BOARD OF COMMISSIONERS

Yolo Counity Housing

Duane Chamberlain
Marlene C. Games

Lisa A. Baker, Executive Director Michael H. McGowan

Jim Provenza
147 W. Main Strest Woodland: (530) 662-5428 Matt Rexroad.
WOODLAND, CA 95695 Sacramento: (916} 444-8982 Helen M. Thomson
TTY: (800) 545-1 833, ext. 626 Bernita Toney
DATE: May 13, 2010 / !,.
TO: Board of Commissioners ;
FROM: Lisa A. Baker, Executive Dwe@{g

By: Mark Stern, Finance Director

/
SUBJECT:  Receive and File the 2009 Audit for N.P-Eleanor Associates L.P.

RECOMMENDED ACTIONS

That the Board of Commissioners receive and file the 2009 audit for N.P. Eleanor Associates L.P.

BACKGROUND / DISCUSSION

Staff presents the audit report from N.P. Eleanor Associates L.P.’s independent Certified Public
Accounting firm for the year ended December 31, 2009. The auditors have issued an unqualified
opinion on the financial statements. No material weaknesses were identified in either compliance
or internal control. The auditors report no findings, comments or recommendations.

FISCAL IMPACT

YCH is one of the limited partners in this venture. In November 2009, YCH received payment of
$50,000, which represented YCH’s portion of the developer fee for this project.

CONCLUSION:

Staff recommends that the Board receive and file the audit as submitted.

Aftachment: N.P. Eleanor Associates L.P. Audit

Working together to provide quality affordable housing and community development services for all
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February 8, 2010

To the General Partner of N.P. Eleanor Associates L.P.:

We have audited the financial statements of N.P. Eleanor Associates L.P. for the year ended December 31, 2009,
and have issued our report thereon dated February 8, 2010. Professional standards require that we provide you
with the following information related to our audit.

Our Responsibility under U.S. Generaily Accepted Auditing Standards

As stated in our engagement letter dated November 24, 2009, our responsibility, as described by professional
standards, is to express an opinion about whether the financial statements prepared by management with your
oversight are fairly presented, in all material respects, in conformity with U.S. generally accepted accounting
principles. Our audit of the financial statements does not relieve you or management of your responsibilities.

Planned Scope and Timing of the Andit

We performed the audit according to the planned scope and timing previously communicated to you in our
engagement letter.

Significant Aundit Findings
Oualitative Aspects of Accounting Practices

Management is responsible for the selection and use of appropriate accounting policies. In accordance with the
terms of our engagement letter, we will advise management about the appropriateness of accounting policies and
their application. The significant accounting policies used by N.P. Eleanor Associates L.P. are described in Note 1
to the financial statements. During the year ended December 31, 2009, the Partnership adopted Statement of
Financial Accounting Standards (SFAS) No. 157, Fair Vaiue Measurements, that provides a framework for
measuring fair value of certain assets. The application of existing policies was not changed during the year ended
December 31, 2009. We noted nio transactions entered into by the Partnership during the year for which there is a
lack of authoritative gnidance or consensus. There are no significant transactions that have been recognized in the
financial statements in a different period than when the transaction occurred.

Accounting estimates are an integral part of the financial staterents prepared by management and are based on
management’s knowledge and experience about past and current events and assumptions about future events.
Certain accounting estimates are particularly sensitive because of their significance to the financial statements and
because of the possibility that future events affecting them may differ significantly from those expected. The most
sensitive estimates affecting the financial statements were: depreciation expense and amortization expense. We
evaluated the key factors and assumptions used to develop the estimates described above in determining that it is
reasonable in relation to the financial statements taken as a whole.

Difficulties Encountered in Performing the Audit
We encountered no significant difficulties in dealing with management in performing and completing our audit.

Correcied and Uncorvecied Misstatenents

Professional standards require us to accurnulate all known and likely misstatements identified during the audit,
other than those that are trivial, and communicate them to the appropriate level of management. There were no
misstatements that were material, either individually or in the aggregate, to the financial statements taken as a
whole.

3100 Zinfandet Drive, Suile 170
Ranche Cordova, CA 9567149
Phone:0i6.850 1680
Fax:096 858 1066
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Page two
The General Partner of N, P. Eleanor Associates L.P.;

Disagreements with Management

For purposes of this letter, professional standards define a disagreement with management as a financial
accounting, reporting, or auditing matter, whether or not resotved to our satisfaction, that could be significant to
the financial statements or the auditor’s report. We are pleased to report that no such disagreements arose during

the course of our audit.
Management Representations

We have requested certain representations from management that are included in the managenient representation
letter dated February 8, 2010.

Management Consultations with Other Independent Accountants

In some cases, management may decide to consult with other sccountants about auditing and accounting matters,
similar to obfaining a “second opinion” on certain sitwations. If a consultation involves application of an
accounting principle to the Partnership’s financial statements or a determination of the type of anditor’s opinion
that may be expressed on those statements, our professional standards require the consulting accountant to check
with us to determine that the consultant has all the relevant faclts. To our knowledge, there were no such
consultations with other accountants. -

Other Audit Findings or Issues

We generally diseuss a variety of matters, including the application of accounting principles and auditing
standards, with management each year prior {o retention as the Partnership’s anditors. However, these discussions
occurred in the normal course of our professional relationship and owr responses were not a condition to our
retention.

This information is intended solely for the use of partnership of N.P. Eleanor Associates L.P. and is not intended
to be and should not be used by anyone other than these specified parties.

