
REPORT 

DATE ISSUED:  September 29, 2016  REPORT NO:  HCR16-091 

ATTENTION: Chair and Members of the San Diego Housing Commission
For the Agenda of October 7, 2016 

SUBJECT:       Preliminary Bond Authorization for Casa Puleta Apartments 

COUNCIL DISTRICT: 8 

REQUESTED ACTION     
Take the initial steps to issue Housing Authority of the City of San Diego Multifamily Housing Revenue 
Bonds, which are allocated by the State, to fund the acquisition and rehabilitation of Casa Puleta 
Apartments, a 54-unit multifamily affordable housing rental development, located in the Southeastern San 
Diego 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 for Casa Puleta Apartments, a 54-unit multifamily affordable housing rental development, located
in the Southeastern San Diego community, which will remain affordable for 55 years:

a. Issue a bond inducement resolution (Declaration of Official Intent) for up to $6,250,000 in Multifamily
Housing Revenue Bonds for the redevelopment of Casa Puleta Apartments by a limited partnership
formed by Willow Partners, LLC (Willow Partners);

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 private activity
bonds in an amount up to $6,250,000 for Casa Puleta Apartments;

c. Approve the financing team of Quint & Thimmig as Bond Counsel and Public Financial
Management (PFM) as Financial Advisor; and

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 issuance of Multifamily Housing
Revenue Bonds in an amount up to $6,250,000; and

2) Grant an exemption relating to Section 3.2 of the Housing Commission’s Multifamily Housing Revenue
Bond Program Policy P.O. 300.301, to authorize the use of the California Tax-Credit Allocation
Committee’s methodology for calculating rents for the affordable units; and
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3) Authorize the Housing Commission President & Chief Executive Officer (President & CEO), or 

designee, to execute any and all documents that are necessary to effectuate the transaction and 
implement these approvals in a form approved by General Counsel and Bond Counsel, and to take such 
actions as are necessary, convenient, and/or appropriate to implement these approvals upon advice of 
General Counsel and/or the Bond Counsel. 

 
SUMMARY 
A development summary is included as Attachment 1. 
 

Table 1 – Development Details 
Address 1145 S. 45th Street 

Council District 8 
Community Plan Area Southeastern San Diego 
Development Type Rehabilitation 
Construction Type Type V 
Parking Type Surface & Tuck Under 
Housing Type Multifamily 
Lot Size Approximately 2.10 acres, 91,476 square feet 
Units 54 
Density 25.71 dwelling units per acre  
Affordable Unit Mix 11 two-bedroom units, 26 three-bedroom units, 16 

four-bedroom units and 1 three-bedroom manager’s 
unit 

Gross Building Area 59,351 square feet 
Net Rentable Area 57,351 square feet 

 
The Development 
Casa Puleta is an existing 54-unit multifamily rental housing development located at 1145 S. 45th Street in the 
Southeastern San Diego Community Plan Area (Attachment 2 – Site Map). The development consists of 5 
three-story Type V walk-up apartment buildings. Casa Puleta includes 11 two-bedroom units, 27 three-bedroom 
units, and 16 four-bedroom units. Current amenities include a leasing office, laundry facilities, a community 
center, and a residential services building.  
 
Building Condition/Proposed Rehabilitation Work 
Casa Puleta was constructed in 2002 and requires rehabilitation to address immediate and long-term capital 
needs. The developer is requesting the issuance of up to $6,250,000 in Multifamily Housing Revenue Bonds to 
finance the rehabilitation of the property to extend its useful life and maintain its marketability. The scope of the 
proposed rehabilitation includes comprehensive improvements to all unit interiors. Unit interiors will be 
renovated with new countertops, Energy-Star appliances, new cabinets, fixtures, and flooring. In addition, air 
conditioning units and water heaters will be replaced. Exterior renovations include the installation of solar 
panels and the renovation of an existing clubhouse.  
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Project Sustainability 
Casa Puleta will comply with the California Tax Credit Allocation Committee’s (TCAC) minimum energy 
efficiency standards for rehabilitation projects, which require demonstrating at least 10 percent post-
rehabilitation improvement in energy efficiency over current conditions. Additional sustainability and water 
preservation features may be implemented in the final scope of work, pending the completion of a Physical 
Needs Assessment. 
 
Development Team 
During the 15-year tax credit compliance period, Casa Puleta will be owned by a California limited 
partnership (a single-asset limited partnership) that will include: an affiliate of Willow Partners as the 
Administrative General Partner, an affiliate of AOF/Pacific Affordable Housing Corporation (AOF) as the 
Managing General Partner and City Real Estate Advisors as the tax-credit investor limited partner. A 
statements for public disclosure for Willow Partners is included in Attachment 3. 
 
Willow Partners, LLC is an affordable housing developer based in Westlake Village, California.  Since 
1997, the firm has developed 16 properties that provide 1,100 units to families and seniors across the state of 
California.  Willow Partners is involved in all aspects of development, including site selection, entitlements, 
financing, construction oversight, and asset management.  After the property has been rehabilitated, the firm 
will provide asset management, including oversight of on-site operations, property management compliance 
monitoring, and on-site resident services.   
 
AOF/Pacific Affordable Housing Corp. was incorporated in 1997 as a nonprofit corporation organized under 
the laws of the State of California. It is a subordinate of The American Opportunity Foundation, Inc. 
(“AOF”), a Georgia nonprofit corporation, which is exempt from federal taxation under Section 501(c)(3) of 
the Internal Revenue Code. AOF has received a group exemption as a central organization whose 
subordinates are recognized as exempt from federal taxation under Section 501(c)(3) of the Internal 
Revenue Code. AOF/Pacific Affordable Housing Corp., which has no stockholders and is governed by a 
board of trustees, was organized to acquire, rehabilitate, sell, or operate affordable housing for moderate- to 
low-income, elderly, and/or mentally or physically challenged individuals or families. AOF/Golden State 
Community Development Corp., a Community Housing Development Organization, is a sister organization 
to AOF/Pacific. 
 

Table 2 - Development Team Summary 
ROLE FIRM/CONTRACT 

Owner 
Administrative General Partner 
Managing General Partner 

Casa Puleta Apartments, LP 
WP Casa Puleta, LLC 
AOF Casa Puleta, LLC 

Developer Willow Partners, LLC 
Architect John Stewart Construction & Maintenance Services 
Property Management John Stewart Management 
Land Owner/Seller Sun America Housing Fund 1072, LP 

 
Financing Structure 
Casa Puleta has an estimated total development cost of $10,472,475 and an estimated total per unit cost of 
$193,935 per unit. It will be financed with a combination of 4 percent tax credits, tax-exempt Multifamily 
Housing Revenue Bonds, income from operations, General Partner (GP) equity and a deferred developer 
fee.  
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There will be no Housing Commission loan on this rehabilitation project. 
 
Estimated permanent sources and uses of financing are provided in Table 3. A full project pro forma is also 
provided as Attachment 4. 
 

