
 
 

REPORT TO THE HOUSING AUTHORITY 
 
DATE ISSUED:  October 30, 2012        REPORT NO:  HAR12-044 
 
ATTENTION: Chair and Members of the Housing Authority of the City of San Diego

For the Agenda of December 4, 2012 
 
SUBJECT:       Final Bond Authorization for COMM22 Family  
                                                                     
COUNCIL DISTRICT: 8 
 
REQUESTED ACTION: 
That the Housing Authority of the City of San Diego authorizes the issuance of multifamily mortgage 
revenue bonds to fund the construction of COMM22 Family Apartments.  
 
STAFF RECOMMENDATION: 
That the Housing Authority of the City of San Diego (“Housing Authority”) authorizes the issuance of up 
to $28,000,000 in multifamily housing revenue bonds to fund construction of the COMM22 Family 
Apartments (“COMM22 Family”) located south of Commercial Street between 21st Street and Harrison 
Avenue.     
 

SUMMARY: 

The Project 
COMM22 Family is Bridge Housing Corporation’s (“BRIDGE”) proposed 130-unit new construction 
affordable rental housing development to be located south of Commercial Street, along the trolley 
corridor, on land leased from the San Diego Unified School District (“SDUSD”) (see Attachment 1 - site 
map). The project is the first phase of a multi-phase transit-oriented mixed-use development. When 
completed, the overall multi-phase development will have 130 rental units for families (COMM22 
Family); seventy affordable rental units for seniors (COMM22 Seniors), a child daycare community 
facility; retail/commercial uses; and in future phases, 17 for-sale row homes, and 27 live-work lofts with 
office space in a refurbished existing warehouse building.  The housing phases will be built as separate 
projects, with separate legal ownership, and each with separate project financing.  This report, and the 
proposed issuance of multifamily mortgage revenue bonds, are only applicable to the COMM22 Family 
phase. 
 

COMM22 Family will provide 128 affordable rental units (and 2 manager’s units) comprised of 34 one-
bedroom units, 62 two-bedroom units, and 34 three-bedroom units.  The development will be wood-
frame construction over a two-level subterranean parking garage that will provide 353 parking spaces, 
along with 40 on-street spaces.  Two four-story buildings will be separated by a multi-purpose 
pedestrian plaza and each building will have a separate elevator.  Security features will include 
controlled access (key fob required) at all building entries, controlled access to elevators inside 
buildings, security cameras in the parking garage and on the building’s exterior with views of the 
entrances and plaza areas.  The project will include Universal Design features and will comply with all 
federal accessibility standards.  The project will use State funds and payment of federal prevailing wage 
rates will be required.  There are no tenant relocation costs.   
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COMM22 Family will be built to Leadership in Energy and Environmental Design (“LEED”) Silver 
standards (LEED for Homes – Mid-Rise), with sustainable features such as: energy efficient windows, 
appliances, and HVAC units; a cool roof; efficient landscaping; and environmentally friendly finish 
materials.  Water conservation features will be included.  A solar thermal system is being considered to 
supplement the hot water heating system.  Sustainability will also be integrated into the construction 
effort with construction recycling and efforts to minimize waste in framing and other processes. 
   
A trolley station is located nearby at 25th and Commercial Street.  The site requires extensive 
infrastructure improvements and soil remediation work, including vacating Irving Avenue (see 
Attachment 2).  
 
Housing Affordability 
The development will be subject to a Housing Commission Declaration of Covenants and Restrictions in 
addition to both a bond and tax credit regulatory agreement that will restrict affordability of 128 units 
for 55 years.   The 128 units will be affordable to tenants with income levels ranging from 30 percent of 
Area Median Income (“AMI”) ($19,300/year for a one-bedroom two-person household) to 60 percent 
AMI ($48,180/year for a three-bedroom four-person household).  Thirteen units will be restricted at 30 
percent AMI and serve young adults aging out of the foster care system that also have a mental illness 
diagnosis and are at risk of becoming homeless.  These units will be funded by the Mental Health 
Services Act (“MHSA”) funding.  The affordability and estimated rents are shown in Table 1 below. 
  

Table 1 - Affordability & Estimated Rents Table 

 COMM22 Family Housing - 128 restricted units (254 total bedrooms) and 2 managers’ units. 
 

 
Affordability Mix 

One Bedrooms 

(526 to 602  
square feet) 

Two Bedrooms 
(781 to 1,183  
square feet)  

Three Bedrooms 
(1,071 to 1,198  

square feet) 

 
 

Total 

  

Units 

Estimated 

Net Rents 

 

Units 

Estimated 

Net Rents 

 

Units 

Estimated 

Net Rents 

 

30% AMI (MHSA 
supportive housing units) 

 
13 

 
$432 * 

  
 0 

 
-- 

  
 0 

 
-- 

 
13 

40% AMI units 10 $583 *   6 $698 *  0 -- 16 
50% AMI units   2 $733 * 44 $829 *  25 $919 * 71 
60% AMI units   9 $884 * 12 $998 *   7 $1,108 * 28 
Managers’ units   0 --   0 --   2 Managers   2 
Total Units 34 -- 62 -- 34 -- 130 

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

Estimated Development Schedule 
The proposed development timeline is as follows: 
 
 Milestone        Date    

 Housing Authority final bond authorization   December 4, 2012 
 Bond Closing       December 12, 2012 
 Construction start       January 2013 
 Construction completion      May 2014 
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The Development Team 
COMM22 LLC is the master developer for the overall COMM22 multi-phase development.  COMM22 
LLC has assigned its ground lease option to two affiliates:  BRIDGE Housing Corporation Southern 
California, a 501(c)(3) nonprofit, and the nonprofit Metropolitan Area Advisory Committee on Anti-
Poverty of San Diego County Inc. (“MAAC”).   Developer’s Disclosure Statements for BRIDGE and 
MAAC are provided as Attachment 3.   
 
