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 PUBLIC NOTICE 
 

 AGENDA 
 MEETING OF THE STATE BOARD OF FINANCE 

Tuesday, March 13, 2018 

1:00 P.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 January 23, 2018. 

 

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

designated by the short title "2018 Highway Improvement Revenue Bond Resolution"; 

authorizing the sale and issuance of the State of Nevada, Highway Improvement Revenue 

(Motor Vehicle Fuel Tax) Bonds, Series 2018 in the maximum aggregate principal amount 

of $140,000,000; providing the form, terms and conditions of the bonds; providing for the 

continued imposition and collection of certain fuel taxes deposited in the state highway 

fund; pledging the proceeds of excise taxes and any appropriate federal highway aid 

payable to the state to the payment of the bonds; ratifying action previously taken and 

pertaining thereto; and providing other related matters. 

 

Presenter:  Lori Chatwood, Deputy Treasurer - Debt 

 

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 $5,000,000 of Multi-Unit Housing Revenue Bonds (Desert Properties Apartments), for 

the purpose of acquisition and remodel of a 56-unit affordable housing rental project in 

Tonopah, Nevada. The project owner/developer will be Desert Properties Associates, LLC 

an entity comprised of the Nevada Rural Housing Authority and the Richman Group. 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:  Stephen Aichroth, Administrator, Nevada Housing Division 

 

5.  For discussion and possible action: Discussion and possible action on the request by the 

Director of the State of Nevada Department of Business and Industry (the “Director”) to 

approve the Findings of Fact pertaining to the issuance of charter school lease revenue 

bonds in an amount not to exceed $62,000,000 for the purpose of assisting in the financing 

the acquisition of charter school facilities and the related land and improvements to be 

initially owned on behalf of the Director by ZB, National Association dba Zions Bank and 

leased to and operated by Somerset Academy of Las Vegas for its educational purposes to 

be comprised of (i) an approximately 54,821 square-foot school building located on an 

approximately 4.61 acre site located at 50 N. Stephanie Street in Henderson and (ii) an 

approximately 160,105 square-foot school building located on an approximately 16.91 acre 

site located at 4650 Losee Road in North Las Vegas, each located in Clark County, 

Nevada.  Approval of the Board of Finance is required pursuant to NRS 388A.650.  

 

Presenter:  C.J. Manthe, Director, Department of Business and Industry 

 

6. Receive a report on bond expenditures as of December 31, 2017. 

 Presenter:  Kim Shafer, Deputy Treasurer –Investments 
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7. For possible action – Discussion and possible action on Carson City Treasurer’s request 

for approval of Government Portfolio Advisers, L.L.C. as an approved investment advisor 

pursuant to NRS 355.171, subsection 3. 

 

 Presenter:  Tara Hagan, Chief Deputy Treasurer 

 

 

8. For discussion and possible action: Discussion and possible action (a) regarding the State 

Treasurer’s quarterly investment report for the quarter ended December 31, 2017 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 

 

 

9. 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. 

 

   

10.     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. 

 

 

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.   
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THIS AGENDA HAS BEEN POSTED IN THE FOLLOWING PUBLIC LOCATIONS: 

 

 Capitol Building, 1
st
 & 2

nd
 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/ 
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STATE BOARD OF FINANCE 
January 23, 2018 – 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 Sandoval called the meeting to order at 1:00 P.M. 
 
Board members present:   
Governor Brian Sandoval – Carson City  
Treasurer Dan Schwartz – Las Vegas    
Controller Ron Knecht – Carson City 
Teresa Courrier – Carson City 
Steve Martin – Las Vegas 
 
Others present: 
Tara Hagan – Chief Deputy Treasurer 
Dennis Belcourt – Deputy Attorney General  
David Paull – Nevada HAND 
CJ Manthe – Department of Business and Industry 
Michael Holliday – Nevada Housing Division 
Stephen Aichroth – Nevada Housing Division 
Fred Eoff – Public Financial Management 
 
Agenda Item 1 – Public Comment.  

No public comment in Carson City or Las Vegas.  

Agenda Item 2 – For possible action – Approval of the Board of Finance minutes from the 
meeting held on December 4, 2017. 

Controller Knecht moved to approve the minutes. Teresa Courrier seconded the motion. Motion 
passed unanimously.  
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Agenda Item 3 – 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 $23,000,000 of Multi-Unit Housing Revenue Bonds (North 5th Avenue 
Apartments), for the purpose of construction of a 176-unit affordable housing rental 
project in Las Vegas, Nevada. The project owner/developer will be a limited liability 
company, which will consist of an entity owned by Nevada HAND, Inc. National Equity 
Fund will be the equity investor limited partner. Approval of the Board of Finance is 
required pursuant to NRS 319.270(4). (Date of prior action: November 14, 2017, agenda 
item 6.) 

Steve Aichroth presented to the Board that the Nevada Housing Division (Housing Division) is 
requesting the Board approve the Findings of Fact pertaining to the issuance of up to 
$23,000,000 of Multi-Unit Housing Revenue Bonds for the North 5th Avenue Apartments. He 
reminded the Board that they had previously approved up to $20,000,000 of revenue bonds in 
October 2017, however, the developer has been made aware that the funds from the National 
Equity Fund (NEF) will not be able to be accessed during construction; therefore, the Housing 
Division is seeking an additional $3,000,000 in bonding capacity for a total of $23,000,000. Mr. 
Aichroth explained that there has been no change in characteristics of the Project which was 
previously approved by the Board and that the necessity for an increase in the maximum loan 
amount is attributable an increase in overall budget of the project of approximately $1,400,000 
and deferral of a $3,496,000 funding sources until after project completion. The second of the 
two factors above is the primary driver of the necessity to increase loan sizing. This funding 
source is a grant from National Equity Fund (NEF) who is the administrator of funds provided to 
it under terms of a community ‘redlining’ settlement agreement between Nationwide Mutual 
Insurance Company and the U.S. Justice Department. NEF has concluded that the terms of the 
grant will require the funds to be released only upon completion of the project. It was previously 
thought the funds would be available during the construction period.  

