
EXECUTIVE SUMMARY 
HOUSING COMMISSION 

EXECUTIVE SUMMARY SHEET 

MEETING DATE: May 6, 2021 HCR21-054 

SUBJECT: Loan Recommendation for Nestor Senior Village 

COUNCIL DISTRICT(S): 8 

ORIGINATING DEPARTMENT: Real Estate Division 

CONTACT/PHONE NUMBER: Jennifer Kreutter (619) 578-7709 

REQUESTED ACTION: 
Approve a residual receipts loan in an amount not to exceed $3,330,000, to NCRC NSV a 
California limited partnership, to facilitate the new construction of Nestor Senior Village, to be 
located at 1120 Nestor Way, San Diego, which will consist of 73 affordable rental housing units 
for seniors age 55 and older experiencing homelessness, of which 35 units will be for seniors 
experiencing homelessness with serious mental illness, and one manager’s unit. 

EXECUTIVE SUMMARY OF KEY FACTORS: 
• National CORE is proposing to develop Nestor Senior Village, a 74-unit multifamily,

permanent supportive housing, new construction development for seniors experiencing
homelessness.

• It will be located on leased land owned by the Nestor United Methodist Church (NUMC),
located at 1120 Nestor Way, in the Otay Mesa-Nestor neighborhood.

• Tenant incomes will range from 25 percent to 30 percent of San Diego’s AMI.
• Permanent supportive services will be offered, with on-site and off-site case management

services.
• Nestor Senior Village is supported by the San Diego Housing Commission’s (Housing

Commission) homelessness action plan, HOUSING FIRST – SAN DIEGO.
• The Housing Commission has provided a preliminary recommended award 73 federal

Project-Based Housing Vouchers to help residents of this development pay their rent.
• The developer is seeking a Housing Commission residual receipts loan of up to $3,330,000.
• Total development cost of the development is estimated at $31,510,306 ($425,815/unit).
• The development is subject to federal prevailing wages.
• The developer plans to demolish two existing non-residential church-office buildings.  No

residential or commercial relocation will be necessary.
• If the proposed residual receipts loan is approved, the developer could apply for 9 percent tax

credits from the California Tax Credit Allocation Committee (CTCAC) on July 1, 2021, for a
September 29, 2021, CTCAC allocation meeting.

• Construction is estimated to begin in March 2022 with construction completion estimated in
August 2023.
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REPORT 
DATE ISSUED:   April 29, 2021      REPORT NO:  HCR21-054 

ATTENTION: Chair and Members of the San Diego Housing Commission
For the Agenda of May 6, 2021 

SUBJECT: Loan Recommendation for Nestor Senior Village

COUNCIL DISTRICT: 8 

REQUESTED ACTIONS 
Seven-day advance notice of San Diego Housing Commission Hearing of the following matter has 
been provided to the Housing Authority Members pursuant to the provisions of San Diego Municipal 
Code Section 98.0301(e)(4)(a)(b) for Staff Recommendations No. 1.  

Approve a residual receipts loan in an amount not to exceed $3,330,000, to NCRC NSV a California 
limited partnership, to facilitate the new construction of Nestor Senior Village, to be located at 1120 
Nestor Way, San Diego, which will consist of 73 affordable rental housing units for seniors age 55 and 
older experiencing homelessness, of which 35 units will be for seniors experiencing homelessness with 
serious mental illness, and one manager’s unit.  

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

1) Approve a Housing Commission residual receipts loan in an amount not to exceed $3,330,000, to
NCRC NSV a California limited partnership, to finance the new construction of Nestor Senior
Village, to be located at 1120 Nestor Way, San Diego, which will consist of 73 affordable rental
housing units for seniors age 55 and older experiencing homelessness with income up to 30
percent of San Diego’s Area Median Income (AMI), of which 35 units will be for seniors
experiencing homelessness with serious mental illness, and one manager’s unit. Twenty-five units
out of the 35 reserved for seniors experiencing homelessness with serious mental illness are
restricted to seniors with income up to 25 percent of AMI.  The 73 restricted units will remain
affordable for 55 years.

The Housing Commission’s proposed $3,330,000 total loan will be contingent upon the developer
receiving all necessary third-party funding commitments, as described in this report.  Such third-
party funding commitments would be subject to the Housing Commission’s General Counsel’s
approval.

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

a. To execute any and all documents necessary to effectuate the transaction and implement
the project in a form approved by the General Counsel, and to take such actions as are
necessary, convenient, and/or appropriate to implement the approvals upon advice of the
General Counsel;
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b. To adjust financing terms and conditions as necessary for consistency with requirements 
of other funding sources or to accommodate market changes that may occur, provided that 
the proposed $3,330,000 maximum Housing Commission loan amount may not increase; 
and 

c. To substitute approved funding sources with any other available funds as deemed 
appropriate, contingent upon budget availability, and further authorize the President & 
CEO, or designee, to take such actions as are necessary, convenient, and/or appropriate to 
implement this approval and delegation of authority by the Housing Commission upon 
advice of the General Counsel. 

 
SUMMARY 
A Development Summary is at Attachment 1. 
 

Table 1 –Development Details 
Address 1120 Nestor Way 
Council District 8 
Community Plan Area Otay Mesa-Nestor Community Plan 
Development Type New construction (three stories) 
Construction Type Type V 
Parking Type 23 surface parking spaces 
Housing Type Multifamily  
Lot Size 1.1 acres,  47,916 square feet 
Units 74 
Density 67.27 dwelling units per acre (74 units ÷ 1.1 acres) 
Unit Mix 73 studio units, and 1 two-bedroom manager’s unit 
Gross Building Area 44,615 square feet 
Net Rentable Area 27,495 square feet 
Non-Residential Space in 
the development 

4,111 total square feet:  a) community room = 1,643 square feet, b) 
building offices = 1,265 square feet, c) church offices = 540 square feet, 
and d) South Bay Metro Good Neighbor Center = 663 square feet 

Project-Based Vouchers  73 federal Project-Based Housing vouchers for seniors with low income 
and experiencing homelessness 

 
Background 
In response to the Housing Commission’s Fiscal Year (FY) 2021 Notice of Funding Availability 
(NOFA), National Community Renaissance of California (National CORE) submitted an application for a 
loan and a federal rental housing vouchers the Nestor Senior Village development. On January 8, 2021, 
the Housing Commission’s NOFA evaluation committee provided a preliminary recommended award for 
a residual receipts loan of up to $3,330,000 pending Housing Commission Board of Commissioners’ 
approval, subject to review by the Housing Authority of the City of San Diego, and 73 federal Project-
Based Housing Vouchers for “literally homeless seniors (age 55+) at 25 percent to 30 percent of Area 
Median Income (AMI).” 
 
The Development 
National CORE is proposing to develop Nestor Senior Village, a 74-unit multifamily, permanent supportive 
housing, new construction development for seniors experiencing homelessness.  It will be located on leased 
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land owned by the Nestor United Methodist Church (NUMC), located at 1120 Nestor Way, in the Otay 
Mesa-Nestor neighborhood (Attachment 2 - Site Maps).  The 73 affordable units will consist of 38 studios 
for seniors age 55 and older experiencing homelessness and 35 studios for seniors age 55 and older 
experiencing homelessness with who will meet the No Place Like Home Program’s (NPLH) criteria. The 
County of San Diego administers the NPLH Program. Tenant incomes will range from 25 percent to 30 
percent of San Diego’s AMI. Permanent supportive services will be offered, with on-site and off-site case 
management services. The project will have one three-story building. Approximately 4,111 square feet of 
community and offices space is proposed.  
 
Site amenities will include: a community room, on-site manager’s office, a community kitchen, a laundry 
room, a computer room, social services office space, and outdoor gathering/recreation area.  Unit 
amenities will include:  kitchenette, refrigerator, stove, central heat and cooling, window blinds, storage 
closet. All the units will be furnished, including: bed/headboard/sheets, dresser, kitchen table with chairs, 
nightstand, and lamps.  
 
Housing First 
Nestor Senior Village will provide rental homes for 73 seniors experiencing homelessness, utilizing the 
Housing First approach, consistent with and supported by the Housing Commission’s homelessness action 
plan, HOUSING FIRST – SAN DIEGO. In the last six years, HOUSING FIRST – SAN DIEGO has 
created approximately 9,000 housing solutions for individuals and families experiencing homelessness or 
at risk of homelessness in the City of San Diego. The Housing First approach emphasizes providing 
permanent housing as quickly as possible, with supportive services as needed, as a primary strategy to 
stabilize tenants and address homelessness. When a person experiencing homelessness moves into 
permanent housing, they will have access to case management and wraparound services.  
 
The Housing Commission has partnered with the Regional Task Force on the Homeless to enable 
homeless service providers in the City of San Diego (City) to participate in a Coordinated Entry System 
(CES) and utilize a single regional data management repository, the Homeless Management Information 
System (HMIS). Organizations serving individuals and families experiencing homelessness in the region 
share this single system, which enables the more efficient delivery of housing and critical services to San 
Diegans experiencing homelessness. The database allows homeless housing providers to screen 
individuals experiencing homelessness for the most appropriate housing options based on who is most in 
need. The developer and service provider will participate in the CES and maintain client data in the 
HMIS as required by the Housing Commission. 
 
Developer’s Request 
The nonprofit developer, National CORE, proposes to construct 74 new apartment units, with financing 
that would include the proposed $3,330,000 Housing Commission residual receipts loan, a 9 percent tax 
credits allocation from the California Tax Credit Allocation Committee (CTCAC), an NPLH loan from 
the County of San Diego, and other necessary third-party financing, as described in this report.  
 
The Property 
NUMC owns a 2.88-acre parcel. The proposed project site area is a 1.10-acre portion of the NUMC-
owned parcel via a long-term leased to NCRC NSV. The proposed site is currently improved with two 
existing, non-residential church office buildings. These two church office buildings will be demolished.  
The project site is located approximately two blocks from bus stops. 
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In 1896, NUMC was established in the Nestor neighborhood. Since 1987, the church has hosted or helped 
other churches to provide food and shelter to persons experiencing homelessness as part of San Diego’s 
Interfaith Shelter Network. Since 1990, NUMC has hosted the South Bay Metro Good Neighbor Center, 
which provides food, clothing, and housing referrals to underserved persons in need in San Diego.   
 
