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Amount Interest Rate Term / Unit Amount / Unit

Conventional Perm Loan 3,979,553$     6.50% 30 51,020$   Land Costs 3,640,000$          46,667$     

Tax Credit Proceeds 15,343,593 0.00% 0 196,713 Insurance 336,328 4,312

SDHC Residual Receipt Loan 4,905,000 3.00% 55 62,885 Architecture and Engineering 755,000 9,679

0 0 0.00% 0 0 Permit and Impact Fees 1,989,920 25,512

0 0 0.00% 0 0 Furniture, Fixtures, and Eqpmt. 150,000 1,923

SDH Waived Fees 154,363 0.00% 0 1,979 Construction Contract 13,453,111 172,476

0 0 0.00% 0 0 Soft Costs 1,270,027 16,282

0 0 0.00% 0 0 Loan Fees and Interest 1,124,027 14,411

0 0 0.00% 0 0 Operating Reserves 180,555 2,315

Prestabalization Income 90,553 0.00% 0 1,161 Developer Fee 1,400,000 17,949

Deferred Developer Fee 2,606 6.00% 15 33 Project Contingency 176,700 2,265

24,475,668$   313,791$ 24,475,668$        313,791$   

Source Amount Date Comments Bedrooms Avg. Rent Total Units %

Tax Credit Proceeds $1,267,180 February-13 CL Close 0 0 0%

Tax Credit Proceeds $11,007,695 July-14 Rent up 1 859.00$        2 3%

Tax Credit Proceeds $3,068,719 December-14 Perm Conversion 2 891.43$        51 66%

SDHC Residual Receipt Loan $1,471,500 February-13 CL Close 3 846.33$        24 31%

SDHC Residual Receipt Loan $1,471,500 November-13 4 0 0%

SDHC Residual Receipt Loan $1,471,500 March-14 Average Income: 49.6% 77 100%

SDHC Residual Receipt Loan $490,500 December-14 Perm Conversion

Item SQ. Footage Item /Unit /Year Amount

Structures 98,642 Income 10,033$     

Common Bld. 7,644 Expenses 5,389$       

Total 106,286 Net Oper. Inc. 4,644$       

Debt Service 3,870$       

CL Closing: 2/1/13 Debt Cov. Ratio 1.20

Value

Eligible Basis 19,405,473$        

Eligible Basis Limit 21,444,111$        

Voluntarily Excluded Basis 15.6%

Voluntarily Excluded Basis 3,027,254$          

Credit Reduction -$                    

Calculation Quantity Bedrooms AMI Rent Util. Federal Credit Price 0.97$                  

TCAC 12 2 1 60% 859$        44$          State Credit Price 0.50

TCAC 12 4 2 30% 491$        50$          Annual Federal Credits 1,581,972

TCAC 12 4 2 35% 582$        50$          Annualized State Credits 0

TCAC 12 4 2 40% 672$        50$          Total Annualized Credits 1,581,972

TCAC 12 4 2 45% 762$        50$          TCAC Tiebreaker 0.31

TCAC 12 4 2 50% 853$        50$          

TCAC 12 31 2 60% 1,033$     50$          0

TCAC 12 4 3 30% 568$        58$          

TCAC 12 4 3 35% 672$        58$          

TCAC 12 4 3 40% 777$        58$          

TCAC 12 4 3 45% 881$        58$          

TCAC 12 4 3 50% 986$        58$          

TCAC 12 4 3 60% 1,194$     58$          

Rent Schedule

Tax Credit Information

Item

Square Footages Operations

Source Uses

Source Pay in Schedule Bedroom Mix / Rent Levels

PROJECT SUMMARY
Non-Rural, 9%, Family, Mesa Commons, SAN DIEGO , 77-units +1-mgr unit Non PW, San Diego County

5/17/2012

10:12 AM

Permanent Sources Permanent Uses

S:\_Projects\San Diego - Mesa Commons\2.0 Financing\2.7 Proformas\SD-MC Proforma.xlsm
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Code Description Amount Basis Percentage Notes

10010 LAND ACQUISITION 3,600,000 0 0%

10020 LAND CARRY COST 20,000 0 0%

10030 APPRAISAL 7,500 7,500 100% aditional appraisal 2,500

10040 MARKET STUDY 18,000 18,000 100%

30030 PLAN CHECK FEES 0 0
30040 DEVELOPER IMPACT 1,989,920 1,835,557 92%

30050 PERMIT FEES 0
30060 REFUNDABLE FEES 0 0
40000 ARCHITECT & ENGINEERING 755,000 755,000 100% added NEPA preparation 30,000