Willeaame & Olds

WILLIAMS & OLDS
Certified Public Accountants
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KPMG LLP

c/o Year End Reporting Depariment
120 S. Riverside Plaza, 15" Floor.
Chicago, IHlinois 60606-3908

Ladies and Gentlemen:

We have audited the financial statements of N.P. Eleanor Associates L.P .., a California Limited Partnership
{the Partnership) as of and for the year ended December 31, 2009, and have issued our report thereon dated
February 8, 2010. We have been asked to furnish you with the following information because you will
express an opinion on the financial statements of NEF Assignment Corporation as of and for the year ended
December 31, 2009 and because certain information in the finaneial statements of the Partnership will be
used in the financial statements of NEF Assignment Corporation. We have not performed any procedures
directed solely toward identifying matters that might affect your report or your audit of the financial
statements of NEF Assignment Corporation.

We are familiar with Rule 1-01 of the American Institute of Certified Public Accountants (AICPA) Code of
Professional conduct and the related Interpretations of the AICPA Executive Committee on Professional
Ethics relating to qualifications of accountants. As far as the Partnership is concemed, our Firm has been,
for the period covered by the financial statements under report and thereafter to date, in fact independent as
contemplated by such requirements.

We are familiar with the provisions of section 42 of the Internal Revenuve Code.

We are in compliance with the AICPA requirements for peer review. Attached is a copy of our latest peer
review report.

We are aware that (a) NEF Assignment Corporation equity in the Partuership as of and for the year ended
December 31, 2009, based on the financial statements of the Partnership which we have been engaged to
audit, will be included in the financial statements of NEF Assignment Corporation for the year ended
December 31, 2009, and (b) our report on our audit of the financial statements of the Partnership will be
referred to by you as a basis, in part, for your report on your audit of the financial statements of NEF
Assignment Corporation.

Very iru}y YOUrs,

WIELLIAMS & OLDS
Certified Public Accountants

James B, Williams, CPA

3100 Zinfandel Drive, Suite 170
Rancho Gotdova, CA 85670
Phone: 916,850 1680
Fax:016.858 1055
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N.P. ELEANOR ASSOCIATES, L.P.,

A California Limited Partnership
CalHFA Project No. 2005-829

FINANCIAL STATEMENTS
AND
INDEPENDENT AUDITORS' REPORT

FOR THE YEAR ENDED
DECEMBER 31, 2009

With Accompanying Information Required by The
California Housing Finance Agency

3100 Zinfandel Brlve, Suite 170
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INDEPENDENT AUDITORS' REPORT

The Partrers
N.P. Eleanor Associates L.P., CallFA Project No. 2005-829

We have audited the accompanying balance sheet of N.P. Eleanor Asscciates L..P., a California
Limited Partnership, CalHFA Project No. 2005-829, as of December 31, 2009 and 2008, and the related
statements of operations, changes in partners' equity and cash flows for the years then ended. These financial
statemnents are the responsibility of the project’s management. Our responsibility is to express an opinion
on these {inancial statements based on our andit.

- We conducted our andit in accordance with auditing standards generally accepted in the United
States of America and Government Auditing Standards issued by the Comptroller General of the United
States and for purposes of supplemental information, the standards for financial and compliance audits
contained in Awdited Financial Statements Handbook for Multi-Family Rental Housing Financed by the
California Housing Finance Agency. Those standards require that we plan and perform the audits to obtain
reasonable assurance about whether the financial statements are free of material misstaterment. An andit
includes examining, on a test basis, evidence supporting the amounts and disclosures in the financial
statements. An audit includes consideration of internal control over the financial reporting process as a
basis for designing audit procedures that are appropriate in the circumstances, but not for the purpose of
expressing an opinion on the effectiveness of N.P. Eleanor Associates L..P.'s internal control over financial
reporting. Accordingly, we express no such opinion. An audit also includes assessing the accounting
principles used and significant estimates made by management, as well as evaluating the overall financial
statement presentation. We believe that our audits provide a reasonable basis for our opinion.

In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of N.P. Eleanor Associates L.P., a California Limited Partnership, as of December 31,
2009 and 2008, and the results of its operations, changes in partners' equity and cash flows for the years then
ended, in conformity with accounting principles generally accepted in the United States of America.

Inaccordance with Governmeni Auditing Standards and the Aundited Financial Statements Handbook
for Multi-Family Rental Housing Financed by the California Housing Finance Agency , we have also issned
areport dated February 8, 2010 on our consideration of the project's internal control over financial reporting,
and on its compliance with laws, regulations, contracts and grants applicable to the Partnership. This report
is an integral part of an audit performed in accordance with dudited Financial Statements Handbook for
Mudti-Family Rental Housing Financed by the California Housing Finance Agency which should be read
in conjunction with this report in considering the results of our audit.

Our audit was conducted for the purpose of forming &n opinion on the basic financial statements
taken as a whole. The supplemental information included inthe report is presented for purposes of additional
analysis and is not e required part of the basic financial stafements. Such information has been subjected to
the auditing procedures applied in the audits of the basic financial statements and, in our opinion, is fairly
stated in all material respects in relation to the financial statements taken as a whole.

