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BE IT REMEMBERED that on Tuesday, November 10, 1 

2015, commencing at the hour of 10:05 a.m., at the 2 

Department of Consumer Affairs, 1747 North Market 3 

Boulevard, Hearing Room (HQ-2-#186), Sacramento, 4 

California, before me, YVONNE K. FENNER, CSR #10909, 5 

RPR, the following proceedings were held: 6 

--o0o-- 7 

ACTING CHAIRPERSON GUNNING:  I'd like to call to 8 

order the board of directors meeting for the California 9 

Housing Finance Agency.  10 

--o0o— 11 

Item 1.  Roll call. 12 

ACTING CHAIRPERSON GUNNING:  JoJo, you ready?  13 

Maybe?  Roll call. 14 

MS. OJIMA:  Thank you.   15 

Ms. Caballero. 16 

MS. CABALLERO:  Here. 17 

MS. OJIMA:  Mr. Schaefer for Mr. Chiang. 18 

MR. SCHAEFER:  Here. 19 

MS. OJIMA:  Ms. Gunn for Dr. Imbasciani.  20 

MS. GUNN:  Here. 21 

MS. OJIMA:  Thank you.  22 

Ms. Falk. 23 

MS. FALK:  Here. 24 

MS. OJIMA:  Ms. Avila Farias.  25 

                    6



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      7 

 

 

 

(No audible response.) 1 

MS. BOATMAN PATTERSON:  She said she was running 2 

a little bit late. 3 

MS. OJIMA:  Thank you.   4 

Ms. Johnson-Hall.   5 

(No audible response.)  6 

MS. OJIMA:  Mr. Hunter.   7 

(No audible response.)  8 

MS. OJIMA:  Mr. Prince. 9 

MR. PRINCE:  Here. 10 

MS. OJIMA:  Ms. Whitall-Scherfee for Ms. Riggs. 11 

MS. RIGGS:  Or Ms. Riggs. 12 

MS. OJIMA:  You are here.  Thank you.   13 

MS. RIGGS:  In the flesh.   14 

MS. OJIMA:  Nice surprise.   15 

Ms. Sotelo.  16 

(No audible response.) 17 

MS. OJIMA:  Mr. Alex.  18 

(No audible response.) 19 

MS. OJIMA:  Mr. Cohen.  20 

(No audible response.) 21 

MS. OJIMA:  Ms. Patterson. 22 

MS. BOATMAN PATTERSON:  Here. 23 

MS. OJIMA:  Mr. Gunning. 24 

ACTING CHAIRPERSON GUNNING:  Here. 25 
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All right, thank you. 1 

MS. OJIMA:  We have a quorum. 2 

ACTING CHAIRPERSON GUNNING:  Perfect.   3 

--o0o-- 4 

Item 2.  Approval of the minutes of the September 10, 5 

2015 Board of Directors meeting.  6 

ACTING CHAIRPERSON GUNNING:  All right.  Next on 7 

the agenda is approval of the minutes from the September 8 

10th board meeting.  Has everyone had a chance to look 9 

through the minutes?   10 

Any questions?  Comments?  Editorials? 11 

MS. CABALLERO:  I'll move approval of the 12 

minutes. 13 

MR. PRINCE:  I'll second. 14 

(Court reporter interrupted to clarify record.) 15 

ACTING CHAIRPERSON GUNNING:  Moved and seconded.  16 

JoJo, take roll call. 17 

MS. OJIMA:  Thank you.   18 

Ms. Caballero. 19 

MS. CABALLERO:  Aye. 20 

MS. OJIMA:  Mr. Schaefer. 21 

MR. SCHAEFER:  Aye. 22 

MS. OJIMA:  Ms. Gunn. 23 

MS. GUNN:  Yes. 24 

MS. OJIMA:  Ms. Falk. 25 
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MS. FALK:  Yes. 1 

MS. OJIMA:  Mr. Prince. 2 

MR. PRINCE:  Yes. 3 

MS. OJIMA:  Ms. Riggs. 4 

MS. RIGGS:  Abstain. 5 

MS. OJIMA:  Thank you.   6 

Mr. Gunning. 7 

ACTING CHAIRPERSON GUNNING:  Approve. 8 

MS. OJIMA:  We only have six. 9 

MR. JAMES:  Carry it over. 10 

MS. OJIMA:  Ms. Avila Farias will be here later. 11 

ACTING CHAIRPERSON GUNNING:  Okay.  We'll push 12 

that over, then. 13 

MS. OJIMA:  Yes. 14 

--o0o-- 15 

Item 3.  Chairman/Executive Director comments.  16 

ACTING CHAIRPERSON GUNNING:  Item No. 3, 17 

chairman/executive director comments.  I don't have any 18 

comments, so executive director comments. 19 

MS. BOATMAN PATTERSON:  I have a couple of 20 

things I wanted to bring to the Board's attention.  Key 21 

dates for the National Council of State Housing Agencies 22 

events:  The legislative conference this year will be 23 

February 29th through March 2nd in Washington, D.C.  The 24 

Housing Credit Conference, which will be in Seattle, 25 
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Washington, this year, is June 13th through 16th.  The 1 

Executive Directors Workshop is July 17th through 20th, 2 

2016, in Vermont.   3 

Generally following the Executive Directors 4 

Workshop they have a board of directors annual training 5 

session, so I'm anticipating -- they don't have a date 6 

for that yet, but I'm anticipating that will be sometime 7 

late July, early August.  And so as soon as I get those 8 

dates, I'll make sure to let the Board know so if the 9 

Board has a desire to send any Board members to that 10 

board member training.  I went a couple of years ago.  11 

Dalila went a couple of years ago.  We did find it very, 12 

very good.  We tried to send two board members this 13 

year, but we had a hiccup with the airlines, so we want 14 

to make sure that we take advantage of that.   15 

And then the Annual Conference and Showplace 16 

will be in Florida, and those dates are September 24th 17 

through 27th.   18 

Additionally, we had on the agenda for the last 19 

board meeting the briefing of the Roberti Affordable 20 

Housing Sales Program.  We have postponed that.  We 21 

don't want to get out in front of Caltrans on any of 22 

these issues, and Caltrans has an outstanding RFQ for 23 

their real estate services to help them implement their 24 

program, and so we're going to be back before the Board 25 
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probably the January 1st quarter to provide you with a  1 

briefing of the program.  And then following a briefing 2 

of the program, we'll come back to you for approval of 3 

the loan product.  We just didn't want to get out in 4 

front of Caltrans, and some of their dates have been 5 

pushed back.  Their regulations have not yet been 6 

finalized on the program, and they do have this 7 

outstanding RFQ, and so that's why we are postponing 8 

briefing on that until we -- Caltrans has made a little 9 

more progress in the program.   10 

We will be -- I think JoJo is polling some of 11 

the board members now.  We have a -- we need to go back 12 

for -- we need to get additional allocation of mortgage 13 

revenue bonds on our single-family side to deal with the 14 

mortgage credit certificate issue that we're dealing 15 

with, and we want to do that prior to the CDLAC board 16 

meeting in December, so she'll be polling the Board on 17 

those issues.   18 

And lastly, you all had asked me a couple of 19 

times for a report back on a key exempt -- process for 20 

key exempt staff evaluations and salaries, and you will 21 

find that in tab 9E under your reports.  So if you have 22 

any questions about that, I'll be available under the 23 

reports section for that.   24 

And so that I believe is all of the -- 25 
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everything that I have to report out on. 1 

ACTING CHAIRPERSON GUNNING:  Thank you, Tia.  2 

Any Board members care to comment or additional 3 

comments?   4 

--o0o-- 5 

Item 4.  Report of the Chair of the Audit Committee.  6 

ACTING CHAIRPERSON GUNNING:  Okay.  Moving on to 7 

item No. 4, Report of the Chair of the Audit Committee. 8 

The Audit Committee met this morning, committee of one. 9 

 Dalila is the other member, and she wasn't here.  But 10 

we also are short a member, but we do have good news.  11 

Mr. Schaefer has agreed to step up into the breach and 12 

become a member of the Audit Committee, so very happy to 13 

have his expertise and knowledge. 14 

MR. SCHAEFER:  Why don't you reserve judgment on 15 

that. 16 

ACTING CHAIRPERSON GUNNING:  Judgment's been 17 

made.  18 

MR. SCHAEFER:  Okay.   19 

Mr. GUNNING:  But more importantly, you know, in 20 

watching this committee for this long and seeing the 21 

depths of despair we were at, this was a great audit in 22 

terms of operating income before transfers was 88.3 23 

million for fiscal year 2015, and that's compared with 24 

an operating loss of 33 million for the prior fiscal 25 

                    12



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      13 

 

 

 

year, so certainly a turnaround by the Agency we're very 1 

happy with.   2 

Also, I think, which is also reflective of the 3 

California economy, delinquencies are down.  They're at 4 

7.3 percent, and it was 9.7 percent last year, so -- and 5 

the number of loans is down as well, so it all speaks of 6 

the health of the Agency and this track we're on of 7 

improving our financial situation, so good to hear that 8 

from the auditor.   9 

We will be looking at beginning a new process 10 

next year.  And so, Tim, just a heads-up in March we'll 11 

be thinking about auditor processes.   12 

So a good report.  Standards continue to change, 13 

and we're very happy with CliftonLarson.  And Nancy 14 

Jones, who was here today, continues to steer us through 15 

all those changes, so very appreciative.   16 

Thank you, Nancy.   17 

That's the report.  Questions?  Comments?   18 

Great.   19 

--o0o-- 20 

Item 5.  Update and discussion on the Tax Credit 21 

Allocation Committee (TCAC) Regulations.  22 

ACTING CHAIRPERSON GUNNING:  Well, it's not 23 

often you get to introduce a colleague and friend, but 24 

item No. 5 here, Mark Stivers from TCAC is here.  I've 25 
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known Mark for as long as I've been in the building in 1 

different capacities.   2 

So it's great to have you here, Mark.  So come 3 

on up and share with the Board.   4 

MR. STIVERS:  Good morning, Members of the 5 

Board.  I'm Mark Stivers, the executive director of the 6 

Tax Credit Allocation Committee for the last year.  Many 7 

of you knew me in my previous capacity with the 8 

Legislature and still adjusting to the new role.   9 

So in January, Treasurer Chiang took office, and 10 

as the chair of the Tax Credit Allocation Committee, he 11 

asked me and my colleague, Jeree Glasser-Hedrick of the 12 

Debt Limit Allocation Committee, to really do a 13 

comprehensive review of our programs and our 14 

regulations.  And we started off -- is that working now? 15 

Okay.   16 

We started off, we did 15 listening sessions 17 

around the state in the months of February and March.  18 

We had a lot of suggestions of things that we could 19 

improve.  We went back and kind of went internal at that 20 

point, went through all those exhaustive list of changes 21 

and came out in July with a pretty comprehensive package 22 

of regulation changes, both at TCAC and CDLAC.  And we 23 

went through a public comment period, and ultimately on 24 

October 21st, both committees adopted the regulation 25 
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changes.  And I'm going to spare you the hour-and-a-half 1 

sort of PowerPoint of all the things that we did.  I'm 2 

going to try and summarize here to give you a little bit 3 

of context of what we were trying to do.   4 

And just a little bit of background, you know, 5 

we really have two tax credit programs that we 6 

administer.  One is the four percent federal low income 7 

housing tax credits.  Those are not limited.  They 8 

derive from the use of tax-exempt bonds, which in theory 9 

are limited, but we have so much excess bond capacity 10 

that, really, we could do a ton more business on the 11 

four percent side.  We are underutilizing the federal 12 

resources that we have available to us.   13 

And so a big -- a big goal of ours really was 14 

how do we try and make more projects feasible so we can 15 

utilize more of those federal four percent tax credits 16 

and tax-exempt bond resources?  I think we realized that 17 

the main impediment to using the full resources is that 18 

the financing gaps are just too big for these projects, 19 

and we realized that we can't solve that by ourselves.  20 

It really will take additional state, federal, or local 21 

resources to fill those gaps.  We felt like at the 22 

margins we could impact sort of the feasibility of 23 

projects in a significant way, at least, you know, chip 24 

away at that excess capacity of bond authority.   25 
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So on the nine percent -- we also have the nine 1 

percent federal low income housing tax credit program.  2 

That is a capped amount of resource from the federal 3 

government.  We are oversubscribed significantly on 4 

that.  We get two applications for every dollar of 5 

credit that we can put out.  It's a highly competitive 6 

process, and so we did have some goals there too in 7 

terms of trying to reduce costs overall for projects but 8 

more was trying to implement various priorities.  9 

Going back to that four percent tax credit 10 

program, again, we were really trying to, again, make 11 

projects feasible.  And there are two ways we are trying 12 

to do that.  One is to increase the basis in projects.  13 

And basis are sort of those allowable costs that get 14 

calculated when we figure out how much tax credits the 15 

project is eligible for.  And the second thing we were 16 

trying to do was reduce costs at least we add to 17 

projects in various ways.  And by doing that, we felt 18 

like we could squeeze that gap from both sides.  We 19 

could bring in more tax credits to the projects and fill 20 

that gap, and we could reduce the costs of the project. 21 

That financial feasibility gap would shrink and 22 

hopefully in enough cases it would get down to zero and 23 

make those projects feasibility so that they could come 24 

forward.   25 
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Initially, we've heard from a number of 1 

developers.  We've got one developer who says he's got a 2 

thousand units in the pipeline ready to go that are now 3 

feasible.  From other developers I think, you know, not 4 

quite that dramatic, but we've heard a number of 5 

projects say this project is now feasible where it 6 

previously wasn't.   7 

So in your packet there was a sort of summary 8 

page of the changes that we went through.  But on that 9 

basis side, there were really a couple things that we 10 

did.  First of all, with those four percent tax credit 11 

projects, we eliminated our cap on developer fees, but 12 

we require that entire increase to be deferred.   13 

And what that does is -- most states allow 14 

developers to have a developer fee of 15 percent of 15 

their basis.  California allows 15 percent up to a cap 16 

of $2 and a half million and nothing above that cap.  17 

And so what we did is we eliminated that cap.  You can 18 

get the full 15 percent of the basis as a developer fee 19 

now.  That entire increase has to be deferred and taken 20 

out of project cash flow.   21 

And what that does is it increases -- by 22 

increasing the basis, you bring more tax credits into 23 

the project.  But by deferring that increase, you're not 24 

increasing the up-front capital needs to develop the 25 
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project.  So you don't need to put more money into the 1 

project, but you get additional tax credits into the 2 

project, and, therefore, you can shrink that gap.   3 

The second thing we did on increasing basis is 4 

there are some other projects that don't have a lot of 5 

value.  They have a lot of debt on them.  The rents are 6 

very low.  They don't intrinsically have a lot of value. 7 

And we -- when those projects are purchased, they come 8 

in for rehabilitation, they -- the acquisition basis is 9 

important.  You need a lot of acquisition basis to make 10 

that project feasible.  And when there's not much value, 11 

there's not much acquisition basis.   12 

But in talking with the tax attorneys, we came 13 

to the conclusion that if the debt is assumed on the 14 

property, that's kind of the same as sort of paying for 15 

the -- if I'm a buyer and I'm taking on somebody's debt, 16 

that's kind of the same as paying for the property, and 17 

we can use that assumed debt as the amount of 18 

acquisition basis, even if it's higher than an appraised 19 

value.  And so for those low value projects, that will 20 

increase the basis and the amount of tax credits going 21 

into the project.   22 

In terms of reducing costs, a lot these apply 23 

both to the four percent and nine percent side, but one 24 

of the things we're doing is we de-emphasized our 25 
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sustainability to some extent.  We -- as you all know, 1 

the building codes in California are some of the most 2 

stringent in the country.  We have some of the most 3 

efficient new construction buildings anywhere.  We have 4 

always required -- we have required our projects to be 5 

significantly above codes.  And while that has a good 6 

public benefit, it also adds costs to projects, and we 7 

felt like on that four percent side where we're really 8 

trying to use those resources, for new construction we 9 

just went back to code.  If you can meet codes, which 10 

are, again, the most stringent in the nation, we want 11 

you to sort of move forward and build affordable 12 

housing.   13 

On our nine percent tax credit side, we still 14 

want people to be above codes because it's competitive. 15 

We figure that's a good scoring criterion.  But instead 16 

of wanting them to be LEED Gold, you can now get maximum 17 

points by being just a LEED certification in general.  18 

So we sort of de-emphasized the scores category on that 19 

nine percent side, and on the four percent tax credits 20 

we went down to code for new construction.   21 

We have sort of reduced the number of 22 

three-bedroom units that are required for large family 23 

projects.  Three-bedroom units are more expensive 24 

because they're bigger.  And we've heard from the 25 

                    19



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      20 

 

 

 

development community that the demographics, the demand 1 

for that, is going down in a number of cases.   2 

We increased the flexibility of projects that 3 

come in as sort of scattered site projects, especially 4 

for rehabilitation.  So a number of rehabilitation 5 

projects, if you think of one site on its own, it's not 6 

particularly financially feasible, but if you can 7 

combine that with two or three or four projects, you can 8 

reduce transaction costs and kind of bring them in as a 9 

portfolio rehabilitation project.  That helps reduce 10 

costs, and that's something that a lot of people are 11 

looking forward to.   12 

We've eliminated the need for a market study in 13 

projects that are already existing affordable housing 14 

developments.  We figure if you're actually fully 15 

occupied and you're not raising your rents, you're going 16 

to do a rehab, we know that there's demand for that 17 

project, you can save on the market study.  We've 18 

allowed projects that are applying for our competitive 19 

state credits to -- before, we required them to apply to 20 

CDLAC first and then come to us.  And even though our 21 

project -- our four percent state credits were 22 

competitive and so therefore they might not get them, we 23 

said, hey, look, don't apply to CDLAC until you know 24 

you've got our award.   25 
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And so -- and so there's a lot of these 1 

different things that are sort of listed in the document 2 

that each one in and of themselves is probably not a 3 

major cost savings, but the idea is that when you kind 4 

of aggregate all these different things, you sort of 5 

reduce some of the costs that we sort of add to the 6 

projects.  You add that to increasing basis and the 7 

amount of credits coming into a project, and, again, the 8 

hope is to squeeze that gap and make more projects 9 

feasible.   10 

We did a couple of other things I will mention 11 

as well.  Just we spend a lot of time talking about 12 

accountability.  And the one thing that there was a lot 13 

of -- the one thing that we ended up doing is that we 14 

said that for projects that are coming in for a new -- 15 

or any existing projects that we have or future 16 

projects, if there is a refinance or a sale of the 17 

property that generates a lot of equity and that equity 18 

is going to be distributed to the owners, the general 19 

partners or the limited partners of the project, we want 20 

to make sure that the rehab needs of that project are 21 

sort of taken care of first.   22 

And I think what we were seeing was that, you 23 

know, there was enough -- a good bit of equity being 24 

taken out of projects.  Those projects were then coming 25 
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in and asking for tax credits to do all their repairs on 1 

the building.  And it seemed like, hey, look the equity 2 

was there; why are government resources picking up the 3 

tab for the rehab when the project had sufficient 4 

resources to do it in and of themselves?   5 

And so what we are now requiring is that going 6 

forward any projects that go through a refinance or sale 7 

where there's equity being taken out, we want to see the 8 

two-year rehabilitation needs of the project sort of set 9 

aside with equity.  That's going to be paid for out of 10 

equity.  And then we want to see the annual reserve 11 

contributions that are made to replacement reserves over 12 

time be right sized to accommodate the rest of the 13 

15-year rehabilitation needs of the property.   14 

So the idea, again, is that equity first before 15 

sort of -- I mean rehabilitation first before the equity 16 

is being taken out.  And that -- you know, we worked a 17 

lot with the development community on that.  And while I 18 

wouldn't say there was consensus on that, there seemed 19 

to be a good amount of buy-in on that at the end of the 20 

day.   21 

We made a number of other changes on our nine 22 

percent program.  I probably won't go into them in too 23 

much detail.  Probably the biggest one that we talked 24 

about was our tie breaker.  Right now on our nine 25 
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percent competitive program, everything really comes 1 

down to the tie breaker.  Almost all the projects score 2 

maximum amount of points.  And the tie breaker, really, 3 

has had two components:  One, a public funds -- the 4 

percentage of public funds in the project is what has 5 

driven the tie breaker.  That's the main component.  And 6 

we've also had a component for credit efficiency, how 7 

much -- are you asking for less credit than you 8 

otherwise be eligible for.   9 

And on that first public funds component, two 10 

things we did.  One, we broadened it to say we're also 11 

going to reward sort of private donations.  So if a 12 

private entity donates land or soft financing, meaning a 13 

loan that doesn't have sort of annual debt service on 14 

it, we will count that towards the tie breaker.  We're 15 

trying to bring in -- I don't think we have a ton of 16 

folks who want to donate land or free money, 17 

essentially, but to the extent we do have corporations 18 

or other entities or nonprofit housing trusts that want 19 

to contribute land who aren't public entities, we would 20 

count that because we're sort of growing the pie of 21 

subsidy that's available to affordable housing.   22 

Now, the second thing we did, which is a little 23 

bit more controversial and won't take effect for one 24 

more year, is that we added -- we multiplied that first 25 

                    23



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      24 

 

 

 

part of the tie breaker by size factor.  So projects 1 

with 50 or more new construction units will get sort of 2 

a bump to their tie breaker, and it's sort of on a 3 

sliding scale.  So a project with a hundred units would 4 

have that first component tie breaker multiplied by 5 

1.25.  Projects that -- with 150 units of new 6 

construction units would have that first component 7 

multiplied by 1.5.   8 

And there's really a twofold reason that we were 9 

going for that.  One was that we are trying to -- with 10 

the nine percent program, we're really trying to 11 

incentivize new construction or promote new 12 

construction.  New construction is really difficult to 13 

do with these four percent tax credits, and so the 14 

deeper subsidies that the nine percent tax credits 15 

provide, we really want to reserve that as much as 16 

possible, not exclusively, but as much as possible.   17 

Rehabilitation projects are much more 18 

feasible -- are -- it's much more possible to do 19 

rehabilitation projects with the four percent than new 20 

construction projects.   21 

The second thing is out of the cost study that 22 

this agency and ours jointly and HCD did a couple years 23 

ago, one of the things that came out of that cost study 24 

was that economies of scale reduce costs.  And we were 25 
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trying to sort of incentivize sort of larger projects as 1 

a whole.  So rehabilitation projects you can't change 2 

the size, but on new construction you can actually -- we 3 

thought if we incentivize larger projects, we would help 4 

sort of bring the costs down overall.  And so that was 5 

sort of the second change to the tie breaker.  6 

The third one that we made had to do with that 7 

second component, which is credit efficiency.  And what 8 

we were finding is that most of the credit reduction 9 

that people were requesting was simply a function of 10 

they had lot of public funds.  So they had a lot of 11 

public funds from the local government or from HCD, and 12 

they were using that to reduce their credit requests.  13 

And when there were a lot of other public funds, that 14 

may have been good.  It stretched the credits further.  15 

But right now, there's not a lot of other public funds, 16 

and we're finding that a lot of local governments are 17 

particularly under pressure to over-subsidize properties 18 

more than they otherwise would to be competitive.   19 

And second, when -- by giving them credits for 20 

sort of public funds in both factors, up-front and when 21 

they reduced their credit request, we were double 22 

counting the value of public funds in the tie breaker.  23 

And so we changed that in that sort of second credit 24 

efficiency category to add back any credits that are 25 
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just being supplanted by public funds.   1 

And so those are sort of the main changes to the 2 

tie breaker.  You know, the tie breaker is always 3 

controversial.  There's not consensus on any of that, 4 

but I think at the end of the day most folks have agreed 5 

to sort of, you know -- or are resigned to that fact and 6 

have started to move forward and sort of looking at 7 

their projects coming forward.   8 

So I will go ahead and stop there.  I'm happy to 9 

spend more time on any particular changes, if you want 10 

to talk more on the details that you see on that sheet 11 

in front of you.  We are hoping that we will see a good 12 

amount of uptick in our business on the four percent 13 

program next year.  And on the nine percent side, again, 14 

we're just hoping to get more new construction, more 15 

special needs projects and in a small way sort of reduce 16 

the costs of all housing across the board a little bit. 17 

ACTING CHAIRPERSON GUNNING:  Great.  Thank you, 18 

Mark.   19 

MR. STIVERS:  You're welcome.   20 

ACTING CHAIRPERSON GUNNING:  When was this 21 

adopted?   22 

MR. STIVERS:  They were adopted October 21st, so 23 

they are currently in effect for 2016.  CDLAC, our 24 

companion entity, they have to go through the Office of 25 
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Administrative Law, so theirs are still not quite final 1 

yet, but we expect their corresponding changes to be 2 

final in earlier November or actually maybe even today. 3 

I think November 9th is their target date. 4 

ACTING CHAIRPERSON GUNNING:  Questions from the 5 

Board?   6 

MS. FALK:  Actually, this isn't a question for 7 

Mark, it's more a question for Tia and the staff.  Is 8 

our -- do we have some limitations on the developer fee 9 

as well?  Do they now match this? 10 

MS. BOATMAN PATTERSON:  Tony?   11 

MR. SERTICH:  Is this on?  12 

MS. BOATMAN PATTERSON:  I'm sorry I can't 13 

remember exactly what limits we set.   14 

MR. SERTICH:  So on our general lending program, 15 

there are no limitations on our general program, so we 16 

defer to TCAC.   17 

On subsidy policy we put out, we in general 18 

defer to TCAC and just layer on different deferral 19 

requirements that we put on there.  So we require a 20 

one-to-one deferral match.  So on large projects, TCAC 21 

may already be requiring that, if it's -- if they're 22 

receiving more than a $2 and a half million developer 23 

fee.   24 

MS. FALK:  Ours is 50 percent, right --   25 
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MR. SERTICH:  No.   1 

MS. FALK:  -- on 2 and a half million?   2 

MR. SERTICH:  No, our general lending --  3 

MS. FALK:  No, I mean on the subsidy.   4 

MR. SERTICH:  On the subsidy?   5 

MS. FALK:  Yes.   6 

MR. SERTICH:  Our subsidy, we still -- the 7 

overall developer fee, it's whatever TCAC uses.   8 

MS. FALK:  Okay.  Okay.   9 

MR. SERTICH:  And then we -- the deferral may 10 

be -- it's a dollar for dollar based on the subsidy 11 

we're putting in up to 50 percent.   12 

MS. FALK:  So 50 --  13 

MR. SERTICH:  50 would be the maximum deferral.  14 

MS. FALK:  So might we end up requiring more 15 

deferral than TCAC requires?   16 

MR. SERTICH:  We may in certain cases if they're 17 

receiving a subsidy loan from us as well.   18 

MS. FALK:  Okay.   19 

MR. SERTICH:  In certain cases.   20 

MR. STIVERS:  And just to add to that briefly, 21 

HCD on their multifamily housing program, which is very 22 

competitive, has lower -- it's a competitive process, so 23 

they have lower developer fees as well.  And there's 24 

nothing that prevents a local government or any public 25 
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entity from having a lower limit than what we are 1 

setting, and that's fine.  That's okay if I ask.  2 

There's no conflict there.  We would just -- the project 3 

would come in with a lower developer fee than what we 4 

would otherwise allow.   5 

MS. FALK:  We just had some -- quite a bit of 6 

discussion about not squeezing developers too tightly, 7 

so that's why I was asking.   8 

MR. STIVERS:  Well, the idea of this wasn't to 9 

sort of reward developers.  We thought that the $2 and a 10 

half million developer fee was fairly adequate in most 11 

cases.  It was just that we were trying to, you know, 12 

allow additional basis in the projects, was our goal. 13 

ACTING CHAIRPERSON GUNNING:  Tim. 14 

MR. SCHAEFER:  Secretary. 15 

MS. CABALLERO:  Thank you for the presentation. 16 

I appreciate the level of work that went into really 17 

looking at this and trying to make it work in today's 18 

economy, kind of the new reality that we're facing with 19 

the end of redevelopment agency resources.   20 

When I've talked to developers, both from the 21 

HCD and the CalHFA perspective, a couple of things that 22 

come up, one is the inconsistencies between the programs 23 

that create this -- this challenge of trying to meet all 24 

the different conditions that are a little bit 25 
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different.  I think some of them are resolved by the 1 

changes that you've made.  But the other thing that they 2 

have talked about is having three separate applications 3 

that involve three separate contracts, which means 4 

attorney's fees three different times on a project, 5 

then.   6 

So one of the discussions we've had is whether 7 

there's a possibility of having a master application 8 

that then may have some addendums that might pertain to 9 

the different funding sources so that there would be one 10 

portal, if you will.  Because although we all understand 11 

the difference in terms of where the money comes from, 12 

from the outside world, it's the state, period.  And so 13 

the more that we can streamline that process, I think 14 

the better off -- one, is that the less cost the 15 

developers will have to pay for outside help to come in 16 

and do the paperwork, but, two, it's just -- it keeps us 17 

talking to each other so that we know any changes are 18 

going to have a -- may have an inconsistent result with 19 

one of the entities.   20 

And it also, I think, really aligns with what 21 

the Governor's goals are, which is to create 22 

efficiencies and to look at ways that we work together 23 

kind of in partnership.  So I want to encourage that 24 

moving forward.  I believe that's going to be really 25 
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important.   1 

