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LIHTC Portfolio Financial Performance
01/22-03/22

Breakers at Bayport Shinsei Gardens Park Alameda Stargell Commons Jack Capon Villa Littlejohn Commons Everett Commons Portfolio
Family 52 Family 39 Family 62 Family 32 Senior/ Sp 19 Senior 31 Family 20 LIHTC 255
Budget Actuals Budget Actuals Budget Actuals Budget Actuals Budget Actuals Budget Actuals Budget Actuals Budget Actuals

Rental Revenue 133,221     140,104     89,119       101,321     125,937     125,523     82,322       92,316       21,582       24,678       38,645       44,935       34,128       29,607       524,954            558,484            
Subsidy  Revenue 133,473     136,427     140,774     128,415     74,379       87,071       61,492       50,619       91,698       93,016       136,298     124,685     105,658     114,300     743,773            734,533            
Vacancy Loss (3,999)        (6,577)        (3,193)        (9,684)        (5,129)        (16,438)      (2,274)        (4,280)        (3,398)        (2,324)        (1,785)        (11,447)      -             -             (19,780)             (50,750)             
Other Income 55              2,081         1,200         1,403         (1,238)        73              1,500         1,874         543            759            275            454            84              1                2,419                6,645                
Effective Gross Income 262,750$   272,035$   227,899$   221,455$   193,949$   196,229$   143,040$   140,529$   110,425$   116,129$   173,433$   158,627$   139,870$   143,908$   1,251,366$        1,248,912$        

Administrative and Marketing 18,078       17,228       17,346       14,914       21,214       28,169       13,208       13,869       15,941       16,976       21,935       19,096       14,451       10,351       122,172            120,604            
Property Management Fee 10,920       10,920       8,073         8,073         13,020       13,020       6,720         6,720         3,990         3,990         6,933         6,001         4,186         4,189         53,843              52,913              
Payroll, Benefits, Taxes 35,671       31,910       19,015       19,227       45,313       23,474       18,910       19,198       8,763         7,156         15,771       16,831       14,624       10,664       158,066            128,459            
Utilities 23,198       24,811       17,033       23,137       18,073       21,769       11,474       12,673       6,043         7,068         5,560         13,619       2,578         7,293         83,960              110,370            
Oprerating and Maintenance 29,839       22,748       21,417       26,288       21,347       26,073       16,055       23,568       39,554       29,917       11,757       18,865       7,226         26,532       147,196            173,992            
Taxes and Insurance 19,591       15,996       15,224       12,195       15,899       12,619       19,925       12,937       8,422         6,385         10,753       8,365         8,549         12,417       98,363              80,914              
Resident services 2,578         2,773         6,396         6,119         17,342       22,205       9,755         6,697         17,252       17,252       5,073         5,098         11,763       11,797       70,159              71,941              
Total Operating Expense 139,875$   126,386$   104,503$   109,954$   152,208$   147,328$   96,046$     95,663$     99,965$     88,744$     77,782$     87,875$     63,379$     83,243$     733,758$          739,193$          

Net Operating Income 122,875$   145,649$   123,396$   111,502$   41,741$     48,901$     46,994$     44,866$     10,460$     27,385$     95,651$     70,752$     76,491$     60,665$     517,608$          509,720$          

Debt Service, Reserve Depos 45,700       45,631       9,528         9,562         7,983         7,982         27,857       27,853       10,010       10,010       63,014       63,001       72,095       72,088       236,187$          236,128$          

Net cash flow 77,175$     100,018$   113,868$   101,939$   33,758$     40,919$     19,136$     17,013$     450$          17,375$     32,638$     7,751$       4,395$       (11,423)$    281,421$          273,591$          

Debt Service Coverage Ratio 2.69 3.19 12.95 11.66 5.23 6.13 1.69 1.61 1.04 2.74 1.52 1.12 1.06 0.84 2.19 2.16

Operating Expense PUPY 2,690$       2,430$       2,680$       2,819$       2,455$       2,376$       3,001$       2,989$       5,261$       4,671$       2,509$       2,835$       3,169$       4,162$       2,877$              2,899$              

Operating Expense PUPM 224$          203$          223$          235$          205$          198$          250$          249$          438$          389$          209$          236$          264$          347$          240$                 242$                 
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The Partners
Stargell Commons, L.P.
Berkeley, California

INDEPENDENT AUDITOR’S REPORT

Report on the Audit of the Financial Statements

Opinion

We have audited the accompanying financial statements of Stargell Commons, L.P., a California limited 
partnership, which comprise the balance sheets as of December 31, 2021 and 2020 and the related statements of 
operations, changes in partners’ capital and cash flows for the years then ended, and the related notes to the financial 
statements.

In our opinion, the financial statements referred to above present fairly, in all material respects, the financial 
position of Stargell Commons, L.P. as of December 31, 2021 and 2020, and the results of its operations and its cash 
flows for the years then ended in accordance with accounting principles generally accepted in the United States of 
America.

Basis for Opinion

We conducted our audits in accordance with auditing standards generally accepted in the United States of 
America (GAAS) and the standards applicable to financial audits contained in Government Auditing Standards 
(Government Auditing Standards), issued by the Comptroller General of the United States. Our responsibilities under 
those standards are further described in the Auditor’s Responsibilities for the Audit of the Financial Statements section 
of our report. We are required to be independent of Stargell Commons, L.P. and to meet our other ethical 
responsibilities in accordance with the relevant ethical requirements relating to our audits. We believe that the audit 
evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinion.

