
 
 

REPORT TO THE HOUSING AUTHORITY 
 

DATE ISSUED:  October 12, 2012         REPORT NO:  HAR12-043 

 

ATTENTION: Chair and Members of the Housing Authority of the City of San Diego

For the Agenda of November 27, 2012 

 

SUBJECT:       Final Bond Authorization for Ninth & Broadway                                                                    

 

COUNCIL DISTRICT: 2 

 

REQUESTED ACTION: 
Take the final step to authorize the issuance of Housing Authority of the City of San Diego multifamily 

mortgage revenue bonds to facilitate the new construction of a 121-unit portion of the Ninth and 

Broadway Apartments.     

 

STAFF RECOMMENDATION: 
That the Housing Authority of the City of San Diego (“Housing Authority”) authorize the issuance of up 

to $23,000,000 in multifamily housing revenue bonds to fund construction of 121 units in floors 8-17 of a 

250-unit affordable rental housing development located at 929 Broadway, by Broadway Upper Tower 

Associates LP (“BUTA”).     

 

SUMMARY: 
The Project 

Ninth and Broadway is BRIDGE Housing Corporation’s (“BRIDGE”) proposed 17-story high-rise tower to 

be located at the southeast corner of Ninth Avenue and Broadway (Attachment 1 – site map). The 

project was underwritten, financed and approved by the former Redevelopment Agency of the City of 

San Diego (“Agency”).  The proposed development is a new construction project that will provide 250 

affordable rental units and will include 88 supportive housing units (35 percent of the total) for those 

who are homeless or at risk of becoming homeless with 25 of the 88 units specifically targeted for adults 

and youth with mental illness. 

 

The 250 unit, 17-story development will be “vertically subdivided” and structured into two separate 

projects (project #1 is floors 1-7 and project #2 is floors 8-17) with separate legal ownership and 

separate project financing.  This report, and the proposed issuance of multifamily mortgage revenue 

bonds, are only applicable to the construction and financing for project #2 (floors 8-17). 

 

1) Floors 1-7 (129 units) will be financed using 9 percent tax credits along with California Department 

of Housing and Community Development Multifamily Housing Program (“MHP”) funds and will be 

owned by the single asset entity Broadway Tower Associates LP (“BTA”), a California limited 

partnership with Broadway Tower, Inc. as the initial General Partner. 

 

2) Floors 8-17 (121 units) will be financed with 4 percent tax credits with multifamily mortgage 

revenue bonds and will be owned by BUTA, a California limited partnership with Broadway Upper 

Tower, LLC as the initial general partner. 



October 12, 2012 

Final Bond Authorization - Ninth & Broadway  
Page 2  

 

On March 21, 2012, the City Council approved a Second Amendment to the Disposition and Development 

Agreement (“DDA”) (City Council Resolution #307346) for Ninth and Broadway with the developer BTA. 
 

The proposed 17-story building will consist of 248 affordable rental units targeted for low and very-low 

income individuals, two managers’ units, approximately 15,000 square feet of resident community 

space, approximately 5,800 square feet of ground-floor retail space, and two-and-a-half levels of 

underground parking with  115 parking spaces.  All units will have individual bathrooms and kitchen 

areas.  The project will be managed by BRIDGE Property Management, a subsidiary of BRIDGE which 

currently manages over 7,000 units.  BRIDGE Property Management has 20 years of experience in 

managing affordable rental housing, including a number of supportive housing projects.  The project 

will be staffed by two full-time resident managers, one-and-a-half full-time equivalent service 

coordinators, one full-time leasing officer, one part-time compliance officer, two full-time janitors, one 

full-time maintenance supervisor and one full-time maintenance technician.  There will be a security 

guard on site during non-business hours.  A variety of services will be provided on-site, including 

nutrition classes, financial management classes, and job training. 
 

Bond Allocation 

The California Debt Limit Allocation Committee (“CDLAC”) approved a $23,000,000 bond allocation 

on September 26, 2012. 
 

The Property 

The fee title ownership of the project site, as well as rights and obligations under the DDA, were 

transferred from the Agency to the City of San Diego in March 2011.  On August 8, 2011 the developer 

and the City executed a 70-year ground lease.  The project site is a 25,000-square-foot parcel at the 

southeast corner of Ninth Avenue and Broadway. The parcel consists of a vacant lot currently utilized as 

a surface parking lot and a one-story warehouse structure (not historically significant).   
 

Project Sustainability    

The project will be built to meet or exceed LEED Silver standards.   Items such as photovoltaic for 

house electric, solar for hot water heating, green roof (located on the 15
th

 floor terrace), and low flow 

water fixtures will be utilized.  The developer will ensure that the project will exceed the State Title 24 

(California Energy Code) requirements by approximately 17.5 percent. 
 

The Development Team 

BRIDGE has formed BUTA as a single asset limited partnership to own the 121-unit project.  Broadway 

Upper Tower LLC will be the BUTA limited partnership’s initial General Partner.   Broadway Upper 

Tower LLC’s sole member is BRIDGE Housing Corporation Southern California, a 501(c)(3) nonprofit 

corporation (Attachment 2 - Organizational Chart). 
 