MR. STIVERS:  I couldn't agree with you more.  2 

Your next presentation is on the uniform multifamily 3 

guidelines from HCD, and I think that's where some of 4 

this consistency is going to come as well.   5 

We've also worked with HCD closely on sort of 6 

the timing of their award cycles to conform with our 7 

award cycles.  This year we were all under the gun 8 

because they were -- we had an application deadline of 9 

July 3rd, and they were going to hopefully make awards 10 

June 30th. It wasn't quite clear.  And it was -- that's 11 

a very tight turnaround for developers to make changes 12 

to their application at the last minute.  It did cause 13 

some confusion in one or more cases.  So I think we've 14 

aligned that for next year.   15 

In terms of the application process, we need to 16 

come back with some more time on that as well.  There 17 

was at one point I know a lot of work done on the 18 

uniform multi-family application and then there was sort 19 

of addenda, as you described.  I get the sense we've 20 

sort of fallen away from that to some extent, although 21 

I've probably -- I'm not as familiar with HCD and 22 

CalHFA's applications as I should be to know exactly 23 

where we stand.  But even with our own -- even within 24 

the Treasurer's Office between the Debt Limit Allocation 25 
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Committee and the Tax Credit Committee, which on all 1 

four percent projects you have to go to both, you know, 2 

we have separate applications.  And, you know, that's 3 

one place where we could start to bring that together 4 

and have one application for those two resources 5 

together, because inherently they are together, where 6 

the others sort of sometimes bring in HCD, sometimes 7 

bring in CalHFA, sometimes bring in us.   8 

That was the goal that we all shared, and I 9 

think the four of us directors have all been meeting on 10 

a regular basis, and that's the kind of thing that we 11 

would like to iron out and make us as efficient as 12 

possible.  We all share that goal. 13 

MS. CABALLERO:  Great.  Thank you. 14 

ACTING CHAIRPERSON GUNNING:  You had a question?  15 

MR. PRINCE:  So, Mark, Preston from Fresno.  I 16 

love the energy that you're bringing to the department, 17 

so thank you very much.  It's very exciting.  Sometimes 18 

your changes scare those of us out in the field, but you 19 

always listen to us, and so I really appreciate how 20 

you're approaching your office.   21 

I wanted to bring up the Affirmatively Further 22 

Fair Housing and its impact.  Have you thought about how 23 

that might impact you down the road?   24 

MR. STIVERS:  We have a couple answers to that, 25 
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so just, as you know, the Supreme Court heard a case 1 

about -- that dealt with the tax credits in Texas.  2 

Texas has allocated most of its credits or a large 3 

portion of credits to low income areas, and they haven't 4 

done enough to create opportunities in sort of higher 5 

income areas.  6 

And I think, one, we are very concerned about 7 

that, and we share that goal as well.  We're not exactly 8 

sure where we stand at the moment, and so with HCD's -- 9 

actually HCD is taking the lead.  We have engaged some 10 

folks from UC Berkley to help us look at data, sort of 11 

where we are today.  I would say it's a very nuanced 12 

kind of analysis to do because, number one, you know, 13 

rehab projects are what they are.  You're not going to 14 

change them.  And to the extent that you're doing rehab 15 

projects, you're going to get different than maybe where 16 

you're doing new construction.  If you look 17 

historically, the answer is different.  At some point 18 

projects are driven by where you get a federal basis 19 

boost, and one of those is qualified census tracks, and 20 

there's just a lot of nuances that go in there.   21 

But -- so we're going to do a data analysis, 22 

number one, to some extent to see where we stand.  23 

Number two is we did in this round -- well, 24 

one -- let me back up.  We already have a number of 25 

                    33



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      34 

 

 

 

things in our competitive application process and our 1 

scoring process that I would think help create 2 

opportunity.  We want to be near transit, near schools 3 

and whatnot.  So we think that that does help drive 4 

folks to have greater access to job centers and whatnot. 5 

It doesn't necessarily have to do with the location of 6 

the housing per se, but at least they're near amenities 7 

that provide opportunity.   8 

We also this year proposed that with respect to 9 

family projects that are near schools that if it was a 10 

high quality school, they would get additional points.  11 

And we thought that, you know, that would be -- high 12 

quality schools are generally considered one of the 13 

determiners of opportunity and that we could go that 14 

route.  We pulled that from the final reg package only 15 

because the State is in flux in how they score schools. 16 

And we had originally been led to believe that by 17 

September that new sort of process would be out, and it, 18 

reading the press articles, is very controversial and 19 

may not happen, and who knows what it will look like.  20 

So we were getting a little ahead of ourselves trying to 21 

put in a scoring factor for a scoring metric that we 22 

didn't know when or if it would exist and what it would 23 

look like.   24 

But I think we remain committed on that issue, 25 
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and, you know, we'll look at other ways of moving 1 

forward in that regard, especially once we have some 2 

more data so we know where we stand.  But we're not 3 

going to wait for the data necessarily, but that will 4 

help inform us. 5 

MR. PRINCE:  Thanks.   6 

So the 30th anniversary is coming up next year. 7 

I heard a great presentation from Buzz Roberts from the 8 

National Association of Lenders, something like that.  I 9 

can't remember his exact organization.  And he had some 10 

really exciting ideas of, like, if it's the 30th 11 

anniversary, let's ask for some audacious changes to the 12 

tax credit program.  So I'm just kind of curious if 13 

that's something that you or through the finance 14 

association agency are looking at, some kind of 15 

comprehensive thoughtful changes based upon 30 years of 16 

history.   17 

MR. STIVERS:  Are you referring to federal 18 

congressional changes?  19 

MR. PRINCE:  Yes, exactly.   20 

MR. STIVERS:  I know our state sort of -- the 21 

National Council of State Housing Finance Agencies 22 

always has a legislative agenda, and we've been sort of 23 

supportive of that.  Their main things right now are 24 

getting an extension of the nine percent tax credit 25 
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rate, which -- you know, permanently or even 1 

temporarily, but we talk about the nine percent tax 2 

credits, but the percentage isn't really nine percent.  3 

It's really 7.69 or something like that, and that makes 4 

a big difference.  And so that is one area where I know 5 

that they've always been focused on.   6 

I'm not aware that they have, you know, tried to 7 

make major reforms.  I think when they look at Congress 8 

and sort of the general stalemate that exists on a lot 9 

of issues between the executive and legislative branch 10 

in D.C. and the unlikeliness that major tax code 11 

overhaul will occur, I think they're looking at fairly 12 

small goals in general.  But we are part of that 13 

process, and we generally look to them to take the lead, 14 

but other than sort of the things that have been on the 15 

table for a long time, I'm not aware they're proposing 16 

major changes to the program. 17 

MR. PRINCE:  Yeah, I was -- I just heard them 18 

last week, and I was pretty surprised.  These ideas just 19 

pouring out more lending so you can go above 60 percent 20 

but then with a -- to get tax credit units above 60 21 

percent but make sure that you're doing deeper targeting 22 

within the affordable units so you can make those mixed 23 

income communities really work.   24 

One other thing I've also thought is that to 25 
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make permanent supportive housing work would be to make 1 

a 12 percent tax credit, something that bumps it up so 2 

that we don't have to have any debt on the supportive 3 

housing or something like that.  Or, as you talked 4 

about, what's in basis, include reserves, service 5 

reserves, within basis so you can actually fund it, 6 

which is something we did in Fresno at Renaissance at 7 

Santa Clara.  We were able to fund a service reserve, 8 

which to me that's what will make permanent supportive 9 

housing work.   10 

MR. STIVERS:  Not just federal, but make a state 11 

program as well. 12 

MR. PRINCE:  Right, exactly.  Right.  There's 13 

MHSA which was really a great partnership.   14 

So I just think that's an exciting opportunity 15 

at the 30th anniversary to maybe do something.   16 

One last question.  AHSC and nine percent 17 

credits, is there an update on how that's working?  I've 18 

heard rumors that the AHSC people don't like that 19 

they're coming in first, that they want the tax credits 20 

awarded first or something like that.  So have you been 21 

working with them to think about timing?   22 

MR. STIVERS:  Well, the Strategic Growth Council 23 

and HCD have had -- put out proposed changes to their 24 

program, the HFC program, and -- well, to back up, they 25 
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funded a number of projects that came in for our second 1 

round last year of tax credit awards.  I think six came 2 

in in our second round, and we funded three just through 3 

our normal competitive process.  And so we have really 4 

urged them to sort of push those AHSC program projects 5 

to the four percent tax credit realm.   6 

Two reasons, one, we're already oversubscribed 7 

on nine percent, so we're adding fuel to the fire.  8 

We're undersubscribed on four percent and your gap will 9 

help make those projects feasible, so let's use that 10 

underutilized resource.  And two, just from a self -- 11 

from their own self-interest, we're not funding half 12 

your projects and so we're awarding them and then 13 

they're going to kind of sit or they're going to die.  14 

So if you go the four percent route, you will have 15 

certainty that they are going to work.   16 

So the proposed changes that are out there is 17 

that they would essentially require projects to go 18 

through the four percent tax credit route.  It does say 19 

that technically you could get a nine percent award 20 

first of tax credits and then go through AHSC, but if 21 

you had an award of nine percent tax credits -- well, we 22 

wouldn't award it unless you were fully funded.  If you 23 

were fully funded, you wouldn't need to go to the AHSC 24 

program.   25 
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So in essence, it really is requiring folks to 1 

go to the four percent program, and we have been very 2 

supportive of that change.  We'll see if that, you know, 3 

stays through the process, but we've been very 4 

supportive of that. 5 

MR. PRINCE:  Great.  Thanks. 6 

ACTING CHAIRPERSON GUNNING:  Tim. 7 

MR. SCHAEFER:  I have a question, two comments 8 

first to Secretary Caballero's question about the 9 

unified application.  I don't want to try to speak for 10 

the housing, but I will tell you in the Treasurer's 11 

Office where we have 16 or 18 boards, commissions, and 12 

authorities domiciled, there is a very -- there's a 13 

chromosomal urge at this point in the Treasurer's Office 14 

to streamline application processes in general.  So the 15 

ecosystem in which TCAC and CDLAC are operating is 16 

consistent with that, and I think you should expect to 17 

see some movement on that in the future.   18 

I've learned, because I'm a technology Luddite 19 

at times, that there's much more to this than meets the 20 

eye, to unifying and streamlining, so I'm very 21 

respectful of the amount of time that's being taken, but 22 

be assured that it is occurring in a more organic way, 23 

not just exclusive to the housing agencies.   24 

And the second comment I'd like to make, I'd 25 
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like to just give a special shout out to Mark and Jeree 1 

on the superb work they've done.  Because I live in the 2 

Treasurer's Office, I've seen the processions back and 3 

forth between the executive office and Mark and Jeree.  4 

And it's hard for me to describe to you just now 5 

laborious, intensive, and dedicated that process was.  6 

It's what's gotten us to where we are today.  The 7 

Treasurer is very proud of the outcome.  Mark and Jeree 8 

should be very proud of the outcome.  And I wanted to 9 

make sure we gave them some special acknowledgment in 10 

that respect.   11 

MR. STIVERS:  Thank you. 12 

ACTING CHAIRPERSON GUNNING:  Thank you very 13 

much, Tim.  14 

Any other questions, comments by the Board?   15 

Anything to add?   16 

MR. STIVERS:  I would just like to thank 17 

Secretary Caballero for her service to CalHFA and to the 18 

State for so many years.   19 

I understand you're heading back to your 20 

hometown. 21 

MS. CABALLERO:  Thank you.   22 

MR. STIVERS:  I appreciate working and dealing 23 

with you over the years.  24 

MS. CABALLERO:  Thank you very much.  25 
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ACTING CHAIRPERSON GUNNING:  Thank you, Mark. 1 

--o0o-- 2 

Item 6.  Update and discussion on Statewide Housing 3 

Plan. 4 

ACTING CHAIRPERSON GUNNING:  Item No. 6, Update 5 

and Discussion on Statewide Housing Plan.  I believe 6 

there's a handout that was received by Board members.   7 

Lisa Bates. 8 

MS. BATES:  Good morning, Everyone.  Lisa Bates. 9 

I'm Housing Policy deputy director at HCD, and I am 10 

noting the interesting juxtaposition of agenda items.  11 

So we were very detailed in the TCAC regulations; now 12 

I'm probably going to take you out to about the 13 

50,000-foot level.  Then Laura will come in, bring you 14 

back down to ground on the UMR update.   15 

So there is a PowerPoint.  I don't know if 16 

you -- you have it there in front of you, okay.  17 

So briefly what I wanted to just be able to 18 

share with you is an update on where we are in the State 19 

Housing Plan.  For those of you who have been tracking 20 

it, we are a bit delayed, but I think we're back on 21 

track, and hopefully we have some really engaging 22 

information to share with you in January.  So today I'd 23 

like to give you a brief update.   24 

Although it hasn't been visible, we have been 25 
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working hard at trying to frame the narrative for the 1 

State Housing Plan.  We have been looking at a 2 

collection of data, testing our assumptions, and looking 3 

at evidence along the way.  As was sort of noted 4 

earlier, the bifurcation of our application processes 5 

also presents challenges with data, so the ability for 6 

us to get to a place where we have the data that we can 7 

better understand and utilize, I think, will be a 8 

paramount discussion as we work through the State 9 

Housing Plan.   10 

But as we were working earlier this year and 11 

throughout this year on the State Housing Plan, we 12 

wanted to take a step back and sort of evaluate our 13 

approach as well as our internal capacity in the 14 

development of the narrative.  And we actually hired a 15 

policy consultant who has really challenged us to think 16 

about building a plan that is very accessible and 17 

readable to the public.  It's very hard for the public 18 

to understand the five different agencies that are in 19 

the state providing housing service, let alone what we 20 

do and how we interact with the housing market.  And so 21 

it was refreshing to have someone who is a non-houser 22 

but a policy expert really challenging us to think about 23 

how we put together our data in a way that the public 24 

can quickly grasp in terms of the policy issues and 25 
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programmatic things that we need to consider.  1 

As I mentioned, the challenges are going to be 2 

data and also the fact that we do have a little bit of 3 

siloing going on at the State.  In fact, the federal 4 

government just released a report looking at federal 5 

programs and the fact that they're very much in program 6 

segments and that you can't get a picture of the whole. 7 

But nonetheless, we are continuing to chip away at the 8 

data and the information in our programs, and we have 9 

been developing an internal GIS capacity, which I know 10 

has been supporting Jeree and Mark in some of their 11 

presentations, so now we have better ways of displaying 12 

our investment visually.  13 

The goal of the plan, which would be slide two, 14 

is really to fulfill statutory requirements that were 15 

set forth in our statute.  But more than that, it's to 16 

show the broad context of housing issues, expenditures, 17 

policies, and outcomes and to make recommendations about 18 

how to best use our current and new financial resources, 19 

as well as try and lean a little bit into maybe some 20 

regulatory policy issues.   21 

In the framing of the larger context of 22 

California, we know that we have a large population that 23 

is not evenly distributed and thereby probably 24 

necessitates a little bit more varied or differentiated 25 
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approach in how we conduct our business and do our 1 

funding investments.  2 

In addition, we know that there is likely to be 3 

about another 1.8 million units that we're going to need 4 

to produce in the next ten years.  And as you can see 5 

from the slides that were presented, there's a lot of 6 

growth pressure inland and in the coastal areas.  And so 7 

what we're hoping that the Housing Plan will help also 8 

frame for us is how does California meet the demand for 9 

new housing in a more sustainable way and continue to 10 

strive for greater affordability, which is the bread and 11 

butter of what our four agencies are typically involved 12 

in.   13 

In creating the plan, we do have to come up with 14 

a number of how much housing need there is.  And we 15 

spent a considerable amount of time working with the 16 

Department of Finance, demographers, and economists in 17 

determining a reasonable estimate of the units needed in 18 

the next ten years.  We're concluding those discussions, 19 

but as the PowerPoint references, there is a need for 20 

1.8 million more units in the next ten years.  And to no 21 

surprise, we're under producing to meet that projected 22 

demand.  And we can't also forget the cost of -- the 23 

existing cost burden and affordability crisis that we're 24 

in as some of our lower income residents, 2.4 million 25 
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lower income households, are paying more than 50 percent 1 

of their income for housing.   2 

So I didn't put any more slides in there about 3 

data.  I know many of you are very well aware of the 4 

affordability issues in California.  I just wanted to 5 

mainly give a couple of slides to set the context and 6 

that, you know, we're going to be looking at 7 

government's role and how it relates in the housing 8 

system basically in two broad functions.  We are a 9 

regulator of certain activities, such as building 10 

standards and land use, through housing law and general 11 

plan development and the funding of housing programs 12 

that are increasingly designed to meet either 13 

affordability or sustainability.  14 

And you heard earlier from Mark his tension that 15 

he was having in the TCAC program as how far do we go on 16 

the sustainability issue, and so that is going to be a 17 

continued tension in the State Housing Plan in terms of 18 

how do we grow, meet the demand for growth, grow in a 19 

sustainable way, and meet our affordability goals.  20 

In addition to that broad work, we did also take 21 

a deeper dive into some policy areas that I just want to 22 

share with you and will be coming forth as part of our 23 

discussions in January.  One, we took a look at rural 24 

community issues.  And we've had a team of three working 25 
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for the last seven months on developing an analysis of 1 

what is happening to our rural communities and also farm 2 

worker housing issues.  And so that deeper dive is in 3 

conjunction actually with the Office of Policy and 4 

Research, as the Governor's Office is currently on tour 5 

across the state talking with rural communities about 6 

rural community issues.  Ours is focused more on 7 

housing.  So the complement of the work that Office of 8 

Policy and Research is doing plus us, our work will be 9 

informing the housing plan and the discussions early 10 

next year.   11 

We are also required to look at special needs 12 

populations.  We've done quite a bit of that work 13 

through our programmatic development of the veterans 14 

housing and homeless prevention program and also 15 

homelessness in general for our policy on chronic 16 

homelessness in the last few years.  In addition to 17 

that, we have contracted with CC -- the California 18 

Coalition for Rural Housing on a tribal needs housing 19 

study, the first ever across the state.  And so that 20 

data and that information will be available to us in 21 

December for discussion early next year.   22 

We will continue to look at housing preservation 23 

issues, working with CHPC.  Also, the Air Resources 24 

Board has an extensive study going on about displacement 25 
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with UCLA and UC Berkley, so that research will inform 1 

our thinking as well.  And then internally CalHFA and 2 

HCD are really scrubbing through our portfolios and 3 

taking a look at the risk from a preservation standpoint 4 

within the existing portfolios.   5 

On the land use side, you may be aware that 6 

there is a working group that was formed a few months 7 

ago with the League of Cities, CSAC, housing advocates, 8 

MPOs to really look at housing law.  And that process is 9 

well under way.  There's been about five meetings and a 10 

few more to go.  And we anticipate that through those 11 

conversations looking at some of our housing law, we 12 

will be informed with new thinking on some land use 13 

components that we could present to the plan next year.  14 

Preston, you talked about the Affirmatively 15 

Further Fair Housing Rule.  We are also looking at tools 16 

that we can use as a state to better understand how our 17 

investments are being made.   18 

One of the opportunities that Mark mentioned was 19 

working with John Powell's Haas Institute at Berkeley 20 

since they're sort of the forefathers of opportunity 21 

indexes, but also the State has a regional opportunity 22 

index that's been prepared through UC Davis, and so 23 

that's a very accessible tool that we've just started 24 

comparing all of the state housing data against that 25 
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tool and trying to figure out what does it mean from our 1 

investments that we've made to date.   2 

So toward the end of the presentation, I 3 

provided you a list of policy considerations that you 4 

may want to ponder between now and January.  These are 5 

the questions that we are wrestling with at the policy 6 

level and that we hope the plan will help inform.   7 

And then we also realize we need to get down 8 

into the programmatic level and really think through how 9 

does this 50,000-foot level translate to the activities 10 

in the programs, TCAC, CalHFA, HCD, all of us, how can 11 

that better inform our ability to better align our 12 

resources, as was mentioned before, and be more 13 

effective with the resources that we have.   14 

And so in January we would anticipate being able 15 

to come back either to this formal board or to some 16 

focus group, but we're going to start our conversations 17 

in January and February with a lot of information that 18 

we've been gathering high level and then also at the 19 

programmatic level with these policy questions in mind 20 

with the hope that we would have a draft for circulation 21 

later in the spring.   22 

With that, I'll stop and ask if you have any 23 

questions. 24 

ACTING CHAIRPERSON GUNNING:  Thank you, Lisa.  25 
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Any questions?   1 

I just had one.  On the first slide -- or the 2 

second one, growth forecast.  Did you take into account 3 

growth along the bullet train or housing needs for that? 4 

Have you thought that through?   5 

MS. BATES:  You know, that's a good question.  I 6 

will have to circle back with Department of Finance to 7 

see if they -- they take more of a demographic approach 8 

rather than an economic forecast, so my sense is 9 

probably this does not necessarily reflect the impact of 10 

the bullet train, but certainly that is something 11 

that -- I think this reflects just probably more the 12 

greater affordability in the Central Valley, but I will 13 

confirm that.  I haven't heard from any of the 14 

demographers or the economists factoring that into their 15 

forecasts.   16 

MS. FALK:  I was wondering on the policy 17 

considerations, I know it's important to take into 18 

account that there are limited housing resources, but 19 

are you going to address in any way ways to increase 20 

housing resources?   21 

MS. BATES:  I look at my boss. 22 

MS. RIGGS:  I think our focus is really at this 23 

time looking at how we can really better align our -- 24 

the programs, the existing programs, to ensure that 25 
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we're reducing administrative costs, duplication of 1 

things like collection of data, the joint application, 2 

things like that that can really reduce our collective 3 

overhead associated with the administration of programs. 4 

So I think that's really our focal point right now, 5 

things like taking the time to align the UMRs and the 6 

TCAC regulations and ensuring that they're as consistent 7 

as they possibly can be so we can marry those as well.  8 

And then I think also just looking at, you know, 9 

kind of really reevaluating the way that we utilize the 10 

resources that we have, asking -- I think the 11 

preservation route, questions about the financial 12 

efficiency of how we invest our resources, especially in 13 

high cost areas, whether, you know, there's -- as we're 14 

seeing -- not to pick on TCAC -- deals that are being 15 

subsidized at extraordinary amounts right now in high 16 

cost coastal areas.  Are we better suited in thinking 17 

about investing in preservation in those communities or 18 

emphasizing preservation?  Do we want to look at mixed 19 

income in order to utilize four percent tax credits 20 

better?  Obviously all of these have to be collective 21 

conversations, not just that we have within the four 22 

housing entities, but also with the broader stakeholder 23 

community.   24 

And so I was just going to, if I may, just thank 25 
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Lisa and her team.  This is a really daunting task, and 1 

there are some real difficult questions that I think we 2 

need to address, including the question of resources 3 

because, you know, for the time being we're not seeing 4 

any resources on the horizon.  So some of the questions 5 

that we're going to be asking are difficult ones that's 6 

really difficult to get to it with limited data or with 7 

limited capacity to access the data.  And so Lisa and 8 

her team are doing a really excellent job.   9 

But I think the next step is going to be 10 

engaging the broader community and asking some of these 11 

questions, you know, because I think there's some pretty 12 

important things that we need to evaluate in going 13 

forward and perhaps looking at the status quo.  We may 14 

want to reevaluate the status quo. 15 

MS. CABALLERO:  Along those lines, it occurs to 16 

me as I'm looking at the maps is part of this growth 17 

forecast is which comes first, the chicken or the egg.  18 

And so we know that the coastal region is more 19 

expensive, but what becomes an issue is what land use 20 

policies do those communities adopt and foster that 21 

either exacerbates the problem or that creates 22 

opportunities to actually build affordable housing.   23 

And so it just seems to me because the State is 24 

fairly complicated politically as well as, you know, 25 
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just kind of regionally, that we may need an overlay on 1 

this -- not to complicate it more, but -- that tells us 2 

a little bit about what are some of the best practices 3 

that are being utilized to build affordable housing.  4 

And to give an example, I had a recent conversation with 5 

a city council member from a community that I won't 6 

identify about what they did over the past 20 years to 7 

build affordable housing, and the answer I got was 8 

essentially, “Nothing.  Our problem isn't as bad as it 9 

is on the coast, right?”  I beg to differ, but there are 10 

communities that are pretty much the same size that have 11 

had inclusionary housing ordinance for over 20 years, 12 

have been building affordable housing without general 13 

fund dollars, putting their own money into affordable 14 

housing.   15 

So that as we start looking at limited funds, it 16 

seems to me that we want to reward those communities 17 

that have adopted policies that increase densities, 18 

decrease some of the regulatory burdens about what you 19 

can do and what you can't do.  So how you do that, I'm 20 

not sure, but that's going to be really important 21 

because you hear about coastal communities that will not 22 

allow construction over a certain number of floors, and 23 

you're going to need to if you're going to get the 24 

densities that you want.   25 
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And so it's not just how can we get resources to 1 

everyone, but it's how do you incentivize the 2 

expenditure of very scarce resources.  And so maybe 3 

it's -- I would like to know, for example, who has trust 4 

funds?  And some of those are businesses that have 5 

stepped up to develop and to create the trust funds, and 6 

that's -- so there may be a list of best practices that 7 

we want to look at and then kind of highlight as we look 8 

at where are we going to -- because the cheapest, 9 

frankly, is going to be to continue to build out in the 10 

Central Valley and have people drive two hours into the 11 

Bay Area because that's the job --  12 

MR. PRINCE:  We'll welcome them.  They can stay. 13 

MS. CABALLERO:  Well, but it flies in the face 14 

of all our recent greenhouse gas and vehicle miles.  And 15 

what's going to happen --  16 

MR. PRINCE:  The jobs could move to the Valley.  17 

MS. CABALLERO:  Oh, no, that's exactly right, 18 

but that's the question, is that how do we get those, 19 

that to happen, and then encourage people to live closer 20 

to where they're working.  And it's -- all of our 21 

patterns have been to the opposite.  Now, as we make 22 

this shift, to say we really want you to live closer to 23 

where you work.  Then you have more free time, more time 24 

to spend doing whatever activities you enjoy.  The 25 
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quality of life is better.  And whatever taxes comes 1 

with vehicle miles traveled, which is yet to be 2 

determined, right -- and that will happen through the 3 

general plan process because that's where OPR is going 4 

to be involved.  How do we incentivize and are we 5 

really -- this growth forecast, is this based on jobs 6 

that will be created?  I'm assuming that is what Finance 7 

is looking at.  Or is it -- is it population growth that 8 

we're seeing right now?   9 

MS. BATES:  It's more a demographic model. 10 

MS. CABALLERO:  Yeah, see I -- that demographic 11 

model, if you take it out ten more years, I'm not sure 12 

that those places that are marked in the orange are 13 

going to build what they need to build.  And you'll see 14 

those businesses leave or they'll go somewhere else, and 15 

so it -- somehow we've got to be able to create a 16 

framework that we're talking about, things where we're 17 

incentivizing and really keeping our economy going.  18 

Just my thought. 19 

MR. PRINCE:  Everything you just said makes me 20 

really sad for November 17th, but I'll keep that to 21 

myself.  So -- but what you're saying really resonates 22 

with me.  Thank you for this presentation.  I think it's 23 

really thoughtful.  What I'm a little fearful of is that 24 

it's looking at how do you take the -- work on the 25 
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programs to make them more efficient, but not 1 

necessarily getting to what you just talked about, which 2 

is what's the vision, what's the -- because I've spent 3 

the last two years at the federal level talking about 4 

how I think national housing policy is ideologically 5 

driven and not based upon sound policy, and so that's 6 

what I think we need to get to.   7 

I love the connection of housing to the 8 

greenhouse gases emissions.  That makes sense to me.  9 

Housing is always seen as antipoverty, and yet I don't 10 

know if we have policy that shows that we're actually 11 

making investments that lead to changes within families' 12 

income and the outcomes for children who are in that 13 

affordable housing.  So I think that there's this whole 14 

opportunity to ask the question of what are we trying to 15 

achieve with all of these investments?   16 

And then my last kind of thought about it is 17 

that it's also about the conversation that happens.  And 18 

I think -- I was just at FrameWorks Institute, and there 19 

were a bunch of PhDs from Harvard who are looking at 20 

what we say and then how is it -- what it triggers in 21 

people's minds.  And many times the things that we say 22 

support affordable housing actually trigger in people's 23 

minds the exact opposite and leads to, like, the 24 

valorization of the individual and about the 25 
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codification of housing as opposed to that housing has 1 

to be this network that we all are working together and 2 

has these outcomes that are really important.  And it 3 

leads to people saying, well, housing -- "I earned my 4 

house.  Why can't someone else?"   5 

And so I just think it's an opportunity to think 6 

about policy rather than just making sure the programs 7 

will work more effectively and efficiently.  But it's 8 

still exciting and I think ambitious to be done by 9 

summer of 2016.   10 

MS. BATES:  This is a beautiful conversation in 11 

that that's what we hope that this plan will invoke, is 12 

that broader policy context and then also include in 13 

that context the limited resources available.  14 

MS. RIGGS:  So if I can, just to address the 15 

Secretary's comments, I think we do have some tools in 16 

place, and I think what the hope for this plan can be 17 

then is to move us towards really connecting the dots.  18 

We all acknowledge that housing, that how we finance or 19 

construct and advocating for it is -- does not live 20 

isolation.  It does not exist in isolation, and we're 21 

really trying to connect the dots between educational 22 

outcomes, health outcomes, sustainability goals, all of 23 

those things.  And so we recognize that the decisions we 24 

make and the policy framework do not live in isolation. 25 

                    56



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      57 

 