Emphasis of Matter – Related-party Transactions

As discussed in Note 1 to the financial statements, Stargell Commons, L.P. is controlled by its general partner, 
Stargell Commons LLC, which is controlled by its sole member, Resources for Community Development, a California 
nonprofit public benefit corporation. Our opinion is not modified with respect to this matter.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial statements in accordance 
with accounting principles generally accepted in the United States of America, and for the design, implementation, and 
maintenance of internal control relevant to the preparation and fair presentation of financial statements that are free 
from material misstatement, whether due to fraud or error.
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In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about Stargell Commons, L.P.’s ability to continue as a 
going concern within one year after the date that the financial statements are available to be issued.

Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free 
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our opinion. 
Reasonable assurance is a high level of assurance but is not absolute assurance and therefore is not a guarantee that an 
audit conducted in accordance with GAAS and Government Auditing Standards will always detect a material 
misstatement when it exists. The risk of not detecting a material misstatement resulting from fraud is higher than for one 
resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the override 
of internal control. Misstatements, including omissions, are considered material if there is a substantial likelihood that, 
individually or in the aggregate, they would influence the judgment made by a reasonable user based on the financial 
statements.

In performing an audit in accordance with GAAS and Government Auditing Standards, we:

 Exercise professional judgment and maintain professional skepticism throughout the audit.

 Identify and assess the risks of material misstatement of the financial statements, whether due to fraud 
or error, and design and perform audit procedures responsive to those risks. Such procedures include 
examining, on a test basis, evidence regarding the amounts and disclosures in the financial statements.

 Obtain an understanding of internal control relevant to the audit in order to design audit procedures 
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of Stargell Commons, L.P.’s internal control. Accordingly, no such opinion is 
expressed.

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the 
financial statements.

 Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that 
raise substantial doubt about Stargell Commons, L.P.’s ability to continue as a going concern for a 
reasonable period of time.

We are required to communicate with those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal control related matters that we 
identified during the audit.

Supplementary Information

Our audits were conducted for the purpose of forming an opinion on the basic financial statements taken as a 
whole. The accompanying supplementary information on pages 20 and 21 is presented for purposes of additional 
analysis and is not a required part of the basic financial statements. Such information is the responsibility of 
management and was derived from and relates directly to the underlying accounting and other records used to prepare 
the financial statements. The information has been subjected to the auditing procedures applied in the audit of the 
financial statements and certain additional procedures, including comparing and reconciling such information directly to 
the underlying accounting and other records used to prepare the financial statements or to the financial statements 
themselves, and other additional procedures in accordance with auditing standards generally accepted in the United 
States of America. In our opinion, the information is fairly stated in all material respects, in relation to the financial 
statements as a whole.
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Other Reporting Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated April 8, 2022 on our 
consideration of Stargell Commons, L.P.’s internal control over financial reporting and on our tests of its compliance 
with certain provisions of laws, regulations, contracts, and grant agreements and other matters. The purpose of that 
report is solely to describe the scope of our testing of internal control over financial reporting and compliance and the 
results of that testing, and not to provide an opinion on the effectiveness of Stargell Commons, L.P.’s internal control 
over financial reporting or on compliance. That report is an integral part of an audit performed in accordance with 
Government Auditing Standards in considering Stargell Commons, L.P.’s internal control over financial reporting and 
compliance.

April 8, 2022



STARGELL COMMONS, L.P.

(A California Limited Partnership)

The accompanying notes are an integral part of these financial statements.
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BALANCE SHEETS

DECEMBER 31, 2021 AND 2020

2021 2020

Current assets:
Cash 146,894$       310,177$       
Receivables:

Tenant receivable – net -                    261                
Subsidy receivable 2,749             109                

Prepaid expenses:
Prepaid ground lease – current portion (Note 3) 4,041             4,041             
Other 725                725                

Total current assets 154,409         315,313         

Restricted cash (Note 4):
Replacement reserve 75,394           56,088           
Investor limited partner operating reserve 202,006         201,683         
Operating deficit reserve 93,866           102,207         
Resident services reserve 100,354         100,194         
Tenant security deposits 30,550           31,750           

Prepaid ground lease – net of current portion (Note 3) 371,810         375,851         
Property and equipment – net (Note 5) 13,614,478    14,092,995    
Deferred costs – net (Note 6) 33,995           40,320           

Total assets 14,676,862$  15,316,401$  

Current liabilities:
Accounts payable and accrued expenses 37,926$         28,847$         
Deferred revenue 3,967             5,346             
Related-party payable (Note 7) 50,245           49,732           
Interest payable – current portion (Note 8) 34,773           182,693         
Notes payable – current portion (Note 8) 53,705           51,061           

Total current liabilities 180,616         317,679         

Tenant security deposits 30,550           31,750           
Interest payable – net of current portion (Note 8) 327,899         250,136         
Notes payable – net of current portion (Note 8) 4,681,489      4,731,601      

Total liabilities 5,220,554      5,331,166      

Partners’ capital:
Partners’ capital 9,526,308      10,055,235    
Syndication costs (70,000)         (70,000)         

Total partners’ capital 9,456,308      9,985,235      

Total liabilities and partners’ capital 14,676,862$  15,316,401$  

ASSETS

LIABILITIES AND PARTNERS’ CAPITAL



STARGELL COMMONS, L.P.