40800 COMMUNITY OUTREACH 47,000 0 0%

40900 OTHER

50000 CONSTRUCTION CONTRACT 13,453,111 13,453,111 100% removed pool from plan -65,000

50099 5% HARD COST CONTINGENC 586,448 586,448 100%

60020 MARKETING/LEASE-UP 50,000 0 0%

60030 FURNITURE/FXTRS/EQMT 150,000 150,000 100%

60040 OPERATING RESERVES 180,555 0 0%

70000 GENERAL & ADMINISTRATION 2,000 0 0%

70010 ACCOUNTING 60,000 54,000 90%

70020 LEGAL FINANCE 90,000 0 0%

70025 LEGAL OTHER 20,000 0 0%

70030 INSURANCE/BONDING 336,328 336,328 100%

70040 FTB COST 1,600 0 0%

70050 GENERAL REIMBURSEMENTS 5,000 0 0%

80100 PRE DEV INTEREST 30,000 0 0%

80110 CONSTRUCTION INTEREST 884,436 530,662
80200 CON. LOAN FEES / COST 130,000 78,000
80400 CTCAC FEES 160,129 0
80300 PERM LOAN FEES / COST 79,591 0 0%

90020 5% SOFT COST CONTINGENC 176,700 176,700 100%

SDHC Origination & Legal 69,050 24,168 35%

INT. RATE/CREDIT PRICE CON 173,300 0 0%

PROPERTY TAX

OTHER

DEVELOPER FEE, DEFERRED 0
90010 DEVELOPER FEE 1,400,000 1,400,000 100%

24,475,668 19,405,473

COST INPUT
Non-Rural, 9%, Family, Mesa Commons, SAN DIEGO , 77-units +1-mgr unit Non PW, San Diego County

S:\_Projects\San Diego - Mesa Commons\2.0 Financing\2.7 Proformas\SD-MC Proforma.xlsm



Attachment 5 

 

Mesa Commons Proposed Schedule 

 

Activity Date 
 

TCAC Application Deadline June 11, 2012 

TCAC Award Date October 1, 2012 

Construction Loan Close March 1, 2013 

Construction Start March 1, 2013 

TCAC 180 Day Deadline April 1, 2013 

Construction Completion May 1, 2014 

Property Leased to 95%  July 1, 2014 

Close Permanent Loan January 1, 2015 
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PROPOSED LOAN NON-BINDING COMMITMENT TERMS SUMMARY 

Mesa Commons Affordable Housing Project 
6456 El Cajon Boulevard, San Diego  92115 (“Property”) 

March 19, 2012 
 
The San Diego Housing Commission (“Housing Commission”)  is pleased to submit this non-binding 
commitment terms summary.  This commitment terms summary is not a binding contract.  The purpose of this 
commitment terms summary is to set forth the general terms and conditions under which the Housing 
Commission is interested in making a loan (“Housing Commission Loan”) to Palm Communities or an entity 
controlled by Palm Communities (“Borrower”) with respect to the Property.  Closing must occur within one (1) 
year of Housing Authority of the City of San Diego approval of the Housing Commission Loan, unless an 
extension is granted by the President & CEO of the Housing Commission in his sole discretion. In the event of a 
conflict between any term or provision (or absence of any term or provision) of this commitment terms summary 
and any term or provision of any approval of any applicable board or governing body, the term or provision of 
such board or governing body shall apply.  Provided the Housing Commission Loan is approved by the Housing 
Authority of the City of San Diego, the following terms shall apply to the Housing Commission Loan.  In 
addition, Exhibit A details other Housing Commission requirements. 
 
1. Maximum loan amount – Not to exceed $4,905,000.  To be used for the acquisition, construction and 

permanent financing of a 77-unit (plus 1 manager’s unit) affordable housing project (“Project”) located at 
6456 El Cajon Boulevard (“the Property”).  The Housing Commission Loan will be secured by a deed of trust 
which will be subordinate to the deed of trust and security instruments securing the conventional construction 
and permanent financing to be provided by a commercial bank, only. 