Williawng & Oldy

Rancho Cordova, California
February 8, 2010



N.P. ELEANOR ASSOCIATES, L.P.,

A California Limited Partunership
CalHFA Project No, CA 2005-829

BALANCE SHEETS
DECEMBER 31, 2009 AND 2008
ASSETS
2008 2008
CURRENT ASSETS
Cash on hand and in bank b 28483 % 6,292
Tenant accounts receivable 427 3,080
Other accounts receivable - 11,664
Prepaid expenses and deposits 7,074 4,268
TOTAL CURRENT ASSETS 35,984 25,304
RESTRICTED FUNDS
Tenant security deposits 27,708 25,933
Reserve for replacements ~ Note B 105,777 56,090
Rent-up reserve - 40
Operating expense reserve 25,772 25,309
Operating reserve 164,227 163,192
Insuranee and other impound accounts - Note B 29,478 18,018
Property tax impound account - Note B 17,452 4,768
TOTAL RESTRICTED FUNDS 370,414 294,850
FIXED ASSETS
Land 1,020,000 1,020,000
Buildings 10,217,407 10,217,407
Improvements 830,109 830,109
Equipment and furnishings 233,584 233,584
12,301,100 12,301,100
Less accurmulated depreciation (1,033,489) (688,349)
NET FIXED ASSETS 11,267,611 11,612,751
OTHER ASSETS
Tax Credit Application fees, net of accumulated amortization of $7,611
in 2009 and $5,074 in 2008 17,762 20,299
Deferred financing costs, et of accumulated amortization of $8,157
in 2009 and $4,661 in 2008 56,711 100,207

TOTAL OTHER ASSETS 114,473 120,506
TOTAL ASSETS § 11,788,482 § 12,053,411

See notes to financial statements.
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N.P. ELEANOR ASSOCIATES, L.P.,

A California Limited Partnership
CalHFA Project No. CA 2005-829

BALANCE SHEETS - Continned
DECEMBER 31, 2009 AND 2008

LIABILITIES AND PARTNERS' EQUITY

2009 2008
CURRENT LIABILITIES
Current portion of long-term debt b} 843,274 § 818,607
Current portion of acerued interest 26,276 16,240
Accounts payable and accrued expenses 20,848 43,966
Developer fee payable 306,900 390,000
Prepaid rent 134 2,207
Tenant security deposits 27,708 24 083
Due to partner - 25,600
TOTAL CURRENT LIABILITIES 1,228,140 1,380,703
COMMITMENTS AND CONTINGENCIES - Note G - -
LONG-TERM LIABILITIES
Long-term debt, net of current portion - Note C 8,406,028 0,246,510
Accrued interest, net of current portion 189,631 66,346
TOTAL LONG-TERM LIABILITIES 8,595,959 9,332,856
PARTNERS' EQUITY
(General partners' equity 1,109,918 1,109,957
Limited pariner's equity ' 854.465 229,895
TOTAL PARTNERS' EQUITY 1,964 383 1,339,852

TOTAL LIABILITIES AND PARTNERS' EQUITY § 11,788,482

3 12,053,411

See notes to financial statements.
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N.P. ELEANOR ASSOCIATES, L.P.,

A California Limited Partnership
CalHFA Project No, CA. 2005-829

STATEMENTS OF OPERATIONS
FOR THE YEARS ENDED DECEMBER 31, 2609 AND 2008
2009 2068
INCOME
Total gross potential rents-tenants $ 326,651 § 347,103
Housing Authority income 90,881 17,421
Less vacancy loss {14,864) (39,897)
402,668 324,627
Interest income 3,150 4225
Laundry and vending income 2,745 2,006
Late charges 13 220
Damages and cleaning charges 536 100
Miscellaneous 200 1,570
TOTAL INCOME 409,312 332,748
PAYROLL AND RELATED COSTS
On-site manager 28,264 24,757
Employee benefits 16,111 12,069
Office salaries 45,378 46,364
Maintenance 15,284 5474
Payroll processing charges 1,894 1,655
Payroll taxes and workers' compensation 13,887 13,751
Apartment Allowance 11,700 11,797
TOTAL PAYROLL AND RELATED COSTS 132,518 115,867
ADMINISTRATIVE
Accounting and legal 13,558 11,601
Management fees 28,181 27,360
Office 3,781 37,611
Computer 1,458 1,515
Telephone 5,755 6,106
Marketing 457 1,283
Travel 1,302 867
Compliance monitoring 6,000 9,000
TOTAL ADMINISTRATIVE COSTS 60,492 95,343
UTILITIES
Water and sewer 26,353 24,665
Electricity 17,334 3,478
Gas 1,779 2,667
TOTAL UTILITIES 45,466 30,810

See notes to financial statements.
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N.P. ELEANOR ASSOCIATES, L.F.,

A California Limited Partnership
CaJHFA Projeci No. CA 2005-829

STATEMENTS OF OPERATIONS - Continued
FOR THE YEARS ENDED DECEMBER 31, 2009 AND 2008

2009 2008
OPERATING AND MAINTENANCE
Garbage and trash removal 3 5640 % 5,835
Grounds contract 6,905 6,545
Grounds supplies - 102
Janitorial supplies 1,060 1,048
Exterminating 2,320 2,325
Security expenses 2,999 4,547
Miscellaneous repairs and maintenance 11,363 13,508
Replacements 318 1,630
TOTAL OPERATING AND MAINTENANCE 30,605 35,540
INSURANCE AND TAXES
Real estate taxes 8,953 11,459
Property and comprehensive insurance 10,420 8,618
State income tax BOO 800
Other 433 526
TOTAL INSURANCE AND TAXES 20,608 21,403
OTHER EXPENSES
Interest 173,608 245,143
Depreciation 345,140 345,140
Amortization 6,033 6,033
Asset management fee (5.000) 5,000
Partnership management fee (20,600) 20,600
TOTAL OTHER LXPENSES 499,181 621,916
TOTAL EXPENSES 788,870 920,879

NETLOSS §  (379,558) § _ (588,131)

See notes to financial statements.
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N.P. ELEANOR ASSOCIATES, L.P,,
A California Limited Partnership
CalHFA Project No. CA 2005-829

