
 
 

 REPORT 
 
DATE ISSUED:  June 9, 2016                  REPORT NO:  HCR16-055 
 
ATTENTION: Chair and Members of the San Diego Housing Commission

For the Agenda of June 17, 2016 
 
SUBJECT:        Loan Recommendation for Vista Del Puente 
 
COUNCIL DISTRICT: 9 
 
REQUESTED ACTION   
Recommend that the Housing Authority of the City of San Diego approve a $3,000,000 residual receipts 
loan to fund the land acquisition and development of Vista del Puente, a 52-unit affordable housing 
development that includes 38 affordable rental housing units for homeless San Diegans, , which will 
remain affordable for 55 years.  
 
STAFF RECOMMENDATION   
That the San Diego Housing Commission (Housing Commission) recommend that the Housing 
Authority of the City of San Diego (Housing Authority) take the following actions: 
 

1) Approve a residual receipts loan in an amount not to exceed $3,000,000 to a to‐be‐formed 
Limited Partnership consisting of National Community Renaissance of California (NCRC) and 
Townspeople as Co-General Partner, and a tax credit investor to finance the acquisition and 
development of Vista del Puente at 3934 Gamma Street and 1510 South 40th Street, San Diego, 
92113, which will remain affordable for 55 years.  
 
The Housing Commission proposed loan will be contingent upon the developer receiving all 
necessary third-party funding commitments, including 9 percent tax credits;  
 

2) Authorize the President and Chief Executive Officer (President & CEO) of the Housing 
Commission, or designee: 
 

a. To execute all necessary documents and instruments to effectuate the transaction and 
implement the project, in a form approved by General Counsel, and to take such actions 
as are necessary, convenient and/or appropriate to implement the approvals upon advice 
of General Counsel;  
 

b. To adjust financing terms/conditions as necessary for consistency with requirements of 
other funding sources or to accommodate market changes, not to exceed the maximum 
Housing Commission loan amount of $3,000,000; and 

 
c. To substitute approved funding sources with any other available funds as deemed 

appropriate, contingent upon budget availability, and further authorize the President & 
CEO, or designee, to take such actions as are necessary, convenient and/or appropriate to 



June 9, 2016 
Loan Recommendation for Vista Del Puente 
Page 2  
 

implement this approval and delegation of authority by the Housing Commission upon 
advice of General Counsel. 
 

SUMMARY 
The Permanent Supportive Housing Development 
The Vista del Puente (VDP) development is supported by HOUSING FIRST – SAN DIEGO, the 
Housing Commission’s three-year Homelessness Action Plan (2014-17).   VDP received a funding 
award of $3 million through the Permanent Supportive Housing Notice of Funding Availability that was 
released by the Housing Commission on October 7, 2015, in the second year of HOUSING FIRST – 
SAN DIEGO.  
 
HOUSING FIRST – SAN DIEGO includes awarding up to $30 million over three years (up to $10 
million per year), along with up to 300 Federal rental housing vouchers per year, to create permanent 
supportive housing that will remain affordable for 55 years.  The Housing Commission announced 
HOUSING FIRST – SAN DIEGO on November 12, 2014  HOUSING FIRST – SAN DIEGO will 
impact the lives of as many as 1,500 homeless San Diegans. 
 
VDP is a proposed new construction affordable housing development located at 3934 Gamma Street and 
1510 South 40th Street in the Southcrest Neighborhood of Southeastern San Diego (Attachment 1).  VDP 
will provide housing opportunities for 26 homeless Veteran households and 12 additional homeless 
households utilizing the Housing First model – to provide housing as quickly as possible, with 
supportive services as needed.  The Housing First model emphasizes permanent housing with supportive 
services as a primary strategy to stabilize tenants and address homelessness.  Once a person moves into 
permanent housing, case management and wraparound services will be provided by a residential 
homeless service provider. The developer has applied for 38 Federal Project-Based Housing Vouchers 
from the Housing Commission to supplement tenant rental payments and subsidize the provision of 
services for these households[CC1].[TM2]  In addition to the 38 permanent supportive housing units, 13 
traditional affordable housing units will be provided for individuals and families. A development 
summary is included as Attachment 2.  
 
The Housing Commission has partnered with the Regional Task Force on the Homeless, Inc. to enable 
homeless service providers in the city of San Diego to utilize a Coordinated Assessment and Housing 
Placement database system (CAHP) for homeless individuals, using the Homeless Management 
Information System (HMIS).  CAHP allows homeless service providers to share information with each 
other. The information is used to screen homeless individuals for the most appropriate housing options 
based on who is most in need: 

• Homeless San Diegans who have been on the street the longest 
• The most vulnerable San Diegans, based on their physical or mental health needs. 

The developer and service provider will agree to participate in the CAHP and maintain client data in the 
HMIS, as required by the Housing Commission.  
 
VDP will have approximately 2,500 square feet of community space that will be used for on-site case 
management and social services. Townspeople proposes to be the lead service provider providing case 
management and service coordination.  Townspeople proposes to partner with Veterans Village of San 
Diego[AK3] to provide services to the Veteran population.  As San Diego’s largest provider of transitional 
housing for homeless Veterans, Veterans Village of San Diego will provide mental health services, 
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substance abuse recovery, job training and job placement assistance to the Veteran population.  
Townspeople will develop counseling and service programs tailored to meet the specific needs of the 
residents during intake assessment and will provide services such as case management, crisis 
intervention, goal setting, educational programs and coordination of access to community-based 
resources.  
 
The proposed affordable housing development is a three-story, 61,346 square-foot building, composed 
of 52 units.  The unit mix contains6 one-bedroom, 30 two-bedroom and 13 three-bedroom units.    An 
expansive community room on the ground floor will feature flexible spaces to accommodate resident 
counseling as well as resident services programs.  Other project amenities include manager and resident 
services offices, secured entry, tot lot, barbecue area and laundry room.  
 
Development details are listed below.   
 

Table 1 - Development Details 
Address 3934 Gamma Street and 1510 South 40th Street 
Council District 9 
Community Plan Area Southcrest 
Development Type New Construction 
Construction Type Type V  
Parking Type Surface 
Housing Type Permanent Supportive Housing & Family Housing 
Lot Size 2.21 Acres, 96,267 square feet 
Units 52 (inclusive of one manager’s unit) 
Density 74 dwelling units per acre 
Unit Mix 6 one-bedroom; 30 two-bedroom; and 13 three-

bedroom units 
Gross Building Area 
Common Area Space 

47,794   Living areas square feet 
13,552   Community/Corridors 
61,346   Square Feet 

Net Rentable Area 47,794   Square Feet 
Developer National Community Renaissance of California 

Townspeople 
Prevailing Wages Subject to Prevailing Wages 

 
Development Team 
During the 15-year tax credit compliance period, VDP will be developed and owned by a California 
limited partnership (a single-asset limited partnership) consisting of: 1) NCRC as the Administrative 
General Partner; 2) Townspeople as the Managing General Partner; and 3) a tax credit limited partner.   
 
NCRC is a large nonprofit affordable housing developer with a 20-year history in real estate 
development, property management and social services.  NCRC has developments in four states with a 
portfolio composed of 77 assets totaling 8,384 units. Developments located in San Diego include 
Talmadge Senior Village, Parkside Apartments, Vista Terraza and Vista Terraza II.   
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Townspeople is a property owner that specializes in serving special needs populations and providing 
supportive services to residents of San Diego. Townspeople currently owns three affordable 
developments composed of 66 units.  
 
Townspeople and NCRC are currently in compliance with all previous Housing Commission loans and 
bond issuances.  Due to repeated compliance issues regarding Townspeople rent and income compliance 
documentation at their three properties, a requirement of this loan is that the asset management and 
property management functions will be provided by NCRC.  Developer Disclosure Statements for both 
NCRC and Townspeople are provided as Attachments 3a and 3b, respectively.  
 
rAd[CC4] [TM5]Architects, the selected architecture firm for the project, is a San Diego based firm with 
more than 24 years of experience in development planning, new construction, expansion and remodeling 
of various building uses. Most recently, rAd partnered with Townspeople on the 51st Street and 34th 
Street affordable housing developments in San Diego[AK6]. 
 