Table 3 – Casa Puleta Estimated Sources and Uses of Financing 
Permanent Financing Sources Amounts Permanent Financing Uses Amounts 

Tax-Exempt Permanent Loan $5,400,000 Acquisition Costs $6,233,000 
General Partner Equity $296,904 Hard Costs 

Hard Cost Contingency 
$1,322,193 

$100,000 
Refundable Good Faith Deposit $108,000 Soft Costs $797,250 
4% Tax-Credit Equity $3,925,775 Financing Costs $735,228 
Income from Operations $116,566 Reserves $26,000 
Deferred Developer Fee $625,230 Developer Fee $1,258,804 
    
    
Total Development Cost $10,472,475 Total Development Cost $10,472,475 

 
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 $10,472,475 ÷ 54 units =  $193,935 

Land Cost Per Unit $6,233,000 ÷ 54 units =  $115,426 

Gross Building Square Foot Hard Cost $1,422,194 ÷ 59,351 sq. ft. =  $24 

Net Rentable Square Foot Hard Cost $1,422,194 ÷ 57,351 sq. ft. = $25 

 
Project Comparison Chart 
There are multiple factors and variables that influence the cost of developing multifamily affordable rental 
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 of San Diego impact fees, developer experience and 
capacity, and amenities necessary to gain tax credit approval. Table 5 shows a comparison of the subject 
property and other recent developments of the same construction type and project size. 
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Table 5 – Comparable Developments 

Project Name Year Construction 
Type Units 

Total 
Development 

Cost 

Cost Per 
Unit 

HC 
Subsidy 
Per Unit. 

Gross Hard 
Cost Per 
Sq. Ft. 

Subject Site – 
Casa Puleta 2016 V 54 $10,472,475 $193,945 $0 $24 

Knox Glen 2012 V 54 $10,193,542 $188,769 $48,491 $31 
Mayberry 

Townhomes 2015 V 70 $16,088,677 $229,838 $12,965 $40 

Juniper Gardens 2013 V 40 $12,260,064 $306,502 $71,103 $66 
 
Proposed Housing Bonds 
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 rental 
housing.  The Housing Authority’s ability to issue bonds is limited under the U.S. Internal Revenue Code.  
To issue bonds for a development, the Housing Authority must first submit an application to CDLAC for a 
bond allocation.  Prior to submitting applications to CDLAC, developments are brought before the Housing 
Commission, Housing Authority and City Council.  Housing Authority bond inducement resolutions must 
be obtained prior to application submittal, and City Council TEFRA resolutions must be secured no later 
than 30 days after application submittal. These actions do not obligate the Housing Authority to issue bonds. 
 
The developer plans to submit a bond allocation application to CDLAC in November 2016 for a January 
2017 bond allocation meeting; however, if necessary, staff will submit additional applications to CDLAC to 
secure a bond allocation for the development.  
 
The developer will be seeking a CDLAC bond allocation of approximately $6,250,000.  The developer 
proposes to issue the bonds through a tax-exempt private placement bond issuance.  The bonds will meet all 
requirements of the Housing Commission’s Multifamily Housing Revenue Bond Program policy and will fully 
comply with the City of San Diego’s (City) ordinance on bond disclosure.  The up to $6,250,000 bond 
allocation that will be sought from CDLAC is approximately 15 percent higher than the $5,400,000 amount for 
which the development is being underwritten.  This increased amount represents a bond contingency to account 
for possible increases in the bond amount due to increases in construction costs, and/or decreases in the 
assumed interest rate, and/or the loss of other planned funding sources.  The bond amount that is ultimately 
issued will be based upon development costs, revenues and interest rates prevailing at the time of bond 
issuance.   
 
The developer proposes that the bonds will be used for acquisition, rehabilitation and permanent financing.  The 
Housing Commission staff will later return to both the Housing Commission and Housing Authority for 
approval of the final bond amount.  A general description of the Multifamily Housing Revenue Bond Program 
and the actions that must be taken by the Housing Authority and by the City Council to initiate and finalize 
proposed financings are described in Attachment 5. 
 
Staff recommends assigning Public Financial Management as Financial Advisor and Quint & Thimmig LLP 
as Bond Counsel to work on the development.  The proposed financing team members have been selected in 
accordance with the existing policy for the issuance of bonds.  Financial Advisors and Bond Counsels are 
designated on a rotating basis from the firms selected under the program through a competitive Request for 
Proposal process. 
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Estimated Development Schedule 
The estimated development timeline is as follows. 
 

Milestones Estimated Dates 
• Housing Authority for preliminary consideration • October 25, 2016 
• City Council IRS-required TEFRA hearing • October 25, 2016 
• CDLAC bond application • November 18, 2016 
• TCAC 4% tax-credit application 
• CDLAC and TCAC allocation meetings 

• November 18, 2016 
• January 2017 

• Housing Commission proposed final bond authorization • February 2017 
• Housing Authority proposed final bond authorization • February 2017 
• Estimated bond issuance and escrow closing • February 2017 
• Estimated start of rehabilitation  • February 2017 
• Estimated completion of rehabilitation  • August 2017 

 
Prevailing Wages 
Prevailing wages are not applicable to the proposed rehabilitation because no Federal or State funds will be 
used.  
 
AFFORDABLE HOUSING IMPACT  
Under the proposed bond financing, Casa Puleta would restrict: 
 
• Approximately 10 percent of its units to households with incomes at or below 30 percent of San Diego 

Area Median Income (AMI), currently $25,500 per year for a family of four; 
• Approximately 10 percent of the units to households at or below 40 percent AMI, currently $34,000 per 

year for a family of four; and 
• Approximately 50 percent of the units to households at or below 50 percent AMI, currently $42,500 per 

year for a family of four; and 
• Approximately 30 percent of the units to households at or below 60 percent AMI, currently $51,000 per 

year for a family of four. 
 

Casa Puleta will be affordable for a 55-year term. Table 6 summarizes the affordability: 
 

Table 6 – Casa Puleta Affordability & Monthly Estimated Rent Table 
 
 
 
 
 
 
 
 
 
 
 
 

Unit Type Restrictions AMI Number 
of Units 

Proposed Gross 
Rents 

2-bedroom TCAC 30% AMI 6 $573 
2-bedroom TCAC 40% AMI 5 $765 
3-bedroom TCAC 40% AMI 1 $884 
3-bedroom TCAC 50% AMI 25 $1,105 
4-bedroom TCAC 50% AMI 2 $1,232 
4-bedroom TCAC 60% AMI 14 $1,479 
3 Bedroom–Manager  n/a 1 - 
Total   54  
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Exemption to Section 3.2 of the Multifamily Housing Revenue Bond Program Policy P.O. 300.301 
Affordable housing rent and income restrictions vary depending upon funding sources and program 
regulations.  Section 3.2 of the Housing Commission’s Multifamily Housing Revenue Bond Program Policy 
(P.O. 300.301) stipulates that household size is to be determined by adding one person to the unit’s bedroom 
size; for example the rent for a three-bedroom unit would be based on household income for a four-person 
household (3 + 1).   This policy differs from TCAC’s methodology which is to multiply the bedroom count 
by 1.5 persons; for example, a three-bedroom unit under TCAC’s program would permit a household size of 
4.5 persons (1.5 x 3).  This policy difference results in lower rents under the Housing Commission’s bond 
policy for three- and four-bedroom units at the 50 percent and 60 percent AMI income levels.  The 
developer has requested an exemption to the Housing Commission’s policy in order to keep rents consistent 
with TCAC rents and maintain the feasibility of the project.  The project in question has been in operation 
utilizing TCAC rents since 2002, and the developer has indicated that project cash flows would be impacted 
to the point of significant financial hardship under Housing Commission policy, thereby reducing the overall 
permanent loan amount and thus making the project infeasible.  
 
