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Executive Summary
In last month’s Board Update, staff provided a presentation that was given to
the Boards of Commissioners on April 23, 2014 on the performance of our
mixed finance properties. Shown within this month’s packet is a revised
version of that presentation.
Since 2007, the Fresno Housing Boards of Commissioners has been asked to
approve twenty omnibus resolutions authorizing staff to apply for tax credits
on affordable housing projects. Included in these omnibus memos are projected
construction and operating budgets which are used to underwrite the project’s
financing. Shown within this memo is a summary of each project’s
underwritten construction budget that was included in the omnibus memo
compared to completed cost certifications as of March 31, 2015. Please note,
some properties do not include figures from the conpleted cost certification
because construction is still on-going. Also, included is a comparison of the
pro-forma operating budget compared to the 2013 and 2014 financial results, as
well as the 2015 operating budget.
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PROPERTIES IN OPERATIONS
Yosemite Village
Location: 709 West California Avenue, Fresno, CA
Total Units: 69
Subsidized Units: 68
Type of Subsidy: ACC/Public Housing
Tax Credits: 4% Credits
Equity Investor: PNC Real Estate
Financial Closing: November 2008
Development Performance

–

Construction costs: underwritten at $10.6 million; actual costs were $9.7 million.

–

Actual costs were lower than initial projections as a result of cost savings in construction interest
and fees due to a shortened loan period, lower than expected impact and permit fees, and overall
construction savings due to changes in the economy.

–

Total Housing Authority financing = $6.2 million
o

HOPE VI Grant = $4.77 million

o

Housing Authority Loan = $990 thousand (Seller-carry back loan)

o

RHF Loan = $362 thousand

Operating Performance
–

Net Income is higher than originally underwritten due to increases in the operating subsidy
calculations. See Rental Assistance line item.

–

The fees charged for Eligibility & Screening work were not originally included in the
underwriting, which is why there is such a large variance in the Administrative Expenses line
item.
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–

Maintenance is higher than originally anticipated due to too few repairs on the property when it
was rehabbed.

Renaissance at Trinity
Location: 524 South Trinity Street, Fresno, CA
Total Units: 21
Subsidized Units: 20
Type of Subsidy: Project Based Vouchers (Section 8)
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial Closing: December 2010
Development Performance
–

Construction costs: underwritten at $3.9 million; actual costs were $3.7 million.

–

Total Housing Authority financing = $764 thousand
o

HRFC = $164 thousand

o

HUD COC = $400 thousand (pass-thru funds from Continuum of Care)

o

AHP = $200 thousand (pass-thru funds)
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Operating Performance
–

2013 and 2014 expenses are considerably lower than the underwritten values because the
property had just opened and was still in the stabilization phase.

–

Payroll expenses are higher than originally anticipated due to more staffing needed at the
property. This is mainly due the time requirement associated with running a property serving
this specific population.

Renaissance at Santa Clara
Location: 1555 Santa Clara Street, Fresno, CA
Total Units: 70
Subsidized Units: 69
Type of Subsidy: Project Based Vouchers (Section 8)
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial Closing: December 2010
Development Performance
–

Construction costs: underwritten at $12.0 million; actual costs were $12.0 million. Actual costs
reflect a change in financing sources and associated cost impacts.

–

Original underwriting included MHP funds from the State of California. However, this funding
source would have triggered a change in labor rates during construction from Federal to State
wages increasing construction cost approximately $700K. After paying for other expenses
relating to the loan closing, there would be no net benefit to the property but with added debt
and restrictions, therefore the Agency chose not to pursue it.

–

Total Housing Authority financing = $1.6 million
o

HUD COC = $400 thousand (pass-thru funds from Continuum of Care)
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o

HRFC = $1.2 million

Operating Performance
–

Total income is lower than originally projected due to several long-term vacancies at the property
in 2014. This is due to the amount of time it takes a client to get prepared to move-in and to get
the unit ready. Based on the 2014 results, staff budgeted conservatively for 2015.

