
 
 

JEDO Board Meeting 
March 14, 2018 

6:30 P.M. 
 

City Council Chambers 

214 SE 8
th

 Street, 2
nd

 Floor 

Topeka, Kansas 
 

 

JEDO Board Members 
 

Shawnee County Commissioners  City of Topeka Governing Body 
Shelly Buhler District No. 1   Michelle De La Isla Mayor 
Kevin Cook District No. 2    Karen Hiller  District No. 1 
Bob Archer District No. 3   Sandra Clear  District No. 2  

       Sylvia Ortiz  District No. 3 
       Tony Emerson  District No. 4 
       Michael Padilla District No. 5 
       Brendan Jensen District No. 6 
       Aaron Mays  District No. 7 
       Jeff Coen  District No. 8 
       Michael Lesser District No. 9 
 

JEDO Board Voting Members 
 

Shawnee County Commissioners  City of Topeka Governing Body 
Commissioner Shelly Buhler   Mayor Michelle De La Isla  
Commissioner Kevin Cook   Deputy Mayor Brendan Jenses 
Commissioner Bob Archer   Councilmember Michael Padilla 
      Councilmember Michael Lesser 

 
Public Comment.   Comment from members of the public shall be entertained on each actionable 
agenda item and at the end of each meeting.  Comment shall be limited to topics directly relevant 
to JEDO business.  Members of the public wishing to speak must notify the County Counselor’s 
Office (call 785-251-4042 or email megan.barrett@snco.us) before 5:00 p.m. on the date of the 
meeting.  This requirement shall not apply to items added during the meeting.  Members of the 
public shall be given four (4) minutes to speak and must maintain proper decorum relating to 
public meetings.   
 
Agenda.  Agendas are furnished at least five (5) business days prior to each meeting and posted 
on JEDO’s website at www.jedoecodevo.com.   
 
To make arrangements for special accommodations please call 785-368-3940.  A 48-hour 
advance notice is preferred. 

mailto:megan.barrett@snco.us
http://www.jedoecodevo.com/


 
 

JEDO Board of Directors Meeting 

Agenda for Wednesday, March 14, 2018 

6:30 p.m. 

 

Topeka City Council Chambers 

214 SE 8
th

 Street, 2
nd

 Floor 

Topeka, Kansas 

 
1. Call to Order 

 
2. Roll Call 

 
3. ACTION ITEM: Approval of Contract (C1-2018) between JEDO (Owner) and Champion 

Builders (Contractor) for the East Topeka Learning Center Renovation and Addition Project. 
 

4. ACTION ITEM: Action to proceed and close on the new markets financing transaction to secure 
net funding of $1 million for the East Topeka Learning Center Renovation and Addition Project 
 

5. Any other business items that may come before the Board for consideration. 
 

6. Public Comment. 
 

7. Reminder of 2018 JEDO Board Meeting Dates per the JEDO Operational Rules: 

Wednesday, May 9, 2018 
Wednesday, September 12, 2018 
Wednesday, December 12, 2018 

 
8. Adjournment. 
 
Public Comment.   Comment from members of the public shall be entertained on each actionable agenda 
item and at the end of each meeting.  Comment shall be limited to topics directly relevant to JEDO 
business.  Members of the public wishing to speak must notify the County Counselor’s Office (call 785-
251-4042 or email megan.barrett@snco.us) before 5:00 p.m. on the date of the meeting.  This requirement 
shall not apply to items added during the meeting.  Members of the public shall be given four (4) minutes 
to speak and must maintain proper decorum relating to public meetings.   
 