FISCAL CONSIDERATIONS   
The proposed funding sources and uses approved by this action are included in the Housing Authority-
approved Fiscal Year (FY) 2017 Housing Commission Budget.  Approving this action will not change the 
FY 2017 total budget. 
 
Funding sources approved by this action will be as follows:  
Bond Issuance Fees - $15,625 
 
Funding uses approved by this action will be as follows:  
Housing Commission Rental Housing Finance Program Administration Costs - $15,625 
 
Approval of the bond inducement and TEFRA resolutions does not commit the Housing Authority to issue 
bonds.  The bonds would not constitute a debt of the City.  If bonds are ultimately issued for the development, 
the bonds will not financially obligate the City, the Housing Authority or the Housing Commission because 
security for the repayment of the bonds will be limited to specific private revenue sources of the 
development.  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.  The developer is responsible for the payment of all costs under the 
financing, including the Housing Commission's annual administrative fee, as well as Housing Commission 
Bond Counsel and Financial Advisor fees. 
 
COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS  
Willow Partners will present the development as an informational item to the Southeastern San Diego 
Community Planning Group prior to final bond authorization.   
 
KEY STAKEHOLDERS and PROJECTED IMPACTS 
Stakeholders include Willow Partners, the Southeastern San Diego community and residents.  Rehabilitation 
of the property is expected to have a positive impact on the community because it will provide the needed 
capital improvements to the property and preserve the affordability of Casa Puleta.  
 
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 Casa Puleta is an 
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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 (NEPA) is not required as there are no 
Federal funds involved with this action. 
 
Respectfully submitted,     Approved by, 
 

Cameron Shariati     Deborah N. Ruane 
 

Cameron Shariati      Deborah N. Ruane 
Real Estate Manager      Executive Vice President & Chief Strategy Officer 
Real Estate Division      Real Estate Division 
 
 
Attachments: 1) Development Summary 
  2) Site Map 
  3) Developer Disclosure Statement 
  4) Project Pro Forma 
  5) Multifamily Housing Revenue Bond Program 
  
 

 
Hard copies are available for review during business hours at the security information desk in the main 
lobby and at the fifth floor reception desk 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 1 – DEVELOPMENT SUMMARY 
 
 

Table 1 – Development Details 
Address 1145 S. 45th Street 

Council District 8 
Community Plan Area Southeastern San Diego 
Development Type Rehabilitation 
Construction Type Type V 
Parking Type Surface & Tuck Under 
Housing Type Multifamily 
Lot Size Approximately 2.10 acres, 91,476 square feet 
Units 54 
Density 25.71 dwelling units per acre  
Affordable Unit Mix 11 two-bedroom units, 26 three-bedroom units, 16 

four-bedroom units and 1 three-bedroom manager’s 
unit 

Gross Building Area 59,351 square feet 
Net Rentable Area 57,351 square feet 

 
 

Table 2 - Development Team Summary 
ROLE FIRM/CONTRACT 

Owner 
Administrative General Partner 
Managing General Partner 

Casa Puleta Apartments, LP 
WP Casa Puleta, LLC 
AOF Casa Puleta, LLC 

Developer Willow Partners, LLC 
Architect John Stewart Construction & Maintenance Services 
Property Management John Stewart Management 
Land Owner/Seller Sun America Housing Fund 1072, LP 

 
 
 

Table 3 – Casa Puleta Estimated Sources and Uses of Financing 
Permanent Financing Sources Amounts Permanent Financing Uses Amounts 

Tax-Exempt Permanent Loan $5,400,000 Acquisition Costs $6,233,000 
General Partner Equity $296,904 Hard Costs 

Hard Cost Contingency 
$1,322,193 

$100,000 
Refundable Good Faith Deposit $108,000 Soft Costs $797,250 
4% Tax-Credit Equity $3,925,775 Financing Costs $735,228 
Income from Operations $116,566 Reserves $26,000 
Deferred Developer Fee $625,230 Developer Fee $1,258,804 
    
    
Total Development Cost $10,472,475 Total Development Cost $10,472,475 
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Table 4 – Key Performance Indicators 
Development Cost Per Unit $10,472,475 ÷ 54 units =  $193,935 

Land Cost Per Unit $6,233,000 ÷ 54 units =  $115,426 

Gross Building Square Foot Hard Cost $1,422,194 ÷ 59,351 sq. ft. =  $24 

Net Rentable Square Foot Hard Cost $1,422,194 ÷ 57,351 sq. ft. = $25 

 
 
 

Table 5 – Comparable Developments 

Project Name Year Construction 
Type Units 

Total 
Development 

Cost 

Cost Per 
Unit 

HC 
Subsidy 
Per Unit. 

Gross Hard 
Cost Per 

Sq.Ft. 

Subject Site – 
Casa Puleta 2016 V 54 $10,472,475 $193,945 $0 $24 

Knox Glen 2012 V 54 $10,193,542 $188,769 $48,491 $31 
Mayberry 

Townhomes 2015 V 70 $16,088,677 $229,838 $12,965 $40 

Juniper Gardens 2013 V 40 $12,260,064 $306,502 $71,103 $66 
 
 
 
 
 

Table 6 – Casa Puleta Affordability & Monthly Estimated Rent Table 
 
 
 

 

Unit Type Restrictions AMI Number 
of Units 

Proposed Gross 
Rents 

2-bedroom TCAC 30% AMI 6 $573 
2-bedroom TCAC 40% AMI 5 $765 
3-bedroom TCAC 40% AMI 1 $884 
3-bedroom TCAC 50% AMI 25 $1,105 
4-bedroom TCAC 50% AMI 2 $1,232 
4-bedroom TCAC 60% AMI 14 $1,479 
3 Bedroom–Manager  n/a 1 - 
Total   54  
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SUMMARY

Property Name Casa Puleta Apartments

File Name

Revised 09/27/16

Location

Address 1443 45th Street

City San Diego

State CA

Zip Code 92113

MSA San Diego MSA

Partnership Name Casa Puleta Apartments LP

Developer Name Willow Partners, LLC

General Partner Name WP Casa Puleta LLC

Property Manager John Stewart Management Company

Closing March 15, 2017 Closing

Construction Completion September 15, 2017 25% CC

SO October 15, 2017 50% CC

8609s February 28, 2018 75% CC

Incentive Management Fee to GP 90.00%

Asset Management Fee to LP 5,000.00$  

Total Number of Units 54 

Total Number of Buildings 5 

Rentable Square Feet 68,559 

Commercial Square Feet - 

Total Square Feet 68,559 

Type of Construction New Construction

Development Type Family Family 20/50

Set-Aside 40/60 Senior 40/60

Depreciation Term 27.5 Homeless

Type of Financing Tax Exempt Bonds Special Needs

Developer's Summary:

Purchase Price 6,233,000 

Construction 1,322,194 

Developer & Other Fees 2,917,282 

Total Costs 10,472,475 

Deferred Developer Fee 625,230 

Interest on Deferred Developer Fee? Yes Yes

Interest Rate on Deferreed Developer Fee 3.00% No

Developer Fees Payable - 

Equity Investor's Summary:

Reservation Date Projected January 2017

Tax Credit Rate Lock Date

LIHTC Reservation Amount (Projected) - 

Total LIHTC (100%) 3,925,775 

Price per LIHTC 1.100$  

Investor Ownership Percentage 0.00%

Total Investment - 

Financing Summary:

Construction Loan 5,400,000 

Permanent Loan 5,400,000 

General Partner Equity 296,904 

S:\HFShare\BONDS\Project Files\Casa Puleta\Inducement Application\[Casa Puleta Apartments_TE Bond Restructure SDHC.xls]Draw Schedule

Equity Benchmarks

Casa Puleta Apartments_TE Bond Restructure SDHC.xls 9/27/2016, 4:35 PM
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Casa Puleta Apartments

PARTNERSHIP CLOSING / REHAB

SOURCES AND USES

SOURCES

Freddie Mac TEL 5,400,000                     

General Partner Equity 296,904                        

Refundable Good Faith Deposit 108,000                        

Federal LIHTC Equity 3,925,775                     

Cash Flow From Operations 116,566                        

Deferred Developer Fee 625,230                        

TOTAL SOURCES 10,472,475$                  

USES

Acquisition Costs 6,233,000                     

Construction Costs 1,322,194                     

Architectural/Survey/Engineering. 97,250                          

Capitalized  Interest, Taxes and Legal 629,728                        

Cost of Issuance and Permanent Financing 105,500                        

Construction Contingency 100,000                        

Soft Cost Contingency 25,000                          

Reserves 26,000                          

Other Costs 675,000                        

Developer Fees 1,258,804                     

TOTAL USES 10,472,475$                  

Casa Puleta Apartments_TE Bond Restructure SDHC.xls 9/27/2016, 4:35 PM



Casa Puleta Apartments
Development Budget

Total

Project Cost Residential 27.5 YEAR 15 YEAR MACRS 5 YEAR MACRS AMORTIZED EXPENSED NON-DEPRECIABLE LIHTC

Acquisition

Land Cost or Value 600,000$                     600,000                                    -                                           600,000                                    -                                           

Legal / Broker Fees -$                             -                                           -                                           -                                           -                                           

Demolition / Relocation -$                             -                                           -                                           -                                           

Off-Site Improvements -$                             -                                           -                                           -                                           

Existing Improvements Value 5,633,000$                  5,633,000                                 5,633,000                                 5,633,000                                 5,633,000                                 

Total Acquisition Costs 6,233,000$                  6,233,000                                 5,633,000                                 -                                           -                                           -                                           -                                           6,233,000                                 5,633,000                                 

Rehabilitation

Site Work -$                             -                                           -                                           -                                           

Structure 1,166,641$                  1,166,641                                 1,049,977                                 58,332                                      58,332                                      1,166,641                                 

General Requirements 25,000$                       25,000                                      25,000                                      25,000                                      

Contractor Overhead 35,000$                       35,000                                      35,000                                      35,000                                      

Contractor Profit 95,552$                       95,552                                      95,552                                      95,552                                      

Total New Const. Costs 1,322,194$                  1,322,194                                 1,205,529                                 58,332                                      58,332                                      -                                           -                                           -                                           1,322,194                                 

Architectural Fees

Design 61,250$                       61,250                                      61,250                                      61,250                                      

Supervision 36,000$                       36,000                                      36,000                                      36,000                                      

Total Architectural Costs 97,250$                       97,250                                      97,250                                      -                                           -                                           -                                           -                                           -                                           97,250                                      

Total Survey and Engineering -$                             -                                           -                                           -                                           

Construction Interest and Fees

Construction Loan Interest 140,177$                     140,177                                    77,097                                      63,079                                      140,177                                    

Origination Fees 54,000$                       54,000                                      54,000                                      54,000                                      

Lender Legal / Third Party Fees 17,000$                       17,000                                      17,000                                      17,000                                      

Construction Monitoring 15,000$                       15,000                                      15,000                                      15,000                                      

FM ARM Fees 316,726$                     316,726                                    316,726                                    316,726                                    

Taxes 2,000$                         2,000                                        2,000                                        2,000                                        

Bond Costs 39,825$                       39,825                                      39,825                                      39,825                                      

Title and Recording 45,000$                       45,000                                      45,000                                      45,000                                      

Total Const. Interest and Fees 629,728$                     629,728                                    566,648                                    -                                           -                                           -                                           63,079                                      -                                           629,728                                    

Cost of Issuance and Permanent Financing

Loan Fees 54,000$                       54,000                                      -                                           54,000                                      -                                           

Application Fee 5,000$                         5,000                                        -                                           5,000                                        -                                           

Appraisal / Environmental 1,500$                         1,500                                        -                                           1,500                                        -                                           

Legal 25,000$                       25,000                                      -                                           25,000                                      -                                           

Total Permanent Financing Costs 85,500$                       85,500                                      -                                           -                                           -                                           85,500                                      -                                           -                                           -                                           

Legal, Accounting & Other Fees

Owners Legal 160,000$                     160,000                                    160,000                                    160,000                                    

Bridge Loan Interest 115,000$                     115,000                                    -                                           115,000                                    115,000                                    

Legal - Syndication 45,000$                       45,000                                      -                                           45,000                                      -                                           

Accounting 10,000$                       10,000                                      10,000                                      10,000                                      

Total Legal & Accounting Costs 330,000$                     330,000                                    170,000                                    -                                           -                                           -                                           -                                           160,000                                    285,000                                    

Reserves

Capitalized Reserve -$                             -                                           -                                           -                                           

Rent Reserve 26,000$                       26,000                                      -                                           26,000                                      -                                           

Tax and Insurance Reserve -$                             -                                           -                                           -                                           

Total Reserve Costs 26,000$                       26,000                                      -                                           -                                           -                                           -                                           -                                           26,000                                      -                                           

Total Appraisal and Market Study Costs 20,000$                       20,000                                      20,000                                      20,000                                      

Contingencies

Hard Cost Contingency 100,000$                     100,000                                    100,000                                    100,000                                    

Soft Cost Contingency 25,000$                       25,000                                      25,000                                      25,000                                      

Total Contingency Costs 125,000$                     125,000                                    125,000                                    -                                           -                                           -                                           -                                           -                                           125,000                                    

Other

Tax Credit Application Fees 60,000$                       60,000                                      -                                           60,000                                      -                                           

 Building Permit / Impact Fees 10,000$                       10,000                                      10,000                                      -                                           10,000                                      

City Planning Fees 10,000$                       10,000                                      10,000                                      10,000                                      

Miscellaneous Fees 20,000$                       20,000                                      20,000                                      20,000                                      

Environmental -$                             -                                           -                                           

DEPRECIABLE BASIS
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Total

Project Cost Residential 27.5 YEAR 15 YEAR MACRS 5 YEAR MACRS AMORTIZED EXPENSED NON-DEPRECIABLE LIHTC

Furnishings 50,000$                       50,000                                      50,000                                      50,000                                      

Relocation 180,000$                     180,000                                    -                                           180,000                                    180,000                                    

Brokerage & Consulting Fees -$                             -                                           -                                           -                                           -                                           

Construction Management -$                             -                                           -                                           -                                           -                                           

other -$                             -                                           -                                           -                                           