 

 

  1 

We do have a number of tools in place that begin 2 

to move us in the direction of incentivizing or 3 

regulating towards ensuring that the right conditions 4 

are literally on the ground in local government.  And 5 

one of those that Lisa hears me talk about a lot is we 6 

have had on the books for a number of years now, through 7 

our housing element law, a requirement that local 8 

governments identify a sites inventory, and there's a 9 

requirement for them to demonstrate the ability to meet 10 

their RHNA goals through housing on a number of sites 11 

that they have identified and zoned for or made 12 

ministerial in terms of the entitlements on those sites. 13 

I think there's another step that we can take in order 14 

to really incentivize the use of the sites in a 15 

productive way, but we have -- local governments have 16 

gone through an exercise that does precisely what the 17 

Secretary is talking about, which is do the zoning, make 18 

it ministerial, set the foundation in place so that we 19 

have the ability to move forward on sites.   20 

Then the question really becomes how do you -- 21 

these are existing uses and these are, you know, 22 

difficult-to-develop sites.  These sites that have 23 

infrastructure deficiencies, you name it, the number of 24 

challenges that you may encounter on these sites, but 25 
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the reality is if we can move in a direction of creating 1 

policies that really support the utilization of the 2 

sites that the locals have already identified, you know, 3 

from a local discretionary perspective, they've 4 

identified these as the sites that they want to put 5 

forth, then perhaps we can really begin to move in that 6 

direction. 7 

MS. AVILA FARIAS:  I just want to thank you for 8 

the presentation.  This is a great overview of the state 9 

and what's happening for us at county levels.  I 10 

apologize, I'm fighting bronchitis so sorry if I cough 11 

in between half breaths here.  12 

But I agree with Secretary Caballero.  I think 13 

the housing element, we just had in Contra Costa County 14 

and Alameda County a housing regional workshop.  And, 15 

you know, a lot that's stepped up from these agencies 16 

were the fact that we have this housing element but yet 17 

there's no enforcement in production of what we say 18 

we're going do in those documents.  And I think a first 19 

step in public policy is why create a document if 20 

there's no state enforcement and, you know, cities 21 

aren't creating their fair share, which is exasperating 22 

this regional problem and statewide problem with the 23 

lack of affordable housing.  24 

Aside from the land use that we need to have 25 
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done, the for-profit builders come in, you know, again 1 

with disregard to the housing element, and the 2 

policymakers brand these land uses for fair market rate 3 

housing.  So I think there's a lot of policy work that 4 

needs to be done on enforcing that housing element and, 5 

as she stated, incentivizing for the municipalities the 6 

reason to build affordable housing and not just build 7 

fair market rate housing.  So I definitely think this 8 

Board should have some leadership in that role as well, 9 

in trying to move that public policy. 10 

ACTING CHAIRPERSON GUNNING:  Tim. 11 

MR. PRINCE:  I'm sorry, one last -- a couple of 12 

last comments -- oh, I'm sorry. 13 

MR. SCHAEFER:  As most of you know, I'm not a 14 

housing expert.  I'm a refugee from the private sector, 15 

having been an adviser to government for 40 years.  This 16 

conversation from the director, the Secretary, resonates 17 

with me a great deal because I, over those 40 years, 18 

have stood in front of some planning commissions and 19 

city councils and listened to this dialogue.   20 

And one of the things that I've discovered in 21 

those travels that is missing is something that our 22 

office recently did that I would encourage all of you to 23 

take a look at.  It was a guest article written by a 24 

Southern California housing economist by the name of Joe 25 
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Janczyk.  He talks about I -- and I will not do this 1 

justice, so it will be abundantly obvious to you that 2 

I'm not an economist when you hear me say this.  He says 3 

that, in fact, folks who get set up in these situations, 4 

where they are commuters from Tracy to the Bay Area or 5 

from the Antelope Valley to the eastern end of the San 6 

Fernando Valley, are actually making an economic choice 7 

that's equivalent to taking a part-time job.  I can live 8 

in the Antelope Valley and afford to put my family in 9 

this idealized single-family home if I'm willing to take 10 

on part-time employment, and that part-time employment 11 

is spending five hours a day in my automobile.   12 

And his view is -- and again, I may not do this 13 

complete justice, but I would ask you to take look at 14 

this.  You'll find it in the Treasurer's most recent 15 

online newsletter.  His view is that until we break the 16 

back of that economic phenomenon, we won't really make 17 

any meaningful dent in all of this.  It's not just a 18 

question of dealing with the incentives for the 19 

development community for local government officials, 20 

but also for the consumer that makes that choice to take 21 

on that part-time job, as he describes it.  22 

I would just encourage everybody to take a look 23 

at it.  It's thought provoking.  Parts of it you may not 24 

agree with, and there are parts of it I don't 25 
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necessarily agree with, but the point is to make it 1 

provoke thought and help us stimulate -- stimulating 2 

thought processes about how to make this better, given 3 

the leadership of HCD and this good work that's 4 

undergoing right now as well as the role that we play. 5 

ACTING CHAIRPERSON GUNNING:  Thank you, Tim. 6 

MR. PRINCE:  Yeah, and I think you raised a very 7 

good point, and I -- the whole issue of what the impact 8 

design has is so important, right?  And there's a group 9 

in Vancouver, Canada, that's looking at the happiness 10 

factor that results from design, and they are actually 11 

able to talk about how many doors that lead into a 12 

shared area, right, that that leads to a different sense 13 

of community.  And so it really should affect as we do 14 

density, how we can do density in a way that leads to 15 

the interactions that lead people to be happy and 16 

therefore maybe choose that over the two-and-a-half-hour 17 

commute to Antelope Valley.  Because I think -- that was 18 

the first thing I was going to say, is design does 19 

matter, so I'm hoping this looks at the design factors.  20 

I think you brought up something really 21 

important, which is wellness.  I would love to figure 22 

out how do we connect housing with health clinics and 23 

things like that.  You know, it's just the numbers are 24 

staggering of the number of kids who are not getting 25 
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healthcare.  You know, in Fresno 70 percent of the kids 1 

under the age of 12 have never been to a dentist.  Not 2 

that they don't go twice a year, they never have been 3 

once.  And so we've got to figure out ways to connect 4 

housing with the health, the lack of prenatal care for 5 

mothers, and the impact that's having on premature 6 

births in the Valley.  I think also Oakland has really 7 

high numbers.  So think that connection to wellness 8 

centers or wellness and think about clinics.  9 

I love it that you're looking at land use.  To 10 

me it's not very -- I don't know the right words.  It's 11 

not very sexy, right?  It's like -- but the reality is 12 

everything that's come out of land use decisions and 13 

poor land use decisions, have led to segregated 14 

neighborhoods and to unhealthy environments.  So we've 15 

got to look at land use, so I'm glad that's at the top 16 

of what you're doing or it's on the list of priorities.  17 

I know Tia whispered in my ear about some of the 18 

other maps that you have about the disparate impact on 19 

African American and Latino communities.  There's a 20 

statistic in Fresno that's really frightening, is that 21 

if you are white and born in Fresno, you have an 80 22 

percent chance of reaching the age of 60, but if you're 23 

colored and born in Fresno, you have a 60 percent chance 24 

of reaching the age of 60.  I think housing can affect 25 
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that.  You have to think about land use and housing as 1 

creating these healthy places.   2 

And so I think that's what you guys are doing.  3 

I don't think our numbers are probably that different 4 

from other places.  The negative impact is happening on 5 

communities of color.   6 

And then I also heard loud and clear the issue 7 

about different markets.  Fresno and the Valley is not 8 

the -- is not Santa Clara or Santa Barbara, right?  The 9 

policy issues that are confronted in those areas are 10 

different, but I do think that’s just as important in 11 

the Valley, just as important on the Coast, so it's 12 

really understanding what those different issues are and 13 

thinking about what are the different tools that each 14 

needs.   15 

I think we would love to have gentrification, 16 

right, in the Valley, but for us the bigger issue is how 17 

do we address the overwhelming concentration of poverty 18 

through housing, right, so -- which is different than 19 

trying to address affordability in Santa Barbara with 20 

half a percent vacancy rate, right?   21 

So, again, I think that this is a great 22 

opportunity to look at the very complex -- we've used 23 

that word several times -- the complex issues of 24 

California and housing. 25 
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ACTING CHAIRPERSON GUNNING:  Great comment, 1 

Preston.   2 

Ms. Director. 3 

MS. BOATMAN PATTERSON:  This kind of 4 

conversation is exactly what I wanted to have HCD 5 

present, is that we've been having these conversations 6 

at staff.  We've been looking at the data.  We've been 7 

rolling it out, but we wanted to present you with it so 8 

you could start engaging and being a part of that.  I 9 

have seen more collaboration between CalHFA, HCD, TCAC, 10 

CDLAC than I have seen in a number of years.  And the 11 

Board may not realize this, but all of CalHFA's lending 12 

programs statutorily are to be consistent with the 13 

Statewide Housing Plan.   14 

And so to make sure that the data that they have 15 

and that we are listening to that data and understanding 16 

how we make those investments and how those investments 17 

are impacting real people, I think that is so important, 18 

because we often just measure our performance by the 19 

number of units produced.  But are we putting those 20 

units in the right places?  Are we impacting the lives 21 

that we should be impacting?   22 

When Lisa first presented the data on some of 23 

the impacts that our black and brown communities have in 24 

the state of California, I think Preston was right on 25 
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when he started talking about affirmatively furthering 1 

fair housing because are we making investments that 2 

we're actually causing disparity in certain communities?  3 

And we have not gone back and reviewed the data 4 

to know how we're investing our money, so I have to tell 5 

you, I don't think our Governor's interested in putting 6 

more money or resources into housing until we know how 7 

we're investing it now.  And so there's research that 8 

needs to be done.  There's data that needs to be 9 

gathered.  And then there's analysis that needs to be 10 

made before we make a conclusion.   11 

So we all know that we don't have enough 12 

resources.  We all know that we need more resources, but 13 

the analysis that we need before we get to that 14 

conclusion has not been done.  We are so busy chasing 15 

and chasing and chasing that we never go back and stop 16 

and review the data of our programs that have existed to 17 

see how well or how they didn't do well so that we can 18 

then go back and tell our story.   19 

And so I'm very glad for Lisa to be here to be 20 

able to start sharing some of this and hope this is 21 

helpful, and I hope we continue to have this 22 

conversation.   23 

MS. BATES:  It's fantastic.  Thank you.  24 

ACTING CHAIRPERSON GUNNING:  Great.  Thank you, 25 

                    65



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      66 

 

 

 

Lisa. 1 

--o0o-- 2 

Item 7.  Update and discussion on the California 3 

Department of Housing and Community Development 4 

(HCD) Uniform Multifamily Regulations.  5 

ACTING CHAIRPERSON GUNNING:  Item No. 7, update 6 

and discussion on the multifamily regulations.  Thanks, 7 

Laura.   8 

MS. WHITTALL-SCHERFEE:  Good morning.  This will 9 

be quite a shift from the policy discussion.   10 

We're now going to discuss the uniform 11 

multi-family regulations that are really the core of our 12 

underwriting guidelines at Housing and Community 13 

Development.  The UMRs, as we refer to them, were 14 

adopted in 2003, and they were really designed to help 15 

determine what our underwriting parameters were going to 16 

be for the new, then, MHP program, the multi-family 17 

housing program.   18 

But now we use the UMRs as our underwriting 19 

guidelines for most of our new programs.  In fact, the 20 

veterans program and the Affordable Housing and 21 

Sustainable Communities program borrowed from the UMRs 22 

and supplemented with some changes that they really 23 

wanted to see in those programs that either were not 24 

addressed in the UMRs or needed to be changed in the 25 
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UMRs.   1 

So about two years ago, we started a concerted 2 

outreach to try to come up with recommended changes.  3 

Because, as everybody is aware, there have been a lot of 4 

changes in the real estate industry and the 5 

underwriting, in particular multi-family programs and 6 

projects since 2003.  The industry has changed greatly. 7 

And the programs that we administer using the UMRs have 8 

really grown and are much more diverse than what MHP was 9 

in 2003.   10 

So during the last years, we have done a 11 

substantial amount of outreach.  We have participated in 12 

probably ten workshops and conferences throughout the 13 

state.  We've also been asked to speak individually to 14 

various groups and boards.  And we also conducted a 15 

focus group in June of this year where we asked a 16 

cross-section of our stakeholders to give us some 17 

feedback on the UMRs.   18 

And then last, but not least, about a month ago 19 

we conducted a cross-sister-agency discussion where we 20 

invited CalHFA, CDLAC and TCAC to come discuss with us 21 

what we were proposing to try to see if there were ways 22 

that we could be closer aligned to the parameters that 23 

TCAC was looking at, the changes TCAC was looking at.  24 

Also California Housing Finance Agency with the new loan 25 
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programs, did our URM changes help or did our URM 1 

changes hinder, and how could we adjust those changes to 2 

be more -- more collaborative and more helpful in trying 3 

to achieve a broader state mission.  4 

And those conversations were very, very helpful 5 

because they really helped us tweak some of the UMR 6 

changes that we were looking at.  We had a lot of 7 

discussion amongst the four agencies with regard to what 8 

our goals are, what our mission is, what our purpose is, 9 

both separately and together, so it was a very, very 10 

positive collaborative discussion.   11 

So one of the realities that HCD faces is that 12 

we typically award funds through a NOFA process, through 13 

the Notice of Funding Availability.  It's a competitive 14 

process, and it is with -- almost without exception 15 

oversubscribed.  We generally are oversubscribed at 16 

least two to one with every round of funding that we 17 

have.   18 

The veterans was probably the exception to the 19 

rule, but that is also because we see sometimes with the 20 

first round of a new program, that we are not fully 21 

subscribed.  But we expect that the second round will 22 

definitely be oversubscribed.   23 

HCD wants to encourage affordable housing.  And 24 

over the years our funds have gone towards really 25 
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deepening the affordability in the projects that we 1 

fund, and these are all things that we need to keep in 2 

mind when we are looking at our UMR revisions.   3 

I didn't want to go through every UMR revision 4 

that we're thinking of making because this would 5 

literally take hours, and we don't want to waste your 6 

time, but I do want to touch on some of the more -- 7 

they're not more important, but they were the proposals 8 

that we think are going to generate the most input and 9 

the most feedback.  What we're doing is we intend to 10 

propose our changes based on what we truly think would 11 

be in the best interests of both HCD's programs and the 12 

state programs as a whole.   13 

One of the changes we want to make is currently 14 

we have limitations on the cash flow that's allowed when 15 

you underwrite.  There are three limitations that are 16 

currently allowed, one being the first year you can't 17 

have more than 10 percent -- you're limited to 12 18 

percent of operating expenses, or you're limited to the 19 

amount that's necessary for the loan to pencil for 15 20 

years, or you're limited to a 1.2 debt service coverage 21 

ratio.  And these limitations were based largely on the 22 

premise that we were funding projects that were 40 23 

percent AMI, 50 percent AMI.  This really predates a lot 24 

of the special needs/chronic homeless focus that has now 25 
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become part of HCD's lending programs.   1 

So we're proposing to change those limitations. 2 

 We're proposing to allow the debt service coverage 3 

ratio to drop below 110 when there's an operating 4 

subsidy.  We are proposing to allow the cap to be 5 

exceeded -- and this is the 12 percent operating expense 6 

amount -- if it's necessary to pencil -- for the project 7 

to pencil out for 20 years.   8 

And we're also looking at changing the UMRs so 9 

that we can sweep excess cash if needed and that's the 10 

way to satisfy the 1.2 debt service coverage ratio.  11 

What we're trying to do is allow projects to have debt 12 

coverage ratios that are more flexible and take into 13 

account what type of tenant that you're trying to serve, 14 

especially as we focus on trying to eliminate 15 

homelessness and try to help chronic special needs 16 

populations.   17 

The other issue that we know will be very, 18 

very -- we'll have a lot of feedback on is the issue 19 

revolving around senior balloon loan payments.  We've 20 

heard from endless number of stakeholders that balloon 21 

loans, especially in large urban communities, are very, 22 

very important, that this is how the industry 23 

underwrites.  One of our concerns is that right now we 24 

are at an all-time low interest rate level and that 25 
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interest rates are expected to increase.   1 

The other concern we have is we are typically a 2 

residual receipt lender.  We are not a first lien 3 

lender.  So we put our money in knowing that we are 4 

serving populations, but that by and large we're not 5 

basing it on a loan to value ratio.  There's no 6 

expectation that we're going to be repaid just out of 7 

the general debt that encumbers the property.  So we've 8 

been asked to consider allowing balloon loans on 9 

projects where there is HCD funding.  And we have 10 

struggled to receive from anybody how we should evaluate 11 

whether or not those balloon loans make sense from a 12 

residual receipt lender who's trying to keep projects 13 

very, very affordable.   14 

So what we've come up with is -- are basically 15 

two proposals.  One is to do what a lot of other states 16 

currently do, which is to agree to a balloon loan if 17 

HCD's regulatory agreement would be recorded senior to 18 

the senior loan documents, only the regulatory 19 

agreement, not the deed of trust.  And the other is to 20 

agree to a balloon loan if the borrower is refinancing 21 

on a project that already has HCD funding and HCD is not 22 

putting new loan money in.  If we are contributing no 23 

new money to a deal and our -- the only thing we are 24 

doing is rolling over our loan, we would allow a senior 25 
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loan.  We would also look to the senior lender in those 1 

situations for doing a lot of the basic underwriting to 2 

make sure that the balloon loan makes sense.   3 

But one of our concerns is that while a lot of 4 

senior lenders look to a repayment of their loan, we 5 

also look to making sure that there is sufficient money 6 

to rehabilitate the project in year 15.  And we want to 7 

make sure that that doesn't get overlooked when you're 8 

considering a balloon loan in a rising interest rate 9 

market.   10 

Another issue that has been a very lively one in 11 

our discussions revolves around the developer fee.  And 12 

this was where the conversation with TCAC, CDLAC, and 13 

CalHFA was very, very helpful.  Right now HCD limits 14 

developer fee.  And I've heard from participating on the 15 

CalHFA and from stakeholders that their concern is our 16 

developer fee limit of 1.2 million as too limiting.  So 17 

we recognize that, and we are proposing to increase the 18 

amount of our developer fee to what TCAC allows for in 19 

nine percent deals.  That's currently 1.4 million, but I 20 

believe it's going up.   21 

The other thing that we're agreeing to allow is 22 

on four percent deals, we are proposing to allow the 23 

addition of any deferred developer fee and basis.  And 24 

this is to try to align ourselves more closely with what 25 
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TCAC is proposing.   1 

There has also been a lot of concern with regard 2 

to the asset management fee limit.   3 

And I think, Preston, this might resonate with 4 

your more rural community.   5 

Right now the asset management fee is limited to 6 

$12,000 a year.  Back in 2003, that was the amount set 7 

then, and there was absolutely no allowance for any 8 

increase.  There was no CPI index increase.  It was just 9 

set at a flat 12,000, so it's been $12,000 a year since 10 

2003.  The only exception was if a local funder had a 11 

policy that specifically was spelled out in the approved 12 

resolution and allowed a higher amount.  We've typically 13 

seen this in San Francisco.  San Francisco will allow 14 

$50,000 a year for an asset management fee.  But it has 15 

really limited other communities.   16 

We understand that that is not enough.  We want 17 

to standardize the limit throughout the state and 18 

increase the amount that is allowed in the UMRs to 19 

$30,000.  There was a lot of discussion in our 20 

stakeholder groups regarding, you know, whether we 21 

should allow specific amounts for four or five different 22 

set fees, and we just decided in the end that we don't 23 

want to get involved in setting set amounts, you know, 24 

for developers and equity investors and banks to agree 25 
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to.  We just want to have a bulk number and then allow 1 

the people that should be making those decisions to make 2 

the decisions on their own on that specific project.   3 

We're also considering allowing some accrual.  4 

We haven't really set whether that would be a two to 5 

three year accrual or maybe up to five years of accrual, 6 

but we've heard people tell us that accrual is very 7 

important because it gives them the incentive to try to 8 

improve year after year.   9 

We've also had a lot of input regarding 10 

supportive service costs.  Right now our service 11 

coordination is allowed as an operating express, but 12 

other similar service-related costs are only payable out 13 

of sponsor distributions, so they're only allowed below 14 

the line.  Since more and more of our programs focus on 15 

helping the chronic homeless and special needs 16 

populations, that seems short-sighted in 2015.   17 

So what we are proposing is that we increase the 18 

amount substantially for programs that are trying to 19 

help chronic homeless and that are supportive housing 20 

programs and broaden the eligible cost categories.  We 21 

are trying to set base limits more and on a per unit 22 

basis as opposed to a per project basis.  This was one 23 

of the more recent comments that we received and that 24 

was that looking at something just on a project basis 25 

                    74



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      75 

 

 

 

was not enough.  We needed to see how many units within 1 

that project need the services that we are being asked 2 

to allow.   3 

And then we also are going to add an index for 4 

inflation.  That is one of the easy lessons learned from 5 

the original UMRs, that you need to always allow for 6 

inflation.   7 

The other thing that we intend to do is to 8 

revise these UMRs and revisit them every five years, at 9 

least, not wait for 12 years to pass before we proceed 10 

with the next UMR revisions.   11 

We also are looking at borrower organizational 12 

structures.  Over the years, we've heard frequently that 13 

our limit to allow a structure to be limited to three 14 

layers before you get to the sponsor is a problem.  And 15 

now we understand that with some of the IRS rulings and 16 

some of the ways the equity investors are structuring 17 

deals, that really four layers is the current standard. 18 

 And so to facilitate those discussions, we are 19 

recommending that we allow four layers, not three.  And 20 

we're hoping that that is really going to help reduce 21 

the conversations that happen around the permanent close 22 

with how the organization is structured.   23 

The other area that we are borrowing heavily 24 

from TCAC on is our LP, limited partner, exit 25 
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transactions.  Right now the equity investor agreements 1 

often include a demand to use reserves to pay for exit 2 

costs.  And one of the things that we are considering is 3 

requiring that there be a purchase option that includes 4 

cash assets in the purchase price and that reduces the 5 

potential for other exit costs.   6 

Right now we see a lot of borrowers as we get 7 

close to year 15, because of the way our current 8 

structure exists, they come in, and they want to spend 9 

money to do rehab, but it's not necessary rehab because 10 

they want to save that for when they restructure the 11 

deal down the road.  So they come in, and they do a lot 12 

of superficial rehab, saving the more extensive rehab 13 

like systems and -- largely systems like HVAC systems or 14 

re-doing parking lots or really going in and doing a lot 15 

of new units or cabinets and things like that.   16 

And what we want to do is we really want to see 17 

that money stay in the deal.  We want to see that money 18 

belong to the project, not to the investor because there 19 

needs to be the incentive to have the rehab be done when 20 

it should be done and not have it just be money that 21 

needs to be spent at the exit of the deal.  So we are 22 

looking very much to what TCAC has proposed, and we are 23 

coordinating with them and talking to them about how we 24 

can work our limits to work well with their limits.   25 
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Replacement reserves have also been a big issue. 1 

Right now we have a $600 a unit replacement reserve.  2 

And we have a lower plug number for rehab, but what 3 

would happen is we could come in, do the underwriting, 4 

and then when the deal needed to close, the physical 5 

needs assessment would show a much higher rehab need, 6 

and then all of a sudden we would increase the reserves, 7 

and it would cause a lot of problems towards the end of 8 

the -- towards conversion to perm.   9 

So we're proposing to keep the $600 for new 10 

construction, but we've also heard some conversation on 11 

that, so we're open to discussion.  I know CalHFA has a 12 

$500 limit, and the last two deals that were presented 13 

to the board for approval did have $500.  Those were 14 

rehab deals.  They were not new construction.  But we're 15 

finding that we do have requirements that are very 16 

similar to CalHFA on the replacement reserves.   17 

For rehabs we would use a similar number as our 18 

plug number for new construction because, as I just 19 

said, the two deals that came to CalHFA were at $500.  20 

So since we agree with the same premise, that the 21 

physical needs assessment should direct what the 22 

reserves should be and should go into the calculation of 23 

how to formulate those reserves, we think that we will 24 

end up very, very close to what CalHFA agrees to use if 25 
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not the same.   1 

