
REPORT 
DATE ISSUED:   July 10, 2025 REPORT NO:  HDP25-022 

ATTENTION: Members of the Audit Committee of the Board of Directors of 
Housing Development Partners of San Diego 
For the Agenda of July 18, 2025 

SUBJECT:   2024 Housing Development Partners Consolidated Financial Statements 

STAFF RECOMMENDATIONS 
That the Housing Development Partners (HDP) Audit Committee take the following actions: 

1) Accept the HDP 2024 Consolidated Financial Statements prepared by CohnReznick LLP, an
independent audit firm.

2) Authorize HDP’s Executive Vice President and Chief Financial Officer, or designee, to engage
CohnReznick, LLP for the performance of the 2025 financial audit.

3) Find that the foregoing actions are just and reasonable as to HDP for purposes of California
Corporations Code 5234.

SUMMARY 
HDP 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, presented in Attachment 
1. This includes the design, implementation, and maintenance of internal controls relevant to the
preparation and fair presentation of financial statements that are free from material misstatements,
whether due to fraud or error.

CohnReznick, LLP is responsible for expressing an opinion on the financial statements based on their 
audit. In their opinion, the financial statements present fairly, in all material respects, the financial 
position of HDP as of December 31, 2024. 

HDP received an “unmodified” (“clean”) opinion for the audit period January 1, 2024 – December 31, 
2024. 

FISCAL CONSIDERATIONS   
The sources and uses proposed for this action were included in the approved 2025 Housing 
Development Partners budget. 

Please note a Conflict Disclosure Statement at the end of this report has been included because HDP 
is the Housing Commission’s nonprofit affiliate, and these transactions otherwise involve the Housing 
Commission.  

CONFLICT DISCLOSURE STATEMENT: 
Two San Diego Housing Commissioners (Commissioners), Eugene “Mitch” Mitchell and Ryan 
Clumpner, and the San Diego Housing Commission’s (Housing Commission) President and Chief 
Executive Officer (President and CEO), Lisa Jones, are each directors of Housing Development 
Partners (HDP), a California nonprofit public benefit corporation qualified as an Internal Revenue Code 
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Section 501(c)(3) corporation for federal purposes. Any Commissioner who is also a director of HDP as 
of the date of this staff report and President and CEO Jones have no conflict of interest as discussed 
below.  
 
The Commissioners and President and CEO Jones receive no compensation for their service on HDP’s 
Board of Directors and/or as officers of HDP. Pursuant to the provisions of Government Code Sections 
1091.5(a)(7) and 1091.5(a)(8), the Commissioners and President and CEO Jones each have a “non-
interest” as described in Government Code Section 1091.5 for purposes of their action on Housing 
Commission matters associated with this matter, if any. This disclosure shall be incorporated into the 
record of the Housing Commission.   
 
San Diego City Councilmember and Housing Authority member, Councilmember Sean Elo-Rivera, is 
also a Director of HDP. Councilmember Elo-Rivera is not compensated for his service on the HDP 
Board or as an officer of HDP. As it relates to this matter, as a Housing Authority member, 
Councilmember Elo-Rivera has a noninterest under California Government Code section 1091.5(a)(9). 
This disclosure shall be incorporated into the record of the Housing Authority, if and when this matter is 
heard by the Housing Authority.  
 
Further, because of their non-interests, the Commissioners, as members of the Housing Commission 
Board of Commissioners, and Councilmember Elo-Rivera, as a member of the Housing Authority, are 
entitled to vote on this matter and may be counted for quorum.  
  
Further, no HDP Director or officer has a financial interest in this matter that would legally preclude their 
participation under the provisions of California Government Code section 87100 et. seq. 
   
The Commissioners are not compensated for their services on the board of the Housing Commission, a 
public agency. Councilmember Elo-Rivera’s compensation as a member of the Housing Authority, a 
public agency, is a non-interest under Government Code section 1091.5(a)(9). Further, Ms. Jones’ 
compensation from a public agency, the Housing Commission, is a noninterest under the provisions of 
Government Code Section 1091.5(a)(9) as well as for the purposes of Government Code Section 
87100 et. seq. 
     
Finally, to the extent that HDP is a public agency for local Ethics Ordinance purposes, neither the 
Commissioners, Ms. Jones, nor Councilmember Elo-Rivera have any conflicts of interest under the 
local ethics ordinance that would preclude their actions in this matter or from being counted for quorum 
purposes.  
 
These disclosures shall be and are hereby documented in the official records of the Housing 
Commission and Housing Authority.  
 
