
REPORT 
DATE ISSUED:  April 28, 2016  REPORT NO:  HCR16-042 

ATTENTION: Chair and Members of the San Diego Housing Commission
For the Agenda of May 6, 2016 

SUBJECT: Bella Vista Apartments - Preliminary Bond Items 

COUNCIL DISTRICT: 4   

REQUESTED ACTION   
Take the initial steps to issue Housing Authority of the City of San Diego tax-exempt Multifamily 
Housing Revenue Bonds, which are administered by the State, to facilitate the acquisition, rehabilitation, 
and preservation of 170 multifamily affordable housing rental units at Bella Vista Apartments, located at 
4742 Solola Avenue, San Diego, in the Encanto Community, which will remain affordable for 55 years. 

STAFF RECOMMENDATION   
That the San Diego Housing Commission (Housing Commission) recommend the Housing Authority of 
the City of San Diego (Housing Authority) take the following actions, as described in this report:  

1) Approve the following steps to issue Housing Authority tax-exempt Multifamily Housing
Revenue Bonds, which are administered by the State, for Bella Vista Apartments (Bella Vista),
including:
a. Issue a bond inducement resolution (Declaration of Official Intent) for up to $23,300,000 in

tax-exempt Multifamily Housing Revenue Bonds for acquisition and rehabilitation of Bella
Vista by Bella Vista Affordable Communities L.P., (BVAC) a California limited partnership;

b. Authorize an application (and subsequent applications, if necessary) to the California Debt Limit
Allocation Committee (CDLAC) for an allocation of authority to issue tax-exempt Multifamily
Housing Revenue Bonds, administered by the State, in an amount of up to $23,300,000 for Bella
Vista;

c. Approve a bond financing team of Stradling, Yocca, Carlson & Rauth as bond counsel, and
CSG Advisors as bond financial advisor;

d. Request that the San Diego City Council (City Council) hold a Tax Equity and Fiscal
Responsibility Act (TEFRA) public hearing, and adopt a resolution approving the Housing
Authority’s issuance of tax-exempt bonds  for Bella Vista;

e. Final issuance of the tax-exempt Multifamily Housing Revenue Bonds will require Housing
Commission and Housing Authority final approval at a later date;

2) Authorize the Housing Commission’s President & Chief Executive Officer (President & CEO),
or his designee:
a. To execute any and all documents and instruments, as approved by the President & CEO,

General Counsel, and bond counsel, and to authorize the President & CEO to perform such
acts as are necessary, convenient and/or appropriate to implement the approvals upon advice
of the General Counsel; and
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b. To adjust terms/conditions as necessary for consistency with requirements of third-party 
funding sources or to accommodate market changes that may occur after this report but before 
close of escrow. 

 
SUMMARY 
A development summary is included as Attachment 1.   
 

Table 1 - Development Details 
Address 4742 Solola Avenue 
Council District 4 
Community Plan Area Southeastern San Diego Community Planning Group 
Development Type Acquisition with Rehabilitation  
Construction Type Type V (wood frame, stucco exterior) 
Parking Type Surface Parking (230 parking spaces) 
Housing Type Multifamily 
Lot Size 8.58 acres,  373,745 square feet 
Units 170 
Density 19.81 dwelling units per acre (170 units÷8.58 acres=19.81 du) 
Unit Mix 52 One-Bedroom Units, 94 Two-Bedroom Units, and 24 Three-

Bedroom Units 
Gross Building Area 137,756 Square Feet 
Net Rentable Area 135,506  Square Feet 

 
Bella Vista is a proposed acquisition and rehabilitation of 170 existing apartment units.  It is located at 
4742 Solola Avenue, San Diego (Attachment 2 Site Maps).   
 