Table 2 - Development Team Summary 
Developer National Community Renaissance of California  & Townspeople 
Limited Partnership Co-General Partners: National Community Renaissance of California 

&  Townspeople 
Tax Credit Limited Partner:  To Be Determined 

Architect rAd Architects 
Service Provider Townspeople & Veterans Village of San Diego 
Property Management National Community Renaissance of California 

 
Proposed Financing Structure 
VDP has an estimated total development cost of $20,752,293.  The developer proposes to finance the 
project through the use of 9 percent tax credits, conventional financing, Veterans Housing & Homeless 
Prevention (VHHP) funding from the State of California Department of Housing & Community 
Development (HCD), Federal Home Loan Bank Affordable Housing Program, Funders Together to End 
Homeless funding and Housing Commission residual receipts loan. 
 
Total development costs and sources and uses of funds are detailed in the pro forma attached to this 
report (Attachment 4) and summarized below.  
  

Table 3 – Estimated Permanent Sources & Uses 
Sources of Funding Uses of Funding 

Tax Credit Equity $10,773,575  Land Acquisition $1,324,258     
Permanent Loan  2,778,000 Hard Costs  12,951,775 
HCD VHHP 3,339,054 Soft Costs 3,662,543 
Federal Home Loan Bank  510,000 Financing Costs 1,223,561 
Funders Together 100,000 Operating Reserve 190,156 
Housing Commission  3,000,000 Developer Fee 1,400,000 
Accrued/Deferred Interest 111,732   
City of San Diego Fee Waiver 139,932   
    
Estimated Total Development 
Cost $20,752,293  Estimated Total Uses $20,752,293   
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Table 4 - Funding Request 
Housing Commission Total Subsidy $3,000,000 
Housing Commission Subsidy Per Unit $57,692 

 
Proposed Funding Sources 
The proposed Housing Commission loan will be funded with up to $2,800,000 in U.S. Department of 
Housing and Urban Development (HUD) HOME Investment Partnerships Program funds granted to the 
City of San Diego and administered by the Housing Commission and up to $200,000 from the City 
Affordable Housing Fund (Inclusionary Housing funds and Housing Trust Fund linkage fee revenues) 
administered by the Housing Commission. A final determination of Housing Commission funding 
sources will be made by the Housing Commission’s President & CEO, or designee, contingent upon 
budget availability.  The Housing Commission’s loan will be a residual receipts loan. Loan terms are 
provided as Attachment 5. 
 
The Housing Commission loan is contingent upon the developer obtaining the proposed funding 
approvals from the California Tax Credit Allocation Committee (TCAC) for 9 percent tax credits.  The 
developer will submit a 9 percent tax credit application to TCAC in June, and if successful in securing 
funding, will break ground on the development by April 2017.  
 
In response to the HOUSING FIRST – SAN DIEGO Notice of Funding Availability, the development 
was reviewed by a selection committee consisting of Housing Commission staff and Funders Together 
to End Homelessness San Diego (Funders Together).  Major philanthropists and grant makers formed 
Funders Together to invest in effective systems change with the goal of ending chronic homelessness 
throughout San Diego County.  Funders Together is composed of private foundations and the United 
Way of San Diego County.  The selection committee recommended capital funding and Federal Project-
Based Housing Vouchers to provide rental assistance for the development. 
 
Development Cost Key Performance Indicators 
Housing Commission staff has identified development cost performance indicators, shown in Table 5, 
which were used to evaluate the proposed development and make a funding recommendation.   
 

Table 5 – Key Performance Indicators 
Development Cost Per Unit $20,752,293 ÷ 52 units =  $399,083 

Housing Commission Subsidy Per Unit $3,000,000 ÷ 52 units =  $57,692 

Land Cost Per Unit $1,324,258 ÷ 52 units =  $25,467 

Gross Building Square Foot Hard Cost $12,951,775 ÷ 61,346 sq. ft. =  $211 

Net Rentable Square Foot Hard Cost $12,951,775 ÷ 47,794 sq. ft. = $271 

 
The Housing Commission engaged The Gordian Group, a third-party cost consultant, to evaluate the 
development proposal and provide construction hard cost estimates.  The report issued by Gordian 
Group validated the developer’s cost estimate for the project.  
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Development Cost Factors 

• Project size – only 52 units; larger projects benefit from economies of scale.  
• Prevailing wages - the Federal Project-Based Housing Vouchers require payment of prevailing 

wages. 
• Site work – The site has a considerable amount of slope issues that will be mitigated through 

earthwork preparation  
   
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, site improvements needed, 
environmental factors, land use approval process, community involvement, construction type, design 
requirements/constraints, economies of scale, City impact fees, developer experience and capacity, and 
amenities necessary to gain tax credit approval. Table 6 shows a comparison of the subject property and 
other projects of similar construction type. 
   

Table 6 – Comparable Development Projects 
 

Project Name Year Construction 
Type Units 

Total 
Development 

Cost 

Cost Per 
Unit 

HC 
Subsidy 
Per Unit. 

Gross 
Hard Cost 
Per Sq.Ft. 

Torrey Vale 2015 V 28 $11,163,101 $398,682 $0 $157 
Independence 

Point 2014 V 32 $13,595,880 $424,871 $78,125 $182 

Subject – Vista 
del Puente 2017 V 52 $20,752,293 $399,083 $57,692 $211[AK7] 

  
AFFORDABLE HOUSING IMPACT  
Homeless Impact 
The 2016 San Diego Regional Homeless Point-In-Time Count identified a total of 5,093 total homeless 
individuals in the city of San Diego, of which 2,745 are living without shelter on San Diego streets, in 
canyons, beaches, riverbeds, parks, or in vehicles.  The HUD Office of Community Planning and 
Development’s 2015 Annual Homeless Assessment Report to Congress estimated that San Diego 
County has the fifth largest homeless population in the nation.  
 
Under the proposed financing, VDP would restrict 100 percent of the units to renters with incomes at or 
below 60 percent of the Area Median Income (AMI) as shown in Table 7.  The units will be restricted 
for 55 years under the proposed financing structure.   
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Table 7 - Proposed Rents 
Unit Type AMI Number 

of Units 
Gross 
Rent 

Estimated 
Market Rents 

Rent Savings 
Per Unit 

1-Bedroom 30% 1 $478 $829 $351 
1-Bedroom 40% 5 $637 $829 $192 
2-Bedroom 30% 6 $573 $1,255 $682 
2-Bedroom 40% 14 $765 $1,255 $490 
2-Bedroom 50% 9 $956 $1,255 $299 
3-Bedroom 30% 5 $638 $1,549 $911 
3-Bedroom 50% 3 $1063 $1,549 $486 
3-Bedroom 60% 8 $1,275 $1,549 $274 

2-Bedroom Mgr N/A 1 N/A - - 
Total  52    

 
A portion of the targeted tenant population is extremely low-income and does not typically have a stable 
source of income to pay rent. The developer has applied for 38 Federal Project-Based Housing Vouchers 
from the Housing Commission to provide rental assistance to supplement tenant rental payments.  
 
FISCAL CONSIDERATIONS   
The proposed funding sources and uses approved by this action are included in the proposed Fiscal Year 
2016 Housing Authority Approved Budget.  Approving this action will authorize the Housing 
Commission to expend an amount up to $3,000,000 in FY2017 budget as approved by the Housing 
Authority.  
 
Funding sources approved by this action will be as follows: 
HUD HOME Investment Partnership Program Funds – $2,800,000 
City of San Diego Affordable Housing Fund - $200,000 
Total Funding Sources - Up to $3,000,000 
 
Approving this action will further give the President & CEO, or designee, the authority to substitute the 
funding sources with other funding sources available, should the operational need arise or should such 
action be to the benefit of the Housing Commission and its mission.  
 
PREVIOUS COUNCIL and/or COMMITTEE ACTION  
On June 3, 2016, the funding recommendation was presented to the Housing Commission Real Estate 
Committee and was recommended to be heard at the June 17, 2016, Housing Commission Board 
meeting. This item is scheduled to be heard at the June 28, 2016, meeting of the Housing Authority of 
the City of San Diego.  
 
COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS  
The project was presented to the Southeastern San Diego Planning Group as an informational item on 
May 9, 2016.   
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KEY STAKEHOLDERS and PROJECTED IMPACTS 
Stakeholders include NCRC, Townspeople and the Southeastern Community Plan Area.  Development 
of the property is expected to have a positive impact on the community because it will redevelop a 
vacant lot to affordable rental units serving homeless individuals and families.  
 