BRIDGE Housing Corporation Southern California has developed approximately 1,100 affordable units 

in San Diego County including constructing the 112-unit Torrey Del Mar Apartments located at 13875 

Carmel Valley Road, in 2003, with San Diego Housing Commission (“Housing Commission”) funding.  

BRIDGE Southern California’s parent, BRIDGE, is a successful affordable housing developer with 

significant experience in a wide range of housing projects. Formed in 1983, BRIDGE Housing 

Corporation has developed over 13,000 affordable homes for more than 35,000 Californians; helped 

one-fourth of its residents advance to homeownership; provided hundreds of construction and permanent 

jobs; provided over 550,000 square feet of commercial space; and won over fifty state, national, and 

international awards. 
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Table 1 Development Team Summary 

ROLE FIRM/CONTACT OWNERSHIP 

Developer Broadway Upper Tower Associates LP 

Contact:  Kimberly McKay, Executive 

Vice President, BRIDGE Housing 

Corporation Southern California 

General Partner: BRIDGE SC, 

LLC – Its sole member is 

BRIDGE Housing 

Corporation Southern California, 

a 501(c)(3) nonprofit  

Architect Studio E Architects  

Contact:  Eric Naslund, Principal and 

McLarand, Vasquez, Emsiek, & 

Partners (MVE) – Architect of Record 

Contact: Rick Castillo, Principal 

Studio E:  Eric Naslund and John 

Sheehan (Privately Owned) 

MVE:  Carl McLarand, Ernesto 

Vasquez and Richard Emsiek 

(Privately Owned) 

General Contractor      Highland Partnership, Inc. Ian Gill and J. David Gardner  

Civil Engineer Fuscoe Engineering Inc.  

Construction Lender Mortgage revenue bonds; U.S. Bank  

Prevailing Wage Monitor To be determined  

Property Management BRIDGE Property Management Co. 501(c)(3) nonprofit corporation 

 

Housing Affordability 

The proposed issuance of multifamily mortgage revenue bonds will provide construction and permanent 

gap financing to construct floors 8-17, a 121-unit portion of the affordable development’s 248 units.  

The City’s DDA agreement will restrict the project’s affordability for 55 years.   The bond program 

restrictions will be recorded against the property for fifty-five years.  The 121 units will be affordable to 

tenants with incomes at Area Median Income (“AMI”) levels ranging from 40 percent AMI to 60 

percent AMI.    

Table 2 Affordability & Rent Table 

Ninth and Broadway – Floors 8-17 (121 unit portion of the total 250 unit development) 

 

Affordability Mix 

Living Units  

(337 square feet) 
Studio Units  

(447 square feet)  
One Bedrooms 
(623 square feet) 

  

Project #2 Floors 8-17 

(121 units portion): 

 

Units 

Estimated 

Net Rent 

 

Units 

Estimated 

Net Rent 

 

Units 

Estimated 

Net Rent 

 

Total 

40% AMI units 49 $ 548 * 0 -- 0 -- 49 

50% AMI units 0 -- 5 $642 * 6 $729 * 11 

60% AMI units 0 -- 6 $773 * 54 $879 * 60 

Manager’s unit 0 -- 0 -- 1 -- 1 

Subtotal 49  11  61  121 

Project #1 Floors 1-7 

(129 units portion): 

   --    

30% AMI units  88 --  3 --  2 --  93 

40% AMI units  6 --  1 -- 0 --  7 

50% AMI units 0 --  16 --  12 -- 28 

Manager’s unit 0 -- 0 -- 1 -- 1 

Subtotal  94   20   15  129 

Total Units  143 --  31 -- 76 -- 250 

 * Developer’s estimated net rents after utilities allowance deduction. 
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Financing Structure 

Estimated sources of funding are summarized in the following table: 

 

Table 3 - Estimated Sources of Funding  

(This Table is only for the Floors 8-17, 121 Unit Portion of the Total 250 Unit Development) 

Construction Funding Sources Amounts Permanent Funding Sources Amounts 

Construction loan (multifamily 

mortgage revenue bonds)  

 

$22,000,000 

Permanent Loan (multifamily 

mortgage revenue bonds)  

 

$1,595,000 

City of San Diego (former 

Redevelopment Agency loan)  

 

$13,372,980 

City of San Diego (former 

Redevelopment Agency Loan)  

 

$18,872,980 

4% Tax Credit Equity  $262,765 4% Tax Credit Equity  $16,682,565 

Accrued Interest  $226,476 Accrued Interest  $226,476 

    General Partner Contribution $700,000 

Total Development Cost (TDC)  $35,862,221  Total Development Cost (TDC)  $38,077,021  

TDC Per Unit (for 121 units)  $296,382  TDC Per Unit (for 121 units)   $314,686  

 

Please refer to Attachment 6 for additional information on development costs. 

