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 PUBLIC NOTICE 

 
 AGENDA 

 MEETING OF THE STATE BOARD OF FINANCE 
Tuesday, August 8, 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 June 13, 2017. 
 

   Presenter:   Tara Hagan, Chief Deputy Treasurer  
 

3. For discussion and possible action: Discussion and possible action on the approval of the 
bonding program to be included in the Fall 2017 issuance of general obligation and 
refunding bonds by the State of Nevada.  

1) Department of Administration - Capital Improvement Projects (~$92 million) 
a) 2015 CIP Tranche 3 (~$13 million) 
b) 2017 CIP Tranche 1 (~$65 million) 
c) 2017 CIP Reno DMV Building (~$13.5 million) 
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d) Refundings if identified 
2) Department of Conservation and Natural Resources (~$92 million) 

a) Q1 Program (~$4.6 million) 
i) Parks (~$1.7 million) 
ii) Wildlife (~$1.9 million) 
iii) State Lands (~$1 million) 
b) Drinking Water State Revolving Fund-Federal Matching Bonds (~$6.6 

million) 
c) Clean Water State Revolving Fund-Federal Matching Bonds (~$4 million)  
d) Clean Water State Revolving Fund-Leveraged Bonds (~$70 million) 
e) Tahoe Environmental Improvement (~$5 million) 
f) Capital Improvement Water Grants (~$1.0 million) 
g) Refundings if identified 

3) Municipal Bond Bank (~$6 million) 
a) Carson City (~$6 million) 

 
.  Presenter:  Lori Chatwood, Deputy Treasurer – Debt Management  
 
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 $30,000,000 of Multi-Unit Housing Revenue Bonds (Tenaya Senior Apartments), for the 
purpose of construction of a 272-unit affordable housing rental project in Las Vegas, 
Nevada. The project owner/developer will be a limited liability company, which will 
consist of entities owned by Ovation Development Corporation and Coordinated Living of 
Southern Nevada, Inc. Wells Fargo Bank, N.A. 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.  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 to approve the 
Findings of Fact pertaining to the issuance of industrial development revenue bonds in an 
amount not to exceed $150,000,000 for the purpose of assisting in the financing of a bio 
refinery facility to be used for the disposal of solid waste and conversion to renewable fuel 
products to be located on a 19.4-acre site in the Tahoe-Reno Industrial Center in Storey 
County, Nevada.  The project will be owned by Fulcrum Sierra BioFuels, LLC, and 
operated by Fulcrum BioEnergy, Inc.  Approval of the Board of Finance is required 
pursuant to NRS 349.580(2).  

 
 Presenter: Bruce Breslow, Director, Department of Business and Industry.  
 
6.  Discussion and possible action: Discussion and possible action on the request by the 

Director of the State of Nevada Department of Business and Industry to approve the 
Findings of Fact pertaining to the issuance of charter school revenue bonds in an amount 
not to exceed $32,190,000 for the purpose of assisting in financing the acquisition of 
charter school facilities and the related land and improvements to be owned and operated 
by Doral Academy of Nevada for its educational purposes to be comprised of (i) an 
approximately 58,029 square-foot school building located on an approximately 4.24-acre 
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site located at 9025 West Cactus Avenue and (ii) an approximately 62,229 square-foot 
school building located on an approximately 3.83-acre site located at 9625 West Saddle 
Avenue, each located in Las Vegas in Clark County, Nevada.  Approval of the Board of 
Finance is required pursuant to NRS 388A.650. 

 
 Presenter: Bruce Breslow, Director, Department of Business and Industry.  
 
 
7. 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. 
 
      
8.     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.   
 
 
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 
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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 
June 13, 2017 – 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 8:32 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 
Kimberly Arnett – Nevada Treasurer’s Office 
CJ Manthe – Nevada Housing Division 
Michael Holliday – Nevada Housing Division 
Fred Eoff – Public Financial Management, Inc. 
Hilary Lopez – Praxis Consulting 
Jessica Bailey – Praxis Consulting 
Aaina Sharma – Praxis Consulting 
Dennis Belcourt – Office of the Attorney General 
Dane Hillyard – Greenstreet Companies 
 
Agenda Item 1 – Public Comment.  

There was no public comment in Carson City or Las Vegas.  

Agenda Item 2 – Approval of the Board of Finance minutes from the meeting held on 
March 14, 2017.  

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

Agenda Item 3 – Discussion and possible action on the Nevada Housing Division’s request 
to approve the Findings of Fact pertaining to the issuance of up to $45,000,000 of Multi-
Unit Housing Revenue Bonds (Steamboat at the Summit Apartments), for the purpose of 
construction of a 360-unit affordable housing rental project in Reno, Nevada. The project 
owner/developer will be Steamboat by Vintage, LP which is made up of entities owned or 
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controlled by Vintage Housing Development, Inc. and Greenstreet Companies. LLC. 
AEGON USA Realty Advisors, LLC will be the equity investor limited partner. Approval 
of the Board of Finance is required pursuant to NRS 319.270(4). 

 
CJ Manthe requested approval of the Findings of Facts pertaining to the issuance of up to 
$45,000,000 of Nevada Housing Division multi-unit housing revenue bonds for the Steamboat at 
the Summit Apartments. The bonds will be used to provide the financing for the construction of 
a 360 unit affordable housing apartment complex located in South Reno. The rental housing will 
serve low income families and is located at the intersection of Highway 341 (Geiger Grade 
Road) and South Virginia Street in Reno. The proposed new construction will provide high 
quality energy efficient rental housing, affordable to working families that are at or below 60% 
of area median income. The proposed apartment community is close to transportation, medical 
facilities, shopping, banks and other services. Ms. Manthe explained that the Housing Division 
will be the conduit issuer on this project and there won’t 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 the project revenues. The project will be structured in two phases, 
Construction Phase and Permanent Phase. The debt will be placed directly with Citibank and will 
not be publicly offered.  
 
Governor Sandoval questioned if the project is 100% affordable housing and Mr. Eoff stated that 
yes, it is. Governor Sandoval stated that since currently the Washoe County and Truckee 
Meadows area has a massive demand for affordable housing, he questioned how it will be 
determined who will be able to live there; asking whether it will be a lottery or first-come, first-
serve. Dane Hillyard with Greenstreet Companies stated that they are working on a system that 
will be fair and allow the quickest and most efficient means to fill the apartments. Governor 
Sandoval asked Mr. Hillyard to describe some of the amenities the apartments will offer the 
residents. Mr. Hillyard stated that the site is 18.5 acres and there will be a mile loop trail system 
that fronts the creek all the way around so the residents can walk and bike. There are three major 
recreation areas which will contain a community building with a fitness center, business center, a 
pool, children’s play areas, barbeques and gazebo, spa and dog wash and grooming room. 
Governor Sandoval asked when they anticipate to break ground on the project and Mr. Hillyard 
stated they hope to break ground in September 2017 and will take about 15 months to complete 
the project. 
 
Controller Knecht commented on the fixed rate which is estimated to be 5.10% and stated he 
thought that was a little high and wanted to know if there was an explanation. Mr. Eoff explained 
that it is an estimate and with the way the market is now, it may be possible to lower the rate 
when they lock the rate in at closing. Controller Knecht questioned if there are ever any flooding 
problems with Steamboat creek in the area. Mr. Hillyard stated that they are having engineers 
conduct a flood analysis and may be raising some of the lower portions to ensure properties are 
above the floodplain.   
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Controller Knecht asked Ms. Manthe if price wise, at $185,000 per unit, if they are competing 
with the median priced home or are they competing with a lower price entry level home. Ms. 
Manthe responded that they have had recent statistics from the Reno/Sparks Association of 
Realtors and the price for a median priced home is closer to $330,000. Controller Knecht 
questioned if this project is competing with median priced homes in the area or lower priced 
entry level homes. Ms. Manthe noted that she wouldn’t necessarily characterize it as ‘competing’ 
but rather in order for families to qualify for the rental housing they must be at or below 60% of 
area median income which is less than $40,860 for a family of four.  
 
Controller Knecht questioned why three of the City Council for Reno voted against the project.  
He questioned if they provided any rationale for the votes. Mr. Hillyard noted that most of the 
debate surrounded around whether this area of the County should be annexed to the City of Reno 
which was the largest driver in the nay votes.  
 
Treasurer Schwartz questioned if the structure of the financing on this project is different from 
previous projects. Mr. Eoff stated that there is nothing unusual about the financing on this 
project. 
 
Steve Martin asked how they determine the allocations for the size of the units. Mr. Hillyard 
stated that they engage in a market study which helps determine the unit mix and they also look 
at the overall rental market demands and within their management company. Mr. Hillyard 
explained that by working with the Housing Division they came up with a unit mix that is 25% 
one bedroom/one bath, 25% three bedroom/two baths and 50% two bedroom/two baths. 
 
Governor Sandoval commented that this is a really important project given what is happening in 
the Washoe County area and particularly regarding the income level of $40,000 and below. He 
noted that it provides a great opportunity for families to have a wonder place to live.  
 
Controller Knecht motioned to approve Agenda Item 3. Dave Funk seconded the motion. Motion 
passed unanimously. 
 
Agenda Item 4 – Discussion and possible action on the Nevada Housing Division’s request 
to approve the Findings of Fact concerning the issuance of up to $189,940,732 of mortgage 
credit certificates in one or more issues. Approval of the Board of Finance is required 
pursuant to NRS 319.270(4). 
 
CJ Manthe requested approval of the Findings of Facts pertaining to the issuance of up to 
$189,940,732 of mortgage credit certificates (MCC) in one or more issues. Ms. Manthe 
explained the MCCs will be used to make home ownership more affordable for first time 
homebuyers and for qualified veterans. The certificates are not a debt or an obligation of the state 
or housing division rather they represent a pass through federal income tax benefit provided 
directly to homebuyers. By providing average annual federal income tax savings of $2,000, this 
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keeps extra money in the pockets of Nevada families and provides additional money for making 
mortgage payments and for other items in their household budgets. Ms. Manthe stated that the 
housing division has assisted approximately 1,200 families with the MCCs and these 
homeowner’s are now realizing a combined tax savings of $2.4 million dollars annually. This 
money represents new dollars into Nevada’s economy and the new MCC allocation will allow 
the housing division to assist approximately 850 additional homeowners. The MCC funding will 
be available until December 2019 and a portion will be extended until December 2020.  Ms. 
Manthe explained that the housing division has an extensive network of private sector mortgage 
companies and they have a relationship with over 90 entities and work directly with the buyers to 
make them aware of the MCC program. 
 
Governor Sandoval asked Ms. Manthe if she could explain how people find out about the MCC 
program. Ms. Manthe stated that on a regular basis they work extensively with the real estate 
agents across the state. The housing division has formulated a three hour general community 
education class so that they can educate their real estate partners on all of the homebuyer 
programs offered by the State of Nevada. This training allows our real estate partners and 
mortgage lenders to educate their clients regarding the programs the housing division has 
available.  
 
Governor Sandoval asked if the housing division is seeing more construction to bring more 
supply into the market for low income housing. Ms. Manthe stated that the housing division has 
communicated with some of the home builders in the area and they are seeing that there is a 
limitation on developmental lots and they are hesitant to invest in more affordably priced new 
home construction. She noted though that this program can make development more attractive 
for developers and that the housing division will be doing extensive outreach to help 
communicate this program to potentially increase affordable construction in Nevada.  
 
Steve Martin asked if veterans would have to meet the requirement of living in the home for 
three years. Ms. Manthe stated that veterans do not need to meet that qualification but they will 
need to provide some type of record stating that they had anything other than a dishonorable 
discharge from the military. 
 
David Funk motioned to approve Agenda Item 4. Steve Martin seconded the motion. Motion 
passed unanimously. 
 
Agenda Item 5 – Discussion and possible action: 
 
(a) reviewing and accepting the State Treasurer’s quarterly investment report for the 
quarter ended March 31, 2017 and  
(b) to approving or disapproving the Treasurer’s investment policies for the General 
Portfolio and the Local Government Investment Pool (LGIP), as required by NRS 355.045. 
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Ms. Hagan updated the Board on the general market environment for fixed income in the first 
calendar quarter of 2017. She noted that the Federal Open Market Committee (FOMC) raised the 
Fed funds target rate in March to 0.75% as was widely expected. She noted that the markets 
expect continued upward pressure on short-term US interest rates in 2017 as the Federal Reserve 
tightens monetary conditions.  
 
Controller Knecht noted that while he is pleased with the performance he questioned if the 
benchmark for the operating fund (internally managed General Portfolio) is accurate as we 
continue to beat it by 0.50% or more each quarter.  
 
Ms. Hagan stated that was a fair question and that although she thought the custom benchmark 
which blends the 3 month Treasury with the 2 Year Treasury is adequate; she noted that it may 
be necessary to review the percentages and make an adjustment.   
 
Controller Knecht asked if there was a reason Chicago Equity Partners was trailing the longer 
term performance versus the other manager. 
 
Ms. Hagan stated that the managers bring a different investment philosophy to the portfolio 
which helps keep it diversified. She noted that Chicago Equity is a little more conservative and 
tends to purchase fewer credit securities when spreads are tighter. She stated that while the office 
is pleased with the two managers and their respective performance they monitor both managers 
closely.  
 
Controller Knecht motioned to approve Agenda Item 5. David Funk seconded the motion. 
Motion passed unanimously. 
 
Agenda Item 6 – 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 7 – Public Comment  
 
There were no comments in Carson City or Las Vegas.  
 
David Funk motioned to adjourn the meeting. Steve Martin seconded the motion. Motion passed 
unanimously. 
 
Meeting was adjourned at 9:20 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: August 8, 2017 Agenda Item #3-State of Nevada Fall 2017 Bond Issuance 
 
DATE: July 24, 2017 
 

 
Agenda Item #3 
 
For discussion and possible action: Discussion and possible action on the approval of the 
bonding programs to be included in the Fall 2017 issuance of general obligation and refunding 
bonds by the State of Nevada. 