ENVIRONMENTAL REVIEW 
Although the action before the Housing Authority at this time involves only consideration of the loan, 
both it and the proposed development activity the loan supports are covered under the Final 
Environmental Impact Report (FEIR) (Project No. 386029/SCH No. 2014051075) for the Southeastern 
San Diego Community Plan, certified by the City Council of the City of San Diego on November 16, 
2015. The FEIR is a “Program EIR” which was prepared in compliance with California Environmental 
Quality Act (CEQA) Guidelines Section 15168. The Planning Department has conducted a Consistency 
Review confirming that the project, as proposed, is consistent with the Community Plan and underlying 
zoning, and is therefore adequately addressed in the FEIR, and that there are no changes in 
circumstance, additional information, or project changes to warrant additional environmental review. 
Additionally, requirements of the adopted Final Mitigation, Monitoring and Reporting Program 
(MMRP) for the Final EIR will be applied at the time of project review and permitting. 
 
HOME[CC8][CS9] Investment [TM10]Partnerships Program (HOME) funds constitute a portion of the 
funding for the project. A final reservation of HOME funds shall occur only upon satisfactory 
completion of environmental review and receipt by the City of San Diego of a release of funds from the 
U.S. Department of Housing and Urban Development under 24 CFR Part 58 of the National 
Environmental Policy Act (NEPA). The parties agree that the provision of any HOME funds to the 
project is conditioned on the City of San Diego’s determination to proceed with, modify or cancel the 
project based on the results of subsequent environmental review under NEPA[CC11].   
 
Respectfully submitted,    Approved by, 
 

Ted Miyahara     Deborah N. Ruane 
        

Ted Miyahara      Deborah N. Ruane  
Director, Housing Finance    Senior Vice President 
Real Estate Department    Real Estate Division 
 
Attachments: 1) Location Map 
  2) Development Summary 
  3) Developer Disclosure Statements 
  4) Developer’s Pro forma 
  5) Term Sheet 
 
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 in the “Public Meetings” section of  the San Diego Housing Commission 
website at www.sdhc.org. 
 
 
 

http://www.sdhc.org/
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ATTACHMENT 2 – DEVELOPMENT SUMMARY 
 

Table 1 - Development Details 
Address 3934 Gamma Street and 1510 South 40th Street 
Council District 9 
Community Plan Area Southcrest 
Development Type New Construction 
Construction Type Type V  
Parking Type Surface 
Housing Type Permanent Supportive Housing & Family Housing 
Lot Size 2.21 Acres, 96,267 square feet 
Units 52 (inclusive of one manager’s unit) 
Density 74 dwelling units per acre 
Unit Mix 6 one-bedroom; 30 two-bedroom; and 13 three-

bedroom units 
Gross Building Area 
Common Area Space 

47,794   Living areas square feet 
13,552   Community/Corridors 
61,346   Square Feet 

Net Rentable Area 47,794   Square Feet 
Developer National Community Renaissance of California 

Townspeople 
Prevailing Wages Subject to Prevailing Wages 

 
Table 2 - Development Team Summary 
Developer National Community Renaissance of California  & Townspeople 
Limited Partnership Co-General Partners: National Community Renaissance of 

California 
&  Townspeople 
Tax Credit Limited Partner:  To Be Determined 

Architect rAd Architects 
Service Provider Townspeople & Veterans Village of San Diego 
Property Management National Community Renaissance of California 

 
Table 3 – Estimated Permanent Sources & Uses 

Sources of Funding Uses of Funding 
Tax Credit Equity $10,773,575  Land Acquisition $1,324,258     
Permanent Loan  2,778,000 Hard Costs  12,951,775 
HCD VHHP 3,339,054 Soft Costs 3,662,543 
Federal Home Loan Bank  510,000 Financing Costs 1,223,561 
Funders Together 100,000 Operating Reserve 190,156 
Housing Commission  3,000,000 Developer Fee 1,400,000 
Accrued/Deferred Interest 111,732   
City of San Diego Fee Waiver 139,932   
    



Estimated Total Development 
Cost $20,752,293  Estimated Total Uses $20,752,293   

 
 
Table 4 - Funding Request 
Housing Commission Total Subsidy $3,000,000 
Housing Commission Subsidy Per Unit $57,692 

 
 
Table 5 – Key Performance Indicators 
Development Cost Per Unit $20,752,293 ÷ 52 units =  $399,083 

Housing Commission Subsidy Per Unit $3,000,000 ÷ 52 units =  $57,692 

Land Cost Per Unit $1,324,258 ÷ 52 units =  $25,467 

Gross Building Square Foot Hard Cost $12,951,775 ÷ 61,346 sq. ft. =  $211 

Net Rentable Square Foot Hard Cost $12,951,775 ÷ 47,794 sq. ft. = $271 

 
 
Table 6 – Comparable Development Projects 

Project Name Year Construction 
Type Units 

Total 
Development 

Cost 

Cost Per 
Unit 

HC 
Subsidy 
Per Unit. 

Gross 
Hard Cost 
Per Sq.Ft. 

Torrey Vale 2015 V 28 $11,163,101 $398,682 $0 $157 
Independence 

Point 2014 V 32 $13,595,880 $424,871 $78,125 $182 

Subject – Vista 
del Puente 2017 V 52 $20,752,293 $399,083 $57,692 $211 

 
 

Table 7 - Proposed Rents 
Unit Type AMI Number 

of Units 
Gross 
Rent 

Estimated 
Market Rents 

Rent 
Savings Per 

Unit 
1-Bedroom 30% 1 $478 $829 $351 
1-Bedroom 40% 5 $637 $829 $192 
2-Bedroom 30% 6 $573 $1,255 $682 
2-Bedroom 40% 14 $765 $1,255 $490 
2-Bedroom 50% 9 $956 $1,255 $299 
3-Bedroom 30% 5 $638 $1,549 $911 
3-Bedroom 50% 3 $1063 $1,549 $486 
3-Bedroom 60% 8 $1,275 $1,549 $274 

2-Bedroom Mgr N/A 1 N/A - - 
Total  52    
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A 

00 
SAN DIEGO 

HOUS ING 

SD H C COMMISSION 

DEVELOPERS/CONSULTANTS/SELLERS/CONTRACTORS/ 
ENTITY SEEKING GRANT/BORROWERS 

(Collectively referred to as "CONTRACTOR" herein) 
Statement for Public Disclosure 

1. Name of CONTRACTOR: Townspeople

2. Address and ZIP Code: 4080 Centre Street Suite 201 San Diego, CA 92113

3. Telephone Number: 619-295-8802

4. Name of Principal Contact for CONTRACTOR: Jon P. Derryberry

5. Federal Identification Number or Social Security Number of CONTRACTOR: 33-0623634

6. If the CONTRACTOR is not an individual doing business Wlder his own name, the CONTRACTOR has the status
indicated below and is organized or operating W1der the laws of California as:

DA corporation (Attach Articles of Incorporation)

1Z! A nonprofit or charitable institution or corporation. (Attach copy of Articles of Incorporation and documentary

evidence verifying current valid nonprofit or charitable status) 

D A partnership known as: __ 

(Name) 

Check one: 

D General Partnership (Attach Statement of General Partnership) 

D Limited Partnership (Attach Certificate of Limited Partnership) 

DA business association or a joint venture known as: __ 

(Attach joint venture or business association agreement) 

D A Federal, State or local government or instrumentality thereof. 

D Other ( explain) 

7. If the CONTRACTOR is not an individual or a government agency or instrumentality, give date of organization:
August 23, 1995

8. Provide names, addresses, telephone numbers, title of position (if any) and nature and extent of the interest of the current
officers, principal members, shareholders, and investors of the CONTRACTOR, other than a government agency or
instrumentality, as set forth below:

a. If the CONTRACTOR is a corporation, the officers, directors or trustees, and each stockholder owning more
than 10 percent of any class of stock.

b. If the CONTRACTOR is a nonprofit or charitable institution or corporation, the members who constitute the
board of trustees or board of directors or similar governing body. Please See Attached List

1 

(Attachment 3b)
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SOURCES OF FUNDS PAGE 1

PERMANENT TOTAL OID AMORT
AMOUNT INT COST INT RATE TERM (Yr) COMMENTS

Permanent Loan (Section 8) 2,780,000 6.00% 30 Includes Section 8 incremental income
HCD VHHP 3,339,054 3.00% 1.79% 55 
FHLB AHP 510,000 0.00% 0.00% 55 
San Diego Housing Commission 3,000,000 3.00% 1.79% 55 
  Accrued/Deferred Interest 111,732
Funders Together to End Homelessness 100,000 0.00% 55 
City of San Diego Fee Waiver 139,932
Deferred Developer Fee 0 0.000% Paid Developer Fee (net of deferred): 1,400,000

Capital Contributions
    GP Equity (Dev Fee) 0 State Credit Pricing: $0.650
    LP Equity 10,770,589 Federal Credit Pricing: $1.100

Federal Credit Pricing (Net): $1.088131
TOTAL SOURCES 20,751,307 Fixed Rate 9.00%
Surplus/(Shortfall) (0) TCAC Tiebreaker: 65.783%

CONSTRUCTION
AMOUNT INT RATE TERM  (Mo.)