–

Utilities are much lower than the initial underwriting because solar was introduced at the
property, which was not originally included in the budget.

–

The maintenance line item is higher than the underwriting due to increased security that is still
needed at the property.
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Renaissance at Alta Monte
Location: 205 North Blackstone Ave, Fresno, CA
Total Units: 30
Subsidized Units: 29
Type of Subsidy: Project Based Vouchers (Section 8)
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial Closing: December 2011
Development Performance
–

Construction costs: underwritten at $6.6 million; actual costs were $6.4 million.

–

Total Housing Authority financing = $1.05 million
o

HRFC = $280 thousand

o

HUD COC = $400 thousand (pass-thru funds from Continuum of Care)

o

AHP Grant = $371 thousand (pass-thru funds)

Operating Performance
–

Payroll expenses are higher than originally anticipated due to more staffing needed at the
property. This is mainly due the time requirement associated with running a property serving
this specific population.

–

Taxes and insurance for the property should stabilize in 2015 now that the property in regular
operations.
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Pacific Gardens
Location: 5161 Kings Canyon Road, Fresno, CA
Total Units: 56
Subsidized Units: 22
Type of Subsidy: Public Housing
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial Closing: March 2011
Development Performance
–

Construction costs: underwritten at $7.9 million; actual costs were $7.3 million.

–

Total Housing Authority financing = $2.4 million
o

City HA Loans (Cap funds, ARRA cap funds, RHF) = $2.4 million
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Operating Performance
–

Net Income at the property is higher than the underwriting due to additional income from
tenants with Housing Choice vouchers. Also, the initial underwriting assumed that the original
tenants would remain at the property indefinitely, and rents would remain flat. As the original
tenants have been moving out of the property, new tenants have been moving in and paying
higher rents.

–

Payroll & Administrative expenses are higher at this property due to additional resources that
have been needed to keep the property fully leased up. Staff has spent additional time and
resources on advertising and mailings in order to market the property to eligible tenants.

–

Maintenance expenses are lower than originally budgeted due to less maintenance needed on the
property because it is newer. This has reduced the amount of time a maintenance worker would
be allocated to the budget in the initial years, but we expect that in future years, the expenses will
align with the underwriting.

Granada Commons
Location: 14570 California Ave, Kerman, CA
Total Units: 16
Subsidized Units: 8
Type of Subsidy: Public Housing
Tax Credits: Loan in lieu of credits
Equity Investor: N/A (TCAP loan from CTCAC)
Financial Closing: March 2010
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Development Performance
–

Construction costs: underwritten at $4.4 million; actual costs were $3.8 million.

–

Total Housing Authority financing = $2.9 million
o

CFRG Grant = $593 thousand

o

HACF/Land = $147 thousand

o

Fresno HA loan = $2.2 million (ARRA pass thru funds)

Operating Performance
–

Administrative expenses are higher than originally projected due to the costs of accounting and
auditing that was not included in the original budget. The audit and tax return preparation for
each limited partnership is approximately $11,000 each, which put the administrative line item
significantly over the original budget.

–

Management Fees were incorrectly included in the Administrative Expenses line item for 2015.
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Parc Grove Commons II (South)
Location: 2674 E. Clinton Ave, Fresno, CA
Total Units: 215
Subsidized Units: 103
Type of Subsidy: 72 Project Based Vouchers, 31 Public Housing Units
Tax Credits: 9% Credits
Equity Investor: Wells Fargo Bank
Financial Closing: January 2010
Development Performance
–

Construction costs: underwritten at $37.4 million; actual costs were $36.4 million.

–

Total Housing Authority financing = $8.2 million
o

Fresno HA Loan (ARRA Cap Funds/RHF) = $5.2 million

o

HRFC Loan = $3 million

Operating Performance
–

Property was originally underwritten at lower income targeting levels, but staff was able to lease
the units to higher income tenants, thus increasing the annual income.