COMM22 Family will be owned by the single asset entity COMM22 Family Housing LP, a California 
limited partnership with COMM22 Housing GP, LLC as the administrative General Partner and a Bank 
of America/Merrill Lynch to-be-formed entity as the tax credit limited partner (see Attachment 4 - 
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 Housing Commission funding.  
BRIDGE Southern California’s parent company, BRIDGE Housing Corporation was formed in 1984 
and is a successful affordable housing developer with significant experience in a wide range of housing 
projects.   
 
Below is a summary of the development team for COMM22 Family.  
 

Table 2 - Development Team Summary 
ROLE FIRM/CONTACT OWNERSHIP 

Developer BRIDGE Housing Corporation 
Southern California. Contact: 
Kimberly McKay, Executive Vice 
President 

BRIDGE Housing 
Corporation  Southern California  
(a 501(c)(3) nonprofit)  

Ownership Entity COMM22 Family Housing LP a California limited partnership 
Architect McLarand, Vasquez, Emsiek, & 

Partners (MVE Associates) 
 

MVE:  Carl McLarand, Ernesto 
Vasquez and Richard Emsiek 
(Privately Owned) 

General Contractor      Legacy Building Services  
Civil Engineer Nasland Engineering  
Construction Lender Bank of America  
Prevailing Wage Monitor Teresa Gonzalez-White (sole proprietor) 
Tax Credit Limited 
Partner 

Bank of America  

Property Management BRIDGE Property Management Co.    
 

Financing Structure 
The estimated total development cost of COMM22 Family is $56,472,254.  Financing sources include 4 
percent tax credits, tax-exempt multifamily housing revenue bonds, Redevelopment Agency loan, 
Housing Commission loan (see Attachment 5 - Report HCR11-046), and State and local grants.  The 
developer’s current proforma is provided as Attachment 6, and a development summary is provided as 
Attachment 7.  Estimated sources of funding are summarized in the Table 3 below.  
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Table 3 - Developer’s Estimated Sources of COMM22 Family Financing  
Construction Financing Sources Amounts Permanent Financing Sources Amounts 

Construction Loan (multifamily 
mortgage revenue bonds)  

 
$28,000,000 

Permanent Loan (multifamily 
mortgage revenue bonds)  

 
$3,590,682 

Taxable Construction Loan $587,386   
City of San Diego (former 
Redevelopment Agency loan)  

 
$9,255,000 

City of San Diego (former 
Redevelopment Agency loan)  

 
$9,255,000 

State Mental Health Services Act 
(MHSA) loan 

 
$1,462,000 

State Mental Health Services Act 
(MHSA) loan  

 
$1,462,000 

Housing Commission loan $500,000 Housing Commission loan $500,000 
State Transit Oriented 
Development grant (TOD)  

 
$3,636,109 

State Transit Oriented 
Development grant (TOD)  

 
$10,786,109 

State Infill Infrastructure grant 
(IlG) 

$7,659,715 State Infill Infrastructure grant 
(IlG) 

$7,659,715 

State Cal Re-Use grant   $1,287,552 State Cal Re-Use grant  $1,287,552 
SANDAG grant  $701,238 SANDAG grant $701,238 
Deferred Interest  $283,076 Deferred Interest $283,076 
General Partner Equity $20,438 General Partner Equity $20,438 
4% Tax Credit Equity $1,000,000 4% Tax Credit Equity  $20,437,626 
     Deferred Developer Fee $488,818 
Total Development Cost (TDC)  $54,392,514 Total Development Cost (TDC).   $56,472,254 

TDC Per Unit (for 130 units)  $418,404 TDC Per Unit (for 130 units)   $434,402 
 
Public Disclosure and Bond Authorization 
The bonds will be sold through a private placement, purchased directly by Bank of America, N.A. 
(“BANA”).  BANA 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, BANA 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 BANA 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 
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. 
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Indenture: The bonds will be issued pursuant to an Indenture between the Housing Authority and BANA 
(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 BANA 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 BANA, and they are signed by the Housing 
Authority and BANA.  Rights and responsibilities that are assigned to BANA 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 BANA, as the bond owner 
representative, to protect its financial interests as the bondholder.  
 
Regulatory Agreement:  This 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, BANA, and COMM22 Family Housing LP (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 8.  The Housing 
Authority’s bond counsel is Stradling, Yocca, Carlson and Rauth. 
 
Staff has been working with Ross Financial, 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 Housing Authority proceed with the issuance of 
the bonds.  The Financial Advisor’s analysis and recommendation is included as Attachment 9.  Staff is 
also working with the City Attorney and the City’s Disclosure Practices Working Group to ensure that 
the issuance of Housing Authority bonds is in conformance with the City’s disclosure requirements.  
 

FISCAL CONSIDERATIONS: 

There are no fiscal impacts to the Housing Commission, to the City of San Diego, or to the Housing 
Authority associated with this report’s proposed action of final authorization to issue multifamily 
housing revenue bonds.  The bonds will not constitute a debt of the City of San 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 .0023 bond amount issuer fee (estimated at $64,400 with a 
$28,000,000 bond issue) and the Housing Commission’s annual administrative fee.   
 
A $500,000 loan was approved by the Housing Commission on  April 15, 2011 (HCR11-046) and the 
Housing Authority on June 21, 2011. 
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Budget Statement   
Approving this action will not change the Fiscal Year 2013 Budget.  This action does not have any 
budget/fiscal impact.  Approving this action will result in 128 “Affordable Housing Units Financed” 
under “Rental Housing Finance” at an average cost of approximately $3,906 per affordable/restricted 
unit. The planned funding sources for the Housing Commission’s previously approved $500,000 loan 
are:  Inclusionary funds $467,072, density bonus funds $15,000, and in-lieu fees discretionary $17,928 
(auditors certificate 11-169). 
 