Teresa Courrier asked that after the certificate of occupancy is issued will there be any hurdles 
with the funding or is it simply the need for the certificate of occupancy by NEF. Mr. Eoff stated 
it will be just be the certificate and no other hurdles.  

Mr. Aichroth explained that the bonds will be used to provide for the new construction of a 176-
unit senior apartment complex in North Las Vegas. The rental housing will serve low and fixed 
income seniors at or below 60% of area median income with 152 affordable units. The Housing 
Division will be the conduit issuer of this project and there will not be any liability for the 
repayment of the bonds for the State of Nevada, nor the Housing Division. The bonds will be 
paid for by the developer through project revenues and the project will be structured in two 
phases; the construction phase and the permanent phase and the debt will be placed directly with 
Citi Bank and will not be publicly offered. Fred Eoff stated that he agreed with Mr. Aichroth and 
explained that believe that this will not have any impact on the economics of the project. 

Treasurer Schwartz inquired on the ownership structure and asked for clarification. Mr. Eoff 
explained that Nevada HAND will be the general partner to the borrowing entity which is a 
limited partnership. National Equity Fund will be their equity limited partner and will be 
contributing approximately $10 million dollars of equity to the project. The owner of the project 
will be North Fifth Street Limited Partnership. 
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Controller Knecht moved to Agenda Item 3. Steve Martin seconded the motion. Motion passed 
unanimously.  

Agenda Item 4 – 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. 
 
Controller Knecht mentioned two articles “How to invest in an overpriced world” and an article 
by Jason Wide. He explained that he thought they were good articles to read on how to invest 
and what we can expect over the next ten years. 
 
Agenda Item 5 – Public Comment 
 
There were no public comments in Carson City or Las Vegas.  
 
Governor Sandoval adjourned the meeting at 1:12pm.  
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February 21, 2018 

Steve Aichroth 
Administrator 
Nevada Housing Division 
1830 College Parkway, Suite 200 
Carson City, NV 89706 
 
Re: Multi-Unit Housing Revenue Bonds 
       (Desert Properties Apartments) Series 2018 

Dear Mr. Aichroth: 

This Memorandum is provided as support for 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 Housing 

Revenue Bonds (Desert Properties Apartments), Series 2018 and authorization for issuance of up 

to $5,000,000 of Nevada Housing Division multi-unit housing revenue bonds to fund acquisition, 

renovation and related costs of for a combination affordable family and seniors housing rental 

project. (“Project”) in Tonopah.   

Background: 

As financial advisor to the Nevada Housing Division (“Division”), PFM Financial Advisors LLC 

(“PFM”) has been tasked to review the Application submitted to the Division for financing of the 

Project.  The scope of our work has included a review of the Application, the borrower financing 

plan, the tax credit equity investor letter of intent, and the funding sources and uses and operating 

pro-forma provided by the borrower’s consultant. Based on our review, we have made certain 

minor revisions to the latter two submittals to better represent Division requirements and 

expectations.  During the course of our review, we have had direct conversations with the 

borrower’s consultant, Division staff and bond counsel.   

This Memorandum is a summary of PFM’s review and certain 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 rehabilitation of two adjacent housing developments in Tonopah known as 

Desert Family and Desert Elderly.  The facilities share a 4.04 acre site and will consist in the 

aggregate of 14 two-story buildings providing 56 units of housing; 36 family units in Desert 

Family and 20 seniors units in Desert Elderly.  52 of the 56 units receive project-based rental 

assistance from the United States Department of Agriculture (“USDA”) – Rural Development 
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Section 515 program.  Concurrently with this proposed Project, a third facility will renovated 

with separate taxable financing and 9% Low Income Housing Tax Credits. 

A new community building and common area laundry facilities will be constructed central to all 

three facilities. The Project is intended to bring all units up to current construction and interior 

standards, increase energy efficiency, provide improved site security and improved tenant 

accessibility and mobility standards.  A more detailed discussion of the project rehabilitation and 

construction plans can be found in Exhibit B.   

Details regarding unit mix and rent restrictions are provided in the Project Operating Profile 

contained in Exhibit A.  

Project Sponsor/Borrower: 

The Project is being developed by the Nevada Rural Housing Authority (“NRHA”).   NRHA was 

established in 1973 to address the housing needs throughout Nevada’s 15 rural counties and rural 

portions of Clark County and Washoe County.  NRHA is a quasi-governmental agency receiving 

no allocation of funds from the State budget, but a mandate to address rural Nevada’s affordable 

housing needs. NRHA’s jurisdiction extends to any Nevada city or town with a population of 

150,000 or less.  NRHA has significant prior development experience and has completed four 

affordable housing projects to-date with two additional projects under construction which 

commence in March 2016.  A complete summary of NRHA’s development experience is 

contained in Exhibit B. 

The borrower/ownership entity will be a sole purpose Nevada limited liability company named 

Desert Properties Associates LLC.  The 0.01% Managing Member of the LLC will be Desert 

Properties Manager LLC, a sole purpose Nevada limited liability company whose sole manager 

will be NRHA.   The 0.99% remaining membership interest will consist of The Richman Group 

Affordable Housing Corporation (“TRGAHC”).  TRGAHC will be providing project equity in 

the approximate amount of $2,400,000 through purchase of the right to receive 4% Low Income 

Housing Tax Credits accruing to the Project.   