–

The original underwriting assumed that eligibility services and the project-based waitlist would
be managed by the on-site staff. Due to the complexities of the unit mix and lengthy waitlist, the
Agency stepped in to provide additional resources. These eligibility fees charged by the Agency
were not originally included in the underwriting. See Administrative Expenses line item.

–

Utilities are much higher than originally anticipated. The project has a very large community
space, as well as lots of green space that requires ample site lighting, and the original budget
underestimated the cost of these expenses. We expect that on-going utility expenses will remain
relatively consistent with what we’ve incurred over the past three years.
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–

In 2013 the property received a large refund for property taxes that were paid during
construction. Staff expects that these expenses will level out in 2014 and 2015.

Bridges At Florence
Location: 649 E. Florence, Fresno, CA
Total Units: 34
Subsidized Units: 0
Type of Subsidy: N/A
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Closing: March 2013
Development Performance
–

Total development costs: underwritten at $7.1 million; actual costs were $6.9 million.

–

Deferred developer fees were less than originally anticipated. This is a positive gain for the
Housing Authority since these fees go directly to the Planning & Development Department.

–

Total Housing Authority financing = $1.0 million
o

HRFC Loan = $1 million
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Operating Performance
–

Property opened in 2014.

–

2015 Budget should be more indicative of on-going operational costs.

–

Total expenses are slightly higher than the original pro-forma budget, however due to an increase
in tenant revenue the net income is comparable to the original budget.

Southeast Fresno RAD
Location: Scattered Site, Fresno, CA
Total Units: 193
Subsidized Units: 191
Type of Subsidy: Project Based Vouchers (RAD)
Tax Credits: 9% Credits
Equity Investor: R4 Capital
Financial Closing: December 2013
Development Performance
–

Total Housing Authority financing = $34.5 million
o

FHA Loan (Cap Funds, Op Reserves, RHF) = $5 million

o

Seller Financing = $6.38 million (portion of property value)
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Operating Performance
–

Property is an acquisition/rehab project, therefore on-going operations of the property is
occurring at the same time as construction.

–

Pro-forma budget is more indicative of the financial performance during stabilized occupancy.

Kings River Commons
Location: 2020 E. Dinuba Ave, Reedley, CA
Total Units: 60
Subsidized Units: 0
Type of Subsidy: N/A
Tax Credits: 9% Credits
Equity Investor: R4 Capital
Financial Closing: December 2013
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Development Performance
–

Total Housing Authority (HRFC) financing = $1.18 million
o

HRFC Loan = $1.18 million

Operating Performance
–

Property opened in 2014.

–

2015 Budget should be more indicative of on-going operational costs.

–

Total expenses are slightly lower than the original pro-forma budget, however due to a decrease
in tenant revenue the net income is comparable to the original budget.

16

Orange Cove RAD
Location: Scattered Site, Orange Cove, CA
Total Units: 90
Subsidized Units: 87
Type of Subsidy: Project Based Vouchers (RAD)
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial Closing: December 2013
Development Performance
–

Total Housing Authority financing = $5.43 million
o

FHA Loan (Cap Funds, Op Reserves) = $1.38 million

o

FHA Seller Finance = $4.13 million (full value of the property)

o

Deferred Developer Fee= $600 thousand

Operating Performance
–

Property is an acquisition/rehab project, therefore on-going operations of the property is
occurring at the same time as construction.

–

Pro-forma budget is more indicative of the financial performance during stabilized occupancy.
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Mendota RAD
Location: Scattered Site, Mendota, CA
Total Units: 124
Subsidized Units: 123
Type of Subsidy: Project Based Rental Assistance (RAD)
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial closing: December 2013
Development Performance
–

Total Housing Authority financing = $6.0 million
o

FHA Loan (cap funds, op. reserves) = $5.4 million

o

Seller Financing = $600 thousand (partial value of the property)
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Operating Performance
–

Property is an acquisition/rehab project, therefore on-going operations of the property is
occurring at the same time as construction.

–

Pro-forma budget is more indicative of the financial performance during stabilized occupancy.