STATEMENTS OF CHANGES IN PARTNERS' EQUITY

FOR THE YEARS ENDED DECEMBER 31, 2009 AND 2008

Managing Tavestor
General General General Limited
Total Partoer Partoer Partner Partoer
Ownership interest 100.00 % 0.0034 % 0.0033 % 0.0033 % 99.99 %
" BALANCE AT DECEMBER 31,2007 § 1,034,927 § 1,020,005 § 70,005 § 5 §  (55088)
Contributions 893,056 - © 20,000 - 873,056
Net Loss (588,131) 20y (19) (1%) (588,073)
BALANCE AT DECEMBER 31, 2008 1,339,852 1,019,985 89,986 (14) 229,895
Contributions 1,004,089 - - - 1,004,089
Net Loss ) | (379,558} (13) (13) (13 (379,519}
BALANCE AT DECEMBER 31,2009 § 1964383 § 1019972 89,973 § (27) $ 854,465

See notes to financial statements.
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N.P. ELEANOR ASSOCIATES, L.P.,

A California Limited Partnership
CalHFA Project No. CA 2005-825

STATEMENTS OF CASH FLOWS
FOR THE YEARS ENDED DECEMBER 31, 2009 AND 2008

20609 2008
CASH FLOWS FROM OFERATING ACTIVITIES
Rental receipts g 403,248 326,106
Interest receipts 3,150 4,225
Other receipts 3,494 3,896
Tenant security deposit received (3,027) (2,995)
Payroll and related costs (137,080} {138,996)
Administrative expenses paid 38,771 (61,746)
Management fees (28,077) (27,060)
Utilities (52,542) (17417)
Operating and maintenance expenses paid (33,477) (33,173
Taxes and insurance expenses paid {11,750) (36,170)
Interest paid on mortgage (118,987) (153,511)
Tenant security deposit held 3,625 2,623
NET CASH USED IN
OPERATING ACTIVITIES (12,194) (134,218)
CASH FLOWS FROM INVESTING ACTIVITIES
Transfers to and from operating reserve accounts (50,545) 16,625
Transfers to and from impound accounts {23,244) (9,052)
NET CASH (USED IN} PROVIDED BY
INVESTING ACTIVITIES (73,789 7,573
CASH FLOWS FROM FINANCING ACTIVITIES
Payment of developer fee {80,100) -
Principal payments on long-term debt (815,815) {762,970)
Capital contributions 1,004,085 893,056
NET CASH PROVIDED BY '
FINANCING ACTIVITIES 108,174 130,086
NET INCREASE IN CASH 22,191 3,441
CASH AT BEGINNING OF YEAR 6,292 2,851
CASH AT END CF YEAR § 28,483 6,252

See notes to financial statements.
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N.P. ELEANOR ASSOCIATES, L.P.,

A California Limited Partnership
CalHFA Project No. CA 2005-829

STATEMENTS OF CASH FLOWS - Continued
FOR THE YEARS ENDED DECEMBER 31, 2009 AND 2008

CASH AND CASH EQUIVALENTS ARE COMFPRISED OF;

2009 2008
Cash on hand 3 200 $ 260
Checking account 28,283 6,092

$ 28,483 3 6,292

RECONCILIATION OF NET LOSS TO NET CASH
PROVIDED BY (USED IN) OPERATING ACTIVITIES
NET LOSS  (379,558) % (588,131)
Adjustments to reconcile net loss to net cash
provided by (used in) operating activities:

Depreciation and amortization 351,173 351,173
Decrease (increase) in:
Tenant accounts receivable 2,653 (720)
Other accounts receivable 11,664 (11,664)
Tenant security deposits (1,775) 1,371
Prepaid expenses (2.806) (3,102)
Increase (decrease) in:
Accounts payable - trade (23,118) 419
Tue to partners (25,600) 25,600
Prepaid rents (2,073 2,199
Tenant security deposits 3,625 (2,995)
Accrued interest payable 53,621 91,632
367,364 453,913
NET CASH USED IN

OPERATING ACTIVITIES § (12,154) §  (134,218)

See notes to financial statements.
B



N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No. 2605-829

NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2009

NOTE A - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Organization:

NP Eleanor Associates L.P., a California Limited Partnership (the Partnership), organized under the laws
of the State of California, was created on June 1, 2005 for the purpose of developing, construciing, and
operating a rental housing project for low-income households. Eleanor Roosevelt Circle (the Project)
consists of 59 units, plus a manager’s unit, in Davis, California. The Project was placed in service during
Jamary 2007. The Parinership's maximmun term will be until December 31, 2070

The limited partner is NEF Assignment Corporation, an Illinois nonprofit public benefit corporation, and the
general partners are Neighborhood Partners, LLC, Davis Senior Housing Communities, Inc., and Yolo
County Housing Authority.

Property mansgement services are provided by the Jolm Stewart Company, Jocated in Sacramento,
California.

Method of Accounting:

The accrual method of accounting is used and reflects revenue when earned, which may be prior to receipt;
and expenses as incwred, which may be prior to payment. Rental income reflects the gross potential rent
that may be earned. Vacancies are shown separately as a reduction in rentsl income and the contract rent
applicable to the units occupied by employees of the development is shown as expense.

Cash and Cash Equivalents:

For purposes of reporting cash flows, cash and cash equivalents include unrestricted cash on hand and cash
in bank.

Accounts Receivable:
It is the policy of the Partnership to expense uncollectibles only after exhausting ell efforts to collect the
amounits due. No allowance for doubtful accounts is used and management believes all amounts wiil be

collected in full.

Concentration of Credit Risk:
The Partnership deposits its cash in financial institutions. At times, deposits may exceed federally insured
Hmits. The Partnership has not experienced any losses in sach accounts.