1) Department of Administration - Capital Improvement Projects (~$92 million) 
a) 2015 CIP Tranche 3 (~$13 million) 
b) 2017 CIP Tranche 1 (~$65 million) 
c) 2017 CIP Reno DMV Building (~$13.5 million) 
d) Refundings if identified 

2) Department of Conservation and Natural Resources (~$92 million) 
a) Q1 Program (~$4.6 million) 

i) Parks (~$1.7 million) 
ii) Wildlife (~$1.9 million) 
iii) State Lands (~$1 million) 

b) Drinking Water State Revolving Fund-Federal Matching Bonds (~$6.6 million) 
c) Clean Water State Revolving Fund-Federal Matching Bonds (~$4 million)  
d) Clean Water State Revolving Fund-Leveraged Bonds (~$70 million) 
e) Tahoe Environmental Improvement (~$5 million) 
f) Capital Improvement Water Grants (~$1 million) 
g) Refundings if identified 

3) Municipal Bond Bank (~$6 million) 
a) Carson City (~$6 million) 
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BACKGROUND: 
 
The State Treasurer’s Office (STO), as part of the securities issuance process, presents the 
proposed bonding programs to be included in the upcoming State of Nevada general obligation 
securities issuance to the Board for discussion and approval.   
 
After discussion and approval of the bonding programs to be included in the Fall 2017 general 
obligation securities issuance by the Board, the STO will present sale resolutions and 
applicable documents to the Board at the September 12, 2017 Board of Finance meeting. 
 
The tentative issuance schedule is: (1) Board of Finance approval September 12, 2017; (2) bond 
sale October 17, 2017; and (3) bond closing and receipt of proceeds November 7, 2017.  
 
The proposed bonds to be included in the Fall 2017 sale all conform to the parameters of the 
State’s Constitutional Debt Limit and the General Obligation Debt Capacity and Affordability 
Report (2017-2019 Biennium) as reflected in the tables below.   
 
 
 
 
 

 
 

Effective June 30 Assessed Valuation
(1)

Debt Limitation

Outstanding Debt 

Subject to Limitation

Remaining Constitutional 

Debt Capacity

2017 $114,727,736,818
(2)

$2,294,554,736 $1,024,465,000
(3)

$1,270,089,736

(12,888,555)

(117,912,005)

(42,016,797)

(41,500,000)

(1,000,000)

(200,000,000)

$854,772,379

Less 2017 UNR Engineering Building Bonds

Less 2017 Historic Preservation Grants Bonds

Less GOED Infrastructure Bonds

Constitutional Debt Limitation

(1)
For purposes of calculating the State’s debt limitation on June 30 of each year, the assessed valuation figure includes state-wide redevelopment agency 

assessed valuation in the amount of $2,943,888,431 for 2017. On June 30 of each year, the most current assessed value available is the assessed value used 

for calculating and assessing taxes for the following fiscal year.

Less Remaining 2015 CIP Bonds

Less 2017 CIP Bonds

Less 2017 Reno DMV Bonds

(2)
The assessed valuation as certified by the Nevada Tax Commission on June 27, 2017 and reported by the State Department of Taxation.

(3)
Debt outstanding as of August 1, 2017.



Program Repayment Source Project(s)
Statutory 

Authorization
Authorization 

($)

Remaining 
Authorization 

($)

Program 
Bonding 
Request

Adjusted 
Bonding 
Request

Unexpended 
Prior Bonding 

Proceeds-
Balance as of 

6/21/2017

Public Works-Capital Improvements Property Tax 2015 CIP-Tranche 3 (Final) 2015 AB491(6) 98,500,000$       21,900,471$       12,888,555$ 12,888,555$ 44,781,174$  
Public Works-Capital Improvements Property Tax 2017 CIP-Tranche 1 2017 SB546(6) 117,912,005$     117,912,005$     80,101,462$ 65,000,000$ 12,060,526$  
Public Works-Capital Improvements Pollution Control/Highway 2015 LV DMV 2015 AB491(8) 22,950,650$       -$                    -$               -$               4,089,470$    
Public Works-Capital Improvements Pollution Control/Highway 2017 Reno DMV-Tranche 1 2017 SB546(8)(46) 42,016,797$       42,016,797$       21,807,406$ 13,246,327$ -$                

State Parks-Q1 /Open Space Property Tax State Park Facilities Improvements 2001 Special AB(2.1) 27,000,000$       1,700,000$         1,700,000$   1,700,000$   
State Lands-Q1/Open Space Property Tax Tahoe Bike Path 2001 Special AB(2.7) 30,500,000$       6,100,000$         1,000,000$   1,000,000$   
Department of Wildlife-Q1/Open Space Property Tax Fish&Wildlife Habitat&Facilities Improvements 2001 Special AB(2.2) 27,500,000$       1,900,000$         1,900,000$   1,900,000$   
State Lands-Tahoe EIP Property Tax Water Quality and Forestration Projects 2011 SB438(1) 12,000,000$       9,000,000$         5,000,000$   2,500,000$   3,863,629$    
Env. Protection-Water Grants Property Tax Grants for Water System Improvements NRS 349.986 125,000,000$     72,157,645$       1,000,000$   1,000,000$   297,812$       
Env. Protection-Drinking Water SRF-Federal Match Program Revenues Assist Public Drinking Water System Improvements NRS 445A.290 N/A N/A 6,600,000$   6,600,000$   -$                
Env. Protection-Clean Water SRF-Federal Match Program Revenues Assist Public Clean Water System Improvements NRS 445A.155 N/A N/A 4,000,000$   4,000,000$   -$                
Env. Protection-Clean Water SRF-Leveraged Program Revenues Assist Public Clean Water System Improvements NRS 445A.155 N/A N/A 70,000,000$ 70,000,000$ -$                
STO-Municipal Bond Bank Carson City Carson City Sewer Project Loan NRS 350A 1,800,000,000$ 1,710,445,000$ 6,000,000$   6,000,000$   -$                

Review of State's Debt Portfolio for refunding candidates which generate a present value savings (net of expenses) of at least 3% on the principal amount of debt being refunded. 

Program Bonding Requests

Subject to Constitutional Debt Limit 

Exempt From the Constitutional Debt Limit 

4,183,285$    

Refundings











July 11, 2017 

CJ Manthe 
Administrator 
Nevada Housing Division 
1830 College Parkway, Suite 200 
Carson City, NV 89706 

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

Dear Ms. Manthe: 

This Memorandum is provided in support of a 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 (Tenaya Senior Apartments), Series 2017 and authorization for issuance of up to 
$30,000,000 of Nevada Housing Division multi-unit housing revenue bonds to fund construction 
of an affordable senior housing development in Las Vegas (“Project”).  

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 272 units in a newly constructed senior housing complex located immediately 
south of Craig Road on Tenaya Way. The Project consists of one and two-bedroom units in two 
buildings and will have a full complement of common space amenities for recreation, meetings 
and social gatherings  The Project sponsor has provided a more extensive narrative description 
of the Project which is included as Exhibit C. 

Detailed unit rent income and rent restrictions are summarized in the Project Operating Profile 
contained in Exhibit A.  

Project Developers: 

The Project is being co-developed by Ovation Development Corporation, an affiliate of The 
Molasky Group of Companies, and Coordinated Living of Southern Nevada, Inc., a Nevada non-
profit corporation whose mission is to promote the development of affordable housing so that 
low-income Nevada seniors can age in place in a setting that promotes choice and dignity. 



Nevada Housing Division 
Project Review Memorandum 

Tenaya Senior Apartments 
Page 2 

Project Borrower Entity: 
The borrower/ownership entity will be Tenaya Seniors, LLC. The LLC will be controlled by 
Tenaya Seniors Manager, LLC as Managing Member, whose members will be 
Ovation Development Inc. (49.0% member and Manager) and Coordinated Living of 
Southern Nevada, Inc. (51.0% member).  Wells Fargo Bank, N.A. will act as investor 
member and will provide an equity investment of approximately $14,300,000 in exchange for 
the right to receive 99.99% of the tax benefits available to the Project, including the 4% low 
income housing tax credit. Ovation Affordable Housing, Inc. will act as 0.005% Special 
Member, for tax allocation purposes.   

A schematic overview of the Borrower entity is provided below. 

Project Construction: 

Ovation Development Corporation will serve as the general contractor 

Project Manager: 

Upon completion the Project will be managed by Ovation Property Management. The Project 
will also contract with a Resident Services Coordinator who will assist residents with 
remaining financially and physically self-sufficient. 

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 $27,600,000.  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 4.05%  

At conversion to Permanent Phase the loan will be reduced to approximately $17,375,000 upon 
receipt of final tax credit equity installments. Loan amortization will be monthly utilizing a 35-
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year amortization factor. The permanent loan interest rate will be fixed at closing is 
anticipated to be set at the 18-year LIBOR swap rate plus a credit spreade of 2.30%.  The rate is 
currently estimated to be approximately 5.18% inclusive of Division and Trustee annual fees.  
The initial loan term is 15 years from the date of Conversion from construction loan to 
permanent loan 

Maximum Permanent Loan-to-Value: 90% 
Maximum Permanent Loan-to-Cost: 80% 
Debt service coverage:  1.15 to 1.00 per lender requirements. 

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 $786,000. 

Sources and Uses 

Sources of Funds 
Construction Phase Permanent Phase 

NHD Bond/Loan 
Proceeds $27,540,275 $17,375,000 
CLV HOME/HTF 1,500,000 1,500,000 
LIHTC Equity 1,429,454 14,294,539 
NHD GAHP Loan 3,000,000 3,000,000 
Deferred Developer Fee 4,697,942 

Total Sources $33,469,729 $40,867,481 

Uses of Funds 
Land $2,700,000 $2,700,000 
Site Work 2,615,748 2,615,745 
Construction Hard Costs 21,544,533 21,544,533 
Hard Cost Contingency 1,208,014 1,208,014 
Soft Costs 5,083,187 6,364,942 
Soft Cost Contingency 318,247 318,247 
Operating Reserve 786,000 
Developer Fee 5,330,000 

Total Uses $33,469,729 $40,867,481 
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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 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 detailed 
terms of the loan to be provided by Citibank Community Capital. Additionally, the Borrower is 
in receipt of a letter of intent from Wells Fargo Bank to provide an equity investment in the 
Project as noted in the Sources and Uses. 

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 Clark 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 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,  

PFM Financial Advisors LLC 

Fred Eoff 
Director 

Enclosures: 
Exhibit A: Project Operating Pro Forma 
Exhibit B: Bond/Loan Term Sheet 
Exhibit C: Borrower Project Narrative 
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Operating Profile

EXHIBIT A

PFM Financial Advisors, LLC

Unit Mix % AMI Restriction Number Units % of Units Res. SF
Allowable 

Monthly Rent
Less  Utility 
Allowance

Adjusted 
Allowable 
Monthly 

Rent
Monthly 

Revenues
Yearly 

Revenues
1 Bedroom

<50% 2 0.7% 654 590$                -$                  590$             1,180$              14,160$            
<60% 162 59.6% 654 709$                -$                  709$             114,858$          1,378,296$       

2 Bedroom -$                  
<50% 1 0.4% 855 708$                -$                  708$             708$                  8,496$              
<60% 107 39.3% 855 851$                -$                  851$             91,057$            1,092,684$       

Total Units 272 $207,803 $2,493,636

$17,375,000 $3,000,000
35 3.00%

5.18% 30
$1,076,330 $90,000.00

Development Fee $5,330,000 Income 2.00%
Deferred Development Fee $4,697,942 Expenses 3.00%
Asset Management Fee $10,000 Vacancy 5.00%

NHD GAHP Loan
Senior Loan Amount

Loan Term
Initial Senior Loan Rate

Senior Annual Debt Service

GAHP Loan Amount
GAHP Loan Rate

Debt Factors

Loan Term
Debt Service

Partnership Fees Trend Assumptions
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2019 2020 2021 2022 2023 2024 2025 2026 2027

Income Factors
Annual Gross Rental Income 2.00% $2,594,379 $2,646,266 $2,699,192 $2,753,176 $2,808,239 $2,864,404 $2,921,692 $2,980,126 $3,039,728
Other: Ancillary Revenue 48,320 49,286 47,373 48,320 49,287 50,273 51,278 52,304 53,350
Total Residential Income $2,642,699 $2,695,553 $2,746,565 $2,801,496 $2,857,526 $2,914,677 $2,972,970 $3,032,429 $3,093,078
Less:  Residential Vacancy 5.00% (132,135) (134,778) (137,328) (140,075) (142,876) (145,734) (148,649) (151,621) (154,654)
Effective Gross Income $2,510,564 $2,560,775 $2,609,237 $2,661,421 $2,714,650 $2,768,943 $2,824,322 $2,880,808 $2,938,424

Adjusted Effective Gross Income $405,912 $2,137,520

Expenses 3.00%
Administrative $93,951 $96,770 $99,673 $102,663 $105,743 $108,915 $112,183 $115,548 $119,015
Utilities 384,477 396,011 407,891 420,128 432,732 445,714 459,085 472,858 487,043
Operating & Maintenance 156,388 161,080 165,912 170,890 176,016 181,297 186,736 192,338 198,108
Payroll 260,746 268,568 276,625 284,924 293,472 302,276 311,344 320,685 330,305
Taxes & Insurance 123,283 126,981 130,791 134,715 138,756 142,919 147,206 151,622 156,171
Property Management 4.50% 18,266 96,188 117,416 119,764 122,159 124,602 127,094 129,636 132,229
Replacement Reserves 11,667 61,583 72,141 74,305 76,534 78,830 81,195 83,631 86,140
Total Operating Expenses $1,048,778 $1,207,181 $1,270,449 $1,307,388 $1,345,412 $1,384,553 $1,424,844 $1,466,318 $1,509,011
Adjusted Operating Expenses $516,357 $1,022,810

Net Operating Income ($110,445) $1,114,710 $1,338,787 $1,354,033 $1,369,237 $1,384,389 $1,399,478 $1,414,490 $1,429,413

Senior Debt Service $0 $627,859 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330
Debt Service Coverage 178% 124% 126% 127% 129% 130% 131% 133%
Cash Flow After Senior Debt/Expenses ($110,445) $486,851 $262,458 $277,703 $292,907 $308,060 $323,148 $338,160 $353,083