Agenda.  Agendas are furnished at least five (5) business days prior to each meeting and posted on the 
JEDO webpage at http://jedoecodevo.com/   
 
To make arrangements for special accommodations please call 785-368-3940.  A 48-hour advance notice 
is preferred. 

mailto:megan.barrett@snco.us
http://jedoecodevo.com/


 
__________________________________________________________________ 
 

Agenda Item No. 3 
 

JEDO Board Meeting 

March 14, 2018 

______________________________________________________________________________ 
 

 

ACTION ITEM: Approval of Contract (C1-2018) between JEDO (Owner) and Champion 
Builders (Contractor) for the East Topeka Learning Center Renovation and Addition Project. 
  















































































































































 
__________________________________________________________________ 
 

Agenda Item No. 4 
 

JEDO Board Meeting 

March 14, 2018 

______________________________________________________________________________ 
 

 
ACTION ITEM: Action to proceed and close on the new markets financing transaction to 
secure net funding of $1 million for the East Topeka Learning Center Renovation and Addition 
Project 

  



	 	

	
	 	 Jeff White 

Principal 
913.312.8077 
jwhite@columbiacapital.com 

	 	  

	 	 M E M O R A N D U M  
	 	 0 3 . 0 1 . 1 8  

 
	 	 Barbara Stapleton 

GO Topeka 
	
 
The purpose of this memorandum is to provide a status update on the East Topeka Learning 
Center project (ETLC) now that we have a commitment of New Markets Tax Credits 
(NMTCs) allocation from Raza Development Fund (RDF). I have included with this 
communication a few pages from my presentation to you of about a year ago on NMTCs, 
as well as updated financial projections based upon what we know about RDF’s 
commitment and fees. 
 
WHERE WE STAND 
RDF presented to us this week a “reservation of allocation” letter whereby they agree to set 
aside $6.5 million of their allocation for our project (Reservation Letter). The Reservation 
Letter establishes expectations for the progression of the transaction, including 
closing/funding timing (by the end of June) and other milestones along the way. The 
Reservation Letter also provides details on RDF’s fees. 
 
RDF is a Phoenix-based community development entity (CDE) with a mission of “investing 
capital and creating financing solutions to increase opportunities for the Latino community 
and low-income families.” RDF received an allocation of $55 million in the 2017 NMTC 
round, one of less than 80 CDEs to receive 2017 allocation nationwide. We originally 
contacted RDF in our initial wave of CDE contacts in 2017, but benefitted recently from a 
warm introduction from an NMTC lawyer with whom we have worked on other 
transactions. I met with RDF at their offices in Phoenix on February 16 at their invitation. 
 
Upon acceptance of the Reservation Letter, we will begin to fill-out the rest of the financing 
team slots, including NMTC counsel for GO Topeka (the Sponsor) and its affiliate (to be 
created) (the QALICB), an investor (purchaser of the tax credits) and its counsel, and an 
accountant to provide the tax projections for the transaction (selected by RDF).  
 
NEXT STEPS 
Given the status of the project, we expect the documentation process to be fairly 
straightforward. We do have a number of structure/governance issues to resolve through 
conversations with GO Topeka staff and its local and NMTC counsel over the course of the 
next week or two: 
 
• legal structure of the QALICB 
 • implications for Federal tax law 
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 • implications for property taxation 
 • implications for sales taxation 
• conveyance of property from JEDO to QALICB 
• conveyance of A&E and construction contracts to QALICB 
• updated agreement with Washburn to include educational outcomes/outputs; 

contract by and between Washburn and QALICB 
 
With a path to those issues resolved locally, we will then engage the entire team (investor, 
CDE, accountant, GO Topeka plus various counsel) by late March in a kick-off discussion 
regarding project scope, timing, structure, governance and approach. Together, we will 
establish a target date for closing and will likely commence weekly conference calls as a 
group to provide updates, resolve issues and maintain accountability to ensure tasks are 
complete. A typical NMTC closing involves 100+ documents. Typically, the team will start 
with an anticipated list of closing documents and begin to introduce, work and finalize each 
document as a team in order to get to a timely closing. 
 
COMMON QUESTIONS 
We find that those new to NMTCs are surprised by the complexity and cost of the 
transactions. There also tends to be a bit of mystery about whether these transactions truly 
unwind as promised. 
 