Bank Construction Loan 14,935,428 3.73% 25 
FHLB AHP 510,000 0.00% 25 
San Diego Housing Commission 3,000,000 3.00% 25 
  Accrued/Deferred Interest 111,732
Funders Together to End Homelessness 100,000 0.00% 25 
City of San Diego Fee Waiver 139,932
Costs Deferred Until Conversion 877,156

Capital Contributions
    GP Equity (Dev Fee) 0
    LP Equity 1,077,059

TOTAL SOURCES 20,751,307
Surplus/(Shortfall) 0

ACQUISITION/PREDEVELOPMENT PERIOD

Sources AMOUNT INT RATE TERM  (Mo.) Uses
CSH Acquisition Loan 500,000 24 Land Acquisition 1,139,000
PDLP Acquisition Loan 639,000 24 Predevelopment Costs 66,000
PDLP Predevelopment Loan 66,000 24

Total 1,205,000 Total 1,205,000

COSTS DEFERRED UNTIL CONVERSION DEVELOPER FEE PAY-IN SCHEDULE (net of deferred fee)

HCD Transition Reserve (1 Year) 207,000 Construction Closing 700,000
Operating Reserve (3 months) 190,156 50% Construction Completion 350,000
FTEH Operating Reserve 100,000
Legal - Permanent Closing 15,000 Certificate of Occupancy 280,000
Title/Recording/Escrow - Permanent 15,000 8609 Receipt 70,000
Developer Fee 350,000 
TOTAL 877,156 TOTAL 1,400,000

ACTUAL
INTEREST RATE STACK Construction Permanent

Sec 8 Tier NOI Tier Sec 8 Tier
Index (30 Day Libor / 15 Year MUNI) 0.430% 2.100% 0.000% 15-year treas + 225bp 4.750% 4.000%
Bank spread 1.800% 2.900% 0.000% 10-year treas + 225bp 2.250% 2.250%
Cushion 1.500% 1.000% 0.000% 0.000% 0.250%

TOTAL 3.73% 6.000% 0.00% 7.00% 6.50%
6.50% 6.25%

June 7, 2016

Attachment 4
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100.00%
100.00% DEPRECIABLE TAX CREDIT ELIGIBLE
TOTAL NON-    CONST/  

TOTAL RESIDENTIAL DEPREC  RESIDENTIAL NON-RES EXPENSE AMORTIZE REHAB ACQUIS.
ACQUISITION COSTS

 Land 1,139,000 1,139,000 1,139,000 
Other Acquisition Costs 50,000 50,000 50,000  0 
Demolition 135,258 135,258 135,258  0 
Off-site Improvements 0 0 0 

  
GENERAL DEVELOPMENT COSTS  

New Construction 9,030,306 9,030,306 9,030,306 0 0 9,030,306 
Site Improvements/Landscape 1,767,798 1,767,798 1,767,798 0 1,767,798 
Contractor General Conditions/Fee 1,530,671 1,530,671 1,530,671 0 1,530,671 
Hard Cost Contingency (5%) 623,000 623,000 623,000 0 623,000 

Local Permits/Fees/Utility Fees 260,000 260,000 260,000 0 260,000 
Local Development Impact Fees 1,144,000 1,144,000 1,144,000 0 1,144,000 
Local Development Impact Fees (RTCIP - WAIVED) 139,932 139,932 139,932 0 0 0 
Environmental 15,000 15,000 15,000 0 15,000 
Architecture 507,520 507,520 507,520 0 507,520 

 Survey/Engineering 190,320 190,320 190,320 0 190,320 
Appraisal 15,000 15,000 15,000 0 0 0 0 
Market Study 10,000 10,000 0 0 10,000 0 
Acquisition Loan Interest/Fees 42,300 42,300 42,300 0 0 0 
Predev Loan Interest/Fees 67,500 67,500 0 67,500 0 67,500 
Construction Loan Expenses 75,000 75,000 75,000 0 0 75,000 
Construction Loan Fees 112,016 112,016 112,016 0 0 112,016 
Construction Loan Interest 754,397 754,397 482,814 0 271,583 482,814 
Construction Period Interest (SDHC) 111,732 111,732 71,509 0 40,224 71,509 
Title/Recording/Escrow - Acquisition 15,000 15,000 15,000 0 0 0 0 
Title/Recording/Escrow - Construction 35,000 35,000 35,000 0 35,000 0 
Title/Recording/Escrow - Permanent 15,000 15,000    15,000  
Permanent Loan Fees 30,850 30,850    30,850  
Real Estate Taxes 15,180 15,180 15,180 0 0 15,180 0 
Insurance During Construction 187,200 187,200 187,200 0 0 187,200 0 
Soft Cost Contingency (5%) 156,000 156,000 156,000 0 156,000 
TCAC Application/Monitoring Fee 70,032 70,032    70,032  
Legal:  Acquisition 15,000 15,000 15,000 0  0 0 
           Construction Closing 60,000 60,000 60,000 0 60,000 0 
           Permanent Closing 15,000 15,000    15,000  
           Organization of Partnership 10,000 10,000    10,000  
           Syndication 40,000 40,000 40,000    
Syndication Consulting 20,000 20,000 20,000   0 0 
Audit/Cost Certification 30,000 30,000 0  30,000 0 0 
Furnishings 52,000 52,000 52,000 0 52,000 
FTEH Operating Reserve 100,000 100,000 100,000   0  
HCD Transition Reserve (1 Year) 207,000 207,000 207,000   
Operating Reserve (3 months) 190,156 190,156 190,156  
Marketing/Lease-Up 60,000 60,000  60,000  
Prevailing Wages Consultant 100,000 100,000 100,000 0 100,000 
SDHC Cost Estimate 12,500 12,500 12,500 0 12,500 
SDHC Monitoring Fee 15,000 15,000 15,000 15,000 
SDHC Counsel 25,000 25,000 25,000 0 
SDHC Origination Fee 30,000 30,000 0 30,000 0 
Payment/Performance Bond 124,640 124,640 124,640 0 124,640 
Developer Fee 1,400,000 1,400,000 0 1,400,000 0 1,400,000 0 

                                                                                                                                                            
TOTAL DEVELOPMENT COSTS 20,751,307 20,751,307 2,108,646 18,034,973 0 401,806 205,882 18,034,973 0
Total Development Cost Per Unit 399,064

TCAC DEVELOPER FEE CALCULATION
Constr Acq Total

Maximum Potential TCAC Fee (per limits)* 1,400,000         0 1,400,000        
Maximum Potential TCAC Fee (per basis) 2,495,246         0 2,495,246        

Ratio 100.00% 0.00% 100.00%

Maximum Fee Per TCAC 1,400,000         0 1,400,000        
Maximum Capitalized Fee Per VHHP 1,400,000         1,400,000        

MAXIMUM PROJECT FEE 1,400,000         0 1,400,000        
* Max fee reduced to $1.4M per SDHC
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Unit Mix & Rental Income Version:

Revised:

   UTILITY
UNIT MIX ALLOWANCES

Average Affordability: 43.14% 1 BR 6 39
Average Affordability-Special Needs Units 40.00% 0.576923077 2 BR 30 48

  5 0.307692308 3 BR 16 58
    

RESIDENTIAL INCOME
TCAC TIER 1: 30% Percentage of Targeted Units: 23.5%

 % MEDIAN PER-UNIT PER-UNIT TOTAL TOTAL
  PER UNIT TOTAL INCOME MONTHLY MONTHLY MONTHLY ANNUAL

UNIT TYPE NUMBER SQ FT SQ FT AFFORDABLE GROSS RENT NET RENT NET RENT NET RENT

1 BR - VHHP Homeless 1 545 545 30.0% 478 439 439 5,268 
2 BR - VHHP Homeless 6 897 5,382 30.0% 573 525 3,150 37,800 

 3 BR - VHHP Homeless 5 1,100 5,500 28.9% 638 580 2,900 34,800 
TOTAL 12  11,427  6,489 77,868 

TCAC TIER 2: 40% Percentage of Targeted Units: 37.3%
 % MEDIAN PER-UNIT PER-UNIT TOTAL TOTAL

