
 

MEETING DATE:  January 19, 2024 HCR24-011 

SUBJECT: Final Bond Authorization and Tax, Equity and Fiscal Responsibility Act (TEFRA) Hearing and 
Resolution for Cerro Pueblo Apartments 

COUNCIL DISTRICT: 2 

ORIGINATING DEPARTMENT: Real Estate  

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

REQUESTED ACTION: 
Authorize the issuance of tax-exempt Housing Authority of the City of San Diego Multifamily Housing 
Revenue Bonds, in the aggregate amount not to exceed $10,000,000 and taxable bonds in an amount not to 
exceed $5,000,000 to facilitate Cerro Pueblo Housing Partners, LP’s rehabilitation and preservation of Cerro 
Pueblo Apartments, an affordable rental housing development at 2835 Clairemont Drive, San Diego, CA 92117. 
Centrally positioned in the Clairemont neighborhood, Cerro Pueblo consists of 45 units that will remain 
affordable for 55 years for individuals earning 30 percent to 60 percent of the San Diego Area Median Income 
(AMI), and one unrestricted manager’s unit. 

EXECUTIVE SUMMARY OF KEY FACTORS: 
• On January 12, 2023, the San Diego Housing Commission (Housing Commission) Board of

Commissioners (Board) approved taking preliminary steps to authorize the issuance of up to $13,000,000
of tax-exempt Multifamily Housing Revenue Bonds to finance the rehabilitation and preservation of
Cerro Pueblo Apartments.

• No Housing Commission cash loan funds are proposed for Cerro Pueblo Apartments.
• On December 6, 2023, the California Debt Limit Allocation Committee (CDLAC) approved a

$10,000,000 tax-exempt bonds allocation, and the California Tax Credit Allocation Committee
(CTCAC) approved a 4 percent tax credits allocation.

• Cerro Pueblo is a 46-unit, acquisition and rehabilitation project in the Clairemont Mesa Community Plan Area
of San Diego.

• The Cerro Pueblo development currently has a Housing Assistance Payment (HAP) contract directly with U.S.
Department of Housing and Urban Development (HUD) that is expected to expire within five years. The
property is considered “at risk” of becoming market rate, per CTCAC regulations. With the tax-exempt bonds
allocation through CDLAC, the project will be subject to applicable tax credit and bond regulatory agreements
that will restrict affordability of 45 units for an additional 55 years.

• Interior unit renovations will include new flooring, paint, kitchen cabinets, countertops, appliances, bathroom
fixtures, tubs, sinks and vanities.

• Building upgrades will include new roofs, upgraded landscaping, parking lot resurfacing, laundry room
upgrades, common area upgrades (including a recreation room with kitchen, seating, flat screen TV and
restrooms), elevator modernization, site-wide lighting, paint and fire system upgrades.

• Senior tenants will benefit from the proposed grab bars in the bathroom, wheelchair access to the main entrance
and leading to the parking area, security access, services provided by the nonprofit partner Catholic Charities,
and 17 parking spaces in the open, on-grade lot.

• Several bus stops are within 0.6 miles, including one stop 100 feet away.
• The development has an estimated total development cost of $17,635,270 ($383,375/unit).

EXECUTIVE SUMMARY 
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REPORT 
DATE ISSUED:  January 11, 2024   REPORT NO:  HCR24-011 

ATTENTION:  Chair and Members of the San Diego Housing Commission
For the Agenda of January 19, 2024. 

SUBJECT: Final Bond Authorization and Tax, Equity and Fiscal Responsibility Act (TEFRA) 
Hearing and Resolution for Cerro Pueblo Apartments 

COUNCIL DISTRICT: 2 

A Tax Equity and Fiscal Responsibility Act (TEFRA) hearing is scheduled to be heard by the San 
Diego Housing Commission (Housing Commission) Board of Commissioners on January 19, 2024, 
at 9 a.m. Any two members of the Housing Authority of the City of San Diego (Housing Authority) 
or San Diego City Council (City Council) may request that this hearing not take place and instead be 
heard by the Housing Authority and City Council by giving notice to the Housing Commission’s 
President & Chief Executive Officer, or designee, within seven days of the date of this notice. 

REQUESTED ACTION     
Authorize the issuance of tax-exempt Housing Authority of the City of San Diego Multifamily Housing 
Revenue Bonds, in the aggregate amount not to exceed $10,000,000 and taxable bonds in an amount 
not to exceed $5,000,000 to facilitate Cerro Pueblo Housing Partners, LP’s rehabilitation and 
preservation of Cerro Pueblo Apartments, an affordable rental housing development at 2835 Clairemont 
Drive, San Diego, CA 92117. Centrally positioned in the Clairemont neighborhood, Cerro Pueblo 
consists of 45 units that will remain affordable for 55 years for individuals earning 30 percent to 60 
percent of the San Diego Area Median Income (AMI), and one unrestricted manager’s unit.  

STAFF RECOMMENDATION 
That the San Diego Housing Commission (Housing Commission) Board of Commissioners (Board) take 
the following actions and recommend that the Housing Authority of the City of San Diego (Housing 
Authority) and San Diego City Council (City Council) take the following actions: 

Housing Commission Board 
1) Hold a Tax Equity and Fiscal Responsibility Act (TEFRA) public hearing approving the

Housing Authority’s issuance of a tax-exempt Multifamily Housing Revenue Bonds in an
aggregate amount not to exceed $10,000,000 to fund Cerro Pueblo Housing Partners, LP’s
rehabilitation and preservation of Cerro Pueblo Apartments, an affordable rental housing
development at 2835 Clairemont Drive, San Diego, CA 92117. Centrally positioned in the
Clairemont neighborhood, Cerro Pueblo consists of 45 units that will remain affordable for 55
years for individuals earning 30 percent to 60 percent of the San Diego Area Median Income
(AMI), and one unrestricted manager’s unit.
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Housing Authority 

1) Authorize the issuance of tax-exempt Multifamily Housing Revenue Bonds in an aggregate 
amount not to exceed $10,000,000 and taxable bonds in an amount not to exceed $5,000,000 to 
facilitate Cerro Pueblo Housing Partners, LP’s rehabilitation and preservation of Cerro Pueblo 
Apartments, an affordable rental housing development at 2835 Clairemont Drive, San Diego, 
CA 92117. Centrally positioned in the Clairemont neighborhood, Cerro Pueblo consists of 45 
units that will remain affordable for 55 years for individuals earning 30 percent to 60 percent of 
the San Diego Area Median Income (AMI), and one unrestricted manager’s unit.  
 

2) Authorize the Housing Commission’s President and Chief Executive Officer (President and 
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 the General Counsel of the 
Housing Authority and of the Housing Commission and the Bond Counsel, and to take such 
actions as are necessary, convenient, and/or appropriate to implement these approvals upon 
advice of the General Counsel and/or the Bond Counsel. 

 
City Council 
Adopt a Tax Equity and Fiscal Responsibility Act (TEFRA) resolution approving the issuance of tax-
exempt Multifamily Housing Revenue Bonds in an amount up to $13,000,000 to facilitate the 
rehabilitation and preservation of Cerro Pueblo Apartments, an affordable rental housing development 
at 2835 Clairemont Drive, San Diego, CA 92117. Centrally positioned in the Clairemont neighborhood, 
Cerro Pueblo consists of 45 units that will remain affordable for 55 years for individuals with low 
income, earning 30 percent to 60 percent of the San Diego Area Median Income (AMI), and one 
unrestricted manager’s unit.  
 
SUMMARY 
A development Summary is as follows: 
 

Table 1 –Development Details 
 

Address 2835 Clairemont Drive, San Diego, CA 92117 
Council District 2 
Community Plan Area Clairemont Mesa Community Plan 
Developer RAHD Group LLC 
Development Type Acquisition & Rehabilitation 
Construction Type Type V, one 2-story building and two 1-story buildings 
Parking Type Surface (17 parking spaces) 
Local Amenities Mass Transit: There are several bus stops within 0.60 miles. The closest 

(Stop ID 94094) is 100 feet away at Clairemont Drive and Hartford 
Court. 
 
Grocery: Sprouts (0.5 miles away), Food City Market (2.2 miles away) 
 
Schools: Bay Park Elementary (0.5 miles away), Marston Middle (1.5 
miles away), Clairemont High (1.5 miles away) 

Housing Type At-Risk Senior; 55+ (HUD), 62+ (CDLAC / CTCAC) 
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Accessibility  Wheelchair accessibility in 10 percent of the units, and 4 percent of the 
units accessible to residents with visual and/or hearing impairment. 