And then there are scattered site projects.  We 2 

have struggled with the scattered site project issue, as 3 

I know HUD has also struggled with trying to work with 4 

scattered sites.  So our proposal is to use a process 5 

very similar to what was adopted with AB 1699, but we 6 

want to give us some more flexibility than we provided 7 

in AB 1699.   8 

We do want to see a single owner and a single 9 

property manager.  We want to see one senior hard debt 10 

lender, and we would like to see a single audit and 11 

annual report covering all the sites.  HCD needs to be 12 

secured against all the sites, but not necessarily in 13 

the lien position that we were on the couple of sites 14 

that maybe are part of this larger scattered site 15 

project.  And we must be named on the insurance for all 16 

of the sites.   17 

Our purpose behind the scattered site UMR 18 

proposal is that we want to encourage scattered sites.  19 

We want to encourage equity investors to get involved in 20 

small projects that might not otherwise have equity 21 

investors interested in them.  But we also recognize 22 

that the real benefit to these scattered sites comes 23 

from having the single audit, having these sites be run 24 

as a single project as opposed to them needing four or 25 
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five separate audits, four or five property managers, 1 

and different lenders on every site.  That, to us, takes 2 

away the efficiencies and the economies of scale that 3 

are supposed to be inherent in the whole scattered site 4 

concept.   5 

And those are the major changes.  There are a 6 

lot of other changes, and I'd be happy to hear from any 7 

of you if you have specific issues that you didn't hear 8 

me talk about today that you think are largely necessary 9 

in the UMRs.   10 

One of the goals we do have is that we don't 11 

want to include new regulations in UMRs.  We want to use 12 

this as an opportunity to improve the UMRs.  The UMRs we 13 

hope to have out for public comment in January.  That 14 

will be a 45-day public comment.  We're optimistic that 15 

because we've done so much foot work that there will 16 

only need to be hopefully one 45-day public comment 17 

period followed by a 15-day for minor changes and 18 

recommendations.  However, if we do get a lot of 19 

feedback and that feedback results in major changes, 20 

that could lead to more 45-day comment periods.   21 

Our goal is to go out to the public for their 22 

feedback after we go through our internal process in 23 

mid-January with the hope that we could have these ready 24 

to roll out in final form and be adopted and used at HCD 25 
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by July 1st of 2016.  It's been two years.  It's been 1 

over two years.  So it's -- we understand it's long 2 

overdue, but there's been a lot of thought and planning 3 

that's been going into this.  And hopefully this will 4 

set the stage so that next time we do this -- five years 5 

from now when we're reviewing the changes that need to 6 

be made, it will be a much faster, more expeditious 7 

process. 8 

ACTING CHAIRPERSON GUNNING:  Okay, thanks, 9 

Laura.   10 

Comments?  Questions?   11 

All right, thank you. 12 

MR. PRINCE:  I have one, I'm sorry.   13 

There's lots of things you raised I think are 14 

totally fascinating.  The one that I'm probably the most 15 

fixated on is the debt service coverage issues.  And so 16 

I'm a proponent of higher debt coverage ratios, right?  17 

Because if you actually look at when we do our analysis 18 

and we say income is going to go up by X percent and 19 

expenses are going to go up by something, then it 20 

always, like, goes negative at some point, right?   21 

And when you look historically at it, I think 22 

that we underestimate -- we underestimate the increase 23 

in costs, and we overestimate the increase in income.  24 

And so I think it kind of flips earlier.  And so to me 25 
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the debt coverage ratio is the one place where an owner 1 

can make sure that they're, you know -- if they're 2 

not -- we underwrite to that very low debt coverage 3 

ratio, we maximize the debt, I think what happens is it 4 

puts properties at jeopardy earlier.  So I just think 5 

look at the debt coverage ratios.  It's important.  What 6 

I think I heard you kind of say on the special needs, if 7 

I heard it right, is that you can go to a lower level if 8 

there's operating dollars or something?   9 

MS. WHITTALL-SCHERFEE:  If there's operating 10 

subsidy.  We're proposing a 110 if there's an operating 11 

subsidy.  So what would be your feedback for --  12 

MR. PRINCE:  Yes, so in the 24 tax credit builds 13 

that we've done in Fresno since I've been there -- I 14 

think it's 24 -- we have permanent debt on two, maybe 15 

three.  So I think debt coverage ratios, you know, I 16 

think if we're really going to serve our properties and 17 

make sure that they are going to be affordable for the 18 

longest period of time, that we should have no hard 19 

debt.  And then if we are going to have hard debt, our 20 

debt coverage ratios need to go higher.  I would do 21 

1.25, if not higher, to make sure that we don't have a 22 

property in jeopardy in a shorter period of time.   23 

I think that that really holds true to four 24 

percent rehab deals, which -- and I meant to bring this 25 
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up with Mark.  The only one tax credit deal that's 1 

suffering in Fresno in our portfolio was a four percent 2 

deal done before I got there.  But four percent deals, I 3 

think, they historically -- and I'd love to hear what 4 

investors are saying because when they look at investing 5 

in rehab four percent deals, I think that they struggle 6 

with it, right?  It not their highest priority.  I think 7 

it's because they go negative way early, much earlier 8 

than expected.   9 

So I just think that it's one of those -- it's 10 

an item I would look really hard at.  And you have 11 

historical data, right?  I would look at what's 12 

happening with real properties, whether income is really 13 

going up, whether expenses are really going up and have 14 

a historical look at how do we make sure properties 15 

sustain themselves for a long period of time.  16 

MS. WHITTALL-SCHERFEE:  I think one of the 17 

feedback comments that we received was that people did 18 

not want us to limit the penciling of the deal to 15 19 

years, which was historically what we did as part of the 20 

earlier UMRs.  They wanted to go out 20 years.  So that 21 

was coupled with the 1.2, where we were headed.  But we 22 

will take a look at your comment about the 1.25.   23 

And I would encourage all of you who are 24 

interested to give us feedback and comments when we do 25 
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go out for public comment period. 1 

ACTING CHAIRPERSON GUNNING:  All right.  Thank 2 

you, Laura. 3 

Why don't we take a five-minute break.  4 

(Recess taken.)  5 

ACTING CHAIRPERSON GUNNING:  All right.  Can we 6 

get going.   7 

Before we get going, we do want to acknowledge 8 

that AnaMarie has joined us.   9 

--o0o-- 10 

Item 2.  Approval of the minutes of the September 10, 11 

2015 Board of Directors meeting.  12 

ACTING CHAIRPERSON GUNNING:  And I think we have 13 

one vote on the minutes, JoJo, so if we could wrap that 14 

up.  So it's open roll to approve the minutes. 15 

MS. OJIMA:  Approval of the minutes. 16 

MS. AVILA FARIAS:  Approve. 17 

MS. OJIMA:  Thank you very much.   18 

The minutes have been approved.  Thank you. 19 

ACTING CHAIRPERSON GUNNING:  All right.  Thanks, 20 

JoJo.   21 

--o0o-- 22 

Item 8.  Overview and discussion on underwriting and 23 

sources of financing Multifamily Projects.  24 

ACTING CHAIRPERSON GUNNING:  Okay.  Item No. 8. 25 
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 Tony, Jim. 1 

MR. SERTICH:  Good morning, Board. 2 

ACTING CHAIRPERSON GUNNING:  It's almost 3 

afternoon.   4 

MR. SERTICH:  I know.  I looked at the clock to 5 

make sure. 6 

ACTING CHAIRPERSON GUNNING:  Okay. 7 

MR. SERTICH:  Now that you've heard from our 8 

state housing partners on what they have been working 9 

on, we wanted to give you an update on what we have been 10 

doing on the multifamily side since I've come over to 11 

this side about six months ago, and a lot of it was done 12 

before that.  I'm going to continue the roller coaster a 13 

little bit, starting high level and diving into a few 14 

things a little deeper.   15 

So first of all, I want to thank Jim Morgan, the 16 

chief of multi-family lending; Chris Penny, chief of 17 

asset management; and all of their staff for being very 18 

helpful in getting me up to speed on our multi-family 19 

programs and being very willing to make changes that 20 

I've tried to since I've come on.  And as we go through 21 

this, please feel free to ask any questions.   22 

So what I really wanted to do was go over the 23 

high level goals of our multi-family group and then some 24 

of the things that we've seen over the last few months 25 
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and then dive down and do a case study on a project that 1 

closed last month and how some of the other changes and 2 

issues that we've been dealing with have come to 3 

fruition on that deal.   4 

First, I wanted to talk to our general 5 

multi-family goals.  So the large goal is to increase 6 

the availability of affordable rental housing throughout 7 

California.  There's four main tools we have to do this 8 

currently.  One is financing preservation of affordable 9 

housing, affordable rental housing.  The second main 10 

tool that we use is to provide very high quality asset 11 

management services to ensure a safe and decent housing 12 

environment on our projects.  Third, we want to continue 13 

our strong underwriting and efficient loan processing to 14 

preserve CalHFA's financial strength once we make the 15 

loans.  And fourth, and I think it's become very 16 

important lately, is partnering with other housing 17 

entities, whether it be state, local, federal, or 18 

private entities, to best utilize our resources, housing 19 

resources, across the state.   20 

CalHFA is in a unique position because we're the 21 

State's housing lender.  We -- while we get involved in 22 

policy, we're not really on the front end of the policy 23 

and our -- what we find is that our main competition is 24 

going to be commercial banks.  Because we don't drive 25 
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the policy, we're just doing the lending, the banks have 1 

a few advantages over us.  They're funded with deposits, 2 

and they also have CRA requirements which allow them -- 3 

or force them to invest in community, which is a good 4 

thing for the policy side, but generally they're much 5 

more short-term focused.  They like doing the short-term 6 

loans.  They don't always like doing the permanent 7 

lending, which we enjoy doing.  That's our bread and 8 

butter.  9 

However, in the past few years it's been a very 10 

weak tax-exempt bond market, which is how we get our 11 

funds to lend out.  There's sort of two factors to that. 12 

One is the general municipal bond market has been very 13 

difficult over the last seven or eight years, since the 14 

2008 crisis.  And second, with low interest rates, the 15 

tax exemption that we rely on has no real value in the 16 

marketplace.  17 

However, we do think we do have several 18 

advantages that we are trying to maximize.  We are 19 

mission driven, housing focused, which really -- we have 20 

a clear mission.  We have a clear focus.  We don't get 21 

distracted by nonhousing items that may come up at banks 22 

or other private entities.   23 

Our governmental partnerships that we've 24 

developed at all levels are really focused on trust, and 25 
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we've seen that we're trusted by HUD.  We're trusted by 1 

U.S. Treasury.  We're trusted by local housing entities. 2 

And we're trying to build on that trust and build those 3 

relationships.   4 

We do have a statewide focus.  A lot of the 5 

banks are focused regionally for CRA purposes because 6 

they're local banks.  We'll do deals in Fresno.  We'll 7 

do deals in Los Angeles.  We'll do deals in Arcata.  8 

We'll do deals all across the state.   9 

The other advantage that we're -- that we have 10 

is we do have a pot of subsidy funds that's allocated 11 

solely for affordable housing.  That gets back to the 12 

subsidy fund policy we provided at the last meeting.   13 

However, that's being mitigated to some extent 14 

by the banks also investing more in affordable housing 15 

with their Department of Justice settlement funds that 16 

they have had to provide.  The lot of the large banks 17 

have large settlements that they have to reinvest in the 18 

community due to the foreclosure crisis, and so they're 19 

using that and reinvesting in housing, which is a good 20 

thing.   21 

As part of this process to determine where 22 

our -- what improvements we can make to be more 23 

competitive in the environment, we engaged Sean Spear of 24 

1410 Partners to do a process review, review our 25 
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processes, policies, procedures, and see where we can 1 

improve.   2 

Four main recommended improvements:  The 3 

creation of a credit officer position, which we're 4 

working on recruiting for and identifying the correct 5 

scope for that position; to create formal 6 

cross-divisional loan review teams, which would include 7 

our finance, legal, asset management, multi-family, and 8 

accounting groups all being on these teams from the 9 

beginning of the loan process through the end; more 10 

formal communication with borrowers -- that means more 11 

documented communication, letters of intent, more 12 

clearly documenting our loan terms, our program 13 

requirements; along the same lines is better internal 14 

documentation of any exceptions we make to our loan 15 

program requirements and better documenting loan details 16 

so we can pass that between divisions easier.   17 

These are recommendations.  We've already 18 

implemented some of them, and we will continue to 19 

implement the rest, and we expect to have them more 20 

fully implemented by July 1st.   21 

Along with these -- this review, Enterprise and 22 

Sean had nine training sessions on different parts of 23 

the multi-family underwriting process, and I think that 24 

staff really appreciated that and gained a lot from 25 
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those sessions.  And at those training sessions was more 1 

than just multi-family lending staff.  We had legal, 2 

finance, asset management staff in there as well to 3 

learn more about the process.   4 

Now diving a little deeper into some of these 5 

issues that we know have concerned -- have concerned not 6 

only the Board, but, you know, we heard Mark talk about 7 

it.  We've heard HCD talk about it.  One is the equity 8 

out on refinance issues.  We had a large -- we had a 9 

loan come through at the last Board meeting that had a 10 

lot of -- that was looking to take a lot of equity out 11 

of the project.  We're continuing to work with CDLAC, 12 

TCAC, HCD, and local agencies as well as developers to 13 

figure out if we can figure out a way to keep more 14 

housing assets in affordable housing.  What we have 15 

found is a lot of these deals that are taking out 16 

significant chunks of equities have Section 8 HAP 17 

contracts on the project, and that's what's generating 18 

much of the equity on the deals.   19 

Following up -- I know Janet was getting at some 20 

of these questions earlier, and I appreciate the 21 

dialogue -- the issue we have on subsidy funds policy is 22 

really we want to make sure we encourage as much 23 

creation of affordable housing as possible, but at the 24 

same time we need to make sure we efficiently use the 25 
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scarce resources we have.  Now, this not a CalHFA-only 1 

problem.  It's a local problem.  It's a -- other state 2 

agencies have the same problem.  So we're trying to find 3 

the best balance, and we're willing to tweak that over 4 

time as necessary.  5 

Right now our policy provides us the flexibility 6 

to provide exceptions as necessary.  And as we get 7 

through the case study, which I'm getting into next, you 8 

can see we did make an exception on that.   9 

So just last month, we closed a loan, a 10 

preservation project, on a deal that we have been trying 11 

to get closed for over two years.  This was a very 12 

challenging deal because there was a complex structure. 13 

There was a lot of different debt on the deal.  It was a 14 

senior housing project in a high-cost area.  And the 15 

good thing is the buyer was able to work with the local 16 

housing authority to get project-based Section 8 17 

vouchers added to the deal.  The -- it was a portfolio 18 

deal of ours, and so we wanted to step up and help make 19 

this deal work.   20 

We were able to provide a 40-year fully 21 

amortizing loan, which is not often found in the 22 

marketplace.  We waived nearly half of the yield 23 

maintenance payment that we normally require.  We also 24 

provided a $2 million residual receipts loan at a very 25 
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low interest rate.  And as part of this, we -- 1 

ultimately there was no deferred developer fee attached 2 

to this subsidy.   3 

We also were able to work with governmental 4 

partners at all levels.  We worked with HUD, which was a 5 

process, to get an age waiver because -- to tie the 6 

Section 8 with the risk share that we have, we needed an 7 

age waiver from them.  We worked with CDLAC to get an 8 

issuance extension on the project and -- due to the 9 

timing of the age waiver -- and we also were able to 10 

work with the local entities who had money in the deal 11 

to work on subordination and timing issues.   12 

However, we did learn some lessons from the 13 

project.  The developer was not always on the same page 14 

as we were about how the deal should go, so we had some 15 

difficulties there.  So part of what we learned there 16 

from this project is that we need to communicate more 17 

clearly up-front on the loan terms and the program 18 

requirements.  That ties back to some of Sean's findings 19 

about clear documentation and clear communication with 20 

forms.   21 

We need to make sure that we address all issues 22 

that could come up with the project before we commit to 23 

deadlines.  That includes HUD issues.  That includes 24 

local issues.  Make sure those are ironed out or have a 25 
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very clear path to solve those problems before we commit 1 

to any funding deadlines.   2 

Along those same lines, we need to make sure 3 

that we get sign-off from the borrower on different 4 

issues before we move forward, assuming that they will 5 

sign off on those issues.   6 

And, you know, we need to make sure that all 7 

parties agree on time lines going forward.   8 

And finally, this was a key point to our -- to 9 

ask on the subsidy policy for deferring developer fees, 10 

when we did ask -- there was a shortfall of several 11 

hundred thousand dollars on this deal.  When we asked 12 

the developer to defer some of their fees, suddenly some 13 

cost savings were discovered so we didn't have to defer 14 

those fees and that's why --  15 

MR. PRINCE:  How did that happen?  16 

MR. SERTICH:  The reason we asked them to put 17 

some skin in the game is to make sure that we have a 18 

very efficient project and the cost savings are there.   19 

So I just wanted to bring that up, let you know 20 

what we're working on, some of these issues that we 21 

found on a difficult project.   22 

If anyone has any questions, Jim and I are both 23 

here to answer questions. 24 

ACTING CHAIRPERSON GUNNING:  Awesome.  Thanks, 25 
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Tony.   1 

Questions from the Board? 2 

MR. PRINCE:  I have tons, but I'll defer.   3 

I think this is great.  Thank you.  So I think 4 

learning lessons from the past is fantastic, so keep 5 

doing that.  And if it helps you guys do it better, then 6 

we do our jobs better, so thank you for doing that.   7 

I think the commitment to preservation is really 8 

a tough issue for me.  And I really go back to if 9 

something wasn't really designed well to start with, 10 

which, you know -- really in the 50s, 60s, and 70s we 11 

did some really poorly designed developments.  And so by 12 

preserving them, we're not necessarily creating those 13 

environments for like the healthiest and most vibrant 14 

kind of social interactions and outcomes.  And so -- and 15 

I struggle with this in Fresno as we look at preserving 16 

our public housing.  And we've done both the tear down 17 

and new construction, and we've done renovation of 18 

properties.  And even though the tearing down and 19 

building new is more expensive and requires more 20 

subsidy, I think it has better outcomes.  And so that's 21 

why, again, I would love for as you guys look at it is 22 

to be able to quantify it.   23 

In Glasgow they -- in Scotland, they're looking 24 

at the impact, the social impacts, from reinvestment 25 
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within and preserving of social housing, so I think that 1 

there are examples out there.  I bet you Carol Galante 2 

is doing those things at Berkeley now, right?   3 

So I just think as we look at the policies, it's 4 

based upon we have this desire to keep the affordable 5 

units there, but maybe tearing down and building new or 6 

something like that actually has the better outcomes in 7 

terms of the interactions and the right space for 8 

community activities to be happening and things like 9 

that.  So I just -- that was probably my biggest thing.  10 

I thought market conditions -- I'm sorry, last 11 

one.  Because I don't remember this one coming to us, 12 

but other ones, there's one in San Diego, I think, that 13 

we looked at.  And we had that strong or long 14 

conversation about the developer fee and how much did 15 

they get or pulling sale proceeds out of the 16 

transaction.  I mean, they could have just sold the 17 

property and realized a pretty big windfall.  And so I 18 

would hate for us to be pushing people into that area 19 

where they're going to have to sell the property to get 20 

what the market would generate for them.  So somehow we 21 

have to balance, like, limiting what they can do out of 22 

altruistic reasons or something like that with what the 23 

market would allow them to do.   24 

So I think it's a very interesting kind of 25 
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conversation or tension that's there about how do you 1 

preserve the -- or protect the public investment and not 2 

have people pull out cash.  And I probably would argue 3 

that I would let nonprofits and housing authorities do 4 

it because at least we have to put it back into the 5 

communities, but that's just my -- it's just jealousy 6 

that I'm not one of them. 7 

MR. SERTICH:  And that's something that, you 8 

know, is -- I don't think CalHFA on the equity out issue 9 

can take a stand on that in any way.  It's really going 10 

to have to be a statewide TCAC, CDLAC, HCD joint effort 11 

in order to get something done.  Because, as you said, 12 

these deals could be sold, and others can come in and do 13 

the financing as well.  We have a very small part. 14 

ACTING CHAIRPERSON GUNNING:  Janet. 15 

MS. FALK:  Yeah.  I think this is great.  16 

Anything that you can do to make it a better process and 17 

streamline it is all things that we should be doing.   18 

My comments actually have more to do with going 19 

forward, which is that, you know, I think that we're at 20 

a bigger disadvantage against the commercial banks that 21 

you presented here, and one of the things that they do 22 

is they do other types of projects.  They do 23 

construction loans.  They do the take-out loans.  They 24 

are doing the tax credits.  So that's a big advantage 25 
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for a lot of developers, to go one place and they don't 1 

have to deal with, you know, a lot of -- another agency. 2 

And I know that most of what we're doing at this point 3 

or a lot of multi-family is preservation loans, so 4 

existing projects.   5 

But I'd like to see us going forward to really 6 

expand what you do with multi-family, and that means, 7 

you know, getting up to another, well, level of scale 8 

that we've -- because we're doing really a few loans a 9 

year.  The Agency used to do a lot.  And one way that it 10 

did it was to serve the needs that the other lenders 11 

aren't serving.  So I would like as we do our plan -- 12 

and this is really kind of to Tia.  As we do our 13 

planning going forward and our planning session, 14 

whenever we have that, the business plan, that we start 15 

looking at where could we expand lending activity, you 16 

know.  And to some extent the best people to find that 17 

out from are your stakeholders out there who are 18 

developing affordable housing.  What do they need that 19 

they can't get?  20 

MR. SERTICH:  And that's why we're going to 21 

focus a little on our advantages as well and --  22 

MS. FALK:  Right.   23 

MR. SERTICH:  -- make sure that we target that. 24 

 I think, you know, one thing that we've looked at is 25 
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more rural housing, smaller projects, smaller --  1 

MS. FALK:  Right, exactly.  And that was often, 2 

you know, in the past where CalHFA had its advantage, 3 

was that when you needed a small mortgage -- you 4 

couldn't do a bond issue for a million dollars -- the 5 

Agency could do it and nobody else could.  I'm not 6 

really quite sure where your advantages are today, but, 7 

you know, the borrowers, potential borrowers, could tell 8 

you what they need, and I would encourage some kind of 9 

process to meet with people and find out what are they 10 

lacking in the marketplace.   11 

I know one thing that I have indicated for years 12 

and we're sort of doing it is to have small rehab loans 13 

available, not -- I mean rehab, not loans so much, but 14 

subsidy.  Because you can't get -- if you need to fuel a 15 

project for $2 million, you know, $2 million of rehab 16 

need, that's not enough to syndicate.   17 

MR. SERTICH:  Yeah.   18 

MS. FALK:  And there's no program around. 19 

MR. SERTICH:  And our new program, refinance 20 

program, that's --  21 

MS. FALK:  There's nothing around really that 22 

does.  That's one, just for example.  There may be many 23 

others, so I would just encourage us going forward to 24 

start looking at ways that we could really expand.   25 
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MR. SERTICH:  And that's also why we're trying 1 

to work with the Treasurer's Office, U.S. Treasury, and 2 

see if there's different ways we can collaborate to 3 

better utilize the resources that may be out there.   4 

MS. FALK:  Go for it.   5 

MR. SERTICH:  Thank you, Janet. 6 

MR. SCHAEFER:  If I may, thank you.  Well done. 7 

It's clear that you've given it a lot of thought, and I 8 

thank you for that.  9 

One of the things -- I want to make sure that I 10 

put this disclaimer on this.  I don't want to come 11 

across as micromanaging, but I do want to make this 12 

observation.  I'm going go back to a comment I made a 13 

few items ago describing a refugee from the private 14 

sector and local government finance.   15 

Tim Hsu may die when he hears me say this, but I 16 

would encourage -- I would encourage each of you to 17 

reject the idea that the tax-exempt bond market may ever 18 

look again like it did in the past.   19 

Secondly, one of the things that I think we've 20 

all learned about the fixed income market, especially 21 

for this kind of financing, is that there's a brave new 22 

world out there in taxable finance that we shouldn't 23 

reject out of hand concluding that it's not economical, 24 

because if, in fact, the spreads are what they are, tax 25 
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exempt to treasury baselines and taxable -- taxable -- 1 

public sector securities can be sold at rates clearly 2 

that are not the same but are nonetheless very 3 

competitive.  It may warrant some further examination, 4 

because it's clear that the life companies continue to 5 

play very actively in that.  And what they appear to be 6 

seeking to do is to acquire long-term fixed-rate taxable 7 

securities where there is low correlation to other 8 

events.  And this might in fact turn out to be one of 9 

those.  Just a thought for your consideration.   10 

And the last point I would make is -- I think 11 

I've shared this with the executive director, and you 12 

and I, Tony, have talked about this -- the Treasurer's 13 

Office operates a plus or minus $70 billion investment 14 

portfolio.  And within that $70 billion debt 15 

portfolio -- or investment portfolio, rather, there is a 16 

program that's been around since the middle 1950s where 17 

the Treasurer can make direct placements of state funds 18 

with local banks, talking about smaller lenders.  And 19 

that, of course, is the happy hunting grounds for 20 

smaller lenders because the community banks don't have 21 

the bandwidth to step up to the very large projects.  22 

They also have CRA requirements.   23 

One of our criteria when we're doing business 24 

with those smaller banks is that they obtain and 25 
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maintain CRA satisfactory or better, so we're 1 

chronically being asked to help some of these smaller 2 

fry access this part of the market, and, indeed, some of 3 

them will go long.  It's not the normal “ten years and I 4 

turn pale” kind of environment that you encounter with 5 

the large guys.  So I would encourage us to have some 6 

further conversations on that.   7 

Our office is engaged in a listening tour right 8 

now, which will commence next month, with the smaller 9 

banks to try and hear from them what they need.  To 10 

Ms. Falk's point, if we understand what they need, what 11 

they might look at, there may be some synergies that 12 

will develop, and I will keep my radar turning for that, 13 

but just as a tip-off on the taxable market.  I'm not 14 

one of those that presumes that if it can't be done tax 15 

exempt, it's fatal.   16 

MR. SERTICH:  We've definitely considered the 17 

fact that our whole financing structure needs to change. 18 

MR. HSU:  I didn't keel or fall over in the back 19 

row.  I'm okay. 20 

MR. PRINCE:  But I think what you brought up is 21 

a really important issue.  Again, last week when I was 22 

listening to Buzz speak with about 200 people in the 23 

room, he stopped his speech, and he said, "Anyone want 24 

to take a guess or make a prediction on what's happening 25 
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in the tax-exempt market?"  And 200 very smart people, 1 

no one stood up.  And so I think that's what you're 2 

saying, is maybe it doesn't get back to what it used to 3 

be like.  Who knows what's going to happen?  And so I 4 

think it's a very valid point.  You're actually sounding 5 

more like a houser than you're leading us to believe.   6 

And the last thing you said I think is really 7 

interesting is the involvement of the community banks.  8 

So we've been trying really hard to get tax credit 9 

investors and syndicators to be talking with our 10 

community banks to get them to be part of the investment 11 

funds.  It's been really difficult, but in my mind 12 

that's like the untapped partners that we need to be 13 

getting to, and so I love the idea that you're talking 14 

about.  We do the same thing when we make deposits in 15 

those banks with the idea that we're able to develop 16 

that relationship, that they'll be making investments 17 

back to the tax credit deals, so I think it's a great 18 

idea.   19 

The last thing I was going to bring up was the 20 

whole yield waiver that you talked about.  I think that 21 

that probably -- is that the right term?  So the yield 22 

maintenance waiver.   23 

MR. SERTICH:  Oh, yes. 24 

MR. PRINCE:  That probably is the -- and this 25 
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also goes back to my days in Colorado, with Colorado HFA 1 

financed development, that as the borrower, that we are 2 

always kind of really bummed, upset, with the interest 3 

rates that we're paying.  I think we have two California 4 

HFA financed developments in Fresno.  The interest rates 5 

are I think north of nine percent.  And so -- and as we 6 

look at trying to refinance them, it's really -- that 7 

yield maintenance, I don't quite understand what 8 

happened, what leads to all that.  I'm sure it's some 9 

agreement that happens with the bond buyer borrower -- 10 

or the buyers many years ago, but that definitely is an 11 

issue of heartburn.  So I'm glad you guys are looking at 12 

that.  You're going to have to continue to think about 13 

how you address that. 14 

MR. SERTICH:  And that's been a large topic of 15 

discussion internally, one we're still working on. 16 

ACTING CHAIRPERSON GUNNING:  Awesome.  Thanks 17 

Preston.   18 

Thanks, you guys.  I appreciate the comments. 19 

MR. SERTICH:  Thank you. 20 

--o0o-- 21 

Item 9.  Reports. 22 

ACTING CHAIRPERSON GUNNING:  All right.  The 23 

next section is the normal reports.  Any comments from 24 

the Board members on reports?   25 
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--o0o-- 1 

Item 11.  Discussion of other Board matters.  2 

ACTING CHAIRPERSON GUNNING:  I guess we do have 3 

one speaker, Mr. David Madriz.   4 

MR. MADRIZ:  Yes.   5 

ACTING CHAIRPERSON GUNNING:  Would you care to 6 

come up?  7 

MR. MADRIZ:  Sure. 8 

ACTING CHAIRPERSON GUNNING:  You are talking on 9 

the Hardest Hit Funds, Keep Your Home California. 10 

MR. MADRIZ:  Yes, I am.   11 

My name is David Madriz.  I'm a housing 12 

counselor for California Housing Advocates.  I've been a 13 

certified by NeighborWorks housing counselor since 2008, 14 

since the housing crisis bubble blew.   15 

And I come to you here with great urgency 16 

because the Keep Your Home California Hardest Hit money, 17 

fund of money, was almost taken away from us by Congress 18 

a few months ago, two weeks ago actually, in the highway 19 

bill.  And there's a deadline of December 2017 on the 20 

money going back to Congress.  I'm happy to report that 21 

Florida Housing Finance Agency has implemented a new 22 

program called the Downpayment Assistance Program using 23 

Hardest Hit Funds for first-time home buyers to move 24 

into hardest hit foreclosure county areas.   25 
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Now, I talked with experts in California how can 1 

we get this same program that Florida has over here in 2 

California, and there's two barriers.  One is the FHA no 3 

foreclosure three year policy, and number two is the 4 

credit lenders want 640s or higher credit rating.   5 

We talked to lenders, and lenders said just give 6 

us a higher downpayment and that will alleviate the 7 

credit rating.   8 

The second thing is FHA.  FHA, that's where you 9 

come in.  We need each and every one of you's help to 10 

contact FHA and ask them to make an exception on the 11 

foreclosure victims of California that no one has helped 12 

since 2007, 2008, since today.  They don't qualify for 13 

making homes affordable, home affordable modification.  14 

They don't qualify for the current programs that Keep 15 

Your Home California offers.   16 

The programs we see now we're concerned that 17 

$150,000 goes to the lenders, and the borrower still 18 

maintains a home that's underwater.  That has to stop.   19 

This new program, if it's implemented in 20 

California, can give a fresh start, a second chance, to 21 

homebuyers to live their dream of owning a home.   22 

We're so close of getting this red tape out of 23 

our way.  We need your help.  We need your help to cut 24 

the red tape that oversees us.  And we're being told of 25 
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the record by FHA employees all California has to do is 1 

ask and they'll consider removing that policy.   2 

Another option that I sent an e-mail -- copied 3 

an e-mail that we sent to Ms. Patterson of CalHFA, Diane 4 

Richardson, CalHFA president, and it will hopefully get 5 

to the CalHFA MAC board to really come together.  I want 6 

you each to review that e-mail because due to time 7 

constraints, the attorney put it all in that e-mail.  8 

And we believe that it's only common sense to help 9 

families get away from becoming homeless, and that's 10 

what's going on.  And these homebuyers are the number 11 

one housing for homeless because they can't afford the 12 

rooms to rent, the apartments, they cannot afford.   13 

So this is why I came here for, and I would hope 14 

to have any questions you have.  The e-mail has my 15 

e-mail address, has the attorney, David L. Mandel's, 16 

e-mail address.  And I hope we can work together with 17 

the CalHFA MAC Board to make this a reality.  California 18 

needs it.  The lender in Florida that has shown 19 

interest, I can provide the contacts.  Let's make this 20 

happen for not only California homeless, California 21 

foreclosure victims, but California economy.  This will 22 

be a great help.   23 

There's still about half a billion dollars left 24 

over, and we're asking for 500 million to be given to 25 

                    105



 

