; and (3) 
the school district must enter into an agreement with the State. 

Agenda item #3 requests approval of a resolution approving the report submitted by the 
Executive Director of the Department of Taxation and the State Permanent School Fund 
Guarantee Agreement pertaining to the Mineral County School District, Nevada, General 
Obligation (Limited Tax) School Improvement Bonds, Series 2017, to be guaranteed in the 
maximum principal amount of $2,500,000. 
 
The proposed 2017 school improvement bonds will be issued to make improvements to 
facilities throughout the District.   The majority of the proceeds from this bond will go toward 
the heat pump projects requested on the District’s Capital Improvements over the Next 10 
Years list. 

As of March 14, 2017 the District will have $495,000 of outstanding principal guaranteed by 
the PSF.  With the approval of this resolution and after the issuance of the proposed school 
improvement bonds, the District will be utilizing $2,995,000 of their $40,000,000 
authorization under the PSFG program.   

It is anticipated the District will realize approximately $50,000 in cost savings over the life of 
the bonds by utilizing the PSFG. 
 
The report submitted by the Executive Director of the Department of Taxation concluded the 
school district has the ability to make timely payment of the debt service of the bonds and does 
not anticipate the need to increase its current tax rate in order to fund re-payment.   
 
Accordingly, the Department of Taxation recommends approval by the Board of Finance. 
 
The bonds are scheduled to sell in the beginning of April and close on or around April 26, 2017.  
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Date: February 17, 2017 

To:  CJ Manthe 
  Administrator 
  Nevada Housing Division 

From: Fred Eoff 
  Public Financial Management, Inc. 

Re:  Multi-Unit Housing Revenue Bonds 
(Madison Palms Senior Apartments) Series 2017 

Board of Finance Request: 

This Memorandum is provided in support of the request by the Nevada Housing Division to the State of Nevada Board 
of Finance for approval of the Findings of Fact for the Multi-Unit Senior Housing Revenue Bonds (Madison Palms 
Senior Apartments), Series 2017 and authorization for issuance of up to $7,500,000 of Nevada Housing Division multi-
unit housing revenue bonds to fund construction of a component of an affordable senior housing development in 
North Las Vegas.  

Background: 

As financial advisor to the Nevada Housing Division (“Division”), Public Financial Management has been tasked to 
review the application submitted to the Division for financing of the Project.  The scope of our work included a review 
of the application to the Division, the lender financing commitment, the tax credit equity investor letter of intent, the 
funding sources and uses and operating pro-forma provided by the borrower. Additionally, we have had direct 
conversations with the borrower, representatives of the lender, and representatives of the equity investor, Division 
counsel and Division staff.  This Memorandum is a summary of our review and key factors supporting the Findings of 
Fact to be submitted to the State of Nevada Board of Finance.   

Summary of the Proposed Project:  

The Project will be 54 units in a newly constructed affordable senior housing complex located on a 5.05 acre site in 
North Las Vegas at the intersection of Ann Road and Simmons Street, approximately 1 mile south of Highway 215 
(Bruce Woodbury Beltway). The Project is part of a larger senior housing project totaling 126 units. The other 72 units 
will be financed separately with a combination of 9% low income housing tax credits and debt.  Overall, the site will 
include over 55,000 square feet of open space, comply with all ADA handicap requirements for accessibility and 
adaptability and will conduct outreach to senior veterans needing assistance with location of housing and help with 
move-in costs.  The Project sponsor has provided a more extensive narrative description of the Project which is included 
as Exhibit C. 

Unit rent income and rent restrictions are as summarized in the Project Operating Profile contained in Exhibit A.  

Project Sponsor/Borrower: 

The Project Sponsor is Madison Palms LLC which consists of George Gekakis Inc. (GGI) as primary sponsor and 
Silver State Housing as a non-profit sponsor.  GGI was founded in 1981 and has been active in the development and 
construction of commercial, residential and multifamily projects in Nevada since 1989.  In recent years, GGI has 
recognized the need for senior housing and has successfully completed five affordable senior rental housing 
communities comprising a total of 861 units.  A description of GGI senior housing properties may be found at the web 
link provided below: 

http://www.ggidevelopment.com/whats-developing/ 

Silver State Housing is a Las Vegas based non-profit organized in 2000 to provide community services and counseling 
to low and moderate income, elderly and disabled persons. 