  PER UNIT TOTAL INCOME MONTHLY MONTHLY MONTHLY ANNUAL
UNIT TYPE NUMBER SQ FT SQ FT AFFORDABLE GROSS RENT NET RENT NET RENT NET RENT

1 BR 5 545 2,725 40.0% 637 598 2,990 35,880 
2 BR - VHHP Homeless 14 897 12,558 40.0% 765 717 10,038 120,456 

TOTAL 19  15,283  13,028 156,336 

TCAC TIER 3: 50% TCAC Points: 10 Percentage of Targeted Units: 23.5%
 % MEDIAN PER-UNIT PER-UNIT TOTAL TOTAL

  PER UNIT TOTAL INCOME MONTHLY MONTHLY MONTHLY ANNUAL
UNIT TYPE NUMBER SQ FT SQ FT AFFORDABLE GROSS RENT NET RENT NET RENT NET RENT

2 BR - SN 9 897 8,073 50.0% 956 908 8,172 98,064 
3 BR - SN 3 1,100 3,300 48.1% 1,063 1,005 3,015 36,180 

TOTAL 12  11,373  11,187 134,244 

TCAC TIER 4: 60% TCAC Points: Percentage of Targeted Units: 15.7%
 % MEDIAN PER-UNIT PER-UNIT TOTAL TOTAL

  PER UNIT TOTAL INCOME MONTHLY MONTHLY MONTHLY ANNUAL
UNIT TYPE NUMBER SQ FT SQ FT AFFORDABLE GROSS RENT NET RENT NET RENT NET RENT

3 BR 8 1,100 8,800 57.7% 1,275 1,217 9,736 116,832 
TOTAL 8  8,800  9,736 116,832 

MANAGER UNITS
% MEDIAN PER-UNIT PER-UNIT TOTAL TOTAL

  PER UNIT TOTAL INCOME MONTHLY MONTHLY MONTHLY ANNUAL
UNIT TYPE NUMBER SQ FT SQ FT AFFORDABLE GROSS RENT NET RENT NET RENT NET RENT

2 BR 1 897 897 0.0% 0 0 0 0 
TOTAL 1  897    0 0 

SECTION 8 INCOME (Homeless/Special Needs)
PER-UNIT PER UNIT PER-UNIT TOTAL TOTAL

  MONTHLY  NET S8 MONTHLY MONTHLY ANNUAL
UNIT TYPE NUMBER INCOME TIER NET RENT RENT S8 PREMIUM S8 PREMIUM S8 PREMIUM

                                                                                                                                                                                                                                                                                                      
1 BR - VHHP Homeless 1 30% 439 1,074 635 635 7,620 

2 BR - VHHP Homeless 6 30% 525 1,304 779 4,674 56,088 
2 BR - VHHP Homeless 14 40% 717 1,304 587 8,218 98,616 
2 BR - SN 9 50% 908 1,304 396 3,564 42,768 

3 BR - VHHP Homeless 5 30% 580 1,901 1,321 6,605 79,260 
3 BR - SN 3 50% 1,005 1,901 896 2,688 32,256 

TOTAL 38 26,384 316,608 

SECTION 8 PREMIUM (annual Section 8 income less total annual base rents) 26,384 316,608 
TOTAL - BASE RENT PLUS SECTION 8 PREMIUM 66,824 801,888 

TOTAL RESIDENTIAL INCOME TOTAL  TOTAL TOTAL
 UNITS MONTHLY (Net) ANNUAL

 52 66,824 801,888 
TOTAL SQ FT - TAX CREDIT ELIGIBLE 46,883 
TOTAL SQ FT - NON-TAX CREDIT ELIGIBLE 0 
TOTAL RENTABLE SQ FT 46,883 

MISCELLANEOUS INCOME PER-UNIT TOTAL TOTAL
                                                    MONTHLY MONTHLY ANNUAL
    Laundry/Vending     15.45 803 9,639 
 Financial  4.60 239 2,870 
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 FEDERAL CALIFORNIA
   
  CONST/  CONST/

ACQUIS REHAB TOTAL ACQUIS REHAB TOTAL
                                                                       

TOTAL ELIGIBLE COSTS 0 18,034,973 18,034,973 0 18,034,973 18,034,973 
                                                                                                       
ELIGIBLE BASIS 0 18,034,973 18,034,973 0 18,034,973 18,034,973 

THRESHOLD BASIS LIMIT 17,540,642 

REQUESTED ELIGIBLE BASIS 0 17,540,642 17,540,642 0 18,034,973 18,034,973 

LESS: Voluntary Reduction for Tiebreaker (10,272,311)

TOTAL REQUESTED UNADJUSTED ELIGIBLE BASIS 0 7,268,331 0 7,268,331 

HIGH COST ADJUSTMENT   (Y/N) Y 100.0% 130.0% 100.0% 100.0%

ADJUSTED ELIGIBLE BASIS 0 9,448,830 9,448,830 0 7,268,331 7,268,331 

APPLICABLE FRACTION* 100.0% 100.0% 100.0% 100.0%
                                                                                                      

QUALIFIED CREDIT BASIS 0 9,448,830 9,448,830 0 7,268,331 7,268,331 

LESS: Credit Reduction for Leveraging 0.00% 0 0 0

ADJUSTED QUALIFIED CREDIT BASIS 0 9,448,830 9,448,830

CREDIT RATE Federal Annual/Yr 1-3 State 3.18% 9.00% 3.18% 9.00%
Year 4 - State   3.46% 3.00%

MAXIMUM CREDIT AMOUNT PER COSTS
 Federal Annual/Yr 1-3 State 0 850,395 850,395 0 1,962,449 1,962,449

Year 4 - State 0 218,050 218,050
Total 0 2,180,499 2,180,499

MAXIMUM ALLOWABLE CREDITS
Federal Annual/Total State 0 850,395 850,395 2,180,499

  

MAXIMUM ALLOWABLE - TEN YEAR TOTAL   8,503,947   2,180,499

2016 TCAC TIEBREAKER TCAC 130% HIGH COST TEST

Committed Soft Funds Total Eligible Basis 18,034,973 
Rental/Operating Subsidy Boost Threshold Basis Limit 17,540,642 

% Units with Subsidy 74.51% Surplus/(Deficit) (494,332)
Boost 25.00% 18.627% High Cost Test 102.82%

Committed Soft Funds
Section 8 Leveraged Value 2,554,941 
HCD VHHP 3,339,054 TCAC COST EFFICIENCY/CREDIT REDUCTION/PUBLIC FUNDS
FHLB AHP 510,000 
San Diego Housing Commission 3,000,000 Total Committed Deferred Payment Loans/Grants 9,503,995 
Funders Together to End Homelessness 100,000 Total Development Cost (net of Syndication Costs) 20,651,307 
City of San Diego Fee Waiver 139,932 

9,643,927 Leveraging Percent 46%
Cost Efficiency 0%

less Ineligible Off-Sites 0 Credit Reduction Percent 0%
     Total Soft Funds 9,643,927 Total Points (20 Max) 20 

Committed Soft Funds with Subsidy Boost 11,440,345              

Residential TDC 20,751,307 
less Syndication Costs (100,000)
less Ineligible Off-Sites 0

Adjusted TDC 20,651,307 
     Soft Funds Ratio 55.40%

Unadjusted Eligible Basis / TDC
Total Basis Reduction (Voluntary & Non-Voluntary) 10,766,643              
Leveraged Soft (w/o Land, Section 8 Loan, Fee Waiver) 6,949,054                
Lesser of Above 6,949,054                

Requested Unadjusted Eligible Basis + Lesser of Above 14,217,385              
Adjusted TDC 20,651,307              

     Basis / TDC Ratio 68.84%
Inverse 3 10.39%

TOTAL TIEBREAKER 65.783%

TCAC Section 8 Tranche Calculation 40% AMI 50% AMI Section 8 Unit Total 
SN/SRO Other Contract Increment Increment