Project History 
On October 12, 2001, the Housing Commission approved HCR01-110 (Attachment 3), a $1,000,000 
residual receipts loan to Logan Square Housing Partners L.P., and authorized issuance of $10,500,000 of 
tax-exempt Multifamily Housing Revenue Bonds for the acquisition and rehabilitation of Bella Vista 
(formerly known as Logan Square Apartments). On October 9, 2002, the California Tax Credit 
Allocation Committee (CTCAC) recorded affordability restrictions on the property.  The developer also 
obtained from the U.S. Department of Housing and Urban Development (HUD) a Project-Based Section 
8 Housing Assistance Payments Contract (HUD/HAP Contract) for 144 of the 170 units. The HUD/HAP 
Contract was renewed in 2009 and will run until 2027.  The property is owned by Logan Square 
Housing Partners L.P.  The property was previously rehabilitated in 2002; however, some property 
features are nearing the end of their useful life and will be addressed as part of the proposed new 
rehabilitation. 
 
Developer’s Request 
The developer is requesting Housing Authority issuance of up to $23,300,000 of tax-exempt 
Multifamily Housing Revenue Bonds, which are administered by the State, for the proposed acquisition 
and rehabilitation.  The proposed new financing includes a deferred developer fee as well as payoff of 
the existing Housing Commission loan.  No additional Housing Commission loan funds are requested.  
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The Development 
Constructed in 1971, Bella Vista consists of 34 two-story buildings, four utility structures, three laundry 
rooms, and one rental office/community room on approximately 8.58 acres (373,745 square feet).  Bella 
Vista has 52 one-bedroom/one-bathroom units (629 square feet), 94 two-bedroom/one-bathroom units, 
(825 square feet), and 24 three-bedroom/two-bathroom units, (1,007 to 1,115 square feet), including one 
manager’s unit.  There are 230 surface parking spaces.  Site amenities include a tot-lot/playground, 
clubhouse/meeting room, on-site laundry, security perimeter fencing, security cameras near management 
office and laundry rooms, walk-in closets for some two-bedroom units, and tenant services (including 
adult computer lab and children’s after school program). Unit amenities include a refrigerator, range, 
garbage disposal, window coverings, and patios for some units.   
 
Bella Vista is located immediately east of Interstate 805 (I-805) and south of Logan Avenue.  To the 
north and south are single-family residences, to the east are single-family residences and Knox Middle 
School, and to the west is 47th Street and I805.  Public transportation includes buses on 47th Street and 
Logan Avenue. The Orange Line trolley 47th Street station is approximately one mile to the 
north.  Nearby are major highway access points, a sports park complex, and the Educational Cultural 
Complex, which provides job training.  Bella Vista’s April 2016 rent roll shows two vacant units out of 
170 (approximately 1 percent vacancy).   
 
Prevailing Wages 
Prevailing wages are not applicable to the proposed rehabilitation because no Federal or State funds will 
be used. 
 
Project Sustainability 
Bella Vista will be rehabilitated to comply with TCAC guidelines for construction standards.  Energy 
saving features will include: Energy Star rated appliances, cool roofs, Title 24 compliant dual pane 
windows, Title 24 compliant fixtures such as energy efficient lighting, improved Seasonal Energy 
Efficiency Ratio HVAC, and high efficiency water heaters.  Water conservation will be promoted with 
low-flow water fixtures, and modification of existing irrigation system with weather sensor controllers.    
 
Relocation 
The developer does not anticipate any permanent relocation of tenants.  However, rehabilitation work 
may require temporary relocation.  The developer has budgeted $200,000 for possible temporary 
relocation.  The developer has extensive experience in implementing temporary relocation.    
 
Property Management 
The project will be managed by Logan Property Management Inc. (Logan Property).  Logan Property is 
the current manager of Bella Vista.  Founded in 2004, Logan Property manages more than 2,551 units in 
California, Colorado, and New Mexico, (including 704 units in San Diego County).  Logan Property’s 
corporate headquarters is in San Diego. 
 