Why is this so complicated? The NMTC program is a fairly inefficient subsidy of projects 
in low-income communities…but that is often the price of bipartisanship in Washington. 
The program involves a highly competitive process to allocate scare tax credits each year, a 
decentralized process to match eligible projects to those credits, and a complicated set of 
regulations guiding implementation of the program. NMTCs combine complex project 
finance, projects that are (by definition) riskier and more complex to implement, traditional 
lending, non-traditional lending, real estate and Federal tax regulations. The complexities 
are actually higher with non-profit borrowers as the transactions must be structured as “true 
debt” in order to survive IRS scrutiny. 
 
Why is this so costly? As with any specialty program, the costs of implementation are 
higher as expertise to guide implementation is in short supply. In addition, because the tax 
credits are a scarce resource and the financial and regulatory burdens of managing them is 
high, all of the role players in an NMTC financing have specialty expertise. Their fee 
structures reflect this reality and the scarcity value of the credits.  
 
Why does it have to be right? Federal tax regulations impose compliance burdens on the 
CDE and QALICB throughout a seven-year compliance period following closing/funding 
of the transaction. Compliance failures, if not quickly resolved, can result in the retroactive 
recapture of 100% of the gross amount of the tax credits. Because of this risk to the investor, 
investors impose substantial burdens on the financing team both during documentation and 
post-closing. 
 
Is it difficult to remain in compliance over the seven years? For a project like the ETLC 
project, it is not difficult to remain in compliance. As long as the project does not host an 
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impermissible use (a short list of so-called “sin” businesses) and the QALICB provides 
regular reporting, there is an extremely low probability of compliance difficulty. 
 
Is the NMTC debt really “forgiven”? Yes. At the end of the compliance period, the 
investor has a right to put its interest in the transaction to GO Topeka, effectively cancelling 
the NMTC indebtedness. We have worked on a small handful of unwind transactions and 
have seen the unwind process work as we expected when we executed the transactions 
seven years prior. Our colleagues industry-wide have the same experience. 
 
Is it worth it? Generally, properly structured NMTC financings will fill a funding gap equal 
to 15-20% of the project’s costs and produce a source of capital that typically cannot be 
replaced with traditional commercial borrowing, additional fundraising or other sources.  
 
ETLC PROJECT ECONOMICS 
The table below details the expected net benefit of the NMTCs to the ETLC project. All 
figures shown are subject to some variability as we solidify both the structure and the 
remainder of the project team. The CDE fees should only change if the amount of allocation 
changes (unlikely).  
 

Economics Related to: Derived from: 
$6,500,000 NMTC Allocation Reservation Letter 

39% Tax Credit Multiplier Federal law 
$2,535,000 Nominal Tax Credits Calculation 

$0.83 Purchase Price Per $1/credit CCM Estimate 
$2,104,050 Net Tax Credits at Closing Calculation 
(195,000) Allocation Fee (to CDE) Reservation Letter 
(130,000) CDE Fee Reservation Letter 
(295,000) 7-Yrs Compliance/Audit Fees Reservation Letter 
(60,000) CDE Counsel CCM Estimate 
(90,000) QALICB Counsel (Local/NMTC) CCM Estimate 
(60,000) Investor Counsel CCM Estimate 
(65,000) QALICB Advisor CCM Estimate 
(50,000) Accountant/Tax Modeling CCM Estimate 
(7,500) Title Work/Real Estate CCM Estimate 

$1,151,150 ESTIMATED NET VALUE TO PROJECT 
 
What could cause the value to fall? The key variable to the estimated net value of the 
NMTCs is legal costs. If we run into complications with the structure or the details of the 
financing, legal fees could increase, decreasing the net value of the NMTCs to the project. 
Due to the impacts of the Tax Cuts and Jobs Act of 2017 on corporate income tax rates, 
investors’ demand for tax credits has become highly variable. Some key investors have 
reduced pricing from $0.87 at the end of 2017 to $0.77 today. Our hope is that our modeled 
estimate of $0.83 is a reasonable one. We have begun to query investor interest in the 
project and should have some definition to this issue in the next week. 
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What could cause the value to rise? If the transaction execution is smooth and drama-free, 
legal fees could be less than estimated. Additionally, we may see tax credit pricing higher 
than the $0.83 assumed in the modeling above. We have seen certain banks willing to use 
higher credit pricing on particular projects in order to secure market share. 
 