Cumulative Cash Flow ($110,445) $376,406 $638,864 $916,567 $1,209,474 $1,517,534 $1,840,682 $2,178,842 $2,531,925

Asset Mgt & Investor   Service Fee 3.00% 10,000 10,300 10,609 10,927 11,255 11,593 11,941 12,299 12,668
Deferred Dev Fee Pymt 0 476,551 251,849 266,776 281,652 296,467 311,207 325,861 340,415
Cumulative DDF Paid 0 476,551 728,400 995,175 1,276,828 1,573,295 1,884,502 2,210,364 2,550,779
DDF Balance 4,697,942 4,221,391 3,969,542 3,702,767 3,421,114 3,124,647 2,813,440 2,487,578 2,147,163
Allocation for GAHP Loan Payment 0 0 0 0 0 0 0 0 0
GAHP Loan Interest 0 0
GAHP Loan Principal 0 0 0 0 0 0 0 0 0
GAHP Loan Balance 3,000,000 3,090,000 3,180,000 3,270,000 3,360,000 3,450,000 3,540,000 3,630,000 3,720,000

Surplus after DDF & GAHP Loan ($120,445) $0 $0 $0 $0 $0 $0 $0 $0
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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
Administrative
Utilities
Operating & Maintenance
Payroll
Taxes & Insurance
Property Management
Replacement Reserves
Total Operating Expenses
Adjusted Operating Expenses

Net Operating Income

Senior Debt Service
Debt Service Coverage
Cash Flow After Senior Debt/Expenses

Cumulative Cash Flow

Asset Mgt & Investor   Service Fee
Deferred Dev Fee Pymt
Cumulative DDF Paid
DDF Balance
Allocation for GAHP Loan Payment
GAHP Loan Interest
GAHP Loan Principal
GAHP Loan Balance

Surplus after DDF & GAHP Loan

2028 2029 2030 2031 2032 2033 2034 2035 2036 2037

$3,100,523 $3,162,533 $3,225,784 $3,290,300 $3,356,106 $3,423,228 $3,491,692 $3,561,526 $3,632,757 $3,705,412
54,417 55,505 56,615 57,747 58,902 60,080 $61,282 $62,508 63,758 65,033

$3,154,940 $3,218,038 $3,282,399 $3,348,047 $3,415,008 $3,483,308 $3,552,974 $3,624,034 $3,696,515 $3,770,445
(157,747) (160,902) (164,120) (167,402) (170,750) (174,165) (177,649) (181,202) (184,826) (188,522)

$2,997,193 $3,057,136 $3,118,279 $3,180,645 $3,244,258 $3,309,143 $3,375,326 $3,442,832 $3,511,689 $3,581,923

$122,585 $126,263 $130,050 $133,952 $137,970 $142,110 $146,373 $150,764 $155,287 $159,946
501,655 516,704 532,205 548,172 564,617 581,555 599,002 616,972 635,481 654,546
204,051 210,173 216,478 222,972 229,662 236,551 243,648 250,957 258,486 266,241
340,214 350,421 360,933 371,761 382,914 394,402 406,234 418,421 430,973 443,902
160,856 165,682 170,652 175,772 181,045 186,477 192,071 197,833 203,768 209,881
134,874 137,571 140,323 143,129 145,992 148,911 151,890 154,927 158,026 161,187

88,724 91,386 94,128 96,951 99,860 102,856 105,941 109,120 112,393 115,765
$1,552,959 $1,598,200 $1,644,770 $1,692,710 $1,742,060 $1,792,862 $1,845,158 $1,898,994 $1,954,415 $2,011,467

$1,444,233 $1,458,937 $1,473,509 $1,487,935 $1,502,198 $1,516,281 $1,530,167 $1,543,838 $1,557,274 $1,570,456

$1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330
134% 136% 137% 138% 140% 141% 142% 143% 145% 146%

$367,903 $382,607 $397,180 $411,605 $425,868 $439,952 $453,838 $467,508 $480,944 $494,126

$2,899,828 $3,282,436 $3,679,615 $4,091,221 $4,517,089 $4,957,041 $5,410,878 $5,878,387 $6,359,331 $6,853,457

13,048 13,439 13,842 14,258 14,685 15,126 15,580 16,047 16,528 17,024
354,856 369,168 383,337 397,348 411,183 231,271 0 0 0 0

2,905,635 3,274,803 3,658,140 4,055,488 4,466,671 4,697,942 4,697,942 4,697,942 4,697,942 4,697,942
1,792,307 1,423,139 1,039,802 642,454 231,271 0 0 0 0 0

0 0 0 0 0 193,555 438,258 451,461 464,416 477,102
90,000 90,000 90,000 90,000 89,469 

0 0 0 0 0 103,555 348,258 361,461 374,416 387,632
3,810,000 3,900,000 3,990,000 4,080,000 4,170,000 4,066,445 3,718,187 3,356,726 2,982,310 2,594,678

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0
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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
Administrative
Utilities
Operating & Maintenance
Payroll
Taxes & Insurance
Property Management
Replacement Reserves
Total Operating Expenses
Adjusted Operating Expenses

Net Operating Income

Senior Debt Service
Debt Service Coverage
Cash Flow After Senior Debt/Expenses

Cumulative Cash Flow

Asset Mgt & Investor   Service Fee
Deferred Dev Fee Pymt
Cumulative DDF Paid
DDF Balance
Allocation for GAHP Loan Payment
GAHP Loan Interest
GAHP Loan Principal
GAHP Loan Balance

Surplus after DDF & GAHP Loan

2038 2039 2040 2041 2042 2043

$3,779,520 $3,855,111 $3,932,213 $4,010,857 $4,091,074 $4,172,896
66,334 $67,660 $69,014 $70,394 $71,802 $73,238

$3,845,854 $3,922,771 $4,001,226 $4,081,251 $4,162,876 $4,246,133
(192,293) (196,139) (200,061) (204,063) (208,144) (212,307)

$3,653,561 $3,726,632 $3,801,165 $3,877,188 $3,954,732 $4,033,827

$164,744 $169,686 $174,777 $180,020 $185,421 $190,983
674,182 694,407 715,240 736,697 758,798 781,562
274,228 282,455 290,928 299,656 308,646 317,905
457,219 470,936 485,064 499,616 514,605 530,043
216,177 222,663 229,343 236,223 243,310 250,609
164,410 167,698 171,052 174,473 177,963 181,522
119,238 122,815 $122,815 $122,815 $122,815 $122,815

$2,070,199 $2,130,661 $2,189,219 $2,249,501 $2,311,557 $2,375,439

$1,583,362 $1,595,971 $1,611,946 $1,627,687 $1,643,175 $1,658,387

$1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330 $1,076,330
147% 148% 150% 151% 1.53 1.54

$507,032 $519,642 $535,616 $551,358 $566,846 $582,058

$7,360,490 $7,880,132 $8,526,193 $9,077,550 $9,644,396 $10,226,454

17,535 18,061 18,603 19,161 19,736 20,328
0 0 0 0 0 0

4,697,942 4,697,942 4,697,942 4,697,942 4,697,942 4,697,942
0 0 0 0 0 0

489,497 501,581 517,013 532,197 547,110 561,730
77,840 65,491 52,408 38,470 23,658 7,954 

411,657 436,090 464,605 493,727 523,452 265,147
2,183,021 1,746,931 1,282,325 788,598 265,147 0

$0 $0 $0 $0 $0 $288,629



 EXHIBIT B 

$30,000,000 
Nevada Housing Division 

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

 
Bond/Loan Term Sheet 

 
 
Lender: Citibank, N.A. 
 
Principal Amount: Construction Phase: 

 Not to exceed $30,000,000 
 Permanent Phase:  

-Not to exceed 90% loan to value based on final appraisal 
- Not to exceed 80% loan to cost 
-Expected to be approximately $17,375,000 

 
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: 15 years following Conversion from construction loan to permanent 

loan. 
 
Interest Rate: Construction Phase: 
 Variable, estimated to be approximately 4.05% (including Division & 

Trustee fees) adjusted monthly 

 Permanent Phase: 
 Fixed rate determined by the 18-year LIBOR swap rate plus a spread 

of 2.30%.  This rate is estimated to be approximately 5.18% 
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(including Division & Trustee fees). The permanent 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 repayment of the loan in full 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 
 
 
 
 
 
 



Tenaya Senior Apartments 
4204 North Tenaya Way 

Las Vegas, NV 89129 
APN #: 138-03-701-021 (7.49 acres) 

Tenaya Senior Apartments is a planned 272-unit affordable senior rental development to be 
located in the City of Las Vegas, just south of Craig Road on Tenaya Way. The Apartments is 
being co-developed by OAH Development, Inc., which is an affiliate of Ovation Development 
Corporation, and Coordinated Living of Southern Nevada, Inc., a Nevada non-profit corporation 
whose mission is to promote the development of affordable housing so that low-income Nevada 
seniors can age in place in a setting that promotes choice and dignity.  

Tenaya Senior Apartments will be professionally managed by Ovation Property Management. 
The project will contract with a Resident Services Coordinator who will assist residents with 
remaining financially and physically self-sufficient.  

Physical Description 
The attractive two, three, and four-story, new construction elevator residence will include 164 
one-bedroom/one-bath units (650-700 SF) and 108 two-bedroom/one-bath units (850-900 SF) in 
two buildings, all with laundry hook-ups. Tenaya Senior Apartments will have a full complement 
of common space amenities, such as a swimming pool and Jacuzzi, facilities for meetings and 
social gatherings, a game area, wellness center, business center, exercise room, and a common 
area kitchen available for residents' use during social events. Common area laundry facilities and 
a reading/media room are also anticipated. Outdoor spaces will include extensive landscaping, 
picnic tables, benches and barbeques, as well as carport parking for residents.  

Tenaya Senior Apartments will be a certified EnergyStar-rated development.  The building will 
include high efficiency heating and cooling equipment, including high efficiency gas commercial 
hot water heaters, EnergyStar appliances, low-E vinyl thermal pane windows, high R-value wall 
and attic insulation, and large display thermostat controls.  The development will promote 
sustainable building techniques through the use of low- or no-VOC paints, carpeting, padding, 
and adhesives, and formaldehyde-free particle board and will promote water conservation with 
low-flow fixtures and extensive xeriscape landscaping. 

Location and Neighborhood 
The planned residence is well located on a 7.49-acre urban infill site between West Alexander 
Road and West Craig Road. The site is located just west of Highway 95 in the Sunhampton 
neighborhood of the City of Las Vegas. The area is mixed commercial and residential and is 
located near stores, parks, churches, community services and mass-transit.   

Tenaya Senior Apartments is located adjacent to Craig Marketplace, a shopping center 
containing an Albertsons, Subway, fitness center, dentist office, hair salon, gas station, and 
several restaurants. Across Craig Road is another shopping center containing a CVS pharmacy, a 
Chase Bank, and numerous retail and dining facilities. The project is also located approximately 
two miles from the Northwest Medical District (NMD), which is located on Tenaya between 

Exhibit C
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Smoke Ranch and Cheyenne. The NMD contains Mountain View Hospital and Medical Center, 
Steinberg Diagnostic, Oncology Centers, SW Medical Center, and a variety of other doctor’s 
offices.  
 
The project is located under a half mile from W. Wayne Bunker Family Park and Barkin’ Basin 
Dog Park. In addition, Buckskin Basin Park, Mountain Crest Park, and Childrens Memorial Park 
are both under two miles away. The Santa Fe Station Hotel and Casino, which contains a movie 
theater, bank, showroom, and several restaurants and retail facilities, is one and a half miles from 
the proposed development.  
 
The project is also located roughly a mile from several banks and churches. There is a post office 
just under three miles away, a fire station 1.2 miles away, and a police station about four and a 
half miles away. The Rainbow Library is 2.2 miles from the site and the Durango Hills 
Community Center is just under three miles away. The project location is a short drive to the 
University of Nevada, Las Vegas and McCarran International Airport and offers excellent 
accessibility to major thoroughfares.  
 
The project sits adjacent to bus route CX, which is a route that runs along Highway 95 between 
McCarran International Airport and the Centennial Hills Transit Center. Within a few blocks of 
the site are several other bus routes, including Route 101, which runs north to south along 
Rainbow Blvd., and Route 219, which runs east to west along Craig Rd.  
 
Target Population  
Tenaya Senior Apartments will be a senior-restricted development available to households with 
at least one member aged 55 or above.  All of the units will be low-income tax credit eligible to 
households at or below 60% of HUD AMI. Three units will be available to households with 
incomes at or below 50% of AMI.  
 
The need for affordable housing, and especially affordable senior housing, in the City of Las 
Vegas is well documented. The City of Las Vegas 2015-2020 Consolidated Plan & Action Plan 
found that there are approximately 7,760 affordable housing units in the City of Las Vegas, of 
which 2,903 are units for seniors (81)1. However, the plan found that 42% of all households have 
a housing burden greater than 30% and 18% of households have a burden greater than 50%, 
indicating that the 7,760 affordable units are not sufficient for the needs of the population (82). 
The City of Las Vegas has identified the new construction and rehabilitation of affordable 
housing as a high priority (139). 
 
The Plan described the need for specific types of housing, including senior housing: “According 
to other studies, the numbers of elderly and disabled households are increasing, yet current 
housing will not meet the needs without addressing affordability, universal design, and 
supportive services where applicable (139).” The Clark County Housing Market Analysis of 
April 2013 which was cited in the City’s Consolidated Plan, stated that the population of 
Southern Nevada is aging, and that people over 65 will make up 20% of the population in 2035 
																																																								
1 “ City of Las Vegas 2015-2020 Consolidated Plan & Action Plan” prepared by the City of Las Vegas Office of 
Community Services, May 2015. 
http://www.lasvegasnevada.gov/cs/groups/public/documents/document/dhn0/mdax/~edisp/tst001631.pdf 



Tenaya Senior Apartments Project Description Page 3 of 9 
 

 
(2) 2. This is up from 12% in 2012. The aging of the population “will decrease demand for 
single-family detached units and increase demand for housing types specific to seniors (2).” 
 