PREVIOUS COUNCIL and/or COMMITTEE ACTION:   
This item was unanimously approved at the November 9, 2012 Housing Commission Board meeting. 
 
Previous actions are summarized in Attachment 10.   
  
COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS:   
The proposed development was approved by the Southeastern San Diego Planning Group on September 
10, 2007 by a unanimous vote of seven in favor with no abstentions.  During the entitlement and design 
phase the developer also performed outreach and provided periodic updates to community groups.   
 

KEY STAKEHOLDERS and PROJECTED IMPACTS:  
Stakeholders include:  BRIDGE and MAAC as co-developers, SDUSD as the land owner and lessor of 
the land, the County of San Diego which administers the local MHSA program, the State of California 
as a funds provider, the City of San Diego (as successor to the Redevelopment Agency) as a lender, the 
Housing Authority as bond issuer, the Housing Commission as a lender, and the residents of Logan 
Heights and Sherman Heights.  The project is anticipated to have a positive impact on the two 
communities of Logan Heights and Sherman Heights that COMM22 Family is located between as it will 
contribute to the quality of the surrounding neighborhood and provide affordable housing.    
 

ENVIRONMENTAL REVIEW:  
The City of San Diego previously evaluated the environmental impacts associated with this project in 
the City Council’s December 4, 2007 approval of a Certification of Mitigated Negative Declaration No. 
122002.  Processing under the National Environmental Policy Act is not required as no federal funds are 
involved in this action. 
 
Staff recommends approval of this report’s recommendations.  When it is completed, in June 2014, 
COMM22 Family will provide 128 units of family rental housing, including three-bedroom units for 
which there is a substantial demand, in a mixed-use transit-oriented development which will help 
revitalize the Logan Heights community.  The proposed COMM22 Family project will contribute to 
environmental quality by restoring a contaminated Brownfield site and it will help generate jobs for the 
San Diego’s local construction industry. 
 
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 listed on following page.) 
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Attachments:  
1. Site Map 
2. Infrastructure Discussion 
3. Developer Disclosure Statements 

a) COMM22 Family Housing, LP 
b) COMM22 Family Housing GP, LLC 
c) Bridge Housing Corporation 
d) MAAC Project 

4. Organizational Chart 
5. Minutes of April 15, 2011 and HCR11-046 Report “Loan and Preliminary Bond   
       Items for COMM22 Family Housing” 
 6. Estimated Proforma 
 7. Development Summary 
 8. Multifamily Bond Program Summary 
 9. Financial Advisor’s Report 
10. Previous Actions  

 
 

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/
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ORGANIZATIONAL CHART: 

COMM22 FAMILY HOUSING 
 

 

 
 
The COMM22 Family site is owned by the San Diego Unified School District and is currently 
controlled by BRIDGE Housing Corporation and MAAC Project under an ground lease from the 
District.   
 
The Family project will be developed and owned by COMM22 Family Housing, LP, with 
COMM22 Housing GP, LLC as the initial General Partner of the LP entity.     
 
COMM22 Housing GP, LLC is comprised of BRIDGE Housing Corporation and MAAC.  BRIDGE 
Housing Corporation is the Manager of the GP.    
 

COMM22 Family Housing  
(Project) 

 
COMM22 Family Housing, LP 

(Owner & Future Lessee) 

 

COMM22 Housing GP, LLC 
 (General Partner) 

 

BRIDGE Housing Corporation – (“BHC”) and MAAC 
(Members of COMM22 Housing GP, LLC; BHC is Manager) 

 

BRIDGE Housing Corporation and MAAC Project 
(Current Lease holder) 

 

San Diego Unified School District 
(Land Owner/Lessor) 

 

Attachment 4 
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ATTACHMENT 7 
Development Summary - COMM22 Family Apartments  

 
Summary Details 
Maximum Multifamily Mortgage 
Revenue Bonds proposed 

Up to $28,000,000 (construction stage) 
(reduced to $3,590,683 at permanent stage) 

Maximum Housing Commission Loan Up to $500,000 ($3,846/unit) 
Location South of Commercial Street between 21st 

Street and Harrison Avenue 
Council District 8 
Community Planning Area Southeastern San Diego  

(Logan Heights and Sherman Heights) 
Developer BRIDGE Housing Corporation  
Project Type New Construction  
Housing Type Affordable Family Rental Apartments 
Estimated Construction Start & Finish January 2013 start, May 2014 finish 
Number of Units 130 
Affordable Units 128 
Total Site Area 2.46 acres (52.85 dwelling units/acre) 
Gross Residential Square Footage 
Commercial/Retail Space 
Residential and Commercial Sq. Ft 

162,056 sq. feet (units & common areas) 
+14,697 square feet 
176,753 square feet total 

Parking garage 117,780 square feet  
(two levels subterranean parking garage) 

Construction Type Type V  
Prevailing Wages Yes, State Prevailing Wages are applicable 
Financing Structure 4% Tax Credits/Multifamily Mortgage 

Revenue Bonds 
Affordability Term 55 years 

 
_____________________________________ 
 
Unit Affordability & Estimated Rents: 
 COMM22 Family Housing - 128 restricted units (254 total bedrooms) and 2 managers’ units. 
 