If there is variability in the estimate of value, what is a reasonable assumption of the 
potential scope of that change? We would not expect the net value to change by more than 
$100,000 in either direction from the information provided above. 
 
Please let me know if you have any questions. 
 
 
 



WHAT NMTC ARE AND HOW THEY WORK

TYPICAL STRUCTURE (PRO FORMA $10MM PROJECT)

INVESTOR 
($3.3MM)

LEVERAGE LENDER 
($6.7MM)

INVESTMENT FUND 
($10.0MM)

CDE 
($10.0MM)

QALICB 
($9.5MM NET OF 
UPFRONT FEES)

A Loan ($6.7MM) B Loan ($3.3MM)

After all costs and fees incurred over the 7-year compliance period, this 
structure would typically net $1.5 million to $1.8 million in “free” money to 

the borrower. 
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WHAT NMTC ARE AND HOW THEY WORK

THE INTERESTS OF THE PARTIES
INVESTOR 
($3.3MM)

LEVERAGE LENDER 
($6.7MM)

INVESTMENT FUND 
($10.0MM)

CDE 
($10.0MM)

QALICB 
($9.5MM NET OF 
UPFRONT FEES)

Gets a seven-year annual stream of Federal income tax credits equal to 5%, 
5%, 5%, 6%, 6%, 6% and 6%, respectively, of the QEI. 

No real interest here. The Fund exists solely to facilitate the leveraged nature 
of the transaction. Typically managed by the investor. 

In a self-leveraged deal, the sole point of the leverage lender is to facilitate 
the additional tax credits a leveraged structure provides. A “real” leverage 
lender has the same motivations as a bank.

The CDE exists to fulfill its mission. It also takes fees from the NMTC 
transaction which, depending on its mission, might simply improve its 
shareholder return or might be used to fund other programming.

The borrower benefits from advantaged financing, often with sub-market 
rates, more favorable underwriting and lending terms and, if the structure 
provides it, “forgiveness” of the B-Loan at the end of the compliance period. 
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A DEEPER DIVE INTO KEY ROLES

THE PARTIES
▸ Investors 

▸ These are the entities—often commercial banks—that purchase the tax credits, typically providing the purchase price at 
closing. Current market=$0.82 to $0.87 per dollar of gross tax credits generated. Banks are sometimes motivated to by 
Community Reinvestment Act needs.  

▸ Sponsors 

▸ The local government or affiliate desiring new or improved facilities. 

▸ Community Development Entities (CDEs) 

▸ These are the organizations that exist primarily for the purpose of matching NMTC equity to projects in need. CDEs apply 
competitively for NMTC allocation through the US Treasury Department. Each CDE has a range of preferred activities/
investment foci and a defined geographic area of operation (which can be national). CDEs make Qualified Low Income 
Community Investments (QLICIs).  

▸ Qualified Active Low-Income Community Businesses (QALICBs) 

▸ These are the entities that benefit from NMTCs, the borrowers at the bottom of the structure. QALICBs deploy the QLICI 
loans for qualified purposes. QALICBs have to meet specific rules to remain QALICBs during the seven-year compliance 
period, such as the NQFP rules.  