Land Lease 
In August 2019, National CORE and NUMC executed a Development Agreement to begin development 
processing and make funding applications. Upon obtaining the necessary financing approvals, National 
CORE and NUMC will execute a 90-year ground lease.  The lease will provide for NUMC to receive 
$3,483,550 that includes both a one-time cash, upfront lease payment of $2,450,000 and site 
improvements valued at $1,033,550. 
 
Appraisal and Sale Price 
On October 30, 2020, the market value of the land (assumed as a fee simple interest free and clear of 
financing) was appraised by Kinetic Valuation Group Inc. at $4,100,000.  The total lease consideration is 
$3,483,550.   
 
Prevailing Wages 
The development proposes to use 73 U.S. Department of Housing and Urban Development (HUD) 
Project-Based Housing Vouchers, administered by the Housing Commission, which will require the 
development to pay federal Davis-Bacon prevailing wages.   
 
Relocation 
The developer plans to demolish two existing non-residential, church-owned buildings that are on the 
proposed Nestor Senior Village project site. No residential relocation will be necessary. 
 
Accessibility 
CTCAC requires wheelchair accessibility in 10 percent of the units, plus 4 percent of the units accessible 
to residents with visual and/or hearing impairment. The same units can satisfy both of these accessibility 
requirements. In addition, these accessible units will satisfy the federal Project-Based Housing Voucher 
requirement of wheelchair accessibility in 5 percent of the units, plus an additional 2 percent of the units 
accessible for residents with visual and/or hearing impairment.  The development will include Universal 
Design features.   
 
Sustainability Features 
Nestor Senior Village will be constructed in conformance with CTCAC minimum energy efficiency 
standards. It will meet and exceed the 2016 Energy Code, the Zero Net Energy Ready Code, and will be 
designed as a High Performance Building Envelope to include a High Performance HVAC system.  The 
development will be designed to Leadership in Energy and Environmental Design (LEED-silver) 
standards. The developer will implement water conservation features, including: a hot water distribution 
system based on the Environmental Protection Agency’s Water Sense standards; high-efficiency, low-
flow plumbing fixtures; and low-impact landscaping with a 100 percent drip irrigation system. 
 
Development Team 
The developer is the award-winning nonprofit National CORE, established in 1992 and headquartered in 
Rancho Cucamonga, California. The proposed borrower will be NCRC NSV, a California limited 
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partnership that will have NCRC NSV GP LLC, a National CORE affiliate, as its Managing General 
Partner, and a to-be-selected tax credit investor limited partner (Attachment 3). National CORE has more 
than 10,000 rental units under ownership in three states, including 20 developments in San Diego County.  
It is a vertically integrated corporation with in-house construction and property management divisions.  
National CORE has acted as the developer on multiple affordable housing developments that utilized 
Housing Commission loans, including: the 91-unit Talmadge Senior Village, the 51-unit San Ysidro 
Senior Village, and the 52-unit Vista Del Puente.  
 
National CORE is in full compliance on its previous Housing Commission-funded loans. Based upon the 
developer’s past experience and performance, Housing Commission staff has determined that the 
developer has the capacity to successfully complete the proposed development.  
 
                                   Table 2 Development Team Summary 

ROLE FIRM/CONTACT 
Developer National Community Renaissance of California 

(National CORE) 
Borrower 
General Partner 
Limited Partner 

NCRC NSV limited partnership 
NCRC NSV  GP LLC 
To be selected 

Architect NOAA Group Architects, San Diego 
General Contractor      National CORE 
Property Management National CORE 
Supportive Services Providers Father Joe’s Villages 

County of San Diego Behavior Health Services 
Hope Through Housing Foundation, a National 
CORE affiliate 

Construction and Permanent Lender To be selected 
Tax Credit Equity Partner To be selected 

 
STATEMENT FOR PUBLIC DISCLOSURE 
A Developer Disclosure Statement for National CORE is provided as Attachment 4.  
 
FINANCING STRUCTURE 
Project-Based Housing Vouchers  
The developer proposes to use federal Project-Based Housing Vouchers (PBV) from HUD. Under this 
PBV program, the tenant’s rent portion is determined by using the applicable minimum rent or a 
calculated amount based on their income level, whichever is higher, with the remainder federally 
subsidized up to a contract rent level approved by the Housing Commission. The Housing Assistance 
Payment (HAP) provides a rental subsidy for qualifying residents under the PBV program. 
 
Nestor Senior Village has received a $730,000 loan award from the Federal Home Loan Bank’s 
Affordable Housing Program (AHP). The developer has applied to the County of San Diego for a 
$7,500,000 loan from the No Place Like Home (NPLH) Program. The County is reviewing that NPLH 
application.  
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Permanent Sources and Uses of Financing 
National CORE proposes to finance the Nestor Senior Village development through the use of a 9 percent 
tax credits allocation from CTCAC, an NPLH loan from the County of San Diego, a loan from the Federal 
Home Loan Bank Affordable Housing Program, the Housing Commission’s proposed $3,330,000 residual 
receipts loan, and other necessary third-party financing, as described in this report. The estimated permanent 
total development cost sources and uses of funds are detailed in the pro forma attached to this report 
(Attachment 5) and summarized in Table 3 below.  

 
Table 3 – Estimated Permanent Sources and Uses  

Financing Sources Amounts Financing Uses Amounts Per Unit 
Permanent loan (third party lender) $2,993,378 Ground Lease Payment $ 2,350,000 

Site Improvements           1,033,550 
Option Payment              +  100,000 
              Subtotal              3,483,550 

 
 
 

$  3,483,550 

 
 
 

$  47,075 
 
Federal Home Loan Bank Affordable 
Housing Program 

 
 

730,000 

Construction costs        $15,420,213 
Contingency                 +     755,088 
Total construction         $16,175,301 

 
 

16,175,301 

 
 

218,585 
County of San Diego No Place Like 
Home Program 

 
7,500,000 

 
Financing costs 

 
1,290,434 

 
17,438 

Housing Commission proposed loan 3,330,000 Other soft costs  2,519,392 34,046 
Development Impact Fee waiver 1,191,141 Permits and fees 2,107,196 28,476 
 
 
 
Nine percent tax credit equity 

  
 
 

15,765,787 

Operating reserve           $   213,267 
Supportive services          2,911,733 
 Transition reserve           509,433 
 Lease up reserve           +  100,000 
Total reserves                 $3,734,433 

 
 
 
 

3,734,433 

 
 

 
 

50,465  
     Developer Fee 2,200,000  29,730  
Total Development Cost  $31,510,306 Total Development Cost (TDC) $31,510,306 $425,815 

 
Nestor Senior Village has an estimated total development cost of $31,510,306 ($425,815/unit). The Housing 
Commission requires affordable housing developers to pursue all viable sources of funding to reduce the 
financing gap and amount of Housing Commission subsidy required. If other funding is secured, proceeds 
will first be used to make an adjustment to reduce the Housing Commission’s loan. 
 
The proposed $3,330,000 Housing Commission residual receipts loan will be partly funded with HUD 
HOME Investment Partnerships Program (HOME) funds, which HUD awards to the City of San Diego 
and the Housing Commission administers, and City of San Diego Inclusionary Affordable Housing funds, 
which the Housing Commission also administers. A final determination of Housing Commission funding 
sources will be made by the Housing Commission’s President & CEO, or designee, contingent upon 
budget availability. The Housing Commission’s proposed loan terms are summarized in Attachment 6.   
 
Developer Fee 
$2,200,000 - Gross developer fee 
   -            0 - Minus deferred developer fee   
 $2,200,000 – Net cash developer fee  
 
On April 25, 2017, the Housing Authority approved the “Request for Approval of Updated Developer 
Fees” (HAR17-011).  That report approved certain developer fee guidelines for multifamily loans and 
bonds issuances. That report at Attachment 1 states:  CTCAC Regulations, for projects with “9% tax 
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credits … in project costs: 15% eligible basis up to $2.2 million (new construction.” Thus, this 
development’s proposed developer fee is in compliance with the HAR17-011 developer fee guidelines. 
 
Development Cost Key Performance Indicators 
Housing Commission staff has identified development cost performance indicators that are used to evaluate 
proposed developments and make a funding recommendation.  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 $31,510,306 ÷74 units  = $425,815 
Housing Commission Subsidy Per Unit   $3,330,000 ÷ 74 units  = $45,000 
Acquisition Cost Per Unit $3,483,550 ÷ 74 units  = $47,075 
Gross Building Square Foot Hard Cost $16,175,301 ÷ 44,615 sq. ft. = $363 
Net Rentable Square Foot Hard Cost $16,175,301 ÷ 27,495 sq. ft. = $588 

 
Project Comparison Chart 
Multiple factors and variables influence the cost of developing multifamily affordable housing, including but 
not limited to project location, site conditions, environmental factors, land use approval process, community 
involvement, construction type, design requirements/constraints, economies of scale, City fees, developer 
experience and capacity, and the developer’s mission and goals.  Similar construction-type developments 
(completed or approved) over recent years are listed in Table 5. These developments are similar in terms of 
new construction, target population, and construction type and are provided as a comparison to Nestor Senior 
Village. 
                                         
                                              Table 5 – Comparable Development Projects 

 
 

Project Name 

 
 

Year 

 
 

Unit Mix 

 
 

Units 

 
Prevailing 

Wages 

Total 
Development 

Cost 

 
Cost Per 

Unit 

HC 
Subsidy 
Per Unit 

Gross Hard 
Cost Sq. Ft. 

Subject –  
Nestor Senior 
Village 

 
2021 

73 studios & 1 
Mgr.  

 
74 

 
Yes 

 
$31,510,305 

 
$425,815 

 
$45,000 

 
$363 

San Ysidro Senior 
Village 

2018 50 studios & 1 
Mgr. 

51 Yes $16,939,132 $332,140 $14,902 $282 

 
Benson 

 
2020 

82 studios & 1 
Mgr. 