Lot Size 1.64 Acres 
Units 45 affordable units; 1 unrestricted manager’s unit. 
Density 27.44 units per acres 
Unit Mix 46 one-bedroom units @ 520 square feet 
Gross Building Area 37,326 square feet 
Net Rentable Area 25,300 square feet 
Project Based Housing 
Vouchers (PBV) 

N/A 

Affordable Units in 
Service by Council 
District  
 

Council District 2 includes 1,714 affordable rental housing units currently 
in service, which represents 6.7 percent of the 25,601 affordable rental 
housing units in service citywide. 

 
Background 
On January 12, 2023, the Housing Commission Board (Report No. HCR23-009; Resolution No. HC-
1971) approved taking preliminary steps to authorize the issuance of up to $13,000,000 of tax-exempt 
Multifamily Housing Revenue Bonds to finance the rehabilitation and preservation of Cerro Pueblo 
Apartments and held a Tax Equity and Fiscal Responsibility Act (TEFRA) public hearing pursuant to 
Section 147(f) of the Internal Revenue Code of 1986. 
 
The Housing Commission Board is authorized to hold TEFRA hearings pursuant to Multifamily 
Mortgage Revenue Bond Program Policy Amendments the Housing Authority approved March 9, 2021 
(Report No. HAR20-043; Resolution No. HA-1906). 
 
On December 6, 2023, the California Debt Limit Allocation Committee (CDLAC) approved a 
$10,000,000 tax-exempt bonds allocation, and the California Tax Credit Allocation Committee 
(CTCAC) approved a 4 percent tax credits allocation.  
 
The Development 
Cerro Pueblo is a 46-unit, acquisition and rehabilitation project in the Clairemont Mesa Community 
Plan Area of San Diego. The Cerro Pueblo development currently has a Housing Assistance Payment 
(HAP) contract directly with U.S. Department of Housing and Urban Development (HUD) that is 
expected to expire within five years. As a result, the property is considered “at risk” of becoming 
market rate, per CTCAC regulations. With the tax-exempt bonds allocation through CDLAC, the 
project will be subject to applicable tax credit and bond regulatory agreements that will restrict 
affordability of 45 units for an additional 55 years. The 1.64-acre development’s proposed renovation 
will include both interior unit improvements and general building upgrades. Interior unit renovations 
will include new flooring, paint, kitchen cabinets, countertops, appliances, bathroom fixtures, tubs, 
sinks and vanities. Building upgrades will include new roofs, upgraded landscaping, parking lot 
resurfacing, laundry room upgrades, common area upgrades (including a recreation room with kitchen, 
seating, flat screen TV and restrooms), elevator modernization, site-wide lighting, paint and fire system 
upgrades. 
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Senior tenants will benefit from the proposed grab bars in the bathroom, wheelchair access to the main 
entrance and leading to the parking area, security access, services provided by the nonprofit partner 
Catholic Charities, and 17 parking spaces in the open, on-grade lot. 
 
Cerro Pueblo consists of one two-story building and two one-story buildings. It is a type V wood frame 
building with a concrete slab-on-grade foundation. The 46-unit affordable development will consist 
completely of one-bedroom units, along with associated common areas, parking and landscape 
improvements. 
 
The site is near several bus stops, a grocery store, a health clinic, the Western Hills Park and the 
Clairemont Branch library. A site map is at Attachment 1. 
 
Services 
Catholic Charities Diocese of San Diego (CCDSD) has been providing various services in the San 
Diego community for over 100 years. The classes and activities provided by CCDSD foster residents' 
physical and mental well-being. CCDSD has been contracted to provide the residents at Cerro Pueblo 
with a positive environment that promotes independence, healthy lifestyles, and the ability to remain 
contributing members of society by providing access to health care services, social services, and 
spiritual and recreational activities. 
 
Examples of the on-site social services CCDSD provides free of charge to the residents of Cerro Pueblo 
include:  
 
Assistance Service Coordinators will provide: 

• Access to healthcare and mental health services 
• Household skills 
• Housing retention 
• In-home and long-term care planning 
• Translation/interpretation 
• Conflict resolution 
• Accessing food and nutrition 
• Accessing legal services 
• Financial management and planning 

 
Service Specialists will help residents apply to the following programs: 

• CalFresh 
• Medicare Savings Program 
• Medi-Cal 

 
CCDSD will provide health and wellness classes, primarily in English and Spanish. Monthly schedules 
will be shared with residents in advance. Examples of activities include: 

• Gentle Yoga 
• Beading 
• Language class 
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Prevailing Wages 
The proposed development is not subject to payment of California State nor federal prevailing wages 
because the developer is not proposing to use either California State or federal financing that requires 
prevailing wages. 
 
Appraisal 
Citi Community Capital obtained a third-party appraisal of the subject property. Cressner & Associates 
performed the appraisal with an effective date of October 25, 2022. This third-party appraisal valued 
the property using three different scenarios, which created three different values. The first value of 
$9,000,000 is a simple “as-is” evaluation. The second scenario, with a value of $11,420,000, assumed 
current HUD contract rents, ground payment rent payment and 100 percent property tax exemption. 
The third valuation of $16,710,000 assumed all previously identified factors with the addition of mark-
to-market HUD rents. 
 
Relocation 
No resident of Cerro Pueblo will be permanently displaced due to this rehabilitation. In accordance with 
CTCAC Regulation 10322(H)(28), the Comprehensive Relocation Plans confirm residents will be 
temporarily relocated during the rehabilitation of their unit for a period of approximately two weeks. 
During this time, all residents will have arrangements made for a nearby hotel at no cost or will be 
given a stipend in lieu of the hotel, if they prefer to make their own arrangements. Residents will also 
receive a meal stipend to ensure that they have no out-of-pocket costs. The developer’s temporary 
relocation plan complies with all local, state, and federal relocation laws, including the Federal Uniform 
Relocation Act. 
 
Accessibility 
CTCAC requires wheelchair accessibility in 10 percent of the units, and an additional 4 percent of the 
units are required to have communication features for residents with visual and/or hearing impairment.  
The same units can satisfy both of these accessibility requirements.  The Cerro Pueblo Apartments units 
are accessible in accordance with the Americans with Disabilities Act and Section 504. 
 
Project Sustainability 
Cerro Pueblo will be renovated in conformance with CTCAC minimum energy efficiency standards. 
The development’s features will include Energy Star-rated efficient appliances and a solar component 
for the common area’s electrical load. Water efficiency and conservation have been incorporated into 
the development’s design, including low-flow fixtures and drought-resistant landscaping.  
 
Development Team  
During the tax credit compliance period, Cerro Pueblo will be owned by Cerro Pueblo Housing 
Partners, LP, a California limited partnership (a single-asset limited partnership), which will have Cerro 
Pueblo Housing LLC as the Managing General Partner and Cerro Pueblo Housing Management LLC as 
the Administrative General Partner. Additionally, DAL Development, LLC, Sinergia Housing, LLC 
and C&C Development Group LLC (The RAHD Group) hold an indirect interest in the borrower. The 
tax credit limited partner is the Candeur Group (Attachment 2 – Organization Chart). The developer, 
RAHD Group, LLC, is a combination of real estate professionals with more than 60 years of combined 
experience who own more than 1,500 units, have developed over 8,000 units and have completed over 
130 affordable housing transactions. 
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                                   Table 2 Development Team Summary 

ROLE FIRM/CONTACT 
Developer RAHD Group, LLC 
Owner/Borrower Cerro Pueblo Housing Partners, LP 
Managing General Partner Cerro Pueblo Housing LLC 
Administrative General Partner Cerro Pueblo Housing Management LLC 
Tax Credit Investor Limited Partner Candeur Group 
Architect KPI Incorporated 
General Contractor      Prevost – A Skyline Company 
Property Management Royal Property Management 
Construction and Permanent Lender Citi Bank 
Tenant Services Providers Catholic Charities 

                                 
Property Management 
Royal Property Management Group will manage Cerro Pueblo. Royal Property Management Group 
was established in 1995 and manages 2,861 units across 22 communities. Royal Property Management 
Group performs lease-ups on new construction as well as tax credit acquisition rehabilitation properties. 
 
FINANCING STRUCTURE 
Cerro Pueblo Apartments has an estimated total development cost of $17,635,270 ($383,375 per unit).  
Financing will include a combination of sources as described in Table 3. The developer’s pro forma is 
included as Attachment 3 and summarized below. No Housing Commission cash loan funds are proposed 
for Cerro Pueblo Apartments. 
 