 

 

 

http://www.ggidevelopment.com/whats-developing/
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The borrower/ownership entity will be Madison Palms LP which will consist of the Sponsor and a tax credit investor 
limited partner.  A schematic summary of the borrower entity structure is provided below.   

 
The tax credit investor, The Richman Group, maintains their corporate headquarters in Greenwich, Connecticut and 
has been sponsoring affordable housing projects since 1987.  During that time Richman has raised in excess of $11.5 
billion in equity for more than 1,500 properties.  Richman will provide an equity investment of approximately $4,497,000 
in exchange for 4% low income housing tax credits available for the Project.    

Project Construction: 

The Project general contractor will be George Gekakis, Inc. 

Project Manager: 

Upon completion the Project will be managed by GKS Development which is a related company to the 
sponsor/borrower and has been providing property management services to affordable housing properties since 
2013. 
 
Summary of the Financing: 

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 be approximately $7,000,000.  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 is currently estimated by the lender to be approximately 3.0%  

At conversion to Permanent Phase the loan will be reduced to approximately $3,330,000 upon receipt of additional 
tax credit equity installments. Loan amortization will entail monthly principal amortization (35 year factor). The 
permanent loan interest rate will be fixed and is estimated to be approximately 5.40% inclusive of Division and 
Trustee annual fees.  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% 
Maximum Permanent Loan-to-Cost: 80% 
Debt service coverage:  1.15 to 1.00 per lender requirements. 



 Nevada Housing Division 
Project Review Memorandum 

Madison Palms Senior Apartments 
Page 3 

  
Reserves: 

The Borrower will fund deposits to a replacement reserve initially set at $250/unit/year.  Minimum required 
replacement reserve deposits may be adjusted based on a new physical needs assessment acceptable to Citibank which 
will be required for each successive five year period until loan maturity. 
 
The Borrower will also fund an Operating Reserve in the approximate amount of $230,000.  

Sources and Uses 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Investor Letter: 

Citibank (“Purchaser”) will sign an initial investor letter stipulating that it is a Qualified Institutional Buyer (as defined 
in Rule 144A of the Securities Act of 1933).  Unless the Bonds are subsequently rated “A” or higher by either 
Moody’s Investors Service or Standard & Poor’s, in order to sell or transfer the Bonds the Purchaser must deliver to 
the Trustee a subsequent investor letter signed by the proposed transferee to substantially the same effect as the initial 
investor letter 

Conclusion: 

Exhibit A to this memorandum provides detail on the derivation of projections for rental income and operating 
expenses and a cash flow projection demonstrating that revenue sources net of operation expenses are sufficient to 
provide for debt service on the loan. Exhibit B provides a detailed summary of the loan to be provided by Citibank 
Community Capital.  

In summary, we are of the opinion that the proposed financing for the Project reflects prudent affordable housing 
underwriting criteria and terms which are consistent with Division regulatory provisions.  The proposed Project is 
viewed positively in the local community as evidenced by the endorsement from the City of North Las Vegas.  A tax-

Sources of Funds       

    Construction Phase Permanent Phase 
Series 2017 Bond Proceeds $6,787,996 $3,329,661 
North Las Vegas HOME Funds 1,000,000 1,000,000 
LIHTC Equity Proceeds  449,643 4,496,551 
NHD GAHP Loan  1,500,000 1,500,000 
Deferred Developer Fee  765,748 

  
Total 

Sources   $9,737,639 $11,091,960 

      
Uses of Funds       
Land & Site Work  1,860,235 1,860,235 
Construction Costs  5,792,680 5,792,680 
Construction Period Interest 290,000 290,000 
Contingency   336,146 336,146 
Soft Costs   867,773 867,773 
Organizational Costs  175,000 175,000 
Financing Costs  286,121 286,121 
Marketing Costs  10,716 10,716 
Reserves    231,671 
Developer Fee  118,968 1,241,618 
  Total Uses   $9,737,639 $11,091,960 
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exempt financing issued through the Division is essential under Federal law to qualify the Project for 4% Low Income 
Housing Tax Credits without which construction of affordable housing at the proposed restricted income levels 
would not be possible without significant additional subsidy.   