 

 

 
CalHFA Board of Directors Meeting – November 10, 2015 

 

     
 

Daniel P. Feldhaus, CSR, Inc.  916.682.9482                      106 

 

 

 

this program.  And the Hardest Hit funds throughout the 1 

state, there's still a hundred million dollars that 2 

might go back to Congress by the December 2017 deadline.  3 

Thank you. 4 

ACTING CHAIRPERSON GUNNING:  Great.  Thank you 5 

for those comments, David.   6 

Di, you want to come up?  7 

MS. BOATMAN PATTERSON:  Di, can you tell the 8 

Board our most recent changes to the Keep Your Home 9 

California Program, how much we did last month and 10 

whether we're on target to spend every dime of that 11 

money by the December 2017 deadline. 12 

MS. RICHARDSON:  Sure.  We are absolutely on 13 

target.  I think we'll finish before December '17.  14 

We -- I'll tell you that right now, if you look at 15 

what's -- what we currently have reserved for the 16 

Unemployment Program, we exceed the allocation.  We're 17 

going to be moving a little bit of money between 18 

programs here coming up to cover that.   19 

The most recent change that we made was to the 20 

principal reduction program, and this was a very 21 

significant change.  I think I have the gray hair to 22 

prove how difficult this lift was, but previously for 23 

the Principal Reduction Program, it was a program to 24 

help underwater borrowers, mainly underwater borrowers. 25 
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So if you were underwater, we could buy you down to 105 1 

percent LTD.  And for a long time, Treasury wasn't 2 

willing to go and be in a situation where we were 3 

creating equity for anyone.   4 

So we still had a lot -- we were seeing a lot of 5 

homeowners that were coming in and they were having 6 

problems.  They were equity positive but they had an 7 

unaffordable payment.  So our only alternative at that 8 

point was if they were behind, we could do the 9 

reinstatement program, but we needed their bank to give 10 

them a modification to make the program -- to get them 11 

down to that affordable payment, which for us is 38 12 

percent of their income.   13 

And those were dying on the vine.  80, 90 maybe 14 

even 95 percent of those just we couldn't thread that 15 

needle.  The banks just wouldn't do the modification.  16 

So we have a utility under our Principle Reduction 17 

Program, which is called -- we call it the PRPA for 18 

affordability.  So now if someone comes in and they're 19 

equity positive but they have an unaffordable payment, 20 

we can buy their mortgage down to get them to that 38 21 

percent.  So again, that doesn't require the bank to 22 

modify anything.  The bank takes the money and makes all 23 

the changes, but the homeowner then has an affordable 24 

payment.   25 
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So just to sort of compare, we still have our -- 1 

we still will help you if you have negative equity.  2 

Some people have negative equity but they have an 3 

affordable payment.  So if their -- say their equity is 4 

at -- or their loan to value is 125 percent, but their 5 

payment is 34 percent of their income, if they come in, 6 

we can buy them down to 100 percent.  They've got an 7 

affordable payment, so we can't go below a hundred 8 

percent.   9 

If that person's payment, let say they came in 10 

at 125 percent and their payment was at -- their -- it 11 

was 42 percent, we would start buying them down.  Say 12 

they hit 100 percent, say they're still -- say they're 13 

42 percent, we hit a hundred, we buy it down further to 14 

the 38 percent.   15 

So, you know, again, our biggest problem has 16 

always been when we try to do something in partnership 17 

with the banks and it requires them to take some kind of 18 

a step, it just doesn't happen.  I'd love to say that, 19 

you know, we could create a program and it would 20 

incentivize the banks to do something, but we've just 21 

been proven time and time again that that's not going to 22 

happen.   23 

So just this last month of October, we did $40 24 

million in transactions.  So we are, you know -- right 25 
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now our PRPA is -- our principle reduction is the 1 

biggest pipeline that we've got.  When borrowers come in 2 

and when they call, that's always the first thing we 3 

evaluate them for because that's going to give them the 4 

biggest bang.  Obviously that's where we have the most 5 

to play with.  It's a hundred thousand dollar cap, not 6 

150, but it's a hundred thousand dollars, and so we'll 7 

try to use as much of that hundred thousand dollars to 8 

bring them to a hundred percent loan to value.  And then 9 

if they still need additional help to get to an 10 

affordable payment, we'll buy them down to that 38 11 

percent.   12 

We're finding actually we have quite a few 13 

borrowers that we've helped, and we are getting them 14 

down below even the 25 percent LTV, which sounds kind 15 

of, you know, shocking at first, but we're getting them 16 

down to a 38 percent payment, which means -- you know, 17 

when we went back and looked at it, these were people 18 

that were extremely low income and just, you know, by 19 

having that affordability utility now made a huge 20 

difference in the program. 21 

MS. BOATMAN PATTERSON:  The changes Di has made 22 

to this program and that we've worked through since my 23 

first Board meeting when we actually were shut down by 24 

protesters are monumental.  I can't stress enough that 25 
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they are monumental.  As a matter of fact, I believe 1 

four or five of the protesters that were there last 2 

September have all been helped now because of some of 3 

the modifications we have made to this program.  So the 4 

fact that she did 40 million last year to help 5 

struggling homeowners --  6 

MS. RICHARDSON:  Not last year, last month.   7 

MS. BOATMAN PATTERSON:  Let me get that right -- 8 

 40 million last month to help struggling homeowners is 9 

just phenomenal.  And like she said, we are on target to 10 

spend every dime of this money.  We have no intention of 11 

sending Congress back their money.  12 

So some of the things that we're working on now 13 

is actually working with U.S. Treasury to figure out 14 

program income and allowing us to keep program income so 15 

that we could address potential downpayment assistance 16 

for some of those borrowers that were hurt now trying to 17 

get back into homes.  You will also remember last year 18 

we came in with some modifications to our downpayment 19 

assistance program, so we now have a downpayment 20 

assistance program that offers 5.3 percent.   21 

We will continue to look at the Keep Your Home 22 

California program.  We're constantly looking at the 23 

data and ways in which we can modify to help as many 24 

homeowners as we can.   25 
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As a matter of fact, Di, she's being very 1 

modest, but ### has recently approached us and asked us 2 

to come and help them.  That is how strong California's 3 

Hardest Hit program is is that we've been recognized by 4 

the Treasury as doing a phenomenal job.  ###, who has 5 

been struggling trying to get their money out, has now 6 

asked us, "Can you please come help us, and can we 7 

modify some of our program based on your programs?"   8 

So I have to give a shout out to the Keep Your 9 

Home California staff and --  10 

ACTING CHAIRPERSON GUNNING:  Can we make money 11 

from ###?  12 

MS. BOATMAN PATTERSON:  We intend to.  We will 13 

be charging them for our consultation services. 14 

MS. RICHARDSON:  At a recent meeting with all 15 

the Hardest Hit Fund states, you know, California, we've 16 

served about almost 60,000 families, which, you know, I 17 

think is pretty incredible.  Obviously we know there's 18 

still a huge need out there, and, you know, we're 19 

working every day to figure out how to get that number 20 

raised higher.  But at a recent meeting we had with all 21 

of the states, Treasury gave a shout out to all the 22 

states because they now have three states that have 23 

served at least 20,000 people.  And I thought, oh, man, 24 

I would be looking for a job if that was us. 25 
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ACTING CHAIRPERSON GUNNING:  Awesome.  Thanks, 1 

Di.  Appreciate it.   2 

We've come to the final part of the meeting and 3 

if there's any other comments from the audience?  None 4 

have signed up.   5 

We've got a couple things left to do here.  This 6 

is the part we don't really like, but we do it anyway, 7 

and that is to recognize leaving members of the family. 8 

And so I have here in my sweaty palms a resolution to 9 

Secretary Anna Caballero.  And I'd read through all of 10 

it but we've heard of lot of words today, but I think 11 

the sentiment here is that we certainly appreciate you 12 

being on the Board and just going to miss you.  We're 13 

just going to miss you.  So we have it framed here.  You 14 

can come see it here.  15 

(Applause.) 16 

MS. CABALLERO:  Thank you. 17 

ACTING CHAIRPERSON GUNNING:  I said two items 18 

because there's one other item.  And I think as most of 19 

you know, it's like a family around here.  And I have to 20 

say that one of my sisters has been JoJo.  And you may 21 

or may not know, but this is her last meeting.  I can't 22 

tell you how many meetings.  I can tell you that JoJo 23 

welcomed me here when I first came aboard, and she's 24 

been a friend and colleague to me, and I think as most 25 
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of you have had contact with her appreciate her 1 

exuberance and enthusiasm.   2 

And it is certainly going to be missed, JoJo.  3 

And we have a resolution here for you as well.  Thank 4 

you for your service.  We appreciate it.   5 

(Applause.) 6 

ACTING CHAIRPERSON GUNNING:  Comment?  7 

MS. OJIMA:  It's been a pleasure.  It's been an 8 

honor to serve you folks.  You guys are a family.  Thank 9 

you very much.  I'm going to miss you all. 10 

ACTING CHAIRPERSON GUNNING:  Thank you, JoJo.  11 

Awesome.   12 

--o0o-- 13 

Item 12.  Adjournment 14 

ACTING CHAIRPERSON GUNNING:  With that, we stand 15 

adjourned.  16 

(The meeting concluded at 12:38 p.m.) 17 

--o0o-- 18 

 19 

 20 

 21 

 22 

 23 

 24 
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CalHFA Board Meeting 1 
Minutes of Meeting Held November 25, 2015 2 

 3 
 4 
The meeting opened at 9:15a.m. 5 
 6 
Agenda item 1:  Roll call was taken and the following Board Members are present:  Alexis 7 
Podesta, Janet Falk, Tim Schaefer, Tiena Johnson-Hall, Theresa Gunn, Michael Gunning, Dalila 8 
Sotelo, Jonathan Hunter, Susan Riggs, and Tia Boatman Patterson. 9 
 10 
It was established that no members appearing by telephone were in presence of another member 11 
since the meeting was held at CalHFA, 500 Capitol Mall. 12 
 13 
Agenda item 2: Executive Director reported that Janet Falk was reappointed to serve as a Board 14 
member and appointed as Chair; Michael Gunning was reappointed to serve as a Board member; 15 
and Eileen Gallagher was appointed as new Board member.  In addition, Ben Metcalf is newly 16 
appointed as Director of Housing & Community Development (HCD) starting the end of 17 
February 2016. 18 
 19 
Agenda item 3:  Tim Hsu, Director of Financing, gave a presentation in support of proposed 20 
Resolution 15-21 (noting that the Agenda incorrectly stated it to be Resolution 15-20) which 21 
would amend and restate Resolution 15-03 to authorize the Agency to apply to the California 22 
Debt limit Allocation Committee for volume caps up to $250,000,000 each for Multifamily and 23 
Single Family programs.   24 
 25 
After discussion by the Board, a motion to approve Resolution 15-21 was made by Jonathon 26 
Hunter and seconded by Tiena Johnson-Hall.  Resolution was 15-21 was approved with a roll 27 
call vote as follows:  Ayes: Alexis Podesta, Janet Falk, Tim Schaefer, Tiena Johnson-Hall, 28 
Theresa Gunn, Michael Gunning, Dalila Sotelo, Jonathan Hunter, Susan Riggs, Tia Boatman 29 
Patterson: Nays:  none.   30 
 31 
Agenda item 4:  There was no public testimony. 32 
 33 
Agenda item 5:  The meeting adjourned at 9:39 a.m. 34 
 35 
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State of California  
 
M E M O R A N D U M 
 
 
To: Board of Directors       Date:  December 31, 2015 
  
 
 Tony Sertich, Director of Multifamily Programs 
From: CALIFORNIA HOUSING FINANCE AGENCY 
 
 
Subject: Palos Verdes Villas (Palm Springs, Riverside County) 15-022-S 
 
 

Attached is a report on the Palos Verdes Villas multifamily project and proposed 
Agency loan that is presented for Board approval. 
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MULTIFAMILY PROGRAMS DIVISION 

Final Review & Request for Loan Approval 
 

Senior Loan Committee Approval Date: 12/18/2015 
 

Project Name: Palos Verdes Villas (Palm Springs, Riverside County) 15-022-S 
CalHFA Loan Amount: $ 8,344,000, permanent loan only 
 

 
TRANSACTION FACTS 

Loan Origination: Sabrina Saxton Underwriting: Sabrina Saxton 
Asset Management: Cheryl McDonald Loan Administration: Jennifer Beardwood 
Legal (Internal): Nicole Slaton Legal (External):      n/a 
Projected Closing Date: 3/15/2016 Approval Expiration Date: 6/30/2016 
 
 

1. Address 390 Camino Monte Vista, Palm Springs, Riverside County, 92262 
2. Legislative Districts Congress: 36 Assembly: 42 State Senate: 28 
3. Brief Project Description Palos Verdes Villas is a 98-unit mixed income apartment complex. 20% of the 

units (20 units) are restricted by CalHFA to 50% AMI, the balance of the units 
are at market rate. The project has 35 one-bedroom units, 63 two-bedroom 
units, two pools and a community building.  The property was constructed in 
1995 and acquired and renovated in 2003 by Courtyard Partners - Palm 
Springs, L.P.  The complex is in very good condition and requires minimal 
rehabilitation.  
 

The project is being recapitalized and equity will be returned to the partners 
comprising the Borrower. 

4. Sponsor/Developer David Savage, principal 
5. Borrower Courtyard Partners - Palm Springs, L.P., a California limited partnership 

General Partner: Three Bears Partners, L.P.,  a California limited partnership 

 
CALHFA LOAN TERMS 

 Acquisition & Rehabilitation Loan Permanent Loan 
6. Total Loan Amount n/a $8,344,000 
7. Loan Term n/a 40 years 
8. Interest Rate 

 
n/a 10-year treasury + 2.75% 

Currently underwritten at 5.25% 
The rate is subject to change and will be 
locked up to 60 days prior to loan closing.

9. Loan to Value n/a 80% 
10. Loan to Cost n/a 99% 
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Project Name: Palos Verdes Villas – Loan Type (Perm) - 15-022-S Page - 2 
Loan Amount: $8,344,000-Permanent Only  
 
 

TRANSACTION CONCLUSIONS 
11. Project Strengths 

 The project has been in the CalHFA portfolio since 1995 and is currently performing well. 
 The project is in good condition, but the minor / non-substantial rehabilitation will extend its useful life. 
 Since the required scope of work is minimal, the Borrower will begin paying debt service immediately 

upon closing this perm-only loan.   
 There will be no rent increase to the affordable units as a result of this refinance. 
 There is substantial unmet demand for affordable housing in this area and the 20 affordable units are 

100% leased. 
 The new financing extends the affordability of the property until the later of payment in full of the loan or 

2045. 
 The loan is underwritten with strong credit factors such as a DCR of 1.16 and LTV of 80%. 

12. Project Weaknesses w/ Mitigants: 

The Borrower has limited experience with affordable housing, but it has been successfully operating this project in 
our portfolio for the last 12 years. 

13. Conclusion/Recommendation: 

The Multifamily Lending Division supports approval of this loan at the amount requested and subject to 
the terms proposed. 
 

 
MISSION & AFFORDABILITY 

14. CalHFA Mission/Goals 
This project provides needed affordable units in a desirable area. This transaction will maintain and extend the 
affordability of 20 units.  In addition, the planned rehabilitation will extend the project’s useful life and improve the 
tenants’ living conditions. 
15. Project Affordability Restrictions 

Area Median Income 
Level New Restrictions Existing Restrictions 
50% 20 Units (20%) 20 Units (20%) 

Manager 2 Units (2%) 2 Units (2%) 
Market 76 Units (76%) 76 Units (76%) 

 

The above represent affordability restrictions of CalHFA. The City of Palm Springs also restricts 20 units at 60% 
of AMI until 2025. 
 

16. CalHFA Affordability Restrictions 
The existing CalHFA Regulatory Agreement restricts 20% of the units to 50% AMI. The existing Regulatory 
Agreement will be terminated at loan closing and a new CalHFA Regulatory Agreement will be recorded providing 
the same affordability restrictions until the later of payment in full of the loan or 2045 (existing CalHFA loan term 
plus 5 years). 
17. Geocoder Information 

Development is in a former Redevelopment project area 
o Central City:  no 
o Low/Mod Census Tract: moderate  
o Minority Census Tract: 34% 
o Underserved:  no 
o Below poverty line 11% 
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CURRENT PORTFOLIO LOAN 
18. Previous CalHFA Loan:  Yes   No $5,000,000; closed June 30, 2000; 6.5% interest 
19. Unpaid Principal Balance: $4,124,687 as of December 1, 2015 
20. Loan Maturity Date: June 30, 2040 
21. Affordability Restriction Expiration: June 30, 2040 
22. Yield Maintenance Due: None 
23. Other CalHFA Debt: None 
24. Other Debt Sources None  

 

 
ANTICIPATED PROJECT MILESTONES & SCHEDULE 

25. CDLAC/TCAC Closing Deadline: n/a 
26. Estimated Loan Closing Date: March 31, 2016 
27. Estimated Construction Start: April 1, 2016 
28. Estimated Construction Completion: May 15, 2016 
29. Est. Stabilization & Conversion to Perm n/a 

 

 
PROJECT FINANCING STRUCTURE 

30. Acq/Rehab Debt & Grants 
Source Amount Lien Position Debt Type 

n/a n/a n/a n/a 
    

31. Permanent Debt & Grants 
Source Amount Lien Position Debt Type 

CalHFA Permanent Loan $8,344,000 1st Amortizing Debt 
Existing Replacement Reserve $100,000 n/a n/a 

32. Tax Credit Equity n/a Type: n/a 
Expected Pricing: n/a Tax Credit Investor: n/a 

33. Cash Flow Analysis 
The CalHFA permanent loan was underwritten with existing rents, while using an operating budget that is 
reasonable and consistent with both the project’s past operating budgets as well as comparable properties’ 
operating budgets.   
 

The debt coverage ratio in the first year of operations is 1.16 and increases to 1.75 in year 30. This is based on 
the assumption of annual increases of 2.5% for income, 3.5% for expenses and 1% for replacement reserves. 
 
34. Exit Strategy 

The loan will be repaid via principal and interest payments, amortized and due in 40 years. Using our standard 
underwriting criteria, the projected net operating income is sufficient to refinance the outstanding permanent loan 
balance at maturity.  
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DEVELOPMENT SUMMARY 
35. Total Development Costs $8,444,000 Per Unit: $86,163 
36. Hard Development Costs $421,900 Per Unit: $4,305 
37. Hard Development Contingencies $100,000 % of Hard Development Costs: 24% 
38. Site Description 

 The 4.52 acre site is irregular shaped and is gently sloping down to the south. 
 The site is not in a flood zone. 
 According to a seismic study by Partner Engineering and Science, Inc., dated October 15, 2015, the 

property is not within a documented Alquist-Priolo special studies earthquake zone. 
 The subject property is zoned “PD”, medium-density multifamily residential.  The subject property is 

considered a legal non-conforming use under the designated zoning because of less-than-minimum 
onsite parking. 

39. Form of Site Control & Expiration Date N/A – Recapitalization of Existing Property 
40. Current Ownership Entity of Record Courtyard Partners - Palm Springs, L.P. (Borrower) 
41. Energy Savings 

All new fixtures are required to be Energy Star.   

42. Water Savings 
No specific water efficiency upgrades are anticipated as the project is already quite efficient. 
43. Environmental Review 

A Phase I Environmental Site Assessment performed by Partner Engineering and Science, Inc., dated October 
21, 2015, found no evidence of recognized environmental conditions or environmental issues in connection with 
the project. Based on its conclusions, Partner recommends no further investigation of the project at this time. 
 
The NEPA review is in progress and a NEPA clearance is required prior to loan closing.  
44. Seismic Review 

According to a seismic study by Partner Engineering and Science, Inc., dated October 15, 2015, the project is not 
within a documented Alquist-Priolo special studies earthquake zone. 
 

The seismic report indicates the Probable Maximum Loss (“PML”) for the Project is 9%. The damage ratio meets 
CalHFA’s seismic risk criteria of a PML ratio of 20% or less, thus earthquake insurance may be waived.  
45. Relocation 

There will be no relocation required, either temporary or permanent.  
46. Construction Scope 

Major elements include: 
o Site work and Landscaping ($50,000) 

 Concrete repairs; accessible path of travel 
 Complete slurry seal 
 Fencing replacement at pool and boilers 
 Landscaping upgrades 

o Building Exterior ($300,000) 
 Replace roofs 
 Paint exterior 
 Repair exterior walls, balcony decks, and parapet wall cracks 

o Unit Interiors and Community Room ($tbd) 
 As needed (still being finalized) 

o Hard Cost Contingency  ($100,000) 
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47. Budget Comments:  

The rehabilitation scope of work is fairly limited as the project is in very good condition.  Other than repair of 
deferred maintenance items, the largest line item in the budget will be the return of partner capital.   
 

 
PROJECT DETAILS 

48. Tenancy / Occupancy Type: Family 
49. Special Needs Population N/A 
50. Total Residential Units: 98 
51. Property Construction Low-Rise 

 Buildings: 10 Stories: 2 
 Elevators: none Unit Style: flats 
 Year Built: 1995 Year of Last Rehab: 2003 
52. Total Land Area (acres) 4.52 acres 

 Residential Square Footage: 83,755 Residential Units per Acre: 21.68 
 Covered Parking Spaces: 93 Total Parking Spaces: 151 
53. Commercial Space:  Yes  No Square Footage: N/A 
54. Appraisal Review 

 The appraisal valuation is based on an income capitalization approach and identified 6 comparable 
properties from ½ mile to 2 miles from the project.  

 The appraiser reported that cap rates for multifamily properties in the region ranged from 4.0%-5.5%. The 
appraiser selected a 5.25% cap rate for the subject property.  

 A 7% vacancy assumption was used, based on a historical vacancy of 5% plus a 2% collection expense. 
 The appraiser concluded an $11,680,000 market value with market rents, and a $10,430,000 (internally 

reviewed) market value with market and restricted rents after deferred maintenance is corrected. 
 The CalHFA permanent loan is 80% of restricted value.  

55. Property Description  
 This 98-unit, low-rise project was built in 1995 on a 4.52 acre site, consisting of ten (10) two-story 

residential buildings. The buildings are wood frame with stucco siding exterior, concrete slab foundations, 
and flat roofs.  

 A one-story clubhouse building houses the administrative offices, a recreation room and two restrooms.  
 The site also includes two swimming pools and two spas. 
 The dwelling units are heated and cooled by split system air conditioners with a hot water loop from the 

central boilers. The fan coil units are recessed in the ceilings with condensate drips to the tub plumbing. 
The air-conditioning condensing units are mounted on the roofs.  

 Appliances provided in each dwelling unit consist of a refrigerator, electric range/oven, vent hood, 
countertop or cabinet hung microwave, garbage disposal, dishwasher and laundry equipment. Stack 
washers and dryers are provided in each of the units. 

 Domestic hot water is provided by five central gas-fired boilers. A holding tank and circulation pump are 
also provided at each boiler.  

 There are 151 covered & uncovered tenant parking spaces. 
 The project includes 98 units as follows: 

 

Unit Size Income Restriction 
 

Number of Units 
Average 

Square Feet 
1 Bedroom 50% AMI 7 710 
2 Bedroom 50% AMI 13 935 
1 Bedroom Market 28 710 
2 Bedroom Market 48 935 
2 Bedroom Manager Unit 2 935 
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MARKET ANALYSIS 
56. Market Study:  Appraisal by Cressner & Associates, Inc. December 8, 2015 
57. Regional Market Overview 

 The regional market area for the project is generally the boundaries of Riverside County, which covers
7,000 square miles with the project almost in the exact middle.                       

 There were 2,302,403 people in the regional area in 2015 and the population is expected to grow 5.8% 
over the next five years. 

 The number of households is expected to increase by 7,570 over the next 5 years. 
 The median income for Riverside County is estimated at $54,991, approximately 9% below the median 

income estimated for the State of California.   
 Employment is expected to increase 2.5% in 2016. 

 
58. Local Market Area Analysis 

 The project is located in the City of Palm Springs at 390 Camino Monte Vista Drive, in a neighborhood 
that consists mostly of other residential uses.   

 The project has a central Palm Springs location and is within a short commute for shopping, schools, 
health services, government services and major employers. The location is considered good for an 
apartment project in the City of Palm Springs area. The only drawback is the lack of street visibility on 
Indian Canyon Drive which makes leasing vacant apartment units more difficult. 

 The main commercial district in the City of Palm Springs is along Palm Canyon Drive and Indian Canyon 
Drive that run in a north and south direction. This commercial district is just a few blocks west and south 
of the project. A new major regional shopping center is located on Palm Canyon Drive approximately a 
quarter mile southwest of the project. 

 Three large retail shopping centers are located at the intersection of Vista Chino Avenue approximately a 
quarter of a mile northeast of the project. The Desert Memorial Medical Center and Hospital is just a few 
blocks south of the project. This hospital and medical center is one of the largest employers in the City of 
Palm Springs. 

 Public bus service is located on Indian Canyon Drive approximately a block west of the project. 
 The closest freeway is the I-10 Freeway approximately 5 miles northeast of the project site. 
 The lack of any significant new apartment construction in over 10 years has enabled most apartment 

properties in the City of Palm Springs to maintain a relatively high occupancy rate. 
 

59. Supply 
The project should remain fully occupied during and after the proposed renovation based on the following: 

 Occupancy rates in the Palm Springs market averaged 94% for market rate apartments and 99.5% for 
affordable apartments, thus there is a strong demand for both market rate and affordable units. 

 Rents on the project’s market rate units are significantly below market, and could be raised after the 
deferred maintenance items are corrected. 

 The local market area is a stable rental market, with no new affordable housing projects under 
construction or in the planning stages. 

60. Demand/Absorption 
Using a 5-mile radius, the estimated capture rate ranges from less than 1% to approximately 12%, depending on 
unit type. 
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DEVELOPMENT TEAM OVERVIEW 
61. Borrower Courtyard Partners - Palm Springs, L.P. 

The Borrower will be Courtyard Partners - Palm Springs, L.P., a California limited partnership, whose General 
Partner is Three Bears Partners, L.P., a California limited partnership, whose General Partner is Gemini Equities 
II, Inc., a California corporation, whose president is David Savage. 
 
The Borrower may be buying out one of its limited partners and redistributing the shares in accordance with the 
partnership agreement.   
62. Guarantor n/a 

The payment and completion guarantee is not required for this perm-only loan. 
63. Developer/Sponsor David Savage 

David Savage has extensive experience owning and maintaining multifamily apartment complexes in Southern 
California since 1979.  He and his 2 partners (Jeanne Nigh & Steve Donia)  own and operate a multifamily 
portfolio which averages 1,000 units.  He is also Senior Vice-President of ACI apartments, since 1982 the highest 
transactional apartment brokerage in San Diego, which controls approximately one-third of the apartment closings 
in San Diego County.   

64. Management Agent U.S. Residential Group LLC, a Texas limited liability company 

 U.S. Residential Group LLC, an affiliate of C-III Capital Partners LLC, is a company comprised of real 
estate industry experts that have a depth of experience gained in all economic environments and regions 
of the country. 