 
Affordability Mix 

One Bedrooms 
(526 to 602  
square feet) 

Two Bedrooms 
(781 to 1,183  
square feet)  

Three Bedrooms 
(1,071 to 1,198  

square feet) 

 
 

Total 
  

Units 
Estimated 
Net Rents 

 
Units 

Estimated 
Net Rents 

 
Units 

Estimated 
Net Rents 

 

30% AMI (MHSA 
supportive housing units) 

 
13 

 
$432 * 

  
 0 

 
-- 

  
 0 

 
-- 

 
13 

40% AMI units 10 $583 *   6 $698 *  0 -- 16 
50% AMI units   2 $733 * 44 $829 *  25 $919 * 71 
60% AMI units   9 $884 * 12 $998 *   7 $1,108 * 28 
Managers’ units   0 --   0 --   2 Managers   2 
Total Units 34 -- 62 -- 34 -- 130 

* Estimated net rents after utilities allowance deduction. 
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Estimated Sources of Financing (from Financial Advisor’s Letter [Attachment 9, page 3]): 

Construction Financing Sources Amounts Permanent Financing Sources Amounts 
Construction Loan (multifamily 
mortgage revenue bonds) . . . . . . . 

 
$28,000,000 

Permanent Loan (multifamily 
mortgage revenue bonds) . . . . . . . 

 
$3,590,682 

Taxable Construction Loan $587,386   
City of San Diego (Agency) loan . . . $9,255,000 City of San Diego (Agency) loan . . . $9,255,000 
State MHSA loan . . . . . . . . . . . . . . .  $1,462,000 State MHSA loan . . . . . . . . . . . . . . .  $1,462,000 
Housing Commission loan. . . . . . . . . $500,000 Housing Commission loan. . . . . . . . . $500,000 
State Transit Oriented Development . $3,636,109 State Transit Oriented Development . $10,786,109 
State Infill Infrastructure grant (IlG).  $7,659,715 State Infill Infrastructure grant (IlG). $7,659,715 
State Cal Re-Use grant . . . . . . . . . . . $1,287,552 State Cal Re-Use grant . . . . . . . . . . . $1,287,552 
SANDAG grant. . . . . . . . . . . . . . . .  $701,238 SANDAG grant. . . . . . . . . . . . . . . . $701,238 
Deferred Interest. . . . . . . . . . . . . . . .  $283,076 Deferred Interest. . . . . . . . . . . . . . . .  $283,076 
General Partner Equity. . . . . . . . . . . .  $20,438 General Partner Equity. . . . . . . . . . . .  $20,438 
4% Tax Credit Equity . . . . . . . . . . . $1,000,000 4% Tax Credit Equity. . . . . . . . . . . $20,437,626 
     Deferred Developer Fee $488,818 
Total Development Cost (TDC) . . .  $54,392,514 Total Development Cost (TDC). . .  $56,472,254 
TDC Per Unit (for 130 units). . . . . . .  $418,404 TDC Per Unit (for 130 units) . . . . . .  $434,402 

 
________________________________________________ 
 
Estimated Uses of Financing (Permanent) (from Financial Advisor’s Letter [Attachment 9, page 3]):  

 
 
 
 

Permanent Financing Estimated Uses 

 
 

Construction 
Amount 

Breakout 

 
 
 
 

Amounts 

 
 
 
 

Per Unit 

Per Square Foot 
(includes 

residential and 
retail/ 

commercial) 
Acquisition/Entitlement Costs   $1,131,212 $8,702 $6 
Infrastructure Costs  $6,827,730 $52,521 $39 
Construction Costs:     
     Construction Residential Area (67.4%) $24,085,546  $185,273 $136 

     Construction Commercial/Retail (2.6%) $946,250  $7,279 $    5 

     Construction Parking Garage (24.5%) $8,745,338  $67,272 $  50 

     Construction Contingency (5.5%) $1,971,128  $15,163 $  11 

Total Construction Costs/Contingency  $35,748,262 $274,987 $202 
Architect and Engineering  $2,804,900 $21,576 $16 
Permits and Fees  $2,798,164 $21,524 $16 
Financing and Carry Costs  $2,421,076 $18,624 $14 
Indirect Expenses, Other, Syndication  $1,721,170 $13,240 $10 
Operating Reserves  $519,739 $3,998 $3 
Developer Fee  $2,500,000 $19,231 $14 
Total Uses  $56,472,254 $434,402 $319 

 
________________________________________ 
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Estimated Pro Forma Summary (from Financial Advisor’s Letter [Attachment 9, page 6]): 

Year 1 Amount Comments 
Gross Scheduled Income $1,263,297  
Vacancy ($63,165) 5% 
Effective Gross Income $1,200,132  
Operating Expenses  ($675,923) $5,199 per unit per year 
 
Replacement Reserves 

 
($78,000) 

$600 per unit per year 
(required by State HCD) 

Ground Lease to SDUSD ($212,424)  
Rent Credit for Cleanup $106,212  
Loan and Bond Monitoring Fees ($11,448)  
Net Operating Income $328,549  
Debt Service Coverage - Bonds ($285,556) 1.15 
Cash Flow $42,993  
 

S:Comm 22 Family HC 110912 
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ATTACHMENT 8 

HOUSING COMMISSION MULTIFAMILY 
HOUSING REVENUE BOND PROGRAM 

Summary 
 
General Description:  The multifamily housing bond program provides below-market 
financing (based on bond interest being exempt from income tax) for developers willing 
to set aside a percentage of project units as affordable housing. Multifamily housing 
revenue bonds are also known as “private activity bonds” because the projects are owned 
by private entities, often including nonprofit sponsors and for-profit investors. 
 
Bond Issuer:  Housing Authority of the City of San Diego.  There is no direct legal 
liability to the City, the Housing Authority or the Housing Commission in connection 
with the issuance or repayment of bonds.  There is no pledge of the City’s faith, credit or 
taxing power nor of the Housing Authority’s faith and credit.  The bonds do not 
constitute a general obligation of the issuer because security for repayment of the bonds 
is limited to specific private revenue sources, such as project revenues.   The developer is 
responsible for the payment of costs of issuance and all other costs under each financing. 
 