Project Construction: 

The Project general contractor will be B&H Construction of Henderson, Nevada.   

Project Manager: 

Upon completion the Project will be managed by Weststates Property Management 

Company.  Weststates manages and/or operates over 60 properties comprising in excess of 

2,500 residential units. 
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Summary of the Financing: 

The long term financing for the Project will be a USDA-RD 538 mortgage loan in the 

approximate amount of $1,600,000.  This USDA-RD loan will be processed by Bonneville Real 

Estate Capital.  At closing, the Division will issue approximately $4,320,000 (subject to change) 

of Multifamily Housing Revenue Bonds, Series 2018 which will be fully collateralized by bond 

proceeds and additional borrower cash invested in US Treasury securities and/or AAAm rated 

money market funds sufficient to provide for all interest payments and bond principal through 

maturity or earlier redemption.   

Periodic construction draws against the 538 loan will be deposited with the Trustee and an 

equivalent amount of bond proceeds will be released for project construction expenditures. The 

Series 2018 Bonds are expected to be issued with a maturity of 18 months, subject to prior 

redemption which is anticipated to occur 12-15 months after issuance.   

The Series 2018 Bonds are necessary only to satisfy the IRC Section 42 LIHTC requirement that 

tax-exempt debt in an amount at least equal to 50% of the tax credit depreciable basis be 

outstanding through the date a project is “placed in service”.  The Series 2018 Bonds are expected 

to be rated at a minimum level of AA+ by SP Global Ratings and will be sold as a public offering.   

Alternatively, the Division will also be evaluating opportunities to directly place the Series 2018 

Bonds with a financial institution in an effort to achieve issuance cost reductions to the benefit 

of the Project. 

Reserves: 

The Borrower will fund deposits to a replacement reserve at $400/unit/year.  Minimum required 

reserve deposits may be adjusted based on a periodic physical needs assessment.  

The Borrower will also fund an Operating Reserve in the amount of $165,000 upon receipt of the 

final equity installment.  
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Sources and Uses 

Sources of Funds         

    
Construction 

Phase 
 Permanent 

Phase 
Bond/Loan Proceeds  $4,320,000  $1,600,000 
LIHTC Equity   354,492  2,363,280 
Seller Note   385,580  385,580 
USDA MPR Funds  946,250  1,246,250 
USDA MPR Loan (0%)    490,000 
USDA Loan (1%)  270,735  270,735 
USDA Loan (deferred)  482,685  482,685 
HOME/HTF Loans    300,000 
NHD GAHP Loan    750,000 
Reserve Account 
Transfer    44,418 
Deferred Development 
Fee    82,624 
  Total Sources $6,759,742   $8,015,572 

       
Uses of Funds         
Acquisition Cost  $1,195,000  $1,195,000 
Hard Costs   3,902,545  4,152,545 
Soft Costs   692,787  753,653 
Contingencies   447,874  447,874 
Bond Collateral Deposit  111,500  111,500 
Costs of Issuance  155,000  155,000 
Operating Reserve    165,000 
Development Fee  255,036  1,035,000 
  Total Uses $6,759,742   $8,015,572 

 

 

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 fund the planned USDA long term loan which provides 

primary funding for this Project 

The Series 2018 Bonds to be issued by the Division will be secured at all times by an escrow 

consisting of US Treasury securities and cash which provides for payment of all interest 

payments and redemption of the Bonds at maturity or earlier redemption  and thus constitute a 

very low risk to the Division. 

In summary, we are of the opinion that the proposed financing for the Project reflects prudent 

affordable housing underwriting criteria and financing terms which are consistent with Division 
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regulatory provisions.  The proposed Project is viewed positively in the local community as 

evidenced by the endorsement from Nye County.  A tax-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 for approval by the Board of Finance. Final 

bond issuance will be subject to receipt of definitive USDA-RD loan underwriting and acceptable 

bond rating confirmation for a public offering of the Series 2018 Bonds. 

 Sincerely, 

 

Fred R. Eoff 
Director 
PFM Financial Advisors, LLC 

Exhibit A:  Project Operating Proforma 
Exhibit B: Project Narrative 
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2018

Unit Mix
% AMI 

Restriction
Number 

Units % of Units Res. SF

LIHTC 
Allowable 
Monthly 

Rent
Less  Utility 
Allowance

Adjusted 
LIHTC 

Monthly Rent
Allowable 
USDA Rent

Monthly 
Revenues

Yearly 
Revenues

1 Bedroom - RA <60% 10 18% 627 $565 $61 $504 $575 $5,750 $69,000
1 Bedroom - w/o RA <60% 2 4% 627 $565 $61 $504 $575 $1,150 $13,800
2 Bedroom - RA <60% 22 39% 797 $677 $77 $600 $610 $13,420 $161,040
2 Bedroom - w/o RA <60% 2 4% 797 $677 $77 $600 $610 $1,220 $14,640

1 Bedroom - RA <60% 20 36% 627 $565 $64 $501 $575 $11,500 $138,000
Total Units 56 $33,040 $396,480

Senior Loan Amount - Permanent $1,600,000 Loan Amount $270,735 Loan Amount $490,000
Loan Term 40 Loan Term 50 Loan Term 50
Initial Senior Loan Rate 4.50% 1.00% 0.00%
Senior Annual Debt Service $86,316 $6,883 $9,800