Cost Cert 15,000$                       15,000                                      15,000                                      15,000                                      

Total Other Costs 345,000$                     345,000                                    105,000                                    -                                           -                                           60,000                                      180,000                                    -                                           285,000                                    

Sub-Total Residential Costs 9,213,671$                  9,213,671                                 7,922,428                                 58,332                                      58,332                                      145,500                                    243,079                                    6,419,000                                 8,397,171                                 

Developer Costs

Developer Overhead/Profit 1,258,804$                  1,258,804                                 1,258,804                                 1,258,804                                 

Consultant/Processing Agent Fees -$                             -                                           -                                           

Project Administration -$                             -                                           -                                           

Other (specify) -$                             -                                           -                                           

Total Developer Fees 1,258,804$                  1,258,804                                 1,258,804                                 -                                           -                                           -                                           -                                           -                                           1,258,804                                 

Total Project Costs 10,472,475$                10,472,475                               9,181,232                                 58,332                                      58,332                                      145,500                                    243,079                                    6,419,000                                 9,655,975                                 

Total Project Costs Per Developer 10,472,475                               9,655,975                                 
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Casa Puleta Apartments Closing

Construction Draw Schedule 100.00% 5.00% 15.00% 20.00% 15.00% 15.00% 15.00%

Mar-17 Apr-17 May-17 Jun-17 Jul-17 Aug-17

Total Cost Closing Draw Draw 1 Draw 2 Draw 3 Draw 4 Draw 5

600,000               600,000                          

-                       -                                  

-                       

-                       

5,633,000            5,633,000                       

6,233,000            6,233,000                       -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  

1,166,641            2,100                               123,456                          185,356                          185,356                          120,856                          174,439                          

25,000                 3,571                               3,571                               3,571                               3,571                               3,571                               

35,000                 5,000                               5,000                               5,000                               5,000                               5,000                               

95,552                 13,650                             13,650                             13,650                             13,650                             13,650                             

1,322,194            2,100                               145,678                          207,578                          207,578                          143,078                          196,661                          

61,250                 61,250                             

36,000                 4,500                               4,500                               4,500                               4,500                               4,500                               4,500                               

97,250                 65,750                             4,500                               4,500                               4,500                               4,500                               4,500                               

-                       

140,177               -                                  20,025                             20,025                             20,025                             20,025                             20,025                             

54,000                 54,000                             -                                  -                                  -                                  -                                  -                                  

17,000                 17,000                             -                                  -                                  -                                  -                                  

15,000                 15,000                             -                                  -                                  -                                  -                                  -                                  

316,726               316,726                          -                                  -                                  -                                  -                                  -                                  

2,000                    2,000                               -                                  

39,825                 39,825                             

45,000                 45,000                             -                                  -                                  -                                  -                                  -                                  

629,728               449,726                          59,850                             20,025                             20,025                             20,025                             20,025                             

54,000                 54,000                             -                                  -                                  -                                  -                                  -                                  

5,000                    5,000                               -                                  -                                  -                                  -                                  -                                  

1,500                    1,500                               -                                  -                                  -                                  -                                  -                                  

25,000                 25,000                             -                                  -                                  -                                  -                                  -                                  

85,500                 85,500                             -                                  -                                  -                                  -                                  -                                  

160,000               160,000                          -                                  -                                  -                                  -                                  -                                  

115,000               115,000                          -                                  -                                  -                                  -                                  -                                  

45,000                 45,000                             

10,000                 10,000                             -                                  -                                  -                                  -                                  

330,000               330,000                          -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

26,000                 

-                       -                                  -                                  -                                  -                                  -                                  -                                  

26,000                 -                                  -                                  -                                  -                                  -                                  -                                  

Reserves

Capitalized Reserve

Rent Reserve

Total Reserve Costs

Appraisal / Environmental

Legal

Tax and Insurance Reserve

Legal, Accounting & Other Fees

Owners Legal

Bridge Loan Interest

Legal - Syndication

Accounting

Total Legal & Accounting Costs

Total Permanent Financing Costs

FM ARM Fees 

Taxes

Bond Costs

Title and Recording

Total Const. Interest and Fees 

Cost of Issuance and Permanent Financing

Loan Fees

Application Fee

Total Survey and Engineering 

Construction Interest and Fees

Construction Loan Interest

Origination Fees

Lender Legal / Third Party Fees

General Requirements

Contractor Overhead

Contractor Profit

Total New Const. Costs

Construction Monitoring

Architectural Fees

Design

Supervision

Total Architectural Costs

Site Work

Structures

Contractor Overhead

Contractor Profit

Total Rehabilitation Costs

Rehabilitation

Site Work

Structure

General Requirements

Acquisition

Land Cost or Value

Legal / Broker Fees

Demolition / Relocation

Off-Site Improvements

Existing Improvements Value

Total Acquisition Costs

Rehabilitation



Construction Completion SO 8609s

15.00%

Sep-17 Oct-17 Nov-17 Dec-17 Jan-18 Feb-18 Mar-18

Draw 6 Draw 7 Draw 8 Draw 9 Draw 10 Draw 11 Draw 12 Total Drawn Variance Total Cost

600,000                  -                         600,000                  

-                          -                         -                          

-                          -                         -                          

-                          -                         -                          

5,633,000               -                         5,633,000               

-                                  -                                  -                                  -                                  -                                  -                                  -                                  6,233,000               -                         6,233,000               

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

186,189                          188,889                          -                                  -                                  -                                  -                                  -                                  1,166,641               -                         1,166,641               

3,571                               3,571                               -                                  -                                  -                                  -                                  -                                  25,000                     -                         25,000                    

5,000                               5,000                               -                                  -                                  -                                  -                                  -                                  35,000                     -                         35,000                    

13,650                             13,650                             -                                  -                                  -                                  -                                  -                                  95,552                     -                         95,552                    

208,411                          211,111                          -                                  -                                  -                                  -                                  -                                  1,322,194               -                         1,322,194               

61,250                     -                         61,250                    

4,500                               4,500                               -                                  36,000                     -                         36,000                    

4,500                               4,500                               -                                  -                                  -                                  -                                  -                                  97,250                     -                         97,250                    

-                          -                         -                          

20,025                             20,025                             -                                  -                                  -                                  -                                  -                                  140,177                  -                         140,177                  

-                                  -                                  -                                  -                                  -                                  -                                  -                                  54,000                     -                         54,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  17,000                     -                         17,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  15,000                     -                         15,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  316,726                  -                         316,726                  

-                                  2,000                       -                         2,000                      

-                                  39,825                     -                         39,825                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  45,000                     -                         45,000                    

20,025                             20,025                             -                                  -                                  -                                  -                                  -                                  629,728                  -                         629,728                  

-                                  -                                  -                                  -                                  -                                  -                                  -                                  54,000                     -                         54,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  5,000                       -                         5,000                      

-                                  -                                  -                                  -                                  -                                  -                                  -                                  1,500                       -                         1,500                      

-                                  -                                  -                                  -                                  -                                  -                                  25,000                     -                         25,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  85,500                     -                         85,500                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  160,000                  -                         160,000                  

-                                  -                                  -                                  -                                  -                                  -                                  -                                  115,000                  -                         115,000                  