Fixed Agsets:

Property and equipment are stated at cost of acquisition or construction. The cost of maintenance and repairs
is charged to expense as incurred. Depreciation is computed based on the straight-tine method over the
estimated useful lives of the assets, which range from 5 to 40 years.

Other Assets:
Other assets consist of deferred financing costs and tax credit application fees. Deferred financing costs are
amortized over the thirty-vear loan term and tax credit application fees are amortized over ten years.



N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No. 2005-829

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2000

NOTE A - SUMMARY OF SIGNIFICANT ACCOUNTING FPOLICIES - Continued

Prepaid Rent:
Prepaid rent is defined as income received prior to the performance for which the income is earned and

is recorded as a liability.

Revenue Recognition:

Rental revenue attributable to residential leases is recorded when due from residents, generally upon the
first day of the month. Leases are for periods of up to one year, with rental payments due monthly. Other
revenue includes fees for late payments, cleaning, damages, laundry facilities and other charges and is

recorded when eamed.

Income Taxes:
The Partnership is a limited partnership and, accordingly, no provision is made for federal or state income
taxes which are the responsibility of the individual partners. The Partnership is, however, subject to the state

minirmum franchise tax.

Use of Estimates:

The preparation of financial statements in conformity with generally accepted accounting principles requires
management to make estimates and assumptions that affect certain reported amounts and disclosures.
Accordingly, actual results could differ from those estimates.

Impairment of Long-Lived Assets:
The Partnership measures impairment in accordance with FASB Statement No. 144, "Accounting for the

Impairment of Long-Lived Assets and for Long-Lived Assets to be Disposed of, ” which requires impairment
losses to be recorded on specific long-lived assets used in operations where indicators of impairment are
present and the undiscounted cash flows (net realizable value) estimated to be generated by those assets are
less than the assets’ carrying amount. The Partnership reviews its investment in long-lived assets for
impairment whenever events or changes in circumstances indicate that the carrying value of such property
may not be recoverable. Recoverability is measured by a comparison of the carrying amount of the real
estate fo the future net undiscounted cash flow expected to be generated by the rental property including
the low-income housing tax credits and any estimated proceeds from the eventual disposition of the real
estate. If the real estate is considered to be impaired, the impairment to be recognized is measured at the
amount by which the carrying amount exceeds fair market value as determined from an appraisal,
discounted cash-flow analysis, or other valuation technique. There were no impairment losses recognized
during the years ended December 31, 2009 and 2008.

Fair Value Measuremenis : As of January 1, 2009, the Partnership adopted Statement of Financial
Accounting Standards (SFAS) No. 157, Fair Value Measurements. SFAS No. 157 introduces a framework
for measuring Tair value and expands required disclosure about fair value measurernents of certain assets
and liabilities. SFAS No.157 defines fair value as the exchange price that would be received for an asset
or paid to transfer a liability (an exit price) in the principal or most advantageous market for the asset or
liability in an orderly transaction between market participants on the measurement date, SFAS No. 157 also
establishes a fair vajue hierarchy which requires an entity to maximize the use of observable inputs and

minimize the use of unobservable inputs when measuring fair value. The standard describes three levels
of inputs that may be used to measure fair value, whereby level | uses quoted prices and active markets

10



N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalH¥ A Project No. 20G5-829

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2009

NOTE A - SUMMARY OF SIGNIFICANT ACCQUNTING POLICIES - Continued

for identical assets or liabilities when determining fair market value; level 2 uses non active quoted prices
for similar assets and liabilities that can be corroborated with market data; and Jevel 3 uses unobservable
information with little or no market data. The Partnership uses the active market approach (level 1) to
measure fair value for its financial assets and liabilities.

NOTE B - RESTRICTED FUNDS
Security Deposits:

Tenant security deposits are held in a separate bank account in the name of the Project and are restricted in
use to payment of tenant damages, payment of delinquent rents, or refunds to tenants upon their leaving the
Project.

Insurance and Tax Impound Accounts;
As required by the Regulatory Agreement with CalHFA, the Partnership is required to make monthly

impound deposits to cover insurance premivms and property taxes. These restricted funds are held by
CalHFA and expenditures are subject to supervision and approval by the Agency. At December 31, 2009
and 2008 the Partnership had $17,452 and $4,768, in a property tax impound account and $29,478 and
$18,918, respectively, in an insurance impound account.

Reserve for Replacements;
The Partnership is required to establish a reserve for replacements in accordance with the CalHFA

Regulatory Agreement. Reserve for replacements are held in a separate bagk account in the name of the
Project and are restricted in use to replace fixed assets. The required reserve amount is $18,300. At
December 31, 2009 and 2008, the Partnership bad a reserve for replacement balance of $105,777 and
$56,690, respectively.

Reserve for Operations;
The Partnership is required to establish an operating reserve in accordance with the Department of Housing

and Community Development and the CalHFA Regulatory Agreement. The required reserve amount is
$194,333. At December 31, 2009, the Partnership had $189,999 in operating reserve accounts.