(A California Limited Partnership)

The accompanying notes are an integral part of these financial statements.
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STATEMENTS OF OPERATIONS

YEARS ENDED DECEMBER 31, 2021 AND 2020

2021 2020

Income:

Gross potential rent 571,740$       560,495$       

Less:  vacancies and concessions (24,068) -                    

Other income 7,815             7,676             

Total income 555,487         568,171         

Operating expenses:

Administrative 112,722         104,479         

Utilities 47,955           39,614           

Operating and maintenance 86,844           81,937           

Taxes and insurance 56,337           38,729           

Social services 36,210           34,702           

Total operating expenses 340,068         299,461         

Operating income 215,419         268,710         

Financial, partnership and other expenses:

Interest (Note 8) 150,162         164,593         

Interest –  permanent loan costs (Notes 8) 3,593             3,593             

GP asset management fee (Note 7) 25,000           25,000           

LP asset management fee (Note 7) 8,500             8,500             

Tax credit compliance fee (Note 7) 11,255           10,927           

Ground lease (Note 3) 4,041             4,041             

Miscellaneous financial expenses 4,200             4,200             

Total financial, partnership and other expenses 206,751         220,854         

Depreciation 478,517         478,517         

Amortization 6,325             6,325             

Net loss (476,174)$     (436,986)$     



STARGELL COMMONS, L.P.

(A California Limited Partnership)

The accompanying notes are an integral part of these financial statements.
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STATEMENTS OF CHANGES IN PARTNERS’ CAPITAL

YEARS ENDED DECEMBER 31, 2021 AND 2020

Investor Class B

General Limited Limited Syndication

Partner a Partner b Partner c
Costs Total

Partnership interest 1.0% 98.9% 0.1% -                    100%

Balance, December 31, 2019 (26,700)$       10,551,530$  -$                  (70,000)$       10,454,830$  

Capital distribution (325)              (32,251)         (33)                -                    (32,609)         

Net loss of 2020 (4,840)           (432,179)       33                  -                    (436,986)       

Balance, December 31, 2020 (31,865)         10,087,100    -                    (70,000)         9,985,235      

Capital distribution (528)              (52,173)         (52)                -                    (52,753)         

Net loss of 2021 (5,290)           (470,936)       52                  -                    (476,174)       

Balance, December 31, 2021 (37,683)$       9,563,991$    -$                  (70,000)$       9,456,308$    

a Stargell Commons LLC
b Wells Fargo Affordable Housing Community Development Corporation
c  Island City Development



STARGELL COMMONS, L.P.

(A California Limited Partnership)

The accompanying notes are an integral part of these financial statements.
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STATEMENTS OF CASH FLOWS

YEARS ENDED DECEMBER 31, 2021 AND 2020

2021 2020

Cash flows from operating activities:

Net loss (476,174)$     (436,986)$     

Adjustments to reconcile net loss to net cash provided by (used in)

operating activities:

Depreciation and amortization 484,842         484,842         

Interest – amortization of permanent loan costs 3,593             3,593             

Amortization of ground lease 4,041             4,041             

(Increase) decrease in assets:

Tenant receivable 261                (261)              

Subsidy receivable (2,640)           161                

Prepaid expenses -                    (325)              

Increase (decrease) in liabilities:

Accounts payable and accrued expenses 9,079             4,517             

Deferred revenue (1,379)           4,675             

Related-party payables 513                473                

Interest payable (70,157)         77,707           

Tenant security deposit (1,200)           -                    

Net cash provided by (used in) operating activities (49,221)         142,437         

Cash flows from financing activities:

Payment of capital distribution (52,753)         (32,609)         

Payment of notes payable (51,061)         (48,545)         

Net cash used in financing activities (103,814)       (81,154)         

Net increase (decrease) in cash and restricted cash (153,035)       61,283           

Cash and restricted cash, beginning of year 802,099         740,816         

Cash and restricted cash, end of year 649,064$       802,099$       



STARGELL COMMONS, L.P.

(A California Limited Partnership)

The accompanying notes are an integral part of these financial statements.
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STATEMENTS OF CASH FLOWS

YEARS ENDED DECEMBER 31, 2021 AND 2020

2021 2020

Cash 146,894$       310,177$       

Restricted cash:

Replacement reserve 75,394           56,088           

Investor limited partner operating reserve 202,006         201,683         

Operating deficit reserve 93,866           102,207         

Resident services reserve 100,354         100,194         

Tenant security deposits 30,550           31,750           

Total cash and restricted cash shown in the statements of cash flows 649,064$       802,099$       

Supplementary information:

Cash paid for interest 220,319$       86,886$         



STARGELL COMMONS, L.P.

(A California Limited Partnership)
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NOTES TO FINANCIAL STATEMENTS

YEARS ENDED DECEMBER 31, 2021 AND 2020

NOTE 1 – ORGANIZATION AND NATURE OF ACTIVITIES

Stargell Commons, L.P. (Stargell) was formed as a limited partnership under the laws of the State of California 
on February 20, 2015 to acquire, construct, maintain, and operate four residential buildings consisting of 32 residential 
units located in Alameda, California, which is currently operating under the name of Stargell Commons (the Project). 
The Project was placed in service in June 2017. The tax credit allocation date was June 10, 2015.