In our opinion, the Project meets the requirements of NRS 319.260 and meets the requirements of NAC 319.712, and 
we recommend it for submittal to the Board of Finance for approval with debt issuance to be subject to receipt of 
final loan and equity approval and related third party documentation. 

 Sincerely, 

 
Fred R. Eoff 
Public Financial Management, Inc. 

Exhibit A: Project Operating Proforma 
Exhibit B: Bond/Loan Term Sheet 
Exhibit C: Borrower Project Narrative 



Madison Palms
Operating Proforma

EXHIBIT A

Public Financial Management, Inc. 2/21/2017

Income Year 1 Year 2 Year3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Rental Income $558,908 $575,675 $592,945 $610,733 $629,055 $647,927 $667,365 $687,386 $708,007 $729,248
Other Income 6,048 6,229 6,416 6,609 6,807 7,011 7,222 7,438 7,661 7,891
Gross Income $564,956 $581,904 $599,361 $617,342 $635,862 $654,938 $674,587 $694,824 $715,669 $737,139
Less: Vacancy (28,248) (29,095) (29,968) (30,867) (31,793) (32,747) (33,729) (34,741) (35,783) (36,857)
Effective Net Revenue $536,708 $552,809 $569,393 $586,475 $604,069 $622,191 $640,857 $660,083 $679,885 $700,282
Expenses
Administrative 56,143 $57,827 $59,562 $61,349 $63,189 $65,085 $67,037 $69,049 $71,120 $73,254
Operating & Maintenance $154,393 $159,025 $163,795 $168,709 $173,770 $178,984 $184,353 $189,884 $195,580 $201,448
Utilities 42,966 44,255 45,583 46,951 48,359 49,810 51,304 52,843 54,429 56,061
Real Estate Taxes 0 0 0 0 0 0 0 0 0 0
Replacement Reserves 13,500 13,905 14,322 14,752 15,194 15,650 16,120 16,603 17,101 17,614
Total Expenses $267,002 $275,012 $283,262 $291,760 $300,513 $309,529 $318,814 $328,379 $338,230 $348,377

Net Operating Income $269,706 $277,797 $286,131 $294,715 $303,556 $312,663 $322,043 $331,704 $341,655 $351,905
Debt Service
Senior Debt $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399
Senior Debt Coverage 128% 132% 136% 140% 144% 149% 153% 158% 162% 167%
Cash Flow After Senior Debt $59,307 $67,398 $75,732 $84,316 $93,158 $102,264 $111,644 $121,305 $131,257 $141,506

LP Asset Management Fee 3,000 3,090 3,183 3,278 3,377 3,478 3,582 3,690 3,800 3,914
DDF Payment 56,307 64,308 72,550 81,038 89,781 98,786 108,062 117,616 77,300
DDF Balance 709,441 645,133 572,583 491,545 401,764 302,978 194,916 77,300 0 0
Surplus after DDF Payment 0 0 0 0 0 0 0 0 50,156 137,592
NHD GAHP Loan Pymt 0 0 0 0 0 0 0 0 45,141 123,833
NHD GAHP Loan Interest 45,000 46,350 47,741 49,173 50,648 52,167 53,732 55,344 57,005 57,361
NHD GAHP Principal Payment (45,000) (46,350) (47,741) (49,173) (50,648) (52,167) (53,732) (55,344) (11,864) 66,472
NHD GAHP Loan Balance 1,545,000 1,591,350 1,639,091 1,688,263 1,738,911 1,791,078 1,844,811 1,900,155 1,912,019 1,845,547
Surplus After DDF & GAHP Loan $0 $0 $0 $0 $0 $0 $0 $0 $5,016 $13,759