13



N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No. 2005-829

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2009

NOTE C - LONG-TERM DEBT

Notes payable consisted of the following outstanding obligations:

it
(=]
(—d
]
{
[
=
=]

Note payable to CalHFA, dated December 19, 2005, total amount
of credit granted, $550,000. The note bears interest at a rate of
5.9% per annum. The note is secured by real property.
Monthly principal and interest payments of $3,262 until note matures
in October 2037. The agreement with CalHFA provides that
mortgage may not be paid in advance without approval of CalHFA,
nor may the building be sold, demolished or altered without prior
consent and approval. As separately stated, accrued interest on this
obligation was $2,612 and $2,668 at December 31, 2009 and 2008,
respectively. $534,639 $ 541,970

Note payable to CalHFA, dated December 19, 2005, total amount
of credit granted, $2,400,000. The note bears interest at a rate
of 4.5% per annum. The note is secured by real property.
Annual principal and interest payments of $873,056 beginning in
October 2008 until note matures in October 2010, The agreement
with CalHFA provides that mortgage may not be paid in advance
without approval of CalHFA, nor may the building be sold, demolished
or altered without prior consent and approval. As separately stated,
accrued interest on this obligation was $9,803 and $19,659 at
Pecember 31, 2009 and 2008, respectively. 835,460 1,643,944

Note payable to the City of Davis City Housing Trust Fund, dated
August 30, 2007, total amount of credit granted, $846,649.
The note bears no interest for the first fifieen years, simple interest
at 6% per annum for the next fifteen years, and 3% per annum for the
remaining twenty-five years. The note is due and payable on
August 30, 2062. The note is secured by a deed of trust. 846,649 846,649

Note payable to the Redevelopment Agency of the City of Davis, dated
August 30, 2007, total amount of credit granted, $2,123,219.
The note bears no interest for the first fifteen years, simple interest
at 6% per annumn for the next fifieen years, and 3% per annum for the
remaining twenty-five years. The note is due and payable on
August 30, 2062. The note is secured by a deed of trust. 2,123,219 2,123,219

Note payable to the City of Davis, Community Development Block Grant,
dated Aungust 30, 2007, total amount of credit granted, $56,924.
The note bears no interest for the first fifteen years, simple interest
at 6% per annum for the next fifteen years, and 3% per annum for the
remaining twenty-five years. The note is due and payable on
August 30, 2062. The note is secured by a deed of trust. 56,924 56,924
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHF A Praject No. 2005-§29

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2009

NOTE C - LONG-TERM DEBT - Confinued
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Note payable to the City of Davis, Home Investment Partnerships,

dated Augunst 30, 2007, total amount of credit granted, $1,223,208.

The note bears no interest for the first fifieen years, simple interest

at 6% per annum for the next fifieen years, and 3% per annum for the

remaining twenty-five years. The note is due and payable on

August 30, 2062. The note is secured by a deed of trust. 1,223,208 1,223,208

Note payable to Department of Housing and Community Development,

dated July 27, 2007, total amount of credit granted, $3,300,203.

The note bears simple interest at a 3% per annum. The Partnership

will make annual payments equal to 0.42% of the unpaid principel

balance commencing December 31, 2007 for 29 years. Thereafter,

the Partnership will make annual payments of accrued interest. The note

is secured by a deed of trust. As separately stated, accrued interest on

this obligation was $203,792 and $140,259 at December 31, 2009 and

2008, respectively. 3,300,203 3,300,203

Note payable to Federal Home Loan Bank of San Francisco, dated

January 13, 2006, non-interest bearing, no payments required,

the entire note will be forgiven if the Partnership complies with

the terms of the agreement and the note is secured by a deed of

trust on the Partnership’s real property. 329.000 329.000

Total long-term debt 9,249,302 10,065,117
Less: current portion 843,274 B18.607

Long-term portion $8406028 $9.246.510

NOTED - TRANSACTION WITH AFFILIATES AND RELATED PARTIES

a.

General Partners:

The Partnership has a contractual, creditor and agency relationship with Neighborhood Partners,
LLC (see Noie A), a general partner and Project developer and the other general partners. The
Partnership owed Neighborhood Pariners, LLC $183,233 and $213,333 in development fees at
December 31, 2009 and 2008, respectively, remaining on a development {ee agreement totaling
$1,200,000,

Housing Anthority:
The Partnership has a contractual, creditor and agency relationship with the Housing Authority, a

general partner and Project developer. The Partnership owed the Housing Authority $126,667 and
$176,667 in development fees at December 31, 2009 and 2008, respectively, remaining on a
development fee agreement totaling $1,200,000.
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N.P. ELEANOR ASSOCIATES L.F.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No. 2005-829

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2009

NOTE D - TRANSACTION WITH AFFILIATES AND RELATED PARTIES - Continned

c. NEF Assignment Corporation:
As part of the first amended and restated limited parinership agreement dated as of December 30,

2005 Article I, Section 3.2, contains the provision for required capital contributions by the
“Investor Limited Partner™, NEF Assignment Corporation.

The total capital contribution to be made by NEF Assignment Corporation is $3,491,100. As of
December 31, 2009 and 2008, atotal of $2,683,977 and §1,679,888 of capital contributions had been
received in performance of the fonding requirements, respectively. Total expected contributions
were also adjusted upward by $65,933, due to an increase in tax credits delivered to the Investor
Limited Pariner, leaving remaining expected capital contributions of $873,056. The remaining
contribution is to be received upon the completion date of the Project and other administrative
reguirements as set forth in Article I Section 3.2 of the partnership agreement.

NOTEE - CURRENT VULNERABILITY DUE TO CERTATN CONCENTRATIONS

The Partnership’s principal asset is the construction of Eleanor Roosevelt Circle, a multi-family apartment
building. The Partnership’s operations are concentrated in the low-income housing real estate market. In
addition, the Partnership operates in a heavily regulated environment. The operations of the Partnership are
subject to the administrative directives, rules and regulations of federal, state and local regulatory agencies,
including, but not limited to TCAC (see Note A). Such administrative directives, rules and regulations are
subject to change by an Act of the United States Congress or an administrative change mandated by the
TCAC. Suchchanges may oceur with little notice or inadequate funding to pay for the related cost, including
the additional adminisirative burden, to comply with a change.