MUTUAL DIRECTORS STATEMENT:  
To the extent that Commissioners may be considered to be “directors” of the Housing Commission for 
purposes of California Corporations Code Section 5234 and, hence, common directors with HDP, a 
vote on this matter should incorporate a finding that these transactions are just and reasonable as to 
HDP.  
 
Respectfully submitted,    Approved by, 
 

Julie Conserva     Suket Dayal 
Julie Conserva     Suket Dayal 
Vice President of Finance – Real Estate  Executive Vice President and Treasurer/Chief  
Housing Development Partners   Financial Officer  

Housing Development Partners 
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Attachments: 1) HDP 2024 Consolidated Financial Statements with Independent Auditor’s Report 
  2) Additional Auditor Required Communication to those charged with Governance. 

 
A printed copy is available for review during business hours at the information desk in the main lobby of 
the San Diego Housing Commission offices at 1122 Broadway, San Diego, CA 92101. Docket materials 
are also available on HDP’s website at www.hdpartners.org  

http://www.hdpartners.org/
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Independent Auditor's Report

To the Board of Directors
Housing Development Partners of San Diego

Opinion

We have audited the consolidated financial statements of Housing Development Partners of San Diego,
which comprise the consolidated statements of financial position as of December 31, 2024 and 2023,
and the related consolidated statements of activities, changes in net assets, functional expenses and 
cash flows for the years then ended, and the related notes to the consolidated financial statements.

In our opinion, the accompanying consolidated financial statements present fairly, in all material 
respects, the financial position of Housing Development Partners of San Diego as of December 31, 
2024 and 2023, and the changes in their net assets and their 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"). 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 Housing Development Partners of San Diego 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.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of these consolidated 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 consolidated financial statements that are free from material 
misstatement, whether due to fraud or error. 

In preparing the consolidated financial statements, management is required to evaluate whether there 
are conditions or events, considered in the aggregate, that raise substantial doubt about Housing 
Development Partners of San Diego's ability to continue as a going concern for one year after the date 
that the consolidated 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 consolidated 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 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 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 consolidated financial statements.
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In performing an audit in accordance with GAAS, we: 

Exercise professional judgment and maintain professional skepticism throughout the audit.

Identify and assess the risks of material misstatement of the consolidated 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 consolidated 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 Housing Development Partners of San Diego'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
consolidated financial statements.

Conclude whether, in our judgment, there are conditions or events, considered in the aggregate,
that raise substantial doubt about Housing Development Partners of San Diego'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 audits.

Supplementary Information

Our audits were conducted for the purpose of forming an opinion on the consolidated financial 
statements as a whole. The consolidating statements on pages 27 to 47 are presented for purposes of 
additional analysis and are not a required part of the consolidated 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 consolidated financial statements. The 
information has been subjected to the auditing procedures applied in the audits of the consolidated 
financial statements and certain additional procedures, including comparing and reconciling such 
information directly to the underlying accounting and other records used to prepare the consolidated 
financial statements or to the consolidated 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 consolidated 
financial statements as a whole.

Sacramento, California
(REPORT DATE)
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Consolidated Statements of Financial Position
December 31, 2024 and 2023
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Housing Development Partners of San Diego

Consolidated Statements of Financial Position
December 31, 2024 and 2023

See Notes to Consolidated Financial Statements.
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Housing Development Partners of San Diego

Consolidated Statements of Activities
Years Ended December 31, 2024 and 2023

See Notes to Consolidated Financial Statements.
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Consolidated Statements of Changes in Net Assets
Years Ended December 31, 2024 and 2023

See Notes to Consolidated Financial Statements.
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Consolidated Statements of Functional Expenses
Year Ended December 31, 2024

See Notes to Consolidated Financial Statements.
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Consolidated Statements of Functional Expenses
Year Ended December 31, 2023

See Notes to Consolidated Financial Statements.
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Consolidated Statements of Cash Flows
Years Ended December 31, 2024 and 2023
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Consolidated Statements of Cash Flows
Years Ended December 31, 2024 and 2023

See Notes to Consolidated Financial Statements.
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Note 1 - Corporation and nature of operations

The accompanying consolidated financial statements include Housing Development Partners of 
San Diego, a California nonprofit corporation ("HDP"), a component unit of the San Diego Housing 
Commission ("SDHC") and its Operating Entities, as listed on page 13, and collectively shall be 
referred to as the "Corporation". While the Corporation has substantially the same governing body 
as SDHC, the Corporation is managed differently than SDHC and operationally the Corporation has 
its own procurement practices, its own legal counsel and its own separate accounting system in 
place. In addition, SDHC is not legally entitled to the Corporation's resources, nor is SDHC legally 
obligated to financially support the Corporation. The management of SDHC has oversight
responsibility for the component unit; therefore, the accounts of HDP have been included within the 
scope of the basic financial statements of SDHC. 