 
83 

 
Yes 

 
$24,706,411 

 
$297,668 

 
$58,554 

 
$329 

The Helm 2020 77 studios & 1 
Mgr. 

78 Yes 36,459,757 467,433 $54,487 $389 

 
AFFORDABLE HOUSING IMPACT 
The development is proposed to serve 73 seniors age 55 and older experiencing homelessness in San 
Diego. The federal Project-Based Housing Voucher approval will be contingent upon National 
Environmental Policy Act clearance, a subsidy layering review, and execution of an Agreement to Enter 
into Housing Assistance Payment. Under the proposed loan, the development will be subject to a Housing 
Commission Declaration of Covenants and Restrictions in addition to an applicable tax credit regulatory 
agreement that will restrict affordability of 73 units for 55 years. The project’s 73 units will be affordable 
to tenants with income levels ranging from 25 percent of San Diego’s Area Median Income (AMI) 
($21,250/year for a studio, one-person household), to 30 percent of AMI ($25,450/year for a studio, one-
person household). 
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                                   Table 6 Affordability and Monthly Estimated Rent Table 
 

Unit Type 
 

AMI 
Unit 

Count 
 TCAC Gross Rent 

Studios - NPLH units (367 sq. ft.) 25% 25 $505 
Studios - NPLH units (367 sq. ft.) 30% 10 $606 
Subtotal - NPLH units -- 35     -- 
Studios (367 sq. ft.) 30% 38 $606 
Subtotal affordable units -- 73 -- 
2-Bedroom Manager (704 sq. ft.) n/a 1 -- 
Total -- 74 -- 

 
FISCAL CONSIDERATIONS   
The proposed funding sources and uses approved by this proposed action are included in the Housing 
Authority-approved Fiscal Year 2021 Budget. Approving this action will result in the development of 73 
affordable rental housing units. 
 
Funding sources approved by this action will be as follows: 
Estimated HOME Investment Partnerships Program funds - up to $2,000,000 
Estimated Inclusionary Affordable Housing funds – up to $1,330,000Total Funding Sources - up to 
$3,330,000 
 
Funding uses approved by this action will be as follows: 
Total Funding Uses (Loans) - up to $3,330,000 
 
Approving this action will further grant the President & CEO, or designee, the authority to substitute the 
above funding sources with other available funding sources so long as the total Housing Commission loan 
amount does not exceed the approved total loan amount, should the operational need arise or should such 
actions be to the benefit of the Housing Commission.   
 
Development Schedule 
The estimated development timeline is as follows: 
 
Milestones Estimated Dates 
• CTCAC 9 percent tax credit application 
• CTCAC 9 percent tax credit allocation meeting 
• Estimated escrow/loan closing 
• Start of construction work 
• Completion of construction work 

• July 1, 2021 
• September 29, 2021 
• March 2022 
• March 2022 
• August 2023  

 
COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS   
On August 8, 2018, the developer presented the proposed development to the Otay Mesa-Nestor 
Community Planning Group (OMNCPG), which voted 12-1 in favor of the proposed development.  
 
KEY STAKEHOLDERS & PROJECTED IMPACTS 
Stakeholders include National CORE as the developer, the Otay-Mesa Nestor neighborhood, NUMC as 
the land owner/lessor, the County of San Diego as a lender, the Federal Home Loan Bank as a lender, the 
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Housing Commission as a proposed lender, and San Diego seniors experiencing homelessness. The 
development is anticipated to have a positive impact on the community as it will contribute to the quality 
of the surrounding neighborhood and create 73 new affordable rental homes for seniors age 55 and older 
experiencing homelessness.   
 
ENVIRONMENTAL REVIEW 
California Environmental Quality Act 
The action being taken at this time involves only consideration of a loan. This activity is not a "project" 
and is therefore not subject to the California Environmental Quality Act (CEQA) pursuant to State CEQA 
Guidelines Section 15060(c)(3). This determination is predicated on Section 15004 of the Guidelines, 
which provides direction to lead agencies on the appropriate timing for environmental review. This action 
does not constitute approval of a project. Approval will occur once the environmental review has been 
completed in accordance with CEQA Section 15004. This action will not foreclose review of alternatives 
or mitigation measures by the public as part of the CEQA process. The proposed actions are approval of a 
loan and do not constitute approval of the development activity. Future actions to consider and approve 
development entitlement approvals related to the development of the site, if applicable, will require 
additional review under the provisions of CEQA by the lead agency. 
 
National Environmental Policy Act 
Federal funds constitute a portion of the funding for the project.  A final reservation of federal funds shall 
occur only upon satisfactory completion of the environmental review and receipt by the City of San 
Diego of a release of funds from the U.S. Department of Housing and Urban Development under 24 CFR 
Part 58 of the National Environmental Policy Act (NEPA).  The parties agree that the provision of any 
federal funds to the project is conditioned on the City of San Diego’s determination to proceed with, 
modify, or cancel the project based on the results of a subsequent environmental review under NEPA. 
The Housing Commission received authorizations to use grant funds on March 11, 2021.   
 
Respectfully submitted,    Approved by, 
 

J.P. Correia     Jeff Davis 
 
J.P. Correia      Jeff Davis 
Senior Real Estate Project Manager   Deputy Chief Executive Officer 
Real Estate Department    San Diego Housing Commission 
 
Attachments: 1. Development Summary 

2. Site Maps 
3. Organization Chart 
4. Developer Disclosure Statement 
5. Project pro forma 
6. Proposed Loan Terms 

 
Docket materials are available in the “Government & Legislative Affairs” section of the San Diego 
Housing Commission website at www.sdhc.org.  

http://www.sdhc.org/


ATTACHMENT 1 – DEVELOPMENT DETAILS 

 
Table 1 –Development Details 
Address 1120 Nestor Way 

Council District 8 
Community Plan Area Otay Mesa-Nestor Community Plan 
Development Type New construction (three stories) 
Construction Type Type V 
Parking Type 23 surface parking spaces 
Housing Type Multifamily  
Lot Size 1.1 acres,  47,916 square feet 
Units 74 
Density 67.27 dwelling units per acre (74 units ÷ 1.1 acres) 
Unit Mix 73 studio units, and 1 two-bedroom manager’s unit 
Gross Building Area 44,615 square feet 
Net Rentable Area 27,495 square feet 
Non-Residential Space in the 
development 

4,111 total square feet:  a) community room = 1,643 square feet, b) building offices 
= 1,265 square feet, c) church offices = 540 square feet, and d) South Bay Metro 
Good Neighbor Center = 663 square feet 

Project-Based Vouchers  73 federal Project-Based Housing vouchers for seniors with low income and 
experiencing homelessness 

 
 
Table 2 Development Team Summary 

ROLE FIRM/CONTACT 
Developer National Community Renaissance of California (National CORE) 
Borrower 
General Partner 
Limited Partner 

NCRC NSV limited partnership 
NCRC NSV  GP LLC 
To be selected 

Architect NOAA Group Architects, San Diego 
General Contractor      National CORE 
Property Management National CORE 
Supportive Services Providers Father Joe’s Villages 

County of San Diego Behavior Health Services 
Hope Through Housing Foundation, a National CORE affiliate 

Construction and Permanent 
Lender 

To be selected 

Tax Credit Equity Partner To be selected 
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Table 3 – Estimated Permanent Sources and Uses  
Financing Sources Amounts Financing Uses Amounts Per Unit 

Permanent loan (third party lender) $2,993,378 Ground Lease Payment $ 2,350,000 
Site Improvements           1,033,550 
Option Payment              +  100,000 
              Subtotal              3,483,550 

 
 
 

$  3,483,550 

 
 
 

$  47,075 
 
Federal Home Loan Bank Affordable 
Housing Program 

 
 

730,000 

Construction costs        $15,420,213 
Contingency                 +     755,088 
Total construction         $16,175,301 

 
 

16,175,301 

 
 

218,585 
County of San Diego No Place Like 
Home Program 

 
7,500,000 

 
Financing costs 

 
1,290,434 

 
17,438 

Housing Commission proposed 
loan 

3,330,000 Other soft costs  2,519,392 34,046 

Development Impact Fee waiver 1,191,141 Permits and fees 2,107,196 28,476 
 
 
 
Nine percent tax credit equity 

  
 
 

15,765,787 

Operating reserve           $   213,267 
Supportive services          2,911,733 
 Transition reserve           509,433 
 Lease up reserve           +  100,000 
Total reserves                 $3,734,433 

 
 
 
 

3,734,433 

 
 

 
 

50,465  
     Developer Fee 2,200,000  29,730  
Total Development Cost  $31,510,306 Total Development Cost (TDC) $31,510,306 $425,815 

 
 

Table 4 - Key Performance Indicators 
Development Cost Per Unit $31,510,306 ÷74 units  = $425,815 
Housing Commission Subsidy Per Unit   $3,330,000 ÷ 74 units  = $45,000 
Acquisition Cost Per Unit $3,483,550 ÷ 74 units  = $47,075 
Gross Building Square Foot Hard Cost $16,175,301 ÷ 44,615 sq. ft. = $363 
Net Rentable Square Foot Hard Cost $16,175,301 ÷ 27,495 sq. ft. = $588 

 

 

Table 5 – Comparable Development Projects 
 
 

Project Name 

 
 

Year 

 
 

Unit Mix 

 
 

Units 

 
Prevailing 

Wages 

Total 
Development 

Cost 

 
Cost Per 

Unit 

HC 
Subsidy 
Per Unit 

Gross Hard 
Cost Sq. Ft. 

Subject –  
Nestor Senior 
Village 

 
2021 

73 studios & 1 
Mgr.  

 
74 

 
Yes 

 
$31,510,305 

 
$425,815 

 
$45,000 

 
$363 

San Ysidro Senior 
Village 

2018 50 studios & 1 
Mgr. 

51 Yes $16,939,132 $332,140 $14,902 $282 

 
Benson 

 
2020 

82 studios & 1 
Mgr. 

 
83 

 
Yes 

 
$24,706,411 

 
$297,668 

 
$58,554 

 
$329 

 
West Park 

 
2019 

91 studios & 1 
Mgr. 