Development Fee $1,035,000 Income 2.00% Loan Amount $750,000
Deferred Development Fee $82,624 Expenses 3.00% Loan Term 35
LP Asset Management Fee $4,500 Vacancy 5.00% 3.00%

Variable
Note: "RA" refers to USDA-RD rental assistance intended to reduce net rent requirements

Desert Family Apartments

Loan Rate
Debt Service

USDA 1% Loan

Partnership Fees Trend Assumptions

Desert Elderly Apartments

USDA  MPR Loan

Loan Rate
Debt Service

USDA 538 Loan

NHD GAHP Loan

Loan Rate
Debt Service
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2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028

Income

Annual Gross Rental Income $396,480 $404,410 $412,498 $420,748 $429,163 $437,746 $446,501 $455,431 $464,540 $473,830 $483,307

Other: Ancillary Revenue 4,325 4,412 4,500 4,590 4,682 4,775 4,871 4,968 5,067 5,169 5,272

Total Residential Income $400,805 $408,821 $416,998 $425,337 $433,844 $442,521 $451,372 $460,399 $469,607 $478,999 $488,579

Less:  Residential Vacancy (20,040) (20,441) (20,850) (21,267) (21,692) (22,126) (22,569) (23,020) (23,480) (23,950) (24,429)
Effective Gross Income $380,765 $388,380 $396,148 $404,071 $412,152 $420,395 $428,803 $437,379 $446,127 $455,049 $464,150

Adjusted Effective Gross Income 159,921

Expenses

Maintenance & Operations $64,600 $66,538 $68,534 $70,590 $72,708 $74,889 $77,136 $79,450 $81,833 $84,288 $86,817

Utilities 44,712 46,053 47,435 48,858 50,324 51,833 53,388 54,990 56,640 58,339 60,089

Administrative 103,420 106,523 109,718 113,010 116,400 119,892 123,489 127,194 131,009 134,940 138,988

Taxes & Insurance 11,100 11,433 11,776 12,129 12,493 12,868 13,254 13,652 14,061 14,483 14,917

NHD Fees 2,520 2,596 2,673 2,754 2,836 2,921 3,009 3,099 3,192 3,288 3,387

Investor Services Fee 4,500 4,635 4,774 4,917 5,065 5,217 5,373 5,534 5,700 5,871 6,048

Replacement Reserves $22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400

Total Operating Expenses $253,252 $260,178 $267,311 $274,658 $282,226 $290,021 $298,049 $306,319 $314,836 $323,609 $332,646

Operating Expenses Adjustment 106,366
Net Operating Income $53,555 $128,202 $128,837 $129,412 $129,926 $130,374 $130,754 $131,060 $131,290 $131,440 $131,504

538 Loan Debt Service $64,737 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316

538 Guarantee 7,946 7,870 7,791 7,708 7,622 7,531 7,437 7,338 7,234 7,126 7,013

USDA 1% Loan - Amortizing 5,162 6,883 6,883 6,883 6,883 6,883 6,883 6,883 6,883 6,883 6,883

MPR Loan 7,350 9,800 9,800 9,800 9,800 9,800 9,800 9,800 9,800 9,800 9,800

Total Debt & Guarantees $85,195 $110,869 $110,790 $110,707 $110,621 $110,530 $110,436 $110,337 $110,233 $110,125 $110,012

Debt Service Coverage 116% 116% 117% 117% 118% 118% 119% 119% 119% 120%
Residual Receipts ($31,640) $17,333 $18,047 $18,705 $19,305 $19,844 $20,318 $20,723 $21,057 $21,315 $21,492
Return to Owner (RTO) $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000

Partnership Allocation of RTO 14,000 14,000 14,000 14,000 14,000 14,000 2,800 2,800 2,800 2,800
NHD Allocation of RTO 11,200 11,200 11,200 11,200

DDF Payments $14,000 $14,000 $14,000 $14,000 $14,000 $12,624
DDF Balance 82,624 68,624 54,624 40,624 26,624 12,624 0 0 0 0 0
Surplus Cash to Project Reserves ($31,640) $3,333 $4,047 $4,705 $5,305 $5,844 $6,318 $6,723 $7,057 $7,315 $7,492

GAHP Loan Interest $7,425 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500
GAHP Loan Principal $0 $0 $0 $0 $0 $0 $11,200 $11,200 $11,200 $11,200
GAHP Loan Balance $750,000 $757,425 $779,925 $802,425 $824,925 $847,425 $869,925 $881,225 $892,525 $903,825 $915,125
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Income

Annual Gross Rental Income

Other: Ancillary Revenue

Total Residential Income

Less:  Residential Vacancy
Effective Gross Income

Adjusted Effective Gross Income

Expenses

Maintenance & Operations

Utilities

Administrative

Taxes & Insurance

NHD Fees

Investor Services Fee

Replacement Reserves

Total Operating Expenses

Operating Expenses Adjustment
Net Operating Income

538 Loan Debt Service

538 Guarantee

USDA 1% Loan - Amortizing

MPR Loan

Total Debt & Guarantees

Debt Service Coverage
Residual Receipts
Return to Owner (RTO)

Partnership Allocation of RTO
NHD Allocation of RTO

DDF Payments
DDF Balance
Surplus Cash to Project Reserves

GAHP Loan Interest
GAHP Loan Principal
GAHP Loan Balance

2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

$492,973 $502,833 $512,889 $523,147 $533,610 $544,282 $555,168 $566,271 $577,596 $589,148

5,378 5,485 5,595 5,707 5,821 5,937 $6,056 $6,177 6,301 6,427

$498,351 $508,318 $518,484 $528,854 $539,431 $550,219 $561,224 $572,448 $583,897 $595,575