HDP was organized for the purpose to provide low and moderate income seniors, families, 
veterans, workers and special needs persons with affordable housing by acquiring or developing 
publicly financed low- and moderate-income housing and renting such housing to these persons 
and facilities and services related to housing. 

The Corporation shares staff and Board of Directors with SDHC. The Corporation's by-laws state 
that two of the Corporation's board members are also SDHC board members and a third 
Corporation board member is the Chief Executive Officer of SDHC. Therefore, SDHC can exercise 
considerable influence over the Corporation. 

HDP oversees the management of over 1,700 rental units throughout the City of San Diego 
including Dawson Avenue Senior Apartments, LP, Island Palms Apartments, LP and Studio 15 
Housing Partners, LLC.

The Corporation receives significant funding from federal, state and local government subsidies in 
various forms, including low-income housing tax credits, low-interest rate loans, grants, and rent 
subsidies for qualifying very-low, low- and moderate-income tenants.

Note 2 - Significant accounting policies

Basis of presentation
The financial statements of the Corporation have been prepared in accordance with U.S. generally 
accepted accounting principles ("GAAP"), which require the Corporation to report information 
regarding its financial position and activities according to the following net assets classifications:

Net assets without donor restrictions: Net assets that are not subject to donor-imposed 
restrictions and may be expended for any purpose in performing the primary objectives of 
the Corporation. These net assets may be used at the discretion of the Corporation's
management and the board of directors.

Net assets with donor restrictions: Net assets subject to stipulations imposed by donors, and 
grantors. Some donor restrictions are temporary in nature; those restrictions will be met by 
actions of the Corporation or by the passage of time. Other donor restrictions are perpetual 
in nature, whereby the donor has stipulated the funds be maintained in perpetuity.

Donor restricted contributions are reported as increases in net assets with donor restrictions. When 
a restriction expires, net assets are reclassified from net assets with donor restrictions to net assets 
without donor restrictions in the consolidated statements of activities.
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Principles of consolidation
The accompanying consolidated financial statements of the Corporation include the accounts of 
HDP, and the Operating Entities listed below. These entities are included in the consolidation in 
accordance with GAAP, which require consolidation of all such entities which are deemed to be 
controlled by the Corporation. All material intercompany transactions have been eliminated in 
consolidation:

Use of estimates
The preparation of financial statements in accordance with GAAP requires management to make 
estimates and assumptions that affect the amounts reported in these consolidated financial 
statements and the disclosures in the accompanying notes. Actual results could differ from those 
estimates. Estimates of future operations were made by management in the calculation of the 
amount of development fee revenue recognized under GAAP.

Cash and cash equivalents 
The Corporation considers all highly-liquid investments purchased with an original maturity of three 
months or less to be cash equivalents.

Restricted deposits and funded reserves 
Restricted reserves and deposits primarily consist of operating and replacement reserves and 
property tax and insurance escrows. Such reserves are required by various financing authorities, 
lenders or stipulations in the applicable partnership or operating agreements. 
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Account receivables and allowance for credit losses
The Corporation recognizes an allowance for credit losses for financial assets carried at amortized 
cost to present the net amount expected to be collected as of the balance sheet date. Such 
allowance is based on the credit losses expected to arise over the life of the asset (contractual 

of the balance sheet date. Assets are written off when the Corporation determined that such 
financial assets are deemed uncollectible or based on regulatory requirements, whichever is earlier. 
Write-offs are recognized as a deduction from the allowance for credit losses. Expected recoveries 
of amounts previously written off, not to exceed the aggregate of the amount previously written off, 
are included in determining the necessary reserve at the balance sheet date. As of December 31, 
2024 and 2023, allowance for credit losses was $571,092 and $513,310, respectively.

Notes receivable
Notes receivable are reported net of credit losses for uncollectible amounts. Management's
estimate of the credit losses is based on historical collection experience and a review of the current 
status of notes receivable. As of December 31, 2024 and 2023, there is no allowance for credit 
losses. All related party notes receivable have been eliminated in consolidation.

Due from affiliates
The advances due from affiliates are reported net of an allowance for credit losses. As of December 
31, 2024 and 2023, there is no allowance for credit losses. All amounts due from affiliates have
been eliminated in consolidation.