 
92 

 
Yes 

 
$15,593,274 

 
$331,772 

 
$76,453 

 
$457 
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Table 6 Affordability and Monthly Estimated Rent Table 
Unit Type AMI Unit Count  TCAC Gross Rent 

Studios - NPLH units (367 sq. ft.) 25% 25 $505 
Studios - NPLH units (367 sq. ft.) 30% 10 $606 
Subtotal - NPLH units -- 35     -- 
Studios (367 sq. ft.) 30% 38 $606 
Subtotal affordable units -- 73 -- 
2-Bedroom Manager (704 sq. ft.) n/a 1 -- 
Total -- 74 -- 
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ATTACHMENT 3 - ORGANIZATION CHART

Developer, Guarantor, GC & Prop Mgr Limited Partner
National Community Renaissance of NCRC NSV GP, LLC To Be Determined

99.99%
0.01%

Board of Directors
Jeffrey S. Burum
Armando Bucelo
James Cashion
Gavin Clingham
Raymond Crebs
Laura Kurtz Kuhns
Stephen G. Larson
Jim Previti
Joe Thigpen
Richard Dawson
Susan Burton
Venus Lujan
Susanne Monterosso
Jovita Schofield

Board of Directors
Jeffrey S. Burum
Armando Bucelo
James Cashion
Gavin Clingham
Raymond Crebs
Laura Kurtz Kuhns
Stephen G. Larson
Jim Previti
Joe Thigpen
Richard Dawson
Susan Burton
Venus Lujan
Susanne Monterosso
Jovita Schofield

San Diego, CA

Manager/Sole Member
100%

California (NCRC)

General Partner

National Community Renaissance of California
California (NCRC)

Nestor Senior Village

74 Unit Senior Permanent Supportive Housing

NCRC NSV, LP
LIMITED PARTNERSHIP

100% Ownership

3/17/2021



A 

�

SAN DIEGO 

HOUS ING 

SD H C COMMISSION 

ATTACHMENT 4 

DEVELOPER DISCLOSURE STATEMENT

DEVELOPERS/CONSULTANTS/SELLERS/CONTRACTORS/ 

ENTITY SEEKING GRANT/BORROWERS 

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

Public Disclosure 

1. Name of CONTRACTOR: National Community Renaissance of California, a nonprofit public benefit corporation

(NCRC)

2. Address and ZIP Code: 9421 Haven Avenue, Rancho Cucamonga, CA 91730

3. Telephone Number: 909-483-2444

4. Name of Principal Contact for CONTRACTOR: Lesley Edwards, Vice President

5. Federal Identification Number or Social Security Number of CONTRACTOR: 3 3-0521215

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

D A corporation (Attach Articles ofincorporation)

� A nonprofit or charitable institution or corporation. (Attach copy of Articles ofincorporation and documentary

evidence verifying current valid nonprofit or charitable status) 

D A partnership known as: __ 

(Name) 

Check one: 

D General Partnership (Attach Statement of General Partnership) 

D Limited Partnership (Attach Certificate of Limited Partnership) 

D A business association or a joint venture known as: __ 

(Attach joint venture or business association agreement) 

DA Federal, State or local government or instrumentality thereof. 

D Other (explain) 

7. If the CONTRACTOR is not an individual or a government agency or instrumentality, give date of organization:
March 20, 1992; (Name change on February 15, 2007)

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

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

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

Please see attached list of board members and officers (with contact information) 
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Phone: 760-435-6363; AHanifin@ci.oceanside.ca.us 
Project Name and Description: Mission Cove Family Apartments, 150 Units 

2. Name: Candi Roberts, City of San Marcos 
Address: 1 Civic Center Drive, San Marcos, CA 92069 
Phone: 760-744-1050 x 3178; croberts@san-marcos.net 
Project Name and Description: Villa Serena, Westlake Village 

3. Name: Eli Sanchez, Civic San Diego 
Address: 8989 Rio San Diego Dr., Ste. 100, San Diego, CA 92108-1647 
Phone: 619-533-7121; sanchez@civicsd.com 
Project Name and Description: Encanto Village, 66 units; San Ysidro Senior Village, 51 units 

 
39. Give a brief statement regarding equipment, experience, financial capacity and other resources available to the 

CONTRACTOR for the performance of the work involved in the proposed project, specifying particularly the 
qualifications of the personnel, the nature of the equipment and the general experience of the CONTRACTOR. 
NCRC is a full-service construction contractor that provides predevelopment/pre-construction services, pro 
forma level cost estimating, design management, construction management, project field superintending, and 
project engineering services. 
 
 

40. Give the name and experience of the proposed Construction Superintendent. 

Name Experience 
Dennis Woerle Mr.Woerle joined the National CORE construction department in 2018.  He 

has worked in the construction industry for over 30 years, including over 20 
years as a Superintendent overseeing single family and multifamily apartment 
construction.

 











































Company Officers 
 
Steve PonTell, CEO and President 

 
Mr. PonTell, as Chief Executive Officer and President of NCRC and Hope through Housing Foundation, oversees two  large 
nonprofits that serve over 25,000 low-income residents in over 8,000 apartment units under ownership and management 
throughout Arkansas, California, Florida and Texas. Mr. PonTell has extensive experience managing large-scale innovative 
community based projects. He is a nationally recognized authority on community development and creating forward-thinking 
organizations to maximize evolving market environments. 

 
Mr. PonTell, with a track record of success in organizational development, is improving NCRC’s in-house model that 
guarantees superior quality control and results. He is building on the organization’s demonstrated capacity to build on its 
successes through prudent financial management and a holistic approach to building and preserving affordable housing. 

 
Prior to leading NCRC, Mr. PonTell founded the La Jolla Institute in 1996, a California-based nonprofit think tank. While at La 
Jolla Institute, Mr. PonTell was vigorously involved in “Pioneering the New Community”. The La Jolla Institute worked on 
major research projects ranging from studying critical community indicators in San Bernardino County to bringing together 
four counties: Los Angeles, San Bernardino, Riverside, and Orange County with the four Corners Coalition. In addition, 
he has served as a strategic consultant to both corporations and communities helping them to adapt to changes impacting the 
economy and the workplace. Mr. PonTell’s clients included the County of San Bernardino; The Four Corners Coalition; and the 
Ventura Auto Center. Mr. PonTell has an MBA from the Claremont Graduate School Drucker Center, and he holds a 
Bachelor of Science degree in City and Regional Planning from California Polytechnic State University. 

 
Michael Ruane, Executive Vice President 
N 
As Executive Vice President, Mr. Ruane is responsible for overseeing the operations of a NCRC, one of the nation’s largest 
nonprofit affordable housing developers. He leads the development of NCRC’s program and business strategies as well as 
oversees the communication of NCRC’s mission to internal and external stakeholders. Prior to this position, Mr. Ruane 
served as Interim Chief Operating Officer and Chief of Strategy and Public Affairs for Cal Optima, the community health plan 
for Orange County. He has more than 20 years of experience working for the County of Orange in various  positions,  including  
as  Assistant  County  Executive  Officer  for  Strategic  and  Intergovernmental  Affairs,  and  as Executive Director of the 
Children and Families Commission of Orange County. Mr. Ruane is the immediate past Chair of the Orange County/Inland 
Empire District Council of the Urban Land Institute. He holds a Master’s Degree in Architecture and Urban Planning from 
UCLA and is an Adjunct Lecturer in the Department of Policy, Planning and Design at UC Irvine. 

 
Michael Finn, Chief Financial Officer  
 
Mr.  Finn is NCRC’s Chief Financial Officer. As CFO, Mike is responsible for the overall financial strategy and fiscal practices 
of the organization. Before joining NCRC, Mike served as CFO for a major healthcare technology company. With more than 25 
years of management experience in finance and accounting, Mike has spent the majority of his career working for mid-market 
companies. He has significant experience in the technology, healthcare, real estate, construction, manufacturing, and 
entertainment fields. His expertise is in strategic financial planning and analysis, financial reporting and forecasting, mergers 
and acquisitions, corporate governance, and corporate restructuring. He received his bachelor’s degree in economics from 
UCLA. 

 
Robert Diaz, General Counsel 

 
Robert Diaz, NCRC’s General Counsel, joined NCRC in 2017. Robert brings significant experience in the areas of debt finance, 
corporate governance, banking regulations, mergers and acquisitions and general corporate law. Robert has also focused on the 
development and implementation of corporate controls and structure and has previously played a major role in managing 
significant portions of large-scale regulatory remediation efforts. Robert graduated from the University of Chicago Law School in 
2000 and received his B.S. degree in Business Administration from Chapman University in 1997. He was commissioned as an 
officer in the United States Army Reserve and served as a member of the Army’s JAG Corps for 15 years. Fluent in Spanish, 
Robert has represented clients in cross-border transactions in Latin America. 



Gregory Bradbard, President of Hope through Housing Foundation  
 
Gregory J. Bradbard, President of the Hope through Housing Foundation and NCRC’s Senior Vice President of Strategic    Partnerships 
has more than 20 years of experience as a community leader and fundraiser throughout Southern California.  Prior to joining Hope 
through Housing and NCRC, Greg served as President and Chief Executive Officer of the Inland Empire United Way (IEUW).  Under 
his leadership, IEUW increased its community impact by launching several new programs to improve youth and family self-
sufficiency.  Greg holds a B.A. in Psychology and Social Behavior from UC Irvine, and past roles have included serving as the 
Executive Director for Court Appointed Special Advocates (CASA) of Orange County, Executive Director for the Irvine Public Schools 
Foundation, and Director of Development for Families Forward.
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SUBJECT TO ALL THE TERMS, EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS. 