Unit Type Number Net Rent Gross Rent Net Rent Rent Rent
1 BR 1 598 796 1,074 476 5,712
2 BR 29 717 956 1,304 587 204,276
3 BR 8 826 1,105 1,901 1,075 103,200

38 313,188

Rental Income Differential 313,188
Less Vacancy @ 5% (15,659)
Net Rental Income 297,529

DSCR: 1.15 258,721
Loan Term (Years) 15
Interest Rate 6.00%

Maximum TCAC Value $2,554,941
Actual Section 8 Loan $2,780,000
Lesser of Above $2,554,941
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Revised:
                                                                                                                                                           

INCOME

Scheduled Gross Income 485,280 
FTEH Operating Reserve 6,667 
Section 8 Premium 316,608 
Misc. Income 12,509 
Vacancy Loss (blended rate) 5.0% (24,889)
FTEH Operating Reserve 0.0% 0 
Vacancy Loss - Section 8 (blended rate) 5.0% (15,830)
EFFECTIVE GROSS INCOME 780,344 

EXPENSES - RESIDENTIAL

Administrative  
Advertising 0
Legal 3,060
Accounting/Audit 31,692
Security 69,888
Admin/Office Expenses 12,548
Rent/Lease 17,465
 
Total Administrative 134,653 

Management Fee 39,780 

Utilities  
Gas/Electric 9,945
Total Utilities 9,945

Water/Sewer 17,748
  
Payroll/Payroll Taxes  

On-Site Manager 31,884
Maintenance/Janitorial Payroll 18,720
Manager Unit Expense/(Credit) 0
Payroll Taxes/Benefits 12,091
Total Payroll/Payroll Taxes 62,695

Insurance 20,655
Real Estate Taxes 184

Maintenance  
General Maintenance/Janitorial 4,475
Repairs 23,715
Trash Removal 8,036
Exterminating 5,814
Grounds 4,878
Elevator 0
Decorating/Equipment Maintenance 559
Total Maintenance  47,477 

Replacement Reserve 31,200 
Operating Reserve 0 
Other  

Licenses/Permits 31  
Supportive/Resident Services 164,215  
SDHC Monitoring Fee 7,650  
Total Other 171,896 

                 
TOTAL EXPENSES - RESIDENTIAL 536,233 
   Per Unit Per Year (incl. Reserves) 10,312
   Per Unit Per Year (w/o RSC, Taxes & Reserves) 6,551
TOTAL EXPENSES - COMMERCIAL 0 

                                                                                                                                                           
AVAILABLE INCOME 244,111 

VHHP Mandatory Interest/Servicing Fee 14,024 

NET AVAILABLE INCOME 230,087 
NET AVAILABLE INCOME (w/o Section 8) (70,691)

Debt Service Coverage Ratio 1.15
AVAILABLE FOR DEBT SERVICE 200,075 
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MAXIMUM MORTGAGE CALCULATION

Permanent Loan (Section 8)

Net Operating Income (includes Section 8) 230,087              
DSC 1.15                   

Total Available for Debt Service 200,075             

Maximum Permanent Loan 2,780,000          
Actual Permanent Loan Commitment 5,000,000          

LOAN CONSTANT/TIC CALCULATION
  
  

Bond/Loan Rate 6.00000% 6.00000% 5.50000% 6.00000% 6.00000%
Term (Yr) 30.00 30.00 30.00 30.00 30.00
Amort (P&I) 1.19461% 1.19461% 1.31347% 1.19461% 1.19461%
Loan Constant 7.19461% 7.19461% 6.81347% 7.19461% 7.31961%
Imputed Total Interest Cost (TIC) 6.00000% 6.00000% 5.50000% 6.00000% 6.16141%
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Revised:

LIHTC LEASE-UP SCHEDULE BUILDING PLACED-IN-SERVICE SCHEDULE OPERATIONS SCHEDULE

Lease-Up Start (Year): 2018   Start Year: 2018 Start Year: 2018

  
Month # Units Percent Month Building # # Units Percent Month No. Units Percent

Jan-18 51 100.0% Jan-18 2 52 100.0% Jan-18 52 100.0%
Feb-18 0 0.0% Feb-18 0 0 0.0% Feb-18 0 0.0%
Mar-18 0 0.0% Mar-18 0 0 0.0% Mar-18 0 0.0%
Apr-18 0 0.0% Apr-18 0 0 0.0% Apr-18 0 0.0%

May-18 0 0.0% May-18 0 0 0.0% May-18 0 0.0%
Jun-18 0 0.0% Jun-18 0 0 0.0% Jun-18 0 0.0%
Jul-18 0 0.0% Jul-18 0 0 0.0% Jul-18 0 0.0%

Aug-18 0 0.0% Aug-18 0 0 0.0% Aug-18 0 0.0%
Sep-18 0 0.0% Sep-18 0 0 0.0% Sep-18 0 0.0%
Oct-18 0 0.0% Oct-18 0 0 0.0% Oct-18 0 0.0%
Nov-18 0 0.0% Nov-18 0 0 0.0% Nov-18 0 0.0%
Dec-18 0 0.0% Dec-18 0 0 0.0% Dec-18 0 0.0%

51 100.0% TOTAL 52 100.0% TOTAL 52 100.0%

100.0% % PIS in First Year 100.0% % Operating in First Year 100.0%

DEVELOPMENT SCHEDULE

TCAC Application
TCAC Reservation
Start Construction
Complete Construction
Placed In Service
Start Lease-Up
100% Qualified Occupancy
Permanent Conversion
Form 8609

* For TCAC application, 100% lease-up is shown in January of PIS year to show full cash flow in Year 1.

April-19
August-19

November-18
August-18

March-17
July-18
July-18

June-16
September-16

Lease Up/Mo  Bldg. PIS by Month  Completed Lease Up/Mo
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Threshold Basis Limit Calculation Version:
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County: San Diego
9% or 4% credits: 9%

BASE LIMITS            THRESHOLD BASIS LIMIT

 Per Unit
Unit Type 9% 4% Unit Type # Units Basis Limit TOTAL

0 BR 177,162 200,745 0 BR 0 177,162 0
1 BR 204,266 231,457 1 BR 6 204,266 1,225,596
2 BR 246,400 279,200 2 BR 30 246,400 7,392,000
3 BR 315,392 357,376 3 BR 16 315,392 5,046,272
4 BR 351,366 398,139 4 BR 0 351,366 0

 52  13,663,868

Additional Basis Adjustments:
Local Development Impact Fees 1,144,000
Boost for Prevailing Wage 20% 2,732,774
Boost for Parking beneath Units (7%) 7% 0
Boost for Childcare (2%) 2% 0
Boost for 100% SN (2%) 2% 0
Boost for Elevator Service (10%) 10% 0
Boost for Energy/Resource Efficiency (up to 10%) 0% 0
Toxic/Seismic Abatement Costs 0
BONDS: 1% each % of units @ 36% - 50% AMI 31 0
BONDS: 2% each % of units at or below 35% AMI 12 0

TOTAL THRESHOLD BASIS LIMIT 17,540,642
TOTAL ELIGIBLE BASIS 18,034,973

Surplus / (Deficit) (494,332)
TCAC 130% High Cost Test 102.82%
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ASSUMPTIONS:
  Rent Increase: 2.50% Perm Loan - % Debt Svc Yr 1 100.0% (Perm closing 5/06) HCD Transition Reserve
  Expenses Increase: 3.50% Percent Q.O. In Lease-up Yr 100.0% Total
  Real Estate Tax Increase: 2.00% 425,230 
  Reserve Increase: 0.00% Continue subsidy beyond year 5? Y

Constr 
2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032

GROSS POTENTIAL INCOME - RESIDENTIAL 485,280 497,412 509,847 522,593 535,658 549,050 562,776 576,845 591,267 606,048 621,199 636,729 652,648 668,964 685,688 
FTEH Operating Reserve 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 6,667 
Section 8 Premium 316,608 324,523 332,636 340,952 349,476 358,213 367,168 376,347 385,756 395,400 405,285 415,417 425,803 436,448 447,359 
Misc. Income 12,509 12,822 13,142 13,471 13,808 14,153 14,507 14,869 15,241 15,622 16,013 16,413 16,823 17,244 17,675 
Vacancy Loss - Residential 5.0% (24,889) (25,512) (26,149) (26,803) (27,473) (28,160) (28,864) (29,586) (30,325) (31,084) (31,861) (32,657) (33,474) (34,310) (35,168)
Vacancy Loss - FTEH Operating Reserve 0.0% 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
Vacancy Loss - Section 8 Premium 5.0% (15,830) (16,226) (16,632) (17,048) (17,474) (17,911) (18,358) (18,817) (19,288) (19,770) (20,264) (20,771) (21,290) (21,822) (22,368)