 

Estimated Development Schedule 

 September 26, 2012  CDLAC bond allocation approval 

 October 10, 2012  TCAC 4% tax credits proposal review/approval meeting 

 November 27, 2012  Housing Authority review 

 December 10, 2012  Bond Closing 

 January 2013   Construction start 

 January 2015   Construction completion 

 

Public Disclosure and Bond Authorization 

The bonds will be sold through a private placement, purchased directly by U.S. Bancorp. U.S. Bancorp 

is a “qualified institutional buyer” within the meaning of the U.S. securities laws.  At closing, it will sign 

an “Investor’s Letter” certifying, among other things, that it is buying the Bonds for its own account and 

not for public distribution.  Because the bonds are being sold through a private placement, an Official 

Statement will not be used.  In addition, the bonds will not be subject to continuing disclosure 

requirements nor will they be credit enhanced or rated.  When bonds are issued through a public 

offering, a third party trustee administers bond proceeds, collects project loan payments, makes bond 

debt service payments, and protects the interest of bondholders.  Under the private placement structure 

for this transaction, U.S. Bancorp will act as both the bond owner’s representative (in lieu of a trustee) 

and as the bondholder/lender.   

 

The transfer of the bonds by U.S. Bancorp or any subsequent bondholder will be restricted to transferees 

who would purchase all of the bonds (to maintain ownership by a single bondholder), and who would 

represent to the Housing Authority that they are qualified institutional buyers who are buying the bonds 

for investment purposes and not for resale, and have made due investigation of the information they 

would deem material in connection with the purchase of the bonds.  

 

The following documents will be executed on behalf of the Housing Authority:  Indenture, Loan 

Agreement, Assignment of Deed of Trust, Regulatory Agreement, and other documents.  At the time of 
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docketing, bond documents in substantially final form will be presented to members of the Housing 

Authority.  Any changes to the documents following Housing Authority approval require the consent of 

the City Attorney’s office and bond counsel. 

 

Indenture - The bonds will be issued pursuant to an Indenture between the Housing Authority and U.S. 

Bancorp (acting as the bond owner representative).  Based upon instructions contained in the Indenture, 

the bond owner representative will disburse bond proceeds for eligible costs, collect project revenues 

and make payments to bondholders. 

 

Loan Agreement - Under the terms of the Loan Agreement, the Housing Authority will loan the bonds’ 

proceeds to the borrower in order to develop the project.  The Loan Agreement sets out the terms of 

repayment and the security for the loan, and the Housing Authority assigns its rights to receive 

repayments under the loan to U.S. Bancorp as the bond owner representative.   

 

Assignment of Deed of Trust and other Loan Documents – These documents assign the Housing 

Authority’s rights and responsibilities as the bond issuer to U.S. Bancorp, and they are signed by the 

Housing Authority and U.S. Bancorp.  Rights and responsibilities that are assigned to U.S. Bancorp 

include the right to collect and enforce the collection of loan payments, monitor project construction and 

related budgets, enforce insurance, and enforce other requirements.  These rights will be used by U.S. 

Bancorp as bond owner representative to protect its financial interests as the bondholder.  

 

Regulatory Agreement – Will be recorded against the property in order to ensure the long term use of 

the project as affordable housing and to ensure that the project complies with all applicable federal and 

state laws.   The Housing Authority, U.S. Bancorp, and BUTA (the borrower) are parties to the 

Regulatory Agreement. 

 

Since the bonds will not be repaid using any City of San Diego or Housing Authority revenues, it is not 

appropriate to provide any information about the City’s finances.  For a summary of the Housing 

Commission’s Multifamily Bond Program and actions that must be taken by the Housing Authority and 

by the City Council to initiate and finalize bond financings, please see Attachment 3. The Housing 

Authority’s bond counsel for this transaction is Quint & Thimmig LLP. 

 

Staff has been working with CSG Advisors, the Housing Commission’s Financial Advisor, to perform 

due diligence concerning the proposed financing and to formulate a recommendation for the Housing 

Authority.  After evaluating the terms of the proposed financing and the public benefits to be achieved, 

it is the Financial Advisor’s recommendation that the bond issuance for the project be authorized 

assuming: a) final credit approval from U.S. Bancorp, b) approval by the Housing Authority, and c) 

financing for the 9 percent tax credit portion (floors 1-7) must close before or concurrently with the 

issuance of bonds. The Financial Advisor’s analysis and recommendation is included as Attachment 4.  

Staff is also working with the City Attorney and the City’s Disclosure Practices Working Group to 

assure that the issuance of Housing Authority bonds is in conformance with the City’s disclosure 

requirements. The developer’s Disclosure Statements are provided as Attachment 5.  A development 

summary is included in Attachment 6 which further details construction costs. 

 

FISCAL CONSIDERATIONS: 

There are no fiscal impacts to the Housing Commission, to the City of San Diego or to the Housing 

Authority associated with the requested action.  The bonds will not constitute a debt of the City of San 
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Diego.  Neither the faith and credit nor the taxing power of the City or the Housing Authority would be 

pledged to the payment of the bonds; security for repayment of the bonds will be limited to the value of 

the property and its revenue sources.  The developer is responsible for the payment of all costs under the 

financing, including the Housing Commission's issuer fee (estimated at $52,900) and the Housing 

Commission’s annual administrative fee.   