Table 3 – Cerro Pueblo Apartments Estimated Permanent Sources and Uses  
Permanent Financing Sources Amounts Permanent Financing Uses Amounts Per Unit 

Bond Financed Permanent Loan 
(Tax-Exempt) 

$10,000,000 Property Acquisition $9,000,000 $195,652 

Bond Financed Permanent Loan 
(Taxable) 

$1,100,000 Renovation Costs $4,775,200 $103,809 

Tax Credit Equity $6,526,869 Third Party Reports $96,200 $2,091 
Deferred Developer Fee $8,301 Financing Placement $474,860 $10,323 
  Capitalized Interest $175,000 $3,804 
  Accounting Fees $15,000 $326 
  Legal & Organizations Fees $200,000 $4,348 
  Relocation Allowance $312,000 $6,783 
  Tax Credit Reservation Fees $59,750 $1,299 
  Other Fees and Costs $300,000 $6,522 
  Developer Fee $2,227,260 $48,419 
Total Development Cost  $17,635,270 Total Development Cost (TDC) $17,635,270 $383,375 
 
Developer Fee 
$2,227,260 – Gross developer fee 
-        8,301 – Minus deferred developer fee 
$2,218,959 – Net cash developer fee 
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The proposed developer fee complies with the Housing Commission’s developer fee guidelines. 
Development Cost Key Performance Indicators 
Housing Commission staff has identified development cost performance indicators that were used to 
evaluate the proposed development and make a funding recommendation. The key performance indicators 
listed in Table 4 are commonly used by industry professionals and affordable housing developers. 
  

Table 4 - Key Performance Indicators 
Development Cost Per Unit $17,635,270 ÷ 46 units = $383,375 
Housing Commission Subsidy Per Unit -- $0 
Land Cost Per Unit $9,000,000 ÷ 46 units = $195,652 
Gross Building Square Foot Hard Cost $4,775,200 ÷ 37,326 sq. ft. = $128 
Net Rentable Square Foot Hard Cost $4,775,200 ÷ 25,300 sq. ft. = $189 

 
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 mission and goals of the organization developing the project. 
Similar construction-type developments (completed or approved) over recent years are listed in Table 5.   
 
These developments are similar in terms of  target population and are provided as a comparison to the subject 
development.   
 

           Table 5 - Comparable Development Projects 
 

New Construction 
Project Name 

 
 

Year 

 
 

Units 

Total Development 
Cost 

 
Cost Per 

Unit 

 
HC Subsidy 

Per Unit 

Gross Hard 
Cost Per Sq. Ft. 

Proposed Subject –       
Cerro Pueblo  

2024 46  
$17,635,270 

 (w/o prevailing wage) 

 
$383,375 

 
$0 

 
$128 

Casa Nueva 2023 52 $27,896,931 
(with prev. wage) 

$536,479 $103,827 $196 

Grant Heights II 2020 42 $17,968,471 
(without prev. wage) 

$427,821 $31,769 $130 

Serenade on 43rd 2023 65 $33,784,749 
(with prev. wage) 

$519,765 $30,769 $330 

 
TAX EXEMPT AND TAXABLE MULTIFAMILY HOUSING REVENUE BONDS  
 
Proposed Housing Bonds Financing  
The Housing Commission utilizes the Housing Authority’s tax-exempt borrowing status to pass on 
lower interest rate financing (and make 4 percent low-income housing 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. On January 12, 2023, prior to submitting 
applications to CDLAC, the proposed development was presented to the Housing Commission Board. 
A bond inducement resolution was obtained prior to the application submittal to CDLAC. On 
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September 6, 2023, an application was submitted to CDLAC for a bond allocation of up to 
$13,000,000. On December 6, 2023, CDLAC approved the $10,000,000 bond allocation, and CTCAC 
approved an allocation of 4 percent tax credits. The developer proposes that the bonds be issued 
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 bonds disclosure. In addition, the developer proposes that 
the Housing Authority issue up to $5,000,000 in taxable bonds, which do not require an allocation from 
CDLAC. 
 
The financing amount that will ultimately be set will be based upon development costs, revenues and 
interest rates prevailing at the time of the bonds issuance. The financing proceeds will be used for both 
construction financing and permanent financing. Attachment 4 provides 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.  
 
Public Disclosure and Bond Authorization  
The tax-exempt debt will be issued in the form of a bond (issuance Series D-1) and will be sold through 
a direct purchase by Citi N.A. (Citi). The taxable debt will be in the form of a bond (issuance D-2), 
which Citi will also purchase. Citi is a “qualified institutional buyer” within the meaning of the U.S. 
securities laws. At closing, Citi will sign an “Investor’s Letter” certifying, among other things, that it is 
buying each of the bonds for their own account and not for public distribution. Because such bonds are 
being sold through a private placement, an Official Statement will not be used. In addition, the bonds 
will be neither subject to continuing disclosure requirements, nor credit enhanced, nor rated.  
 
Under the direct purchase structure for the bonds, Citi will make a tax-exempt and taxable loan to the 
Housing Authority pursuant to the terms of a Funding Loan Agreement among Citi, the Housing 
Authority, and a to-be-selected Fiscal Agent. The loan made by Citi to the Housing Authority (Funding 
Loan) will be evidenced by separate bonds, which will obligate the Housing Authority to pay Citi the 
amounts it receives from the Borrower, as described below. The Housing Authority and the Borrower 
will enter into a Borrower Loan Agreement, pursuant to which the proceeds of the Funding Loan will 
be advanced to the Borrower. In return, the Borrower agrees to pay the Fiscal Agent amounts sufficient 
for the Fiscal Agent to make payments on the Bonds.  
 
Under the direct purchase structure for the bonds, bonds will be issued under a Trust Indenture between 
the Housing Authority and a to-be-selected Trustee (which will be the same institution as the Fiscal 
Agent for the bonds). The bonds will be payable from residual project revenues.  Bond proceeds will be 
loaned by the Housing Authority to the Borrower under a Loan Agreement. 
 
The Housing Authority’s obligation to make payments on the bonds is limited to amounts the Fiscal 
Agent and Trustee receive from the Borrower under the Borrower Loan Agreement with respect to the 
bonds and the Loan Agreement with respect to the bonds, and no other funds of the Housing Authority 
are pledged to make payments on the bonds. The transfer of the bonds to any subsequent purchaser will 
comply with Housing Commission’s “Bond Issuance and Post-Issuance Compliance Policy” (policy 
number PO300.301). Moreover, any subsequent bond holder will be required to represent to the 
Housing Authority that it is a qualified institutional buyer or accredited investor who is buying such 
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bonds for investment purposes and not for resale, and it has made due investigation of any material 
information necessary in connection with the purchase of the bonds.  
The following documents will be executed on behalf of the Housing Authority with respect to the 
bonds:  the Funding Loan Agreement, the Borrower Loan Agreement, the Assignment of Deed of Trust, 
the Regulatory Agreement, the Loan Agreement and Trust Indenture, and other ancillary loan 
documents. At the time of docketing, documents in substantially final form will be presented to 
members of the Housing Authority. Any changes to the documents following Housing Authority 
approval require the consent of the City Attorney’s Office and Bond Counsel. The bonds will be issued 
pursuant to the Funding Loan Agreement and the Trust Indenture. Based upon instructions contained in 
the Funding Loan Agreement and the Borrower Loan Agreement, Citi will disburse the bond proceeds 
for eligible costs and will, pursuant to an assignment from the Housing Authority, receive payments 
from the Borrower. Bond proceeds will be disbursed by the Trustee pursuant to the direction of the 
Borrower. 
 
The Borrower Loan Agreement and the Loan Agreement set the terms of repayment and the security for 
the loan made by the Housing Authority to the Borrower, and the Housing Authority assigns its rights 
to receive repayments under the loan to Citi with respect to the bonds and the Trustee with respect to 
the bonds. The Regulatory Agreement will be recorded against the property to ensure the long-term use 
of the development as affordable housing. The Regulatory Agreement will also ensure that the 
development complies with all applicable federal and California State laws so that interest on the tax-
exempt bond and the bonds remain tax-exempt. An Assignment of Deed of Trust and other loan 
documents will assign the Housing Authority’s rights and responsibilities as the issuer to Citi and the 
Trustee on behalf of the Bondholders. These documents will be signed by the Housing Authority for the 
benefit of Citi and the Bondholders. Rights and responsibilities that are assigned to Citi and the Trustee 
include the right to collect and enforce the collection of loan payments, the right to monitor project 
construction and related budgets, plus the right to enforce insurance and other requirements. Citi will 
use these rights to protect its financial interests as the bondholder.  
 