Development Team 
Logan Square Housing Partners L.P. is the seller.  BVAC is the proposed buyer/owner.  Attachment 4 
provides the proposed buyer’s organization chart. Bella Vista Communities LLC (BVC) is the 
Administrative General Partner.  The BVC ownership team includes Islas Development LLC, a 
California limited liability company; Finco Development Inc., a Nevada corporation; and Suffolk 
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Development LLC, a California limited liability company.  The nonprofit Casa Familiar will be the 
Managing General Partner of BVAC.  WNC & Associates will be the tax credit investor.   
Islas Development LLC has developed more than 3,400 low-income multifamily housing units in 
California, New Mexico and Colorado.  Islas Development LLC also is a partner in Logan Property 
Management Inc., which manages and asset manages low-income multifamily units utilizing HUD and 
tax credit programs.  There is previous satisfactory experience with this developer utilizing Housing 
Commission loans for affordable housing developments. 
 
Based upon the developer’s past experience and past performance, staff has determined that the 
developer has the requisite capacity to successfully complete the proposed Bella Vista project. 
  

Table 2 - Development Team Summary 
ROLE/FIRM 

Proposed new owner - Bella Vista Affordable Communities L.P. 
Developer - Islas Development LLC. 
Construction Manager - Jeremy Turner 
General Contractor –  Phase 3 Construction Inc. (an affiliated entity owned by Ruben Islas [40% 
owner], Jules Arthur [40% owner], and Jeremy Turner [20% owner]).  
Property Manager – Logan Property Management Inc. (an affiliated entity) 
Tenant Services Provider – Casa Familiar. 
Construction Lender (Multifamily Housing Revenue Bonds issue) - Hunt Capital utilizing a 
Fannie Mae private placement. 
Tax Credit Investor - WNC Inc. 

 
FINANCING STRUCTURE 
The acquisition and rehabilitation of Bella Vista has an estimated total development cost of $46,003,150 
($270,607 per unit for 170 units). The developer proposes to finance the project through the use of tax-
exempt Multifamily Housing Revenue Bonds issued by the Housing Authority and which are 
administered by the State, 4 percent tax credits, a seller carryback loan, and deferral of the developer 
fee.   
 
Payoff of Housing Commission’s Existing Loan 
The proposal includes payoff of Logan Square Housing Partners LP’s existing Housing Commission 
residual receipts loan currently estimated at $968,318, plus accrued interest to the payoff date.   
 
Proposed Bond Financing 
The Housing Commission utilizes the Housing Authority's tax-exempt borrowing status to pass on lower 
interest rate financing (and make Federal 4 percent tax credits available) to developers of affordable 
housing. The Housing Authority's ability to issue bonds is limited under the U.S. Internal Revenue 
Code. To issue bonds for a project, the Housing Authority must first submit an application to CDLAC 
for a bond allocation. Prior to submitting applications to CDLAC, projects are brought before the 
Housing Commission, Housing Authority, and City Council. Housing Authority bond inducement 
resolutions must be obtained prior to CDLAC application submittal, and a City Council TEFRA 
resolution must be secured no later than five calendar days prior to the first public posting of the 
CDLAC Committee recommendations. These actions do not obligate the Housing Authority to issue 
bonds.  
The developer plans to submit a bond application to CDLAC on May 20, 2016, and to receive a bond 
allocation at CDLAC's July 20, 2016 meeting.  If necessary, staff will submit additional applications to 
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CDLAC to secure a bond allocation for the project.  A general description of the Multifamily Housing 
Revenue Bond and a summary of the actions that must be taken by the Housing Authority and City 
Council to initiate and finalize proposed financings are described in Attachment 5. 
 
Bella Vista will be seeking a $23,300,000 CDLAC allocation, which is approximately five percent 
higher than the amount for which the project is currently being underwritten ($22,150,000).  This 
increased amount represents a cushion to account for possible increases in the bond amount due to 
increases in construction costs, decreases in the assumed interest rate, or the loss of other planned 
funding sources. The bond amount that is ultimately issued will be based upon project costs, revenues, 
and interest rates at the time of bond issuance.  Housing Commission staff will return to the Housing 
Authority for approval of the final bond amount. 
 