The Tenaya Senior Apartments project will meet a growing need for barrier-free and affordable 
senior housing in the City of Las Vegas.  
 
Supportive Services 
The project will contract with a Resident Services Coordinator who will assist residents with 
remaining financially and physically self-sufficient.  Services will include programs such as 
nutrition education through the University of Nevada Cooperative Extension, meal delivery to 
those who are eligible, homemaker assistance through the County Homemaker Health Aide 
Program, credit counseling and legal aid from Consumer Credit Counseling Services, 
transportation assistance, and visits by the County mobile book van. The Service Coordinator 
will also assist residents in accessing resources available to low-income elderly in the 
community, such as home health care and homemaker assistance, taxi vouchers, rental rebates, 
and emergency food. 
 
Ovation Property Management maintains a monthly newsletter/calendar featuring health and 
wellness workshops, exercise courses and dance classes, community game nights, hobby groups 
and clubs, movie viewings, and weekly social outings and events. Programs and activities 
available to Tenaya Senior Apartments residents will be communicated through a monthly 
newsletter/calendar. On-site services will be offered in the various community spaces such as 
facilities for meetings and social gatherings, a game area, wellness center, kitchen, reading/media 
room, and exercise room. An outdoor swimming pool/spa is available for individual use and 
aquatics classes. In addition, several outdoor picnic and barbecue areas are available for events.  
 
Development Team 
Tenaya Senior Apartments is being co-developed by OAH Development, Inc., an affiliate of 
Ovation Development Corporation, and Coordinated Living of Southern Nevada, Inc., a Nevada 
non-profit corporation whose mission is to promote the development of affordable housing so 
that Nevada seniors can age in place in a setting that promotes control, choice and dignity.  
Ovation Development Corporation will act as general contractor. Ovation Business Services, dba 
Ovation Property Management, an affiliate of Ovation Development Corporation, will act as the 
property manager.  
 
The project will be owned by a new sole purpose entity, Tenaya Seniors, LLC. The .005% 
Managing Member will be a new sole purpose entity, Tenaya Seniors Manager, LLC, and 
the .005% Special Member will be Ovation Affordable Housing, Inc. CLSN will be the 51% 
member and OAH Development, Inc. the 49% member of the Manager LLC.  
 
 
																																																								
2 “Clark County Housing Market Analysis, 2012-2035” prepared by Southern Nevada Strong and ECONorthwest 
on April 12, 2013. http://sns.rtcsnv.com/wp-content/uploads/2016/05/Clark-Co-HousingMarketAnalysis-041213-
FNL.pdf 
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Ovation Development Corporation 
Since 1984, Ovation and its Founder, Alan Molasky, have built 38 apartment communities in the 
Las Vegas area comprising 9,217 units valued in excess of one billion dollars.  Ovation 
completed its first tax credit senior apartment community, the 142-unit mixed-income Acapella 
Apartments, in June 2012.   Since then, Ovation has completed six other affordable senior 
communities that are all nearly 100% leased:  

• Minuet Senior Apartments (75-unit senior mixed-income community) opened in June 
2013; 

• Tempo Apartments (101 senior tax credit community) opened in April 2014; 
• Acapella Duet Apartments (80-unit senior mixed-income community) opened in March 

2015; and. 
• Ensemble Apartments (182-unit senior tax credit community) opened in June 2015; 
• Tempo Duet (a 75-unit senior tax credit community) opened in February 2016 
• Ensemble Duet (a 188-unit senior tax credit community) opened in June 2016 

 
Ovation is currently developing two other affordable senior housing development in Las Vegas 
in addition to Tenaya Senior Apartments. Lone Mountain II (60-unit senior mixed-income 
community) completed construction in April 2017 and is fully occupied. Russell Senior 
Apartments Phase III (105-unit senior mixed-income community) was awarded low-income 
housing tax credits in 2016 and began construction in June 2017.  
 
Ovation Development’s focus is the design, construction, and operation of Class A apartment 
communities in metropolitan Las Vegas.  Ovation Property Management manages 20 properties 
(5,396 units) of which an affiliated company owns 17 properties (4,288 units). The apartment 
communities constructed, and currently under development by Ovation are considered to be the 
premiere apartment communities in Las Vegas.   
 
Alan Molasky, Ovation’s CEO and Founder, has been involved in the design and development of 
retail, commercial, office, country club and industrial projects for over three decades.  He had a 
lead role in the design and development of Best in the West and Best on the Boulevard retail 
power centers as well as Bank of America West office building and Pacific Industrial Park.  Alan 
was also heavily involved in the design and development of Las Vegas’ premier, luxury high-rise 
condominium project, Park Towers.  Under Alan’s supervision, Pacific Homes grew into one of 
the largest homebuilders in Las Vegas and closed in excess of 4,750 homes.  Through various 
companies under Alan Molasky’s control and ownership he has developed and managed in 
excess of $2 billion of real estate in Nevada and California. Alan takes extreme pride in his 
architectural design and cost control abilities.  
 
Alan Molasky is also a partner and co-owner of The Molasky Group of Companies.  The 
Molasky Group is a diversified group of real estate companies responsible for much of the Las 
Vegas’ current skyline.  In a relatively short time, The Molasky Group has also positioned itself 
to compete for build-to-suit deals and is now on the fast track for low-bid government contracts.  
New buildings for the Internal Revenue Service, the Social Security Administration, Nevada 
Department of Corrections and the Southern Nevada Water Authority are prime examples of 
how the company uses state-of-the-art strategies to build cost effectively while offering a 
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diversity of tenant driven services.  The Molasky Group has earned a reputation for skillfully 
managing design build projects for county, state and federal government agencies.  The 
management team prides itself on “thinking outside the box” and providing unique and often 
demanding requirements and solutions to government needs.  A proven low cost provider, the 
development team’s primary focus is communication with the tenant.  The company is large 
enough to be efficient and cost effective but small enough to be adaptable and highly responsive 
to tenant’s needs. 
 
OAH Development, Inc. 
After the addition of tax credit entities to Ovation’s business line, the management team created 
a new entity for the purpose of developing these projects.  OAH Development, Inc. (OAH) has 
the same ownership and officers as Ovation Development Corporation (ODC), and therefore the 
same level of experience and expertise. ODC will remain as the contractor and manager of the 
managing member, so there will be no noticeable difference in our dealings with the Housing 
Division. 
 
Coordinated Living of Southern Nevada, Inc. (“CLSN”) 
CLSN is a new Nevada non-profit organization whose mission is to promote the development of 
affordable housing so that low-income Nevada seniors can age in place in a setting that promotes 
individual control, autonomy, choice, and dignity. In 2012, Ovation Development Corporation 
(“Ovation”) initiated the formation of CLSN after recognizing the need for a local non-profit that 
could act as an umbrella organization for the provision of resident services and transportation to 
affordable senior housing developments. 
 
CLSN was formed in December 2012 as a Nevada non-profit organization, pursuant to NRS 
Chapter 82. It received its non-profit designation under 501(c)(3) of the IRS Code on January 23, 
2014   Its Board of Directors is independent of Ovation, with only one related member, and will 
be self-appointing. 
 
CLSN will act in a number of capacities on the Tenaya Senior Apartments project. First, CLSN 
will be a 51% member of the managing member entity to Tenaya Seniors, LLC, which will own 
the Apartments. Second, CLSN will co-develop the Apartments with Ovation and will in turn 
receive a portion of the developer fee, which will allow it to further its resident services mission. 
Third, as the recipient of the requested HOME funds, CLSN will lend the funds to the ownership 
LLC, and will in turn ensure project compliance to the City of Las Vegas under the HUD HOME 
rules. Finally, we anticipate that CLSN will contract with the Resident Services Coordinator at 
the Apartments and will coordinate the service programs there and at other affordable senior 
housing developments in Las Vegas.  
 
With its non-profit affordable housing mission, CLSN will act as an asset manager and long-term 
steward for the Tenaya Senior Apartments property, perhaps exercising the non-profit Right of 
First Refusal at the end of the 15-year tax credit compliance period to ensure long-term 
affordability.  
 
CLSN has a staff of 6, which consists of a Resident Services Manager and five Resident Service 
Coordinators who contract with the communities to provide services.  
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Praxis Consulting Group, LLC 
Ovation and CLSN receive consulting assistance from Praxis Consulting Group, LLC.  Formed 
in 2004, Praxis is a Nevada-based consulting firm that helps non-profit, for-profit and 
government organizations develop and finance affordable housing.  Praxis also carries out 
research and technical assistance in the areas of community development, non-profit capacity 
building, fund raising and public policy development.  Since 2005, Praxis has secured the 
financing for over 45 affordable housing developments in Nevada, totaling over 3,500 units and 
$540 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. 
 
Financing 
The financing for Tenaya Senior Apartments 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, and HOME/LIHTF funds from the City of Las Vegas and Clark County. 
The developers also plan to apply for gap financing through the new NHD Growing Affordable 
Housing Program (GAHP).  The GAHP funding is designed to help innovative quality affordable 
housing projects meet the necessary underwriting criteria to utilize the NHD tax-exempt bond 
and 4% Low-Income Housing Tax Credit programs. 
 
The site is located within zip code 89129, which is a HUD Small Area Difficult Development 
Area (SADDA) in 2016, qualifying Tenaya Senior Apartments for a 130% boost in tax credit 
eligible basis.  The eligible basis boost is worth about $3.2 million in additional tax credit equity.  
The SADDA is a new initiative by HUD, begun in 2016, which provides additional incentives 
for the creation of affordable housing in middle to upper income zip codes.  (The household 
income in the immediate vicinity of the proposed Tenaya Senior Apartments is about 135% of 
AMI.)  Combined with the proposed NHD GAHP financing, these two important financing 
innovations will allow for a new generation of bond-financed, new construction multi-family 
development in Southern Nevada. The estimated total development cost is $40.8 million, or 
about $150,000 per unit.  
 
Tenaya Senior Apartments will close and start construction in approximately December 2017, 
with construction completion by June 2019 and conversion in October 2020.  
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BRIAN SANDOVAL 
Governor 

TO: 

FROM: 

DATE: 

RE: 

DEPARTMENT OF BUSINESS AND INDUSTRY 

OFFICE OF THE DIRECTOR 

MEMORA~U>UM 

Nevada State Board of Finance 

BRUCE H. BRESLOW 
Director 

Bruce Breslow, Director, State of Nevada Department of Business 
and Industry 

July 14, 2017 

Memorandum of the Director Substantiating Findings Pursuant to Nevada 
Revised Statutes (NRS) 388A.650 relating to the issuance of charter school 
revenue bonds for the Doral Academy of Nevada Project 

BACKGROUND 

In 2013 the Nevada Legislature enacted NRS 388A.550 through 388A.695, 
inclusive, (the "Charter School Financing Law"). The Charter School Financing Law 
authorizes the Director of the State of Nevada Department of Business and Industry (the 
"Director") to issue bonds for the purpose of financing facilities or other improvements to 
be owned, operated, or used by a charter school for its educational purposes. 

The State Board of Finance (the "Board of Finance") is being asked to approve 
findings of the Director in connection with a proposed issuance of approximately 
$31,190,000 State of Nevada Department of Business and Industry Charter School 
Revenue Bonds (Doral Academy of Nevada) Series 2017A (the "Series 2017A Bonds") 
and approximately $1,000,000 State of Nevada Department of Business and Industry 
Charter School Revenue Bonds (Doral Academy of Nevada) Series 2017B (Federally 
Taxable) {the "Series 2017B Bonds" and together with the Series 2017A Bonds, the 
"Bonds"). Doral Academy of Nevada, a public charter school validly existing under the 
laws of the State of Nevada (the "Charter School") has requested the Director issue Bonds 
on its behalf. The Charter School currently operates four charter school campuses and 
plans to open another charter school campus in the fall of 201 7, all in the city of Las Vegas, 
and serves approximately 4,030 students in grades K through 10. Proceeds from the Bonds 
will be used to finance the acquisition of charter school facilities and the related land and 
improvements for (i) the Cactus campus and {ii) the Saddle campus in Las Vegas. The 
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Charter School will purchase the charter school facilities upon the issuance of the Bonds, 
and loan payments made by the Charter School will be structured to be sufficient to make 
principal and interest payments on the Bonds. 

The Charter School submitted its application for this charter school bond financing 
to the Director in May 2017 (the "Application"). A summary memorandum of the 
Application and proposed financing prepared by the financial advisor to the Director is 
attached hereto as Exhibit I. The Director and the Charter School signed a Letter of 
Agreement as of June 12, 2017, setting forth certain requirements and fees to be paid by 
the Charter School for the bond financing. A public hearing to receive public comment 
regarding the issuance of the Bonds and necessary to satisfy the public approval 
requirement of Section 147(±) of the Internal Revenue Code of 1986, as amended (the 
"TEFRA Hearing") will be held on August 1, 2017. Subject to final approval from the 
Board of Finance, the Bonds will be sold in a negotiated public offering and are expected 
to be issued on or about September 14, 2017. 

The Bonds and the interest due thereon will not be an obligation, debt or liability 
of the State of Nevada or the Director and will not constitute or give rise to any pecuniary 
liability or charge against the credit of the Director or the credit or taxing power of the 
State of Nevada, but will be a limited obligation payable solely from and secured by the 
loan payments made by the Charter School and a first lien deed of trust on the charter 
school facilities being :financed with proceeds of the Bonds. 

As a prerequisite to the issuance of the Bonds, attached are findings of the Director 
as required by NRS 388A.650 (the "Findings") for approval by the Board of Finance. 
Additional considerations of the Director as set forth in NRS 388A.655 (the "Additional 
Considerations") are also attached. 

Additional documents relevant to the Findings and Additional Considerations have 
been placed on file with the Ex-Officio Secretary of the Board of Finance and are available 
for review by the Board of Finance. A list of such additional documents is attached to the 
Findings. The Findings are based on the totality of the record, and the Director has not 
attempted to list each element of the record which has led to each of the determinations 
made in the Findings. The Director, in consultati9n with the financial professionals and its 
legal counsel and bond counsel, represents the Findings comply with NRS 388A.650 and 
recommends approval of the Findings by the Board of Finance for the issuance of the 
Bonds. 