-                                  -                                  45,000                     -                         45,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  10,000                     -                         10,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  330,000                  -                         330,000                  

-                                  -                                  -                                  -                                  -                                  -                          -                         -                          

26,000                             -                                  26,000                     -                         26,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

26,000                             -                                  -                                  -                                  -                                  -                                  -                                  26,000                     -                         26,000                    



20,000                 20,000                             -                                  -                                  -                                  -                                  -                                  

100,000               12,500                             12,500                             12,500                             12,500                             12,500                             12,500                             

25,000                 3,125                               3,125                               3,125                               3,125                               3,125                               3,125                               

125,000               15,625                             15,625                             15,625                             15,625                             15,625                             15,625                             

60,000                 60,000                             -                                  -                                  -                                  -                                  -                                  

10,000                 10,000                             -                                  -                                  -                                  -                                  -                                  

10,000                 10,000                             -                                  -                                  -                                  -                                  -                                  

20,000                 20,000                             -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  

50,000                 -                                  -                                  -                                  50,000                             

180,000               180,000                          -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

15,000                 -                                  -                                  -                                  -                                  

345,000               280,000                          -                                  -                                  -                                  -                                  50,000                             

9,213,671            7,481,701                       225,653                          247,728                          247,728                          183,228                          286,811                          

1,258,804            -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

-                       -                                  -                                  -                                  -                                  -                                  -                                  

1,258,804            -                                  -                                  -                                  -                                  -                                  -                                  

10,472,475          7,481,701                       225,653                          247,728                          247,728                          183,228                          286,811                          

Paydown of Construction to Perm 5,400,000            (64)                                  0                                      0                                      0                                      0                                      0                                      

Total Current Draw 15,872,475          7,481,637                       225,653                          247,728                          247,728                          183,228                          286,811                          

Total Drawn to Date 7,481,637                       225,653                          247,728                          247,728                          183,228                          286,811                          

-                                  OVERDRAWN OVERDRAWN OVERDRAWN OVERDRAWN OVERDRAWN

Freddie Mac TEL 5,400,000            5,400,000                       -                                  -                                  -                                  

Refundable Rate Lock Deposit 108,000               108,000                          

LP Equity 3,925,775            1,676,733                       225,653                          247,728                          247,728                          183,228                          286,811                          

GP Loan 296,904               296,904                          

Cash Flow From Operations 116,566               -                                  

Deferred Developer Fee 625,230               -                                  

-                                  

-                                  -                                  -                                  -                                  -                                  -                                  

-                                  -                                  -                                  -                                  -                                  

Total Sources 10,472,475          7,481,637                       225,653                          247,728                          247,728                          183,228                          286,811                          

Over / Under 0                           64                                    (0)                                     (0)                                     (0)                                     (0)                                     (0)                                     

Cumulative Const Loan -                       5,400,064                       5,400,064                       5,400,064                       5,400,064                       5,400,064                       5,400,064                       

Construction Loan Interest @ 4.45% -                       -                                  20,025                             20,025                             20,025                             20,025                             20,025                             

-                                  -                                  -                                  -                                  -                                  -                                  

Closing

Closing

Closing

Closing

Closing

Closing

Closing

Closing

Sources of Funds

Developer Costs

Developer Overhead/Profit

Consultant/Processing Agent Fees

Project Administration

Other (specify)

Total Developer Fees

Furnishings

Relocation

Brokerage & Consulting Fees

Total Project Costs

Total Other Costs

Sub-Total Residential Costs

Construction Management

other

Cost Cert

Hard Cost Contingency

Soft Cost Contingency

Total Contingency Costs

Other

Tax Credit Application Fees

City Planning Fees

Miscellaneous Fees

Environmental

 Building Permit / Impact Fees

Total Appraisal and Market Study Costs

Contingencies



-                                  -                                  -                                  -                                  -                                  -                                  -                                  20,000                     -                         20,000                    

25,000                             -                                  100,000                  -                         100,000                  

3,125                               3,125                               -                                  -                                  25,000                     -                         25,000                    

28,125                             3,125                               -                                  -                                  -                                  -                                  -                                  125,000                  -                         125,000                  

-                                  -                                  -                                  -                                  -                                  -                                  -                                  60,000                     -                         60,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  10,000                     -                         10,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  10,000                     -                         10,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  20,000                     -                         20,000                    

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  50,000                     -                         50,000                    

-                                  -                                  -                                  -                                  -                                  180,000                  -                         180,000                  

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

15,000                             -                                  -                                  -                                  -                                  15,000                     -                         15,000                    

15,000                             -                                  -                                  -                                  -                                  -                                  -                                  345,000                  -                         345,000                  

302,061                          238,761                          -                                  -                                  -                                  -                                  -                                  9,213,671               -                         9,213,671               

300,000                          -                                  -                                  -                                  333,637                          619,045                          1,252,682               6,122                      1,258,804               

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

300,000                          -                                  -                                  -                                  -                                  333,637                          619,045                          1,252,682               6,122                      1,258,804               

602,061                          238,761                          -                                  -                                  -                                  333,637                          619,045                          10,466,353             6,122                      10,472,475             

0                                      (0)                                     -                                  -                                  -                                  -                                  (64)                          5,400,064              5,400,000               

602,061                          238,761                          -                                  -                                  -                                  333,637                          619,045                          10,466,289             5,406,186              15,872,475             

602,061                          238,761                          -                                  -                                  -                                  333,637                          619,045                          5,406,186              15,872,475             

OVERDRAWN OVERDRAWN OVERDRAWN OVERDRAWN OVERDRAWN OVERDRAWN OVERDRAWN

-                                  -                                  -                                  -                                  0                              5,400,000              5,400,000               

602,061                          122,195                          333,637                          3,925,774               1                             3,925,775               

296,904                  -                         296,904                  

116,566                          -                                  116,566                  -                         116,566                  

-                                  -                                  -                                  625,230                          625,230                  -                         625,230                  

-                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                          -                         -                          

-                                  -                                  -                                  -                                  -                                  -                                  -                                  -                          -                         -                          

602,061                          238,761                          -                                  -                                  -                                  333,637                          625,230                          4,964,474               5,400,001              10,364,475             

(0)                                     0                                      -                                  -                                  -                                  -                                  (6,185)                             

5,400,064                       5,400,064                       5,400,064                       5,400,064                       5,400,064                       5,400,064                       -                                  

20,025                             20,025                             -                                  -                                  -                                  -                                  -                                  140,177                  

-                                  1                                      -                                  -                                  -                                  -                                  -                                  



Casa Puleta Apartments

2016 Rents (effective June 1, 2016)

County/MSA: San Diego MSA

Rental Income

UNIT SIZE AMI% # OF UNITS

TCAC GROSS 

RENT UA

TCAC NET 

RENT Monthly Annual

2 BDRM 30% 6                                     573                           (57)                    516                        3,096                           37,152          

2 BDRM 40% 5                                     765                           (57)                    708                        3,540                           42,480          

3 BDRM 40% 1                                     884                           (71)                    813                        813                              9,756            

3 BDRM 50% 25                                  1,105                        (71)                    1,034                     25,850                         310,200        

4 BDRM 50% 2                                     1,232                        (86)                    1,146                     2,292                           27,504          