Stargell is controlled by its general partner, Stargell Commons LLC, which is controlled by its sole member, 
Resources for Community Development (RCD), a California nonprofit public benefit corporation. The investor limited 
partner is Wells Fargo Affordable Housing Community Development Corporation, and Island City Development is the 
class B limited partner.

The Project was built on land owned by and leased from the Housing Authority of the City of Alameda
(the Housing Authority). Under the terms of lease, title to the improvements reverts to the lessor at the end of the
99-year lease term (see Note 3).

Development costs were partially financed by the Housing Authority of the City of Alameda loan, County of 
Alameda loan, the City of Alameda loan, and the RCD Sponsor loan. Construction financing was provided by Wells 
Fargo Bank, N.A. (Wells Fargo Bank). Permanent financing was obtained from the conversion of the Wells Fargo Bank 
construction loan into permanent financing of $967,907, and the rollover of the Housing Authority loan, County of 
Alameda loan, City of Alameda loan, and RCD Sponsor loan.

The Project participates in the low-income housing tax credit program under Section 42 of the Internal 
Revenue Code as modified by the State of California. Various loan, regulatory and other agreements dictate the 
maximum income levels of new tenants and provide rent and other restrictions through 2114.

NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Accounting Method

Stargell uses the accrual method of accounting, which recognizes income in the period earned and expenses 
when incurred, regardless of the timing of payments. 

Estimates

The preparation of financial statements in conformity with accounting principles generally accepted in the 
United States of America requires management to make estimates and assumptions that affect the reported amounts of 
assets and liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and the 
reported amounts of revenue and expenses during the reporting period. Actual results could differ from those estimates.

Revenue Recognition

Rental income is shown at its maximum gross potential. Vacancy loss is shown as a reduction in rental income. 
Rental units occupied by employees are included in rental income and as an expense of operations.

Stargell’s revenue is mainly derived from leases. Other income is ancillary to the lease proceeds and is
recognized as revenue at the point in time such income or fees are earned.



STARGELL COMMONS, L.P.

(A California Limited Partnership)

NOTES TO FINANCIAL STATEMENTS

YEARS ENDED DECEMBER 31, 2021 AND 2020

10

Cash and Restricted Cash

Cash is defined as cash in demand deposit accounts as well as cash on hand. Restricted cash are funds 
restricted as to their use, regardless of liquidity, such as replacement reserve, investor limited partner operating reserve, 
operating deficit reserve, resident services reserve, and tenant security deposits. Stargell occasionally maintains cash on 
deposit at banks in excess of the Federal Deposit Insurance Corporation limit. The uninsured cash balance, including 
restricted accounts, was approximately $222,000 as of December 31, 2021. Stargell has not experienced any losses in 
such accounts.

Accounts Receivable

Stargell records an allowance for doubtful collections based on a review of outstanding receivables, historical 
collection information, and existing economic conditions. The allowance for doubtful collections were $-0- and $1,009
as of December 31, 2021 and 2020, respectively.

Property and Equipment, and Deferred Costs

Property and equipment are stated at cost of acquisition or construction. The costs of maintenance and repairs 
below $5,000 that neither significantly add to the permanent value of property and equipment nor prolong its intended 
useful life are charged to expense as incurred. Depreciation is computed based on the straight-line method over the 
estimated useful lives of the assets.

Deferred costs are incurred in order to obtain tax credits for the Project. Deferred costs are stated at cost and 
amortized on a straight-line basis over the 10-year tax credit period. Organization costs are expensed as incurred.

The useful lives of the assets are estimated as follows:

Buildings and improvements 40 years
On-site improvements 15 years 
Offsite improvements 15 years
Furniture, fixtures and equipment 7 years
Tax credit costs 10 years

Stargell reviews its property and equipment 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 property and equipment to 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 property and equipment. If the property and equipment is considered to be impaired, the impairment 
to be recognized is measured at the amount by which the carrying amount of the property and equipment exceeds the 
fair value of such property. There were no impairment losses recognized in 2021 and 2020.

Permanent Loan Costs

Costs incurred in order to obtain permanent financing are stated at cost and amortized on a straight-line basis 
into interest expense over the term of the loan. Permanent loan costs are reported as a direct deduction from the face 
amount of the related debt. 

Ground Lease

The ground lease payments are stated at cost and amortized on a straight-line basis over the lease term.

Income Taxes

No provision for federal and state income taxes is included in the financial statements. The income or loss of 
Stargell is reported by the partners on their income tax returns.
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NOTES TO FINANCIAL STATEMENTS

YEARS ENDED DECEMBER 31, 2021 AND 2020
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Stargell believes that it has appropriate support for any tax positions taken, and as such, does not have any 
uncertain tax positions that are material to the financial statements. Stargell’s federal and state income tax returns for the 
years 2017 through 2020 are subject to examination by regulatory agencies, generally for three years and four years 
after they were filed for federal and state, respectively.

Allocation of Partnership Income/Loss and Tax Credits

Stargell is expected to generate low-income housing credits, which will be allocated in the same manner as the 
income or loss of Stargell. Because the limited partners’ losses are limited to their investments, the limited partners’
equity will not be reduced below zero unless future capital contributions will be made in an amount sufficient to absorb 
the losses. All remaining losses are allocated to the general partner. Any subsequent income allocable to the limited 
partners are allocated to the general partner first until the general partner’s share of that income offsets the losses not 
previously recognized by the limited partners.