 
2. Loan - Simple interest at 3% annually.   
 
3. Term – 55 year maximum. 

 
4. Residual payments - The proposed loan will be repaid with annual residual receipt payments to the Housing 

Commission. Borrower and Housing Commission will split available cash flow 50/50. Residual receipt 
payments will be payable beginning on May 1, in the year immediately following the calendar year in which 
construction of the Project is completed. 

 
5. Affordability – 40 units (52%) are to be rent and occupancy restricted at 50% AMI and 37 units (48%) are to 

be rent and occupancy restricted at 60% AMI.  
 

6. Funding Sources –The Housing Commission may fund the Housing Commission Loan from various sources 
including local, State, and/or federal funds, including HOME Investment Partnership Program funds.  The 
Housing Commission reserves the right to allocate available program funds in the best interest of the Housing 
Commission. Borrower should be familiar with the HOME program rules and regulations as well as Federal 
Davis-Bacon law. 

 
7. Managers’ Units - There will be one manager’s unit (the number of manager’s units must be in conformance 

with the TCAC program requirements). 
 

8. Cost Savings – If there are any cost savings, improved debt, or improved tax credit equity pricing then such 
funds will be first used to make an adjustment to the total tax credit allocation as may be required by TCAC 
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and thereafter apply 100% of the excess sources/cost savings towards the reduction of the Housing 
Commission’s loan. Up to 50% of any costs savings can be used to pay any deferred developer fees.   

 

9. Financing Gap - The Borrower will cover any financing gap with its equity, its developer fee and/or other 
non-Housing Commission sources, all of which shall be subject to the approval of the Housing Commission 
in its sole discretion and will not be unreasonably withheld. 

 
10. Recourse - The Housing Commission’s loan will be recourse until the timely completion of the construction, 

after which it will become non-recourse.   
 
11. Prevailing Wages – The Borrower’s proforma does not budget for prevailing wages. It is anticipated that the 

current sources of funding will not require prevailing wages based on current funding amounts.   The Housing 
Commission may change (increase or decrease) the HOME funding amount based on funding availability 
from other Commission programs and shall give Borrower 45day notice of such changes prior to the Tax 
Credit Allocation Committee application deadline. Changes in funding could result in the requirements for 
payment of prevailing wages. Any increased costs to the Borrower resulting from the requirement to pay 
prevailing wages shall be paid for by the Borrower. 

 
12. Builder General Conditions, Profit & Overhead – The construction contract shall be competitively bid to 

at least three qualified general contractors.   
 

13. Contingency - 10% of the Housing Commission loan amount will be withheld as contingency and will be 
paid upon final cost certification and conversion to permanent loan.  This contingency amount will be reduced 
by any project cost savings.   

 

14. Limited Partnership Fees – Amounts not to exceed:General Partner(s) $17,500/year, and 
Special Limited Partner $5,000/year.   

 

15. Property Management Fee - Proposed at $39,312 ($43.00/unit/month). 
 

16. Replacement Reserve – To be consistent with TCAC Regulations (estimated at $250/unit/year). 
 

17. Operating Reserve - To be consistent with TCAC Regulations (three months estimated operating expenses 
and three months debt service under stabilized occupancy).  
 

18. Loan Disbursement Schedule –Upon submittal and approval of eligible costs, the Housing Commission 
Loan will be disbursed as follows:  up to thirty percent (30%) at escrow closing, up to sixty percent (60%) 
during construction, and ten percent (10%) upon conversion to permanent financing.  Ten percent of the 
HOME Investment Partnership funds are to be withheld until issuance of a Certificate of Occupancy and all 
unconditional lien releases are forwarded to the Housing Commission.  The President and Chief Executive 
Officer is authorized to modify the Housing Commission loan disbursement schedule in his sole reasonable 
discretion. 
 

19. Developer Fee - Maximum $1,400,000. The developer fee disbursement will be confirmed by the tax credit 
investor partner.  It is estimated that the developer fee will be disbursed at completion of construction.   
Developer fee may be deferred and paid out of projects operations cash flow within ten years from projects 
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placed in service date. Any unpaid deferred developer fee after this ten-year period shall become Borrower’s 
capital contribution to the project.  
 

20. SDHC Monitoring Fees – Borrower will pay a monitoring fee for setup and an annual monitoring fee in 
accordance with the then-existing Housing Commission fee schedules. 
 

21. SDHC Legal Fees – Borrower will pay Housing Commission legal fees in an amount estimated at $20,000 
and to be calculated at escrow closing. 
 

22. Origination Fee – Borrower to pay Housing Commission loan origination fee equal to 1% of the Housing 
Commission Loan amount. 