 

Approval of this report’s recommendations will result in no expenditure of Housing Commission loan 

funds for this project.  However, the Housing Commission will be providing 88 project based Section 8 

certificates for the project’s 88 supportive housing units.    

 

The proposed funding sources and uses approved by this action were approved in the Fiscal Year 2013 

Housing Authority Approved Budget. Approving this action will produce/result in 121 “Affordable 

Housing Units Financed” under “Rental Housing Finance” at an average cost of $0 per unit to the 

Commission. For its services, the Commission will receive $52,900 in Bond Fees which were included 

in the FY13 Annual Budget 

 

PREVIOUS COUNCIL and/or COMMITTEE ACTION:   
This item was unanimously approved by the Housing Commission Board on October 12, 2012. 

 

Preliminary bond items for the project were approved by the Housing Authority and San Diego City 

Council on July 10, 2012 and approved by the Housing Commission on June 8, 2012.  On February 29, 

2012 the former Centre City Development Corporation approved this project.  On March 21, 2012 the 

City Council adopted Resolution R-307346 which approved the Second Amendment to the Disposition 

and Development Agreement for this project.  

 

COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS:   
In 2009, BRIDGE and the former Centre City Development Corporation gave a presentation to the East 

Village Association regarding Ninth and Broadway.  There was also a lengthy Request for Proposals 

process to select the project’s developer with multiple presentations to the Centre City Advisory 

Committee (“CCAC”) which represents downtown’s residents, property owners, businesses, charitable, 

civic, and cultural groups. 

 

KEY STAKEHOLDERS and PROJECTED IMPACTS:  
Stakeholders include BRIDGE as developer; the City of San Diego as the land owner and lessor of the 

land to the partnership; the County of San Diego which administers the local MHSA program; the 

Housing Authority as bond issuer; the State of California as a lender; and the homeless population which 

will benefit from the portion of the project reserved for those who are homeless or at risk of becoming 

homeless.  The project is anticipated to have a positive impact on the downtown community as it will 

contribute to the quality of the surrounding neighborhood and provide affordable housing for low-

income persons.   

 

ENVIRONMENTAL REVIEW: 
This project is covered under the Final Environmental Impact Report ("FEIR") for the San Diego 

Downtown Community Plan, Centre City Planned District Ordinance, and 10th Amendment to the 

Centre City Redevelopment Plan, certified by the Agency on March 14, 2006 (Resolution R-04001), and 

subsequent addenda to the FEIR certified by the Agency on August 3, 2007 (Agency Resolution R- 

04193), Apri1 21, 2010 (Agency Resolutions R-04508 and R-04510), and August 3, 2010 (Agency 
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Resolution R-04544). The FEIR is a "Program EIR" prepared in compliance with State of California 

Environmental Quality Act Guidelines Section 15168. 

 

Processing under the National Environmental Policy Act is not required as the requested action does not 

involve federal funds. 

 

Respectfully submitted,                      Approved by, 
 

J.P. Correia     Deborah N. Ruane 
 

J.P. Correia      Deborah N. Ruane 

Real Estate Manager     Senior Vice President 

Real Estate Department    Real Estate Department 

 

Attachments: 1. Site Map 

2. Organizational Chart 

3. Multifamily Bond Program Summary 

4. Financial Advisor’s Analysis 

5. Developer Disclosure Statements 

a) Broadway Upper Tower Associates LP 

b) Broadway Upper Tower, LLC 

c) BRIDGE Housing Corporation Southern California 

d) BRIDGE Housing Corporation 

                         6.  Development Summary 

 

Hard copies are available for review during business hours in the main lobby of the San Diego Housing 

Commission offices at 1122 Broadway, San Diego, CA 92101 and at the Office of the San Diego City 

Clerk, 202 C Street, San Diego, CA 92101. You may also review complete docket materials on the San 

Diego Housing Commission website at www.sdhc.org. 

 

 

http://www.sdhc.org/












 
 
 

 

September 20, 2012 
 
Mr. J. Correia 
San Diego Housing Commission 
1122 Broadway,  
San Diego, California  92101 
 
RE: 9th and Broadway Apartments 
 
Dear Mr. Correia: 
 
The San Diego Housing Commission (the "Commission") has retained CSG Advisors, Inc. to 
analyze the feasibility of the proposed bond financing for the 9th and Broadway Apartments 
(the “Project”).  Our findings are organized as follows: 
 
 Current Project Status and the Proposed Project. 
 The Proposed Financing. 
 Project’s Projected Financial Status. 
 Benefits and Risks to the Commission. 
 Public Purpose. 
 Negotiation of Additional Public Benefit. 
 Recommendations. 
 
We have based our analysis of the proposed financing on documents provided by BRIDGE 
Housing Corporation (the “Developer”), and on additional conversations and documents 
provided by representatives for the Developer and Commission staff.  The documents 
examined included the Developer’s proposed financial schedules.  CSG has not visited the 
site of the proposed Project. 
 