COVERAGE INFORMATION PERILS INSURED  BASIC  BROAD  SPECIAL  

COMMERCIAL PROPERTY COVERAGE AMOUNT OF INSURANCE: See Remarks Loss Limit DED: $ 5,000 

 YES NO N/A  

 BUSINESS INCOME  RENTAL VALUE X   If YES, LIMIT: See Remarks  Actual Loss Sustained; # of months: 12 

BLANKET COVERAGE X   If YES, indicate value(s) reported on property identified above: $ 

TERRORISM COVERAGE  X  Attach Disclosure Notice / DEC 

IS THERE A TERRORISM-SPECIFIC EXCLUSION? X    

IS DOMESTIC TERRORISM EXCLUDED? X    

LIMITED FUNGUS COVERAGE X    If YES, LIMIT: See Remarks DED: $ 5,000 

FUNGUS EXCLUSION (IF “YES,” specify organization’s form used) X    

REPLACEMENT COST X    

AGREED VALUE X    

COINSURANCE  X  If Yes, % 

EQUIPMENT BREAKDOWN (If Applicable) X   If YES, LIMIT: Incl. in Loss Limit DED: $ 5,000 

ORDINANCE OR LAW – Coverage for loss to undamaged portion of bldg X   If YES, LIMIT: Incl. in Loss Limit       DED: $ 5,000 

 – Demolition Costs X   If YES, LIMIT: See Remarks             DED: $ 5,000 

 – Incr. Cost of Construction X   If YES, LIMIT: See Remarks             DED: $ 5,000 

EARTH MOVEMENT (If Applicable) X   If YES, LIMIT: See Remarks DED: See Remarks 

FLOOD (If Applicable) X   If YES, LIMIT: See Remarks DED: See Remarks 

WIND/HAIL INCL  YES  NO Subject to Different Provisions: X   If YES, LIMIT: See Remarks DED: $ 5,000 

NAMED STORM INCL  YES  NO Subject to Different Provisions: X   If YES, LIMIT: See Remarks DED: $ 5,000 

PERMISSION TO WAIVE SUBROGATION IN FAVOR OF MORTGAGE 
HOLDER PRIOR TO LOSS 

X   
 

CANCELLATION 

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN 
ACCORDANCE WITH THE POLICY PROVISIONS. 

ADDITIONAL INTEREST 

  

ACORDTM EVIDENCE OF COMMERCIAL PROPERTY INSURANCE 
DATE (MM/DD/YYYY) 

10/21/2020 

THIS EVIDENCE OF COMMERCIAL PROPERTY INSURANCE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS 
UPON THE ADDITIONAL INTEREST NAMED BELOW. THIS EVIDENCE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER 
THE COVERAGE AFFORDED BY THE POLICIES BELOW. THIS EVIDENCE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN 
THE ISSUING INSURER(S), AUTHORIZED REPRESENTATIVE OR PRODUCER, AND THE ADDITIONAL INTEREST. 

PRODUCER NAME, 
CONTACT PERSON AND ADDRESS 

IMA, Inc. – Colorado Division 
1705 17th Street, Suite 100 
Denver, CO 80202 

PHONE 
(A/C, No, Ext):303-534-4567 

COMPANY NAME AND ADDRESS NAIC NO: 19437 

 Lexington Insurance Company 

 

FAX 
(A/C, No): 

303-534-0600 E-MAIL 
ADDRESS: 

HPIExServices@imacorp.com 
IF MULTIPLE COMPANIES, COMPLETE SEPARATE FORM FOR EACH 

CODE:   SUB CODE:  425 POLICY TYPE 

Commercial Property Policy AGENCY 
CUSTOMER ID #: 

34403 

NAMED INSURED AND ADDRESS 

National Community Renaissance of 
California 
9421 Haven Avenue 
Rancho Cucamonga, CA 91730 

LOAN NUMBER 

      
POLICY NUMBER 

03571510320 

EFFECTIVE DATE 

1/1/2020 
EXPIRATION DATE 

1/1/2021 
 CONTINUED UNTIL 

TERMINATED IF CHECKED 

ADDITIONAL NAMED INSURED(S) 

-  
THIS REPLACES PRIOR EVIDENCE DATED: 

 

  ADDITIONAL INSURED   LENDER’S LOSS PAYABLE LENDER SERVICING AGENT NAME AND ADDRESS 

        MORTGAGEE   LOSS PAYEE 

NAME AND ADDRESS AUTHORIZED REPRESENTATIVE 

 

      

 

 

For Information Only



ACORD 28 (2016/03) © 2003-2016 ACORD CORPORATION. All rights reserved. 

The ACORD name and logo are registered marks of ACORD 

EVIDENCE OF COMMERCIAL PROPERTY INSURANCE REMARKS – Including Special Conditions (Use only if more space is required) 
 
Subject to the policy Terms and Conditions, in the event of a covered loss, the following limits will apply:  
 
Builders Risk Hard Costs:       
Builders Risk Soft Costs:        
 
Extra Expense Per Occurrence Limit: $10,000,000 
 
Coverage is provided for Property under the Course of Construction (Builders Risk) on a completed value / non-reporting form 
basis.  There is no Permit or Permission to Occupy exclusion on the policy.  Buildings under construction or renovation are not 
considered vacant.  Vandalism and Malicious Mischief is included. Coverage for Cold Testing is included. 
 
All entities listed as Named Insured(s) on the referenced policy have common ownership or common management  
 
Roofs are valued at replacement cost, regardless of age 
 
Property In Transit, including covered property during Course of Construction - $500,000 Each Occurrence 
Property Off Premises including covered property during Course of Construction - $500,000 Each Occurrence 

Building Ordinance or Law: Demolition and Increased Cost of Construction Sub-Limit: Total Any One Occurrence - $10,000,000 

’Period of restoration’ includes any increased period required to repair or reconstruct the property to comply with the minimum 
standards or any ordinance or law, in force at the time of loss, that regulates the construction or repair or requires the tearing down 
of any property. The expiration date of this policy will not cut short the ‘period of restoration’   
 
Earthquake – $5,000,000 Any One Occurrence; $5,000,000 Annual Aggregate; Deductible 2% of RC of damaged structure(s) or 
$25,000 Minimum per Occurrence. Earthquake coverage is excluded in California, Hawaii, Alaska, Puerto Rico, Canada and New 
Madrid Zone States and Counties as defined by the policy.  
 
Flood – $5,000,000 Any One Occurrence; $5,000,000 Annual Aggregate; Deductible 2% of RC of damaged structure(s) or $25,000 
Minimum per Occurrence. Flood coverage is excluded in Zones A, B or V. 
 
Wind/Hail/Named Windstorm Included, Except:  
Exclusion for Named Windstorm, Flood & Storm Surge as defined by the policy: Tier 1A States, Counties and Parishes as defined 
by the policy in Alabama, Florida (entire state), Georgia, Hawaii (entire state), Louisiana, Mississippi, North Carolina, South Carolina 
and Texas. 
 
Wind/Hail/Named Windstorm includes coverage for Business Income (including Loss of Rents), except as excluded above. 
 
Back-Up of Sewers or Drains: $600,000 Sublimit (Coverage is excluded in Flood Zones A, B, and V) 

Limited Fungus Coverage - $500,000 per occurrence / $500,000 annual aggregate; clean-up only as a result of a covered cause of 

loss. 

Debris Removal: 25% of the sum of the deductible plus the amount for direct physical loss or damage to Covered Property that has 
sustained loss or damage. Additional $25,000 applies if loss exceeds specified limits of insurance.  
 
Employee Dishonesty: $100,000 Sub-Limit   
 
Extended Business Income (Extended Period of Indemnity) – 180 Consecutive days and as defined by policy. 
 
No Waiting Period applies to Business Income (including Loss of Rents). 
 
Definition of Business Income is expanded to include Soft Costs as defined by the policy. 
 
Subject to policy the Terms and Conditions; in the event of a loss, blanket limit will apply.  
 
Subject to the policy Terms and Conditions, in the event of a covered loss, the following limits will 
apply:   
Builders Risk Hard Costs: $37,024,424 
Builders Risk Soft Costs: $4,551,982 
 
Draft- Coverage effective upon written bind order to the producer 

 

 



SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

INSURER(S) AFFORDING COVERAGE

INSURER F :

INSURER E :

INSURER D :

INSURER C :

INSURER B :

INSURER A :

NAIC #

NAME:
CONTACT

(A/C, No):
FAX

E-MAIL
ADDRESS:

PRODUCER

(A/C, No, Ext):
PHONE

INSURED

REVISION NUMBER:CERTIFICATE NUMBER:COVERAGES

IMPORTANT:  If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement.  A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW.  THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

OTHER:

(Per accident)

(Ea accident)

$

$

N / A

SUBR
WVD

ADDL
INSD

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED.  NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

$

$

$

$PROPERTY DAMAGE

BODILY INJURY (Per accident)

BODILY INJURY (Per person)

COMBINED SINGLE LIMIT

AUTOS ONLY

AUTOSAUTOS ONLY
NON-OWNED

SCHEDULEDOWNED

ANY AUTO

AUTOMOBILE LIABILITY

Y / N

WORKERS COMPENSATION
AND EMPLOYERS' LIABILITY

OFFICER/MEMBER EXCLUDED?
(Mandatory in NH)

DESCRIPTION OF OPERATIONS below
If yes, describe under

ANY PROPRIETOR/PARTNER/EXECUTIVE

$

$

$

E.L. DISEASE - POLICY LIMIT

E.L. DISEASE - EA EMPLOYEE

E.L. EACH ACCIDENT

ER
OTH-

STATUTE
PER

LIMITS(MM/DD/YYYY)
POLICY EXP

(MM/DD/YYYY)
POLICY EFF

POLICY NUMBERTYPE OF INSURANCELTR
INSR

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES  (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

EXCESS LIAB

UMBRELLA LIAB $EACH OCCURRENCE

$AGGREGATE

$

OCCUR

CLAIMS-MADE

DED RETENTION $

$PRODUCTS - COMP/OP AGG

$GENERAL AGGREGATE

$PERSONAL & ADV INJURY

$MED EXP (Any one person)

$EACH OCCURRENCE
DAMAGE TO RENTED

$PREMISES (Ea occurrence)

COMMERCIAL GENERAL LIABILITY

CLAIMS-MADE OCCUR

GEN'L AGGREGATE LIMIT APPLIES PER:

POLICY
PRO-
JECT LOC

CERTIFICATE OF LIABILITY INSURANCE
DATE (MM/DD/YYYY)

CANCELLATION

AUTHORIZED REPRESENTATIVE

ACORD 25 (2016/03)

© 1988-2015 ACORD CORPORATION.  All rights reserved.