If the Board of Finance approves the Findings as required by law, the financing 
may proceed. Effective upon receipt of the Board of Finance approval, the Director will 
be deemed to have given the order to authorize issuance of the Bonds pursuant to NRS 
388A.675. Such order while deemed given, will be contingent upon the satisfaction of the 
following conditions: 
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1. Receipt of a Certificate of Governor of the State of Nevada approving the 
issuance of the Bonds in the form attached to the Findings as Exhibit F and necessary to 
satisfy the TEFRA Hearing requirements. 

2. Receipt of an unqualified opinion from Gilmore & Bell, P .C., bond counsel 
to the State of Nevada Department of Business and Industry, that interest on the Series 
2017 A Bonds will be tax-exempt for federal tax purposes. This opinion will be in a standard 
form acceptable to the financial markets. It is evident that the financing will not go forward 
unless such opinion is delivered. 

3. The final agreements rel~ted to the Bonds will be in forms acceptable to the 
Director and its legal counsel. 
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FINDINGS OF THE DIRECTOR OF THE STATE OF NEVADA DEPARTMENT 
OF BUSINESS AND INDUSTRY PURSUANT TO NEV ADA REVISED STATUTES 
(NRS) 388A.650 RELATING TO THE FINANCING OF CHARTER SCHOOL 
PROJECTS TO BE LOCATED IN THE CITY OF LAS VEGAS, NEVADA 

WHEREAS, Doral Academy of Nevada, a duly organized and validly existing 
Nevada charter school and a Nevada nonprofit corporation (the "Charter School"), has 
submitted its application dated May 15, 2017 (the "Application"), to the Director of the 
State of Nevada Department of Business and Industry (the "Director") for the issuance of 
charter school revenue bonds in an amount not to exceed $32,190,000 (the "Bonds") for 
the purpose of assisting in financing the acquisition of (i) charter school facilities 
comprised of an approximately 58,029 square-foot school building located on an 
approximately4.24 acre site located at 9025 ·west Cactus Avenue, Las Vegas, Nevada; and 
(ii) charter school facilities comprised of an approximately 62,229 square-foot school 
building located on an approximately 3.83 acre site located at 9625 West Saddle Avenue 
in Las Vegas, Nevada and the subsequent construction of approximately 5,000 square-feet 
of improvements thereon (together, the "Projects"), such charter school facilities to be 
owned and operated by the Charter School; 

WHEREAS, the Director has authority to issue the Bonds pursuant to the Nevada 
Revised Statues, including the Charter School Financing Law, Sections 388A.550 through 
388A.695, inclusive, thereof (the "Act"); and 

WHEREAS, the Charter School and other interested parties have prepared and 
submitted to the Director certain reports, records and other information related to the 
Projects, and the Director has reviewed such reports, records and other information and has 
otherwise investigated the facts concerning the Projects so as to enable the Director to make 
the following Findings in accordance with the Act; 

NOW, THEREFORE, pursuant to Section388A.650 of the Act, the Director hereby 
finds and determines as follows (the "Findings"): 

1. Based on Options to Purchase between the Charter School and the sellers of 
the Projects and real estate appraisals of the Projects to be completed in connection with 
the issuance of the Bonds, the Projects consist of land, buildings or other improvements, 
and all real and personal properties necessary in connection therewith, which are suitable 
for acquisition, improvement, restoration or rehabilitation of charter school facilities. 

2. Based on the letter, attached hereto as Exhibit A, from the State Public 
Charter School Authority, as sponsor of the Charter School, the Charter School is not in 
default under its charter contract. 

3. As explained below, based on the performance rating report for the school 
years ending in 2014 and 2015 received by the Charter School, attached hereto as Exhibit 
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~ the Charter School received within the immediately preceding two consecutive school 
years for which performance rating reports were available one of the three highest ratings 
of performance pursuant to the statewide system of accountability for public schools, as 
determined by the Department of Education. Since 2015, the Department of Education has 
not posted performance rating reports for any Nevada public schools. In 2015, then 
President Obama signed the Every Student Succeeds Act ("ESSA") and pursuant to the 
waiver granted to the Nevada Department of Education, the Nevada Department of 
Education is to develop a new school accountability system which is not required to be 
posted until the fall of 201 7. As a result of the changes made by the ES SA, the Nevada 
Department of Education did not rate schools for the 2015-2016 school year. Thus, the 
only school ratings available for these Findings are the 2013-2014 and 2014-2015 school 
years. 

4. Based on certain proV1s1ons of the Loan Agreement (the "Loan 
Agreement") to be entered into by the Director and the Charter School and certain 
provisions of the Trust Indenture (the "Indenture") to be entered into by the Director and 
ZB, N·ational Association, dba Zions Bank, as trustee, all attached hereto as Exhibit C, 
there are sufficient safeguards to ensure that all money provided by or through the Director 
will be expended solely for the purposes of the Projects. Such provisions set forth 
procedures ensuring that such moneys shall only be used to pay for certain costs relating 
to the acquisition, construction and equipping of the Projects, funding of necessary debt 
service reserves, and payment of Bond costs of issuance. 

5. Based on certain provisions of the Indenture, attached hereto as Exhibit D, 
there are sufficient safeguards to ensure that the Director will have the ability, but shall not 
be obligated, to monitor compliance with the provisions of the Act, on an ongoing basis 
with respect to the Projects. 

6. Based on a certificate attached hereto as Exhibit E and signed by an 
authorized representative of the Charter School, the Projects have received all approvals 
by the local, state and federal governments which may be necessary to proceed with 
acquisition, improvement, rehabilitation or redevelopment of the Projects. 

7. By submission of its application for funding to the Director, the Charter 
School has requested that the Director issue bonds to finance the Projects. 
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ADDITIONAL CONSIDERATIONS OF THE DIRECTOR OF THE STATE OF 
NEVADA DEPARTMENT OF BUSINESS AND INDUSTRY PURSUANT TO 
NEVADA REVISED STATUTES (NRS) 388A.655 RELATING TO THE 
FINANCING OF CHARTER SCHOOL PROJECTS TO BE LOCATED IN THE 
CITY OF LAS VEGAS, NEV ADA 

Pursuant to NRS 388A.655, as additional considerations required for the approval 
and issuance of the Bonds, the Director has determined the following (the "Additional 
Considerations") and hereby requests the Board of Finance to make the same 
determinations. 

(a) As provided by the Charter School and set forth in the public notice 
to be published in the Las Vegas Review-Journal and the Reno Gazette-Journal on 
July 16, 2017 and attached hereto as Exhibit F, the maximum amount of Bonds to 
be issued by the Director for financing the Projects shall not exceed $32,190,000. 

(b) The Charter School was formed in 2013 and therefore does not yet 
have a five-year operating history. However, NRS 388A.655(b)(l) provides that 
an operating history is not required if the Bonds are to be sold only to "qualified 
institutional buyers," as defined in Rule 144A of the Securities and Exchange 
Commission, in minimwn denominations of $100,000. Certain provisions of the 
Indenture, attached hereto as Exhibit G, provide that all of the Bonds will be sold 
only to such "qualified institutional buyers." In light of the foregoing, the Charter 
School is not required to provide a five-year operating history. 

(c) (i) The Charter School has not received within the 12 months 
immediately preceding the date of these Findings a rating within one of the top four 
categories of Moody's Investors Service (e.g. "Aaa," "Aa," "A," or "Baa"), 
Standard and Poor's Ratings Services, or Fitch Ratings, Inc. (e.g. "AAA," "AA," 
"A," or "BBB"). 

(ii) Although the Charter School did not receive a rating within one 
of the top four categories as set forth above, the Charter School expects to 
receive a rating of"BB" from Standard and Poor's Ratings Services. 

(d) The Director has considered the extent to which the Projects are 
affected by any federal, state or local governmental action, activity, program or 
development and has determined to issue the Bonds. 

( e) The Charter School has maintained facilities appropriate to the 
community in this State since 2013. 

These Findings and Additional Considerations are made only for the purposes of 
Sections 388A.650 and 388A.655, respectively, of the Act and do not constitute a guarantee 
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of financial results with respect to the Projects or otherwise with respect to the business 
prospects of the Charter School. These Findings are not intended as an analysis of the 
Bonds as investments or intended to be relied upon by investors. 
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NOW, THEREFORE, the Director hereby requests that the Board of Finance 
mview aad consider the Additional Considaationa aet forth above and pursuant to Section 
388A.650 of the Act approve the Findinp as set forth herein and evidence such approval 
by tho m:ecution of the certificate attached hereto as Exlu.bit H. 

JJ,, 
Dated this .Lt. day of July? 2017. 

DIRBCl'OROPTHESTATBOFNEVADA 
DEPARTMENT OP BUSINESS AND 
INDUSTRY 

S·l 

c.r.n Cllr. 1111)Collgt l'IIIIIIJ, BUiie tao Clllan Cly, Nlrmt 88708. T....,... (775) 884-89 .fa (775).,. 

LMV'epa: DIIIW.SlhlnlA-,Mt42! LIIVlga.Ntralll9f01 •Ttllphn[lll'l).cas.am.Faxom,a.ma 
-~.go, 



LIST OF EXHIBITS 

EXHIBIT A Letter from the State Public Charter School Authority 

EXHIBIT B Charter School Performance Rating Reports 

EXHIBIT C Document extracts relating to Paragraph 4 of the Findings 

EXHIBIT D Document extracts relating to Paragraph 5 of the Findings 

EXHIBIT E Certificate of the Charter School Regarding Federal, State & Local 
Approvals 

EXHIBIT F Form of Governor's Certificate regarding the issuance of the Bonds, Proof 
of Publication of Public Notice and Minutes 

EXHIBIT G Document extracts relating to subparagraph (b) of the Additional 
Considerations 

EXHIBIT H Certificate of Approval by the Board of Finance 

EXHIBIT I Financial Advisor Memorandum 

ADDITIONAL DOCUMENTS ON FILE 

1. Charter School Financing Law (NRS 388A.550- 388A.695). 

2. Regulations Pertaining to the Charter School Financing Law (NAC 388A.640). 

3. Trust Indenture (draft) by and between the Director and ZB, National Association, 
dba Zions Bank. 

4. Loan Agreement (draft) by and between the Director and the Charter School. 

5. Preliminary Limited Offering Memorandum (draft) relating to the Bonds. 
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EXHIBIT A 

LETTER FROM THE STATE PUBLIC CHARTER SCHOOL AUTHORITY 

A-1 
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BRIAN SANDOVAL 
Governor 

STATE OF NEV ADA PATRICK GAVIN 
Director 

STATE PUBLIC CHARTER SCHOOL AUTHORITY 
1749 North Stewart Street Suite 40 
Carson City,Nevada 89706-2543 

(775) 687-9174 · Fax: (775) 687-9113 

May 30, 2017 

VIA U.S. MAIL 
AND EMAIL [ amirchandani@business.nv.gov] 

Nevada State Department of Business and Industry, its successors and assigns 
555 East Washington Ave. 

Suite #4900 

Las Vegas NV 89101 

Attention: Kent Steadman 

RE: Doral Academy of Nevada 

To Whom ItMay Concern: 

The following is in response to your request for a letter from the State Public Charter 
School Authority for the State of Nevada ("SPCSA") with regard to the status of the charter for Doral 
Academy of Nevada, a charter school formed under the laws of Nevada Revised Statutes § 386.527 
(the "School"). 

SPCSA is the sponsor of the School under that certain Charter School Contract effective as 
of July 1, 2013 (the "Charter Contract"). As of the date hereof, (i) the Charter Contract is in full 
force and effect, (ii) the School is not in default of the Charter Contract, and (iii) there currently 
exists no noticed or pending action by SPCSA to revoke, suspend, or limit the Charter Contract. 

Very truly yours, 

Nevada State Public Charter School Authority 

Name: Patrick Gavin 

Title: Executive Director 

BRIAN SANDOVAL 



EXHIBITB 

CHARTER SCHOOL PERFORMANCE RATING REPORTS 

The attached reports show that the Charter School has received for the immediately 
preceding two school years ending in 2014 and 2015, which are the last school years for 
which results were available, one of the three highest ratings of performance ( either five 
stars, four stars or three stars on a scale of one to five stars) from the Nevada Department 
of Education. Since 2015, the Department of Education has not posted performance rating 
reports for any Nevada public schools. 

Specifically, the Charter School received ratings of five stars for its elementary 
school program and three stars for its middle school program in the 2013-2014 and 2014-
2015 school years. 

(Note: The attached reports subtitled "Doral Academy (18426.1)" refer to the 
Charter School's elementary school program and the attached reports subtitled "Doral 
Academy (18426.2)" refer to the Charter School's middle school program.) 
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, Nevada School oJ!m~ Performance Framework 
of.f.ducauon 

School Overview Report 

Doral Acadenv (18426.1J 

School Year: 2013-14 

S Star School: 

A 5-Star School is among the highest perbmirg schools in Nei.eda in student proliciency and/or student grt:Mth on the state assessments. The school 
Is acknowledged for its achiewment Mth public recognition and has autonomy In school plannirg and decision-making. 

Perfonnance lndlcatDr.5 

Gror.Mh Measure of Achie,,ement 

Status MeaslJ'& of AchitMITlel'I! 

Reductions in Achiewment Gaps 

Other Indicator 

Points Eamed . Points Bigible Pen;antsge of Points Earned 

26.0 

27.0 

16.0 

8.0 

40 

30 

20 

10 

65.0% 

90.0% 

8().0% 

!KJ.0% 

Total Index Score [Pants Eamed(TT.00)/Poirts Eligible(100)] X 100= 77.00 

Readirv'ELA Test Participation 100% Math Test Participation 100% 

Whole School Demographics (N • 610) 

IEP BJ. FRI.. Am Indian/ .Atian AK Native 

0.0% 0.0% 5.9% 0.3% 8.4% 

What do the performance indicators mean? 