Affordability:  Minimum requirement is that at least 20% of the units are affordable at 
50% of Area Median Income (AMI).  Alternatively, a minimum of 10% of the units may 
be affordable at 50% AMI with an additional 30% of the units affordable at 60% AMI.  
The Housing Commission requires that the affordability restriction be in place for a 
minimum of 15 years.  Due to the combined requirements of state, local, and federal 
funding sources, projects financed under the Bond Program are normally affordable for 
30-55 years and often provide deeper affordability levels than the minimum levels 
required under the Bond Program. 
 
Rating:  Generally “AAA” or its equivalent with a minimum rating of “A” or, under 
conditions that meet IRS and Housing Commission requirements, bonds may be unrated 
for private placement with institutional investors (typically, large banks).  Additional 
security is normally achieved through the provision of outside credit support (“credit 
enhancement”) by participating financial institutions that underwrite the project loans and 
guarantee the repayment of the bonds. The credit rating on the bonds reflects the credit 
quality of the credit enhancement provider. 
 
Approval Process: 

 Inducement Resolution:  The bond process is initiated when the issuer (Housing 
Authority) adopts an “Inducement Resolution” to establish the date from which 
project costs may be reimbursable from bond proceeds (if bonds are later issued) 
and to authorize staff to work with the financing team to perform a due diligence 
process. The Inducement Resolution does not represent any commitment by the 
Housing Commission, Housing Authority, or the developer to proceed with the 
financing. 
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 TEFRA Hearing and Resolution (Tax Equity and Fiscal Responsibility Act of 
1982):  To assure that projects making use of tax-exempt financing meet 
appropriate governmental purposes and provide reasonable public benefits, the 
IRS Code requires that a public hearing be held and that the issuance of bonds be 
approved by representatives of the governmental unit with jurisdiction over the 
area in which the project is located (City Council).  This process does not make 
the City financially or legally liable for the bonds or for the project.  

 
[Note: It is uncommon for the members of the City Council to be asked to take 
two actions at this stage in the bond process---one in their capacity as the City 
Council (TEFRA hearing and resolution) and another as the Housing Authority 
(bond inducement). Were the issuer (Housing Authority) a more remote entity, 
the TEFRA hearing and resolution would be the only opportunity for local elected 
officials to weigh in on the project.] 

 
 Application for Bond Allocation:  The issuance of these “private activity bonds” 

(bonds for projects owned by private developers, including projects with 
nonprofit sponsors and for-profit investors) requires an allocation of bond issuing 
authority from the State of California.  To apply for an allocation, an application 
approved by the Housing Authority and supported by an adopted inducement 
resolution and by proof of credit enhancement (or bond rating) must be filed with 
the California Debt Limit Allocation Committee (CDLAC).  In addition, evidence 
of a TEFRA hearing and approval must be submitted prior to the CDLAC 
meeting.  

 
 Final Bond Approval:  The Housing Authority retains absolute discretion over the 

issuance of bonds through adoption of a final resolution authorizing the issuance.  
Prior to final consideration of the proposed bond issuance, the project must 
comply with all applicable financing, affordability, and legal requirements and 
undergo all required planning procedures/reviews by local planning groups, etc. 

 
 Funding and Bond Administration: All monies are held and accounted for by a 

third party trustee. The trustee disburses proceeds from bond sales to the 
developer in order to acquire and/or construct the housing project. Rental income 
used to make bond payments is collected from the developer by the trustee and 
disbursed to bond holders. If rents are insufficient to make bond payments, the 
trustee obtains funds from the credit enhancement provider. No monies are 
transferred through the Housing Commission or Housing Authority, and the 
trustee has no standing to ask the issuer for funds. 

 
Bond Disclosure:  The offering document (typically a Preliminary Offering Statement or 
bond placement memorandum) discloses relevant information regarding the project, the 
developer, and the credit enhancement provider. Since the Housing Authority is not 
responsible in any way for bond repayment, there are no financial statements or 
summaries about the Housing Authority or the City that are included as part of the 
offering document. The offering document includes a paragraph that states that the 
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Housing Authority is a legal entity with the authority to issue multifamily housing bonds 
and that the Housing Commission acts on behalf of the Housing Authority to issue the 
bonds. The offering document also includes a paragraph that details that there is no 
pending or threatened litigation that would affect the validity of the bonds or curtail the 
ability of the Housing Authority to issue bonds. This is the extent of the disclosure 
required of the Housing Authority, Housing Commission, or the City. However, it is the 
obligation of members of the Housing Authority to disclose any material facts known 
about the project, not available to the general public, which might have an impact on the 
viability of the project. 
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ROSS FINANCIAL 
1736 Stockton Street, Suite One  San Francisco, CA  94133  (415) 912-5612  FAX (415) 912-5611 

 
 
November 9, 2012 
 
Mr. Joe Correia 
Project Manager 
San Diego Housing Commission 
Housing Development & Finance Department 
1122 Broadway, Suite 300 
San Diego, CA 92101 
 
Re: COMM22 Family Housing 
 
Dear Mr. Correia: 
 
The San Diego Housing Commission (the “Commission”) has retained Ross Financial as 
its financial advisor to analyze the feasibility of issuing bonds for COMM22 Family 
Housing (the “Project”). The feasibility analysis reviews the following items: 
 
 Project Overview 
 Proposed Financing 
 Benefits and Risks to the Commission 
 Public Purpose 
 Recommendations 
 
Ross Financial has based its analysis of the Project’s feasibility on materials provided by 
Bridge Housing Corporation (“Bridge”), the developer of the project and an affiliate of 
COMM22 Housing GP, LLC, the administrative general partner of COMM22 Family 
Housing, L.P., a California limited partnership (the “Borrower”). The materials include: 
the application to the California Debt Limit Allocation Committee (“CDLAC”), the 
market study for the Project, the financing commitment from Bank of America, N.A., as 
Bond Purchaser, and Bridge’s proposed financial schedules for the Project. Ross 
Financial has not visited the site of the proposed Project. 
 