Madison Palms
Operating Proforma

EXHIBIT A

Public Financial Management, Inc. 2/21/2017

Income
Rental Income
Other Income
Gross Income
Less: Vacancy
Effective Net Revenue
Expenses
Administrative
Operating & Maintenance
Utilities
Real Estate Taxes
Replacement Reserves
Total Expenses

Net Operating Income
Debt Service
Senior Debt
Senior Debt Coverage
Cash Flow After Senior Debt

LP Asset Management Fee
DDF Payment
DDF Balance
Surplus after DDF Payment
NHD GAHP Loan Pymt
NHD GAHP Loan Interest
NHD GAHP Principal Payment
NHD GAHP Loan Balance
Surplus After DDF & GAHP Loan

Year 11 Year 12 Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20
$751,125 $773,659 $796,869 $820,775 $845,398 $870,760 $896,883 $923,789 $951,503 $980,048

8,128 8,372 8,623 8,882 9,148 9,423 9,705 9,705 9,705 9,705
$759,253 $782,031 $805,492 $829,656 $854,546 $880,182 $906,588 $933,494 $961,208 $989,753
(37,963) (39,102) (40,275) (41,483) (42,727) (44,009) (45,329) (46,675) (48,060) (49,488)

$721,290 $742,929 $765,217 $788,174 $811,819 $836,173 $861,258 $886,820 $913,148 $940,265

$75,451 $77,715 $80,046 $82,448 $84,921 $87,469 $90,093 $92,796 $95,579 $98,447
$207,491 $213,716 $220,127 $226,731 $233,533 $240,539 $247,755 247,755 247,755 247,755

57,743 59,476 61,260 63,098 64,991 66,940 68,949 71,017 73,148 75,342
0 0 0 0 0 0 0 0 0 0

18,143 18,687 19,248 19,825 20,420 21,033 21,664 22,313 22,983 23,672
$358,828 $369,593 $380,681 $392,102 $403,865 $415,981 $428,460 $433,881 $439,465 $445,216

$362,462 $373,336 $384,536 $396,072 $407,954 $420,193 $432,799 $452,939 $473,683 $495,049

$210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399 $210,399
172% 177% 183% 188% 194% 200% 206% 215% 225% 235%

$152,063 $162,937 $174,137 $185,673 $197,556 $209,794 $222,400 $242,540 $263,284 $284,651

4,032 4,153 4,277 4,406 4,538 4,674 4,814 4,959 5,107 5,261

0 0 0 0 0 0 0 0 0 0
148,032 158,785 169,860 181,268 193,018 205,120 217,586 237,581 258,177 279,390
133,228 142,906 152,874 163,141 173,716 184,608 195,827 213,823 232,359 251,451

55,366 53,031 50,334 47,258 43,782 39,884 35,542 30,733 25,241 19,027
77,862 89,876 102,540 115,883 129,934 144,725 160,285 183,090 207,119 232,424

1,767,685 1,677,809 1,575,270 1,459,387 1,329,452 1,184,728 1,024,442 841,352 634,234 401,810
$14,803 $15,878 $16,986 $18,127 $19,302 $20,512 $21,759 $23,758 $25,818 $27,939



 EXHIBIT B 

$7,500,000 
Nevada Housing Division 

Multi-Unit Housing Revenue Bonds, Series 2017 
(Madison Palms Senior Apartments) 

 
Bond/Loan Term Sheet 

 
 
Developer: George Gekakis Inc. 
 
Lender: Citibank, N.A. 
 
Borrowing Entity: Madison Palms LP, A limited partnership comprised of Madison 

Palms LLC (general partner) and The Richman Group (limited 
partner). 