(24,918) (25,416) (25,924) (26,443) (26,972) (27,511) (28,061) (28,622) (29,195) (29,779)
$473,433 $482,902 $492,560 $502,411 $512,459 $522,708 $533,163 $543,826 $554,702 $565,796

$89,422 $92,104 $94,867 $97,713 $100,645 $103,664 $106,774 $109,977 $113,276 $116,675

61,892 63,749 65,661 67,631 69,660 71,750 73,902 76,119 78,403 80,755

143,157 147,452 151,876 156,432 161,125 165,959 170,938 176,066 181,348 186,788

15,365 15,826 16,301 16,790 17,293 17,812 18,347 18,897 19,464 20,048

3,488 3,593 3,701 3,812 3,926 4,044 4,165 4,290 4,419 4,551

6,229 6,416 6,608 6,807 7,011 7,221 7,438 7,661 7,891 8,128

22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400 22,400

$341,953 $351,540 $361,414 $371,584 $382,060 $392,850 $403,963 $415,410 $427,200 $439,344

$131,480 $131,362 $131,146 $130,827 $130,399 $129,859 $129,199 $128,416 $127,502 $126,452

$86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316 $86,316

6,894 6,770 6,641 6,505 6,364 6,229 6,094 5,959 5,824 5,689

6,883 6,883 6,883 6,883 6,883 6,883 6,883 6,883 6,883 6,883

9,800 9,800 9,800 9,800 9,800 9,800 9,800 9,800 9,800 9,800

$109,893 $109,769 $109,640 $109,504 $109,363 $109,228 $109,093 $108,958 $108,823 $108,688

120% 120% 120% 119% 119% 119% 118% 118% 117% 116%
$21,587 $21,593 $21,506 $21,323 $21,036 $20,631 $20,106 $19,458 $18,679 $17,764
$14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000 $14,000

2,800 2,800 2,800 2,800 2,800 2,800 2,800 2,800 2,800 2,800
11,200 11,200 11,200 11,200 11,200 11,200 11,200 11,200 11,200 11,200

0 0 0 0 0
$7,587 $7,593 $7,506 $7,323 $7,036 $6,631 $6,106 $5,458 $4,679 $3,764

$22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500 $22,500
$11,200 $11,200 $11,200 $11,200 $11,200 $11,200 $11,200 $11,200 $11,200 $11,200

$926,425 $937,725 $949,025 $960,325 $971,625 $982,925 $994,225 $1,005,525 $1,016,825 $1,028,125
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The Desert Properties 
1000 Erie Main Street 
Tonopah, NV 89049 

APN #: 008-261-02 (4.40 acres) 

Project Description 

The Desert Properties entails the acquisition and rehabilitation of two adjoining USDA-RD 
subsidized housing developments totaling 56 units in Tonopah, NV. The Section 515 properties 
Desert Family and Desert Elderly share a parcel and consist of fourteen two-story buildings built 
in 1982. Fifty-two of the fifty-six units receive Section 515 project-based rental assistance. The 
properties are adjacent to the USDA Section 515 property Belmont Apartments, which will be 
rehabilitated simultaneously with Desert Family and Desert Elderly Apartments as separate 
financing. A new community building and common area laundry facilities will be constructed 
between the Desert properties and Belmont and will be available at both properties through a 
shared use agreement. Acquisition and rehabilitation of this set of properties will allow for a 
more cohesive site layout and improvements to parking, site and recreational amenities.  

The rehabilitation of the property is being done with the following goals in mind: 

• Address major capital items in order to preserve and extend its life within the parameters
of the recent Capital Needs Assessment completed by Zeffert & Associates;

• Bring the units up to modern standards with repair and/or replacement of flooring,
cabinets, tubs, showers, faucets, toilets, baseboard heaters, paneling, entry and storage
doors with new locksets, smoke detectors, and GFI outlets;

• Increase energy efficiency with new range hoods and hot water heaters as needed. New
thermostats, LED light fixtures and bulbs and new vinyl windows will also increase
efficiency;

• Increase site security and marketability of the development by repairing and/or replacing
asphalt, concrete walkways, ADA railings, stairs, fire alarm bell system, building
mounted lighting, landscaping, new roofing, new vinyl siding and soffits; and,

• Address site accessibility deficiencies.

Property Description 
The Desert Properties consists of Desert Elderly Apartments and Desert Family Apartments, 
both of which are located at 1000 Erie Main Street in Tonopah, NV. The two properties were 
built in 1982 and share a parcel, with approximately 2.00 acres allotted to the elderly property 
and 2.04 acres allotted to the family property. Desert Elderly contains 20 one-bedroom units (627 
SF) in five two-story buildings. Desert Family consists of 12 one-bedroom units (627 SF) and 24 
two-bedroom units (797 SF) in nine two-story buildings. All buildings have a concrete slab on 
grade foundation, wood siding, and pitched composition shingle roofing.  

Exhibit B
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The site contains several community amenities, which are shared by both properties. These 
amenities include a children’s play area, a small maintenance shed, and a community building 
containing laundry facilities, a management office, and a small community space with a 
computer. The complexes have landscaped areas around the buildings and contain security 
lighting for safety.  
 
Site and Neighborhood 
The Desert Properties are located off Erie Main Street between Logan Field Road and Air Force 
Road in the southern portion of Tonopah in Nye County, Nevada. The surrounding neighborhood 
is comprised primarily of multifamily dwellings, with some commercial properties to the west. 
Tonopah High School is located to the south of the site and there is vacant land to the east of the 
site.  
 