PROJECT OVERVIEW 
 
Project Summary.  The Project is one element of the COMM22 project, a mixed-use, 
new construction, transit-oriented development that also includes senior rental housing, 
childcare facilities, office space, live-work lofts and commercial/retail space.  
 
The Project’s 130 family units will be located in two buildings of Type V construction, 
each containing four levels of housing over a two-level subterranean parking garage. The 
Project will be built to LEED Silver standards (LEED for Homes – Mid-Rise). 
 



Mr. Joe Correia 
Re: COMM22 Family Housing  
November 9, 2012 
Page 2 of 7 
 

9-2 

The Project will have a unit mix consisting of 34 one bedroom /one bath units, 52 two-
bedroom/1 bath units, 10 two-bedroom/1.5 bath units, 34 three-bedroom/two bath units. 
Two of the three-bedroom units are for on-site managers. Amenities in each unit include: 
full kitchen with energy-efficient appliances, coat closets and central heating/air 
conditioning. Community amenities include shared laundry, secure access, a community 
room with kitchen and a courtyard for resident use.  
 
The Project is intended mostly for families who earn 30% to 60% of area median income 
(“AMI”). Thirteen of the units will be MHSA special needs units reserved for the 
Transition Age Youth population. Apart from the two units to be used by resident 
managers, the remaining 128 apartment units will be restricted to extremely low, very 
low income and low income tenants as follows: 
 
 13 units will be restricted to households with income levels up to 30% of AMI; 
 16 units will be restricted to households with income levels of up to 40% of AMI; 
 71 units will be restricted to households with income levels of up to 50% of AMI; and 
 28 units will be restricted to households with income levels of up to 60% of AMI. 
 
Description of Project Site. The proposed Project is located on a 2.46-acre parcel (the 
“Site”) owned by and to be leased from the San Diego Unified School District, on the 
southern side of Commercial Street, between 21st and 22nd Streets in the Logan Heights 
neighborhood of the City of San Diego (the “City”). The Commercial Trolley Station is 
located immediately to the east of the Project, a bus stop is less than 0.1 mile away and 
Interstate 5 is 0.2 miles away. 
 
The Project is in walking distance of the East Village neighborhood. According to the 
market study, the Project is located in reasonable proximity to the following services and 
employment opportunities: Crosby Food (0.1 miles away); Bay Bridge Park (0.3 miles 
away); Burbank Elementary School (0.4 miles away); Family Health Center of San Diego 
(0.5 miles); San Diego City Library (0.6 miles); Sav-On Pharmacy (0.7 miles away), US 
Post Office (0.7 miles away); San Diego High School (1.5 miles away); Arco Gas Station 
(0.8 miles); and Memorial Prep Middle School (0.8 miles). 
 

Project Ownership/Borrower/Developer. The ownership entity for the Project will be 
COMM22 Family Housing, L.P., a California limited partnership consisting of: (1) 
COMM22 Housing GP, LLC. as Administrative General Partner and (2) an entity to be 
formed by Bank of America Merrill Lynch as tax credit investor limited partner. Bridge 
is the Developer of the Project. 
 
Bridge has developed affordable housing in California since 1984. It has developed or 
rehabilitated 104 projects that contain an aggregate of 12,321 units, including the Torrey 
Del Mar and Dove Canyon Apartments in San Diego (each financed with tax-exempt 
bonds). 
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CDLAC.  On July 23, 2012, the Housing Authority filed an application to CDLAC 
requesting $28,000,000 of private activity bond allocation for the Project. The award of 
allocation in that amount was granted at CDLAC’s meeting of September 26, 2012. 
CDLAC requires that the allocation be used by December 26, 2012 (90 days after the 
award). 
 
In connection with the CDLAC application process, on June 21, 2011, the Housing 
Authority adopted a resolution of intent to issue bonds for the Project and approved the 
submittal of an application to CDLAC. Also on July 10, 2012, a TEFRA hearing was 
held before the City Council at which time the Project was approved for purposes of the 
Federal Tax Code. 
 

PROPOSED FINANCING 
 
Project Costs and Funding. According to Bridge’s projections, total Project costs, 
including land cost, construction, architect and engineering, interest during construction 
and all soft costs will approximate $54,392,514 during construction and $56,472,254 
following construction and lease-up (“at permanent”). The estimated sources of funding 
for these costs will differ during construction and at permanent, as shown in the 
following table: 
 
Sources  Construction Permanent 
Tax-Exempt Bond Proceeds $28,000,000 $3,590,682 
Taxable Construction Loan 587,386  
GP Equity 20,438 20,438 
Low Income Housing Tax Credit Equity 1,000,000 20,437,626 
Redevelopment Funds 9,255,000 9,255,000 
MHSA Loan 1,462,000 1,462,000 
HCD TOD Grant/Loan 3,636,109 10,786,109 
HCD IIG Grant 7,659,715 7,659,715 
Cal Re-Use Grant 1,287,552 1,287,552 
SANDAG Grant 701,238 701,238 
Housing Commission Loan 500,000 500,000 
Deferred Interest 283,076 283,076 
Deferred Developer Fee  488,818 

Total $54,392,514 $56,472,254 
   
Uses   
Acquisition/Entitlement Costs $1,131,212 $1,131,212 
Infrastructure Costs 6,827,730 6,827,730 
Construction-related Costs + Contingency 35,748,262 35,748,262 
Architect & Engineering  2,804,900 2,804,900 
Permits and Fees 2,798,164 2,798,164 
Financing and Carry Costs 2,421,076 2,421,076 
Indirect Expenses, Other, Syndication 1,661,170 1,721,170 
Operating Reserves 0 519,739 
Developer Fee 1,000,000 2,500,000 

Total $54,392,514 $56,472,254 
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Bond Amount and Bank Purchase Approach. The bonds will be issued in one or two 
series of unrated bonds by the Housing Authority in the anticipated aggregate amount of 
$28,000,000 (the “Bonds”). The Bonds will finance a portion of the construction costs of 
the Project. Following the completion of construction and lease-up, in approximately 24 
months after issuance, it is expected that the Bonds will be paid down in substantial part 
with tax credit equity funds and HCD TOD loan proceeds.  
 