4 BDRM 60% 14                                  1,479                        (86)                    1,393                     19,502                         234,024        

MANAGER Common 1                                     884                           (86)                    798                        798                              9,576            

54                                  55,891                         670,692        
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Casa Puleta Apartments

Expenses 

Reserve Escalation: 3.00%

Revenue Escalation: 2.00%

Expense Escalation: 3.00%

Taxes Escalation: 3.00%

Vacancy Loss: 3.00%

Replacement Reserve: 300.00$            per unit

Refinancing Reserve: -$                  per unit

 Projection % of Gross Income/Expenses

of Operations Potential Rent Per Unit

Income

Total Gross Potential Rent: 670,692$             100% 12,420$                      

-$                            

Vacancy Loss: (20,301)$              -3% (376)$                          

Concessions: -$                     0% -$                            

Uncollected Rent: -$                     0% -$                            

Net Rental Revenue: 650,391$             97% 12,044$                      

Other Income:

Other: 6,000$                 1% 111$                           

Other: -$                     0% -$                            

Miscellaneous 0% -$                            

Total Income: 656,391$             98% 12,155$                      

Operating Expenses:

Payroll: 84,660$               13% 1,568$                        

Manager and Leasing 36,478$               5% 676$                           

Leasing Comm/Bonus -$                     0% -$                            

Maintenance Staff 17,784$               3% 329$                           

Payroll Taxes & Benefits 18,614$               3% 345$                           

Manager's Unit 11,784$               2% 218$                           

Management Fees: 25,920$               4% 480$                           

Administrative and Leasing: 35,631$               5% 660$                           

Audit/Accounting Fees 8,500$                 1% 157$                           

Legal & Professional 4,500$                 1% 83$                             

Supplies/Copier/Postage 6,800$                 1% 126$                           

Phone/Answering Service 5,424$                 1% 100$                           

Advertising 1,620$                 0% 30$                             

Promotions/Resident Functions 1,200$                 0% 22$                             

Miscellaneous 7,587$                 141$                           

Repairs and Maintenance: 19,568$               3% 362$                           

In house R&M 10,968$               2% 203$                           

HVAC & Plumbing 5,000$                 1% 93$                             

Maintenance Supplies 2,400$                 0% 44$                             

Turnover Expense 1,200$                 0% 22$                             

Contract Services: 32,360$               5% 599$                           

Landscaping 16,960$               3% 314$                           

Pest Control 3,600$                 1% 67$                             

Security Contract 8,200$                 1% 152$                           

Fire & Safety Systems 3,600$                 1% 67$                             

Utilities: 63,300$               9% 1,172$                        

Electricity -$                     0% -$                            

Gas 1,140$                 0% 21$                             

Water 23,160$               3% 429$                           

Sewer 18,300$               3% 339$                           

Garbage Collection 20,700$               3% 383$                           

Taxes: 1,608$                 0% 30$                             

Real Property -$                     0% -$                            

CA Annual Tax 1,608$                 0% 30$                             

Insurance: 17,447$               3% 323$                           

Replacement Reserves 16,200$               2% 300$                           

Non-Profit Fee 10,000$               1% 185$                           

Total Operating Expenses: 306,694$             46% 5,680$                        

Net Operating Income: 349,697$             52% 6,476$                        

Debt Service: 1.15 304,667$             45% 5,642$                        

Net Cash Flow: 45,030$               7% 834$                           

100,000$          Per Unit 5,400,000$          

Interest Rate: 4.45%

Amortization: 35                         Term

Annual Debt Service: 304,667$             15 years

Freddie Mac 
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Casa Puleta Apartments

Lease-Up Schedule

54 Units

Initial Occupancy: Units

Monthly Lease-Up: Units

Year 2016 Units Percentage Acquisition Rehabilitation New Construction Buildings Tax 

Rented Rented Credits Credits Credits Placed in Service Credits

Month January -          0% -               -                    -                            -                            -                   

February -          0% -               -                    -                            -                            -                   

March -          0% -               -                    -                            -                            -                   

April -          0% -               -                    -                            -                            -                   

May -          0% -               -                    -                            -                            -                   

June -          0% -               -                    -                            -                            -                   

July -          0% -               -                    -                            -                            -                   

August -          0% -               -                    -                            -                            -                   

September -          0% -               -                    -                            -                            -                   

October -          0% -               -                    -                            -                            -                   

November -          0% -               -                    -                            -                            -                   

December -          0% -               -                    -                            7                               -                   

Total -          0% -               -                    -                            7                               -                   

Weighted Average -          0%

Months in Service 8.33%

Total Number of Buildings 7                        

Average Number of Units per Building 8                        

Year 2017 Units Percentage Acquisition Rehabilitation New Construction Buildings Tax 

Rented Rented Credits Credits Credits Placed in Service Credits

Month January 54            100% -               -                    -                            7                               -                   

February 54            100% -               -                    -                            7                               -                   

March 54            100% -               -                    -                            7                               -                   

April 54            100% -               -                    -                            7                               -                   

May 54            100% -               -                    -                            7                               -                   

June 54            100% -               -                    -                            7                               -                   

July 54            100% -               -                    -                            7                               -                   

August 54            100% -               -                    -                            7                               -                   

September 54            100% -               -                    -                            7                               -                   

October 54            100% -               -                    -                            7                               -                   

November 54            100% -               -                    -                            7                               -                   

December 54            100% -               -                    -                            7                               -                   

Total 54            100% -               -                    -                            7                               -                   

54            100%

Months in Service 100.00%

Year 2018 Units Percentage Acquisition Rehabilitation New Construction Buildings Tax 

Rented Rented Credits Credits Credits Placed in Service Credits

Month January 54            100% -               -                    -                            7                               -                   

February 54            100% -               -                    -                            7                               -                   

March 54            100% -               -                    -                            7                               -                   

April 54            100% -               -                    -                            7                               -                   

May 54            100% -               -                    -                            7                               -                   

June 54            100% -               -                    -                            7                               -                   

July 54            100% -               -                    -                            7                               -                   

August 54            100% -               -                    -                            7                               -                   

September 54            100% -               -                    -                            7                               -                   

October 54            100% -               -                    -                            7                               -                   

November 54            100% -               -                    -                            7                               -                   

December 54            100% -               -                    -                            7                               -                   

Total 54            100% -               -                    -                            7                               -                   

54            100%

Months in Service 100.00%
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Casa Puleta Apartments

Tax Credit Analysis

NEW/REHAB LOW 

INCOME

ACQUISITION LOW 

INCOME  FEDERAL ENERGY 

Eligible Development Costs 4,022,975                       5,633,000                                   141,000$                      

Eligible Basis 4,022,975                       5,633,000                                   

Basis Boost 130% 100%

Total Eligible Basis 5,229,868                       5,633,000                                   141,000                        

Applicable Fraction 100% 100% 100%

Qualified Basis 5,229,868                       5,633,000                                   141,000                        

Applicable % 3.25% 3.25% 30%

Calculated Annual Tax Credits 169,971                          183,073                                      42,300                          

Annual Tax Credit Reservation 169,971                          183,073                                      42,300                          

Number of Years Available 10                                   10                                               1                                   

Total Tax Credits 1,699,707                       1,830,725                                   42,300                          