 U.S. Residential Group LLC is a fee-based management company, and its staff has provided professional 
real estate services to owners of multi-family properties throughout the United States for more than 30 
years. The property management services it offers include marketing, leasing, maintenance, construction 
supervision, compliance auditing and review, contract administration, as well as preparation of annual 
budgets, operating reports and financial statements designed to meet the specific needs of each real 
estate asset and the individual goals of each client. 

 The multifamily assets U.S. Residential Group LLC manages are typically one to three-story garden-style 
communities. It specializes in existing property repositioning and new property lease up. Its portfolio 
includes conventional multifamily assets with market rents, senior communities, Tax Credit, Bond, AHP, 
AHDP, HOME, RHCP, MHP, as well as HUD, HUD Section 202 and Section 8 projects. Its vast 
experience includes more than 500 communities totaling 100,000 units located throughout the United 
States. Its  clients include pension funds, public companies, non-profits, public agencies, special servicers 
and private real estate investors. 

65. Contractor tbd 

 The General Contractor has yet to be selected.   

66. Architect n/a 

 The scope of non-substantial rehabilitation does not necessarily require the services of an architect, but a 
design professional will be engaged to perform a site survey / review and make recommendations to bring 
the site up to ADA compliance as much as possible. 
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CALHFA INTERNAL REVIEW 
67. Loan Covenants or Special Terms & Conditions: 

 
 

 NEPA clearance is required prior to closing. 
 A General Contractor must be selected and engaged prior to loan closing. 
 A design professional must perform an ADA site survey and recommend improvements. 
 HUD must provide a firm approval letter for the use of FHA Risk-Share on this project. 
 The City of Palm Springs must provide sufficient evidence that the Covenants, Conditions and 

Restrictions recorded in 1994 by the Community Redevelopment Agency of the City of Palm Springs can 
be fully subordinated to CalHFA’s new permanent loan and regulatory agreement. 
 

 
 
 

 
 

 
 
 
 
 
 

EXHIBITS 
 
 

A. Detailed Financial Analysis 
B. Site/Location maps 
C. Term Sheet 
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Exhibit A 

 

Detailed Financial Analysis 

Project Summary 
Unit Mix and Rent Summary 
Sources & Uses of Funds Summary 
Projected Initial Annual Rental Operating Budget 
Projected Permanent Loan Cash Flows 
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Project Summary Board Approval
Acquisition, Rehab, Construction & Permanent Loans Project Number

Project Full Name Palos Verdes Villas
Project Address
Project City Palm Spings Project Zip Code 92262
Project County Riverside
Borrower Name:

Managing General Partner:

Developer Name:
Investor Name:

Project Type: Total Land Area (acres): 4.52
Tenancy/Occupancy: Residential Square Footage:
Total Residential Units: 98 Office/Common Area Square Footage:
Total Number of Buildings: 10 Commercial/Retail Square Footage:
Number of Stories: 2 Total Project Square Footage:
Unit Style: Flat Residential Units Per Acre: 21.68
Elevators: none Debt Service Coverage Ratio (DSCR) Year 1 1.16
Covered Parking: 93 Debt Service Coverage Ratio (DSCR) Year 30 1.75
Total Parking: 151 Projected Cost of Subsidized Interest Rate

Tax Credits None

Loan Loan Amort.
Amount Lien Loan Term Start Interest Reset Base Index Period

($) # Fees (Mo.) Rate Type Period Index Spread (Yr.) Period Type
       -- -- 1 -- -- -- Fixed -- -- -- -- Monthly Int.Only
       -- -- - -- -- -- -- -- -- -- -- -- --
       -- -- - -- -- -- Fixed -- -- -- -- -- R.R.
       -- -- - -- -- -- Fixed -- -- -- -- -- R.R.
       -- -- NA NA NA NA NA NA NA NA NA NA NA
       -- -- NA NA NA NA NA NA NA NA NA NA NA
       -- -- NA NA NA NA NA NA NA NA NA NA NA

Loan Loan Amort.
Amount Lien Loan Term Start Interest Reset Base Index Period

($) # Fees (Yr.) Rate Type Period Index Spread (Yr.) Period Type
CalHFA Permanent Loan 8,344,000                   1 1.000% 40 5.250% Fixed -- -- -- 40 Monthly Amort.
       -- -- - -- -- -- -- -- -- -- -- -- --
       -- -- - -- -- -- -- -- -- -- -- -- --
       -- -- 2 -- -- -- Fixed -- -- -- -- Annual R.R.
       -- -- 3 -- -- -- Fixed -- -- -- -- Annual R.R.
       -- -- 4 -- -- -- Fixed -- -- -- -- Annual R.R.
       -- -- 5 -- -- -- Fixed -- -- -- -- Annual R.R.
Replacement Reserves 100,000                      - -- -- -- -- -- -- -- -- -- --
       -- -- - -- -- -- -- -- -- -- -- -- --
       -- -- NA NA NA NA NA NA NA NA NA NA NA
       -- -- NA NA NA NA NA NA NA NA NA NA NA
       -- -- NA NA NA NA NA NA NA NA NA NA NA

Investment Value ($) 11,680,000 Appraisal Date: Restricted Value ($)
Const/Rehab Loan to Cost NA Capitalization Rate: Permanent Loan to Cost
Const/Rehab Loan to Value NA Permanent Loan to Value

 
Projected CalHFA Loan to Tax Cr. Basis HUD Risk Share Insurance Requested
Project Is Located On Leased Land Operating Expense Reserve Deposit
Flood Insurance Required? Initial Replacement Reserve Deposit
Prevailing Wage Project? Construction Defects Reserve
Payment/Performance Bond Rent-Up Reserve Deposit
Completion Guarantee Letter of Credit HOME Program Replacement Reserve
Earthquake Insurance Waiver Requested? Annual Replacement Reserve Per Unit

12/23/15

$0
$0

12/18/15

Waived
Yes

NA
Cash

Required

0.0%

12/8/15

$98,000
$0

$0

No
No
No

Date Prepared:

Additional Loan Terms, Conditions & Comments
Permanent LoanConstruction/Rehab Loan

Senior Staff Date: 

NA
NA
Cash

Yes

$500

 Acq/Construction/Rehab 
Financing 

Interest Rates

 Property Management Co: 

NA

--
84,869

Family
Permanent Loan Only

15-022-S

99%
80%

10,430,000
Appraised Values Upon Completion of Rehab/Construction

Permanent Financing Payment

1,114
83,755

NA

Debt Service

Interest Rates Debt Service

Payment

5.25%

n/a
US Residential Group

390 Camino Monte Vista

Courtyard Partners - Palm Springs, L.P.

Three Bears Partners, L.P.

David Savage
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UNIT MIX AND RENT SUMMARY Board Approval
Palos Verdes Villas Project Number 15-022-S

Number of Number of Average Number of Est. No. of 
Bedrooms Baths Size (Sq. Ft.) Units Tenants 

1 1 710 35 52.5
2 1 935 63 189
- - - - 0
- - - - 0
- - - - 0
- - - - 0

98 241.5

25% 45% 50% 60% 80% 100% 100%
CalHFA         20                 

Tax Credits                             
HCD-MHP                             

City of Palm Springs             20             
-                                                                 
-                                                                 

% of Area Average Average % of 
Unit Type Restricting Median Number Unit Market Monthly Market

Agency Income of Units Rent Rents Savings Rents
Studios CalHFA 25% - - - - -

CalHFA 45% - - - -
CalHFA 50% - - - -
CalHFA 55% - - - -
CalHFA 60% - - - -
CalHFA 100% - - - -
CalHFA 100% - - - -

1 Bedroom CalHFA 25% - - $1,050 - -
CalHFA 45% - - - -
CalHFA 50% 7 $670 $380 64%
CalHFA 55% - - - -
CalHFA 60% - - - -
CalHFA 100% - - - -
CalHFA 100% - - - -

2 Bedrooms CalHFA 25% - - $1,200 - -
CalHFA 45% - - - -
CalHFA 50% 13 $754 $446 63%
CalHFA 55% - - - -
CalHFA 60% - - - -
CalHFA 100% - - - -
CalHFA - - - - -

3 Bedrooms CalHFA 25% - - - - -
CalHFA 45% - - - -
CalHFA 50% - - - -
CalHFA 55% - - - -
CalHFA 60% - - - -
CalHFA 100% - - - -
CalHFA 100% - - - -

4 Bedrooms CalHFA 25% - - - - -
CalHFA 45% - - - -
CalHFA 50% - - - -
CalHFA 55% - - - -
CalHFA 60% - - - -
CalHFA 100% - - - -
CalHFA 100% - - - -

5 Bedrooms CalHFA 25% - - - - -
CalHFA 45% - - - -
CalHFA 50% - - - -
CalHFA 55% - - - -
CalHFA 60% - - - -
CalHFA 100% - - - -
CalHFA 100% - - - -

Date Prepared: 12/23/15 Senior Staff Date: 12/18/15

PROJECT UNIT MIX

-                                                                
-                                                                
-                                                                
-                                                                

COMPARISON OF AVERAGE MONTHLY RESTRICTED RENTS TO AVERAGE MARKET RENTS

NUMBER OF UNITS AND PERCENTAGE OF AMI RENTS RESTRICTED BY EACH AGENCY
Number of Units Restricted For Each AMI Category

Average Restricted Rents

Agency

Unit Type of Style

Flat
Flat
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SOURCES & USES OF FUNDS SUMMARY
Palos Verdes Villas Project Number

CONST/REHAB PERMANENT
$ $ SOURCES ($) PER UNIT ($) %

CalHFA  Loan -                  0.0%
-                                                          -                  0.0%
-                                                          -                   0.0%
-                                                          -                   0.0%
-                                                          -                   0.0%

Other Non-CalHFA Sources of Funds -                   0.0%
Construct/Rehab Net Oper. Inc. -                   0.0%
Deferred Developer Fee -                   0.0%
Developer Equity Contribution -                   0.0%
Investor Equity Contribution -                   0.0%
CalHFA Permanent Loan 8,344,000      8,344,000      85,143          100.0%
CalHFA Bridge Loan -                 -                 -                0.0%
CalHFA Section 8 Loan -                 -                 -                0.0%

-                                                          -                 -                 -                0.0%
-                                                          -                 -                 -                0.0%
-                                                          -                 -                 -                0.0%

Other Non-CalHFA Sources of Funds 100,000         -                 -                0.0%
Construct/Rehab Net Oper. Inc. -                 -                 -                0.0%
Deferred Developer Fees -                 -                 -                0.0%
Developer Equity Contribution -                 -                 -                0.0%
Investor Equity Contributions -               -               -                0.0%

TOTAL SOURCES OF FUNDS -                  8,444,000    8,344,000    85,143          100.0%

CONST/REHAB PERMANENT
$ $ USES ($) PER UNIT ($) %

Payoff Acquisition/Rehab Financing -                 
Acquisition Costs -                  4,160,860    4,160,860    42,458          49.3%
Construction/Rehab Costs -                  421,900       421,900       4,305            5.0%
Relocation Costs -                  -               -               -                0.0%
Architectural Costs -                  10,000         10,000         102               0.1%
Surveys & Engineering Costs -                   -                 -                 -                0.0%
Contingency Reserves -                   100,000         100,000         1,020            1.2%
Loan Period Loan & Other Costs -                  3,500           3,500           36                 0.0%
Permanent Loan Costs -                  91,815         91,815         937               1.1%
Legal Fees -                  20,000         20,000         204               0.2%
Operating Reserves -                  98,000         98,000         1,000            1.2%
Reports & Studies -                  24,000         24,000         245               0.3%
Other Construction/Rehab Costs -                  25,860         25,860         264               0.3%
Developer Fees & Costs -                  3,488,065    3,488,065    35,593          41.3%

TOTAL PROJECT COSTS -                  8,444,000    8,444,000    86,163          100.0%

SOURCES OF FUNDS

USES OF FUNDS

15-022-S
Board Approval

TOTAL PROJECT FUNDS

TOTAL PROJECT COSTS

Date Prepared:  12/23/2015 3 of 8
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 PROJECTED INITIAL ANNUAL RENTAL OPERATING BUDGET Board Approval
Palos Verdes Villas Project Number 15-022-S

AMOUNT PER UNIT %
Rental Income

Restricted Unit Rents 173,904$            1,775$          15.10%
Unrestricted Unit Rents 1,016,340           10,371          88.25%
Commercial Rents -                      -                0.00%

Rental & Operating Subsidies
Section 8 Rent Subsidies -                      -                0.00%
Shelter Care Plus Rent Subsidies -                      -                0.00%
Other Subsidy (Specify) -                      -                0.00%
Other Subsidy (Specify) -                      -                0.00%

Other Income
Laundry and Vending Income -                      -                0.00%
Garage and Parking Income -                      -                0.00%
Miscellaneous Income 22,000                224                1.91%

1,212,244$        12,370$        105.26%
Less:  Vacancy Loss 60,612$              618$              5.26%

1,151,632$        12,988$        100.00%

AMOUNT PER UNIT %
Administrative Expenses 84,840$              866$              0$                  
Management Fee 42,000                429                3.65%
Social Programs & Services -                      -                0.00%
Utilities 56,967                581                4.95%
Operating & Maintenance 154,375              1,575             13.40%
Ground Lease Payments -                      -                0.00%
Real Estate Taxes 114,324              1,167             9.93%
Other Taxes & Insurance 73,015                745                6.34%
Assisted Living/Board & Care -                      -                0.00%

525,521$            5,362$          45.63%

Replacement Reserves 49,000$              500$              4.25%
574,521$            5,862$          49.89%

577,111$            5,889$          50.11%

AMOUNT PER UNIT %
CalHFA Permanent Loan 499,509$            5,097$          43.37%
CalHFA Section 8 Loan -$                    -                0.00%

-     -$                    -                0.00%
-     -$                    -                0.00%
-     -$                    -                0.00%
-     -$                    -                0.00%
-     -$                    -                0.00%

499,509$            5,097$          43.37%

77,602$              792$              6.74%

1.16                    to 1

Date: 12/23/15 Senior Staff Date: 12/18/15

DEBT SERVICE COVERAGE RATIO (DSCR)

NET OPERATING INCOME (NOI)

DEBT SERVICE PAYMENTS

TOTAL DEBT SERVICE PAYMENTS

EXCESS CASH FLOWS AFTER DEBT SERVICE

GROSS POTENTIAL INCOME (GPI)

EFFECTIVE GROSS INCOME (EGI)

OPERATING EXPENSES

INCOME

SUBTOTAL OPERATING EXPENSES

TOTAL OPERATING EXPENSES
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Exhibit B 

 

Site/Location Maps 

Far View 
Near View 
  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                    136



DeLorme Street Atlas USA® 2010

Palos Verdes Villas 

Data use subject to license.
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DeLorme Street Atlas USA® 2010
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Data use subject to license.

© DeLorme. DeLorme Street Atlas USA® 2010.

www.delorme.com

TN

MN (11.8°E)
0 180 360 540 720 900

0 40 80 120 160 200

ft
m

Scale 1 : 6,400

1" = 533.3 ft Data Zoom 15-0

                    139



             
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

THIS PAGE 
INTENTIONALLY 

LEFT BLANK 

                    140



Exhibit C 

 

Term Sheet 

 

CalHFA/HUD Risk Share Refinance Loan Program 
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CalHFA/HUD RISK SHARE REFINANCE LOAN PROGRAM 

Program 
Description 

The CalHFA/HUD Risk Share Refinance Loan Program (“Refinance 
Program”) provides competitive financing through its partnership with 
HUD and the U.S. Treasury for the refinance of affordable housing 
developments that need no rehabilitation or only minor (non-
substantial) rehabilitation.  Owners/Borrowers must agree to preserve 
and/or increase the affordability restrictions. 

In addition, the Refinance Program allows equity take-outs in 
connection with refinancings (subject to CalHFA approval and CalHFA 
underwriting criteria). 

Qualifications  Available to for-profit, non-profit, and public agency sponsors.

 Taxable financing only – (tax-exempt bonds will not be issued for
these projects).

 For Section 8 projects, final commitment is conditioned upon review
and acceptance by CalHFA of the AHAP contract.

 For existing CalHFA portfolio loans, the current owner is required to
pay off all outstanding CalHFA debt.  This includes subordinate
loans, deferred payment loans, residual receipts loans, indirect
loans provided by CalHFA to localities, or any other financing
provided directly or indirectly by CalHFA at loan origination or
anytime thereafter.  Please click here for the CalHFA Portfolio
Loan Prepayment Policy

Loan Amount  Minimum 1.15x for debt service coverage ratio

 Lesser of 90% of restricted value or 80% of development costs

 For projects seeking a cash equity take-out, reduced loan to
value and increased debt service coverage may apply, subject to
CalHFA approval.

Fees 
(subject to change) 

 Application Fee:  $5,000 non-refundable, due at time of application
submittal

 Loan Fee:  1.00% of the loan amount due at loan closing

 Credit Enhancement Fee:  included in the interest rate

 Monitoring Fee:  included in the interest rate

 Legal Fee:  $10,000, due at loan closing

Rate & Terms 
(subject to change) 

Permanent Loan (fully amortized): 

 Interest Rate:  10 year Treasury plus 2.00%-2.75%, fixed for
the term of the loan

 Loan Payment/Term – fully amortized, up to 40 years

Interest Rate is locked up to 60 days prior to loan close 
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Credit 
Enhancement 

The Refinance Program will be credit-enhanced through CalHFA’s 
HUD/FHA Risk Sharing program.  If applicable, projects financed 
through the Refinance Program must comply with the Davis-Bacon Act 
and/or California state prevailing wage requirements.  

Prepayment The loan may be prepaid at par after 15 years of the permanent loan 
period.  However, the loan may be prepaid after 10 years of the 
permanent loan period subject to a yield maintenance calculation of: 

 5% of the principal balance after the end of year 10 

 4% of the principal balance after the end of year 11 

 3% of the principal balance after the end of year 12 

 2% of the principal balance after the end of year 13 

 1% of the principal balance after the end of year 14 
 

All prepayments require a written 120-day notice to CalHFA. 

Subordinate 
Financing 

Loans or grants are encouraged from local government and third 
parties to achieve project feasibility.  All loans, leases, development 
and regulatory agreements must be coterminous and subordinate to the 
CalHFA financing.  Any loans with amortized debt will be included in the 
minimum 1.15x debt service coverage ratio calculation. 

Occupancy 
Requirements 
 
 

 Must maintain the greater of (1) existing affordability restrictions, or 
(2) either (a) 20% of the unit types must be rent restricted and 
occupied by individuals whose incomes are 50% or less of the area 
(county) median gross income as determined by HUD (“AMI”) with 
adjustments for household size (“20% @ 50% AMI”), OR (b) 40% 
or more of the unit types must be both rent restricted and occupied 
by individuals whose income is 60% or less of the AMI, with 
adjustments for HUD for household size (“40% @ 60% AMI”): 
however in the latter case, a minimum of 10% of the unit types 
must be at 50% or less of AMI. 

 For those units restricted by CalHFA, in adjusting rents for 
household size, the Owner/Borrower will assume that one person 
will occupy a studio unit, two persons will occupy a one-bedroom 
unit, three persons will occupy a two-bedroom unit, four persons 
will occupy a three-bedroom unit, and five persons will occupy a 
four-bedroom unit. 

 Projects for seniors require rents based on one person per 
bedroom on the CalHFA restricted units. 
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Due Diligence All of the following due diligence items are required and shall be 
provided at the Owner/Borrower’s expense: 

 Property appraisal 

 Market study 

 Phase I Environmental Site Assessment report including but not 
limited to impact reviews that meet federal environmental 
requirements (such as historic preservation and noise 
remediation) 

 Physical Needs Assessment (PNA) for rehabilitation projects 
with “Needs Over Time” analysis for the term of the loan 
o Non-substantial rehabilitation may be required 

 Rehabilitation period inspection fees are estimated at $500 - 
$1,000 per month 

 Termite/Dry Rot reports by licensed company 

 Seismic review and other studies may be required at CalHFA’s 
discretion 

 Other studies/reports at CalHFA’s discretion 
 

Required 
Reserves 

 Replacement Reserve:  Initial cash deposit required, varies by 
project type and PNA. 

 Operating Expense Reserve (may be required):  10% of 
annual gross income due at permanent loan closing (letter of 
credit or cash). 

 Impounds:  One year’s prepaid earthquake, hazard insurance 
premiums, and property tax assessments. 

 Earthquake Insurance Waiver:  Available for projects which 
have met CalHFA earthquake waiver standards during 
construction. 

 Other reserves as required. 
 

Questions Questions regarding the Refinance Program can be directed to 
CalHFA’s Multifamily Program’s Division:  
 

 James Morgan, Housing Finance Chief, Multifamily Programs 

 500 Capitol Mall, MS 1420, Sacramento, CA 95814 

 Phone: 877.922.5432 or directly at 916.326.8806 

 Email address:  jmorgan@calhfa.ca.gov  
or 

 Ruth Vakili, Loan Officer, Multifamily Programs 

 500 Capitol Mall, MS 1420, Sacramento, CA 95814 

 Phone: 877.922.5432 or directly at 916.326.8816 

 Email address:  rvakili@calhfa.ca.gov 
 

 

IMPORTANT DISCLOSURE INFORMATION: 
 

The information provided in this program description is for guidance only.  While we have taken care to provide 
accurate information, we cannot cover every circumstance nor program nuance.  This program description is subject 
to change from time to time without prior notice.  The California Housing Finance Agency does not discriminate on 
any prohibited basis in employment or in the admission and access to its programs or activities. 
 

 
07/15 
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RESOLUTION 16-01 1 

 2 

 RESOLUTION AUTHORIZING A FINAL LOAN COMMITMENT 3 

 4 

 5 

 WHEREAS, the California Housing Finance Agency (the "Agency") has 6 

received a loan application on behalf of Courtyard Partners-Palm Springs, L.P., a 7 

California limited partnership, (the "Borrower"), seeking a loan commitment, the 8 

proceeds of which are to be used to provide financing for a multifamily housing 9 

development located in Palm Springs, Riverside County, California, known as Palos 10 

Verdes Villas (the "Development"); and 11 

       12 

 WHEREAS, the loan application has been reviewed by Agency staff which 13 

prepared a report presented to the Board on the meeting date recited below (the "Staff 14 

Report"), recommending Board approval subject to certain recommended terms and 15 

conditions; and 16 

 17 

 WHEREAS, Agency staff has determined or expects to determine prior to 18 

making a binding commitment to fund the loan for which the application has been made, 19 

that (i) the Agency can effectively and prudently raise capital to fund the loan for which 20 

the application has been made, by direct access to the capital markets, by private 21 

placement, or other means and (ii) any financial mechanisms needed to insure prudent 22 

and reasonable financing of loans can be achieved; and 23 

 24 

  WHEREAS, the Board wishes to grant the staff the authority to enter into a 25 

loan commitment upon Agency staff determining in its judgment that reasonable and 26 

prudent financing mechanisms can be achieved; 27 

 28 

 NOW, THEREFORE, BE IT RESOLVED by the Board of Directors of the 29 

Agency as follows: 30 

 31 

  1. The Executive Director, or in his/her absence, the Chief Deputy 32 

Director, is hereby authorized to execute and deliver a final commitment letter, in a form 33 

acceptable to the Agency, and subject to recommended terms and conditions set forth in 34 

the Staff Report and any terms and conditions as the Board has designated in the Minutes 35 

of the Board Meeting, in relation to the Development described above and as follows: 36 

 37 

PROJECT DEVELOPMENT NAME/  MORTGAGE    38 

NUMBER LOCALITY  AMOUNT  39 

 40 

15-022-S Palos Verdes Villas  $8,344,000.00 Permanent Loan 41 

 Palm Spring, Riverside County,  42 

 California 43 

 44 

 45 

46 
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Resolution No. 16-01 
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- 2 - 

Board Resolution (FFB) HUD-RS 

Palos Verdes Villas – CalHFA No. 15-022-S 

12/28/2015.NDS.CLC.# HFMF-1296-1 
 

The Board recognizes that in the event that staff cannot determine that reasonable and 1 

prudent financing mechanisms can be achieved, the staff will not enter into loan 2 

commitments to finance the Development. In addition, access to capital markets may 3 

require significant changes to the terms of loans submitted to the Board. Notwithstanding 4 

paragraph 2 below, the staff is authorized to make any needed modifications to the loan 5 

which in staff’s judgment are directly or indirectly the result of the disruptions to the 6 

capital markets referred to above. 7 

 8 

 2. The Executive Director may modify the terms and conditions of the 9 

loan or loans as described in the Staff Report, provided that major modifications, as 10 

defined below, must be submitted to this Board for approval.  "Major modifications" as 11 

used herein means modifications which either (i) increase the total aggregate amount of 12 

any loans made pursuant to the Resolution by more than 7%; or (ii) modifications which 13 

in the judgment of the Executive Director, or in his/her absence, the Chief Deputy 14 

Director of the Agency, adversely change the financial or public purpose aspects of the 15 

final commitment in a substantial way.  16 

 17 

I hereby certify that this is a true and correct copy of Resolution 16-01 adopted at a duly 18 

constituted meeting of the Board of the Agency held on January 13, 2016, at 19 

Sacramento, California. 20 

 21 

 22 

 23 

                     ATTEST:_______________________                                   24 

                Secretary 25 

 26 

   27 

 28 

 29 

 30 

 31 

 32 

 33 

 34 

 35 

 36 

 37 

 38 

 39 

 40 

 41 

 42 

 43 

 44 

 45 
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State of California  
 
M E M O R A N D U M 
 
 
To: Board of Directors       Date:  December 28, 2015 
  
 
 Tony Sertich, Director of Multifamily Programs 
From: CALIFORNIA HOUSING FINANCE AGENCY 
 
 
Subject: Loans approved by CalHFA Senior Loan Committee  
 
 

Since the last meeting of the CalHFA Board of Directors, CalHFA’s Senior Loan Committee 
has approved two loans that are not required to gain approval from the CalHFA Board of 
Directors.   
 
The first loan is to a former portfolio project in Arcata, California named River Community 
Homes.  This is a small loan of $2,200,000 made out of CalHFA’s Earned Surplus funds.  
Loans lower than $4 million do not need approval from the Board as authorized in Resolution 
#01-37.  The Senior Loan Committee approval for this loan is attached. 
 
The second loan is a modification of collateral to an existing CalHFA loan to allow for the 
development of new affordable units in Menlo Park, CA on Gateway Apartments.  The project 
has been underwritten with the revised collateral structure to ensure CalHFA financial position 
moving forward.  The addition of 42 affordable senior units in a high-cost area will benefit the 
local housing situation.  A description of the project and the modification is attached.   
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CalHFA 
California Housing Finance Agency 

MULTIFAMILY PROGRAMS DIVISION 
Final Review & Request for Loan Approval 

Board Review Date: N/A 

Project Name: River Community Homes (Areata, Humboldt County) 

CalHFA Loan Amount: $2,200,000 - Permanent (Internal Source - Earned Surplus) 

Underwriting Variances: 

HUD Risk Share Insurance will not be needed although the underwriting follows HUD Risk Share 

Guidelines with the exception that the loan amount will be greater than 80% loan-to-cost. The 

proposed loan is the sole source of financing so it is 100% loan-to-cost. 

The proposed used of Earned Surplus Funds complies with the CalHFA Multifamily Subsidy Fund 
Policy as follows: 

• The designated use of funds is a first-lien loan on a small project up to $2,500,000; 

• The Loan will be fully amortized with interest so that it is revolving (paid back) and thus funds 

will be made available for future uses; 

• No equity will be taken out; 

• The Project requires substantial rehabilitation; 

• There is no developer fee; 

• Underwriting identifies a need for the funds; 

• The Project is currently in the CalHFA portfolio; 

• Rents at 50% and 55% AMI will be preserved for an additional 30 years; and 

• 100% of the units will be reserved for families of low income. 

Approval Recommended by: 

NAME TITLE SIGNATURE 

Steve Beckman 

Steve Beckman 

James Morgan 

MF LO 

MF Underwriter 

MF Lending Chief 

Approval Signatures (Required in accordance with approval authorities); 

NAME 

Tony Sertich 

TITLE SIGNATURE 

Tim Hsu 

Don Cavier 

Director of Financing 

Chief Deputy Director 

DATE 

a/A? 