The Bonds will be purchased directly by Bank of America, N.A. (“BANA”). BANA is a 
“qualified institutional buyer” and “accredited investor” 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.  
 
The Bonds will pay interest only during construction. The interest rate on the Bonds will 
likely be a floating rate, pegged to the 30 Day LIBOR1 index plus a spread of 1.55%. 
 
At permanent, following the Bond pay down to approximately $3,590,682 from tax credit 
equity funds and HCD TOD loan proceeds, the interest rate on the Bonds will convert to 
a fixed rate to be set before Bond closing by reference to the 30-Year Interest Rate Swap 
Rate (as provided by the Board of Governors of the Federal Reserve System) plus a 
spread of 2.47%. Based on the current market, the fixed rate would be approximately 
4.90%. The Bonds are expected to mature in approximately 27 years from issuance and 
will amortize over 25 years.  
 
The Bonds are expected to close in mid-December 2012. 
 
Housing Authority Financial Involvement. The Housing Authority (the “Housing 
Authority”) is providing subordinate financing in the amount of $500.000, which will 
fund a portion of the Project’s construction costs.  
 
The Housing Authority’s subordinate financing will be in the form of a residual receipts 
loan with the following basic terms: 
 
 Interest Rate: 3% simple interest 
 Payments:  Residual receipts payments beginning at the end of the first full  

   year after payoff of the deferred developer fee (estimated in the 6th 
|   year) 

 Term:  55 years 
 Affordability: 100 units @ 50% AMI; 28 units @ 60% AMI 

 
Successor Agency to Redevelopment Agency Financial Involvement. The Successor 
Agency to the Redevelopment Agency (the “Successor Agency”) also is providing 
subordinate financing in the amount of up to $9,255,000. The obligation to provide such 

                                                           
1 LIBOR refers to the London Inter-Bank Offering Rate. LIBOR is an index off which most banks base 
their lending rates. 
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funding is contained in the Owner Participation Agreement, dated June 23, 2011, by and 
among the Redevelopment Agency of the City of San Diego, the City of San Diego and 
COMM22 Housing GP, LLC. This subordinate funding will be used to fund a portion of 
the construction costs, contingent on the receipt of 4% tax credits, the issuance of the 
Bonds and other sources of financing  
 
The Agency’s subordinate financing will be in the form of a residual receipts loan with 
the following basic terms: 
 
 Interest Rate: 3% simple interest 
 Payments:  Beginning at issuance of Certificate of Occupancy 
 Term:  55 years from the Occupancy Date 
 Affordability: 100 units @ 50% AMI; 28 units @ 60% AMI 

 
Affordability Restrictions. The Project will be subject to the following regulatory 
restrictions and terms: 
 
 Tax-Exempt Bond Regulatory Agreement requirements (including voluntary 

elections made to CDLAC) for a 55-year term;  
 
 Tax Credit Regulatory Agreement requirements under which all units must be 

affordable at 60% AMI for a 55-year term to remain eligible for tax credits; and 
 
 Housing Commission’s Construction and Permanent Financing Loan Agreement 

under which the units will be restricted for 55 years. 
 
 Successor Agency’s Agreement Affecting Real Property (Including Rental 

Restrictions) under which the units will be restricted for 55 years. 
 
Project Cash Flow. According to the pro forma cash flows provided by the Borrower, 
Project income from rents and other income (e.g., laundry, commercial) is estimated at 
$1,200,132 for the first year of stabilized occupancy (assuming a 5% vacancy factor).  
Project net expenses are estimated at $871,583 (including replacement reserves, annual 
ground lease payments, ground lease credits for cleanup and bond/loan monitoring fees). 
As a result, first year net operating income (gross operating revenues less net operating 
and related expenses) is estimated at $328,549. 
 
The Borrower has estimated first year debt service on the Bonds (following the 
construction period) to be approximately $285,556 (assuming an all-in interest rate of 
4.90%). Annual debt service is projected to remain level. 
 
Net operating income is anticipated to cover annual debt service by approximately 1.15 
times in the first year of stabilized occupancy, according to the Borrower’s pro forma 
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cash flow. The forecast cash available after expenses (including reserves) and debt 
service is estimated by the Borrower to be $42,993.  
 
The Borrower has escalated projected revenues and operating expenses at the rate of 
2.5% and 3.5% per year, respectively.  
 
The following table shows the Borrower’s projected cash flow for the Project during first 
five years following stabilized occupancy: 
 
 

Escalation 1 2 3 4 5

2.50% Gross Scheduled Income 1,263,297 1,294,879 1,327,251 1,360,433 1,394,444

    less vacancy/collection loss (63,165) (68,196) (69,901) (71,649) (73,440)

Total Net Income 1,200,132 1,226,683 1,257,350 1,288,784 1,321,004

Expenses

3.50% Operating Expenses (675,923) (696,201) (717,087) (738,599) (760,757)

Replacement Reserves (78,000) (78,000) (78,000) (78,000) (78,000)

Ground Lease to SDUSD (212,424) (213,487) (214,554) (215,627) (216,705)

Rent Credit for Clean-up 106,212 106,743 107,277 107,813 108,352

Loan monitoring fee (6,960) (6,960) (6,960) (6,960) (6,960)

Bond monitoring fee (4,488) (4,488) (4,488) (4,488) (4,488)

Total Expenses + Reserves + Ground Lease (871,583) (892,393) (913,812) (935,862) (958,559)

Net Operating Income 328,549 334,290 343,538 352,922 362,445

Debt Service - Bonds (285,556) (285,556) (285,556) (285,556) (285,556)

Projected Cash Available after Debt Service 42,993 48,734 57,982 67,366 76,889

Debt Service Coverage - Bonds 1.15x 1.17x 1.20x 1.24x 1.27x

Year

 
 
I note that operating reserves are capitalized in the development budget. 
 