 
Principal Amount: Construction Phase: 

 Not to exceed $7,500,000 
 Permanent Phase:  

-Not to exceed 90% loan to value based on final appraisal. 
-Expected to be approximately $3,330,000 

 
Bond Type: This transaction will be a loan provided by the Lender to the 

Housing Division to be used to fund an interim tax-exempt 
construction bond issue which will convert to a permanent loan 
following construction completion and satisfaction of loan 
conversion criteria.   

 
The loan rate will be variable during the Construction Phase and 
fixed during Permanent Phase.  The fixed rate to go into effect upon 
conversion to the Permanent Phase 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 18 following start of 
construction. 

 
Principal Payments: Monthly, commencing at conversion to Permanent Phase 
 
Denominations: Bonds will amortize in equal monthly “loan” form with fractional 

dollar principal amortization. 
 
Maturity: 30 years from date of conversion to permanent loan. 
 
Interest Rate: Construction Phase: 
 Variable, estimated to be approximately 3.00% (including Division & 

Trustee fees) adjusted monthly 



Madison Palms Senior Apartments Bond/Loan Term Sheet 
February 13, 2017 

 Page 2 
 

  
Permanent Phase: 

 Fixed rate estimated to be approximately 5.34% (including Division 
& Trustee fees). The rate will be locked at Closing 

 
Redemption: 1) Prepayment without penalty during the Construction Phase 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. 

 3) Citibank will require a mandatory tender of the loan 18 years from 
date of Closing. 

  
Indenture Funds: 1) Project Fund 

a) Note Proceeds Account 
b) Borrower Equity Account 

2) Closing Costs Fund 
3) Expense Fund 
4) Rebate Fund 

 
Fees: 1) Issuer Annual Fee @ 0.25% (25 bp) paid monthly in arrears 
 2) Trustee Annual Fee @ 0.05% (5 bp) paid monthly in arrears 
 3) Lender Origination Fee @ 1.00% of the Maximum Loan Amount 
 
Bond Rating: Not rated 
 
 
 
 
 
 



EXHIBIT C 
 

Madison Palms - Mixed Use Project 
Narrative 

Madison Palms is applying for tax exempt bonds and $1,500,000.00 in gap funds provided by 
Nevada Housing Division for a Mixed Use project. 

 
Madison Palms, APN #124-29-412-002 is located at 3150 West Ann Road, North Las Vegas, NV 
89031, within the Ann and Simmons Commercial Center at the corner of Ann Road and Simmons 
Street in City of North Las Vegas, Ward 3, on 5.049 acres. The property will be 100% affordable, 
age restricted 55+ for seniors with incomes at 60% AM I. 

 
Located within the Ann and Simmons Commercial Center, residents of Madison Palms will have 
direct pedestrian access to retail, grocery, banking, medical and public transportation. The 
development will include a total of 126 two-bedroom units of which 54 units will be financed with 
tax exempt bonds, and the remaining 72 units will be financed with Low Income Housing Tax 
Credits (LIHTC). One of the units will be for the on-site manager. The development will have gated 
access for residents and guests. The on-site leasing office will be open from 8:00am to 5:00pm. 

 
The  site  will  include  55,547  sq ft  of  open  space,  with  enhanced  water-conserving  landscaping, 
including  indigenous  desert  trees,  plants and  shrubs  throughout  the  property. The development 
will comply with all ADA handicap requirements  of accessibility  and adaptability,  and encourage 
veterans age 55+ as we look to be supportive of those who  have served our nation. With all our 
properties,  we  maintain  ongoing  contact  with  VASH  (Veteran  Affairs  Supportive  Housing),  VA 
Southern Nevada Healthcare System and nvhousingsearch.org to help senior veterans find housing 
and help with move-in costs. 

 
Each apartment will have vinyl wood flooring throughout, washer/dryer hook-up, full kitchen with 

Energy Star-rated electric oven, refrigerator, dishwasher, garbage disposal, microwave, reversible 
ceiling fans in living and bedroom areas; wood cabinetry with granite countertops; washer/dryer 
hook-up; internet hook-up; Energy Star windows, outdoor patio/balcony with storage closet. The 

entire development will use low or no voe compounds. 