Investments in partnerships
Investments in partnerships include the co-general partner interest of the Corporation in certain tax 
credit partnerships which are not controlled by the Corporation. The Corporation accounts for its 
investments in such limited partnerships ("Investees") in accordance with the equity method of 
accounting, under which the investment is carried at cost and is adjusted for the Corporation's
share of the Investees' results of operations and by cash distributions received. The Corporation
regularly assess the carrying value of its investments in partnerships. If the carrying value exceeds 
the estimated value derived by management, the Corporation would reduce its investments by the 
amount by which the carrying amounts exceed the assessed value. During the years ended 
December 31, 2024 and 2023, the Corporation did not make any such adjustments. 

Property, equipment and improvements
Property, equipment and improvements are recorded at cost. Expenditures for maintenance and 
repairs are expensed as incurred, while major renewals and betterments are capitalized. Costs of 
properties constructed or rehabilitated include all direct costs of construction, as well as carrying 
costs during the construction period and indirect costs of construction, supervision and 
management. Upon disposal of depreciable property, the appropriate property accounts are 
reduced by the related costs and accumulated depreciation. The resulting gains and losses are 
reflected in the statements of activities. Depreciation is computed using the straight-line method 
over the estimated useful lives ranging from 5 to 40 years.

It is the Corporation's policy to capitalize expenditures for property, equipment and improvements 
exceeding $5,000.

Predevelopment costs
The Corporation incurs costs in connection with properties it is considering for development as well 
as costs associated with projects in the initial stages of development. These costs include such 
items as market studies, purchase options, environmental study costs, legal and accounting costs. 
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Predevelopment costs are capitalized until such time as the project is no longer considered 
desirable or feasible, at which time the costs are expensed. Predevelopment costs related to 
projects that are ultimately developed are subsequently recorded as receivables to be repaid by the 
applicable projects. During the years ended December 31, 2024 and 2023, $0 of predevelopment 
costs were expensed and included in miscellaneous administrative expense on the consolidated 
statements of functional expenses.

Impairment of long-lived assets
The Corporation reviews its property, equipment and improvements for impairment whenever 
events or changes in circumstances indicate that the carrying value of an asset may not be 
recoverable. When recovery is reviewed, if the undiscounted cash flows estimated to be generated 
by the property are less than its carrying amount, management compares the carrying amount of 
the property to its fair value in order to determine whether an impairment loss has occurred. The 
amount of the impairment loss is equal to the excess of the asset's carrying value over its estimated 
fair value. No impairment losses have been recognized during the years ended December 31, 2024
and 2023.

Tax credit fees 
Costs related to obtaining low-income housing tax credits are being amortized using the straight-
line method over the mandatory 15-year compliance period.

Estimated annual amortization for each of the next five years following December 31, 2024 is
$19,575 for 2025, $12,256 for 2026-2029.

Debt issuance costs
Debt issuance costs, net of accumulated amortization, are reported as a direct deduction from the 
face amount of the mortgage loan payable to which such costs relate. Amortization of debt issuance 
costs is reported as a component of interest expense and is computed using an imputed interest 
rate on the related loan.

Noncontrolling interest in limited partnerships
The noncontrolling interest in the consolidated statements of financial position represent the 
aggregate balance of limited partners' equity interest in the affiliate limited partnerships that are 
included in the consolidated financial statements.

Deferred grant revenue
Government grants related to the acquisition of assets are recognized initially as deferred grant 
revenue when there is reasonable assurance that the Corporation will comply with the conditions 
associated with the grants. Grant revenue is recognized in the consolidated statements of activities 
on a systematic basis over the useful life of the related asset. Deferred grant revenue totaled 
$10,849,338 and $11,186,736 as of December 31, 2024 and 2023, respectively.

Revenue recognition
Revenue primarily consist of rental income, development fees, grants, interest income, 
management fees and share of income from partnerships.

Development fees and management fees are accounted for as contracts with customers. Under the 
guidance for contracts with customers, an entity is required to (a) identify the contract(s) with a 
customer, (b) identify the performance obligations in the contract, (c) determine the transaction 
price, (d) allocate the transaction price to the performance obligations in the contract, and (e) 
recognize revenue when (or as) the entity satisfies a performance obligation. In determining the 
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transaction price, an entity may include variable considerations only to the extent that it is probable 
that a significant reversal in the amount of cumulative revenue recognized would not occur when 
the uncertainty associated with the variable consideration is resolved.

Rental income is recognized as rents become due. Rental payments received in advance are 
deferred until earned. All leases between the Operating Entities and the tenants of the projects are 
operating leases.

Portions of the rental income are in the form of subsidy payments from the U.S. Department of 
Housing and Urban Development ("HUD") under Section 8 of the National Housing Act and a 
Project Rental Assistance Contract. Tenants are subsidized based upon their level of income. Rent 
increases require HUD approval.