 
CURRENT PROJECT STATUS AND THE PROPOSED PROJECT 
 
The site of the proposed Project is 929 9th Avenue – the southeast corner of the intersection 
of 9th and Broadway Street, San Diego, CA  92101 on a 0.57 acre site (the “Site”). 
 
The City of San Diego (the “City”) currently owns the Site.  The Site currently contains a 
parking lot but is otherwise vacant.  The Developer has obtained site control with the City 
through a Disposition and Development Agreement (“DDA”), and has executed a Ground 
lease with the City.  The Developer has, further, executed an Assignment and Assumption 
agreement with owner of the proposed Project (the “Borrower”), providing for a lease 
between the Borrower and the City. 
 
The Developer proposes to construct a seventeen-story development on the Site with two 
components (together, “The Development”).  The first component will consist of a 9% low 
income housing tax credit development encompassing floors one through seven and will 
be financed, in part, with equity generated by the sale of 9% low income housing tax 
credits.  The Project (i.e., the portion of the building to be financed with the proceeds of 
tax-exempt bonds) will comprise the units located on floors eight through seventeen of the 

tinak
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development.  The Development will be vertically subdivided to achieve the legal 
separation of the Project and the 9% tax credit portion. 
 
The Project will consist of a total of 121 units: 120 rent-restricted units and one manager’s 
unit.   
 
The Housing Authority of the City of San Diego (the “Authority”) has submitted a request 
for $23,000,000 in bond allocation to the California Debt Limit Allocation Committee 
(CDLAC).  CDLAC will be considering the allocation request at its scheduled meeting of 
September 26, 2012. 
 
On July 10, 2012, the Authority approved a resolution of its official intent to issue bonds in 
the not-to-exceed amount of $24,000,000 for the Project.  The resolution also approved 
submittal of the application to CDLAC. 
 
THE PROPOSED FINANCING 
 
The Developer proposes to construct the Project as part of the construction of the 
Development.  According to projections provided by the Developer, the total development 
cost totals approximately $38,077,000.    
 
Construction sources include: 
 

Bond Proceeds:  $22,000,000 
Tax Credit Equity:  $262,765 
City of San Diego:  $13,372,980 

Accrued Interest:  $226,476 
 

Total Construction Sources $35,862,221 
 
Permanent sources include: 
 

Bond Proceeds:  $1,595,000 
Tax Credit Equity:  $16,682,565 
City of San Diego:  $18,872,980 

Accrued Interest:  $226,476 
General Partner Contribution: $700,000 
Deferred Developer Fee: $0 

 
Total Permanent Sources1 $38,077,021 
1 Permanent Sources includes funds for additional costs paid at permanent conversion, 
including operating reserve and developer fee. 

 
Total bond proceeds of $22,000,000 will be available during the construction period to 
fund a portion of construction costs. 
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Ownership 
 
The ownership entity for the Project will be Broadway Upper Tower Associates, L.P. (i.e., 
the Borrower).  The partners of the limited partnership are expected to be Broadway Upper 
Tower LLC, (an affiliate of the Developer) as the managing general partner and an affiliate 
of U.S. Bancorp as the low-income housing tax credit investor limited partner. 
 
Bond Structure and Credit Enhancement 
 
The Developer proposes that the Authority issue approximately $22,000,000 of tax-exempt 
bonds (the “Bonds”) to finance the construction of the Project.  
 
The Bonds would be unrated without credit enhancement, and would be issued on a 
private placement basis and purchased by U.S. Bancorp (the “Lender”).  The bonds would 
be issued as “draw-down” bonds.  The payment of principal and interest to the 
bondholder(s) will be secured solely by the revenues pledged under the indenture. 
 
As unrated, non-credit enhanced bonds sold on a private placement basis, the bond issue 
must meet the minimum requirements of the Commission’s policies for such issues (e.g., 
maximum $100,000 minimum denominations, no more than 15 bondholders, etc). 
 
Construction Loan 
Pursuant to the Lender’s commitment letter, the construction portion of the loan will be an 
amount not to exceed $23,000,000.  The term of the construction loan will be 30 months 
subject to two six-month extensions.  The interest rate during the construction period will 
vary on a monthly basis, based on an index (LIBOR) plus a spread.  According to the 
Lender’s commitment letter, the indicative rate for August 7, 2012 was 2.07%. 
 
Permanent Loan 
The term (or “permanent”) portion of the loan will be a not-to-exceed amount of 
$1,595,000.  The term loan will fully amortize over its 15-year term.   
 
The interest rate for the term loan will be based upon the Lender’s Community Investment 
Pricing (“CIP”) Index plus an appropriate spread.  According to the Lender’s commitment 
letter, the indicative rate for August 7, 2012 was 3.67% 
 
Projected Issuance Date 
 
The Commission anticipates that CDLAC will award an allocation of private activity bonds 
for the Project at its September 26th meeting.  The Developer proposes that the Bonds be 
issued on or about December 10, 2012.  As CDLAC has not awarded the allocation, it 
correspondingly has not posted the date by which the allocation must be used and the 
Bonds issued (usually 90-110 days after the allocation award). 
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Commission Financial Involvement 
 
The Commission is not providing subordinate financing to the Project and has no other 
financial involvement. 
 