PUBLIC PURPOSE 
 
The Bonds will result in the long-term affordability of 128 one, two and three-bedroom 
units in the City of San Diego, of which 13 units will be restricted and affordable to 
households earning up to 30% of AMI, 16 units will be restricted and affordable to 
households earning up to 40% of AMI, 71 units will be restricted and affordable to 
households earning up to 50% of AMI, 28 units will be restricted and affordable to 
households earning up to 60% AMI and 2 units will be occupied by a resident manager.  
 
The Bond and Tax Credit Regulatory Agreements, the Housing Commission’s 
Construction and Permanent Financing Loan Agreement and Successor Agency’s 
Agreement Affecting Real Property (Including Rental Restrictions) will require that 
affordability levels be maintained for a period of 55 years.  
 

BENEFITS AND RISKS TO THE HOUSING AUTHORITY 
 
The Bonds provide a vehicle for financing the Project’s construction. As proposed, the 
Bonds will result in the long-term affordability of 128 one, two and three-bedroom units 
in the City of San Diego with units restricted to income levels described in “Public 
Purpose” above. 
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The Bonds do not pose undue financial risk to the Housing Authority. The Bonds are not 
a direct obligation of the Housing Authority or the City of San Diego.  The Bonds will be 
owned directly by BANA, which has indicated its intention to hold the Bonds for its own 
account and not for public distribution. More than 85% of the Bonds ($24,409,318) is 
expected to be retired shortly after conversion. 
 
If the Housing Authority issues the Bonds, the Commission would receive a fee at Bond 
closing of approximately $64,400 equal to 0.23% times the initial par amount of the 
Bonds (approximately $28,000,000).  
 
Costs of issuance will be funded by the Borrower from the initial installment of low 
income housing tax credit amounts, taxable loan proceeds and/or Successor Agency loan 
proceeds. The Borrower has agreed to indemnify the Housing Authority and Commission 
as to matters relating to the Bond issue. However, the Borrower is a single purpose entity 
with no significant assets or sources of income other than the Project and is generally not 
required to make up any cash flow shortfalls. 
 

RECOMMENDATIONS 
 
Ross Financial recommends that the Housing Authority proceed with the issuance of the 
Bonds based on the following findings: 
 

 The Bonds would achieve a public purpose by providing 128 affordable units, with all 
units restricted to income levels at or below 60% of AMI.  

 

 The Bonds will be purchased at closing by a well-established, highly capitalized bank 
which is active in affordable housing lending and which will sign an Investor’s Letter 
to the effect that is a “qualified institutional investor”. The Bonds will be subject to 
very restrictive transfer limitations at all times. 

 

 The Borrower has agreed to indemnify the Housing Authority and the Commission 
regarding matters relating to the financing. Issuance costs will be paid by the 
Borrower and not from the Bonds. 

 

 Based on estimates provided by the Borrower, as reviewed and confirmed by BANA, 
there should be sufficient funds to complete the Project and the Project provides 
adequate cash flow to cover Bond debt service. 

 
If there is any additional information you require concerning the COMM22 Family 
Housing, Ross Financial will be pleased to provide a supplemental analysis. 
 
Very truly yours, 
 

 
 
Peter J. Ross    
Principal 



 

ATTACHMENT 10 
PREVIOUS RELATED ACTIONS 

 
 
December 7, 2007 - City Council Resolution R-303268, which certified the Mitigated Negative 

Declaration No. 122002. 
 
December 7, 2007 - City Council Resolution R-303269 which amended the Community Plan.  
 
December 7, 2007 - City Council Resolution R-303270 which adopted the Vesting Tentative 

Map (No.415852), adopted Public Right-of Way Vacation No. 415855 and 
Easement Vacation No.454297. 

 
December 7, 2007 - City Council Resolution R-303271 which adopted Site Development Permit 

No.415853, Planned Development Permit No.454025, and Conditional Use 
Permit No.431367. 

 
January 8, 2008 -  City Council approval of Ordinance Number O-19700 to rezone, from the 

Southeast San Diego Planned District MF-3000 and I-1 zones into the 
Commercial CC-3-5 zone, for the 4.58 acres between Commercial and 
Beardsley Streets, between 21st Street and Harrison Avenue. 

 
April 15, 2011 -  (HCR 11-046) Housing Commission approval of:  a) up to $500,000 

residual receipts loan contingent upon the developer receiving all necessary 
third party funding, before closing as part of the financial authorization for 
bonds issuance Housing Commission to verify the estimated funding 
sources are adequate and in place, b) approval of initial steps to issue 
multifamily housing revenue bonds up to $30,000,000 including approval of 
bond counsel and financial advisor, and c) authorizing President and Chief 
Executive Officer to execute documents. 

 
June 21, 2011 -  (HAR 11-021) Housing Authority approval of official intent to issue bonds 

to finance COMM22 Family project and authorizing related actions 
(Resolution No.1525). 

 
June 21, 2011 -  (HAR 11-021) Housing Authority approval authorizing residual receipts 

loan up to $00,000 to Bridge SC LLC to facilitate the new construction of 
COMM22 Family Housing Apartments (Resolution No. 1526). 

 
June 8, 2012 - (HCR 12-080) Housing Commission recommended City Council approval 

of TEFRA hearing (one year extension).  
 
July 10, 2012 - (CCR12-004) City Council approval of issuance of bonds for COMM22 

Family Housing project, (Resolution R-307577, July 12, 2012). 
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