The Corporation recognizes grants when cash, securities or other assets, an unconditional promise 
to give, or a notification of a beneficial interest is received. Conditional promises to give - that is, 
those with a measurable performance or other barrier and a right of return are not recognized until 
the conditions on which they depend have been met.

Laundry and cable income received in advance are deferred until earned.

Property management fee income is earned monthly based on the management agreement. Fees 
earned for consolidated entities are eliminated in the consolidation.

Development fees
Development fees earned are paid from the project's equity and debt proceeds at the completion of 
the construction of the project. These fees are recognized over the development period beginning 
when the project is assured of being constructed, as evidenced by the admission of an equity 
partner, as units are delivered or based on the external construction costs incurred as a percentage 
of the total external construction costs expected, and concluding with the application for final 
allocation of tax credits. Any portion of the development fee not expected to be paid using 
contributions from the equity partner, such as out of cash flow from operations represents variable 
consideration.

The Corporation estimates whether it will be entitled to variable consideration under the terms of the 
development agreement and includes its estimate of variable consideration in the total development 
fee amount when it is probable that a significant reversal in the amount of cumulative revenue 
recognized will not occur in accordance with the accounting guidance in ASC Topic 606, Revenue 
from Contracts with Customers, on constraining estimates of variable consideration, which typically 
includes the following factors:

The susceptibility of the consideration amount to factors outside the project's influence,
including insufficient equity and debt proceeds at the completion of the construction of the 
project.

Whether the uncertainty about the consideration amount is not expected to be resolved for a 
long period of time.

The Corporation's experience with similar types of agreements.

Whether the Corporation expects to offer changes to payment terms.
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The range of possible consideration amounts.

The cumulative amount of development fees earned over the development agreement is updated at 
each reporting period based on the project's estimate of the variable consideration using available 
information at the reporting date. Any difference between the gross amount of the project's
developer fee payable and the estimate of variable consideration to which the developer expects to 
be entitled is eliminated in consolidation. There are no contract receivables as of December 31, 
2024 and 2023.

Functional allocation of expenses
The costs of providing the various programs and other activities have been summarized on a 
functional basis in the consolidated statements of activities. The consolidated statements of
functional expenses present the natural classification detail of expenses by function. Program 
services include all expenses relating to development, management of properties, and resident 
services. Supporting services consist of management and general expenses. All expenses are 
directly attributable to a specific function.

Income taxes
HDP and HDP Mason have applied for and received a determination letter from the Internal 
Revenue Service ("IRS") to be treated as a tax-exempt entity pursuant to Section 501 (c)(3) of the 
Internal Revenue Code and Section 23701(d) of the California Revenue and Taxation Code. HDP 
and HDP Mason did not have any unrelated business income for the years ended December 31, 
2024 and 2023. Due to their tax-exempt status, these entities are not subject to income taxes. 
These entities are required to file tax returns with the IRS and other taxing authorities. Management 
believes that HDP and HDP Mason have appropriate support for any tax position taken affecting 
their annual filing requirements, and as such do not have any uncertain tax positions that are 
material to the consolidated financial statements. Accordingly, these consolidated financial 
statements do not reflect a provision for income taxes and these entities have no other tax positions 
which must be considered for disclosure.

Three limited liability companies (HDP Churchill, LLC, HDP West Park Management LLC and HDP 
Mariner's Village Management LLC) have elected to be treated as taxable C-corporations and uses 
the cash basis of accounting, for accounting for income taxes, as allowed under the Internal 
Revenue Code. These entities have no other assets or liabilities beyond their general partner 
interest in the related operating entity. As of December 31, 2024 and 2023, the entities have no 
deferred tax assets or liabilities and no valuation allowance was considered necessary.

The remaining Operating Entities are pass-through entities for income tax purposes and are not 
subject to income taxes. All items of taxable income, deductions and tax credits are passed through 
to and are reported by their owners on their respective income tax returns. The Operating Entities'
federal tax status as pass-through entities is based on their legal status as a partnership or LLC.
The Operating Entities are required to file tax returns with the Internal Revenue Service ("IRS") and 
other taxing authorities. Accordingly, these consolidated financial statements do not reflect a 
provision for income taxes and the entities have no other tax positions which must be considered 
for disclosure. 

Tax returns filed by the entities are subject to examination by the IRS for a period of three years. 
While no tax returns are currently being examined by the IRS, tax years since 2021 remain open for 
examination.
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Leases
The Corporation recognizes a lease asset and a lease liability at the lease commencement date. 
The lease asset is initially measured at cost, which comprises the initial amount of the lease liability 
adjusted for any lease payments made at or before the commencement date, plus any initial direct 
costs incurred. 