Affordability Restrictions 
 
Upon implementing the proposed financing, the Project will be subject to the following 
regulatory restrictions and regulatory terms: 
 
The units will be restricted to 50% and 60% of area median income (“AMI”) as follows: 
 
 Tax-Exempt bond regulatory requirements:  the Developer has elected to restrict 50% 

of the units at 50% AMI and 50% of the units at 60% AMI.   This election reflects 
voluntary elections under CDLAC and is effective for a term of 55 years. 

 
 Tax Credit regulatory requirements: all units must be affordable at 60% AMI to remain 

eligible for tax credits (30 yr term). 
 
 The 50% of AMI units will include 49 units further restricted to 40% of AMI for 55 

years by the City of San Diego regulatory agreement associated with its subordinate 
loan. 

 
PROJECT’S PROJECTED FINANCIAL STATUS 
 
Under the proposed financing – according to information provided by the Developer – 
annual debt service on the senior loan would total approximately $146,420.  According to 
preliminary information provided by the Developer and analysis by CSG, stabilized annual 
cash flow (before reserves) after construction and lease-up (including Issuer fees) would 
total approximately $110,346 at a debt coverage ratio (DCR) of 1.75.  Cash flow after 
reserves would total approximately $61,949 (DCR @ 1.42).  
 
THE BENEFITS AND RISKS TO THE COMMISSION 
 
The proposed financing provides a vehicle for financing the construction of the Project. 
 
By approving a recommendation to the Housing Authority to move forward with the 
approval process for the proposed bond financing, the Commission will not obligate the 
Commission or the Housing Authority to issue the Bonds. 
 
As proposed, the financing will result in 120 new long-term affordable units (plus one 
manager’s unit) in the City of San Diego.  
 
If the Authority issues the bonds, the Commission would receive a fee at bond closing of 
0.23% of the issue amount ($50,600) and an annual fee equal to the greater of $10,000 
and 0.23% of the permanent amount of the Bonds (i.e., $10,000, annually). 
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PUBLIC PURPOSE 
 
The proposed financing will result in 120 housing units affordable to low-income 
households (plus one manager’s unit): 60 units will be restricted to households earning 
50% of AMI or less; 60 units will be restricted to households earning 60% of AMI or less.  
One unit will be an unrestricted manager’s unit 
 
The bond and tax credit regulatory agreements will require that: 
 

i) 120 units are affordable at the above affordability levels for 55 years. 
 
 
NEGOTIATION OF ADDITIONAL PUBLIC BENEFIT 
 
As noted above, the financing will result in long-term affordability restrictions on 120 units 
within the Project. 
 
 
RECOMMENDATIONS 
 
Based upon analysis of the available information, we recommend that the Commission 
approve moving forward with the proposed issuance.  Our recommendation is based upon 
the following: 
 
 The financing will assist in creating 120 affordable units in the City of San Diego with 

long-term affordability covenants. 
 
 The Commission is expected to receive a tax-exempt bond allocation of $23,000,000 

from CDLAC for the Project. 
 
 U.S. Bancorp is currently underwriting the Project. 
 
 The Commission will not be responsible for costs of issuance.  The Commission, 

assuming the maximum loan amount, will receive a long-term annual fee of 
approximately $10,000. 

 
 The bond financing and tax credit equity will provide approximately $18,277,565 for 

construction costs. 
 
Contingent Items 
 
The Commission may choose to move forward with the financing subject to the following 
contingencies: 
 
 The Commission must receive a tax-exempt bond allocation from CDLAC (expected on 

September 26, 2012). 
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 As of this writing, U.S. Bancorp has not provided its final credit approval for the 

financing.  The Bonds cannot be issued without this final approval. 
 
 Final bond documents and approving resolution must be approved by the Housing 

Authority. 
 
 Construction of the Development is contingent upon financial close of both financing 

for the Project and for the 9% portion of the Development.  Therefore, the financing for 
the 9% portion of the Development must close before or at the same time as the 
issuance of Bonds for the Project. 

 
Should you require any further information or would like to discuss the Project or the 
proposed financing in additional detail, please do not hesitate to contact me. 
 
Sincerely, 
CSG Advisors 

 
John Hamilton 
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Exhibit A
9th and Broadway Apartments date of rev: 9/19/12

Long-Term Bond Loan

Tax Exempt (Real Estate Loan)
Principal Amount 1 1,595,000$     
Mortgage Rate2 4.500%
Amortization Term 15
Underwriting Monthly Debt Service 12,202$          
Underwriting Annual Debt Service 146,420$        

1 Source: Preliminary estimates from the Developer
2  Source: Preliminary estimates from the Developer.  (The indicative rate from the U.S. Bank Commitment Letter dated August 7, 2012 is 3.7%.)