▸ Leverage Lenders 

▸ Although not technically required, almost always used to boost the availability of tax credits to a project. The leverage 
lender makes a loan to the investment fund in an amount equal to the QEI less the tax credit equity. 
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(ILLUSTRATION ONLY—FULLY SUBJECT TO CHANGE)

Capital Contribution

$2,104,050

Fund Management Fee

$0

100% of NMTC
100% of Cash Flow, Profits & Losses

$6,500,000 100% of NMTC

$195,000 Allocation Fee (Pre-QEI) Qualified 99.99% of Cash Flow P&L

(One-Time Fee) Equity Investment Annual Audit & Tax Fees
Note A Interest Income

NMTC Allocation

3%

$130,000 CDE Fees (Pre-QLICI)

(One-Time Fee)

$4,590,950 $1,779,050 Annual Management Fee

Note A Note B Annual Tax and Audit Fees

Proceeds Proceeds Debt Service - Interest Only

Estimated Closing Costs
$332,500

6,370,000$            Face Amount of Notes A & B
(332,500)                Less Closing Costs

6,037,500$            Proceeds for project after NMTC closing costs
Rev. 022818

Closing Costs

pricing

Development
Raza .01% CDE Manager

$0

GO Topeka QALICB, Inc., a 501(c)([2/3]) corporation (QALICB)
Ann. Lease Payments

$45,910

Equity Contribution

Fund

[TBD]
$0.83

CDE

$4,590,950

$45,910
Ann. Note A Interest

99.99% Investment Fund, LLC
Sub-CDE, LLC

Projected Source of Funds

Total Sales Tax Subsidy Required=$4.65 million

GO TOPEKA—EAST TOPEKA LEARNING CENTER
NMTC Transaction 

Pro Forma $6,500,000 QEI

100% NMTC Investor
Leverage Loan(s)

GO
Topeka

NMTC Investor Leverage Lender(s):Investment Fund

(sales tax)

Net Benefit of NMTCs=$1.15 million



GO TOPEKA—EAST TOPEKA LEARNING CENTER
SOURCES AND USES BY SOURCE

Rev. 022818

NMTC
Proceeds+ Sales Tax Cap I on A Loan GO Topeka

Totals Day Loan Equity Proceeds Paid to GO Topeka Cashflow
SOURCES 6,427,500       -                      6,370,000       57,500            -                              -                      

USES
Land Acquisition 300,000          -                      300,000          -                      -                              -                      

Construction+Contingency 3,724,714       -                      3,724,714       -                      -                              -                      
Construction (Soft Costs) 275,286          -                      275,286          -                      -                              -                      
Programming Subsidy 1,500,000       -                      1,442,500       57,500            -                              -                      
FF&E -                      -                      -                      -                      -                              -                      
Capitalized Interest -                      -                      -                      -                      -                              -                      
CDE Ongoing/Exit Fees 295,000          -                      295,000          -                      -                              -                      
Constr Mgt Fee -                  -                      -                      -                      -                              -                      
NMTC Prof Fees 332,500          -                      332,500          -                      -                              -                      

Adjust for CM Fee Income -                      -                      -                      -                      -                              -                      
Adjust for B Loan Cap I Dbl-Cnt -                      -                      -                      -                      -                              -                      
Adjust for CDE Costs in B Loan
CDE Ongoing Costs -                      -                      -                      -                      -                              -                      
Bridge Loan Interest -                      -                      -                      -                      -                              -                      
Use of Land Subsidy -                      -                      -                      -                      -                              -                      
Campaign Ldrshp Support -                      -                      -                      -                      -                              -                      
Operating Subsidy -                      -                      -                      -                      -                              -                      

TOTALS 6,427,500       -                      6,370,000       57,500            -                              -                      

Balance -                      -                      -                      -                      -                              -                      
Net Double-Counted Items -                      
Net Balance -                      



GO TOPEKA—EAST TOPEKA LEARNING CENTER
ANNUAL CASHFLOWS FOR YMCA AND SUBSIDIARY

Rev. 022818

GO Topeka Closing Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Totals

SOURCES
Leverage Loan Interest -                      -                      45,910            45,910            45,910            45,910            45,910            45,910            275,457          
Construction Management Fee -                      -                      -                      -                      -                      -                      -                      -                      -                      
Proceeds of Sale of Land -                      -                      -                      -                      -                      -                      -                      -                      -                      
Reserve for Uncollectables -                      -                      -                      -                      -                      -                      -                      -                      -                      
Pledge Income 4,648,450       -                      -                      -                      -                      -                      -                      -                      4,648,450       
Pledge Bridge Loan -                      -                      -                      -                      -                      -                      -                      -                      -                      