City View at Van Ness
Location: 802 Van Ness Ave, Fresno, CA
Total Units: 45
(approximately 3000 sq ft of commercial space)
Subsidized Units: 0
Type of Subsidy: N/A
Tax Credits: 4% Credits
Equity Investor: PNC Real Estate
Financial Closing: October 2013
Development Performance
–

Total Housing Authority financing = $3.81 million
o

HRFC Residential Loan = $3.45 million

o

HRFC Commercial Loan = $360 thousand
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Operating Performance
–

Property opened in 2014.

–

2015 Budget should be more indicative of on-going operational costs.

Parc Grove Commons Northwest
Location: 2674 E. Clinton Ave, Fresno, CA
Total Units: 148
Subsidized Units: 50
Type of Subsidy: Project Based Vouchers (Section 8)
Tax Credits: 9% Credits
Equity Investors: Wells Fargo Bank
Financial Closing: February 2013
Development Performance
–

Total development costs: underwritten at $33.8 million; actual costs were $32.9 million.

–

Sources have changed dramatically since the original inception of the project. The City of Fresno
provided a HOME loan in the amount of $4.5 million. Additional funds were committed from the
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California Community Reinvestment Corporation. Additional equity was also pledged from
Wells Fargo. These sources, along with a savings in the construction cost, reduced the HRFC
commitment from $8.5 million to $1.5 million.
–

Total Housing Authority financing = $1.5 million
o

HRFC Loan = $1.5 million

Operating Performance
–

Property opened in 2014.

–

2015 Budget should be more indicative of on-going operational costs.
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Viking Village RAD
Location: 4250 N. Chestnut Ave, Fresno, CA
Total Units: 40
Subsidized Units: 39
Type of Subsidy: Project Based Rental Assistance (RAD)
Tax Credits: 9% Credits
Equity Investors: PNC Bank
Financial Closing: March 2014
Development Performance
–

Total Housing Authority financing = $1.8 million
o

FHA Loan (cap funds, op. reserves) = $900 thousand

o

Seller Financing = $831 thousand (partial value of the property)

Operating Performance
–

Property is an acquisition/rehab project, therefore on-going operations of the property is
occurring at the same time as construction.

–

Pro-forma budget is more indicative of the financial performance during stabilized occupancy.
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PROPERTIES IN DEVELOPMENT/CONSTRUCTION
Marion Villas
Location: Kingsburg
Total Units: 46
(Approximately 2400 sq ft of commercial space)
Subsidized Units: To Be Determined
Type of Subsidy: To Be Determined
Tax Credits: 9% Credits
Equity Investor: PNC Real Estate
Financial Closing: March 2014
Development Performance
–

County HOME = $1 million

–

Total Housing Authority financing = $1.5 million
o

HRFC = $1.5 million

Trailside Terrace
Location: 1255 “G” Street, Reedley, CA
Total Units: 55
Subsidized Units: To Be Determined
Type of Subsidy: To Be Determined
Tax Credits: 9% Credits
Equity Investor: To Be Determined
Financial Closing: To Be Determined
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Development Performance
–

County HOME = $1 million

–

Total Housing Authority financing = $2.7 million
o

HRFC = $2.7 million

Edison Plaza (Phase I)
Location: 2250 Walnut Avw, Fresno, CA
Total Units: 64
Subsidized Units: To Be Determined
Type of Subsidy: To Be Determined
Tax Credits: 9% Credits
Equity Investor: To Be Determined
Financial Closing: To Be Determined
Development Performance
–

City of Fresno RDA Loan = $5.6 million

–

Total Housing Authority financing = $450 thousand
o

HRFC = $450 thousand
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Firebaugh Gateway
Location: 1238 P Street, Firebaugh, CA
Total Units: 30
Subsidized Units: To Be Determined
Type of Subsidy: To Be Determined
Tax Credits: 9% Credits
Equity Investor: To Be Determined
Financial Closing: To Be Determined
Development Performance
–