CERTIFICATE HOLDER

The ACORD name and logo are registered marks of ACORD

HIRED
AUTOS ONLY

2/11/2020

IMA, Inc. - Colorado Division
1705 17th Street, Suite 100
Denver CO 80202

IMA Denver Team
303-534-4567

DenAccountTechs@imacorp.com

Lexington Insurance Company 19437
NATICOM2 James River Insurance Company 12203

National Community Renaissance of California
9421 Haven Avenue
Rancho Cucamonga CA 91730

Travelers Property Casualty Co of Amer 25674
Travelers Indemnity Co. of America 25666
Great American Assurance Company 26344

2061142635

A X 1,000,000
X 1,000,000

X $0 Deductible 5,000
X No SIR 1,000,000

2,000,000
X

3406407820 1/1/2020 1/1/2021

2,000,000

A 1,000,000

X X

3406407820 1/1/2020 1/1/2021

B X X 5,000,000000876151 1/1/2020 1/1/2021

5,000,000
X 10,000

C
D

X

N

UB001L807338
UB001L815418

1/1/2020
1/1/2020

1/1/2021
1/1/2021

1,000,000

1,000,000

1,000,000
E Excess Second Layer EXC2969811 1/1/2020 1/1/2021 Each Occurrence

Aggregate
$5,000,000
$5,000,000

The Excess policy is follow form in regards to the Additional Insured coverage provided by the General Liability and Automobile Liability Policies.

See Attached...

For Information Only
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ACORD 101 (2008/01)
The ACORD name and logo are registered marks of ACORD

© 2008 ACORD CORPORATION.  All rights reserved.

THIS ADDITIONAL REMARKS FORM IS A SCHEDULE TO ACORD FORM,
FORM NUMBER: FORM TITLE:

ADDITIONAL REMARKS

ADDITIONAL REMARKS SCHEDULE Page           of

AGENCY CUSTOMER ID:
LOC #:

AGENCY

CARRIER NAIC CODE

POLICY NUMBER

NAMED INSURED

EFFECTIVE DATE:

NATICOM2

1 1

IMA, Inc. - Colorado Division National Community Renaissance of California
9421 Haven Avenue
Rancho Cucamonga CA 91730

25 CERTIFICATE OF LIABILITY INSURANCE

Excess Third Layer Coverage: Policy #SXS005087402
Eff Date: 01/01/20-01/01/21 Insurer: XL Insurance America Inc
$10,000,000 Each Occurrence; $10,000,000 Aggregate

Excess Fourth Layer Coverage: Policy #3406407820
Eff Date: 01/01/20-01/01/21 Insurer E: See Above
$5,000,000 Each Occurrence; $5,000,000 Aggregate

For
 In

fo
rm

at
ion

 O
nly



SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE

For Information Only
THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN
ACCORDANCE WITH THE POLICY PROVISIONS.

INSURER(S) AFFORDING COVERAGE

INSURER F :

INSURER E :

INSURER D :

INSURER C :

INSURER B :

INSURER A :

NAIC #

NAME:
CONTACT

(A/C, No):
FAX

E-MAIL
ADDRESS:

PRODUCER

(A/C, No, Ext):
PHONE

INSURED

REVISION NUMBER:CERTIFICATE NUMBER:COVERAGES

IMPORTANT:  If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement.  A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW.  THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

OTHER:

(Per accident)

(Ea accident)

$

$

N / A

SUBR
WVD

ADDL
INSD

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED.  NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

$

$

$

$PROPERTY DAMAGE

BODILY INJURY (Per accident)

BODILY INJURY (Per person)

COMBINED SINGLE LIMIT

AUTOS ONLY

AUTOSAUTOS ONLY
NON-OWNED

SCHEDULEDOWNED

ANY AUTO

AUTOMOBILE LIABILITY

Y / N

WORKERS COMPENSATION
AND EMPLOYERS' LIABILITY

OFFICER/MEMBER EXCLUDED?
(Mandatory in NH)

DESCRIPTION OF OPERATIONS below
If yes, describe under

ANY PROPRIETOR/PARTNER/EXECUTIVE

$

$

$

E.L. DISEASE - POLICY LIMIT

E.L. DISEASE - EA EMPLOYEE

E.L. EACH ACCIDENT

ER
OTH-

STATUTE
PER

LIMITS(MM/DD/YYYY)
POLICY EXP

(MM/DD/YYYY)
POLICY EFF

POLICY NUMBERTYPE OF INSURANCELTR
INSR

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES  (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

EXCESS LIAB

UMBRELLA LIAB $EACH OCCURRENCE

$AGGREGATE

$

OCCUR

CLAIMS-MADE

RETENTION $DED

$PRODUCTS - COMP/OP AGG

$GENERAL AGGREGATE

$PERSONAL & ADV INJURY

$MED EXP (Any one person)

$EACH OCCURRENCE
DAMAGE TO RENTED

$PREMISES (Ea occurrence)

COMMERCIAL GENERAL LIABILITY

CLAIMS-MADE OCCUR

GEN'L AGGREGATE LIMIT APPLIES PER:

POLICY
PRO-
JECT LOC

CERTIFICATE OF LIABILITY INSURANCE
DATE (MM/DD/YYYY)

CANCELLATION

AUTHORIZED REPRESENTATIVE

ACORD 25 (2016/03)

© 1988-2015 ACORD CORPORATION.  All rights reserved.

CERTIFICATE HOLDER

The ACORD name and logo are registered marks of ACORD

HIRED
AUTOS ONLY

1/13/2020

IMA, Inc. - Colorado Division
1705 17th Street, Suite 100
Denver CO 80202

IMA Denver Team
303-534-4567

DenAccountTechs@imacorp.com

Travelers Property Casualty Co of Amer 25674
NATICOM2 Travelers Indemnity Co. of America 25666

National Community Renaissance of California
9421 Haven Avenue
Rancho Cucamonga CA 91730

1704268671

A
B

X

N

UB001L807338
UB001L815418

1/1/2020
1/1/2020

1/1/2021
1/1/2021

1,000,000

1,000,000

1,000,000

Named Insured: National Community Renaissance of California



ATTACHMENT 5 – PROJECT PRO FORMA 



ATTACHMENT 6  

PROPOSED LOAN NON-BINDING COMMITMENT TERMS 

SUMMARY 

Nestor Senior Village (Project) 

1120 Nestor Way 

April 7, 2021 

The San Diego Housing Commission ("Housing Commission") is pleased to submit this 

non-binding commitment term summary. The commitment terms summary is not a 

binding contract and is subject to the approval by the San Diego Housing Commission 

Board of Commissioners ("Board of Commissioners") and, if necessary, the Housing 

Authority of the City of San Diego. The purpose of this commitment terms summary is to 

set forth the general terms and conditions under which the Housing Commission is 

interested in making a loan ("Housing Commission Loan") to NCRC NSV L.P., 

("Borrower"), a California limited partnership ("NCRC NSV") with respect to the 

proposed new construction and permanent financing of a 74-unit development (with 73 

affordable units and one unrestricted manager's unit) to be located at 1120 Nestor Way, San 

Diego. Closing must occur within eighteen (18) months of the Board of Commissioners 

approval of the Housing Commission loan, unless an extension is granted by the President 

& CEO of the Housing Commission (or by his designee) in his sole discretion. 

In the event of a conflict between any term or provision (or absence of any term or 

provision) of this commitment terms summary and any term or provision of any approval 
of any applicable board or governing body, the term or provision of such board or 

governing body shall apply and shall prevail. Provided that the Housing Commission 

loan is approved by the Board of Commissioners, and if necessary by Housing Authority 

of the City of San Diego, the following terms shall apply to the Housing Commission loan. 

In addition, Exhibit A includes the Borrower's pro forma which models financial 
projections of the Project. 

The terms of the Housing Commission's proposed financing shall be as follows: 

I. Maximum loan amount (not to exceed) - Up to $4,400,000 as a residual receipts loan. Loan
funds to be used for the construction and permanent financing of the Project.

2. Interest Rate- 4 percent simple interest.

3. Loan Term - The loan will be due, and payable in full, in 55 years from completion of
the Project. 

4. Loan Payments - Annual payments on the loan shall equal the 50% percent of the

project's residual cash. Provided, however, if the Housing Commission approves

other lenders whose loans will be paid from residual receipts , then the Housing

Commission and such other approved lenders shall share the 50% percent of the

project's residual receipts, in proportion to the original principal balances of their

respective loans. The following items, in addition to other operating expenses, shall

be payable by the Borrower prior to the calculation of residual receipts:



 

 
(i) The year 1 "Limited Partnership Fees" shall be capped at $25,000 per year.  

"Limited Partnership Fees" shall be defined to include any and all partnership-
related fees including but not limited to: Investor Partnership fees, Asset 
Management fees, Other Limited Partnership oversight fees, and General Partner 
Fees. Partnership fee increases will be capped at three (3) percent annually. Unpaid 
partnership fees shall not accrue and the Housing Commission will require the 
Limited Partnership Agreement to explicitly state that requirement. 

(ii) Eligible deferred developer fee, and 

(iii) Repayment of eligible development deficit and operating deficit loans. The 

Housing Commission Loan will be due and payable in full in 55 years. 

 

5. Affordability- 

a. Restricted units must remain affordable for at least 55 years. At escrow closing 

the Borrower and the Housing Commission shall cause a Declaration of Covenants, 

Conditions, and Restrictions (CC&R), restricting the rent and occupancy of the 

affordable units for 55 years, to be recorded against the Project. Such CC&R shall be 

in a form and format acceptable to the Housing Commission and its General 

Counsel in their sole discretions. 

b. The affordability shall be as follows: 

 
Unit Type AMI Affordable Units 
Studios –  County NPLH  25% 25 
Studios – County NPLH 30% 10 

Subtotal County NPLH -- 35 

Studios  30% 38 

      Subtotal Affordable Units -- 73 
Two-Bedroom Manager Unit 1 1 

TOTAL UNITS  74 

 

6. Purchase of Leasehold Option – The developer has received additional points in the 

Notice of Funding Availability application for committing to provide the Housing 

Commission with the option to purchase the property’s leasehold interest at the end of 

the 15-year tax-credit compliance period. 