(A 

|i l-Lo / ' V  

DATE 

Chris Penny Asset Mgmt. Chief 

Victor James General Counsel 

Tia Boatman-Patterson Executive Director 
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Project Name:  River Community Homes – LOAN TYPE (Permanent Only) Page - 2 
Loan Amount:   $2,200,000-permanent only 
Loan Number: 13-020-N 
 
  
Conditions of Approval: 

 
 Renewal of Section 8 HAP Contract for a minimum of 20 years and the assignment of the 

HAP Contract to CalHFA.  The current HAP is being extended until the renewal of the 20-
year HAP. 
 

 River Community Homes, Inc., a California nonprofit public benefit corporation, is a 
“limited equity housing cooperative” organized under Section 33007.5 of the California 
Health & Safety Code (replaced with Civil Code Section 817) and Section 11003.4 of the 
California Business and Professions Code (the “B&P Code”).  CalHFA’s new regulatory 
agreement will require the Project comply with all laws, including without limitation 
section 11003.4 of the California Business and Professions Code.  Prior to the CalHFA 
Loan closing and per the requirements of Section 11003.4 of the B&P Code, CalHFA will 
require an opinion of Borrower’s counsel that the project meets the requirements of 
Section 817 of the Civil Code and the conditions for exemption set forth in Section 
11003.4(b) of the B&P Code. 

 
TRANSACTION FACTS 

 
Loan Origination: Steve Beckman Underwriting:  Steve Beckman 
Asset Management: Richard Dewey Loan 

Administration: 
Kevin Brown 

Legal (Internal): Nicole Slaton Legal (External):      N/A 

Projected Closing Date: 2/28/2016 Approval 
Expiration Date: 11/30/16 

 
1. Address or Cross Streets 1061 Hallen Drive 
  City: Arcata County: Humboldt Zip 

Code: 
95521 

2. Tenancy / Occupancy Type: Family 
3. Total Residential Units: 40 
4. Property Construction Low-Rise 
  Buildings: 7 Stories: 2 
  Elevators: None Unit Style:  Garden/Townhome 
   

5. Total Land Area (acres) 2.6 acres 
  Residential 

Square Footage:
32,026 Residential Units per 

Acre: 
15.38 

  Covered Parking 
Spaces: 

40 Total Parking Spaces: 63 

6. Construction Scope: Substantial Rehabilitation 
7. Commercial Space:  Yes  No 
8. Brief Project Description: River Community Homes (“Project”) is a 40-unit affordable family 

project consisting of seven two-story garden style apartment 
buildings and one community building. The Project has ten one-
bedroom units, 24 two-bedroom units, six three-bedroom units, a 
basketball court, laundry facility, community room/computer lab and 
bicycle storage. The Project was built in 1984 and acquired by River 
Community Homes, Inc., a California nonprofit public benefit 
corporation (“Owner” or “Borrower”). The Project is subsidized by a 
project-based Section 8 contract for 100% of the units.  The Project 
is being retained by the Owner. 
 
A permanent-only Earned Surplus Loan will be used whereby a 
“Rehabilitation Reserve” will be funded to pay for the costs of the 
rehabilitation work.  Amortization of principal and interest will begin 
upon loan closing and during rehabilitation. 
 

 Borrower: River Community Homes, Inc., California nonprofit public benefit 
corporation 

9. Sponsor/Developer: Same as Borrower 
  

10. Sponsor visit/Site Visit:   Yes   No Date: 9/10/13 for 
CalHFA 
predevelopment loan; 
subsequent site visits 
have been made by 
Catherine Dolph. 

Site walk-through 
with Owner and 
property 
management; 
concept meeting 
at Project 
community room. 
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Project Name:  River Community Homes – LOAN TYPE (Permanent Only) Page - 3 
Loan Amount:   $2,200,000-permanent only 
Loan Number: 13-020-N 
 
  

11. Previous CalHFA Loan:   Yes   No  $1,620,000 closed in December 1984 
and paid off in October 2014;  

 $206,366 (HCD-RHCP) closed in 
January 1984 and paid off in February 
2013. 

 $200,000 CalHFA predevelopment 
loan closed in June 2014 and due 
December 31, 2015, which will be 
extended to June 1, 2016 after 
CalHFA loan approval 

   
12. HUD Risk Share Checklist (if 

applicable)  
 

13. HUD Previous Participation 
Form (HUD-2530) Received 

from Principals: 

N/A 

14. Date: N/A 
15. Certification of Other Federal 

Support (if applicable) 
N/A 

16. Subsidy Layering Review (if 
applicable) 

N/A 

17. Environmental - NEPA 
Clearance 

In Process  

 CalHFA Loan Terms for the 
current request: 

 

    
 Loan Terms Acquisition & Rehabilitation 

Loan Permanent Loan 

19. Total Loan Amount:  $2,200,000 
20. Loan Term:  30 year fully amortized  
21. Loan to Value:  90% 
22. Loan to Cost:  100% 
23. Interest Rate:  5.55%. Rate is for underwriting 

purposes only and is based on a 
current rate of 5.00% plus a 55 
basis point cushion. The rate is 
subject to change and will not be 
locked until 30 days prior to Loan 
closing.  

24. Market Study(RCS):   Yes   No Firm: Novogradac & Co., 
LLP

May 19, 2015 

25. Appraisal:   Yes   No Firm: Jim Liska October 20, 
2015 

26. (NEPA) Environmental:   Yes   No Firm: AEM Consulting Still in process; 
engaged 
October 23, 
2015 

27. Construction Cost Estimate:   Yes   No Firm: NA  
28. Construction Cost Contract:   Yes   No Type: NA 
29. Guarantor(s): None:  Due to the Borrower’s ownership structure and that the 

financing is permanent-only; a Payment & Completion Guaranty and 
Letter of Credit will not be required. 

30. General Contractor: Lucchesi Builders, Inc. 
(dba Pacific Builders) 

Bonded 
Contractor: 

 Yes      No 

 
31. Exit Strategy:  

 
 The loan will be repaid via principal and interest payments, amortized over 30 years beginning at loan 
closing and during rehabilitation. 
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Project Name:  River Community Homes – LOAN TYPE (Permanent Only) Page - 4 
Loan Amount:   $2,200,000-permanent only 
Loan Number: 13-020-N 
 
  

CURRENT PORTFOLIO LOAN 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
PROJECT BUDGET 

 

 
 

42. Permanent Sources & Uses: 
Sources: Amount: Uses: Amount: 
CalHFA Permanent Loan $2,200,000 Rehabilitation Reserve $1,439,111
Tax Credit Equity  $0 CalHFA Financing Costs $29,500
Net Operating Income $0 Rehabilitation Contingency $143,911
Deferred Developer Fee $0 Reserve Deposits $86,480 

(funded at 
construction 

close)
 Soft Costs (including payoff of 

$140,000 City of Arcata Loan & 
CalHFA Predevelopment Loan) 

$420,623

 Relocation Cost $80,375
  
Total Sources: $2,200,000 Total Uses: $2,200,000
Lien Priority 
 
Construction        
N/A 
 

Lien Priority 
N/A 

 
 
Permanent 
CalHFA Permanent Loan 

Lien Priority 
1 

43. Budget Comments:  
  

 A “Rehabilitation reserve” will be funded to pay for the costs of the rehabilitation work; 
 Amortization of principal and interest will begin upon loan closing and during rehabilitation; 
 The Project will have no tax credits or developer fee in the deal; 
 The source of loan proceeds will be Earned Surplus Funds so HUD Risk Share will not be used and 

an application to CDLAC or TCAC will not be necessary; 
 An additional use of funds will be the payoff of a $140,000 loan to the City of Arcata; 

 Details of Current Portfolio Loan(s) N/A 
32. Predevelopment Loan Unpaid 

Principal Balance: Predevelopment loan balance $135,581 

33. 
Loan Maturity Date: 

December 31, 2015- to be extended to June 1, 
2016 after receipt of temporary Section 8 HAP 
extension and CalHFA loan approval. 

34. Loan Interest Rate: 3% 
35. 

Affordability Restrictions End 
Date: 

Currently restricted by HAP extension to 
December 31, 2015. Another 1 year temporary 
HAP extension in process. 20-year HAP will be 
executed prior to CalHFA loan closing. 

36. Yield Maintenance Due: N/A; To be paid off at CalHFA Permanent Loan 
closing 

37. Second Loan Unpaid Principal 
Balance : N/A 

38. Loan Maturity Date: N/A 
39. Loan Interest Rate: N/A 

40. Yield Maintenance Due: N/A 

41. Development Phase Sources & Uses:  
Sources: Amount: Uses: Amount: 
CalHFA Construction Loan $0 Acquisition Costs $0
Tax Credit Equity  Hard Construction $0
Net Operating Income $0 Construction Contingency $0
 Construction Interest 

(Capitalized) 
$0 

 Financing Costs $0
 Taxes and Insurance $0 
 Soft Costs (Including Reserve 

Deposits and payoff of $140,000 
City of Arcata loan) 

$0

 Developer Fee $0
 Relocation $0
Total Sources: $0 Total Uses: $0
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Project Name:  River Community Homes – LOAN TYPE (Permanent Only) Page - 5 
Loan Amount:   $2,200,000-permanent only 
Loan Number: 13-020-N 
 
  
 An Operating Expense Reserve of $46,480 will be capitalized at loan close; 
 A Replacement Reserve of $40,000 will be capitalized at loan close;  
 A Relocation Budget of $80,375 has been established; and 
 The CalHFA Predevelopment Loan will be paid off through escrow at closing; $135,581 has been 

drawn to date for soft costs. 
 

PROJECT ANALYSIS 
 

44. Property  Description 
 
 The Project was originally built in 1984 and currently offers a total of 40 units with 1B, 2B and 3B floor 

plans.  
 The unit mix consists of 10 one-bedroom units, each 555 to 646 square feet, 24 two-bedroom units, each 

811 square feet, and 6 three-bedroom townhouse units each 1,059 square feet. 
 The site is designated flood zone X. 
 The Project site is zoned as RH per the City of Arcata. This is a high-density residential land use 

designation; the Project is a permitted use.   
 The Project density is approximately 15.38 units per acre and is in compliance with the permitted use. 
 The units have individual heaters for each unit and no air conditioning due to the cooler climate.  All units 

have gas oven/cooktops and vented hoods, a refrigerator, cabinets, carpeting/vinyl flooring, washer/dryer 
hookups, and patio/balconies. 

 There are a total of seven buildings.  
 The Project consists of a two-story “walk up” product in a “garden style” configuration. The Project site is 

approximately 2.6 acres with a flat topography.  
 The Project site has various amenities including: laundry facility, community room/computer lab, bicycle 

storage, community garden, picnic area, basketball court and a kids’ play structure.  
 There are 40 covered and 23 uncovered parking spaces.  
 Domestic hot water is provided via individual gas-fueled water heaters for each unit. 
 The Project is in good to moderate condition with some deferred maintenance issues, but the amount of 

rehabilitation required to extend its life is still substantial.  
 The Project includes 40 units, as follows: 
 

 
 
Section 8 Discussion: 
The current Section 8 HAP expires November 30, 2015 and current contract rents are $660 and $667 for one-
bedroom (8 and 2 units, respectively), $802 for two-bedroom, and $1,018 for three-bedroom units.  The Project 
was underwritten to Section 8 rents proposed under a new 20-year Section 8 HAP which will be in place prior 
to Loan closing.  HUD provided a comfort letter on July 17, 2015 that set forth the new contract rents (see table 
above) based on the Section 8 Rent Comparability Study dated May 19, 2015. 
 
45. Development Team Overview 
 

Borrower 
River Community Homes, Inc. 

 The Borrower is a 35-year old California nonprofit public benefit corporation, a single asset entity 
whose sole purpose is to own the Project.    
 

 Borrower is the sole owner of the Project.  The Borrower is a limited equity housing cooperative; 
members (tenants) have share ownership in the Borrower. 

 
 

 

Type Size Units Contract Rents
1-Bdrm (50% AMI) 555               8                     $800
1-Bdrm (55% AMI) 646               2                     $800
2-Bdrm (50% AMI) 811               8                     $975
2-Bdrm (55% AMI) 811               16                   $975
3-Bdrm (50% AMI) 1,059            2                     $1,150
3-Bdrm (55% AMI) 1,059            4                     $1,150
Total 789 40                   

                    155



 
Project Name:  River Community Homes – LOAN TYPE (Permanent Only) Page - 6 
Loan Amount:   $2,200,000-permanent only 
Loan Number: 13-020-N 
 
  
Sponsor/Developer 
Housing Humboldt 

 
 Housing Humboldt (also known as Humboldt Bay Housing Development Corporation) is a California 

nonprofit public benefit corporation that owns and manages 105 affordable multifamily units in 5 
apartment complexes in the greater Eureka/Arcata area.  Its units cater to seniors, families, and accept 
all subsidies.  The board of directors is comprised of land use planners, attorneys, developers, bankers 
and real estate professionals.  Humboldt Housing will not earn a developer fee; Beth Matsumoto, co-
Executive Director will provide Project oversight and project management services for a fee. 
 

         Management Agent 
         Sera Business Services, Inc., a California corporation dba Consolidated Management (“PPM”) 

 PPM has managed the Project since 1989 and will continue to manage the Project. PPM provides full-
service property and asset management, market analysis, accounting and training for property owners. 
Sera Business Services, Inc. and PPM have currently under management a combined 210 multifamily 
properties. 
 

 The two principals have over 50 years of combined experience and its CEO Ted Loring, who has 
personally managed the Project, is the only certified property manager north of Santa Rosa. 
  

           Contractor  
           Lucchesi Builders, Inc., a California corporation dba Pacific Builders 
 

 Pacific Builders is local to Arcata and was founded in 1979.  The company specializes in commercial 
construction and remodeling, apartments and planned development, tenant improvements, pre-
engineered steel building, and design development and budgeting.  Pacific Builders practices green 
construction by recycling all scrap materials and green-focused material procurement.    

 

 Pacific Builders has finished or is currently building more than a dozen commercial projects and three 
multifamily projects in the Eureka/Arcata region.    

           
Architect 
          Philippe Lapotre Architect 
 

 Philippe Lapotre Architect is a small Arcata firm formed in 1992; Philippe Lapotre has been an architect 
since 1986. The firm provides services that include sustainable and LEED design, project 
management, master planning, hourly drafting and graphical rendering/visualization. 
 

 The firm has performed design work on three multifamily projects, several lodging projects and more 
than a dozen mixed-use/commercial projects.  

            
46. Construction Analysis 
 

 The proposed scope of rehabilitation work is currently estimated to be $1,439,111 or $35,978 per unit 
(including overhead, profit, general conditions and insurance).  Major elements include: 
 

o Site and Community Building ($99,293) – Upgrades to community room including new paint 
and flooring, and ADA upgrades to sidewalks and steps. 
 

o Exterior ($391,785) – roofing repairs where needed, replace all existing windows including 
trim and sealing, replace existing patio doors including trim and sealing, complete mildew 
remediation at all windows and patio doors, and complete repair of all termite damage.  Repair 
existing shingle siding where needed.  
 

o Interiors ($647,764) – interior painting (kitchen and bath) where needed, new kitchen and 
bathroom cabinets, replace kitchen ceiling lights, replace vinyl flooring and carpeting.  Also 
includes ADA upgrades to four units. 
 

o Plumbing/Electrical/Mechanical ($300,269) – new kitchen and bathroom faucets, new low-
flow toilets, replace showers, replace medicine cabinets in bathrooms, new energy-efficient 
bathroom ceiling lights and exhaust fans with humidistats and fire dampers, replace bathroom 
pocket doors, replace space heaters, install two-zone mini split heating systems with firs 
dampers. 
 

o Hard Cost Contingency ($143,911) 
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Work is expected to begin in early March 2016 and be completed within 12 months. The hard cost 
contingency reserve is $143,911 which is 10% of the cost of the proposed rehabilitation scope of work.   

 
47. Relocation 
 
 Unit renovations are expected to be completed in phases. Temporary displacement, if necessary, is not 

expected to exceed two days.  There are currently two vacant units that will be renovated first and then 
used as temporary lodging if necessary.  The tenants (members) have stated they do not want to relocate 
offsite if at all possible. 

 The Project manager, construction supervisor, or relocation consultant will assist the tenants, if needed, 
with any temporary moving, claims for reimbursement and answering questions.   

 All tenants will be provided appropriate notice regarding the scope of work and how the work will affect 
access to their units and care of contents. 

 The total costs for relocation is estimated at $80,375. 
 
 
48. Appraisal Review 
 
 The appraisal valuation is based on an income capitalization approach and identified 5 comparable 

properties within the Primary Market Area (“PMA”), and another 4 comparable properties that are in the 
Secondary Market Area (“SMA”) within 8 miles of the subject.  
 

 The appraiser reported that cap rates for multifamily properties in the region ranged from 3.90%-8.00%. 
The appraiser selected a 6.00% cap rate for the subject property.  

 
 A 5% vacancy assumption was used consistent with market practice, even though the project has 

historically had a 0-3% vacancy rate.  
 

 The appraiser concluded and CalHFA has accepted a $2,455,000 post-rehabilitation restricted value with 
rent restrictions assumed at stabilized occupancy. The permanent loan is 90% of the restricted value.  

 
49. Environmental 
 
 A Phase 1 Environmental Assessment performed by Freshwater Environmental Services dated August 21, 
2015 found that there are no Recognized Environmental Conditions (REC). 

A separate Asbestos report by GHD, Inc. (“GHD”) dated February of 2015 identified traces of asbestos under 
the sinks in the kitchens of the Project. An Asbestos Mitigation/Removal Plan will be provided by GHD for 
removal of ACM on the sinks during the rehabilitation.  

A separate mold report by GHD dated September 11, 2015 identified traces of mold in several bathrooms of 
the Project. GHD has provided mitigation measures as part of the report and rehabilitation will mitigate the 
mildew and trace mold.  

 
50. Energy Savings 
 
The proposed scope contains energy efficiency upgrades designed to promote energy savings.  The Project 
will not apply to CDLAC or TCAC so an energy study was not provided with the PNA.  Savings will be accrued 
by replacing/installing such items as new dual-pane glazing throughout the Project, new energy efficient light 
fixtures for all units, and energy-efficient heating systems.  The Project does not have air conditioning because 
it is in a cooler climate. 
 
51. Water Savings 
 
No landscaping upgrades were included in the scope of work; however new low-flow toilets will be installed as 
part of the scope. 
 

 
MARKET ANALYSIS 

 
52. Macro Market Overview 
 
 The total population in Arcata, the PMA, was 17,730 in 2014 and within the SMA the total population was 

134,575. Population in the SMA is expected to grow to 141,718 (5%) by 2020 and 3-5% within the PMA.   
 

 The number of households in the PMA in 2010 was 7,491 and is expected to grow to 7,865 by 2020; 
household formation in the SMA is expected to grow from 58,000 in 2010 to 60,000 in 2020.  Of the total 
households within the PMA, 57.74% are renters; for the SMA 38.0% of the population are renters.  The 
number of renters is higher in the PMA due to the influence of Humboldt State University. 
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 In 2014, the unemployment rate for the City of Arcata was approximately 8.9%, less than SMA’s 
unemployment rate of 11.1%. The City of Arcata’s labor force has slightly increased over the past decade 
from 4,313 to 4,589 in 2014. Current job growth is negative although it is estimated that job growth will 
grow by 30% over the next decade.  The average per capita income is $19,590 with family median income 
at $49,037. 

 
 Employment in the PMA is comprised mainly of public sector jobs with entities such as California State 

University Humboldt, US Forest Service, City of Arcata, School District, County of Humboldt and State of 
California.  There is some private sector employment consisting of shops, services, healthcare, fishing and 
a significant amount of “underground” employment created by the cannabis industry.  Job growth and 
growth in the economy in general has been stagnant as the economy has shifted from the development of 
natural resources to tourism, services and small maker industry. 

 
53. Submarket Analysis 
 
 The PMA for the Project consists primarily of the City of Arcata. The SMA) consists of Humboldt County.  
 
 The Project is located in the northeastern part of the City of Arcata at 1061 Hallen Drive in Humboldt County 

in a neighborhood that is a mix of single & multifamily residences, schools, parks and retail, and light 
industrial. 
 

 The city is 280 miles north of San Francisco on the coast (Arcata Bay) and is a college town as it hosts 
Humboldt State University.  There is a small employment base consisting of schools, retail services and 
government jobs.  The area is considered remote but still has access to most shopping and services. 
 

 Arcata offers reasonable vehicular transportation access and one freeway and one state highway are 
located next to the city. The city is connected to the east and Redding (and I-5) by State Route 299, a two-
lane state highway that runs from Arcata to the northeastern border of California.  Arcata is located on State 
Highway 101 that runs north-south the whole length of California. 
 

 The Project is located 0.90 miles from an elementary school, 3.1 miles from an intermediate school, and 
1.80 miles from a high school. 
 

 Mad River Hospital is located 0.80 miles from the Project. 
 

 A retail center with a major grocery store and pharmacy is 0.30 miles away. 
 

 The nearest public library is approximately 2.4 miles from the Project. 
 

 The nearest public transportation is a bus stop located 0.10 mile from the Project and offers services every 
60 minutes providing access throughout the City of Arcata and parts of Humboldt County. 

 
54. Supply 
 
 Occupancy rates for market rate and affordable apartments in the PMA averaged 97%. 

 
 Affordable family housing projects are on average 98.7% occupied, with some projects maintaining waiting 

lists.  The Project’s current vacancy rate is 2%. 
   

 Average market rent for a one-bedroom unit in the PMA is $800, for a two-bedroom unit $975, and for a 
three-bedroom unit $1,150. The maximum affordable rents at each of the unit mix AMI levels are between 
57%-70% of market rate rents in the market area. 
 

 There are twelve (12) comparable market rate and affordable properties in the PMA and currently no new 
market rate or affordable family housing projects planned. 
 

 
 
55. Demand/Absorption 
 
 The market study determined that with the lack of new multifamily housing stock coming on line, some 

waiting lists, and the low vacancy rates for the Project and comparable properties, the Project’s renovation 
will help the Project’s retain its residents, given the growing demand and stagnant supply. 

 
56. Cash Flow Analysis 
 
At an underwriting interest rate of 5.55%, the 30-year cash flow analysis shows the Project achieving a debt 
coverage ratio of 1.17 in year 1 and increasing in each subsequent year until year 25 when the DSCR drops 
below 1.15. The conservative analysis assumes restricted rents trending at 2.5% growth, Section 8 revenue at 
1.5% growth, and operating expenses trending at 3.5% growth.  If the final interest rate is less than 5.55% then 
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the DSCR will remain above 1.15 through the entire 30-year term. 
57. Sensitivity Analysis 
 
The Loan to value ratio using a restricted value of $2,455,000 is at 90%. The investment value of the Project 
which includes value Section 8 revenue is $2,590,000.  
 
It is unlikely that the Project’s Section 8 will be eliminated in the future, but underwriting suggests the optional 
10% capitalized operating reserve of $46,480 to be added to existing cash reserves.  The Borrower never 
missed a payment on its prior 30-year CalHFA loan that was paid off in 2014.  
 
58. Conclusion of Market Analysis 
 
Given that the project is 98% leased up and the constant demand and limited supply for affordable units in the 
market area, there is little concern that the existing market conditions would negatively affect project vacancy. 
 

 
MISSION/AFFORDABILITY ANALYSIS 

 
59. Geocoder Information 
 

 Geocoder Results: 
o Central City:  No 
o Low/Mod Census Tract: Middle (25.39% Below Poverty Line) 
o Minority Census Tract: No (22.92%) 
o Underserved:  Yes 

 
 Geocoder results show a census tract in a weaker but improving economic condition; the 

market study revealed that there is a need for affordable housing in the area as evidenced 
by the low vacancies at nearby affordable and market rate projects in the Primary and 
Secondary Market Area.  

 
60. CalHFA Affordability Restrictions  
 
The new CalHFA Regulatory Agreement restricts 20% of each type of unit to 50% AMI and the 
remainder of the units at market for 30 years. 
 
61. Project Affordability Restrictions  
 

Area Median Income 
Level New Restrictions 

Existing Restrictions 
(From Prior 
Regulatory 

Agreement of Paid-
Off CalHFA Loan) 

50% 13 Units (33%) 13 Units (33%) 
55% 27 Units (67%) 27 Units (67%) 

 

62. CalHFA Mission/Goals 
 
The Project financing and new use restrictions provide capital funds to retain the Project in CalHFA’s 
portfolio, extend the affordability for 30 years and increases the useful life of the Project. The scope 
of work also improves the quality of life of the residents by reducing energy/water costs, remediating 
mildew and dry rot, and improvements in the interior units. The surrounding market area has a high 
need for affordable housing as evidenced by the low vacancies at existing affordable properties in 
the area. The rehabilitation of this Project will insure that 40 affordable units remain in the 
marketplace for the long term future. 
 

 
DEVELOPMENT SUMMARY 

 
63. Executive Summary (Who? What? When? Where? How?): 
The request is for a permanent loan in the amount of $2,200,000 amortized for 30 years with a term of 30 
years. The underwriting interest rate is 5.55% for the permanent loan.  Since CalHFA has proposed to make 
a permanent-only loan a “Rehabilitation Reserve” will be funded to pay for the costs of the rehabilitation work.  
Amortization of principal and interest will begin upon Loan closing and during rehabilitation. 
 
The Project is a 40-unit affordable family apartment project built in 1984 and located in Arcata, Humboldt 
County. The property consists of seven two-story garden-style apartment buildings located on 2.6 acres.  The 
current owner, River Community Homes, Inc., will remain in place.  
 
The Borrower paid off its prior CalHFA loans in February 2013 and October 2014; CalHFA funded a 
predevelopment loan to Borrower in June 2014 with the requirement that the Borrower subsequently apply for 
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financing under CalHFA’s HUD Risk Share Acquisition and Rehabilitation Loan Program. 
   
The Project is in good to moderate condition for a development its age.  The Project has been well managed 
and maintained over the years, but the amount of rehabilitation required to extend its life is still substantial.  A 
portion of the proposed rehabilitation will result in appreciable energy savings for the Project. The Project is 
expected to close the acquisition/rehabilitation loan in February of 2016 and the rehabilitation period is 
expected to be 12 months. 

 
CONCLUSIONS 

 
64. Strengths (i.e. Sponsor, project, market, mission, etc.): 
 

 The Borrower has a strong track record of paying debt service as it paid the full amortization of a prior 
CalHFA 30-year loan. 

 HUD approved increased rents for the new 20-year Section 8 HAP Contract that will provide additional 
value to the Project enabling greater leveraging of CalHFA Loan. 

 Project maintains a loan to value ratio of 90%. 
 Project achieves a 1.17 debt coverage ratio in year 1 and grows each additional year. 
 There is growing demand and stagnant supply for affordable housing units in the primary and 

secondary market area, enabling the project to maintain a strong position in the market. 
 Rehabilitation will greatly improve the physical condition and market position reducing likelihood of an 

event of default. 
 Existing and future residents will experience an improved quality of life in the revitalized development.  
 Project addresses CalHFA’s policy goal of furthering the provision of affordability levels at 50% AMI & 

55% AMI for an additional 30 years. 
 Replacement Reserves were conservatively underwritten at $500 per unit per year. 

 
65. Weaknesses w/ Mitigants: 

 
 The Borrower does not have development experience yet has retained experienced property 

management and a consultant from a local affordable housing organization to oversee the Project.  
CalHFA has also provided assistance throughout the process. 

 In the event of an unforeseen termination of the 20-year HUD Section 8 HAP Contract revenue to the 
Project, the Project will utilize the capitalized operating expense reserve and its own cash reserves to 
mitigate the loss of the Section 8 overhang.  

 
66. Loan Covenants or Special Terms & Conditions: 

 
 Renewal of Section 8 HAP Contract for a minimum of 20 years and the assignment of the 

Section 8 HAP Contract to CalHFA. 
 Due to the Borrower’s ownership structure and that the financing is permanent-only, no 

Payment & Completion Guaranty or rehabilitation Letter of Credit requirement will be required.  
 