Growth Menure of Achievement 

student GraMh is a measure d perfamance on the state 
assessments ~ time. students v.ho perbm similarly on the first 
adninistration d the test ere corrpired to each ciher after the second. 
Each student's relathe pe,fonnMce to each other is measi.red as a 
peroentile. This \elua is called the Student GrcMlth Perceitile or SGP. 
Separate SGP determinations are made for Reeding/ELA and Math. 

Reductions in Adlievament Gaps 

stLrlent achiEM!menl tirgets to meet proficiency on the state 
assessments IMlhin tlTee years 118 determined for each elementay 
and midde school student. These targets Ml called Adequate GrcMlth 
Percentiles or AGP. Reduction in AchilM!ITll!llt Gap Is based oo the 
percent of IEP, ELL or FR. students v.ho meat their AGP targets. 
Separate calcuations are made fa" Readirg/ELA and Math. 
Subgroups ae identified as students v.ho are oo an lndi,JdJal 
Education Plan QEP), are English L.arguage L.sarners (EU.) or recehe 
Free or Reduced-Price Lunch (FRL). 

- ·· -· 

Test Partldpation 

Schools do not earn additional frarre.\Ork points for Test Paticipatlon, 
but in order for a school to be classified as a 2, 3, 4 or 5 star school, 
the school must meet the 95°/4 participation rate threshold or ha\e an 

; m.erage of 95% participation or better from the l\\0 or ttree most 
recent yea-s oftestirg. 

Black/ Hapanfd Pacific Two or More White/ 
Air American Latino Islander Races Caucasian 

3.6% 10.7% 1.1% 8.4% 67.5% 

S1atu& Measures of Achievement 

status is a measure of student perfamance based on a si19e 
ad'ninistration of the state assessment. Cut scores are set that 
determine the achiEllement IN needed to be proficient on the 
assessrrents. status Measures d Achiewment are determined by 
calruating the percent of students in the schoa vi.tio met or exceeded 
standards on the state assessments. Schooi-18\81 calcuatioos are 
made for Reading/ELA and Math. 

Other Indicator 

Qrrently, the Other Indicator is a measure of the student 8W1aQe daily 
attendance or NJA b" a school. 

Star Rating 

·- · -

***** r--- . . - .. . .. 

:***** 
***** 

Index Score 

ataaw.e77 

at or abole 68 and below 77 

at or abole 50 and below 68 

at or abow 32 and belo,v 50 

below32 

'nd" di!plll}'Sv.hen a point value is rl0I de1amined due 1o an lnsJffident nurmer rl audents in the group. 
- d!plll)'Svilen data isSJppre&d becall9' then, are les1han 10 dudentsin 1he applicable group. 

"NIA" dhplll)'Sv.hen data iaei1her not reported or not applicable. 



, ' Nevada School 
nJ::i~~ Performance Framework 

orI.ducauon 

Rating From 2013-2014 

5 Star School: 

School Overview Report 

Doral Academy (18426.1) 

SchoolYear: 2014-15 

Based on 2013-2014 student achielement inbmation, this school has been designated as a 5-Sta- School. A 5-Star School is amor(l the higiest 
perbming schools in Ne\eda in student proficiency a:,J/or student grMh on the State ao;sessments. lhe school is ackl'lO'Medged for its achie\8/Tl8nl 
with public recognition and has autoromy in school planning and decision-making. 

Whole School Demographics (N = 1218) 

IEP Bl. FRL Am Indian/' 
Asian 

Elackf Hispanic/ Paafic 1\voorMore White/ 
AK Native /llrAmencan Latino Islander Rac:es Caucasian 

6.0% 1.8% 6.3%. nd a4% 3.2% 12.9% nd 9.8% 64.1% 

School Ratings 

*Nevada's school rating system has been paused for the 2014-2015 school year. The rating displayed here reflects the 
school's rating from the 2013-2014 school year. 

School reports b' prior years ae 8\Elilable 1iom the Neleda School Performance 'Website (nspf.doe.nv.gov) by selecting a district, school and desired 
school year In the upper right-hand corner. 

other infamation about this school's 2014-2015 school year may be fi)\nj on the Neleda Report Card v.etlsite. New school perbmance ratings are 
expected to be detennined In September 2016. 

'nd' dl~aysWlefl a point \llllue is not de1emfoed due to an inadlident rumerar dudentsln the group. 
-· dilplays'llllen data lsSJPPll!lllld beailllll there are le1111han 10 dudentslnthe appii<able group. 

"NIA" dil!i:,lays\lOell data is either not reported or not applicable. 



, Nevada School 
~=~ Performance Framework 

ofEduc,aUon 

School Overview Report 

Doral Acadanv (18426.2) 

SchoolYear:2013-14 

3 Star School: 
A 3-S!ar School has sane areas cl success as 'Mill as some areas that need improo.ement relatl..e to student proficiency am/or student gro.Mh on the 
state assessmerts. 1he school has negotiated flexibility with the school district in decision-making and, v.hen apJl'Opliate, Is acknoMedged for its 
su.cesses v.ith public recognition. 

Performance Indicators 

G-oN!h Measure of Achie.enent 

Status Measure of Achie.ement 

ReciJctions in Achie.emant Gaps 

Other Indicator 

Points Ea.med Points Bigible Pen:entage of Points Earned 

22.0 

24.0 

10.0 

8.0 

40 

30 

20 

10 

55.0% 

80.0% 

50.0% 

80.0% 

-~-, 
"' "' - -=1 

- --- --=-.,~ 

Total Index Scae [Pcints Eamed(64.00)/Points Eligbte(100)] X 100 = 64.00 

Reading/ELA Test Participation 100% Math Test Participation 100% 

Whole School Demographic:s (N o: 142) 

IEP 

0.0% 

B.l. 

0.0% 

FRI.. 

9.2% 

Arn Indian.I 
AKNativa 

0.7% 

Asian 

13.4% 

What do the performance indicators mean? 

Growth Measure of Achievement 

Student Gn:M,th is a measure d perbmance on the stale 
assessments 0\81' time. Students v.ho perfoon similarly on the first 
administration d the test are COIT1)ll'ed to each other alter the second. 
Each student's relati..e performance to each other is measured as a 
pen;entile. This l.elue is called the Studert GraMh Percentile a SGP. 
Separate SGP determinations 11'8 nl:ld8 for ReadinglELA and Math. 

Raductlons In Achievement Gaps 

studert achiewment taigets to meet proficiency on the state 
assessments within three yeas are determined for each elementary 
and middle school student. These targets 11'8 called Ade(JJate GroY.th 
Pen:entiles or AGP. ReciJctia, in AchllMlll"ISlt Gap is besed on the 
percent d IEP, ELL or FRI.. students v.ho meet their AGP targets. 
Separate calcijations are made for ReadnglELA and Math. 
Subgroups an, identified as students v.ho ae a, an lndilAciJal 
Education Plan OEP), are Eavish l...arguage Learners (ELL) or receiw 
Free or Reduced-Price Lunch (FRL). 

Teat Partldpa11on 

Schools do not etrn additional fi'amEM.orl< points for Test Participatia,, 
but in order b' a school to be classified as a 2, 3, 4 or 5 star school, 
the school must meet the 95% pmicipation rate threshold or hale an 
a\eraQ8 of 95% parlicipalia, or better frt.lm the tv.o or three rrost 
recent years of testing. 

Blacld Hi11pBn1c/ Pacific Two or More While/ 
Afr American Latino Islander Races Caucasian 

8.5% 17.6% 0.7% 2.1% 57.0% 

status Meaaires ()If Achievement 

Status is a measure or studert performance based a, a siave 
adrrinistration of the State assessment. ClJt scores are set that 
cletennine the achielanent lei.el needed to be proficient on the 
assessments. Status Measures or Achie,,ement are de!ennined by 
calruating the percent of students in the school v.ho met or exceeded 
standani; a, the State assessments. School-le>,el cdcultions are 
made b' ReadinglELA and Mith. 

Olher Indicator 

CurTently, the Other Indicator is a measure d the student 8l88ge daily 
attendance or ADA fer a school. 

star Rating 

***** 
' ***** 
***** 

·***** t·. - .. -

***** 

Index Score 

atorabc7.e77 

at or abc7.e 68 and be/<1111 77 

at or abc7.e 50 and belON 68 

at or &bole 32 and belON 50 

below32 

"nd' dhpaysv.tien a point wlue is not detemined due to an lns..ffident oormerof sudentsln the gll)Up. 

-· dl1'Jlaysv.hen data isa.JJl)J9lllld bec:aua, lhtn are lemthan 10 sudens In the applicable g~ 
"NIA' dl!plll)'Sv.hen data is either nol 19p0rled or r.ot applicable. 



. Nevada School 
oJi_m~ Performance Framework 

of Ellucalion 

Rating From 2013-2014 

3 Star School: 

School Overview Report 

Doral Acadeny(1B426.2) 

School Year: 2014-15 

Based on 2013-2014 student achie.ement inbmation, this school has been desig,ated as a 3-Star School. A 3-Star School has some areas of success 
as v.ell as sane areas that need im~ 11:l!a!i-.e to student proficiency ard/or student gowth on the state assessments. The school has 
negotiated flexibility \'llith the school district in decision-making and, v.hen appropriate, is ackncMCedged b" its successes wth public recognition. 

Whole School Demographics (N = 437) 

IEP B..1.. FRL Am Indian/ Aaian Blac;k/ Hlspan1cf Pacific Two or More Wh118/ 
AK Native NrAmerican Latino Islander Races caucallian 

5.3% 3.4% 7.6% nd 11.2% 5.3% 16.2% nd 6.2% 58.6% 

School Ratings 

*Nevada's school rating system has been paused for the 2014-2015 school year. The rating displayed here reflects the 
school's rating from the 2013-2014 school year. 

School reports for prier yems are awilable from the Ne\8da School Perforrmr1ce website (nspf.doe.nv.gov} by selectilYiJ a district, school md desired 
school yew in the l4JP8I" rigtt-hand comer. 

other information about this school's 2014-2015 school year may be found on the Nawda Report Card website. New school performance ratings are 
expected to be determined in SeJ:tember 2016. 

"nd' d~aysv.hen a point value ls not dntrmined due to an lll!IJffiaant l'lllni>er or sudentsln lhe group. 
-· dilJ)l8)9Wlllll data isaippr89119d because lhele ,w lemthan 10 dudertsln the applicable group. 

"tfA" di~l8)'8Yilen data is either not ,eported or not applicable. 



EXHIBITC 

DOCUMENT EXTRACTS EVIDENCING THAT ALL MONEY PROVIDED BY THE 
DIRECTOR WILL BE EXPENDED FOR THE PURPOSES OF THE PROJECTS 

Loan Agreement Section 4.8 
Indenture Sections 3.02(b), 3.06, 3.09 and 3.12 

Extracts from the Loan Agreement 

Section 4.8 Tax Covenants. 

The Borrower, covenants for the benefit of the Director and the Registered Owners of the 
Tax-Exempt Bonds that it will not take any action or omit to take any action with respect 
to the Tax-Exempt Bonds, the proceeds thereof, any other funds of the Borrower or any of 
the property of the Borrower, including the Series 201 7 Project, if such action or omission 
(a) would cause the interest on the Tax-Exempt Bonds to lose its exclusion from gross 
income for federal income tax purposes under Section 103 of the Code, or (b) would cause 
interest on the Tax-Exempt Bonds to lose its exclusion from alternative minimum taxable 
income as defined in Section 55(b )(2) of the Code except to the extent such interest is 
required to be included in the adjusted current earnings adjustment applicable to 
corporations under Section 56 of the Code in calculating corporate alternative minimum 
taxable income. The foregoing covenant shall remain in full force and effect 
notwithstanding the payment in full or defeasance of the Tax-Exempt Bonds until the 
expiration of statutes of limitations applicable to the liability of the Registered Owners of 
the Tax-Exempt Bonds for federal and state income taxes with respect to interest on the 
Tax-Exempt Bonds. 

The Borrower further covenants, represents and warrants that the procedures set forth in 
the Tax Certificate implementing the above covenant shall be complied with to the extent 
necessary under the Code to maintain the excludability from gross income of interest on 
the Tax-Exempt Bonds for federal income tax purposes (except to the extent noted in the 
preceding paragraph) or to avoid the application of any penalties under the Code, subject 
to any applicable statute oflimitations. 

Extracts from the Trust Indenture 

Section 3.02 Establishment of Funds; Application of Series 2017 Bond Proceeds and 
Other Moneys 

(b) The Director will sell and cause to be delivered to the initial purchasers 
thereof the Series 2017 Bonds and directs the Trustee to deposit the$ ___ _ 
proceeds of the Series 2017 Bonds($ ____ par amount plus an original issue 
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premium of $ _____ , less an Underwriter's discount of $ ____ _, as 
follows: 

(i} into the Bond Proceeds Account of the Project Fund the amount of 
$. ____ , from proceeds of the Series 2017A Bonds; 

(ii} into the Bond Reserve Fund the amount of $____ from 
proceeds of the Series 2017 A Bonds; and 

(iii} into the Cost of Issuance Fund the amount of $ ____ _J 

consisting of _____ from proceeds of the Series 2017 A Bonds and 
$ ____ from proceeds of the Series 2017B Bonds. 

Section 3.06 Bond Reserve Fund. There shall be deposited into the Bond Reserve Fund 
pursuant to Section 3.02(b} hereof, proceeds from the sale of the Bonds an amount equal 
to the Bond Reserve Requirement. There shall also be deposited into the Bond Reserve 
Fund (a} all moneys transferred to the Bond Reserve Fund from the Bond Principal Fund 
or the Bond Interest Fund pursuant to Section 6.04 hereof, (b} all other moneys required to 
be deposited therein pursuant to the Loan Agreement or this Indenture, and ( c) all other 
moneys received by the Trustee when accompanied by directions from an Authorized 
Representative of the Borrower that such moneys are to be paid into the Bond Reserve 
Fund. There also shall be retained in the Bond Reserve Fund interest and other income 
received on investments of Bond Reserve Fund moneys to the extent provided in Section 
6.04 hereof. 