 

7. Alternate Funding- Borrower shall also seek alternative funding, including but not 

limited to the State of California Department of Housing and Community 

Development, County of San Diego, Federal Home Loan Bank, etc., along with 9% 

tax credits. Housing Commission legal counsel will determine if subsequent 

approvals for alternative financing structures are required by the San Diego Housing 

Commission Board of Commissioners and the Housing Authority of the City of San 

Diego. 

 

 

 

 

 

 

 



 

8. Site Value - The purchase price of land and improvements shall not exceed the 

$4,100,000 appraised value as shown in the Kinetic Valuation Group Inc. October 30, 

2020, appraisal report. In the event that the developer, NCRC NSV L.P., or its 

affiliate, acquires the land prior to Housing Commission loan closing, 100% of any net 

sales proceeds resulting from a subsequent sale to the tax credit limited partnership 

shall be structured as a Seller Carryback Loan. Borrower will submit an updated 

appraisal report with an effective date that is no more than 90 days before the closing. 

9. Closing Costs - The Borrower shall pay all escrow, title and closing costs, including, 

without limitation, paying for an American Land Title Association (ALTA) Lenders 

Policy for the Housing Commission loan with endorsements, as acceptable to the 

Housing Commission's legal counsel. 

 

10. Construction Costs Third-Party Review -Prior to loan approval a costs review will 

be obtained by the Housing Commission with a third-party consultant. Borrower will 

reimburse the Housing Commission at escrow closing for all reasonable third-party 

review costs. 

 

11. Contractor - The construction contract shall be competitively bid to at least three 

qualified General Contractors and shall be awarded to the lowest qualified and 

responsive bidder. 

a. Borrower will submit copies of three qualified bids received from subcontractors 

for each trade. 

b. Construction Agreement - Borrower shall submit the proposed Construction 

Agreement to the Housing Commission for its review and prior approval. The 

Housing Commission shall have a minimum of two weeks for its review of the 

proposed Construction agreement. 

c. Subcontractors - the Borrower shall require the General Contractor to solicit and 

obtain competitive bids from at least three qualified subcontractors for each major 

trade involved in the construction of the project. Those bids will be reviewed and 

approved by the Borrower. The Borrower and General Contractor shall submit 

the subcontractors' competitive bids to the Housing Commission for prior review 

and reasonable approval. 

d. Change orders at or in excess of $50,000 shall have Housing Commission prior 

written approval. For proposed change orders over $50,000, the Borrower and 

General Contractor shall submit to the Housing Commission a detailed 

explanation of why the change order work is necessary, why the issue was not 

included in the original scope of work, and why the change is not being charged 

against the General Contractor's contingency. 

e. Agreement Changes - a Construction Agreement with a Guaranteed Maximum Price 

(GMP) may not be revised to a Lump Sum or other form of Construction 

Agreement without the prior written approval of the Housing Commission. 

f. Insurance - prior to close of escrow, evidence of the General Contractor's 

insurance acceptable to the Housing Commission's legal counsel shall be 

provided. The Housing Commission, the Housing Authority of the City of San 

Diego, and the City of San Diego, shall be named as additional insureds on the 

General Contractor's insurance policies. 

 

 



 

12. Tax Credit Equity- Borrower will provide the Letter Of Intent with equity 

pricing from the  low-income housing tax credit (LIHTC) investor within 90 days 

of closing. 

 

13. First Mortgage- Borrower will provide the term sheet from the first mortgage 

provider that was used at time of application as well as an update within 90 days of 

closing. 

 

14. Cost Certification - The Borrower shall submit the final tax credit cost 

certification to the Housing Commission for its review and approval before the 

cost Certifications completed/finalized. 

 

15. Cost Savings and/or Additional Proceeds at Escrow Closing- In the event that the 

Borrower obtains funds in excess of those shown as sources in Exhibit A Proforma, 

then upon the construction loan closing, the excess funds shall be used as follows: 

a. First, such excess funds shall be used to fund development cost overruns 

reasonably approved by the Housing Commission. 

b. Second, upon Construction Loan Closing and subject to lender and investor 

approval, any excess funds shall be used to pay the Housing Commission Loan as 

set forth in Section 16                           below. 

c. Other Public Lenders - If the project financing includes other public lenders who 

may require cost savings sharing then the cost savings shall be split 

proportionately based upon the public lenders loan amounts and in conformance 

with the other public lenders' agreements. 

d. Excess funds will be applied first to pay down the accrued interest, and the 

remaining amount shall pay down the principal. 

 

16. Cost Savings and/or Additional Proceeds at Conversion to Permanent 

Financing- In the event that the Borrower obtains funds in excess of those shown as 

sources in Exhibit A Proforma, (including but not limited to cost savings, improved 

debt, improved tax credit equity pricing, deferred developer fee if any, and any other 

sources), then upon conversion to permanent loan, the excess funds shall be used as 

follows : 

a. First, to pay for development cost overruns reasonably approved by the Housing 

Commission. 

b. Second, used to make any necessary adjustment to the total tax credit allocation 

as may be required by CTCAC. 

c. Third, payment towards the Borrower's deferred developer fee. A deferred 

developer fee is currently not modeled in the attached pro forma (Attachment 

A). 

d. Fourth, cost savings shall be shared fifty percent (50%) to the Borrower and the 

other fifty percent (50%) will be paid to the Housing Commission and other soft 

lenders in proportion to the original principal balance of their loans. 

e. Excess funds will be applied first to pay down the accrued interest, and the 

remaining amount shall pay down the principal. 

 

 

 



 

17. Developer Fee- 

• Maximum Fee $2,200,000 paid from Development Sources.   T h e r e  w i l l  

b e  n o  Deferred                Developer Fee. 

a. Additional developer fee provisions: 

 

1. If for any reason the Borrower does not collect the entire developer fee through the 

last equity installment, with the exception of negative tax credit adjusters, 
uncollected fee up to $2,200,000 must comply with the following: 

a. Borrower must receive Housing Commission prior written approval of 

any amount of Deferred Developer Fee; 

b. Any Housing Commission-approved Deferred Developer Fee amount 

must be calculated as per TCAC and SDHC guidelines 
c. Housing Commission-approved Deferred Developer Fee shall be given 

priority over Housing Commission residual receipt payments. 

2.  If any amount of the developer fee is deferred, then such amount shall be repaid 

during the 15-year tax credit compliance period. Amounts outstanding after the 

expiration of the 15-year tax credit compliance period shall be contributed to the 

Project in the form of a capital contribution. 

b. Developer fee payments shall be paid out incrementally.  Because this is a tax credit 

project, the developer fee payments shall be in accordance with lender and investor 

requirements. 

 

18. Due Diligence - The Borrower, at Borrower's expense, shall provide the following: a 

current appraisal, an environmental review, a lead paint and asbestos review, and a 

relocation plan for the commercial tenants in the existing buildings that will be demolished 

upon commencement of construction of the Project.  The Borrower shall provide the 

Housing Commission with an updated appraisal within 90 days of the estimated escrow 

closing date. 

 

19. Environmental Requirements - Currently HOME funds are planned for this project. 

Notwithstanding any provision of this Letter, the parties agree and acknowledge that this 

Letter constitutes a conditional reservation and does not represent a final commitment 

of HOME funds or site approval under 24 CFR Part 58 of the National Environmental Policy 
Act (NEPA). HOME funds constitute a portion of the funding for the Project, and a final 

reservation of HOME funds shall occur only upon satisfactory completion of 

environmental review and receipt by the City of San Diego of a Release Of Funds from the 

U.S. Department of Housing and Urban Development under 24 CFR Part 58 of NEPA. 
The parties agree that the provision of any HOME funds to the Project is conditioned on 

the City of San Diego's determination to proceed with, modify or cancel the Project based 

on the results of subsequent environmental review under NEPA. By execution of this 

Letter, you acknowledge no legal claim to any amount of HOME funds to be used for the 

Project or site unless and until the site has received environmental clearance under NEPA. 
You are also prohibited from undertaking or committing any funds to physical or choice-

limiting actions, including property acquisition, demolition, movement, clearance , 

rehabilitation, conversion, repair or construction prior to environmental clearance under 

NEPA. Violation of this provision may result in denial of any HOME funds for this Project. 

 

 

 



 

20. Fees/Payments to Housing Commission - Borrower will pay to the Housing 

Commission: 

a) Underwriting Fee - a flat underwriting fee in the amount of $60.000 will be charged 

for each project as reimbursement of Housing Commission costs related to 

underwriting and issuing the loan. This must be included in the total development cost 

of a proposed project and is to be paid at close of escrow. 

b) Legal Fee- the Housing Commission charges a legal costs fee for document preparation 

and review that must be included in the total development cost. Current Housing 

Commission legal fees are $25,000, and are to be paid at the close of escrow. 

c) Compliance Affordability Monitoring Fee - compliance monitoring fees must be 

incorporated into the operating proforma. Borrower will pay the fee in accordance with 

the then-existing Housing Commission fee schedule.   Current annual affordability 

monitoring are as follows: $150 X 73 (Project units to be affordability monitored) = 

$10,950 per year. Additional training and assistance is currently at $100 per hour. 

d)  Asset Management Fee- the Housing Commission charges a 15-year capitalized 

asset management fee of $15,000 and is paid at close of escrow. 

e) Environmental Noticing Fee- publishing/filing costs are to be paid at close of 

escrow.  

21. Fees for Asset Management (amounts not to exceed)- 

a. As detailed in paragraph 4 (above), the year I "Limited Partnership Fees" shall be 

capped at $25,000 per year and shall not increase more than 3.0% annually. "Limited 

Partnership Fees" include Asset management fees (21(d)) related to the investor and 

general partner's management of the Project. 

b. Unpaid General Partner fees shall not accrue. The Housing Commission will require 

the Limited Partnership Agreement to explicitly state this requirement. 

c. Any changes to the asset management partnership fees will require the prior written 

approval of the Housing Commission's President and CEO or his designee. 