Subsequent Events

Management has evaluated subsequent events through April 8, 2022 the date on which the financial statements 
were available to be issued.

NOTE 3 – GROUND LEASE

On November 24, 2015, Stargell entered into a ground lease agreement to lease the land on which the Project 
was built from the Housing Authority, an affiliate of the class B limited partner. The lease expires on December 31,
2114, and upon the expiration or termination of the lease, the title to improvements and all alterations, additions, 
equipment and fixtures shall be reverted to the Housing Authority without any additional costs. The lease requires a 
one-time initial rent payment of $400,000 at construction closing date and annual payments of $1 payable on
January 1st commencing 2016. Stargell prepaid the entire amount of rent $400,099 at the closing date of the 
construction financing for the Project. Total lease payments are amortized on a straight-line basis over the 99-year lease
term. Ground lease rent expense was $4,041 for both 2021 and 2020. Prepaid ground lease was $375,851 and $379,892
for 2021 and 2020, respectively. 

NOTE 4 – RESTRICTED CASH

Replacement Reserve

Stargell is required to maintain a reserve for replacement and repair of property and equipment in accordance 
with the partnership agreement and other lenders’ regulatory agreements. The reserve is required to be funded on a 
monthly basis at an annual rate of $19,200 commencing February 2018, the month of permanent loan conversion.
Withdrawals from the replacement reserve in excess of $10,000 are subject to approval by the investor limited partner
and Wells Fargo Bank, permanent lender.

Investor Limited Partner Operating Reserve

Stargell is required to maintain an investor limited partner operating reserve in accordance with the partnership 
agreement and other lenders’ regulatory agreements. In 2018, the reserve was funded with an initial deposit of $200,000 
using proceeds from the limited partner’s performance installment of capital contribution. The reserve is also required to 
make annual deposits of at least 2% of gross rent until the operating reserve balance reaches an amount equaling to six 
months of annual operating expenses including debt services. If the balance falls below $100,000, the reserve shall be 
replenished from excess/distributable cash (see Note 10). Withdrawals from the operating reserve are subject to 
approval by the investor limited partner and Wells Fargo Bank.



STARGELL COMMONS, L.P.

(A California Limited Partnership)

NOTES TO FINANCIAL STATEMENTS
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Operating Deficit Reserve

Stargell is required to maintain an operating deficit reserve to fund annual asset management fees payable to 
the investor limited partner in accordance with the partnership agreement. In 2018, the reserve was funded with an 
initial deposit of $127,500 using the proceeds from performance installment of the limited partner capital contribution. 
Withdrawals up to $8,500 per year are allowed to pay the LP asset management fee. No additional deposits are required.

Resident Services Reserve

Stargell is required to maintain a supportive services reserve for the exclusive use for resident services at the 
Project in accordance with the partnership agreement and other lenders’ regulatory agreements. In 2018, the reserve was
funded with an initial deposit of $100,000 using proceeds from the limited partner’s performance installment of capital 
contribution. No additional deposits are required. 

Tenant Security Deposits

Stargell is required to hold security deposits in a separate bank account in the name of the Project.

In accordance with provisions of the agreements, restricted cash is held in separate bank accounts. Details 
follow:

Replacement 
Reserve

Investor Limited 
Partner

Operating 
Reserve

Operating 
Deficit
Reserve

Resident 
Services 
Reserve

Balance, December 31, 2019 $ 36,811 $ 200,063 $ 110,535 $ 100,032
Deposits 19,200 - - -
Other deposits (1) - 1,294 - -

Withdrawal (2) - - (8,500) -
Interest 77 326 172 162

Balance, December 31, 2020 56,088 201,683 102,207 100,194
Deposits (2) 19,200 - - -
Withdrawal (3) - - (8,500) -
Interest 106 323 159 160

Balance, December 31, 2021 $ 75,394 $ 202,006 $ 93,866 $ 100,354

(1) Management deposited an additional $1,294 in 2020 to satisfy the 2019 funding requirement.

(2) Management plans to deposit $11,135 into the investor limited partner operating reserve in 2022 to satisfy the 2021 
funding requirements. 

(3) Management withdrew $8,500 each in 2021 and 2020 for the LP asset management fee of 2020 and 2019, 
respectively. The payment for the 2021 LP asset management fee will be withdrawn in 2022. 
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NOTE 5 – PROPERTY AND EQUIPMENT

Property and equipment are summarized as follows: 

2021 2020

Land improvements $ 324,134 $ 324,134
Buildings and improvements 13,706,354 13,706,354
On-site improvements 1,368,759 1,368,759
Offsite improvements 216,320 216,320
Furniture, fixtures and equipment 211,306 211,306

15,826,873 15,826,873
Less:  accumulated depreciation (2,212,395) (1,733,878)

Total property and equipment $ 13,614,478 $ 14,092,995

NOTE 6 – DEFERRED COSTS

Deferred costs are summarized as follows:

2021 2020

Tax credit costs $ 63,247 $ 63,247
Less:  accumulated amortization (29,252) (22,927)

Total deferred costs $ 33,995 $ 40,320

NOTE 7 – RELATED-PARTY TRANSACTIONS

Related-party transactions include the following fees and charges:

Payable/Paid to
Description

Payable at 
December 31, 

2021
2021 Expense 

(Payment)

Payable at 
December 31, 

2020
2019 Expense 

(Payment)

