
Affordable Housing

MAG – Affordable Housing Funding / May 2023



ULF

NAC completed ULF in 2019 to serve low-income 
families – specifically meeting a very large (and 
every-increasing) lack of affordable housing in 
downtown Phoenix.

Total Lot Area – 31,500 SF / 0.72 Acres  63 Units

Overall ~ 88 DUA / 45 Parking Spaces 

Zero parking spaces required due to downtown 
Phoenix planning overlays with “bonus” points 
associated with the project’s affordability & LEED 
Platinum certification.  Tenants have excellent 
access to quality transit (light rail and bus options) 
as well as very walkable neighborhood amenities.

. 
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ULF

NAC leveraged 9% 
LIHTCs awarded by 
ADOH to anchor the 

capital stack for this 
affordable housing 

community.

The permanent loan 
was “sized” to 

ensure adequate 
Debt Service 

Coverage Ratio 
requirements at 

construction closing 
– see next slide.

.
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ULF

From construction 
loan sizing at 

construction start 
to stabilization, the 

maximum rents 
established by 

HUD increased to 
create “cushion” in 

the DSC Ratio.

Fortunately, NAC 
can allocate that 

surplus cash flow 
to pay the deferred 

developer fees.



Stepping Stone III
NAC developed the Stepping Stone Campus to 
serve chronically homeless individuals – many 
applicants have $0 income at move-in.  Phase 
III of the Stepping Stone Campus on “surplus” 
land that had no debt or use restrictions.  In 
addition, the underlying zoning permitted 
additional multifamily units on the Campus.

Total Lot Area – 130,353 SF / 2.99 Acres

Phase II* - 70,629 SF / 1.62 acres  83 Units

Phase III – 59,724 SF / 1.37 acres  42 Units

Overall ~ 42 DUA / 93 Parking Spaces (with 
approved Parking Use Permit  139 required)

* Phase I was originally developed by NAC and Mercy Housing 
1997 and was an acquisition/rehab of 1920’s & 1950’s buildings.  
NAC redeveloped Phase II in 2011 as buildings were in disrepair. 
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Stepping Stone Phase III

Lien 
Position Permanent

1 CONSTRUCTION LOAN (JPMorgan Chase / TE Bond - not a permanent source) 7,300,000            
NAC Equity 1,045,000            

5 NAC Seller Carryback (land) 690,000               
4 NAC Loan (collaterally assigned to Commonspirit) 1,000,000            
2 ADOH - State Housing Fund/National Housing Trust Fund (Federal) 3,500,000            
3 COP - HOME (Federal) 1,000,000            
6 FHLBSF AHP - Raza Development Fund 448,477               

TAX CREDIT EQUITY (RJTCF) 3,899,889            
NAC DEFERRED DEVELOPER FEE (to be paid via cash flow) 83,829                 

TOTAL SOURCES 11,667,195          

I. ACQUISITION COST 690,000               
II. HARD CONSTRUCTION COSTS $173.19 8,021,989            
III PROFESSIONAL FEES 761,272               
IV CONSTRUCTION LOAN COST 296,617               
V PERMANENT FINANCING COST 149,881               

VI SYNDICATION COST 69,372                 
VII MISCELLANEOUS SOFT COST 418,626               

VIII DEVELOPER'S OVERHEAD & FEES 1,050,400            
IX PROJECT RESERVES 209,038               

TOTAL USES 11,667,195          

Sources & Uses Statement

SOURCES

USES

C/SF

Stepping Stone III

NAC utilized 9
different capital 

sources to develop 
Stepping Stone III.  

Originally planned as 
a 9% LIHTC project, 
competitiveness in 

the Arizona 9% 
LIHTC program 

required NAC to 
switch to a 4% 

LIHTC Tax-Exempt 
Bond financing 

structure.
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Stepping Stone III 
participates in the 

Maricopa Association of 
Government’s Continuum 

of Care(“CoC”) program 
for all referrals into this 

Housing First Permanent 
Supportive Housing 

Community.  Under the 
CoC program NAC is able 
to utilize HUD’s financial 

support for operations 
and services of the 

property ensuring deep 
rent skewing serving 

many households at $0 
income up to 30% AMI.

In addition, NAC accepts 
all Section 8 and VASH 

Vouchers as well as 
private rental assistance 

source (e.g. Tribes).



Cedar Crossing

Cedar Crossing was completed in 2015 and serves low-income families with a mix of 
studio, one, two and three bedroom apartment homes.  The community is in midtown 
Phoenix with a Walk Score of 71 (i.e. Very Walkable) 

Total Lot Area – 99,487 SF / 2.28 Acres  74 Units

Overall ~ 32 DUA / 125 Parking Spaces (w/ shared parking easement to adjacent NAC property)

* Cedar Crossing is part of the Virginia Campus that includes Patina Wellness Center, a 70-bed residential 
treatment center.  The Campus was developed in partnership with ASU’s Herberger Institute for Design and 
the Arts 
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Cedar Crossing

NAC leveraged 9% 
LIHTCs awarded by 

ADOH to anchor 
the capital stack 

for this affordable 
housing 

community.

Stable 
construction costs 
at the time of this 

development 
permitted minimal 
deferred developer 

fee by NAC.



Cedar Crossing

Deep rent skewing 
permits households 

to be served at 
30%-40% Area 

Median Income 
which permits 

monthly rent as low 
as approx. 

$400/month for 
Studio units up to 

$600/month for 
Three Bedroom 

units.

City of Phoenix 
HOME Loan is 

structured as both 
a “hard” and “soft” 

loan payment.



Dunlap Pointe & Patina Mountain Preserve



Dunlap Pointe

NAC developed Dunlap Pointe in 2021 as part of Dunlap Campus that includes Patina 
Wellness Center, a 55-bed residential treatment center.  Dunlap Pointe serves 
chronically homeless individuals, with a special focus on serving homeless veterans. 

Total Lot Area – 73,617 SF / 1.69 Acres  55 Units

Overall ~ 32 DUA / 55 Parking Spaces
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Dunlap Pointe

NAC was able to 
leverage planning 

grants with local & 
national foundations 

to begin feasibility 
studies of the 

Dunlap Campus.

ADOH provided the 
only “hard” loan 

payment financing 
for the Project due 

to the service 
population and 

required supportive 
services provided by 

NAC and other 
agencies.
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Dunlap Pointe

Participates in the 
Maricopa Association 
of Government’s CoC 

program for all 
referrals into this 

Housing First 
Permanent Supportive 

Housing Community.

Dunlap Pointe also has 
32 VASH Vouchers to 

serve homeless 
veteran populations.  

Referrals work through 
the United States 

Department of 
Veterans Affairs.



Insights & Tips

MAG – Affordable Housing Funding / May 2023

• Patience – Understanding that your funding & development partners have 
more than your project to manage

• Creativity & Flexibility – capital markets can change quickly, as can the 
construction/labor/supply markets so look to alternate solutions.  Time is 
the most expensive “line-item” in your budget

• Don’t Let Perfect be the Enemy of the Good
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