Post Financing Operations Analysis 1

Income Stabilized Year
1 2 3 4 5

Gross Rental Income 2.50% Inflation 1,040,436$     1,066,447$  1,093,108$ 1,120,436$  1,148,447$   
Other Income 2.50% Inflation 18,875$          19,347$       19,831$      20,327$       20,835$        
Gross Potential Income 1,059,311$     1,085,794$  1,112,939$ 1,140,762$  1,169,281$   

Vacancy Collection Loss 2 5% (52,966)           (54,290)        (55,647)       (57,038)        (58,464)         
Effective Gross Income 1,006,346$     1,031,504$  1,057,292$ 1,083,724$  1,110,817$   

Expenses
Operating Expenses 3.50% Inflation (730,080)$       (755,633)$    (782,080)$   (809,453)$    (837,784)$     
Property Taxes 2.00% Inflation (9,500)$           (9,690)$        (9,884)$       (10,081)$      (10,283)$       
Issuer Fee 10,000$ min 0.23% (10,000)$         (10,000)$      (10,000)$     (10,000)$      (10,000)$       
Trustee Fee3 0.000% -$                -$             -$            -$             -$              
Total Expenses (749,580)$       (775,323)$    (801,964)$   (829,534)$    (858,067)$     

Net Operating Income 256,766$        256,182$     255,328$    254,190$     252,751$      

 Required Debt Service
Senior

Real Estate Loan (146,420)$       (146,420)$    (146,420)$   (146,420)$    (146,420)$     

Cash Flow before Reserves 110,346$        109,762$     108,909$    107,770$     106,331$      

Debt Coverage Ratio Before Reserves 1.75                1.75             1.74            1.74             1.73              

Reserves4 (48,400)$         (48,400)$      (48,400)$     (48,400)$      (48,400)$       

Cash Flow After Reserves 61,946$          61,362$       60,509$      59,370$       57,931$        

Overall Debt Coverage Ratio (DCR) 1.42                1.42             1.41            1.41             1.40              

1 Source: Preliminary Developer Projections
2 Of Gross Potential Income
3 No Trustee
4  $400/unit per annum per U.S. Bank commitment

9th and Broadway Analysis.xls
Page 1 of 2
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Exhibit A

9th and Broadway Apartments Permanent Sources and Uses of Funds 1

Sources
Tax Exempt Bond Loan 1,595,000$     
Tax Credit Equity 16,682,565$   
City of San Diego 18,872,980$   

Accrued Interest During Construction 226,476$        
General Partner Contribution 700,000$        
Deferred Developer Fee -$                
Total Sources 38,077,021$   

Uses
Land and Acquisition Costs -$                
Construction Costs 19,299,697$   
Construction Contingency 1,877,494$     
Developer Fee 2,500,000$     
Lease-up and Operating Reserve 566,309$        
Other Hard and Soft Costs 13,833,521$   
Total Uses 38,077,021$   

Surplus(Deficit) -$                

1Source: Information provided by the Developer

9th and Broadway Analysis.xls
Page 2 of 2
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ATTACHMENT 6 

DEVELOPMENT SUMMARY - NINTH & BROADWAY 

 

Summary Details 

Location 929 9
th

 Avenue, San Diego, (Ninth and Broadway)   

Multifamily Mortgage Revenue Bonds 

Financed Portion of Total Project 

121 units, floors 8-17 which is a portion of the total 250 

unit, seventeen story development 

Maximum Mortgage Revenue Bonds Up to $23,000,000 

Proposed Housing Commission Loan None 

Council District 2 

Community Planning Area Downtown Community Plan 

Developer BRIDGE Housing Corporation 

Current Use Vacant land and one non-residential building 

Project Type New construction 

Housing Type Affordable Rental Apartments 

Number of Units 121 units 

Affordable Units 120 

Total Site Area 25,000 square foot parcel 

Maximum FAR Permitted 

Proposed FAR 

10.0 – 14.0 

6.8 

Parking Required/Proposed Required: 112 spaces for residential 

Proposed: 115 spaces for residential (including 75 

parking spaces for floors 8-17, 121 units project portion) 

Construction Type Type I 

State Prevailing Wages Yes  

Financing Structure 4% Tax Credits; Multifamily Mortgage Revenue Bonds 

Affordability Term 55 Years 

Gross Square Footage (for floors 8-17, 121 units): 

Total Gross Residential Square Footage 

Total Parking Garage (75 allocated spaces) Sq. Ft. 