Resources for Community Development
Resident services coordination fee (1) $ 5,490 $ 5,490 $ 5,305 $ 5,305

(5,305) (5,150)

Stargell Commons LLC
GP asset management fee (2) 25,000 25,000 25,000 25,000

(25,000) (25,000)
Tax credit compliance fee (3) 11,255 11,255 10,927 10,927

(10,927) (10,609)

Wells Fargo Affordable Housing Community 
Development Corporation

LP asset management fee (4) 8,500 8,500 8,500 8,500
(8,500) (8,500)

Total $ 50,245 $ 49,732
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(1) Commencing January 1, 2017, Stargell is required to pay RCD an annual resident services coordination fee, up to 
$40,000, subject to 3.5% annual increases, to be paid from the annual operating budget approved by the County of 
Alameda through December 31, 2032. The amount reflects the portion of that fee paid to RCD beyond the resident 
services expense shown in operating expenses.

(2) Commencing January 1, 2017, Stargell is required to pay Stargell Commons LLC an annual GP asset management 
fee of $25,000, payable from excess/distributable cash (see Note 10) (a). Unpaid fees carry forward without interest. 

(3) Commencing January 1, 2017, Stargell is required to pay Stargell Commons LLC an annual tax credit compliance 
fee of $10,000, subject to 3% annual increases, payable from excess/distributable cash (see Note 10) (a). 

(4) Commencing January 1, 2017, Stargell is required to pay the investor limited partner an annual asset management
fee of $8,500 payable in arrears from excess/distributable cash (see Note 10) to the extent not paid from the 
operating deficit reserve (see Note 4). Unpaid fees carry forward without interest. 

(a) In no event shall the aggregate annual payment of GP asset management fee, tax credit compliance fee and property 
management fee exceed 14% of the Project’s effective gross income, as defined in the partnership agreement. 

Other

See Note 3 for the ground lease from the Housing Authority.

NOTE 8 – NOTES PAYABLE

Notes payable are secured by the property unless otherwise noted and are consist of the following:

2021 2020
Interest 
Payable Principal

Interest 
Payable Principal

Wells Fargo Bank, construction loan, in the 
maximum amount of $10,460,000, bore
variable interest at USD-LIBOR-BBA 
rate. Interest only payments were due 
monthly until the conversion date on 
February 1, 2018, at which time $967,907 
was converted to a 15-year permanent
amortizing loan bearing interest at 5.06%, 
with monthly principal and interest 
payments of $7,684. The loan is to be 
repaid in full by February 1, 2033. Interest 
expense was $40,937 and $43,462 for 
2021 and 2020, respectively. $ 3,311 $ 785,422 $ 3,527 $ 836,483

Housing Authority of City of Alameda, in the 
original amount of $2,000,000, bears 
simple interest at 3%, with annual 
payments from excess/distributable cash 
(see Note 10) due by May 1 each year 
commencing 2018. The loan is to be 
repaid in full by December 2072. Interest 
expense was $60,000 for both 2021 and 
2020. 193,880 2,000,000 222,624 2,000,000
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2021 2020
Interest 
Payable Principal

Interest 
Payable Principal

County of Alameda, in the original amount of 
$1,670,664, comprised of Boomerang and 
HOME funds of $1,379,337 and $291,327, 
respectively, bears simple interest at 3%, 
with annual payments from 
excess/distributable cash (see Note 10) due 
by May 1 each year commencing 2018. 
The loan is to be repaid in full by
May 2072. Interest expense was $50,120
for both 2021 and 2020. 129,556 1,670,664 153,571 1,670,664

City of Alameda, HOME loan, in the original 
amount of $367,043, bears simple interest 
at 3%, with annual payments from 
excess/distributable cash (see Note 10) due 
by May 1 each year commencing 2018. 
The loan is to be repaid in full by
April 2072. Interest expense was $(895) (1)

and $11,011 for both 2021 and 2020, 
respectively. 35,925 367,043 53,107 367,043

Total 362,672 4,823,129 432,829 4,874,190

Less:  unamortized permanent loan costs (2) - (87,935) - (91,528)

Notes payable – net 362,672 4,735,194 432,829 4,782,662

Less:  current portion (34,773) (53,705) (182,693) (51,061)

Long-term portion $ 327,899 $ 4,681,489 $ 250,136 $ 4,731,601

(1) Due to the timing difference in when interest accrual commenced, an adjustment of $11,906 was recorded in 2021 
to match the outstanding interest payable to the lender’s records. 

(2) Costs incurred in order to obtain permanent financing were $103,383 as of December 31, 2021 and 2020. 
Permanent loan costs are amortized on a straight-line basis into interest expense over the terms of the loans. Interest 
expenses for amortization of permanent loan costs were $3,593 for both 2021 and 2020.

After receiving the final capital contributions in late 2018, management determined that a surplus of $115,485 
was available from the development funding sources. Upon consulting with lenders, in August 2020, the Housing 
Authority of the City of Alameda, Alameda County, and the City of Alameda requested that Stargell distribute the 
balance of development funding surplus as interest payments in the amount of $57,203, $47,784, and $10,498, 
respectively. The interest payments were paid to the lenders in January 2021.
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Principal payments on notes payable for the next five years are subject to changes in net cash flow and are 
estimated as follows:

2022 $ 53,705
2023 56,486
2024 59,412
2025 62,489
2026 65,725

NOTE 9 – COMMITMENTS, CONTINGENCIES AND OTHER MATTERS

Property Management

Property management and bookkeeping services of the Project is contracted with The John Stewart Company, 
through December 2021 for an annual fee, currently at $26,112 and $3,648, respectively. The contract is subject to 
renewal annually thereafter.