Financial Advisor’s Recommendation  
Orrick, Herrington and Sutcliffe, LLP will be the Bond Counsel. CSG Advisors will be the Bond 
Financial Advisor. The Financial Advisor’s analysis and recommendation is at Attachment 5. 
 
AFFORDABLE HOUSING IMPACT 
 
Affordability 
The Cerro Pueblo development currently has a HAP contract directly with HUD that  expires on 
November 30, 2027. As a result, the property is considered “at risk” of becoming market rate per 
CTCAC’s regulations. The project has been awarded bonds through CDLAC and is subject to applicable 
tax credit and bond regulatory agreements, which will restrict affordability of 45 units for an additional 
55 years. CTCAC’s required rent and occupancy restrictions will apply.  
 
                            Table 6 – Affordability and Monthly Estimated Rent Table  

 
Unit Type 

 
AMI 

 
Units 

CTCAC 
Gross Rents 

One bedroom 30% (Currently $33,100/year for a two-
person household) 

5 $732 
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FISCAL CONSIDERATIONS   

The proposed funding sources and uses approved by this proposed action are included in the Housing 
Authority-approved Fiscal Year (FY) 2024 Housing Commission Budget. 
 
Funding sources approved by this action will be as follows  
Bond Issuer Fee – ($10,000,000 [Tax-exempt] + $5,000,000 [Taxable]) X 0.0025 = $37,500  
Total Funding Sources – up to $37,500  
 
Funding uses approved by this action  
Administrative costs - $37,500  
Total Funding Uses - up to $37,500 
 
The bonds will not constitute a debt of the City of San Diego.  If the bonds are ultimately issued for the 
project, the bonds will not financially obligate the City, the Housing Authority, nor the Housing 
Commission because security for the repayment of the bonds will be limited to specific project-related 
revenue sources. Neither the faith and credit nor the taxing power of the City, nor the faith and credit of 
the Housing Authority will be pledged to the payment of the bonds. The developer is responsible for the 
payment of all costs under the financing, including the Housing Commission’s issuer fee, annual bond 
administration fee, as well as the Housing Commission’s Bond Counsel fee and Financial Advisor’s fee. 
 
Development Schedule 
The estimated development timeline is as follows: 
 
Milestones Estimated Dates 
• Housing Authority consideration of bond authorization 
• Estimated bond issuance and escrow/loan closing 
• Estimated start of construction work 
• Estimated completion of construction work 

• February 13, 2024 
• February  2024 
• March 2024  
• December 2024 

 

EQUAL OPPORTUNITY CONTRACTING AND EQUITY ASSURANCE 
The Housing Commission’s Strategic Plan for Fiscal Year (FY) 2022-2024 includes the following 
statement regarding the Housing Commission’s commitment to equity and inclusivity: “At SDHC, we 
are about people. SDHC embraces diverse approaches and points of view to improve our programs, 
projects and policies. We believe in delivering programs and services in innovative and inclusive ways. 
We are committed to advancing equity and inclusion both internally and externally.” 

One bedroom 50% (Currently $55,150/year for a two-
person household) 

5 $1,220 

One bedroom 60% (Currently $66,180/year for a two-
person household) 

35 $1,464 

Subtotal One Bedroom 
Units 

-- 45 -- 

Manager’s one-bedroom 
unit 

-- 1  

Total Units -- 46 -- 
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HOUSING COMMISSION STRATEGIC PLAN 
This item relates to Strategic Priority Area No. 1 in the Housing Commission Strategic Plan for Fiscal 
Year (FY) 2022-2024: Increasing and Preserving Housing Solutions. 
 
COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS   
On February 21, 2023, RAHD Group presented the proposed development as an informational item to 
the Clairemont Mesa Community Planning Group.  
 
KEY STAKEHOLDERS and PROJECTED IMPACTS 
Stakeholders include RAHD Group LLLC as the developer, the Clairemont Mesa Community Plan 
Area and the current and future occupants. The development is anticipated to have a positive impact on 
the community as it will contribute to the quality of the surrounding neighborhood, contribute to a 
better quality of life for the tenants, and rehabilitate 45 affordable rental homes for low-income 
individuals. 
 
STATEMENT for PUBLIC DISCLOSURE 
The developer’s Disclosure Statement is at Attachment 6. 
 
ENVIRONMENTAL REVIEW 
 
 California Environmental Quality Act 
The proposed activity to authorize the issuance of tax-exempt Housing Authority of the City of San 
Diego Multifamily Housing Revenue Bonds to fund Cerro Pueblo Housing Partners, LP’s 
rehabilitation and preservation of Cerro Pueblo Apartments, an affordable rental housing development 
has been reviewed for consistency with and are covered in the Final Negative Declaration (ND) for the 
Clairemont Mesa Community Plan Update (EQD No. 87-0224) which was adopted by City Council 
Resolution No. R-274464 on September 26, 1989. This activity is a subsequent discretionary action 
and is not considered to be a separate project for the purposes of CEQA review pursuant to CEQA 
Guidelines Sections 15378(c) and 15060(c)(3). Pursuant to Public Resources Code Section 21166 and 
CEQA Guidelines Section 15162, there is no change in circumstance, additional information, or project 
changes to warrant additional environmental review for this action.  
 
National Environmental Policy Act 
Processing under the National Environmental Policy Act is not required because no federal funds are 
included in the proposed activity. 
 
 
Respectfully submitted,    Approved by, 

Jennifer Kreutter     Jeff Davis 
Jennifer Kreutter      Jeff Davis 
Vice President      Deputy Chief Executive Officer 
Multifamily Housing Finance    San Diego Housing Commission 
Real Estate Division 
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Attachments: 1) Site Map 
  2) Organization Chart 
  3) Developer’s Project Pro Forma 
  4) Bond Program Summary 
  5) Financial Advisor’s Analysis 

6) Developer’s Disclosure Statement 
 
Hard copies are available for review during business hours at the information desk in the main lobby of 
the San Diego Housing Commission offices at 1122 Broadway, San Diego, CA 92101. Docket materials 
are also available in the “Governance & Legislative Affairs” section of the San Diego Housing 
Commission website at www.sdhc.org. 

http://www.sdhc.org/
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CERRO PUEBLO ORG CHART

Cerro Pueblo
2835 Clairemont Dr    

San Diego, CA 92117

[Mortgaged Property]

Cerro Pueblo Housing Partners, LP
a California limited partnership

Borrower

EIN- 88-3885241

Cerro Pueblo Housing, LLC
a California limited Liability Company

0.01% Managing General Partner            

0.01% direct interest in Borrower   
EIN- 88-3882559               

Catholic Charities Diocese of San Diego, Inc

a California non-profit corporation
100%  Sole Member  and Manager                                                    
0.01% indrect interest in borrower

EIN- 23-7334012

Appaswamy "Vino" Pajanor
US Individual

Chief Executive Officer

Cerro Pueblo Housing Management  LLC
a California limited liability company

0.09% Administrative General Partner                    

0.09% direct interest in Borrower
EIN- 88-3874624

C&C Development Group, LLC

a California Limited Liability Company
50% Member

0.045% indirect ownership in Borrower            
49.945% (aggregate) indirect interest in Borrower

CR Real Estate Development, LLC
a California Limited Liability Company

50% Member and Manager

0.0225% Indirect Ownership in Borrower                   Borrower 
Principal                                                        Guarantor

EIN- 26-1768818

Colin Rice (manager) & Lucy Camarillo
US Individuals

Members & Indirect Manager (Rice) of 
C&C Development Group LLC

0.0225% Indirect Ownership in Borrower

Haeling Holdings, LLC

a California Limited Liability Company
50% Member and Manager 

0.0225% Indirect Ownership in Borrower            

Borrower Principal                                        
[NOTE: Haeling Development LLC is Guarantor]

EIN- 83-4378042

Casey Haeling
US Individual

Sole Member & Indirect Manager of 
C&C Development Group LLC

0.0225% Indirect Ownership in Borrower

DAL Development, LLC

a California Limited Liability Company
25% member                                          

0.0225% indirect ownership in Borrower      

25.0225%   (aggregate) indirect interest in Borrower                                        
Borrower Principal