The proposed bonds will meet all the requirements of the Housing Commission's Multifamily Housing 
Revenue Bond Program policy. Housing Commission staff will also work with the City to ensure that 
the bond issuance fully complies with the City's ordinance on bond disclosure.  There are no fiscal 
impacts, associated with the requested bond actions, to the Housing Commission, the City of San Diego, or 
the Housing Authority.  Approval of the bond inducement and TEFRA resolutions do not commit the 
Housing Authority to issue bonds.  The bonds will not constitute a debt of the City of San Diego.  If 
bonds are ultimately issued for the project, the bonds will not financially obligate the City, the Housing 
Authority nor the Housing Commission because security for the repayment of the bonds will be limited 
to specific private revenue sources. Neither the faith and credit, nor the taxing power of the City, nor the 
faith and credit of the Housing Authority will be pledged to the payment of the bonds.  The developer is 
responsible for the payment of all costs under the financing, including the Housing Commission's 
0.0025 bond amount issuer fee (estimated at $58,250 with a $23,300,000 bond issue) and the Housing 
Commission’s annual bond administrative fee (estimated at $58,250) with an estimated $23,300,000 
outstanding bonds amount at permanent financing conversion.   
 
Staff recommends assigning Stradling, Yocca, Carlson & Rauth as bond counsel, and CSG Advisors as 
bond financial advisor.  The proposed financing team members have been selected in accordance with 
the existing Housing Commission policy for the issuance of bonds.  Financial advisors and bond 
counsels are designated on a rotating basis from the firms selected through a competitive Request for 
Proposals process.  
 
Development Cost 
The estimated total development cost (TDC), estimated sources, and estimated uses of funds are detailed 
in the pro forma attached to this report (Attachment 6) and are summarized in Tables 3A and 3B below. 
  

Table 3A – Bella Vista Estimated Sources of Financing (Permanent)  
Permanent Financing Sources Amounts Per Unit 

Permanent Loan (tax exempt Multifamily Housing Revenue Bonds) $22,150,000 $130,294 
Seller Carryback Loan 776,200 4,566 
Deferred Developer Fee  5,632,217 33,131 

4 Percent Tax Credits 17,444,733 102,616 

Total Development Cost $46,003,150 $270,607 
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Table 3B – Bella Vista Estimated Uses (Permanent) 
Estimated Financing Uses Amounts Per Unit 

Acquisition Cost $28,600,000 $168,235 
Hard Costs (including Hard Costs Contingency) 8,770,116 51,589 
Financing Costs 1,619,679 9,528 
Soft Costs  823,500 4,844 
Operating Reserves (3 months stabilized) 557,638 3,280 
Developer Fee 5,632,217 33,131 
   
Estimated Total Development Cost (TDC) 170 Units $46,003,150 $270,607 

 
Development Cost Key Performance Indicators 
Housing Commission staff has identified development cost performance indicators, which were used to 
evaluate the proposed development. The key performance indicators listed in Table 4 are commonly used 
by real estate industry professionals and affordable housing developers.  
 

Table 4 - Key Performance Indicators 
Development Cost Per Unit $46,003,150 ÷ 170 units = $270,607 
Housing Commission Subsidy Per Unit   $0 ÷ 170 units  =  0 
Acquisition Cost Per Unit $28,600,000 ÷ 170 units  = $168,235 
Gross Building Square Foot Hard Cost   $8,770,116 ÷ 137,756 sq. ft. = $64 
Net Rentable Square Foot Hard Cost $8,770,116 ÷ 135,506 sq. ft. = $65 

 
Project Comparison Chart 
There are multiple factors and variables that influence the cost of developing multifamily affordable 
housing, including but not limited to project location, site conditions, environmental factors, land use 
approval process, community involvement, construction type, design requirements/constraints, economies 
of scale, City fees, developer experience and capacity, and the mission and goals of the organization 
developing the project.  Various similar developments (completed or approved) over the previous four 
years) are listed in Table 5 and are provided to compare against this development. 
                     