GROSS EFFECTIVE INCOME  780,344 799,686 819,511 839,832 860,661 882,011 903,895 926,326 949,317 972,883 997,039 1,021,798 1,047,176 1,073,189 1,099,852 

Operating Expenses (excl. reserves, taxes) 504,849 522,519 540,807 559,735 579,326 599,602 620,588 642,309 664,790 688,057 712,139 737,064 762,862 789,562 817,196 
Real Estate Taxes  184 188 191 195 199 203 207 211 216 220 224 229 233 238 243 

TOTAL OPERATING EXPENSES  505,033 522,706 540,998 559,930 579,525 599,805 620,796 642,520 665,005 688,277 712,364 737,293 763,095 789,800 817,439 

NET OPERATING INCOME 275,311 276,979 278,513 279,902 281,136 282,206 283,099 283,805 284,312 284,606 284,675 284,505 284,082 283,389 282,413 

REPLACEMENT RESERVE 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 31,200 

NET INCOME AVAILABLE FOR DEBT SERVICE 244,111 245,779 247,313 248,702 249,936 251,006 251,899 252,605 253,112 253,406 253,475 253,305 252,882 252,189 251,213 
                                                                                                                                                                                                                                                                                                                                                 

VHHP Mandatory Interest/Servicing Fee 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024 14,024

Permanent Loan (Section 8)
Interest Payment 165,871 163,766 161,530 159,157 156,637 153,962 151,122 148,107 144,905 141,507 137,898 134,067 130,000 125,682 121,098
Principal Payment 34,139 36,244 38,480 40,853 43,373 46,048 48,888 51,903 55,105 58,504 62,112 65,943 70,010 74,328 78,912
TOTAL DEBT SERVICE 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010 200,010

NET CASH FLOW 30,077 31,745 33,279 34,668 35,902 36,972 37,865 38,571 39,078 39,372 39,441 39,271 38,847 38,155 37,179 

Debt Service Coverage Ratio 1.15 1.16 1.17 1.17 1.18 1.18 1.19 1.19 1.20 1.20 1.20 1.20 1.19 1.19 1.19
Debt Service Coverage Ratio (including HCD Interest) 1.14 1.15 1.16 1.16 1.17 1.17 1.18 1.18 1.18 1.18 1.18 1.18 1.18 1.18 1.17

65685.09 67313.89 68983.40
PASS PASS PASS

DISTRIBUTION OF CASH FLOW
LP Investor Services Fee - Current 3,500 3,500 3,623 3,749 3,881 4,016 4,157 4,302 4,453 4,609 4,770 4,937 5,110 5,289 5,474 5,665 
Deferred Developer Fee 0.00% 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
GP Partnership Management Fee - Current 20,000 20,000 20,700 21,425 22,174 22,950 23,754 24,585 25,446 26,336 27,258 28,212 29,199 30,221 31,279 31,514 

HCD VHHP 26.34% 1,732 1,955 2,135 2,268 2,353 2,386 2,365 2,284 2,142 1,934 1,657 1,307 879 369 0 
San Diego Housing Commission 23.66% 1,556 1,756 1,918 2,038 2,114 2,144 2,124 2,052 1,924 1,738 1,489 1,174 790 332 0 

GP Incentive Management Fee 100.00% 0 3,288 3,711 4,053 4,307 4,468 4,531 4,489 4,336 4,066 3,672 3,146 2,481 1,669 701 0 

General Partner 0.01% 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
Limited Partner 99.99% 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 
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PROPOSED LOAN NON-BINDING COMMITMENT TERMS SUMMARY 
Vista del Puente 

3934 Gamma Street & 1510 South 40th Street (“Property”) 
May 31, 2016 

The San Diego Housing Commission (“Housing Commission”) is pleased to submit this non-binding 
commitment terms summary.  This commitment terms summary is not a binding contract.  The purpose 
of this commitment terms summary is to set forth the general terms and conditions under which the 
Housing Commission is interested in making a loan (“Housing Commission Loan”) to a limited 
partnership of which National Community Renaissance, or an affiliate thereof (“National CORE”) and 
Townspeople, or an affiliate thereof are co-general partners (“Borrower”) with respect to the Property. 
Closing must occur within twenty-two (22) months of Housing Authority of the City of San Diego 
approval of the Housing Commission Loan, unless an extension is granted by the President & CEO of 
the Housing Commission in his sole discretion (22 month commitment to allow 3 x 9% application 
attempts).  In the event of a conflict between any term or provision (or absence of any term or provision) 
of this commitment terms summary and any term or provision of any approval of any applicable board 
or governing body, the term or provision of such board or governing body shall apply.  Provided the 
Housing Commission Loan is approved by the Housing Authority of the City of San Diego, the 
following terms shall apply to the Housing Commission Loan.   In addition, Exhibit A includes the 
Borrower’s proforma which models financial projections of the Project. 

1. Maximum Loan Amount – Not to exceed $3,000,000. To be used for the acquisition, construction
and permanent financing of a 51 unit (plus 1 managers’ unit) affordable housing project (“Project”)
located at 3934 Gamma Street and 1510 South 40th Street (the “Property”).   The Housing
Commission Loan will be secured by a declaration of covenants, conditions and restrictions and a
deed of trust which will be senior to the deeds of trust and security instruments securing all other
sources of funds secured by the Property, except that the Housing Commission declaration of
covenants, conditions and restrictions and deed of trust shall be subordinated to the deed of trust and
security instruments securing the construction and permanent loan. The Housing Commission will
subordinate to the deed of trust and security instruments of the State of California Department of
Housing and Development if required by their regulations.

2. Loan– Residual receipt, 3% simple interest.

3. Term – 55 years from completion of construction of the Project.

4. Payments - Annual payments of residual receipts will be payable beginning on May 1, in the
year immediately following the calendar year in which construction of the Project is completed.
The Borrower may retain 50% of residual receipts with the remaining residual receipts shared
among the Housing Commission and other soft lenders in proportion to the original principal
balances of their loans.  The following items, in addition to other operating expenses, shall be
payable by the Borrower prior to the calculation of residual receipts: (i) a limited partner asset
management fee not to exceed $3,500 per year, (ii) a co-general partner cumulative partnership
management fee not to exceed $20,000, (iii) deferred developer fee, and (iv) repayment of
development deficit and operating deficit loans, The Borrower shall contribute 35% of their
share of residual receipts to the supportive services capitalized operating reserve.

5. Affordability – At closing the Borrower and Housing Commission shall cause a Declaration of
Covenants, Conditions, and Restrictions restricting the rent and occupancy of the affordable
units for 55 years to be recorded against the Project.  Such Declaration of Covenants,
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Conditions, and Restrictions shall be a form and format acceptable to the Housing Commission 
and its General Counsel in their sole discretions.  The affordability shall be as follows: 

 
Unit Type AMI PSH Units Affordable 

Family Units Total Units 

1-Bedroom 30% 1 - 1 
1-Bedroom 40% - 5 5 
2-Bedroom 30% 6 - 6 
2-Bedroom 40% 14 - 14 
2-Bedroom 50% 9 - 9 
3-Bedroom 30% 5 - 5 
3-Bedroom 50% 3 - 3 
3-Bedroom 60% - 8 8 

2-Bedroom Mgr N/A - - 1 
Total  38 13 52 

 
 

6. Funding Sources –The Housing Commission may fund the Housing Commission Loan from 
various sources including local, State, and/or federal funds, including HOME Investment 
Partnership Program funds. The Housing Commission reserves the right to allocate available 
program funds in the best interest of the Housing Commission. Borrower should be familiar 
with the HOME program rules and regulations, Federal Davis- Bacon law and Section 3.  
 

7. Prevailing Wages - It is anticipated that the Project will be subject to Federal Davis-Bacon 
prevailing wage rates based upon the proposed funding sources committed by the Housing 
Commission. 