Except as provided in Section 3.16 hereof, moneys in the Bond Reserve Fund shall be used 
by the Trustee promptly and solely for the payment of the principal of, premium, if any, 
and interest on the Bonds in the event moneys in the Bond Principal Fund and Bond Interest 
Fund are insufficient to make such payments when due, whether on an Interest Payment 
Date, Principal Payment Date, mandatory sinking fund redemption date, maturity date or 
otherwise in an amount necessary to cure an Event of Default. Upon the occurrence of an 
Event of Default hereunder and the exercise by the Trustee of the remedy specified in 
Section 10.2(a) of the Loan Agreement and Section 8.02(a) hereof, any moneys in the Bond 
Reserve Fund shall be transferred by the Trustee to the Bond Interest Fund, and with respect 
to any moneys in excess of the amount required to be transferred to the Bond Interest Fund, 
to the Bond Principal Fund and applied in accordance with Section 8.05 hereof. On the 
final maturity date of the Bonds any moneys in the Bond Reserve Fund may be used upon 
receipt of written instruction from the Borrower to pay the principal of and interest on the 
Bonds on such final maturity date. In the event of the redemption of the Bonds in whole, 
any moneys in the Bond Reserve Fund shall be transferred upon receipt of written 
instruction from the Borrower to the Bond Principal Fund and applied to the payment of 
the principal of and premium, if any, on the Bonds. The Trustee shall value the Eligible 
Investments in the Bond Reserve Fund on each Interest Payment Date at their market value. 
If on any valuation date the amount in the Bond Reserve Fund ( detennined pursuant to this 
Section) is greater than the Bond Reserve Requirement, such excess shall be transferred by 
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the Trustee to the Bond Interest Fund and applied to the payment of the interest on the 
Bonds; provided, however, that the amount remaining in the Bond Reserve Fund 
(detennined pursuant to this Section) immediately after such transfer shall not be less than 
the Bond Reserve Requirement on that date. If on any valuation date the amount in the 
Bond Reserve Fund ( determined pursuant to this Section) is less than the Bond Reserve 
Requirement, the Borrower will, in not more than six ( 6) equal monthly installments, 
promptly deposit or cause to be deposited moneys into the Bond Reserve Fund in an 
amount equal to the amount required to cause the total amount in the Bond Reserve Fund 
to equal the Bond Reserve Requirement and the Trustee shall notify the Borrower of such 
obligation. 

At such times as moneys are to be transferred out of the Bond Reserve Fund for deposit 
into the Bond Principal Fund or the Bond Interest Fund pursuant to this Section or to the 
Rebate Fund pursuant to Section 3 .16 hereof, the Trustee shall use cash or Eligible 
Investments in such order of priority as the Borrower shall direct in writing. If no Charter 
School direction has been received, the Trustee shall use cash first and Eligible Investments 
second. 

Except for a transfer of excess investment earnings from the Bond Reserve Fund, within 
five Business Days of any transfer of funds from the Bond Reserve Fund to the Bond 
Principal Fund or the Bond Interest Fund, the Trustee shall notify the Borrower in writing 
of such transfer and of the amount of the deficiency, if any, of amounts then on deposit in 
the Bond Reserve Fund as of such date. 

Section 3.09 Payments Into and Use of Moneys in the Project Fund; Disbursements. The 
balance of the proceeds of the issuance and delivery of the Series 2017 Bonds remaining 
after the deposits required by Sections 3.03, 3.06, 3.08, 3.10 and 3.12 hereof in the amount 
set forth in Section 3.02(b) hereof shall be deposited in the Bond Proceeds Account of the 
Project Fund. With respect to each Series of Additional Bonds, the amount deposited in 
the related subaccount of the Project Fund shall be provided for in the related Supplemental 
Indenture. The Trustee shall make disbursements from the Project Fund within three 
Business Days of receipt by the Trustee of a properly completed and duly executed copy 
of IRS Form W-9 for each payee and a completed requisition, in the form attached hereto 
as Exhibit E, signed by an Authorized Representative of the Borrower. On the Closing 
Date, the Trustee shall disburse from the Project Fund the amounts set forth in the initial 
Project Fund requisition. Notwithstanding the foregoing, the Director hereby authorizes 
and directs the Trustee on the Closing Date of the Series 2017 Bonds to apply$ ___ _ 
from the Bond Proceeds Account of the Project Fund to purchase the Series 2017 Facilities 
(other than the Saddle Campus Addition) and to pay related title charges on behalf of the 
Director. 

The Trustee shall keep and maintain adequate records pertaining to the Project Fund and 
all disbursements therefrom, and shall provide, upon receipt of a written request, periodic 
statements of transactions to the Borrower, but not more frequently than once a month. 
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As soon as practicable following the date of completion of the Project (as such date is 
certified to the Trustee in writing by the Borrower) and in any event not later than the third 
anniversary of the Closing Date (as such date may be extended by delivery to the Trustee 
of an opinion of Bond Counsel to the effect that such extension will not adversely affect 
the exclusion of interest on the Tax-Exempt Bonds from gross income for federal income 
tax purposes and such extension is permitted by the Act and this Indenture), any money 
remaining on deposit in the Project Fund shall without further authorization be transferred 
by the Trustee to the Bond Principal Fund to be applied to the payment of the redemption 
price of Series 2017 Bonds then Outstanding in accordance with the Section 5.05 hereof. 

Section 3.12 Payments into and Use of Moneys in the Cost of Issuance Fund. With 
respect to the Series 2017 Bonds, there shall be deposited into the Cost of Issuance Fund, 
pursuant to Section 3.02(b) hereof, the aggregate amount of$ ____ from the 
proceeds of the Series 2017 A Bonds and ____ from the proceeds of the Series 
2017B Bonds. With respect to each Series of Additional Bonds, there shall be deposited 
into the Cost of Issuance Fund, the amount as provided in the related Supplemental 
Indenture. There shall also be retained in the Cost of Issuance Fund interest and any other 
income received on investments of Cost of Issuance Fund moneys as provided in Section 
6.04 hereof. 

The Trustee shall keep and maintain adequate records pertaining to the Cost of Issuance 
Fund and all payments therefrom, which shall be open to inspection by the Borrower, the 
Director or their duly authorized agents upon reasonable notice during normal business 
hours of the Trustee. 
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EXHIBITD 

DOCUMENT EXTRACTS EVIDENCING THE DIRECTOR'S ABILITY TO 
MONITOR COMPLIANCE WITH THE PROVISIONS OF THE ACT 

Indenture Section 11.14 

Extract from the Trust Indenture 

Section 11.14 Right to Inspect. Following reasonable notice to the Borrower, at any and 
all reasonable times, the Trustee and the Director and their duly authorized agents, 
attorneys, experts, engineers, accountants and representatives, shall have the right during 
regular business hours fully to inspect the Project, including all books and records of the 
Borrower ( excluding records the confidentiality of which may be protected by law), and to 
make such copies and memoranda from and with regard thereto as may be desired; 
provided however, that any disclosure to any third party of the results of any such 
inspection shall be made only if required by law and then only with proper respect and due 
regard for the confidentiality requests of donors to the Borrower. 

Additionally, at the direction of the Borrower, the Director hereby appoints the Trustee to 
keep or cause to be kept proper books of record and account in which complete and correct 
entries shall be made of all transactions relating to the receipts and disbursements received 
or disbursed according to this Indenture, and such books shall be available for inspections 
by the Registered Owner of any of the Bonds and by the Borrower during normal business 
hours of the Trustee and under reasonable conditions. 
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EXHIBITE 
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CERTIFICATE OF THE CHARTER SCHOOL REGARDING FEDERAL, STATE, 
AND LOCAL APPROVALS OF TI-IE PROJECTS 

This certification is made by Doral Academy of Nevada (the "Charter School"), a 
Nevada charter school and non-profit corporation, in connection with the findings made by 
the Director of the State ofNevada Department of Business and Industry (the "Director") 
pursuant to Nevada Revised Statutes 388A.650 relating to the issuance by the Director of 
the State of Nevada Department of Business and Industry of its Charter School Revenue 
Bonds (Doral Academy of Nevada) Series 2017A and its Charter School Revenue Bonds 
(Doral Academy ofN evada) Series 2017B (Federally Taxable), for the purpose of assisting 
the Charter School in financing the acquisition of (i) charter school facilities and the related 
land located at 9025 West Cactus Avenue, Las Vegas, Nevada and (ii) charter school 
facilities and the related land located at 9625 West Saddle Avenue in Las Vegas, Nevada 
(collectively, the "Projects"). 

WE, THE UNDERSIGNED, DO HEREBY CERTIFY TIIAT the all necessary 
licenses, approvals, accreditations and permits as may be required under federal, state and 
local laws pertaining to the acquisition and operation of the Projects have been received by 
the Charter School and no further licenses, approvals, accreditations or permits are required 
to enable the Charter School to operate the Projects. 

IN WITNESS WHEREOF. I have hereunto set my signatures as an authorized 
officer of the Charter School this~ day of July, 2017. 

DORAL ACADEMY OF NEV ADA 

By: ~ 



EXHIBITF 

FORM OF GOVERNOR'S CERTIFICATE REGARDING THE ISSUANCE OF THE 
BONDS, PROOF OF PUBLICATION OF PUBLIC NOTICE AND MINUTES 

CERTIFICATE BY THE GOVERNOR 
REGARDING THE DEPARTMENT OF BUSINESS AND INDUSTRY'S ISSUANCE 

OFCHARTERSCHOOLREVENUEBONDS 

I, Brian Sandoval, Governor of the State of Nevada, DO HEREBY CERTIFY: 

A public hearing was held on August 1, 2017, at the principal office of the Nevada 
Department of Business and Industry Director's office located at 1830 College Parkway, 
Suite 100, Carson City, Nevada 89706 to hear public comment on plans for the issuance 
and sale of up to $32,190,000 Charter School Revenue Bonds (Doral Academy of Nevada) 
Series 2017A and Series 2017B (the "Bonds") to assist in the financing of a charter school 
facilities located in Las Vegas, Clark County, Nevada. 

Notice for the hearing was given and the hearing was conducted in accordance with 
the Report of Hearing. Such Notice and Report of Hearing are attached hereto as Exhibit 
A. Solely for the purpose of satisfying the public approval requirements of Section 147(t) 
of the Internal Revenue Code of 1986, as amended, and for no other purpose, I hereby 
approve the plan of financing for the issuance of the Bonds. This approval is not to be 
construed as a pledge of the faith and credit of or by the State ofNevada, or of any agency, 
instrumentality, municipality, or subdivision of the State of Nevada. 

IN WITNESS WHEREOF, I have set my hand 

This __ day of ___ __, 2017. 
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BRIAN SANDOVAL 
Governor, State of Nevada 
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EXHIBITG 

DOCUMENT EXTRACTS EVIDENCING THAT BONDS WILL BE IN MINIMUM 
DENOMINATIONS OF $100,000 AND WILL BE SOLD ONLY TO QUALIFIED 

INSTITUTIONAL BUYERS 

Indenture Definition of "Authorized Denomination," Sections 2.03 and 2.07, Form of 
Letter of Beneficial Owner 

Extracts from the Trust Indenture 

Section 1.01 Definitions. All words and phrases defined in Article I of the Loan 
Agreement shall have the same meaning in this Indenture. In addition, the following terms, 
except where the context indicates otherwise, shall have the respective meanings set forth 
below: 

"Authorized Denomination" means $100,000 or any integral multiple of $5,000 in excess 
thereof. 

Section 2.03 Authorization of Series 2017 Bonds: Payment of Bonds. There is hereby 
authorized to be issued hereunder and secured hereby an issue of bonds in two series which 
shall be respectively entitled "Director of the State of Nevada Department of Business and 
Industry Charter School Revenue Bonds (Doral Academy of Nevada) Series 2017A" and 
"Director of the State of Nevada Department of Business and Industry Charter School 
Revenue Bonds (Doral Academy of Nevada) Series 2017B (Federally Taxable). The 
Bonds shall be issuable as fully registered bonds in Authorized Denominations and shall 
be numbered separately and lettered, if at all. The Bonds will be in substantially the form 
set forth in Exhibit A to this Indenture, with such variations, omissions and insertions as 
are permitted or required by this Indenture. 

Section 2.07 Delivery of Series 2017 Bonds. Upon the execution and delivery of this 
Indenture, the Director shall execute and deliver the Series 2017 Bonds to the Trustee, and 
the Trustee shall authenticate the Series 2017 Bonds and deliver them to the initial 
purchaser thereof as directed by the Director and as hereinafter in this Section provided. 

Prior to the delivery by the Trustee of any of the Series 2017 Bonds, there shall have been 
filed with or delivered to the Trustee the following: 

(a) the approval by the Nevada State Board of Finance of the Director's funding 
in connection with the issuance of the Series 2017 Bonds; 

(b) a duly executed copy of this Indenture, the Tax Certificate, the Loan 
Agreement and the Mortgage; 
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(b) the written order of the Director as to the delivery of the Series 2017 Bonds, 
signed by an Authorized Signatory of the Director; 

{c) an opinion of Bond Counsel substantially to the effect that the Series 2017 
Bonds constitute legal, valid and binding obligations of the Director and that the 
interest on the Series 2017A Bonds will be excludable from gross income for 
federal income tax purposes to the Beneficial Owners thereof; 

{d) a binding commitment to issue a mortgagee's policy oftitle insurance; 

( e) opinion of counsel with respect to the Borrower in form and substance 
acceptable to the Director, Underwriter and Bond Counsel; and 

(f) either evidence of Investment Grade Rating on the Series 2017 Bonds or a 
letter of each Beneficial Owner regarding the Series 2017 Bonds in substantially 
the form attached hereto as Exhibit C, acceptable to the Director and the 
Underwriter; and 

{g) such other documents and opinions of counsel as the Director, the 
Underwriter, the Trustee or Bond Counsel may reasonably request. 
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FORM OF LEITER OF BENEFICIAL OWNER 

Director of the State ofNevada 
Department of Business and Industry 
Carson City, Nevada 

ZB, National Association, dba Zions Bank 
Boise, Idaho 

Robert W. Baird & Co. 
Denver, Colorado 

The undersigned, an authorized representative of _______ ___., a ____ _ 
(the "Beneficial Owner"), does hereby represent and agree, as follows: 

1. The Beneficial Owner is purchasing $_____ outstanding aggregate 
principal amount of the Charter School Revenue Bonds (Doral Academy of Nevada) Series 
2017A (the "Series 2017A Bonds") and _____ outstanding aggregate principal 
amount of the Charter School Revenue Bonds (Doral Academy of Nevada) Series 2017B 
(Federally Taxable) (the "Series 2017B Bonds" and together with the Series 2017A Bonds, 
the "Series 2017 Bonds") of the Director of the State of Nevada Department of Business 
and Industry (the "Director"), which Series 2017 Bonds have been issued and delivered on 
the date of this Certificate. 