Guarantor

David A. Beacham
US Individual

Manager of DAL Development LLC

The David Beacham and Alice Blash Beacham 2007 Family 
Trust

a California Revocable Trust
100% Member

0.0225% indirect ownership in Borrower

David A. Beacham & Alice Blash Beacham
US Individuals

Trustees and Settlors of The David Beacham and Alice Blash 
Beacham 2007 Family Trust

0.0225% indirect ownership in Borrower

Sinergia Housing, LLC                                           

a California limited liablity company                                        25% 
Member                                                                

0.0225% indirect ownership in Borrower

25.0225% (aggregate) indirect interest in Borrower  Borrower 
Principal                                   

Guarantor

Tim Walsh                                                            
US Individual                                                                   

Sole Member and Manager

0.0225% indirect ownership in Borrower

DAL Development, LLC
a California Limited Liability Company

Limited Partner

25.0% direct interest in Borrower                           25.0225%   
(aggregate) indirect interest in Borrower                                        

Borrower Principal

Guarantor

EIN-20-1842367

Sinergia Housing, LLC 

a California limited liablity company                   

Limited Partner

25.0% direct interest in Borrower                              

25.0225% (aggregate) indirect interest in Borrower                                                                          
Borrower Principal                                                     

Guarantor

EIN- 85-3474358

C&C Development Group LLC                       

(dba The RAHD Group)
a California limited liability company

Limited Partner

49.9% direct interest in Borrower                      

49.945% (aggregate) indirect interest in Borrower

EIN- 27-3480105
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(2,232,901)29-Feb-24
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3

Cerro Pueblo4

San Diego, California5

6

Project RentsMax. Rents per Affordability CommitmentsUtilityNet RentableUnit Mix and Utility Allowances7

New, At ClosingGroup C: 50%AllowancesSquare FeetTotal Units8

0003000Studio, HUD HAP9

0003000Studio10

2,5451,2601,5183265046One bedroom, HUD HAP11

0003200One bedroom (one employ is 2bdrm)12

0003000Studion, TBV13

0003200One bedroom, TBV14

Avg = 2,545Avg = 1,260Units = 46Totals15

16

Affordability Commitments and Other Tax Credit AssumptionsOperations Summary17

Statistical Area:   San Diego, CA % of Project% of AMGIPer SFPer UnitTotal $18

Effective AMGI:  $137,800n/a"A" – Market45.9629,8761,374,300Gross Rental Income19

Last AMGI Increase:  202360%"B" – Affordab0.0000HUD Social Services Grant20

DDA or QCT:  Yes50%"C" – Affordab0.171095,000Other Income @ $9.06 per unit per month21

Applicable Percentage:  4.00%, as of September 230%"D" – Affordab-1.38(896)(41,229)Vacancy @ 3.00%22

44.7529,0891,338,071Effective Gross Income23

Affordability-13.80(8,971)(412,675)Operating Expenses, including $433 per unit reserv24

Weighted Average Set-Aside Commitment = 56.0% of Median Income30.9520,117925,396Net Operating Income25

Average Post-Rehab Gross Rent = 99.7% of Median Income-26.70(17,358)(798,453)Total Debt Service (excluding cash flow-based loans)26

4.252,760126,943Net Cash Flow (before partnership-level expenses)27

Annual Federal CreditsFeasibility Indices28

StabilizedLIHTC Equity Subsidy (of next eligible rehaSources and Uses of Funds29

Year 1 – 2024Cash Flow/Operating Expense RatioDebt:30

Year 2 – 2025Capitalization Rate on Stabilized NOI(Citibank combo TEB and Ta11,100,000Perm Loan #1 (6.68% interest & fees, 1.16 DCR, 40-year a31

Year 3 – 2026NPV of Sponsor Benefits, per unit0Perm Loan #232

LP Capital AccountProject Timing Assumptions(deferred fee = 0% of total fee8,301Deferred Developer Fee (payable from cash flow over 2 ye34

Cap Acct EOY 1Acquisition ClosingEquity:35

Cap Acct EOY 1Renovation Start(equity = $141,888 per LI unit6,526,869Tax Credit Equity @ $0.8650 (99.99% of available credits)36

77%Years 1-10 Losses/CredStart of Credit Period (First Unit Qualifie100AGP Equity38

111%Years 1-15 Losses/CredLast Unit Qualified0Additional Equity39

17,635,270TOTAL SOURCES40

Equity and Developer Fee Installments; Estimated YieldPer SFPer Unit41

Equity InstallmenEquity Percent301.00195,6529,000,000Property Acquisition (asking price is $9,000,000)42

652,687At Closing159.71103,8094,775,200Renovation Costs43

1,696,986Second InstallmeIndirect Costs:44

2,023,329Third Installment3.222,09196,200Third Party Reports45

1,044,299Fourth Installmen  15.8810,323474,860Financing Placement46

1,109,568Fifth Installment5.853,804175,000Capitalized Interest 47

00.5032615,000Accounting Fees48

6,526,8696.694,348200,000Legal & Organizational Fees49

Leveraged Yield = 13.66% (compounded quarterly)10.436,783312,000Relocation Allowance50

Maximum Equity Timing Gap During Pay-In Period = $00.0000Initial Deposits to Reserves51

2.001,29959,750Tax Credit Reservation Fees52

10.036,522300,000Other Fees and Costs53

74.4948,4192,227,260Developer Fee (non-deferred portion = $2,218,959)54

589.81383,37517,635,270TOTAL USES55
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15-Year Cash Flow4

5

STABILIZEDCONSTRUCTION & LEASEUP6

2033203220312030202920282027202620252024 (10 months)7

8

1,642,4161,610,2111,578,6391,547,6851,517,3381,487,5871,458,4181,429,8221,401,7861,374,300GROSS ANNUAL RENTAL INCOME9

0000000000HUD Social Services Grant10

0000000-3,750-45,000Rent Reduction Pre Rehab11

5,9755,8585,7435,6315,5205,4125,3065,2025,1004,167Other Income (net)12

1,648,3911,616,0701,584,3821,553,3161,522,8591,492,9991,463,7241,435,0241,403,1361,333,467TOTAL GROSS INCOME13

49,27248,30647,35946,43145,52044,62843,75342,89542,054254,893VacancyLess:14

1,599,1191,567,7631,537,0231,506,8851,477,3391,448,3711,419,9721,392,1291,361,0821,078,574EFFECTIVE GROSS INCOME15

16

35,68134,98234,29633,62332,96432,31831,68431,06354,44324,881Professional ManagementLess:17

115,920112,000108,212104,553101,01797,60194,30191,11288,03170,878Payroll & Benefits18

62,73760,61558,56656,58554,67252,82351,03749,31147,64338,360Office & Administration19

146,365141,416136,633132,013127,549123,236119,068115,042111,15189,494Services20

61,62559,54157,52755,58253,70251,88650,13248,43746,79937,680Utilities21

Maintenance:22

86,84483,90781,07078,32875,67973,12070,64868,25865,95053,100Supplies & Repairs23

0000000000Other Misc Tax and Insurance24

0000000000Security25

22,47421,71420,97920,27019,58418,92218,28217,66416,4720Insurance26

151148145142139136134131129105Property Taxes27

25,21924,36623,54222,74621,97721,23420,51614,93919,91819,918Annual Deposit to Replacement Reserves28

557,015538,688520,970503,842487,284471,276455,800435,956450,536334,416Total Expenses29

30

1,042,1041,029,0761,016,0531,003,043990,055977,095964,171956,173910,547744,158NET OPERATING INCOME31

32

798,453798,453798,453798,453798,453798,453798,453798,453727,050727,050Permanent Loan Debt Service (#1 & #2 combined)33

0000000000Permanent Loan #3 Debt Service34

00000008,61900Developer Loan Debt Service35

36

243,651230,623217,600204,590191,602178,642165,718149,101183,49717,108NET PROJECT CASH FLOW37

38

0000000000Compliance Monitoring Fees39

6,3346,1495,9705,7965,6285,4645,3055,1505,0003,750Priority Distribution to LP40

0000000000Annual Deposit to Interest Rate Cap Reserve41

0000000000Annual Deposit to Operating Reserves42

10,00010,00010,00010,00010,00010,00010,00010,00010,0007,500Priority Distribution to Nonprofit GP43

0000000000Ground Lease Payments (See Inc Exp Page)44

13,04812,66812,29911,94111,59311,2550000Asset Management Fee to GP45

192,842181,625170,398159,168147,943136,731135,372120,55600Incentive Management Fee to GP46