Total Housing Authority financing = $1.2 million
o

HRFC = $1.2 million

Fultonia/Cedar Heights
Location: Scattered Site, Fresno, CA
Total Units: 45
Subsidized Units: To Be Determined
Type of Subsidy: To Be Determined
Tax Credits: 9% Credits
Equity Investor: US Bank
Financial Closing: March 2015
Development Performance
–

City of Fresno HOME Loan = $2.1 million

–

Total Housing Authority financing = $90 thousand
o

HRFC = $90 thousand
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Executive Summary
The purpose of this update is to provide the Boards with information on the
progress of Site Planning for the North End of the Fulton Mall. As you know, a
Request for Proposals (RFP) was developed and released last year, soliciting a
consulting team that would provide guidance on development opportunities
and relevant feasibility analyses to the Boards and other stakeholders. The RFP
was drafted with assistance from other housing authorities who have done
similar projects, as well as various participants from the City of Fresno,
including Wilma Quan-Schecter, from the City of Fresno, and Marlene
Murphey, from the RDA Successor Agency.
A Selection Committee for the RFP Review and Consultant Selection consisted
of:
1.

Gregory Barfield – City of Fresno District 3

2.

Dan Zack – City of Fresno

3.

John Hayes – County of Fresno

4.

Marlene Murphey – RDA Successor Agency

5.

Michael Duarte – Fresno Housing

6.

Christina Husbands – Fresno Housing

7.

Shaneece Childress – Fresno Housing

8.

Gary Grinstead – Fresno Housing

The Committee reviewed the proposals, and based on the initial scoring of the
proposals, they interviewed the top two firms/candidates:
–

DRA/Pyatok

–

GGLO

Upon interviews with the finalists, the Committee’s recommendation was to
award DRA/Pyatok the contract. The final award was announced in December
2014, with the contract being executed January 2015.
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The consulting team is being led by Mike Pyatok and Nora Lake-Brown. Mr. Pyatok is an architect and
urban designer - Principal of PYATOK Architects (PA) of Oakland; and Nora Brown is a development
consultant/housing policy analyst - a Principal of DRA located in Oakland, Irvine and Los Angeles. This
consulting team has been charged with exploring development options for properties on the northern
end of the Fulton Mall - soon to be the newly restored Fulton Street - and capitalizing on the physical
changes as we, one of the major stakeholders, look ahead to downtown Fresno’s economic development.
A Steering Committee was developed in concert with the consultants, that included the Evaluation
Committee and other key stakeholders. A list of the committee members is below. With the guidance of
the Steering Committee, the consultants intend to build upon recent planning efforts and take advantage
of the fact that a considerable portion of land on the site is owned by public entities, specifically the
Fresno Housing Authority. This fact could create a critical mass of improvements and land use changes
that could be a catalyst for a much broader transformation of the surrounding area.
The Steering Committee had the opportunity to meet in March 2015, for an introductory brainstorming
session with the consulting team. The Steering Committee, with the help of the consulting team, has
yielded specific deliverables which are expected to include several physical and financial scenarios for
redeveloping and transitioning the northern end of Fulton Mall to Fulton Street. Additionally, with the
assistance of the consulting team, the Committee will explore market trends and the reality of rising
construction costs, while at the same time, challenge the existing ideas of the site, respond creatively to
changing lifestyles and demographics, consider stakeholder desires and constraints, and explore the
positive potential of an evolving downtown area.
The next Steering Committee meeting is tentatively being scheduled for the second week of May, and will
include a discussion of case studies from across the country and potential conceptual designs. Staff will
continue to keep the Boards informed of our progress and status as we move forward.