67. Feedback from other CalHFA Divisions 
Loan 
Administration 
 
 

 
 
 

Legal 
 

 
 
 
 

Finance  

Asset Management 
 

 
 
 

68.     Conclusion/Recommendation: 
 
The Multifamily Lending Division supports approval of this loan at the amount requested and subject to the 
terms proposed. 
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State of California California Housing Finance Agency 
 Multifamily Finance Division 
 500 Capitol Mall, Suite 1400 
 Sacramento, CA 95814 
 (916) 326-8800 
 FAX (916) 327-5115 
 
 

M e m o r a n d u m  
 
 
 
 
To : CalHFA Board of Directors Date: December 28, 2015 
 
 
From : Multifamily Programs Division 

 
 
 
Subject : MODIFICATION AND PARTIAL RELEASE OF THE SECURITY FOR 

GATEWAY APARTMENTS, MENLO PARK, SAN MATEO COUNTY 
Menlo Gateway Inc., a California non-profit public benefit corporation  
Gateway Apartments–CalHFA Number 01-038-N 

 
 

Action Summary 
 
Mid Pen Housing (“Developer”), has requested approval to modify and release a portion of 
the security for an existing permanent loan in the original amount of $7,900,000 to Menlo 
Gateway Inc., a California non-profit public benefit corporation (“Borrower”).  The request to 
release a portion of the loan security on the parcel known as the 1200 block of the Gateway 
Apartments in Menlo Park will enable the redevelopment of the property into a 90-unit 
affordable senior apartment project.  Simultaneous with the closing of the redevelopment loan 
for the 1200 block, CalHFA will release the 1200 block as collateral for its loan on the project.  
Collateral for the CalHFA loan will be the remaining 1300 block, an 82-unit family project 
supported by a Section 8 contract.  
        
   Original    Revised 
 
Loan Amount   $7,900,000   $6,336,517 current balance 
Term   11/1/2034   no change 
Interest Rate   5.5%    no change 
Loan/Modification Fee  1%    0.5% of outstanding balance 
Number of Units   130    82 
Appraisal Amount  $11,100,000   $14,985,000 
Loan to Value   71%    43% 
Section 8 HAP Contract 130 units   82 units 
HAP contract term  15 years   15 years 
Loan Insurance   HUD Risk Share  Removed in 2012 
Reserves   $281,207   $841,803 
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Project Description 
 
The Gateway Apartments is a 130-unit project built in 1965 and consisting of studios, one, 
two and three-bedroom units located on the 1200 and 1300 block of Willow Road in Menlo 
Park. The 1200 block currently has 48 units and the 1300 block has 82 units. The Developer 
acquired the property in 1987 and in 2002 CalHFA closed a loan to refinance the existing 
loan and to rehabilitate the property. Over time, the Developer has completed comprehensive 
repairs and the buildings have been well-maintained.  In addition, the Developer increased 
energy efficiency in 2010 through utilization of the HUD Green Retrofit program.  
 
The project is located in an area that has undergone considerable transformation in the last 
10 years. The site is two blocks away from the new Facebook campus, and is centrally 
located near transportation, jobs and services. Menlo Park has identified this as an important 
community gateway site which will contribute to achieving its goals to preserve and expand 
affordable housing for seniors and families. 
 
Development Plan 
 
Menlo Park has approved an increase in density for the 1200 and 1300 block, potentially 
adding 78 senior and family affordable apartments on the entire site. 
 
In the first phase of a planned 3-phase project, the Developer will build a 90-unit senior 
housing project on the 1200 block which will be restricted to seniors age 62 and above with 
incomes ranging from 35% to 50% AMI. There will be 86 one-bedroom units and 4 two-
bedroom units. All of the senior tenants in the Gateway Apartments will be relocated during 
construction and will move into the new project upon completion. The remaining non-senior 
tenants will relocate to the 1300 block. 
 
The 1200 block has qualified for 9% tax credits, generating about $24m in tax credit equity. 
The Housing Authority of the County of San Mateo will provide a HAP contract for 69 project-
based vouchers.  Menlo Park and the County of San Mateo will collectively provide subsidy 
funds of nearly $5m. In addition, there will be a first mortgage of $9.8m, an AHP loan of 
$890k and a seller carry back loan of $2m. All financing has been approved, the building 
plans have been approved, bidding will be completed in December and the transaction is 
scheduled to close in February. 
 
To facilitate the redevelopment of the 1200 block, Menlo Park will require the four parcels 
comprising the project site to be merged into a single parcel and a final map recorded. The lot 
merger and execution of the final map is pending receipt, review and approval of the final 
map and all related documents. 
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The proposed second phase of the development will be in two phases on the 1300 block. 
Phase II A will consist of substantial rehab of 30 existing family apartments, 100% supported 
by a Section 8 contract. This phase is intended to be financed through the MHP and 4% tax 
credit programs. Phase II B is envisioned to include 88 new construction family units, 43 of 
which would be supported by a Section 8 contract. This phase would utilize 9% tax credit 
program and local subsidy funds. Development of the 1300 block is still very conceptual and 
may not become a reality for another 3-5 years. Depending upon CalHFA’s lending programs 
available at the time there may be a role, either as a lender or bond issuer, in the upcoming 
transaction. 
 
Underwriting  
 
The CalHFA loan has nearly 19 years remaining on the term. With the current mortgage 
payment, the approved operating budget for 2016 and the current HAP rents, the debt 
coverage ratio is 1.25 in 2016 and increases annually thereafter. 
 
The HAP contract is currently for 129 units on both blocks. The contract is administered by 
the Housing Authority of San Mateo County and was renewed in September for an additional 
15 years with a 15 year extension.  The Housing Authority will modify the HAP contract to 
reduce the number of units from 129 to 81 once the last resident of the 1200 block moves 
out, which is anticipated to occur by the end of February 2016. 
 
An appraisal dated September 11, 2015 was prepared for MidPen Housing. An internal 
review was conducted October 15, 2015 and the appraisal evaluations were revised to more 
closely align with CalHFA appraisal standards.  Assuming the current income and expenses 
and rent restrictions, the value would be $14,985,000 and the loan to value ratio for the 
outstanding loan balance would be 53%.  The most conservative approach is to assume the 
value of the land without improvements. In this case, the value is $9,000,000 and the loan to 
value would be 88%. 
 
The bonds for the CalHFA loan were purchased by Citibank in 2010 and as a part of this 
transaction the HUD Risk Share insurance was cancelled.  This request requires the pay-off 
of the bonds held by Citibank. The source of funds to pay the bond off is anticipated to be 
CalHFA’s Emergency Reserve funds. 
 
Existing Debt 
 
Menlo Park currently has a subordinate loan in the original amount of $4,022,157 on the 
property. The loan will secured against both the 1200 and 1300 blocks on a pro-rata basis 
and will be extended for 55 years at 3% interest. The City note secured against the 1300 
block will be $2,533,959 and will be repaid via 50% of residual receipts. CalHFA approval of 
the City loan modification is required prior to releasing interest on the 1200 block. 
 
HUD recorded a Use Agreement against the 1200 and 1300 blocks for the Green Retrofit 
grant of $2,335,352. Prior to releasing interest on the 1200 block, CalHFA will require HUD’s 
approval to secure its Use Agreement on the 1300 block only. 
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Property Condition and Replacement Reserves 
 
A property inspection was completed by the Asset Management and Multifamily inspectors in 
October and the buildings were found to be in generally good condition. However, it is noted 
that two buildings are affected by soil settlement, as evidenced by cracks in the drywall of 
some of the walls and ceilings and sloping floors in some of the units. The Developer has, 
and will continue, to maintain the buildings to ensure that there is no functional impact due to 
the settlement. 
 
The Developer requested CalHFA to release a pro-rata share of the existing operating and 
replacement reserves for the 1200 block. The release would equate to $492,763 as follows:  
 
   Current Pro-Rata 1300 Block 1200 Block 
   Balance   Share   82 Units    48 Units 
Replacement Reserve  $818,146 $6,293 $516,061  $302,085 
Operating Reserve  $516,420 $3,972 $325,742  $190,678 
   $1,334,566   $841,803  $492,763 
 
The existing Operating Expense Reserve for the 1300 block is no longer required and will be 
transferred to the replacement reserve to pay future maintenance and repair costs.  A 10 year 
replacement reserve analysis performed by Catherine Dolph assumes the initial deposit of 
$841,803 and annual deposits of $1,450 per unit would be sufficient to support the 
maintenance and repair needs. An estimated $300,000 in reserves would remain at the end 
of year 10. Therefore the release of the existing reserves is supported. 
 
Affordability Restrictions 
 
The development of the 1200 block results in deeper affordability and adds 42 affordable 
units on this site.  Please see attached Affordability Matrix which outlines current and revised 
affordability restrictions.  
 
As a condition of approving this modification, CalHFA will record new a 55 year Affordability 
Restriction in subordinate position on the 1200 block. 
 
Benefits 

 
1. A total of 42 new, affordable units at or below 50% AMI will be added as a result of 

development of the 1200 block. Of these, 32 will be available at 30% to 45% AMI. 
2. CalHFA will maintain its affordability restrictions as a result of recording new 

affordability restrictions against the 1200 block. 
3. The redevelopment of the entire Gateway Apartments site will eventually net 78 

additional affordable family and senior units in an area that has a lack of buildable 
land and is very expensive to develop, yet has a very high demand for affordable 
housing. 

4. This site is central to the Menlo Park’s plan to meet its regional housing needs for 
development of units at the deepest affordability levels. This project will add new 
affordable senior housing units on the 1200 block in a city that has not seen 
development of this type of housing in many years.  

                    164



5 

5. Menlo Park considers this site to be an important community gateway and has 
identified in its Housing Element as an “opportunity site.” It is central to all major 
employment (the Facebook campus is a five-minute walk from the site), transportation 
and services.  

6. Both the County of San Mateo and Menlo Park have invested considerable resources 
in the form of development and design concessions, rental subsidies and favorable 
financing to bring this project to fruition. 

7. CalHFA has a unique opportunity to be a partner with MidPen Housing, the City and 
County in adding 42 new, affordable units on the1200 block while taking little financial 
risk on the reduction of collateral. 

8. Future opportunities exist for CalHFA to participate the development of affordable 
housing on the 1300 block. 

9. Affordability will be deepened to reach tenants whose incomes are at low and 
extremely low levels (see attached Affordability Matrix). 

10. Affordability restrictions will be extended an additional 55 years. 
11. Aged, outdated apartments will be replaced by new, energy-efficient housing that will 

greatly extend the useful life of this project and improve the residents’ living 
conditions. 

12. CalHFA will be a partner in the mission of extending and deepening affordability for 
the 1200 block and potentially as an issuer and/or lender for the 1300 block. 

 
Approval 
 
The modification and partial release of collateral for the loan to Menlo Gateway Inc. was 
approved by Tia Boatman Patterson, Executive Director, and CalHFA Senior Loan 
Committee on December 17, 2015.   
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State of California  
 

M E M O R A N D U M 
 
 

To: Board of Directors       Date: December 28, 2015 
  

  
 Timothy Hsu, Director of Financing 
From: CALIFORNIA HOUSING FINANCE AGENCY 
 

Subject: UPDATE OF CONDUIT ISSUANCE PROGRAM 
 

 The CalHFA Conduit Issuer Program (Conduit Program) is designed to facilitate both for-

profit and non-profit developers in accessing tax-exempt and taxable bonds for the financing 

of family and senior affordable and mixed-income housing developments.  The goals of the 

program are to increase and preserve the supply of affordable rental housing, maintain a 

quality living environment, leverage private sector funds to the greatest extent possible, and to 

cooperate with local jurisdictions to advance affordable housing goals.   
 

 CalHFA made numerous program changes in March 2015 to be more competitive on fees and 

added a locality review process in place to address any of the locality concerns. In addition to 

generating fee income for the Agency, the Conduit Program is an entry point for developers, 

lenders, bond counsels, and financial advisors to become more familiar with all of CalHFA 

multifamily programs and resources. 

        

         

Conduits Completed in FY15-16:

Project Name City Project Type Units Date Closed Loan Amount

1 Betel Apartments San Francisco Family 50 7/15/2015 18,000,000$           

2 Park Sunset Apartment San Francisco Senior 30 10/22/2015 10,000,000             

3 Grove at Manzanita Carmichael Family 89 11/13/2015 10,000,000             

4 Kenneth Park Carmichael Family 97 11/13/2015 11,250,000             

5 Summit at Fair Oaks Fair Oaks Family 70 11/13/2015 10,000,000             

6 Sunrise Meadows Rancho Cordova Family 95 11/13/2015 10,500,000             

7 Downtown Hayward Senior Apts Hayward Senior 60 12/3/2015 17,500,000             

8 O'Farrell Towers San Francisco Family 101 12/21/2015 28,568,000             

9 Rowland Heights Rowland Heights Family 144 12/22/2015 30,114,881             

736 145,932,881$         

Conduit Pipeline:

Project Name City Project Type Units Closing Date Loan Amount

(In process)

1 Courtyard Plaza San Jose Family 81 4/1/2016 14,000,000$           

(In Process to Close)

2 Plum Tree West Gilroy Senior 70 1/15/2016 22,849,036             

3 Arbors Terraces San Jose Senior 86 2/1/2016 10,551,259             

4 The Verandas San Jose Family 92 2/1/2016 13,430,000             

5 Morh I Oakland Family 126 2/18/2016 61,600,000             

6 Oak Center Oakland Family 77 2/18/2016 29,260,000             

7 Ortiz Plaza Santa Rosa Farm Worker/Family 30 3/1/2016 7,060,000               

562 158,750,295$         
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State of California  
 

M E M O R A N D U M 
 

 

To: Board of Directors      Date:  December 28, 2015 

 

           

         
 Tim Hsu, Director of Financing  

From: CALIFORNIA HOUSING FINANCE AGENCY 

 

 

Subject: Homeownership Loan Portfolio Report and Highlights for October 31, 2015 

 

 The overall delinquency rate has decreased from a high of 17.94% in January 2010 to 

7.67% in October 2015.  

o The delinquency rate for FHA loans has decreased from a high of 19.86% in 

January 2010 to 9.17% in October 2015. 

o The delinquency rate for Conventional loans has decreased from a high of 16.31% 

in January 2010 to 6.34% in October 2015. 

 Conventional MI loans with no reinsurance have the highest delinquency rate at 14.46% 

(comparing all conventional and FHA loans) 

 The REO inventory reached its peak of 1,391 loans, between the third and fourth quarters 

of 2010 (315 FHA loans and 1,076 Conventional loans) it is now 30 loans (4 FHA loans 

and 26 Conventional loans). 

 The annualized foreclosure rate for Conventional loans is 1% compared to a high of 10% 

in 2010. 

 As of October 2015, loans modified starting in 2011 have a lower default rate, which 

parallels the introduction of the Keep Your Home California (KYHC) Program.  The 

loans modified starting in 2012 have an even lower default rate, which parallels the 

increase in the principal reduction program (PRP) maximum payment from $50,000 to 

$100,000. 

 Since 2011 we have modified 639 loans (FHA and conventional) that received KYHC’s 

Principal Reduction Program (PRP) funds, for a total of $39.33 million.  “Cure” rates for 

modified loans (current at time of modification): 84.1% 

 “Cure” rates for modified loans (delinquent at time of modification): 70.13% 
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HOMEOWNERSHIP LOAN PORTFOLIO 
DELINQUENCY, REO & SHORT SALE, UNINSURED LOSS, AND      

LOAN MODIFICATION REPORT 

October 31, 2015 

Reconciled Loan Delinquency Summary  
All Active Loans By Insurance Type 

Reconciled Loan Delinquency Summary  
All Active Loans By Loan Type 

_____________________ _____  ____________________________ 

DELINQUENCY RATIOS - % of Loan Count
Loan % of Loan Loan Loan 
Count Balance Balance Count 30-Day Count 60-Day Count 90(+) Day Count %

Federal Guaranty
FHA 6,337    611,886,787$     31.37% 333 5.25% 93 1.47% 155 2.45% 581 9.17%
VA 134       11,723,657         0.60% 5 3.73% 4 2.99% 2 1.49% 11 8.21%
RHS 70         11,580,826         0.59% 2 2.86% 0 0.00% 0 0.00% 2 2.86%

Conventional loans
with MI
MI with Reinsurance 1,827    446,722,871       22.90% 87 4.76% 28 1.53% 59 3.23% 174 9.52%
No Reinsurance 325       73,364,238         3.76% 21 6.46% 8 2.46% 18 5.54% 47 14.46%
without MI
Originated with no MI 3,214    531,372,392       27.24% 76 2.36% 21 0.65% 56 1.74% 153 4.76%
MI Cancelled* 1,571    264,127,809       13.54% 37 2.36% 15 0.95% 14 0.89% 66 4.20%

Total CalHFA 13,478  1,950,778,582$  100.00% 561              4.16% 169      1.25% 304       2.26% 1,034    7.67%

Weighted average of conventional loans: 221 3.19% 72 1.04% 147 2.12% 440 6.34%

*Cancelled per Federal Homeowner Protection Act of 1998, which grants the option to cancel the MI with 20% equity.

Note:  In accordance with CalHFA's policy, no trustee sale is permitted between December 15 and January 5 of any year without CalHFA's prior written approval.

Totals

Loan % of Loan Loan Loan
Count Balance Balance Count 30-Day Count 60-Day Count 90(+) Day Count %

FHA 6,337 611,886,787$          31.37% 333 5.25% 93 1.47% 155 2.45% 581 9.17%
VA 134 11,723,657              0.60% 5 3.73% 4 2.99% 2 1.49% 11 8.21%
RHS 70 11,580,826              0.59% 2 2.86% 0 0.00% 0 0.00% 2 2.86%
Conventional - with MI 885 187,578,075            9.62% 41 4.63% 22 2.49% 25 2.82% 88 9.94%
Conventional - w/o MI 4,265 683,026,614            35.01% 99 2.32% 29 0.68% 52 1.22% 180 4.22%

 
Conventional - with MI 207 54,091,119              2.77% 18 8.70% 3 1.45% 9 4.35% 30 14.49%
Conventional - w/o MI 158 29,622,661              1.52% 3 1.90% 2 1.27% 7 4.43% 12 7.59%

Conventional - with MI 1,060 278,417,915            14.27% 49 4.62% 11 1.04% 43 4.06% 103 9.72%
Conventional - w/o MI 362 82,850,927              4.25% 11 3.04% 5 1.38% 11 3.04% 27 7.46%

13,478 1,950,778,582$       100.00% 561 4.16% 169 1.25% 304 2.26% 1,034 7.67%

Weighted average of conventional loans: 221 3.19% 72 1.04% 147 2.12% 440 6.34%

*As of September 1, 2015 all IOP loans were converted to fixed (amortizing) loans.

DELINQUENCY RATIOS - % of Loan Count
Totals

30-yr level amort

40-yr level amort

*5-yr IOP, 30-yr amort

Total CalHFA
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Reconciled Loan Delinquency Summary  
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Reconciled Loan Delinquency Summary  
All Active Loans By County 

_____________________  ___      __  _________________________ 

Loan % of Loan Loan Loan
Count Balance Balance Count 30-Day Count 60-Day Count 90(+) Day Count %

CALHFA - LOAN SERVICING 5,450    * 1,010,139,219$      51.78% 182 3.34% 51 0.94% 120 2.20% 353 6.48%
GUILD MORTGAGE 3,209    432,906,847           22.19% 160 4.99% 46 1.43% 76 2.37% 282 8.79%
WELLS FARGO HOME MORTGAGE 1,531    140,550,476           7.20% 68 4.44% 20 1.31% 41 2.68% 129 8.43%
EVERHOME MORTGAGE COMPANY 1,380    107,893,642           5.53% 71 5.14% 24 1.74% 27 1.96% 122 8.84%
CALHFA - LOAN SERVICING - BAC HOME LOANS 1,326    194,792,386           9.99% 59 4.45% 17 1.28% 27 2.04% 103 7.77%
OCWEN MORTGAGE 551       58,570,858             3.00% 19 3.45% 10 1.81% 12 2.18% 41 7.44%
CITIMORTGAGE, INC. 31         5,925,153               0.30% 2 6.45% 1 3.23% 1 3.23% 4 12.90%

Total CalHFA 13,478  1,950,778,582$      100.00% 561       4.16% 169       1.25% 304       2.26% 1,034   7.67%

Totals
DELINQUENCY RATIOS - % of Loan Count

*First Mortgage Corp's loans transferred to CalHFA Loan Servicing in October 2015.

Loan % of Loan Loan Loan
Count Balance Balance Count 30-Day Count 60-Day Count 90-Day+ Count %

LOS ANGELES 2,239 400,312,450$        20.52% 90 4.02% 23 1.03% 46 2.05% 159 7.10%
SAN DIEGO 1,045 188,620,984 9.67% 35 3.35% 11 1.05% 26 2.49% 72 6.89%
KERN 934 79,268,282 4.06% 44 4.71% 16 1.71% 22 2.36% 82 8.78%
FRESNO 830 61,137,144 3.13% 36 4.34% 10 1.20% 19 2.29% 65 7.83%
TULARE 815 60,285,983 3.09% 51 6.26% 13 1.60% 21 2.58% 85 10.43%
SANTA CLARA 746 159,005,946 8.15% 11 1.47% 9 1.21% 6 0.80% 26 3.49%
SAN BERNARDINO 594 83,447,954 4.28% 30 5.05% 6 1.01% 19 3.20% 55 9.26%
RIVERSIDE 588 76,293,195 3.91% 43 7.31% 13 2.21% 21 3.57% 77 13.10%
SACRAMENTO 575 87,184,722 4.47% 31 5.39% 6 1.04% 20 3.48% 57 9.91%
ALAMEDA 544 109,591,151 5.62% 13 2.39% 0 0.00% 9 1.65% 22 4.04%
ORANGE 528 97,616,375 5.00% 17 3.22% 5 0.95% 6 1.14% 28 5.30%
CONTRA COSTA 451 86,455,740 4.43% 16 3.55% 5 1.11% 10 2.22% 31 6.87%
IMPERIAL 400 34,303,003 1.76% 19 4.75% 8 2.00% 12 3.00% 39 9.75%
VENTURA 307 68,623,289 3.52% 10 3.26% 2 0.65% 5 1.63% 17 5.54%
BUTTE 302 28,701,560 1.47% 11 3.64% 8 2.65% 10 3.31% 29 9.60%
OTHER COUNTIES 2,580 329,930,805 16.91% 104 4.03% 34 1.32% 52 2.02% 190 7.36%

Total CalHFA 13,478 1,950,778,582$     100.00% 561 4.16% 169 1.25% 304 2.26% 1,034 7.67%

DELINQUENCY RATIOS - % of Loan Count
Total
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CALHFA - LOAN SERVICING GUILD MORTGAGE CALHFA - LOAN SERVICING -
BAC HOME LOANS

WELLS FARGO HOME
MORTGAGE

EVERHOME MORTGAGE
COMPANY OCWEN MORTGAGE CITIMORTGAGE, INC.

% of Total Loan Count 24.03% 28.41% 6.15% 16.86% 17.37% 7.19% 0.00%
% of Total Delinquent Loan Count 22.22% 27.95% 8.42% 17.00% 17.68% 6.73% 0.00%
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CalHFA FHA Loan Portfolio Performance Comparison by Servicer
(% of Total Loan Count  vs.  % of Total Delinquent Loan Count)

as of October 31, 2015 

CALHFA - LOAN SERVICING GUILD MORTGAGE CALHFA - LOAN SERVICING -
BAC HOME LOANS

WELLS FARGO HOME
MORTGAGE

EVERHOME MORTGAGE
COMPANY OCWEN MORTGAGE CITIMORTGAGE, INC.

% of Total Loan Count 55.90% 19.48% 13.32% 6.17% 3.52% 1.17% 0.45%
% of Total Delinquent Loan Count 50.23% 26.36% 12.05% 6.36% 3.86% 0.23% 0.91%
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CalHFA Conventional Loan Portfolio Performance Comparison by Servicer
(% of Total Loan Count  vs.  % of Total Delinquent Loan Count) 

as of October 31, 2015
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LOS ANGELES KERN TULARE FRESNO SAN
BERNARDINO RIVERSIDE IMPERIAL SAN DIEGO ORANGE SACRAMENTO KINGS BUTTE MONTEREY SANTA CLARA SAN JOAQUIN OTHER

COUNTIES
% of Total Loan Count 16.79% 12.34% 10.15% 8.94% 5.93% 5.21% 5.18% 5.00% 3.09% 2.64% 2.52% 2.23% 1.96% 1.73% 1.71% 14.57%

% of Total Delinquent Loan Count 15.82% 12.29% 11.28% 9.09% 7.58% 8.08% 5.72% 4.55% 2.19% 2.36% 2.36% 2.36% 1.35% 0.51% 1.52% 12.96%
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CalHFA FHA Loan Portfolio Performance Comparison by County
(% of Total Loan Count  vs.  % of Total Delinquent Loan Count)

as of October 31, 2015

LOS ANGELES SAN DIEGO SANTA CLARA ALAMEDA SACRAMENTO CONTRA
COSTA ORANGE VENTURA RIVERSIDE FRESNO SONOMA SAN

BERNARDINO BUTTE TULARE KERN OTHER
COUNTIES

% of Total Loan Count 16.45% 10.35% 9.12% 7.60% 5.80% 5.13% 4.70% 3.78% 3.56% 3.53% 3.45% 2.97% 2.25% 2.18% 1.83% 17.31%

% of Total Delinquent Loan Count 14.77% 10.23% 5.23% 4.77% 9.77% 5.23% 3.41% 3.41% 6.59% 2.50% 2.05% 2.27% 3.41% 4.09% 2.05% 20.23%

0%

2%

4%

6%

8%

10%

12%

14%

16%

18%

20%

22%

CalHFA Conventional Loan Portfolio Performance Comparison by County
(% of Total Loan Count  vs.  % of Total Delinquent Loan Count)

as of October 31, 2015
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90 day+ delinquent ratios for CalHFA’s FHA 
 and weighted  average of all Conventional Loans 

90 day+ delinquent ratios for CalHFA’s Three Conventional Loan Types 
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Beginning Prior Reverted Reverted Total Repurchased Market Repurchased Market Total Ending UPB
Loan Balance Calendar to CalHFA to CalHFA Trustee by Lender Sale(s) by Lender Sale(s) Disposition Balance of REO's
Type # of Loans Adj. Jan-Sept Oct Sales Jan-Sept Jan-Sept Oct Oct of REO(s) # of Loans Owned

FHA/RHS/VA 15 (2) 35 3 38 44 3 47 4 501,963$        
Conventional 60 2 64 1 65 94 7 101 26 5,362,417
    Total 75 0 99 4 103 44 94 3 7 148 30 5,864,380$     

*3rd party trustee sales are not show n in this table (title to these loans w ere never transferred to CalHFA).  There w ere eight (8) 3rd party sales in calendar year 2008, eighteen (18) 
3rd party sales in calendar year 2009, thirty nine (39) 3rd party sales in calendar year 2010, tw enty tw o (22) 3rd party sales in calendar year 2011, fourty one (41) 3rd party sales 
in calendar year 2012, f if ty nine (59) 3rd party sales in calendar year 2013, fourty three (43) 3rd party sales in calendar 2014, and there are eighteen (18) 3rd party sales to date 
2015.

Real Estate Owned

Calendar Year 2015 (As of October 31, 2015)
*Trustee Sales Disposition of REO(s)
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Repurchased 
by Lender

Market 
Sales

Short 
Sales

Loan Balance     
at Sales

FHA/RHS/VA 47 8 8,701,514$         
Conventional 101 54 38,524,792         (4,382,304)$      

47 101 62 47,226,306$       (4,382,304)$      

2015 Year to Date Composition of 1st Trust Deed Loss
(As of October 31, 2015)

Loan Type

Disposition 

Principal   
Write-Offs
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Cumulative Default Rate For Conventional Modified Loans By Year of Modification

2014

2013

As of October 2015, loans modified starting in 2011 have a lower default rate, which parallels the introduction of the 
Keep Your Home California (KYHC) Program.  The loans modified starting in 2012 have an even lower default rate, 
which parallels an increase in the Principal Reduction Program (PRP) maximum payment from $50,000 to $100,000.

"Cure rate"
Overall: 74.15%
Current at modification: 84.10%
Delinquent at modification: 70.13%

2009: 87      2009: 40.23%

2010 330    2010 45.76%

2011 283    2011 60.78%

2012 191    2012 77.49%

2013 389    2013 86.38%

2014 281    2014 94.31%

   
Originated By Year

   
Remaining By Year
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*3

Since 2011 we have modified 639 loans (FHA and conventional) that have recieved KYHC's Principal Reduction Program 
(PRP) funds, for a total of 39.33mn.

*1 August 2012 - Change in PRP procedure (changed from receiving the PRP payment over a three year period to 
receiving the total payment upfront…in addition received approximately $3mn in funds owed on August 2012...based on 
previous procedure)

*2 October 2012 – Change in PRP criteria (maximum payments increased to $100,000 from $50,000)

*3 January 2013 – Change in PRP criteria (FHA loans now can be modified using PRP funds)

*1
*2

Cumulative Principal Reduction Payments (PRP) received from Keep Your Home California (KYHC)
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