The lease liability is initially measured at the present value of the lease payments that are not paid 
at the commencement date, discounted using a risk free rate.

Total lease costs on an undiscounted basis are recognized as rent expense over the term of the 
lease on a straight-line basis. Annual rent expense comprises amortization of the lease asset plus 
interest on the lease liability adjusted for any variations in lease payment amounts. 

Residential rental income
Residential rental income is recognized as rentals become due. Rental payments received in 
advance are deferred until earned. All leases between the Corporation and the tenants of the 
properties are operating leases.

Commercial rental income
Commercial income is recognized on a straight-line basis under which contractual rent increases 
are recognized equally over the lease term. Rental income recorded on the straight-line method in 
excess of the rents billed is recognized as deferred rent receivable. The Corporation begins 
recognizing rental revenue when the tenant has the right to take possession of or controls the 
physical use of the property under lease. The Corporation includes a renewal period in the lease 
term only if it appears at lease inception that the renewal is reasonably certain. If the collectability of 
future lease payments from non-residential tenants is not probable, the Corporation recognizes 
revenue at the lesser of (a) straight-line lease income, plus variable lease payments, or (b) lease 
payments, including variable lease payments collected. All leases between the Corporation and the 
commercial tenants of the property are operating leases.

Advertising
Advertising costs are expensed as incurred.

Syndication costs
Syndication costs are recorded as a direct reduction to noncontrolling interest when incurred.

Reclassification
Certain reclassifications of amounts previously reported have been mase to the accompanying 
consolidated financial statements to maintain consistency between periods presented. The 
reclassifications had no impact on previously reported net assets.

Note 3 - Restricted deposits and funded reserves

In accordance with the terms of loan agreements, regulatory agreements and partnership 
agreements, deposits are made into replacement reserve accounts, operating reserve accounts, tax 
and insurance escrow accounts and other accounts as required by the applicable agreements.
Withdrawals from these accounts may require approval from designated parties.
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Note 4 - Investment in partnerships

HDP consolidates its ownership interest in certain limited partnerships (see Note 2). As of 
December 31, 2024 and 2023, the net investment deficit in limited partnership and limited liability 
companies was $2,924,533 and $3,889,708, respectively, which was eliminated in consolidation for 
the years ended December 31, 2024 and 2023.

The following is condensed financial information as of December 31, 2024 and 2023 for those 
entities which are recorded on the equity method included in investment in partnerships in the 
consolidated financial statements.

Investment in partnerships consist of the following at December 31, 2024:

Investment in partnerships consist of the following at December 31, 2023:

Note 5 - Property, equipment and improvements, net

Property, equipment and improvements consists of the following as of December 31, 2024 and
2023:

Depreciation expense totaled $4,809,176 and $5,343,164 for the years ended December 31, 2024
and 2023, respectively.
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Note 6 - Mortgages and notes payable
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The annual maturities of long-term debt for each of the next five years and thereafter subsequent to 
December 31, 2024 are as follows:

The liability of the Corporation under the mortgages and notes is limited to the underlying value of 
the real estate collateral plus other amounts deposited with the lenders.

Note 7 - Related party transactions

SDHC made payments on behalf of the Corporation. Amounts due to related parties are generally 
settled in the normal course of business, noninterest bearing and are due on demand. As of 
December 31, 2024 and 2023, $602,626 and $3 , is payable to related parties. 

Note 8 - Leases

Ground leases with SDHC
Ground leases consist of the following at December 31, 2024:
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Ground leases consist of the following at December 31, 2023:

Commercial lease
Commercial leases consist of the following at December 31, 2024:

Minimum lease payments for the next five years following December 31, 2024 are as follows:

Note 9 - Consolidated statements of cash flows

The following table provides a reconciliation of cash, cash equivalents, and restricted cash reported 
within the consolidated statements of financial position that sum to the total of the same such 
amounts in the consolidated statements of cash flows.
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Amounts included in restricted cash are comprised of security deposits held in trust for the future 
benefit of tenants upon moving out of the projects and reserves as required by regulatory 
authorities and the partnership/operating agreements.

Note 10 - Net assets

As of December 31, 2024, the Corporation's net assets totaled $42,080,993, of which $46,740,788
is attributable to the noncontrolling interest in the tax credit partnerships and management LLC's. 
This represents the aggregate balance of limited partners' equity interest in the affiliate limited 
partnerships and nonmanaging members' equity interest in the affiliate LLC's.