2. The Beneficial Owner acknowledges that the Series 2017 Bonds are not general 
obligations of the Director, but are limited obligations payable and secured solely as 
provided for in the Trust Indenture (the "Indenture") dated as of September 1, 2017 
between the Director and ZB, National Association, dba Zions Bank (the "Trustee"). 

3. The Beneficial Owner has full power and authority to carry on its business as 
currently conducted. 

4. The Beneficial Owner has the ability to bear the economic risks of an investment 
in the Series 2017 Bonds, and is a "qualified institutional buyer" as that term is defined 
under Rule 144A under the Securities Act of 1933, as amended (the "Securities Act"). 

5. The Beneficial Owner is not now and has never been controlled by, or under 
common control, with Doral Academy of Nevada (the "Charter School"). The Borrower 
has never been and is not now controlled by the Beneficial Owner. 

6. The Beneficial Owner has received a copy of the Official Statement relating to the 
Series 2017 Bonds. Except as otherwise set forth in the Official Statement, the Director 
and the Trustee have not undertaken and will not undertake steps to ascertain the accuracy 
or completeness of the information contained in the Official Statement or otherwise 
furnished to the Beneficial Owner with respect to the Borrower, the Series 2017 Bonds or 
the Project financed by the Series 2017 Bonds. The Beneficial Owner has not relied nor 
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will rely upon the Director or the Trustee in any way with regard to the accuracy or 
completeness of the information contained in the Official Statement or otherwise furnished 
to the Beneficial Owner in connection with its purchase of the Series 2017 Bonds, nor have 
any such parties made any representation to the Beneficial Owner with respect to that 
information, except as otherwise set forth in the Official Statement. 

7. The Beneficial Owner is sufficiently knowledgeable and experienced in financial 
and business matters, including the purchase and ownership of municipal and other tax­
exempt obligations, to be able to evaluate the risks and merits of the investment represented 
by the purchase of the Series 2017 Bonds, and is capable of and has made its own 
investigation of the Borrower and the Project in connection with its decision to purchase 
the Series 2017 Bonds. 

8. The Series 2017 Bonds are being purchased by the Beneficial Owner for the 
purpose of investment, and the Beneficial Owner intends to hold the Series 2017 Bonds for 
its own account, without a current view to any distribution or sale of the Series 2017 Bonds. 
The Beneficial Owner acknowledges that it may need to bear the risks of this investment 
for an indefinite time, since any sale prior to maturity may not be possible. 
Notwithstanding the foregoing, the undersigned has the right to sell, offer for sale, pledge, 
transfer, convey, hypothecate, mortgage or dispose of the Series 2017 Bonds at some future 
date determined by it, provided that such disposition is not in violation of the restrictions 
on sale, assignment, negotiation or transfer of the Series 2017 Bonds set forth in paragraph 
10, below. 

9. The Beneficial Owner acknowledges that the Series 2017 Bonds will not be listed 
on any stock or other securities exchange and were issued without registration under the 
provisions of the Securities Act, or any state securities laws. The Beneficial Owner 
acknowledges that the Series 2017 Bonds will not carry any rating from any rating service. 

10. The Beneficial Owner agrees that, unless the Trustee and the Director have received 
an Investment Grade Notice (as defined in the Indenture), the Series 2017 Bonds may be 
transferred only to a "qualified institutional buyer" as that term is defined under Rule 144A 
of the Securities Act. Any transferin violation of this requirement shall be null and void. 

IN WITNESS WHEREOF, the undersigned has hereunto set its hands this __ day of ____ _, 20 

___________ ___J as Beneficial Owner 

By _______________ _ 

Its: _______________ _ 
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EXHIBITH 

CERTIFICATE OF APPROVAL BY THE STATE BOARD OF FINANCE 

The undersigned duly qualified Chief Deputy Treasurer and Ex-Officio Secretary 
of the State Board of Finance of the State ofNevada (the "Board of Finance"), does hereby 
certify as follows: 

1. The Board of Finance met on August 8, 2017, in a duly noticed open 
meeting at which a quorum of the members of the State Board of Finance were in 
attendance. 

2. At such meeting the State Board of Finance approved the Findings of the 
Director of the Department of Business and Industry of the State ofNevada (the "Director") 
dated as of July 14,2017 relating to its Charter School Revenue Bonds (Doral Academy 
of Nevada) Series 2017A and its Charter School Revenue Bonds (Doral Academy of 
Nevada) Series 2017B (Federally Taxable) (the "Bonds") and reviewed the Additional 
Considerations contained therein. 

3. The foregoing actions have not been amended, modified, rescinded and are 
now in full force and effect. 

IN WITNESS WHEREOF, I have executed and delivery this Certificate on the date 
set forth below. 

Dated this _ ___ day of ____ , 2017. 
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STATE BOARD OF FINANCE 

By: __________ _ 

Tara Hagan 
Chief Deputy Treasurer 
Ex-Officio Secretary 
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EXHIBIT I 

FINANCIAL ADVISOR MEMORANDUM 
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LEWIS ffirrft YOUNG 

ROBERTSON & BURNtNGHAM, INC, 

July 12, 2017 

Bruce H. Breslow 
Director 

AlU INDITPE NDE.~7 MUN:C.11"A:.. r,:1iv.,NCiAL A P V!SORY 

Nevada Department of Business & Industry 
1830 College Pkwy Ste# 100 
Carson City, NV 89706 

Re: Doral Academy Financing 

Director Breslow: 

Acting in its capacity as Financial Advisor (FA) to the Nevada Department of Business & Industry (B&I), 
Lewis Young Robertson & Burningham, Inc. (LVRB) provides this letter to compliment your Findings to be 
submitted to the Board of Finance addressing the Doral Academy of Nevada (Doral) financing 
application to issue up to $32,190,000 of Charter School Revenue Bonds to finance the Project, as more 
fully described below, in Clark County. 

Introduction 

Doral approached the B&I to be the conduit issuer of charter school revenues bonds to access tax­
exempt financing for its Project summarized below. LVRB was tasked, along with Gilmore & Bell, P.C., to 
review Doral's application and related materials on the validity of the appHcation in concert with your 
Findings. This letter highlights segments of the review process. 

Summary of Doral Academy: 

Doral Academy is a Nevada public charter school and Nevada nonprofit corporation with 5 campuses for 
the 2017-2018 school year. The total enrollment of Doral, for the 2017-2018 school year, is 
approximately 5,136. The Doral Is governed by a Board of Directors of the Doral (Board), which is 
responsible for the academic and operations programs of Doral. 

Doral currently operates the following school campuses In Las Vegas, Nevada: 

: Campus Name Address 

1 Cactus Campus 9025 West Cactus Avenue 
I 

! Saddle Campus 9625 West Saddle Avenue 

Fire Mesa Campus 2568 Fire Mesa Street 

Red Rock Campus 
I 

610 and 626 Crossbridge Drive 

Pebble campus 6435 West Pebble Road 

GATEWAY PLAZA aUILCING 

41 NORTH RID 13RANCE, aUITE 101 

SALT LAKE CITY, UTAH 84101 

Grade Total 
Configuration Enrollment 

K-8 988 

K-8 963 

K~8 976 

K-10 1,432 

K-7 777 

TELEPHONE BD1, 59E,,0700 

TDLL FREE BCl0,$81.1100 

FAX BOl.SSIE>,2800 

WWW.LEWISYOUNG.CCM 

Total 
Waitlist 

2,093 

2,014 

1,584 

2,784 

964 

! 

: 

t 

I 
' j 

. 
' 
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Doral has applied for a determination letter from the Internal Revenue Service classifying the Doral as an mlfft 
organization described in Section 501(c)(3) of the Code. Nevada's charter schools, including Doral, 
receive charter agreements for terms of six years. The Charter Agreement ls scheduled for renewal 
following the 2018-2019 school year. The primary source of revenues for Doral are State payments to 
Doral made pursuant to the Charter School Act which are currently based on Dora l's enrollment on the 
last day of the first school month for the current school year. 

Summary of Proposed Protect: 

The issuance of the Series 2017 Bonds will enable Doral to purchase 2 of its campuses. The campuses 
were originally financed with a developer who constructed the facilities and leased them back to Doral. 
Doral is now exercising its purchase options under the leases. The campuses to be purchased with this 
financing are the Cactus and Saddle Campuses. The other 3 campuses will remain under lease on parity 
with the Series 2017 Bonds. 

The Cactus campus consists of one 
two-story building with students in 
grades K-8. The Cactus Campus 
facilities are on approximately 4.2 
acres of land and consists of an 
approximately 58,000 square-foot, 
two-story building with classrooms, 
office space, student laboratories, a 
cafeteria, teacher lounge and play 
areas for the students. 

• 



students. 

The Saddle Campus facility is located on 
approximately 3.8 acres consists of an 
approximately 57,200 square-foot, two­
story building with classrooms, office 
space, student laboratories, a cafeteria, 
teacher lounge and play areas for the 

In addition to the Saddle Campus purchase, a portion of the proceeds of the Series 2017 Bonds will be 
used to finance the construction of an approximately 5,000 square-foot addition consisting of classroom 
space. 

Enrollment and Waitlists: 

Doral has demonstrated a strong ability to maintain steady enrollment, retain students and sustain a 
healthy waitlist as follows: 

Cactus campus I 2016/17 I 2017/18 I Waitlist I % of Enrollment 
K 100 100 614 614% 
1 100 100 378 378% 
2 104 104 255 245% 
3 105 104 229 220% 
4 112 112 221 197% 
5 112 112 170 152% 
6 131 124 138 111% 
7 126 122 62 51% 
8 112 120 26 22% 

Total 1,002 998 2,093 

Saddle Campus I 2016/17 I 2017/18 I Waitlist J % of Enrollment 
K 100 100 626 626% 
1 100 100 383 383% 
2 100 100 213 213% 
3 103 104 203 195% 
4 111 112 180 161% 
5 112 112 158 141% 
6 125 124 176 142% 
7 108 122 53 43% 
8 74 120 22 18% 

Total 933 994 2,014 

Doral Grade from the Nevada Department of Education 

As a part of the application review process, we reviewed the Nevada Department of Education's School 
Overview Report. Doral's performance rating report for the 2 campuses for the school year ending 2014 
was a 5-star and 3-star rating, both adequate per State requirements. For the school year ending 2015, 
the same rating was assigned from the prior year. 
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Since 2015, the Department of Education has not posted performance rating reports for any Nevada rfrffli 
public schools. In 2015, then President Obama signed the Every Studeht Succeeds Act ("ESSA'') and 
pursuant to the waiver granted to the Nevada Department of Education, the Nevada Departmentof 
Education is to develop a new school accountability system is are not required to be posted until the fall 
of 2017. As a result of the changes made by the ESSA, the Nevada Department of Education did not rate 
schools for the 2015-2016 school year. Thus, the only school ratings available for these Findings are the 
2013-2014 and 2014-2015 school years, 

Revenues and Expenditures Summary 

Doral is considered one entity with 5 various campuses. Though the finances all flow through to Dorat it 
recognizes the five campuses separately and accountsfor them individually to verify fis~f solvency at 
each campus. As such, the financing is structure focuses on accountability at each campus to be 
responsible for its respective costs. In reviewing the financial projections of each campus, they are 
conservative in nature and allow for a reasonable debt service coverage while putting as many dollars 
into the classroom as possible. 

The following tables project the debt service coverage for Saddle and Cactus campuses respectively: 

Saddle Campus 2018 2019 2020 2021 2022 
Revenues $6,612,678 $6,709,843 $6,805,989 $6,903,184 $7,002,303 
Expenditures $5,453,600 $5,551,320 $5,62~,032 $5,708,317 $5,777,687 
Net Available For Debt Service $1,159,078 $1,158,523 $1,176,957 $1,194,867 $1,224,616 
Debt Service $675,000 $900,000 $900,000 $900,000 $900,000 
Debt Service Coverage 1.12 l.29 1.31 1.33 .1..36 

Cact.us Campus 2018 2019 2020 2021 2022 
Revenues $6,676,019 $6,777,654 $6,874,187 $6,971,771 $7,071,287 
Expenditures $5,555,481 $5,606,449 $5,561,224 $5,649,307 $5,703,760 
Net Available For Debt Service $1,120,538 $1,171,205 $1,312,963 Sl,322.,464 $1,367,527 
Debt Service $675,000 $900,000 $900,000 $900,000 $900,000 
Debt Service Coverage .1.66 1.30 1.46 1.47 1.52 

Financing Summary 

The Bonds will comprise 100% of sources of funds to purchase the facilities. The Bonds will be fixed rate 
bonds amortizing over 30-yrs to be utilized as follows: 

• Purchase the Saddle Campus: $16,015,000 
• Purchase the Cactus Campus: $161175,000 
• Fund a debt service reserve fund equal to maximum annual debt service 
• Pay associated costs of issuance 



Conclusion 

In considering the success of Doral Academy in managing its mission to provide a safe and educational 
atmosphere for its students while being fiscally solvent, and in connection of the significant reduced 
facilities costs associated with the restructuring, we recommend approval of the application and issue of 
the Bonds to purchase the facilities. 

LYRB concurs with the 8&1 and Bond Counsel that the Doral Project meets the requisite Nevada Revised 
Statutes and should be presented to the Board of Finance for its ultimate recommendation. 

We welcome the opportunity to discuss the Doral financing application. Please contact either me at 
(801) 456-3903 or by cell (801) 647-4823 or by e-mail david@lewisyoung.com. 

Sincerely, 

David Robertson 
Vice President 
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