NOTE F - LOW-INCOME HOUSING TAX CREDITS

The Partnership was awarded an aggregate of $324,324 of federal low-income housing tax credits (“Tax
Credits™) armually for 10 years. Generally, the Tax Credits become available for use by its partners on a
pro-rated basis over the applicable periods, which began in 2007. In order to qualify for such Tax Credits,
the project must comply with various federal compliance and state agency regulatory requirements. These
reguirements include, but are not limited to, renting to low-income tenants at rental rates which do not
exceed specified percentages of area median gross income for the first 15 years of operation of the Project.
Because the Tax Credits are subject io complying with certain requirements, there can be no assurance that
the aggregate amounnt of Tax Credits will be realized and failure to meet all such requirements may result
in generating a lesser amount of Tax Credits than the expected amount.
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHF A Project No. 2005-829

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2009

NOTE G - COMMITMENTS AND CONTINGENCIES

a.

Development Agreement:
The Partnership has entered inte a development agreeinent with the General Partner (see Note A and

D) dated December 30, 2005. The contract encambers the Partnership to pay the General Partner
$1,200,000, payable on a percentage basis upon completion of certain benchmarks in accordance
with the agreement. As of December 31, 2009, §308,900 was owed under this agreement. The
Partnership may defer payment of the developer fee based on insufficient cash flow as outlined in
the agreement.

Propverty Management Ascreernent:
The Partnership entered into an agreement with the John Stewart Company to provide property

management services for a fee of $2,427 per month. The term of the agreement is one year and
renews annually by mutual consent of the parties.

Asset Management Fee:

Pursuant to the Partnership Agreement, the Parinership shall pay to the Limited Partner, on a non-
cumulative basis, a fee equal to $5,000. The Asset Management Fee shall be payable only from
Excess Cash. At December 31, 2009 and 2008, the Partnership owed $0 and $5,000, respectively of
such fees. During 2009 the Parineiship reversed the fees recorded in 2008 as such fees were only
payable from excess cash flow, of which there was none.

Partnership Management Fee:
Pursuant to the Partnership Management Agreement, the Partnership shall pay to the General

Partner, on a non-cumulative basis, 2 management services fee equal to 320,000 to be increased
annually by 3%. The Fee shall be payable only out of Excess Cash. At Deceraber 31, 2009 and
2008, the Partership owed §0 and $20,600, respectively. During 2009, the Partnership reversed the
fees recorded in 2008 as such fees were only payable from excess cash flow, of which there was
none.

Incentive Parinership Fee;

Pursuant to the Partnership Agreement, the Partnership is obligated to pay to the general partner ap
incentive partnership management fee equal to (95%) of the Excess Cash remaining after all required
uses as set forth in Section 5.1(a) (I) - (ix) for the calendar year. The Incentive Fee will not accrue
and will not accummulate interest to the extent that there is not sufficient Excess Cash to pay such
fee. As of December 31, 2009 and 2008, no fee had been earned under this agreement.
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHF A Project No, 2065-829

NOTES TO FINANCIAL STATEMENTS - Continued
DECEMBER 31, 2009

NOTE H - INCOME TAXES - RECONCILIATION OF BOOK INCOME TO TAX INCOME

2008 2008
Net loss per books 3 (378,558) B (588,131
Add:
Rental income - 2,199
Additional depreciation claimed
for book purposes 23,677 158,805
Interest Expense 19,279 56,973
Less:
Additional amortization claimed
for tax purposes (9,119 (12,615)
Rental income (2,073) -
Net loss for income tax purposes $ (347.794) ${382.769)
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No, 2005-529

SUPPLEMENTARY INFORMATION

DECEMBER 31, 2009
DISTRIBUTION OF CASH FLOW
Total income $ 409,312
Less: operating expenses (289,689)
Less: replacement reserve (48,000)

Less: principal and interest paymenis on CalHFA and HCD loans (62.669)

Net cash flow $ 8.954

During 2009, there were no distributions of cash flow.
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No. 2005-829

SUPPLEMENTARY INFORMATION REQUIRED BY CalHFA

DECEMBER 31, 2009
CASH ON BAND AND IN BANK

Unrestricted Accounts
Checking account J 28,483

Restricted Accounts
Tenant security deposits $ 27808
Reserve for replacements 108,777
Rent up reserve (CalHFA) -
Operating expense reserve 25,772
Reserve for operations 164,227
Insurance and other impound accounts (CalHFA) . 29,478
Property fax impound account 17.452

b 370,514
TENANT SECURITY DEPOSITS

Tenant security deposits are maintained in separate

accounts and interest eamed on these deposits is credited

to a lability account to be refunded or applied for the benefit

of tenants. There was no interest carned during 2009.

The balance of the bank account at December 31, 2009

was more than the liability for deposits held, as folows:
Tenant security deposits $27,708
Tenant security deposits held at bank 27,708
Deposits overfunded § _-

TENANT ACCOUNTS RECEIVABLE

Tenant accounts receivable at December 31, 2009

were as follows:
Delinguent 30 days : $ 427
Delinguent 31 - 60 days
Delinquent 60 - 90 days
o0+

)
.
Il
2
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHFA Project No, 2005-829

SUPPLEMENTARY INFORMATION REQUIRED BY CalHFA

DECEMBER 31, 2409

INSURANCE IMPOUND ACCOUNTS

Balance, beginning of year $ 18,918
Monthly deposits 10.560
Balance, end of year % 29,478
PROPERTY TAX IMPOUND ACCOUNT
Balance, beginning of year 5 4,768
Monthly deposits 21,072
Withdrawals (8,953)
Interest S65
Balance, end of year §_17.452