There is a Scolari’s Grocery Store & Pharmacy, Ramada Inn, and Tonopah Station Casino/Hotel, 
directly west of the property (0.2 miles) and a Family Dollar slightly southwest of the property 
(0.3 miles). There is a gas station and a coffee shop to the south of the property (0.2 miles). 
Children at The Desert Properties would attend Tonopah Elementary & Middle School (0.9 miles 
away) and Tonopah High School (0.25 miles away). About a mile north of the properties, along 
Erie Main Street, is downtown Tonopah, which contains a U.S. Post Office, the NV Department 
of Transportation, the Tonopah Public Library, Barsanti Park & Tonopah Memorial Swimming 
Pool, a Nevada State Bank, the Tonopah Convention Center, and several restaurants and retail 
stores.  
 
Recreation opportunities in Tonopah include Butler Park (0.8 miles away), Tonopah Historic 
Mining Park (1.4 miles away), and the Central Nevada Museum (0.1 miles away). There are also 
several National Forests and designated Wilderness Areas in the surrounding 50 miles, which 
provide opportunities for outdoor recreation.  
 
For residents of Desert Elderly Apartments, the Tonopah Senior Center is located ½ mile from 
the site. The senior center provides congregate and home-delivered meals to clients age 60 and 
over. They also provide limited transportation to seniors, with stops including the senior center 
for meals, the post office, banks, medical appointments, and grocery stores. Every other month 
the senior center schedules a trip to Fallon, which is approximately 176 miles away, for shopping 
and other needs. The Senior Nutrition Program also provides non-emergency medical 
transportation to Las Vegas, Reno, Carson City, Fallon, Hawthorne, and Bishop, CA on an as-
needed basis.  
 
The Renown Medical Group – Tonopah telemedicine clinic is located approximately ¼ mile 
from the Tonopah 3 Rehabilitation site. The clinic is the only comprehensive health care service 
clinic in Tonopah and allows patients to meet with a local registered nurse and connect with 
primary care providers and specialists in Reno via a secure videoconferencing technology. The 
clinic can also order basic lab tests and perform x-rays onsite.  
 
Tonopah is a rural census-designated place located in Nye County halfway between Reno and 
Las Vegas. It has a population of roughly 2,500 people. It is located approximately 211 miles 
north of Las Vegas and 237 miles southeast of Reno. The nearest city with a population of over 
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50,000 is Carson City, NV, which is approximately 214 miles northwest. Tonopah is located at 
the Junction of US-95, which runs north to south from Fallon to Las Vegas, and US-6, which 
runs east to west between Ely and Tonopah.  
 
The Tonopah Airport is located approximately 8 miles east of the properties. This airport is one 
of three primary airports serving Nye County.  
 
Target Population 
The Desert Properties will serve households with incomes at or below 60% of area median 
income. Thirty-two of the thirty-six units at Desert Family and all twenty units at Desert Elderly 
receive USDA-RD Section 515 project-based rental assistance. Under the program, households 
in rental-assisted units pay 30% of their adjusted gross income towards rent, allowing the 
development to serve very low- and disabled households, including those on SSI/DI. Given this, 
we anticipate that most units will serve tenants with very or extremely low incomes.  
 
Market Demand  
The Nevada Rural Housing Authority recently commissioned the 2014-2018 Rural Nevada 
Housing Study with Vogt, Santer, Insights (VSI), which provided data on housing demand, 
inventory, and supporting infrastructure for Nevada’s rural communities, including Nye County 
(and especially the Tonopah area). There were several important findings in this report that 
indicate a need for the rehabilitation of USDA-RD subsidized housing such as The Desert 
Properties.  
 
First, the study found a discrepancy between the median household income and housing prices. 
Between 2010 and 2013, the median household income decreased by 29.6%. By 2018, it is 
anticipated to decrease another 24.3%. Meanwhile, multi-family unit rents in Northern Nye 
County are an average of $63 per month higher than the rest of rural Nevada. The study also 
found that the average renter’s capacity to achieve new construction rents of $666 per unit per 
month is insufficient. According to the American Community Survey, up to 42% of Northern 
Nye households are rent overburdened, indicating a need for affordable housing in the area.  
 
Vacancy rates in the market area are also very low, and rentals in Northern Nye County have a 
combined occupancy rate of 99.5%. Given the low vacancy rates in the market area, we 
anticipate that the vacancy rate at The Desert Properties will be 5% or below. In addition, 
because The Desert Properties is occupied, we anticipate that many current tenants will return to 
their newly remodeled units upon construction completion, reducing the need for The Desert 
Properties to capture many additional tenants.  
 
Finally, the study found a great need for senior-specific housing: “Between 2013 and 2018, the 
largest increase among households age groups is projected to be among those between the ages 
of 65 and 74. Household growth is also occurring at a rapid rate among households age 75 to 84 
and 85 and older, indicating an increasing need for senior-specific housing in the market. Not all 
of these changes, however, translate into a need for new housing units. This is because many of 
the area’s older adults are already housed. Instead, older adults will likely at some future date 
move into senior-specific housing…”  
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The rehabilitation of the Desert Properties will prolong the life of these valuable apartments and 
will renew the USDA-RD subsidy to allow the developments to serve the most at-risk and lowest 
income residents in Tonopah for an additional 15 years.   
 
Relocation 
Because the Desert Properties are income-restricted and currently occupied, we will structure 
renovation so that there will be minimal disturbances to current tenants. All of the units are 
occupied by residents that are already income-eligible for USDA subsidy. The acquisition and 
rehabilitation of the property will not create any permanent displacement of tenants. 
 