 
8. Additional Proceeds – If the Borrower obtains total sources of funding in excess of those 

shown in the table below, the excess funds shall be used as follows: (1) Upon Construction 
Loan Closing, any excess funds shall be used to fund Project cost overruns; (2) Upon 
Construction Loan Closing and subject to California Tax Credit Allocation Committee 
approval, any excess funds shall be used to adjust the Housing Commission Loan as set forth 
in paragraph 10 below; and (3) Upon completion of the project, and payment of all projects 
costs and developer fees, any excess proceeds or cost savings realized at permanent loan 
conversion will be addressed as set forth in paragraph 9 below. 

 
 

Sources of Funding 
Tax Credit Equity $10,773,575  
Permanent Loan  2,778,000 
HCD VHHP 3,339,054 
Federal Home Loan Bank  510,000 
Funders Together 100,000 
Housing Commission  3,000,000 
Accrued/Deferred Interest 111,732 
City of San Diego Fee Waiver 139,932 
  
Estimated Total Development Cost $20,752,293  

 
 

9. Cost Savings - If final project cost savings, as determined in the final tax credit cost certificate 
are achieved, then those cost savings will be shared fifty percent (50%) to the Borrower and 
the other fifty percent (50%) will be paid to the Housing Commission and other soft lenders in 
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proportion to the original principal balance of their loans to reduce the amount of their soft 
loans. 
 

10. Debt Service Coverage Ratio - Prior to closing, subject to lender and equity investor 
underwriting criteria and to the extent allowed by TCAC and HCD, the Housing Commission 
Loan amount will be adjusted (with a commensurate adjustment to the permanent loan 
amount) to an amount necessary for the permanent loan to achieve a projected 1.15 debt 
service coverage ratio. For example, if at closing the project exceeds a 1.15 debt service 
coverage ratio, then, the Housing Commission Loan will be reduced (and the permanent loan 
amount will be increased to achieve the required 1.15 debt service coverage ratio). In no event 
however, will the Housing Commission subsidy exceed $3,000,000. 

 
11. Financing Gap - The Borrower will cover any financing gap with its equity, its developer fee 

and/or other non-Housing Commission sources, all of which shall be subject to the approval of 
the Housing Commission in its sole discretion and will not be unreasonably withheld. 

 
12. Developer Fee – The maximum developer fee that may be collected is capped at $1,400,000.  

The Borrower’s proforma does not currently model any deferred developer fee. If any amount 
of the developer fee is deferred, then such amount shall be repaid during the 15-year tax credit 
compliance period. Amounts outstanding after the expiration of the 15-year tax credit 
compliance period shall be contributed to the Project in the form of a capital contribution. 

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

the construction, after which it will become non-recourse. 
 

14. Competitively Bid Project – The construction contract shall be competitively bid to at least 
three qualified general contractors or three qualified subcontractors for each major trade 
involved in the construction of the project. Borrower will submit the competitive bids to the 
Housing Commission for review and approval prior to closing. 

 
15. Contingency - 5% of the Housing Commission loan amount will be withheld as contingency 

and will be paid upon conversion to permanent financing. This contingency amount will be 
reduced by any project cost savings, subject to any applicable TCAC and HCD requirements 

 
16. Replacement Reserve – The annual replacement reserve will be $31,200 ($600 per unit per 

year in the first year of operations) Deposits shall not escalate.  
 

17. Capitalized Operating Reserve - $190,156 (the equivalent of 3 months of debt service, 
operating expenses and replacement reserves) shall be funded at permanent loan conversion. 
The Housing Commission acknowledges that an investor may require a 6-month operating 
reserve to be funded from tax credit equity in excess of the amount in paragraph number 8. 

 
18. Supportive Services Capitalized Operating Reserve – $100,000 shall be funded at 

permanent loan conversion. The capitalized supportive service reserve represents amounts 
necessary for the Borrower to provide supportive services to the permanent supportive housing 
population during the tax credit compliance period.  

 
19. Transition Reserve – The State of California Department of Housing and Community 

Development Department is requiring a 1-year transition reserve in the amount of $208,000 to 
mitigate the Section 8 overhang risk in the event the Section 8 rents are not renewed. This 
reserve is in place to deal with the transition of Section 8 rents to tax credit rents. The Housing 
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Commission shall reserve the right to recapture this transition reserve upon the payoff of the 
conventional loan.  

 
20. Loan Disbursement Schedule –Upon submittal and approval of eligible costs, and subject to 

construction lender approval, the Housing Commission Loan will be disbursed as follows: up 
to fifty percent (50%) at escrow closing, up to twenty-five percent (25%) at fifty percent (50%) 
construction completion, up to twenty percent (20%) upon issuance of a Certificate of 
Occupancy, and up to five percent (5%) upon construction loan payoff. The President and 
Chief Executive Officer is authorized to modify the Housing Commission loan disbursement 
schedule in his sole reasonable discretion. 

 
21. Property Management/General Partner – National CORE or its affiliate shall be 

responsible for the property management of the Property. National CORE or its affiliate shall 
be the general partner or a co-general partner of the Borrower at all times during the 55-year 
term of the Declaration of Covenants, Conditions and Restrictions described in Section 5, 
above. 

 
22. Asset Management – National CORE, on behalf of the Borrower, shall be responsible for the 

asset management of the Project.  Responsibilities shall include but are not limited to all 
matters related to regulatory compliance, annual reporting, operational oversight and long-term 
financial performance. 

 
23. SDHC Monitoring Fees – Upon lease up activities requiring Housing Commission 

Compliance Monitoring Department review and approvals, Borrower will pay annual 
monitoring fee in accordance with the then-existing Housing Commission fee schedules. 

 
24. SDHC Legal Fees – Borrower will pay Housing Commission legal fees of $25,000 at escrow 

closing. 
 

25. Cost Recovery Fee – Borrower to pay Housing Commission cost recovery fee of up to 
$60,000 at escrow closing. 

 
26. Capitalized Asset Management Fee- Borrower to pay Housing Commission 15-year 

capitalized asset management fee of $15,000 at escrow closing. 
 

27. Closing Costs – Borrower shall pay all escrow, title and closing costs, including, without 
limitation, paying for an ALTA lenders policies for the Housing Commission Loan, with 
endorsements acceptable to the Housing Commission, insuring the Housing Commission Loan 
lien priority as referenced in this letter. 

 
28. Tenant Service Delivery Plan - Borrower shall submit a draft tenant service delivery plan 90 

days prior to occupancy for Housing Commission staff review and comment. Borrower shall 
submit a revised draft incorporating Housing Commission comments prior to occupancy of the 
first tenant. A final tenant service delivery plan shall be subject to the approval of the Housing 
Commission in its reasonable discretion and will not be unreasonably withheld prior to 
project lease up.   

 
29. Additional Conditions – The Housing Commission reserves the right to impose such 

additional conditions in the final documentation of the transaction as are reasonably necessary 
to protect the interests of the Housing Commission and fulfill the intent of this letter. 
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30. Insurance - Borrower shall at all times during the term of the loan maintain General Liability 
and Property Insurance (fire and extended coverage), workers compensation, builder’s 
completed value risk insurance against “all risks of physical loss” (during construction) and, if 
required by the Housing Commission, floor and earthquake insurance (to the extent the Project 
has a PLM of 20 or greater), in forms acceptable to the Housing Commission and approved by 
the Housing Commission’s General Counsel. The San Diego Housing Commission, the 
Housing Authority of the City of San Diego, and the City of San Diego shall be listed as an 
additional insured for General Liability Insurance and Property Insurance and the San Diego 
Housing Commission shall be endorsed as a loss payee of the Property Insurance. 

 
31. Cure Rights – The Housing Commission shall have the right, but not the obligation, to cure 

all senior encumbrances in all subordinating agreements that it executes. All subordination 
agreements shall be subject to the sole approval of the Housing Commission’s President and 
Chief Executive Officer and General Counsel. 

 
32. Management Plan   

a. Prior to occupancy the Borrower shall submit a Management Plan to the Housing 
Commission for its review and approval. The Management Plan shall be subject to initial 
and periodic approval by the Housing Commission, in its reasonable discretion and subject 
to lender approval. 

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

c. c. Marketing Plan – To ensure compliance with HOME regulations and with federal fair 
housing requirements prior to occupancy the borrower shall submit a proposed marketing 
plan for review and approval by the Housing Commission’s Civil Rights Analyst in the 
Grant Development and Compliance Division. 
 

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

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

35. Third-Party Construction Cost Review- The San Diego Housing Commission has the right 
to engage a third-party cost review. The Borrower will reimburse the Housing Commission at 