Resident Services

Resident social services of the Project are contracted with Operations Dignity through December 2021 for an 
aggregate amount not to exceed $32,293 and $30,756 for 2021 and 2020, respectively. The contract is subject to 
renewal annually thereafter.

Operating Deficit Guaranty

The general partner is required to fund operating deficits incurred by Stargell without limitation as to amount 
prior to making the performance installment, as defined in the partnership agreement. After the performance installment 
was made in February 2018, the general partner is required to fund operating deficits incurred by Stargell up to 
$210,000 in the aggregate. The guaranty will expire provided that: (i) Stargell has maintained an average occupancy of 
90% and an average debt service coverage ratio of 1.15 or better for any 12 consecutive month period commencing at 
least 2 years after the making of the performance installment, (ii) permanent loan closing has occurred, (iii) Stargell has 
received Forms 8609, (iv) adjuster distributions owed to the investor limited partner, if any, have been made,
(v) the current amount in the investor limited partner operating reserve is not less than $100,000, and (vi) no default by 
the general partner exists. Such advances will be treated as unsecured loans bearing 10% compounded interest and 
repayable from excess/distributable cash (see Note 10).

Right of First Refusal

The Housing Authority has a right of first refusal to purchase the Project during the 24-month period 
commencing on the first day following December 31, 2031, the end of the 15-year tax credit compliance period. The 
purchase price of the Project, if acquired using the right of first refusal after notice of a bona fide purchase offer, shall
be equal to the greater of: (i) $100; or (ii) the sum of: (a) all outstanding debt secured by the property, plus (b) the sum 
of: (1) all taxes attributable to the purchase, plus (2) unpaid adjuster distributions, if any, including interest, plus (3) all 
debts owed to the investor limited partner.

Purchase Options

The Housing Authority has an option to purchase either the Project or the investor limited partner’s partnership 
interest during the twenty-four-month period commencing on the first day following December 31, 2031, the end of the 
15-year tax credit compliance period.
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The purchase price of the Project shall be equal to the sum of all debts owed to the investor limited partner plus 
the greater of: (i) the sum of $1 plus (a) the amount of outstanding debt of Stargell, plus (b) an amount sufficient to
distribute to the investor limited partner equal to all taxes incurred by the limited partner attributable to the sale, if the
Project were purchased for $1 plus all outstanding debts of Stargell; or (ii) the fair market value of the Project.

The purchase price of the investor limited partner’s partnership interest shall be equal to the sum of all debts 
owed to the investor limited partner plus the greater of: (i) the sum of $1 plus (a) the amount of outstanding debt of 
Stargell, plus (b) an amount sufficient to distribute to the investor limited partner equal to all taxes incurred by the 
limited partner attributable to the sale, if the Project were purchased for $1 plus all outstanding debts of Stargell; or
(ii) the fair market value of the investor limited partner’s partnership interest.

Vulnerability – COVID-19 Pandemic

The severity of the impact of COVID-19 on the Stargell’s operations will depend on a number of factors, 
including, but not limited to, the duration and severity of the pandemic and the extent and severity of the impact on the 
Stargell’s stakeholders, all of which are uncertain and cannot be predicted. The Stargell’s future results could be 
adversely impacted by delays in rent collection and loan payments. Management is unable to predict with absolute 
certainty the impact of COVID-19 on its financial condition, results of operations or cash flows.

NOTE 10 – DISTRIBUTION OF EXCESS/DISTRIBUTABLE CASH

Excess cash, as defined by the partnership agreement and other lenders’ regulatory agreements, is distributable 
as follows:

(i) First, to the payment of any adjuster distributions payable, in accordance with the limited partnership 
agreement;

(ii) Second, to payment of LP asset management fee in the amount $8,500 per year
(to the extent not paid by the operating deficit reserve);

(iii) Third, to deposit in investor limited partner operating reserve to restore the balance to $100,000;

(iv) Fourth, to the payment of any unpaid deferred developer fee;

(v) Fifth, to payment of GP asset management fee up to $25,000 per year, provided that the amount when 
added to (ii), only when the amount in (ii) is paid from distributable cash, does not exceed $25,000 
per year, during the 15-year tax credit compliance period, and in an amount to be approved by the 
County of Alameda thereafter;

(vi) Sixth, 50% of the remaining excess cash towards debt service as follows:

a) 49.53% to the Housing Authority loan;

b) 7.22% to the HOME component of the County loan; 

c) 34.16% to the Boomerang component of the County loan; and

d) 9.09% to the City HOME loan.

(vii) Seventh, to payment of any unpaid GP asset management fees from all prior years;

(viii) Eighth, to the payment of any limited partner loans;

(ix) Ninth, to the payment of any operating deficit loan; and
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(x) Thereafter, to the payment of tax credit compliance fee, in an annual amount of $10,000, to be 
increased by 3% annually beginning 2018, to the extent that total property management fee, GP asset 
management fee, tax credit compliance fee, and GP distribution does not exceed 14% of partnership’s 
effective gross income for the year (1).

Distributable cash, if any, as defined by the partnership agreement, shall be distributed as follows:

(i) 98.90% to the investor limited partner
(ii) 1.00% to the general partner; and

(iii) 0.10% to the class B limited partner.