We will likely stop leasing prior to the beginning of renovation in order to free up a block of 
vacant units for rehabilitation. The plan is to have two vacant buildings available for 
rehabilitation at the start of the construction schedule. Existing residents will be temporarily 
relocated to other units on site, and some tenants may be temporarily relocated off site, 
depending on the number and availability of vacant units. Once those first buildings are 
complete, the relocated tenants will be moved to the fully renovated units in order to free up the 
next block of units for rehabilitation. Some of the repairs to the exterior of the units – site work, 
exterior painting, etc. – can be carried out with the residents in place. 
 
When tenants vacate their current unit to relocate temporarily to another unit on site or to a 
newly renovated unit, proper noticing procedures will be followed and relocation assistance will 
be provided to assist tenants with necessary packing supplies. A moving crew will be assembled 
to physically move tenant furnishings and personal belongings to their new units. 
 
In the event tenants need to be temporarily relocated off site, proper noticing procedures will be 
followed and relocation assistance will be provided. Relocation assistance will include packing 
supplies, moving services and lodging. Meals and incidental costs and storage costs will also be 
covered as required. 
 
Development Team 
 
Developer: Nevada Rural Housing Authority  
Consultant Praxis Consulting Group, LLC  
General Contractor: TBD 
Property Manager: Landmark Group, dba Weststates Property Management 
Architect: Integrated Design & Architecture (IDeA) 
 
The Desert Properties will be owned by a sole purpose Nevada limited liability company, Desert 
Properties Associates LLC. The 0.01% Managing Member of the LLC will be Desert Properties 
Manager LLC, a sole purpose Nevada limited liability company. Nevada Rural Housing 
Authority (NRHA) will be the sole manager of the Manager LLC. Nevada Rural Housing 
Authority will also act as developer to the ownership LLC. 
 
Nevada Rural Housing Authority (“NRHA”) was established in 1973 under the laws of the State 
of Nevada to address the housing needs and enhance the quality of life throughout Nevada’s 15 
rural counties and the rural portions of Clark and Washoe County.  As a quasi- governmental 
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agency, NRHA receives no allocation of funds through the State budgeting process, simply the 
mandate to address rural Nevada’s affordable housing needs. NRHA’s jurisdiction extends to 
any Nevada city or town with a population of 150,000 or less. 
 
Working with a consortium of public and private partners, including state and federal housing 
agencies and local community service groups, NRHA administers a variety of successful housing 
programs, including Housing Choice Voucher rental assistance, a tax- exempt bond, single- 
family mortgage program, weatherization assistance, and affordable rental housing. Collectively, 
NRHA owns eight HUD-, USDA- and LIHTC-assisted housing developments located in Carson 
City, Yerington, Fallon, Elko and Winnemucca. 
 
To date, NRHA has successfully developed four affordable housing projects and began 
construction of their fifth and sixth projects in March 2016. Their first project, completed in 
2009 and in partnership with Pacific West Builders, Inc., included over $9 million in tax credit 
financing for the rehabilitation of Southgate Apartments in Carson City, Nevada. The project 
serves low-income elderly and disabled residents and consisted of the rehabilitation of 100 
existing units and the new construction of 48 additional units. 
 
NRHA also developed Phase I construction of Larios Arms Senior Residence. The project was 
awarded $4.2 million in tax credit financing, $600,000 in AHP funds and $450,000 in HOME 
funds.  The Phase I development included 30 units of affordable senior housing and was 
completed in May 2012. In July 2016, NRHA completed the second phase of Larios Arms 
Senior Residence, which added an additional 30 senior units to Phase I.  
 
In 2011, NRHA completed a $1 million HUD Green Retrofit of Yerington Manor, a 52-unit 
affordable senior property in Yerington, Nevada.  The rehabilitation focus was to increase energy 
efficiency, tighten the building envelope and preserve existing subsidized housing.  The scope of 
work included window and roof replacement, insulation and HVAC upgrades, new kitchen and 
bath cabinets, low flow fixtures, low VOC paint and flooring and low water use landscape. 
 
In January of 2014, NRHA completed a $400,000 USDA funded preservation / revitalization 
rehab of Winnemucca Manor, a 20-unit senior property located adjacent to Larios Arms in 
Winnemucca, Nevada.  The project, constructed in 1983, received significant exterior upgrades 
including roof replacement and stucco, energy efficient upgrades to replace a central boiler and 
individual A/C units, and extensive rehabilitation of accessible units to provide roll-in showers 
and fully accessible bathrooms. 
 
NRHA also recently completed the rehabilitation of Sunridge Quarters Apartments in Fallon, 
Nevada. The Sunridge property features 48 units of low-income family housing constructed in 
1977 under the USDA-RD Section 515 program.  The project was awarded over $5 million in 
tax credit equity and $400,000 in HOME funds to complete an extensive rehabilitation that will 
bring natural gas to the property, expand the building footprint to include balconies, patios and 
individual storage areas, and complete interior renovation with new cabinets, flooring, appliances 
and fixtures.  The rehabilitation was completed in July of 2014. 
 
In April of 2016, NRHA closed and began construction on Southwood Apartments, an 
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acquisition and rehabilitation of two USDA-RD subsidized housing developments totaling 22 
units and a privately held 4-plex located on an adjoining parcel in Yerington, NV (26 units total) 
Financing for the project included the assumption of an existing USDA-RD loan, $400,000 in 
HOME funds from the Nevada Housing Division, and nearly $3 million in limited partner equity. 
Southwood Apartments was completed in July 2017. 
 