The architecture of Madison Palms will complement the existing area, and featuring Energy Star 
construction, energy-efficient and sustainable green building features including tankless hot water 
heaters, Energy Star windows, high-pressure sodium exterior lighting as well as the installation of 
photovoltaics that offset the project's total estimated electricity demand by at least 11%. The 
building will be configured as three stories with elevator access which will allow seniors to age-in- 
place, as walking distances will be reduced throughout the community. There will be 157 spaces of 
covered parking,and an over-9,800 sf recreational clubhouse. 
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The clubhouse will feature a large recreational great room with full kitchen, media/library room, 
billards room, computer room, crafts room, health and wellness room, fitness center, and leasing 
office with on-site manager. The property will feature a solar-heated outdoor pool and spa, and 
picnic areas with gas barbeque grills and picnic tables and gazebos, as well as water-conserving 
xeriscape desert landscaping throughout the entire property, and a flower/herb garden with drip 
irrigation. There will be laundry rooms on each floor. 

 
A full range of supportive services will be offered in the clubhouse, including health/wellness 
screenings as well as employment counseling geared for seniors, computer classes, financial 
guidance and tax preparation, weekly food distributions delivered to the property. Also, there will 
be planned social and educational activities offered on a monthly calendar. All these services will 
be free to the residents, coordinated and offered through our non-profit sponsor, Silver State 
Housing. 

 
Madison Palms has a commitment from City of North Las Vegas for $1,000,000 in HOME Funds, as 
well a $650,000 commitment for HOME Funds from Clark County, Nevada for the companion 9% tax 
credit project. 

Clark County Nevada's Consolidated Plan's goal is to provide more affordable housing to meet the 
underserved, including seniors, special needs households, the homeless, etc. Madison Palms will 
meet the challenge by providing new, quality, affordable senior housing for the area as well as 
serving as a stimulus to the neighborhood businesses. The sponsor, currently owning 881 units of 
senior housing, is committed to providing affordable housing to low income seniors, in the Southern 
Nevada area. 

































Dan Schwartz 
State Treasurer 

 

 

STATE OF NEVADA 
OFFICE OF THE STATE TREASURER 

 

CARSON CITY OFFICE 
101 N. Carson Street, Suite 4 

Carson City, Nevada  89701-4786 
(775) 684-5600 Telephone 

(775) 684-5623 Fax 

STATE TREASURER PROGRAMS 
Millennium Scholarship Program 
Nevada Prepaid Tuition Program 

Unclaimed Property 
Upromise College Fund 529 Plan 

LAS VEGAS OFFICE 
555 E. Washington Avenue, Suite 4600 

Las Vegas, Nevada  89101-1074 
(702) 486-2025 Telephone 

(702) 486-3246 Fax 
 

Internet: NevadaTreasurer.gov          E-mail:  StateTreasurer@NevadaTreasurer.gov 
 

TO: Board of Finance (BoF) Members 
 
FROM: Tara Hagan, Chief Deputy Treasurer  
 
SUBJECT: 3_14_17 BoF Agenda Item #6 – Outside Bank Account for Department of Employment, 

Rehabilitation and Training 
 
DATE: March 1, 3017 
 
 
Agenda Item #6 
For possible action - Discussion on a request to approve an outside bank account with Bank of America 
for the Department of Employment, Rehabilitation and Training (DETR).  
 
Background: 
NRS 356.005-356.011 requires the State Board of Finance to approve state agency requests to establish 
outside bank accounts except in cases where the account is specifically authorized by statute.  
 
DETR recently entered into a new State Contract with Bank of America to provide electronic 
distribution of unemployment benefits through debit cards. As a result, Bank of America is requiring 
DETR to establish an outside bank account to facilitate the need for immediate return funds on 
previously issued cards. DETR will not incur any charges for the bank account with Bank of America.  
 
Recommendation: 
I respectfully request consideration and approval of the establishment of this account for the DETR.   
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