(1) In the event that the total exceeds 14% of Stargell’s effective gross income for the year, the fees and distributions 
should be reduced in the following order: general partner distribution, tax credit compliance fee, and GP asset 
management fee.
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SCHEDULES OF OPERATING EXPENSES

YEARS ENDED DECEMBER 31, 2021 AND 2020

2021 2020

Administrative:
Conventions and meetings 83$                9$                  
Advertising and marketing 1,547             878                
Office expenses 15,942           11,800           
Property management fee 26,112           22,656           
Manager’s expenses or superintendent salaries 32,525           32,488           
Staff rent-free unit 14,976           14,976           
Legal expenses – project 95                  -                    
Audit and tax preparation 16,730           16,190           
Bookkeeping 3,648             3,648             
Bad debts -                    1,009             
Miscellaneous 1,064             825                

112,722$       104,479$       

Utilities:
Electricity 2,231$           2,568$           
Water 20,934           16,814           
Gas 9,368             9,739             
Sewer 15,422           10,493           

47,955$         39,614$         

Operating and maintenance:
Payroll 27,222$         15,626$         
Supplies 6,807             5,382             
Contracts 19,346           23,630           
Garbage and trash removal 29,636           28,490           
Heating/cooling repairs and maintenance 1,034             6,266             
Miscellaneous 2,799             2,543             

86,844$         81,937$         

Taxes and insurance:
Payroll taxes 4,989$           3,489$           
Property and liability insurance 37,430           27,799           
Fidelity bond insurance 63                  64                  
Workers’ compensation 2,893             2,384             
Health insurance and employee benefit 6,093             2,365             
Miscellaneous 4,869             2,628             

56,337$         38,729$         

Social services:
Resident services payroll 30,720$         29,397$         
Resident services coordination fee 5,490             5,305             

36,210$         34,702$         
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COMPUTATION OF EXCESS/DISTRIBUTABLE CASH

YEARS ENDED DECEMBER 31, 2021 AND 2020

The annual LP asset management fee is paid from the operating deficit reserve in arrears.

2021 2020

Operating income:

Total income 555,487$       568,171$       

Interest income on restricted deposits (748)                              (737)

Adjusted operating income 554,739         567,434         

Operating expenses (340,068)         (299,461)

Adjusted net income 214,671         267,973         

Other activities: 

Deposits into reserves     (19,200) (19,200)         

Deposits into operating reserve subsequent to year end     (11,135) -                    

Debt service cost – mortgage     (92,214) (92,212)         

Monitoring fees – Alameda County       (4,200) (4,200)           

Excess/distributable cash  $         87,922  $       152,361 

Uses of excess/distributable cash:

GP asset management fee 25,000$         25,000$         

Debt service – Housing Authority loan interest 15,583           31,541           

Debt service – County of Alameda loan interest 13,019           26,351           

Debt service – City of Alameda loan interest 2,860             5,789             

Tax credit compliance fee 11,255           10,927           

Distribution – general partner 201                528                
Distribution – investor limited partner 19,984           52,173           

Distribution – Class B limited partner 20                  52                  

Total uses 87,922$         152,361$       
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The Partners
Stargell Commons, L.P.
Berkeley, California

INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER 
FINANCIAL REPORTING AND ON COMPLIANCE AND OTHER 
MATTERS BASED ON AN AUDIT OF FINANCIAL STATEMENTS 

PERFORMED IN ACCORDANCE WITH 
GOVERNMENT AUDITING STANDARDS

We have audited, in accordance with the auditing standards generally accepted in the United States of America 
and the standards applicable to financial audits contained in Government Auditing Standards issued by the Comptroller 
General of the United States, the financial statements of Stargell Commons, L.P., which comprise the balance sheet as 
of December 31, 2021 and the related statements of operations, changes in partners’ capital and cash flows for the year 
then ended, and the related notes to the financial statements, and have issued our report thereon dated April 8, 2022.

Report on Internal Control over Financial Reporting

In planning and performing our audit of the financial statements, we considered Stargell Commons, L.P.’s
internal control over financial reporting (internal control) to as a basis for designing audit procedures that are 
appropriate in the circumstances for the purpose of expressing our opinion on the financial statements, but not for the 
purpose of expressing an opinion on the effectiveness of Stargell Commons, L.P.’s internal control. Accordingly, we do 
not express an opinion on the effectiveness of Stargell Commons, L.P.’s internal control. 

A deficiency in internal control exists when the design or operation of a control does not allow management or 
employees, in the normal course of performing their assigned functions, to prevent, or detect and correct, misstatements 
on a timely basis. A material weakness is a deficiency, or a combination of deficiencies, in internal control, such that 
there is a reasonable possibility that a material misstatement of the entity’s financial statements will not be prevented, or 
detected and corrected, on a timely basis. A significant deficiency is a deficiency, or a combination of deficiencies, in 
internal control that is less severe than a material weakness, yet important enough to merit attention by those charged 
with governance.

Our consideration of internal control was for the limited purpose described in the first paragraph of this section 
and was not designed to identify all deficiencies in internal control that might be material weaknesses or significant 
deficiencies. Given these limitations, during our audit we did not identify any deficiencies in internal control that we 
consider to be material weaknesses. However, material weaknesses or significant deficiencies may exist that were not 
identified.