Total Gross Project Square Footage 

 

  80,678 square feet 

+37,423 square feet 

118,101 square feet 

Residential Construction Cost (for floors 8-17, 121 

units) 

Estimated Construction Cost 

Estimated Construction Cost Per Unit 

Estimated Construction Cost Per Square Foot 

 

 

$19,299,697 

$     159,502 per unit 

$            239 per gross square foot 

Total Development Cost (for floors 8-17, 121 units) 

Estimated Total Development Cost 

Estimated Total Development Cost Per Unit 

Permanent Financing Cost Per Square Foot 

 

$38,077,021 TDC 

$     314,686 per unit 

$            322 per gross square foot 
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Total 250 Unit Project 

Estimated Total Development Cost (TDC) 

Estimated TDC Per Unit 

 

$74,381,743 

$     297,527 per unit  

Total Ninth and Broadway Projects’ Unit Mix  143 Living Units  

  31 Studio Units 

+76 One Bedroom Units 

250  Total Units 

Total Ninth and Broadway Projects’Affordability Ranging from 30% AMI to 60% AMI 

 

Unit Affordability 

Ninth and Broadway – Floors 8-17 (121 unit portion of the total 250 unit development) 

 

Affordability Mix 

Living Units 

(259 to 322 sq feet) 
Studio Units  

(382 square feet)  
One Bedrooms 

(430 to 624 sq ft) 
  

Project #2: Floors 8-17 

(121 units): 

 

Units 

Estimated 

Net Rent 

 

Units 

Estimated 

Net Rent 

 

Units 

Estimated 

Net Rent 

 

Total 

40% AMI units 49 $548* 0 -- 0 -- 49 

50% AMI units 0 -- 5 $642 * 6 -- 11 

60% AMI units 0 -- 6 $773 * 54 $875 * 60 

Manager’s unit 0 -- 0 -- 1 -- 1 

Total Units 49  11  61  121 

 * Estimated net rents after utilities allowance deduction. 

____________________________________________________  

 

Estimated Sources of Financing ** 

(For Floors 8-17, 121 Unit Portion of the Total 250 Unit Development): 
Construction Financing Estd Sources Amounts Permanent Financing Estd Sources Amounts 

Construction loan (multifamily 

mortgage revenue bonds) 

 

$22,000,000 
Permanent Loan (multifamily 

mortgage revenue bonds) 

 

$1,595,000 

City of San Diego (Agency loan) $13,372,980 City of San Diego (Agency Loan)  $18,872,980 

4% Tax Credit Equity $262,765 4% Tax Credit Equity $16,682,565 

Accrued Interest $226,476 Accrued Interest $226,476 

  General Partner Contribution $700,000 

Total Development Cost (TDC) $35,862,221 Total Development Cost (TDC) $38,077,021 

TDC Per Unit (for 121 units) $296,382 TDC Per Unit (for 121 units)  $314,686 

 

Estimated Uses of Financing (Permanent) ** 

(For Floors 8-17, 121 Unit Portion of the Total 250 Unit Development): 
Permanent Financing Estimated Uses Amounts Per Unit Per Square Foot 

Construction Costs $19,299,697 $159,502 $163 

Construction Contingency (9.73%) $1,877,494 $15,516 $16 

Developer Fee $2,500,000 $20,661 $21 

Lease-up and Operating Reserve $566,309 $4,680 $5 

Other Hard & Soft Costs $13,833,521 $114,327 $117 

Total Uses $38,077,021 $314,686 $322 

TDC Per Unit (for 121 units)  $314,686   

 

** From Financial Advisor’s Letter (Attachment 4, page 2). 

_______________________________________________ 
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Estimated Sources of Financing (Permanent)  

For the entire 250 unit project: 
 

Permanent Financing  

Estimated Sources 

Lower Portion 

Floors 1-7  

(129 units) 

 Upper Portion 

Floors 8-17 

(121 units) 

Total 

Both Portions 

(250 units) 

Permanent Loan (multifamily 

mortgage revenue bonds) 

  

$1,595,000 

 

$1,595,000 

Permanent Loan (from US Bank) $350,000  $350,000 

City of San Diego (Agency Loan) $2,527,899 $18,872,980 $21,400,879 

4% Tax Credit Equity  $16,682,565 $16,682,565 

9% Tax Credit Equity $18,739,783  $18,739,783 

Accrued Interest  $226,476 $226,476 

General Partner Contribution  $700,000 $700,000 

Multifamily Housing Program $10,000,000  $10,000,000 

State Mental Health Services Act $2,812,150  $2,812,150 

Land Donation via City Lease $1,588,463  $1,588,463 

General Partner Equity $200,000  $200,000 

Limited Partner Equity from 

Photovoltaic credit 

 

$86,427 

  

$86,427 

Total Sources $36,304,722 $38,077,021 $74,381,743 

TDC Per Unit  $281,432/unit $314,686/unit $297,527/unit 

 

______________________________________________ 

 

Estimated Pro Forma Summary Year One *** 

(For Floors 8-17, 121 Unit Portion of the Total 250 Unit Development):     

  Amount Comments 

Gross Income $1,059,311  

Vacancy  (-$52,966) 5% 

Effective Gross Income $1,006,345  

Operating Expenses (-$749,580) $6,195 per unit per year 

Net Operating Income $256,765  

Debt Service (-$146,420) 1.42 Debt Coverage Ratio 

Reserves (-$48,400) $400 per unit per year 

Cash Flow $61,945  

 

*** From Financial Advisor’s Letter (Report Attachment 4, page 7). 
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