Table 5 - Comparable Rehabilitation Projects with Tax-Exempt Bonds 
Project 
Name 

Year Construction 
Type 

Units Total 
Development 
Cost 

Cost Per 
Unit 

* SDHC 
Subsidy 
Per Unit  

Rehab Cost Rehab  
Cost Per 
Unit 

Subject:  
Bella Vista 

2016 V 170 $46,003,150 $270,607 $0 $8,770,116 $51,589 

Vista La 
Rosa 

2016 V 240 $78,954,250 $328,976 $0 $11,384,928 $47,437 

Mayberry 
Townhomes 

2015 V 70 $16,088,677 $229,838  $12,965 $2,800,000 $40,000 

City Heights 
10 

2013 V 132 $16,693,873 $126,469 $47,561 $3,669,268 $27,797 

Knox Glen 2012 V 54 $10,193,542 $188,769 $48,491 $2,618,500 $48,491 
   * The Housing Commission “subsidy per unit” amount is the extended loan; it does not include the project’s 
bonds amount. 
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Developer Fee 
The Housing Commission does not currently impose developer fee limits on projects with no 
Housing Commission financing. The CTCAC changed their developer fee structure on October 21, 
2015. Previous regulations capped developer fee to a maximum of $2,500,000.  Current regulations 
allow acquisition with rehabilitation projects to use the following developer fees calculation: 

1) 15 percent of the unadjusted eligible construction-related basis, and 
2) 5 percent of the unadjusted eligible acquisition basis. 
3) For developer fees in excess of $2,500,000, $10,000 for each tax credit unit over 100 must be 

deferred or contributed as equity to the project.   
CTCAC defines eligible basis as the total amount of development costs that generate Internal 
Revenue Code Section 42 tax credits and may include most construction hard costs and some 
depreciable soft costs attributable to residential costs of acquiring and developing the project. 

Bella Vista is eligible for a CTCAC maximum developer fee equivalent to $5,632,217. The Bella Vista 
developer is proposing a $5,632,217 developer fee with the entire amount deferred. 
 
Purchase Price and Appraisal 
The developer is in the process of obtaining an appraisal, but it is not currently available. The owner, 
Logan Square Housing Partners L.P., is proposing to sell the property to BVAC, for $28,600,000. 
 
Building Conditions/Proposed Rehabilitation Work 
Bella Vista is proposing to spend $8,770,116 ($51,589 per unit) on the proposed rehabilitation.  The 
developer’s proposed rehabilitation scope of work is described in Attachment 7.    
 
Estimated Timeline 
In order to preserve certain financing benefits from expiring 2015 Difficult Development Area (DDA) 
and Qualified Census Tract (QCT), CDLAC is requiring applications be submitted by June 14, 2016. 
 
The estimated development timeline is as follows: 
 

Milestones Estimated Dates 
• Applications: TCAC tax credit & CDLAC bonds allocation 
• Housing Authority for proposed preliminary consideration 
• City Council IRS-required TEFRA hearing 
• TCAC and CDLAC allocation meetings 
• Housing Commission proposed final bond/note authorization 
• Housing Authority proposed final bond/note authorization 
• Estimated bond/note issuance and escrow closing 
• Estimated start of construction work 
• Estimated completion of construction work 

• May 20, 2016 
• May 24, 2016 
• May 24, 2016 
• July 20, 2016 
• September 9, 2016 
• September 27, 2016 
• Late 2016 
• Late 2016 
• Late 2017 

 
AFFORDABLE HOUSING IMPACT 
The proposed actions will preserve and extend affordability for 170 units and improve the living 
conditions for the tenants.  The CTCAC tax credit rent and occupancy restrictions will be recorded 
against the property for 55 years from rehabilitation completion, which is an additional 15 years beyond 
the current restrictions period.  The units will be affordable to tenants with incomes at Area Median 
Income (AMI) levels ranging from 50 percent of AMI ($40,500 per year for a family of four) to 60 
percent of AMI ($48,600 annually for a family of four).   
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Table 6 –Bella Vista Affordability & Monthly Estimated Rent Table * 
 

Affordability Mix 
One Bdrm/1 Ba 

Units  
(629 sq. feet) 

Two Bdrm/1Ba 
Units  

(825 sq. feet)  

Three Bdm/1 Ba 
(Flats)  

(1007 sq. ft.) 