NRHA also closed and began construction on Richards Crossing in April 2016. Richards 
Crossing involves the new construction of a 39-unit permanent supportive housing development 
for homeless individuals in Carson City, NV. The project received $1,000,000 in NHD HOME 
funds, $390,000 in Affordable Housing Program Funds from the Federal Home Loan Bank of 
San Francisco, $100,000 in Home Depot grant funds, $221,474 in Carson City CDBG funds, and 
nearly $6 million in limited partner equity. The project opened in April 2017.  
 
Both NRHA maintains strong alliances with Nevada Housing Division and USDA Rural 
Development as well as local governments and economic development authorities to promote 
their joint missions to increase the supply of quality affordable housing throughout the state.  
NRHA, in conjunction with other local and state agencies, recently completed a Nevada 
Regional Demand Market Analysis to assess current and future housing needs in Nevada’s rural 
areas largely impacted by the growing mining industry. 
 
NRHA continues to be recognized by HUD as a High Performer in administration of HUD 
Housing Choice Vouchers.  NRHA furthers their mission by providing Home At Last Single 
Family Mortgage and MCC programs to promote homeownership across the state with increased 
savings and tax benefits for qualified buyers. 
 
Formed in 2004, Praxis Consulting Group LLC 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.  Eric Novak, its 
principal, has 30 years of experience in all aspects of the affordable housing development 
process, including HOPE VI and public housing mixed-finance and affordable assisted living.  
Since 2005, Praxis has directly secured the financing for and closed over 50 affordable housing 
developments, totaling over 4,500 units and $725 million 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. Praxis has particular expertise in 
working with public housing authorities in portfolio assessment and RAD and mixed-finance 
development.  Through this work, Praxis has facilitated the creation and preservation of 
thousands of additional units across multiple housing authorities. 
 
Landmark Group, dba Weststates Property Management Company (WSPM) manages / 
operates over 60 properties, over 2,500 units, with over 200 employees. WSPM has developed 
several educational training techniques: All on-site employees have extensive ongoing training 
through new manager training and monthly supervisory visits. All new employees have Fair 
Housing training during the first 90 days of employment. Annual training is held for Managers 
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and Maintenance Technicians. During this training WSPM brings Nationally recognized trainers 
such as Steve Rosenblatt of Spectrum, Anne Sadovsky, Toni Blake, and Home Depot Supply to 
name a few. WSPM has taken the philosophy and practice a “management training company” 
culture that provides continuing outstanding education for its employees. 
 
Integrated Design & Architecture (IDeA) provides services in architecture, planning, 
sustainable design, and construction management.  Historically 60% of IDeA’s work by dollar 
value has been in the affordable housing sector.  IDeA was the architect for a number of USDA- 
RD Section 515 and HUD-assisted rehabilitation projects in Nevada, including NRHA’s 
Sunridge Apartments project, Sierra Run II Apartments, Willowbrook I and II Apartments, 
Bristlecone Pine I and II Apartments, Fernwood Apartments, Sierra Run I Apartments, 
Riverwood I & II Apartments, Cimarron Village Apartments, Humboldt Village Annex 
Apartments, Humboldt Village Apartments, Homestead Apartments, Shadow Creek II 
Apartments, River Valley Apartments, Heritage Park Apartments, Sun River Apartments, 
Foothill Gardens Apartments and Washoe Mills Apartments. 
 
IDeA has been on a sustainability path for over 30 years, increasing its commitment to the next 
level of green: integrating all aspects—lighting, ventilation, landscaping, etc. IDeA looks at 
every angle of building from its sustainability: water capture, solar, small footprint, ecological 
and human health.  It is interested in purposeful design, in creating buildings that don't cost more 
to maintain than to build. IDeA's principals and team have years of commitment to energy 
efficient design, including daylighting and passive solar.  Energy conscious design and natural, 
low-energy and recycled materials have been key to many of IDeA’s designs, including 
affordable housing projects. 
 
Project Financing 
The project financing for The Desert Properties will include tax-exempt bonds issued by the 
Nevada Housing Division (NHD), equity from the sale of non-competitive 4% Low Income 
Housing Tax Credits, HUD HOME funds from the Nevada Housing Division, a new USDA 
Section 538 mortgage, Multi-Family Preservation and Revitalization Funds (MPR) from USDA-
RD, Affordable Housing Program funds from Federal Home Loan Bank of San Francisco, and 
the assumption of the existing 1% interest rate USDA-RD Section 515 mortgage. The total 
development cost is projected at approximately $7.95 million, or $141,925 per unit. 
 
Project Schedule 
 

Construction Start July 2018 
Construction Completion July 2019 
Full Rent Up October 2019 
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The Desert Properties 
1000 Erie Main Street 
Tonopah, NV 89049 

APN #: 008-261-02 (4.40 acres) 
 
 

Location Map 
 

 
 
 
 
 
 
 

SITE 
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The Desert Properties 
1000 Erie Main Street 
Tonopah, NV 89049 

APN #: 008-261-02 (4.40 acres) 
 
 

Aerial Photo 
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TO: Board of Finance (BoF) Members 
 
FROM: Tara Hagan, Chief Deputy Treasurer   
 
SUBJECT: 3_13_18 BoF Agenda Item #7 - Discussion and possible action on Carson 

City Treasurer’s request for approval of Government Portfolio Advisers, 
L.L.C. as an approved investment advisor pursuant to NRS 355.171, 
subsection 3. 

 
DATE: March 1, 2017 
 
 
Agenda Item #7 
For possible action - Discussion and possible action on Carson City Treasurer’s request 
for approval of Government Portfolio Advisers, L.L.C. as an approved investment 
advisor pursuant to NRS 355.171, subsection 3. 
 
Please find attached the written request from the Carson City Treasurer.  
 
Recommendation: 
I respectfully request consideration and approval of this request.   
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