RESERVE FOR REPLACEMENTS
In accordance with the provigions of the regulatory
agreement, restricted cash is held by CalHFA to be
used for replacements of property with the approval

of CalHF A, as follows:
Balance, beginning of year $ 56,690
Monthly deposits (54,000 x 12 months) 48,000
Interest 1.087
Balance, end of year § 105.777
OPERATING RESERVYE
Balance, beginning of year § 25,309
Interest 463
Balance, end of year 525772
RENT-UP RESERVE
Balance, beginning of year $ 40
Withdrawals {40}
Balance, end of year $ -

20



N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalHF A Project No. 2605-82%

SUPPLEMENTARY INFORMATION REQUIRED BY CalHFA
DECEMBER 31, 2009
ACCOUNTS PAYABLE & ACCRUED EXPENSES

Acoounts payable and accrued expenses consist of amounts payable to suppliers, which are being paid on
a current basis, accrued salaries and benefits, construction payables and management fees.

GROSS POTENTIAL RENTS
Gross potential rents include:
Tenant $417,532
Vacancy {14.864)
Total gross potential rents ¥ 402.668
FIXED ASSETS

Following are the details of fixed assets:

Buildings  Fumiture

Land and and
Land Improvements Improvements Equipment Total

Balance, beginning of year $1,020,000 §$3830,109 $10,217,407 §$233,584 §12,301,100
Additions 2009 - - - - -

Balance, end of year $1.020000 $830.109 $10.217407 $233584 512,301,100

21



WiLLiams
& O LDS

Cerlified Puslic Accounlanls

INDEPENDENT AUDITORS® REPORT ON COMPIIANCE AND
ONINTERNAL CONTROL, OVER
FINANCIAL REPORTING BASED ON AN AUDIT OF FINANCIAL
STATEMENTS PERFORMED IN ACCORDANCE WITH
GOVERNMENT AUDITING STANDARDS

The Partners
N.P. Eleanor Associates L.T'.,

A California Limited Parinership
CalHF A Project No. 2005-829

~ We have audited the financial statements of N.P. Eleanor Associates L.P., a California Limited
Partnership as of and for the year ended December 31, 2009, and have issued our report thereon dated
February 8, 2010.

We conducted our andit in accordance with aunditing standards generally accepted in the United
States of America and the standards applicable to financial audits contained in Government Auditing
Standurds, issued by the Comptroller General of the United States. Those standards require that we plan and
perform the andit to obtain reasonable assurance about whether the financial statements are free of material
misstatersient.

Compliance

Compliance with laws, regulations, contracts and grants applicable to the Parinership is the
responsibility of the Partnership’s management. As part of obtaining reasonable assurance about whethex
N.P. Eleanor Associates L.P,, a California Limited Parinership’s financial statements are free of material
misstaternent, we performed tests of its compliance with certain provisions of laws, regulations, contracts
and grants, noncompliance with which could have a direct and material effect on the determination of
financial statement armounts. However, providing an opinion on compliance with those provisions was not
an objective of our audit and, accordingly, we do not express such an opinion. The results of our tests
disclosed no instances of noncompliance that are required to be reported under ~ Government Auditing
Standards.

Internal Control Over Financial Reporting

The management of the Partnership is responsible for establishing and maintaining effective internal
control. In planning and performing our audit, we considered N.P. Eleanor Associates L.P., a California
Limited Partpership’s internal control over financial reporting in order to determine our auditing
procedures for the purpose of expressing ovr opinion on the financial siatements and not to provide
assurance on the internal control over financial reporting. Our consideration of the internal control over
financial reporting would not necessarily disclose all matters in the internal control over financial reporting
that might be material weaknesses. A material weakness is a condition in which the design or operation
of one or more of the internal conirol components does not reduce to a relatively low level the risk that
misstatements in amounts that would be material in relation to the financial statements being audited may
occur and not be detected within a timely period by employees in the normal course of performing their
assigned functions. We noted no matters involving the internal control over financial reporting and its
operation that we consider o be material weaknesses.
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This report is intended solely for the information and use of the pariners, management, others within
the company, and the CallTFA and should not be vsed by anyone other than these specified parties.

willtamy & Oldy

Rancho Cordova, Califomia
February 8, 2010
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N.P. ELEANOR ASSOCIATES L.P.,

A CALIFORNIA LIMITED PARTNERSHIP
CalH}?A Project No. 2005-829
SUPPLEMENTARY INFORMATION REQUIRED BY CalHFA
DECEMBRBER 31, 2009

SCHEDULE OF AUDIT FINDINGS, COMMENTS AND RECOMMENDATIONS

FINDINGS, COMMENTS AND RECOMMENDATIONS:

None.
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N.P. ELEANOR ASSOCIATES L.P,,

A CALIFORNIA LIMITED FARTNERSHIP
CaltIFA Project Ne. 2005-829

SUPPLEMENTARY INFORMATION REQUIRED BY CalH¥FA

DECEMBER 31, 2009

PARTNERS’ CERTIFICATION

As Principal of Neighborhood Pariners, LL.C the authorized representative for N.P. Eleanor Associates L.P.,
a California Limited Parinership, I hereby certify that I have examined the accompanying financial
statements and supplemental data of N.P. Eleanor Associates L.P., a California Limited Partnership, as of
and for the year ended December 31, 2009, and to the best of our knowledge and belief, these {inancial
statements and data are complete and accurate.

Luke Watkins, Principal Date
Neighborhood Pariners, LI.C its authorized

representative for N.P. Eleanor Associates L.P.,

a California Limited Partnership

Partnership Employer
Identification Number:
71-0990010
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