Investment Member % 99.989% 99.989% 99.989%

Tax Credit Price 1.10$                              1.10$                                          1.00$                            

Tax Credit Equity 1,869,678$                     2,013,798$                                 42,300$                        

Total Equity 3,925,775$                     
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Casa Puleta Apartments Stabilized Year

0% 100%

0 0 1 2 3 4 5 6 7 8 9 10 11 12 13

Proforma Operations Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030

Income

Total Gross Potential Rent: -                   670,692           684,106           697,788           711,744           725,979           740,498           755,308           770,414           785,823           801,539            817,570           833,921           850,600           867,612           

Vacancy Loss -                   (20,301)            (20,707)            (21,121)            (21,543)            (21,974)            (22,414)            (22,862)            (23,319)            (23,786)            (24,261)            (24,747)            (25,241)            (25,746)            (26,261)            

Concessions: -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Uncollected Rent: -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Net Rental Revenue: -                   650,391           663,399           676,667           690,200           704,004           718,084           732,446           747,095           762,037           777,278            792,823           808,680           824,853           841,350           

Other Income:

Other: -                   6,000               6,120               6,242               6,367               6,495               6,624               6,757               6,892               7,030               7,171                7,314               7,460               7,609               7,762               

Other: -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Miscellaneous -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Total Income: -                   656,391           669,519           682,909           696,568           710,499           724,709           739,203           753,987           769,067           784,448            800,137           816,140           832,463           849,112           

Operating Expenses:

Payroll: -                   84,660             87,200             89,816             92,510             95,286             98,144             101,088           104,121           107,245           110,462            113,776           117,189           120,705           124,326           

Management Fees: 3.86% -                   25,367             25,875             26,392             26,920             27,458             28,008             28,568             29,139             29,722             30,316              30,923             31,541             32,172             32,815             

Administrative and Leasing: -                   35,631             36,700             37,801             38,935             40,103             41,306             42,545             43,822             45,136             46,490              47,885             49,322             50,801             52,325             

Repairs and Maintenance: -                   19,568             20,155             20,760             21,382             22,024             22,685             23,365             24,066             24,788             25,532              26,298             27,087             27,899             28,736             

Contract Services: -                   32,360             33,331             34,331             35,361             36,421             37,514             38,640             39,799             40,993             42,222              43,489             44,794             46,138             47,522             

Utilities: -                   63,300             65,199             67,155             69,170             71,245             73,382             75,584             77,851             80,187             82,592              85,070             87,622             90,251             92,958             

Taxes: -                   1,608               1,656               1,706               1,757               1,810               1,864               1,920               1,978               2,037               2,098                2,161               2,226               2,293               2,361               

Insurance: -                   17,447             17,970             18,510             19,065             19,637             20,226             20,833             21,458             22,101             22,764              23,447             24,151             24,875             25,622             

Replacement Reserves -                   16,200             16,686             17,187             17,702             18,233             18,780             19,344             19,924             20,522             21,137              21,771             22,425             23,097             23,790             

Non-Profit Fee -                   10,000             10,300             10,609             10,927             11,255             11,593             11,941             12,299             12,668             13,048              13,439             13,842             14,258             14,685             

Total Operating Expenses: -                   306,141           315,072           324,265           333,729           343,472           353,502           363,827           374,456           385,398           396,663            408,259           420,198           432,488           445,141           

Net Operating Income: -                   350,250           354,447           358,644           362,838           367,027           371,207           375,377           379,532           383,669           387,786            391,878           395,942           399,974           403,971           

Debt Service:

Freddie Mac -                   177,722           304,667           304,667           304,667           304,667           304,667           304,667           304,667           304,667           304,667            304,667           304,667           304,667           304,667           

Annual SDHC Issuance Fee -                   13,500             13,500             13,500             13,500             13,500             13,500             13,500             13,500             13,500             13,500              13,500             13,500             13,500             13,500             

SDHC Annual Compliance Mon. Fee -                   8,100               8,100               8,100               8,100               8,100               8,100               8,100               8,100               8,100               8,100                8,100               8,100               8,100               8,100               

-                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Cash Flow After Must Pay Debt Service -                   150,928           28,180             32,377             36,571             40,760             44,940             49,110             53,265             57,402             61,519              65,611             69,675             73,707             77,704             

DCR 1.76                 1.16                 1.18                 1.19                 1.20                 1.22                 1.23                 1.25                 1.26                 1.27                  1.29                 1.30                 1.31                 1.33                 

Distribution of Cash Flow Prior to Breakeven -                   -                   

Distributable Cash Flow -                   150,928           28,180             32,377             36,571             40,760             44,940             49,110             53,265             57,402             61,519              65,611             69,675             73,707             77,704             

Asset Man. Fee LP 5,000               5,000               5,000               5,000               5,000               5,000               5,000               5,000               5,000               5,000                5,000               5,000               5,000               5,000               

5,000$                                                                  -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Cash Flow After Asset Management Fee -                   145,928           23,180             27,377             31,571             35,760             39,940             44,110             48,265             52,402             56,519              60,611             64,675             68,707             72,704             

Partnership Man. Fee MGP -                   9,720               9,720               9,720               9,720               9,720               9,720               9,720               9,720               9,720                9,720               9,720               9,720               9,720               

9,720$                                                                  per unit -                   

Cash Flow After Partnership Management Fee -                   145,928           13,460             17,657             21,851             26,040             30,220             34,390             38,545             42,682             46,799              50,891             54,955             58,987             62,984             

Deferred Dev. Fee -                   -                   12,114             17,657             21,851             26,040             30,220             34,390             38,545             42,682             46,799              50,891             54,955             58,987             62,984             

Balance of Def. Dev. Fee -                   -                   613,116           595,459           573,607           547,567           517,347           482,957           444,412           401,730           354,932            304,041           249,086           190,098           127,114           

Interest on Deferred Developer Fee 3.00% -                   -                   18,030             17,334             16,553             15,646             14,614             13,457             12,176             10,771             9,244                7,594               5,824               3,933               1,924               

Remaining Developer Fee -                   -                   619,032           595,135           568,308           537,173           501,740           462,024           418,044           369,820           317,377            260,744           199,954           135,044           66,055             

Cash Flow after Deferred Developer Fee -                   145,928           1,346               -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Incentive Management Fee to GP 90.00% -                   131,335           1,211               -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Distribution to General Partner 0.01% -                   1                      0                      -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Distribution to Limited Partner / Investor 99.99% -                   14,591             135                  -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Assumed Interest Rate on Reserves 1.50%

Reserve Account

Beginning Reserve Balance -                   16,200             32,400             48,600             64,800             81,000             97,200             113,400           129,600           145,800           162,000            178,200           194,400           210,600           226,800           

Use of Reserve Funds -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   -                   

Remaining Reserve Balance -                   16,200             32,400             48,600             64,800             81,000             97,200             113,400           129,600           145,800           162,000            178,200           194,400           210,600           226,800           

Interest on Remaining Reserve Balance -                   243                  486                  729                  972                  1,215               1,458               1,701               1,944               2,187               2,430                2,673               2,916               3,159               3,402               

Ending Reserve Balance -                   16,443             32,886             49,329             65,772             82,215             98,658             115,101           131,544           147,987           164,430            180,873           197,316           213,759           230,202           
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ATTACHMENT 5 

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 or 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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