Note 11 - Guaranties

In its role as general partner of the various partnerships, HDP is liable for recourse liabilities. These
partnerships have been allocated low-income housing tax credits pursuant to Internal Revenue 
Code Section 42. In connection with their general partnership interests, certain guarantees have 
been made to the partnerships, including the following:

Development deficit and repurchase guarantees
The Corporation is obligated to pay any development cost deficits or, at the option of the 
investor limited partner, to purchase the interest of the investor limited partner if the project is 
not completed or if permanent financing has not been obtained by specific dates. This obligation 
typically terminates upon funding of permanent project financing. As of December 31, 2024 and
2023, no amounts were due under this guaranty.

Construction loan repayment and completion guarantees
The Corporation has provided repayment guarantees for construction loans as well as unlimited 
construction completion guarantees in favor of certain lenders for the development and lease-up
of the project, should the project not receive expected permanent financing, or should the cost 
of the development exceed permanent financing received. There are no significant delays or 
cost overruns in current development projects. As of December 31, 2024 and 2023, no amounts 
were due under this guaranty.

Operating deficit guaranty 
The Corporation is obligated to make noninterest-bearing loans to cover operating cash 
shortfalls which are repayable through available cash flow if the projects operating reserves 
were depleted. The guarantees are on a per project basis for various lengths of time, as defined
in the limited partnership agreements. As of December 31, 2024 and 2023, no amounts were 
due under this guaranty.

The following are the projects which are under the operating deficit guaranty and the maximum 
amount of the guaranty as of December 31, 2024:
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Recapture guaranty
In the event of a recapture of tax credits previously received by the investor limited 
partners/members, the Corporation shall be obligated to reimburse the investor limited partner 
or investment member for any recaptured credits plus any associated penalties, interest or 
additional taxes due. The Corporation shall not be liable for a recapture event caused by a 
change in law or actions of the investor or special limited partner. As of December 31, 2024 and
2023, no amounts were due under this guaranty.

Note 12 - Concentration of credit risk

The Corporation maintains cash and cash equivalents with various financial institutions. All reserves 
are held in the Corporations' name. At times, these balances may exceed the federal insurance 
limits; however, the Corporation has not experienced any losses with respect to its bank balances in 
excess of government provided insurance. Management believes that no significant concentration 
of credit risk exists with respect to these cash and cash equivalents balances at December 31, 
2024.

Note 13 - Availability and liquidity

The following represents the Corporation's financial assets at December 31, 2024 and 2023:

The Corporation's financial assets are intended to be sufficient to meet its general expenditures, 
liabilities and other obligations as they become due. As part of its liquidity plan, excess cash is 
invested in short-term investments, including money market accounts and certificates of deposit, or 
used as part of income generating programs. Restricted deposits and funded reserves are excluded 
from availability and liquidity as they are not available for general expenditure (see Note 3).

Note 14 - Commitments and contingencies

Rental assistance contracts
Nine of the properties owned by the Corporation have entered into rental assistance contracts with 
HUD or SDHC. The contracts have various terms and require the affiliate projects to operate as a
low-income housing property and to obtain approval of all rent increases from HUD or SDHC. In
addition, the Corporation operates in a heavily regulated environment. The operations of the 
Corporation are subject to the administrative directives, rules and regulations of federal regulatory 
agencies, including, but not limited to, HUD. Such administrative directives, rules and regulations 
are subject to change by an act of Congress or an administrative change mandated by HUD. Such 
changes may occur with little notice or inadequate funding to pay for the related cost, including the 
additional administrative burden, to comply with a change.
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Low-income housing tax credits
The low-income housing tax credits received by the Corporation are contingent on their ability to 
maintain compliance with applicable sections of Section 42. Failure to maintain compliance with 
occupant eligibility and/or unit gross rent, or to correct noncompliance within a specified time period, 
could result in recapture of previously taken tax credits plus interest. In addition, such potential 
noncompliance may require an adjustment to the contributed capital by the limited partner. 

Litigation
The Corporation is subject to lawsuits and claims, which arise out of the normal course of its 
activities. In the opinion of management, based upon the opinions of legal counsel, the disposition 
of any and all such actions, of which it is aware, will not have a material effect on the financial 
position of the Corporation.

Economic concentrations
The Corporation owns, operates and invests in rental property located in San Diego, California 
whose operations could be affected by changes in economic or other conditions in that 
geographical area or by changes in federal low-income housing subsidies or the demand for such 
housing.