 
23. Closing Costs – Borrower shall pay all escrow, title and closing costs, including, without limitation, paying 

for an ALTA lenders policies for the Housing Commission Loan, with endorsements acceptable to the 
Housing Commission, insuring the Housing Commission Loan lien priority as referenced in this letter. 

 
24. Additional Conditions – The Housing Commission reserves the right to impose such additional conditions in 

the final documentation of the transaction as are reasonably necessary to protect the interests of the Housing 
Commission and fulfill the intent of this letter. 
 

25. Purchase Option – Housing Commission shall have a first right of refusal to purchase the Property and the 
Project.  The Housing Commission and the Borrower will enter into an option agreement whereby the 
Commission will have the option to purchase the Property and the Project at any time during the three-year 
period beginning at the end of the fifteen-year tax credit compliance period for an amount equal to the greater 
of: (i) the fair market value of the Property and the Project (taking into account the various rent and 
occupancy restrictions); or (ii) the sum of: (a) the limited partner project related tax liability; plus (b) the 
principal of and all accrued interest of the Housing Commission loan and all other loans secured by the 
property.  
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Exhibit A 
 

1. Pursue Maximum Financing from Other Sources – The borrower is required to pursue maximum available financing 
from other sources including a funding application the Federal Home Loan Bank Affordable Housing Program (AHP).  
If awarded, these other sources’ funds would used first to pay Housing Commission approved cost overruns and/or 
reductions in estimated funding.  The remaining additional proceeds, as allowed by TCAC, would reduce the Housing 
Commission’s permanent financing loan. 

 
2. Insurance- Borrower shall at all times during the term of the loan maintain General Liability and Property Insurance in a 

form and in acceptable to the Housing Commission and approved by the Housing Commission’s General Counsel. The 
San Diego Housing Commission, the Housing Authority of the City of San Diego, and the City of San Diego shall be 
listed as an additional insured for General Liability Insurance and Property Insurance and the San Diego Housing 
Commission shall be endorsed as a loss payee of the Private Insurance.  

 
3. Loan Security – The Housing Commission loan shall be evidenced by a deed of trust, in a form and format acceptable to 

the Housing Commission and its General Counsel in their sole discretions, made in favor of the Housing Commission 
and secured by the value of the property.  
 

4. Senior Financing – The Housing Commission loan will be subordinate to a senior loan.  
 

5. Cure Rights – The Housing Commission shall have the right, but not the obligation, to cure all senior encumbrances in 
all subordinating agreements that it executes. All subordination agreements shall be subject to the sole approval of the 
Housing Commission’s President and Chief Executive Officer and General Counsel.  
 

6. Management Plan – The Management Plan shall be subject to periodic approval by the Housing Commission, in its 
reasonable discretion.  
 

7. Approval of Management – The Housing Commission reserves the right to declare Borrower in default of the loan 
agreement after an uncured ninety (90) day written notice of malfeasance and/or misfeasance in management of the 
project.  
 

8. ALTA Lender’s Policy – The Borrower shall acquire, at its sole cost and expense, ALTA Lender’s Policies for the loan 
with endorsements acceptable to the Housing Commission insuring the Housing Commission’s lien position.  
 

9. Environmental Requirements – Notwithstanding any provision of this Letter, the parties agree and acknowledge that 
this Letter constitutes a conditional reservation and does not represent a final commitment of HOME funds or site 
approval under 24 CFR Part 58 of the National Environmental Policy Act (NEPA). Should HOME funds constitute a 
portion of the funding for the project, a final reservation of HOME funds shall occur only upon satisfactory completion 
of environmental review and receipt by  the City of San Diego of a Release Of Funds from the U.S. Department of 
Housing and Urban Development under 24 CFR Part 58 of NEPA. The parties agree that the provision of any HOME 
funds to the project is conditioned on the City of San Diego’s determination to proceed with, modify or cancel the 
project based on the results of subsequent environmental review under NEPA. By execution of this Letter, you 
acknowledge no legal claim to any amount of HOME funds to be used for the project or site unless and until the site has 
received environmental clearance under NEPA. You are also prohibited from undertaking or committing any funds to 
physical or choice-limiting actions, including property acquisition, demolition, movement, clearance, rehabilitation, 
conversion, repair or construction prior to environmental clearance under NEPA. Violation of this provision may result 
in denial of any HOME funds for this project.  
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