Steering Committee Members:
Marlene Murphey, RDA Successor Agency
Aaron Blair, Downtown Parnership Association
Dan Zack, City of Fresno
Councilmember Oliver Baines, City of Fresno
Greg Barfield, City of Fresno
Preston Prince, Fresno Housing
Wilma Quan-Schecter, City of Fresno
John Hays, County of Fresno
Lee Ann Eager, Fresno County EDC
Lupe Perez, City of Fresno
Mick Marderosian, Marderosian, Cercone &
Cohen – Attorneys at Law
CVS Representative

28

BOARD
UPDATE
O (559) 443-8400
F (559) 445-8981
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AUTHOR: Jim Barker

FROM: Preston Prince, CEO/Executive Director
SUBJECT: EMS Update

1331 Fulton Mall
Fresno, California 93721
T T Y (800) 735-2929
www.fresnohousing.org

Enterprise Management System Progress Report
Two independent consulting firms engaged to analyze the EMS selection
process have completed their assessments and have presented their conclusions
to the selection committee. Neither firm identified any deficiencies or
omissions in the Agency’s selection process.
In the past two weeks we requested and received additional feature
demonstrations regarding resident data, data history and database capacities.
We are now exploring more fully the extent to which external data may be
imported and merged with existing housing data.
Concurrently, we are doing a comprehensive cost analysis of the proposed
systems, taking into consideration all facets of financial impact, such as sources
of funding, allocations of costs to programs, costs of implementation, project
management and changes in staffing composition.
We are progressing with purposeful caution, realizing that this decision will
have a major impact on efficiency of operations and reporting for years to
come. We continue to anticipate a recommendation to the Boards shortly,
followed by a period of implementation planning.
If you have questions or concerns, please feel free to contact Jim Barker, CFO.
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FROM: Preston Prince, CEO/Executive Director
SUBJECT: Status of Fresno Housing Authority’s Housing Counseling

Agency
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Overview
The Fresno Housing Authority operated as a HUD Certified Housing
Counseling Agency since 1995. Over the years, many families were assisted by
certified Counselors in making smart financial decisions that helped them
obtain or retain their homes. Funding from HUD and other financial
institutions allowed the Local Housing Counseling Agency (LHCA) to offer
classes and counseling that would help families qualify for Down-Payment
Assistance programs.
At the height of the LHCA, our Counselors assisted 2,400 people in one year
(2010), in both one-on-one and group education and counseling. Unfortunately,
as fewer families sought out homeownership or foreclosure assistance, the need
and financial support for such programs also decreased. We found that in 2014,
the LHCA had served only 334 people through our one-on-one or group
counseling and education activities, and as participation decreased, so did the
financial support for the program. Since 2010, funding has been reduced by
approximately 85%, which meant that in order to sustain the program, the
Agency had to use its own unresticted funds to fill the gap. Over the past four
years, the Agency has contributed over $450 thousand to the housing
counseling program. Staff originally proposed to elimate this program in the
proposed 2013 Budget, but due to the projected impacts on staffing and the
community-at-large, the Boards voted to continue the program.
As resources supporting the LHCA activities were reduced and the Agency’s
contributions increased, staff began an analysis of program operations in order
to stave off continued losses. Staff took into consideration our cash and in-kind
contributions for payroll and administrative expenses, consumer demand for
services, and the availability of existing housing counseling activities offered by
other community partners. Because of the financial requirements and the fact
that other housing counseling programs were offered in Fresno, staff made a
strategic and conscientious decision to terminate our agreement with HUD as a
Certified Housing Counseling Agency. The Counselors created a plan to close
out all of their existing files and notified all of the appropriate parties.
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Transparent conversations took place between our agency staff and other local agencies offering housing
counseling services to determine their ability to continue providing quality services to the community. It
was determined that residents in the community would continue to have access to housing counseling
services from qualified agencies such as the Community Housing Council of Fresno. The two Counselors
currently working for the LHCA program, are eligible and have opted to take advantage of the early
retirement program; thus, the program closure will not result in any layoffs.
In our final conversations with HUD, the Housing Program Specialist responsible for oversight of our
LHCA thanked us for our years of partnership. She noted that our excellent track record of compliance
and service left the door open for future opportunities, should we ever decide to reapply as a Certified
Housing Counseling Agency.
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