0000000000Add'l Incentive Fee to GP47

0000000000Transfer of Funds to (from) Project Budget48

49

21,42720,18118,93317,68516,43815,19215,04113,395168,4975,858NET PARTNERSHIP CASH FLOW50

21,42520,17818,93117,68316,43615,19115,04013,394168,4785,857Residual Allocation to Limited Partner (99.99%)51

22222221191Residual Allocation to General Partner (0.01%)52

53

1.311.291.271.261.241.221.211.201.251.02DEBT COVERAGE RATIO54

1.311.291.271.261.241.221.211.201.141.86Senior Loan Only, Amortized Loan Payment55

56

2.00%2.00%2.00%2.00%2.00%2.00%2.00%2.00%2.00%0.00%Annual Escalator for Income Items (except IRP):57

3.50%3.50%3.50%3.50%3.50%3.50%3.50%3.50%3.50%0.00%Annual Escalator for Expense Items and Priority Fees:58

2.00%2.00%2.00%2.00%2.00%2.00%2.00%2.00%2.00%0.00%Annual Escalator for Real Property Taxes:59

3.00%3.00%3.00%3.00%3.00%3.00%3.00%3.00%3.00%0.00%Annual Escalator for Replacement Reserves:60
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15th Compliance Year15-Year Cash Flow4

|5

STABILIZED6

2039203820372036203520347

8

1,849,6271,813,3601,777,8041,742,9451,708,7691,675,264GROSS ANNUAL RENTAL INCOME9

000000HUD Social Services Grant10

000000Interest on Debt Service Reserve11

6,7296,5976,4686,3416,2176,095Other Income (net)12

1,856,3561,819,9571,784,2721,749,2861,714,9861,681,359TOTAL GROSS INCOME13

55,48954,40153,33452,28851,26350,258VacancyLess:14

1,800,8671,765,5561,730,9381,696,9981,663,7231,631,101EFFECTIVE GROSS INCOME15

16

40,18339,39538,62337,86537,12336,395Professional ManagementLess:17

142,495137,676133,021128,522124,176119,977Payroll & Benefits18

77,12074,51271,99269,55867,20564,933Office & Administration19

179,920173,836167,957162,278156,790151,488Services20

75,75373,19170,71668,32466,01463,782Utilities21

Maintenance:22

106,753103,14399,65596,28593,02989,883Supplies & Repairs23

000000Other Misc Taxes and Insuranc24

000000Security25

27,62626,69125,78924,91724,07423,260Insurance26

170166163160157154Property Taxes27

31,00029,95228,93927,96127,01526,101Annual Deposit to Replacement Reser28

681,019658,563636,855615,870595,584575,973Total Expenses29

30

1,119,8481,106,9931,094,0831,081,1281,068,1391,055,128NET OPERATING INCOME31

32

798,453798,453798,453798,453798,453798,453Permanent Loan Debt Service (#1 & #2 comb33

000000Permanent Loan #3 Debt Service34

000000Developer Loan Debt Service35

36

321,395308,540295,630282,675269,686256,675NET PROJECT CASH FLOW37

38

153,587153,587153,587000Compliance Monitoring Fees39

7,5637,3437,1296,9216,7206,524Priority Distribution to LP40

000000Annual Deposit to Interest Rate Cap Reserve41

000000Annual Deposit to Operating Reserves42

10,00010,00010,00010,00010,00010,000Priority Distribution to Nonprofit GP43

000000Ground Lease Payments (See Inc Exp Page)44

15,58015,12614,68514,25813,84213,439Asset Management Fee to GP45

121,199110,23699,205226,346215,212204,041Incentive Management Fee to GP46

000000Add'l Incentive Fee to GP47

000000Transfer of Funds to (from) Project Budget48

49

13,46712,24811,02325,15023,91222,671NET PARTNERSHIP CASH FLOW50

13,46512,24711,02225,14723,91022,669Residual Allocation to Limited Partner (99.9951

111332Allocation to General Partner (0.01%)52

53

1.401.391.371.351.341.32DEBT COVERAGE RATIO54

55

56

2.00%2.00%2.00%2.00%2.00%2.00%Annual Escalator for Income Items (except IRP):57

3.50%3.50%3.50%3.50%3.50%3.50%ual Escalator for Expense Items and Priority Fees:58

2.00%2.00%2.00%2.00%2.00%2.00%Annual Escalator for Real Property Taxes:59

3.00%3.00%3.00%3.00%3.00%3.00%Annual Escalator for Replacement Reserves:60



ATTACHMENT 4 
HOUSING COMMISSION MULTIFAMILY  

HOUSING REVENUE BOND PROGRAM SUMMARY 

General Description: The multifamily housing bond program provides below-market financing 
(based on bond interest being exempt from income tax) for developers willing to set aside a 
percentage of project units as affordable housing. Multifamily housing revenue bonds are also 
known as "private activity bonds" because the projects are owned by private entities, often 
including nonprofit sponsors and for-profit investors.  

Bond Issuer: Housing Authority of the City of San Diego. There is no direct legal liability to the 
City, the Housing Authority or the Housing Commission in connection with the issuance or 
repayment of bonds. There is no pledge of the City's faith, credit or taxing power nor of the 
Housing Authority's faith and credit. The bonds do not constitute a general obligation of the 
issuer because security for repayment of the bonds is limited to specific private revenue sources, 
such as project revenues. The developer is responsible for the payment of costs of issuance and 
all other costs under each financing.  

Affordability: Minimum requirement is that at least 20% of the units are affordable at 50% of 
Area Median Income (AMI). Alternatively, a minimum of the units may be affordable at 50% 
AMI with an additional 30% of the units affordable at 60% AML 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 San Diego Housing
Commission (Housing Commission) 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, or
the Housing Authority, or the developer to proceed with the financing.

-Page 1 of 3-



• 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. This process does not make the Housing 
Commission, the Housing Authority, or the City of San Diego financially or legally liable for 
the bonds or for the project.  

[Note: Members of the Housing Commission or the San Diego City Council may be asked to 
take two actions at this stage in the bond process -- one in their capacity as approving the 
TEFRA hearing resolution and another as approving the bond inducement.]  

• 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 Commission 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 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  
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 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. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

-Page 3 of 3 

 

 

 



  
 315 W. 5th Street 
 Los Angeles, CA  90013 
 tel. 213.405.1416 
 

S A N  F R A N C I S C O        �        A T L A N T A        �        L O S  A N G E L E S        �        N E W  Y O R K  