 

22. Financing: Gap - The Borrower will cover any financing gap that arises after Housing 

Commission underwriting, with its equity, its developer fee, and/or other non-Housing 
Commission sources, all of which shall be subject to the approval of the Housing 

Commission in its sole discretion and will not be unreasonably withheld. No additional 

Housing Commission funds, beyond this Letter of lntent's $3,330,000, will be provided 

for this project in any Housing Commission's future Notices of Funds Available. 

 

23. Funding Sources - The Housing Commission may fund the Housing Commission Loan from 

various sources including local, State, and/or federal funds including HOME Investment 

Partnership Program funds. The Housing Commission reserves the right to allocate 

available program funds in the best interest of the Housing Commission. In the event 

that the Housing Commission ultimately determines to fund (all or any part)  of the 

Housing Commission Loan using any HOME funds, then Borrower should be familiar 

with the HOME program’s rules and regulations, Federal Davis Bacon law and Section 3. 

 

 

 

 

 

 



 

24. HOME Investment Partnerships ( HOME) Funds - 

HOME funds may be utilized for this project. In the event that HOME funds are utilized, it 

is estimated that the project would have up to 15 HOME restricted units, including three 

units at Low HOME rents. 

a. HOME program regulations will be applicable. 

b. HOME funds may not be used to fund any of the following: 

i) Any reserves are not eligible for HOME funds (including but not limited to operating 

reserves). 

ii) Offsite improvements are not eligible for funding with HOME funds. 

iii) Furnishings costs are not eligible for funding with HOME funds. 

iv) Commercial space improvements are not eligible for funding with HOME funds. 

c. The HOME IDIS funding system requires at least one HOME draw in a 12 month period 

and at least a small portion of the HOME funds must remain in the IDIS system until 

the project is ready for occupancy. 

 

25. Insurance - Borrower shall at all times during the term of the loan maintain General 

Liability and Property Insurance (fire and extended coverage), workers compensation, 

builder's completed value risk insurance against "all risks of physical loss" (during 

construction) and, if required by the Housing Commission, flood and earthquake 

insurance, in forms acceptable to the Housing Commission and approved by the 

Housing Commission's General Counsel. The San Diego Housing Commission, the 

Housing Authority of the City of San Diego, and the City of San Diego shall be listed 

as additional insureds: for General Liability Insurance, for Property Insurance, and in 

the General Contractor's Insurance policy. The San Diego Housing Commission shall 

be endorsed as a loss payee of the private insurance policies. Evidence of borrower's 

insurance coverage shall be provided to the Housing Commission prior to close of 

escrow. 

 

26. Loan Disbursement Schedule - Upon submittal and approval of eligible costs, the Housing 

Commission Loan (up to $3,330.000) will be disbursed as follows: 

• Up to 75 percent ($2,497,500) at escrow closing. 

• Up to 10 percent ($333,000) to be distributed at 50 percent construction completion, 

• Up to 10 percent {$333,000) to be withheld until the issuance of a Certificate 

of Occupancy and all unconditional lien releases are forwarded to the Housing 

Commission. 

• Up to 5 percent ($166,500) upon conversion to permanent financing. 

a. The Housing Commission's President and Chief Executive Officer, or his 

designee, is authorized to modify the Housing Commission loan disbursement 

schedule in their sole reasonable discretion. 

b. In the event that the Housing Commission ultimately determines to fund (all or 

any part) of the Housing Commission loan using any HOME funds, then a portion 

of the HOME program funds must be withheld until final inspection approval and 

all unconditional lien releases are forwarded to the Housing Commission. 

c. Loan proceeds are disbursed for work completed upon Housing Commission 

approval of payment requests in a form approved by the Housing Commission. 

Verifiable documentation of expenses must be submitted with all payment 

requests. 

 



 

27. Loan Payments - Annual hard payments will not be required. Annual residual receipts 

payments at 50 percent of cash flow is required. 

a. Starting at the end of the first year after project completion, the Housing Commission 

will split its share of residual cash flow with Housing Commission-approved public 

lenders loans, in proportion to their respective loan amounts. Residual payments will 

begin on May 1, in the year immediately following the calendar year in which 

construction is completed. 

b. The Housing Commission defines residual receipts as the net cash flow of the 

development after specified expenses and other debt service are paid. 

 

28. Management of the Development - 

a. Management Plan - Prior to occupancy the Borrower shall submit a Management Plan 

to the Housing Commission for its review and approval. The Management Plan shall 

be subject to initial and periodic approval by the Housing Commission, at its 

reasonable discretion. 

b. Approval of Management Fee - The Borrower's proposed property manager's fee 

must be approved by the Housing Commission. 

c. The Housing Commission reserves the right to declare Borrower in default of the loan 

agreement after an uncured ninety (90) day written notice of malfeasance and/or 

misfeasance in management of the Project. 

d. Manager's Units -Experienced on-site management is required. There shall be one  

manager's unit. 

e. Marketing Plan – In the event the Housing Commission ultimately determines to fund 

(all or part) of the Housing Commission Loan using any HOME funds, then to ensure 

compliance with HOME regulations and with federal fair housing requirements prior 

to occupancy the Borrower shall submit a proposed marketing plan for review and 

approval by the Housing Commission's Civil Rights Analyst in the Procurement and 

Compliance Division. 

 

29. Maximum Resident Service Expenses & Case Management- 

For the calculation of Housing Commission's residual receipts the attached pro 

forma's operating expense budget models a capitalized $2,911,733 amount (“Supportive 

Services”), plus a maximum allowable resident supportive services expenses (“Social 

Service”) at $51,640 per year (with a 3 percent annual escalator). Increasing these 

amounts will require prior Housing Commission wri tten approval. 

 

30. Annual Budget Submittal - three months prior to the end of each calendar year, the 

borrower shall submit an annual budget for Housing Commission review and prior 

approval. 

 

31. Permanent Supportive Housing - This project will have Seventy Three (73) federal 

Project Based Vouchers (PBV) from the Housing Commission. 

 

 

 

 

 



 

32. Prevailing Wage- It is anticipated that the Project will be subject to Federal Davis-Bacon 

prevailing wage rates because the federal Project Based Vouchers are being utilized for 

this Project. 

 

33. Recourse - The Housing Commission's loan will be recourse until the timely 

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

 

34. Reserves: Replacement reserves and operating reserves must be consistent with 

lender and equity investor requirements. The Housing Commission reserves the right 

to require higher operating or replacement reserves. 
a. Replacement Reserve -The attached pro forma models an annual replacement reserve 

amount of $37,000 ($500 per unit per year). 

b. Operating Reserve - The attached proforma models a three month operating reserve 

at $213,267 at conversion to permanent financing. The operating reserve is to be 

maintained for the entire term of the Housing Commission's Loan. 

c. Capitalized Transition Reserve – the attached pro forma models $509,433 as a 

capitalized transition reserve which is expected to be required by lenders/investors at 

year 21 at expiration of the federal Project Based Vouchers term. 

d. Lease up Reserve – the attached pro forma models $100,000 to cover expenses until 

the property is stabilized. 

e. Capitalized Supportive Services Reserve – the attached pro forma models $2,911,733 

for supportive services calculated over 15 years ($2,911,733 ÷ 15 years = 

$194,116/year) ($194,116 ÷ 73 affordable units = $2,659/unit/year).  

f. Disbursements from Reserves: Housing Commission prior written approval shall 

be required for any and all disbursements from either the Project's operating 

reserve funds and/or from the project's replacement reserve funds. 

 

35. Section 3- In the event that the Housing Commission ultimately determines to 
fund (all or part) of the Housing Commission Loan using any HOME funds, then 
Section 3 of the HUD Act of 1968 will be applicable and Borrower should be 
familiar with, and      remain in compliance with, all Section 3 requirements. 

 

36. Security -The Housing Commission Loan will be secured by a Declaration of 

Covenants, Conditions and Restrictions (CC&R), a Loan Agreement, and a Deed of 

Trust which will be senior to the deeds of  trust and security instruments securing all 

other sources of funds secured by the Property, except that the Housing 
Commission' s CC&R and Deed of Trust shall be subordinated to: 

a) The deed of trust and security instruments securing the construction and 
permanent loan. 

b) Lien position - The lien positions will be approved by the Housing Commission's 

President and CEO and the Housing Commission's General Counsel. It is intended 

that the lien positions will be conformance with the public lenders' program 

requirements, and the requirements of private lenders      which may require Housing 

Commission subordination. 

 

 

 

 



 

c) Cure Rights - The Housing Commission shall have the right, but not the obligation, to  

cure all senior encumbrances in all subordinating agreements that it executes.  All 

subordination agreements shall be subject to the sole approval of the Housing 

Commission's President and Chief Executive Officer and General Counsel. 

 

37. Tenant Service Delivery Plan - Borrower shall submit a draft tenant service 

delivery plan 90-days prior to occupancy for Housing Commission staff review and 

comment. Borrower shall submit a revised draft incorporating Housing Commission 

comment prior to occupancy of the first tenant. A final tenant service deliver plan 

shall be subject to the approval of the Housing Commission in its reasonable 

discretion and will not be unreasonably withheld prior to project lease up. 

 

38. Title (ALTA Lender's Policy) -The Borrower shall acquire, at its sole cost and 

expense, an ALTA Lender's Policy for the Housing Commission Loan with 

endorsements acceptable to the Housing Commission. 

 

39. Miscellaneous Additional Conditions - The Housing Commission reserves the 

right to impose such additional conditions in the final documentation  of the 

transaction as are reasonably necessary to protect the interests of the Housing 

Commission and fulfill the intent of this letter. 

 

40. Exhibit A - Proforma - is attached hereto and is hereby incorporated. 

 

If the Borrower is willing to proceed on the terms and conditions referenced herein, 

please execute this letter of intent and return it to the undersigned by April 16 , 2021, so 

that this letter of intent may be attached to the Housing Commission Board report. 
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