Note 15 - Subsequent events

Events that occur after the consolidated statement of financial position date but before the 
consolidated financial statements were available to be issued must be evaluated for recognition or 
disclosure. The effects of subsequent events that provide evidence about conditions that existed at 
the consolidated statement of financial position date are recognized in the accompanying 
consolidated financial statements. Subsequent events which provide evidence about conditions that 
existed after the consolidated statement of financial position date, require disclosure in the 
accompanying notes. Management evaluated all activity of the Corporation through (REPORT 
DATE), the date the consolidated financial statements were available to be issued, and concluded 
that no subsequent events have occurred that would require recognition in the consolidated 
financial statements or disclosure in the notes to consolidated financial statements.
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7/8/2025 

To the Audit Committee and Board of Directors 

We have audited the consolidated financial statements of Housing Development Partners of San Diego 
(the "Corporation") as of and for the year ended December 31, 2024, and we have issued our report 
thereon dated (Report Date). Professional standards require that we provide you with information about 
our responsibilities under generally accepted auditing standards, as well as certain information related 
to the planned scope and timing of our audit. We have communicated such information in our letter to 
you dated December 4, 2024. Professional standards also require that we communicate to you the 
following information related to our audit. 

Significant Audit Matters 

Qualitative Aspects of Accounting Practices  

Management is responsible for the selection and use of appropriate accounting policies. The significant 
accounting policies used by Housing Development Partners of San Diego are described in Note 2 to 
the consolidated financial statements. No new accounting policies were adopted, and the application of 
existing policies was not changed during 2024. We noted no transactions entered into by the 
Corporation during the year for which there is a lack of authoritative guidance or consensus. All 
significant transactions have been recognized in the financial statements in the proper period. 

Accounting estimates are an integral part of the consolidated financial statements 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 consolidated 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: 

 Allocation of expenses related to more than one function.

 Developer fees revenue recognition.

Management's estimates and judgements were based on the following: 

 Management's estimates of the allocation of expenses related to more than one function is
based on systematic methods. Directly identifiable expenses are charged to respective program
and supporting services benefitted.

 Developer fees are recognized as revenue using the percentage of completion method and the
likelihood of collection of the fees receivable based upon the expected future cash flows of the
projects.
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For all significant estimates made by management noted above, we evaluated the methods, 
assumptions, and data used to develop the estimates in determining that they are reasonable in 
relation to the consolidated financial statements taken as a whole.  

Certain financial statement disclosures are particularly sensitive because of their significance to 
financial statement users. The most sensitive disclosures affecting the financial statements are included 
in Notes 1 through 15 to the consolidated financial statements. The disclosures in these notes are 
neutral, consistent, and clear.  

The financial statement disclosures are neutral, consistent, and clear. 

Compliance with All Ethics Requirements Regarding Independence 

The engagement team, others within our firm as appropriate, our firm, and our network firms have 
complied with all relevant ethical requirements regarding independence. 

Significant Risks Identified  

We identified the following significant risks: (1) management override of controls (2) revenue 
recognition (3) allocation of functional program expenditures. 

Difficulties Encountered in Performing the Audit  

We encountered no significant difficulties in dealing with management in performing and completing our 
audit. 

Corrected and Uncorrected Misstatements

Professional standards require us to accumulate all misstatements identified during the audit, other 
than those that are clearly trivial, and communicate them to the appropriate level of management. 
Management has corrected all such misstatements.  In addition, none of the misstatements detected as 
a result of audit procedures and corrected by management were material, either individually or in the 
aggregate, to the financial statements taken as a whole.  

Disagreements with Management

For purposes of this letter, a disagreement with management is a disagreement on a financial 
accounting, reporting, or auditing matter, whether or not resolved 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 management 
representation letter dated (Report Date). 

Management Consultations with Other Independent Accountants  

In some cases, management may decide to consult with other accountants about auditing and 
accounting matters, similar to obtaining a "second opinion" on certain situations. If a consultation 
involves application of an accounting principle to the Corporation's financial statements or a 
determination of the type of auditor'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 facts. To our knowledge, there were no such consultations with other 
accountants. 
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Other Audit Findings or Issues  

We generally discuss a variety of matters, including the application of accounting principles and 
auditing standards, with management each year prior to retention as the Corporation's auditors. 
However, these discussions occurred in the normal course of our professional relationship and our 
responses were not a condition to our retention. 

Other Matters  

With respect to the supplementary information accompanying the financial statements, we made certain 
inquiries of management and evaluated the form, content, and methods of preparing the information to 
determine that the information complies with U.S. generally accepted accounting principles, the method 
of preparing it has not changed from the prior period, and the information is appropriate and complete 
in relation to our audit of the financial statements. We compared and reconciled the supplementary 
information to the underlying accounting records used to prepare the financial statements or to the 
financial statements themselves. 

This information is intended solely for the use of the Audit Committee, Board of Directors and 
Management of Housing Development Partners of San Diego and is not intended to be, and should not 
be, used by anyone other than these specified parties.  

Very truly yours, 

CohnReznick, LLP 
Sacramento, California 