Three Bdrm/2 Ba 
(Townhomes) 
(1,115 sq. feet) 

  

  
Units 

Estimated 
Net Rent 

 
Units 

Estimated 
Net Rent  

 
Units 

Estimated 
Net Rent  

 
Units 

Estimated 
Net Rent  

 

 
Total 

HUD HAP Section 8 units:          
     50% AMI units (Section 8) 5 $1,017 10 $1,246  1 $1,526 1 $1,551 

 

17 
60% AMI units (Section 8) 42 $1,017 66 $1,246 10 $1,526 8 $1,551 

 

126 
Subtotal Section 8 units ** 47 -- 76 -- 11 -- 9 -- 

 

143 
Non Section 8 units:         

50% AMI units 0 -- 0 -- 0 -- 0 -- 
 

0 
60% AMI units  5 $857 18 $1,029 3 $1,142 0 -- 

 

26 
Subtotal Non Section 8 units 5 -- 18 -- 3 -- 0 -- 

 

26 
Manager’s unit -- -- -- -- --  1 -- 

 

1 
Combined Total Units 52  94   14   10 --  

 

170 

            * Estimated net rents after utilities allowance deduction.   
** Project-based Section 8 tenants’ rent portion is 30 percent of gross income minus allowances.  

 
FISCAL CONSIDERATIONS 
No Housing Commission financing is proposed with this report’s actions.  The funding sources and uses 
proposed for approval are included in the Housing Commission’s Fiscal Year (FY) 2016 Budget.  
Approving these proposed actions will not change the FY 2016 total budget.   
 
Funding sources approved by this action will be as follows: 
Estimated bonds issuance fees - $58,250. 
 
Funding uses approved by this action will be as follows: 
Estimated Rental Housing Finance Program administration costs - $58,250. 
 
COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS  
On March 21, 2016, the Encanto Neighborhoods Community Planning Group voted in support of the 
project: 10 in favor with one abstention.  
 
KEY STAKEHOLDERS and PROJECTED IMPACTS  
Stakeholders for this project include the residents of Bella Vista, Logan Square Housing Partners, L.P. 
as the development’s current owner/seller, the proposed buyer BVAC, the neighborhood of Encanto, and 
the Housing Authority as the proposed bonds issuer. The property rehabilitation is expected to have a 
positive impact on the community because it will preserve and improve existing affordable housing. 
 
ENVIRONMENTAL REVIEW 
The proposed rehabilitation is categorically exempt from the requirements of the California 
Environmental Quality Act (CEQA) pursuant to Section 15301 of the State CEQA Guidelines because 
Bella Vista is an existing facility and the proposed actions do not involve expansion of the existing use.  
The project meets the criteria set forth in CEQA Section 15301(a), which allows for exterior and interior 
alterations of existing facilities.  Processing under the National Environmental Policy Act is not required 
as there are no federal funds involved in this action.   
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STATEMENT for PUBLIC DISCLOSURE 
Statements for Public Disclosure is Attachment 8.  
 
Respectfully submitted,     Approved by, 
  

J.P. Correia     Deborah N. Ruane 
J.P. Correia      Deborah N. Ruane 
Real Estate Manager     Senior Vice President  
Real Estate Division     Real Estate Division 
 
Attachments: 

1) Development Summary 
2) Site Maps 
3) HCR01-110 
4) Organization Chart 
5) Multifamily Housing Revenue Bond Program Summary 
6) Project Proforma 
7) Rehabilitation Scope of Work 
8) Developer Disclosure Statements 

a) BVAC 
b) Islas Development LLC 
c) Bella Vista Communities LLC 
d) Casa Familiar Inc. 
 

 
Hard copies are available for review during business hours at the security information desk 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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