Total Sources 4,648,450       -                      45,910            45,910            45,910            45,910            45,910            45,910            4,923,907       

USES
Leverage Loan 4,590,950       -                      -                      -                      -                      -                      -                      -                      4,590,950       
Equity Contribution to QALICB -                      -                      -                      -                      -                      -                      -                      -                      -                      
Project Costs (Non-NMTC)
  Construction (Hard Costs) -                      -                      -                      -                      -                      -                      -                      -                      -                      
  Construction (Soft Costs) -                      -                      -                      -                      -                      -                      -                      -                      -                      
  Programming Subsidy 57,500            -                      -                      -                      -                      -                      -                      -                      57,500            
  FF&E -                      -                      -                      -                      -                      -                      -                      -                      -                      
  Professional Fees -                      
  Contingency -                      -                      -                      -                      -                      -                      -                      -                      -                      
Lease Payments -                      -                      45,910            45,910            45,910            45,910            45,910            45,910            275,457          
Campaign Ldrshp Support -                      -                      -                      -                      -                      -                      -                      -                      -                      
Operating Subsidy -                      -                      -                      -                      -                      -                      -                      -                      -                      
Use of Land Subsidy -                      -                      -                      -                      -                      -                      -                      -                      -                      
Pledge Bridge Repayment -                      -                      -                      -                      -                      -                      -                      -                      -                      
Pledge Bridge Interest -                      -                      -                      -                      -                      -                      -                      -                      -                      

Total Uses 4,648,450       -                      45,910            45,910            45,910            45,910            45,910            45,910            4,923,907       
Running Balance -                         -                        -                        -                        -                         -                        -                        -                        



GO TOPEKA—EAST TOPEKA LEARNING CENTER
ANNUAL CASHFLOWS FOR YMCA AND SUBSIDIARY

Rev. 022818

QALICB Closing Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Totals

SOURCES
A Loan 4,590,950       -                      -                      -                      -                      -                      -                      -                      4,590,950       
B Loan 1,779,050       -                      -                      -                      -                      -                      -                      -                      1,779,050       
Equity Contribution -                      
Lease Income -                      -                      45,910            45,910            45,910            45,910            45,910            45,910            275,457          

Total Sources 6,370,000       -                      45,910            45,910            45,910            45,910            45,910            45,910            6,645,457       

USES
Land Acquisition 300,000          -                      -                      -                      -                      -                      -                      -                      300,000          
NMTC Costs 332,500          -                      -                      -                      -                      -                      -                      -                      332,500          
Construction Management Fee -                      -                      -                      -                      -                      -                      -                      -                      -                      
Project Costs
  Construction (Hard Costs) 3,724,714       -                      -                      -                      -                      -                      -                      -                      3,724,714       
  Construction (Soft Costs) 275,286          -                      -                      -                      -                      -                      -                      -                      275,286          
  Pre-Development Costs 1,442,500       -                      -                      -                      -                      -                      -                      -                      1,442,500       
  FF&E -                      -                      -                      -                      -                      -                      -                      -                      -                      
  CDE Fee Escrow 295,000          -                      -                      -                      -                      -                      -                      -                      295,000          
A Loan Interest -                      -                      45,910            45,910            45,910            45,910            45,910            45,910            275,457          
B Loan Interest -                      -                      -                      -                      -                      -                      -                      -                      -                      

Total Uses 6,370,000       -                      45,910            45,910            45,910            45,910            45,910            45,910            6,645,457       
Running Balance -                         -                        -                        -                        -                         -                        -                        -                        