�
January�09,�2024�
�
Mr.�Matt�Granum�
San�Diego�Housing�Commission�
1122�Broadway,�Suite�300�� �
San�Diego,�California���92101�
�
RE:� Cerro�Pueblo�Apartments�
�
Dear�Mr.�Granum:�
�
The�San�Diego�Housing�Commission�(the�"Commission")�has�retained�CSG�Advisors,�Inc.�to�
analyze�the�feasibility�of�the�proposed�tax-exempt�financing�for�the�Cerro�Pueblo�Apartments�
(the�“Project”).��Our�findings�are�organized�as�follows:�
�
• Current�Project�Status�and�the�Proposed�Project�
• The�Proposed�Financing�
• Projectʼs�Projected�Financial�Status�
• Benefits�and�Risks�to�the�Commission�
• Public�Purpose�
• Negotiation�of�Additional�Public�Benefit�
• Recommendations�
�
We�have�based�our�analysis�of�the�proposed�financing�on�documents�provided�by�RAHD�Group�
LLC�(the�“Developer”),�and�on�additional�conversations�and�documents�provided�by�
representatives�of�the�Developer�and�Commission�staff.��The�documents�examined�included�the�
Developerʼs�proposed�financial�schedules�and�financing�commitments�from�the�proposed�lender�
and�investor.��CSG�has�not�visited�the�site�of�the�proposed�Project.�
�
�
CURRENT�PROJECT�STATUS�AND�THE�PROPOSED�DEVELOPMENT�
�
The�Project�will�consist�of�the�acquisition�and�rehabilitation�of�a�46-unit�development�(the�
“Development”)�located�at�2835�Clairemont�Drive,�San�Diego,�92117�(the�“Site”).��Project�would�
be�financed�from,�among�other�sources,�equity�raised�from�the�sale�of�4%�low-income�housing�
tax�credits�and�tax-exempt�and�taxable�debt�issued�by�the�Housing�Authority�of�the�City�of�San�
Diego�(the�"Housing�Authority").��45�units�(i.e.,�excluding�one�managerʼs�units)�will�be�subject�
to�affordability�restrictions�as�further�described�herein.��45�of�the�units�are�subject�to�an�existing�
Housing�Assistance�Payment�(HAP)�contract�that�is�subject�to�expiration�within�the�next�5�
years.��The�HAP�contract�will�be�extended�for�another�20�years�as�part�of�this�financing.�
�
The�land�is�owned�by�the�Lessor,�Randeman,�LLC.��The�Borrower,�Cerro�Pueblo�Housing�
Partners,�LP,�will�lease�the�land�from�the�Lessor,�subject�to�a�ground�lease�expiring�December�
31,�2079.�
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�
On�January�12,�2023,�the�Commission�adopted�a�resolution�(no.�HC-1971)�evidencing�the�
official�intent,�on�behalf�of�the�Housing�Authority�of�the�City�of�San�Diego,�to�conduct�a�tax-
exempt�issuance�in�the�not-to-exceed�amount�of�$13,000,000�for�the�Project.��The�resolution�also�
approved�submittal�of�the�application�to�the�California�Debt�Limit�Allocation�Committee�
(“CDLAC”)�for�an�allocation�of�private�activity�tax-exempt�authority�for�the�Project.��
�
As�the�Commission�is�authorized�to�hold�TEFRA�hearings�pursuant�to�Multifamily�Mortgage�
Revenue�Bond�Program�Policy�Amendments�the�Housing�Authority�approved�March�9,�2021�
(Report�No.�HAR20-043;�Resolution�No.�HA-1906),�the�public�hearing�required�pursuant�to�
Section�147(f)�of�the�Internal�Revenue�Code�for�tax-exempt�issuances�("TEFRA")�was�held�by�
the�Commission�‒�also�on�January�12,�2023.��The�TEFRA�hearing�remains�valid�through�one�
year�after�the�hearing�date.�
�
On�September�06,�2023,�the�Housing�Authority�submitted�an�application�to�CDLAC�for�
$10,000,000�in�private�activity�tax-exempt�issuance�authority�for�the�Project.�
�
On�December�06,�2023,�CDLAC�awarded�$10,000,000�in�private�activity�tax-exempt�allocation�to�
the�Housing�Authority�for�the�Project.�
�
�
THE�PROPOSED�FINANCING�
�
The�Developer�proposes�that�the�Housing�Authority�issue�up�to�$10,000,000�in�a�tax-exempt�
note�(the�“Tax-Exempt�Note”)1�and�up�to�$5,000,000�in�taxable�note�(“Taxable�Note”,�together�
with�the�Tax-Exempt�Note,�the�“Notes”)�for�the�Project.��Pursuant�to�the�Preliminary�
Application�for�Financing,�dated�November�20,�2023,�from�Citibank,�the�Notes�would�be�issued�
in�three�“tranches”�pursuant�to�Funding�Loan�Agreement�and�Borrower�Loan�Agreement:�
�

• Tranche�A�‒�fully�funded�at�Close,�consisting�of�the�$10,000,000�Tax-Exempt�Note;�
�

• Tranche�B�‒�fully�funded�at�Close,�consisting�of�approximately�$1,206,385�of�the�Taxable�
Note;�and�

�
• Tranche�C�‒�funded�on�a�drawdown�basis,�consisting�of�the�balance�of�the�Taxable�Note.���

�
Citibank�would�remain�the�as�permanent�lender�for�the�Project�upon�stabilization�and�
conversion�to�permanent�financing.�
�

 
1 The�financing�would�occur�through�the�issuance�of�tax-exempt�“Notes”�under�a�“Back-to-Back”�loan�structure.��The�Back-to-Back�
structure�and�a�bond�issuance�structure�with�an�Indenture�are�functionally�equivalent.��In�the�Back-to-Back�Structure,�a�Bank�Loan�
Agreement�(between�the�Lender,�Issuer�and�the�Fiscal�Agent)�replaces�the�Indenture�and�a�Borrower�Loan�Agreement�(between�the�
Issuer�and�the�Borrower)�replaces�the�Loan�Agreement�from�an�Indenture�structure.��A�“Fiscal�Agent”�replaces�the�Trustee.��Certain�
lenders�prefer�the�Back-to-Back�structure�in�order�to�obtain�beneficial�treatment�under�the�Community�Reinvestment�Act.�
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�
According�to�projections�provided�by�the�Developer,�the�total�development�cost�(“TDC”)�totals�
approximately�$17,741,655.��
�
Cerro�Pueblo�Apartments:�Construction�and�Permanent�Source�Summary2�

� � Construction� Permanent�
Tax-Exempt�Note� � 10,000,000� 10,000,000�
Taxable�Note3� � 2,600,000� 1,206,385�
Tax�Credit�Equity�(Federal)� � 4,373,330� 6,526,870�
Deferred�Developer�Fee� � 0� 8,300�
MGP�Contributions� � 110� 100�
Total�Sources4� � 16,973,440� 17,741,655�
� � � �

�
Cerro�Pueblo�Apartments:�Permanent�Use�Summary5�

� � Permanent�
Land�and�Acquisition�Costs� � 9,000,000�
Construction�Costs� � 4,389,500�
Construction�Contingency� � 385,700�
Developer�Fee� � 2,227,260�
Operating�Reserve� � 0�
Capitalized�Construction�Loan�Interest� � 175,000�
Other�Hard�and�Soft�Costs� � 1,457,810�
Total�Uses� � 17,635,270�

�
Ownership�
�
The�Project�will�be�owned�by�the�Borrower.��The�Borrower�will�consist�of�Cerro�Pueblo�
Housing�LLC�as�the�Managing�General�Partner�and�Cerro�Pueblo�Housing�Management�
LLC�as�the�Administrative�General�Partner.��Additionally,�DAL�Development,�LLC,�Sinergia�
Housing,�LLC�and�C&C�Development�Group�LLC�(The�RAHD�Group)�hold�an�indirect�
interest�in�the�Borrower.��An�entity�of�the�Candeur�Group�(the�“Tax�Credit�Investor”)�will�be�
the�tax�credit�investor�limited�partner.�
�
Tax-Exempt�Bond�Structure�and�Credit�Enhancement�
�
Construction�Loan�
The�Developer�proposes�that�the�Housing�Authority�issue�tax-exempt�Notes�in�the�maximum�
amount�of�$10,000,000�and�up�to�$5,000,000�in�taxable�Notes�in�order�to�finance�the�acquisition�
and�construction�of�the�Project.��Solely�revenues�pledged�under�the�Funding�Loan�Agreement�

 
2�Source:�Developer�projections.��Rounding�by�CSG.�
3 Taxable�amount�show�is�the�maximum�available�under�the�Citibank�Preliminary�Application�for�Funding�(11/21/2023),�which�is�
slightly�higher�than�the�amount�shown�in�the�Developerʼs�financial�projections�dated�December�05,�2023.�

4�Total�Permanent�Sources�are�greater�than�Total�Uses�because�of�maximum�taxable�perm�loan�available�under�the�Citibank�
Preliminary�Application�for�Funding�(11/21/2023).�

5�Source:�Developer�projections.��Rounding�by�CSG.�
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and�the�Borrower�Loan�Agreement�will�secure�the�payment�of�principal�and�interest�to�the�
bondholder.�
�
The�Notes�would�be�unrated�‒�without�credit�enhancement�‒�and�would�be�purchased�by�
Citibank�on�a�private�placement�basis.��Tranche�A�and�Tranche�B�would�be�fully�funded�at�
financial�Close.��Tranche�C�would�be�funded�on�a�draw-down�basis�through�the�construction�
period.��Upon�stabilization�and�conversion,�Tranche�C�will�be�fully�redeemed�(from�tax�credit�
equity�and�other�sources).��Tranches�A�and�B�will�continue�as�permanent�financing�to�the�
Project.�
�
As�unrated,�non-credit�enhanced�issuance�sold�on�a�private�placement�basis,�the�Notes�must�
meet�the�minimum�requirements�of�the�Commissionʼs�policies�for�such�issues�(e.g.,�maximum�
$100,000�minimum�denominations,�no�more�than�15�Bondholders,�etc).�
�
The�construction�period�would�be�approximately�24�months.��The�Citibank�Preliminary�
Application�for�Financing�(11/21/2023)�indicates�indicative�rates�of�6.5%�for�Tranche�A;�7%�for�
Tranche�B,�and�a�construction�period�variable�interest�rate�for�the�Tranche�C�of�5.32%.��
Payments�during�the�construction�period�would�be�interest-only.��The�rates�for�Tranche�A�and�
$750,000�of�Tranche�B�already�have�been�locked�at�6.09%�and�6.59%,�respectively.��The�rate�for�
the�balance�of�Tranche�B�will�be�locked�proximate�to�financial�Close.��
�
Permanent�Loan�
Upon�conversion�to�the�permanent�loan,�the�Borrower�proposes�to�redeem�Tranche�C�with�
available�sources�(e.g.,�tax�credit�equity).��The�remaining�outstanding�Tranches�(A�and�B)�will�
convert�to�a�permanent�loan.�
�
According�to�the�Citibank�Preliminary�Application�for�Financing,�the�permanent�loan�(Tranche�
A�tax-exempt�and�Tranche�B�taxable)�would�have�a�term�of�17�years�following�the�Closing�Date�
and�an�amortization�period�of�40�years.�The�permanent�interest�rates�would�be�same�as�the�
construction�period�rates�for�these�tranches.��Tranche�B�would�be�subject�to�“hyper-
amortization”�i.e.,�all�scheduled�principal�payments�for�Tranches�A�and�B�will�be�allocated�to�B,�
until�repayment,�in�full,�of�the�outstanding�Tranche�B�principal.��
�
Projected�Issuance�Date�
�
The�Developer�proposes�that�the�Housing�Authority�issue�the�Notes�on�or�about�February�19,�
2024.��The�Authority�received�an�allocation�tax-exempt�authority�in�the�amount�of�$10,000,000�
from�CDLAC�at�its�December�06,�2023�allocation�meeting�date.��The�allocation�expiration�date�
provided�by�CDLAC�is�June�03,�2024.�
�
Commission�Financial�Involvement�
�
The�Commission�has�no�other�financial�involvement�in�the�transaction�
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Affordability�Restrictions�
�
Upon�implementing�the�proposed�financing,�the�Project�will�be�subject�to�the�following�
regulatory�restrictions�and�regulatory�terms:�
�
Source�of�Restriction� Restriction� Expiration�Date�
California�Tax�Credit�
Allocation�Committee�

5�units�at�30%�AMI�
5�units�at�50%�AMI�
35�units�at�60%�AMI�

�

55�years�

Tax-Exempt�Bond�
(CDLAC)�

10�units�at�50%�AMI�
35�units�at�60%�AMI�

�

55�years�

�
�
PROJECTʼS�PROJECTED�FINANCIAL�STATUS�
�
Under�the�proposed�financing�‒�according�to�information�provided�by�the�Developer�and�
analysis�by�CSG�‒�annual�debt�service�on�the�proposed�senior�permanent�loan�of�$11,206,385�
would�total�approximately�$753,485.��According�to�preliminary�information�provided�by�the�
Developer�and�analysis�by�CSG,�stabilized�annual�cash�flow�(before�reserves)�after�construction�
and�lease-up�(including�Issuer�fees)�would�total�approximately�$186,511�at�a�debt�coverage�ratio�
(DCR)�of�1.25.��Cash�flow�after�reserves�would�total�approximately�$165,991�at�a�DCR�of�1.22.��
The�Citibank�debt�coverage�minimum�is�1.15.���
�
�
THE�BENEFITS�AND�RISKS�TO�THE�COMMISSION�
�
The�proposed�financing�provides�for�financing�for�the�acquisition�and�rehabilitation�of�the�
Project.��By�approving�a�recommendation�to�the�Housing�Authority�to�move�forward�with�the�
approval�process�for�the�proposed�tax-exempt�Note�financing,�the�Commission�will�not�obligate�
the�Commission�or�the�Housing�Authority�to�issue�the�Bonds.�
�
As�proposed,�the�financing�will�create�45�affordable�units�in�the�City�of�San�Diego.��These�units�
will�remain�long-term�affordable�for�approximately�55�years�under�the�CDLAC�and�CTCAC�
restrictions.��
�
If�the�Authority�issues�the�Note,�the�Commission�would�receive�a�fee�at�closing�of�0.25%�of�the�
issue�amount�(approximately�$31,500)�and�an�annual�fee�equal�to�the�greater�of�$10,000�and�
0.125%�of�the�outstanding�Notes.�
�
�
�
�
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PUBLIC�PURPOSE�
�
The�proposed�financing�will�result�in�the�creation�of�45�affordable�family�housing�units�in�the�
City�of�San�Diego.��The�proposed�financing�will�result�in�new�CDLAC�and�CTCAC�regulatory�
restrictions�as�follows�(most�restrictive)�for�55�years:��
�

• 5�units�at�30%�AMI�
�

• 5�units�at�50%�AMI�
�

• 35�units�at�60%�AMI�
�
�
NEGOTIATION�OF�ADDITIONAL�PUBLIC�BENEFIT�
�
As�noted�above,�the�financing�will�result�in�long-term�affordability�restrictions�on�45�units�
within�the�Project.�
�
�
RECOMMENDATIONS�
�
Based�upon�analysis�of�the�available�information,�we�recommend�that�the�Commission�approve�
moving�forward�with�the�proposed�issuance.��Our�recommendation�is�based�upon�the�following:�
�
• The�financing�will�retain�45�affordable�family�units�in�the�City�of�San�Diego�with�long-term�
affordability�covenants.�

�
• The�Commission�has�received�tax-exempt�authority�of�$10,000,000�from�CDLAC�for�the�
Project.�

�
• Citibank�and�Candeur�Group�are�currently�underwriting�the�Project.�
�
• The�Commission�will�not�be�responsible�for�costs�of�issuance.��The�Commission�will�receive�
an�issuance�fee�at�closing�of�approximately�$31,500,�and�a�long-term�annual�fee�equal�to�the�
greater�of�$10,000�and�0.125%�the�outstanding�Notes.�

�
• The�net�Tax-Exempt�Note�financing�and�tax�credit�equity�will�provide�approximately�
$8,733,255�for�development�costs.�

�
�
�
�
�
�
�
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Contingent�Items�
�
The�Commission�may�choose�to�move�forward�with�the�financing�subject�to�the�following�
contingencies:�
�
• As�of�this�writing,�neither�Citibank�nor�Candeur�has�provided�final�credit�approval�for�the�
financing.��The�Note�cannot�be�issued�without�these�final�approvals.�

�
• Final�Note�documents�and�approving�resolution�must�be�approved�by�the�Housing�
Authority.�

�
Should�you�require�any�further�information�or�would�like�to�discuss�the�Project�or�the�proposed�
financing�in�additional�detail,�please�do�not�hesitate�to�contact�me.�
�
Sincerely,�
CSG�Advisors�

�
John�Hamilton�
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Cerro Pueblo date of rev: 1/9/24

Long-Term Tax-Exempt Loan Loan

Tranche A Tranche B Total
Principal Amount 1 10,000,000$          1,206,385$        11,206,385$            

Mortgage Rate2,3 6.090% 6.590%

Amortization Term (yrs)1 40 40

Underwriting Monthly Debt Service4,5 55,650$                  7,140$                62,790$                    

Underwriting Annual Debt Service 667,800$                85,684$              753,485$                  

Post-Financing Operations Analysis 1

Income Stabilized Year 2

1 2 3 4 5
Gross Tax Credit Rental Income 1 2.00% Inflation 1,458,420$            1,487,588$        1,517,340$              1,547,687$        1,578,641$          
Other Income 2.00% Inflation 5,300$                     5,406$                5,514$                       5,624$                 5,737$                  

Gross Potential Income 1,463,720$            1,492,994$        1,522,854$              1,553,311$        1,584,378$          

Vacancy Collection Loss 3,4 5.00% (73,186)                   (74,650)               (76,143)                     (77,666)               (79,219)                 
Effective Gross Income 1,390,534$            1,418,345$        1,446,712$              1,475,646$        1,505,159$          

Expenses
Operating Expenses 3.00% Inflation (435,150)$              (448,205)$          (461,651)$                (475,500)$          (489,765)$            
RE Taxes 2.00% Inflation (130)$                       (133)$                  (135)$                         (138)$                   (141)$                    
Issuer Fee 10,000$           min 0.125% (14,008)$                 (14,008)$            (14,008)$                   (14,008)$             (14,008)$              
Trustee Fee 5 1,250$             min 0.004% (1,250)$                   (1,250)$               (1,250)$                     (1,250)$               (1,250)$                 
Total Expenses (450,538)$              (463,595)$          (477,044)$                (490,896)$          (505,164)$            

Net Operating Income 939,996$                954,750$           969,668$                  984,750$            999,995$             

 Required Debt Service
Senior

Real Estate Loan (753,485)$              (753,485)$          (753,485)$                (753,485)$          (753,485)$            

Cash Flow before Reserves 186,511$                201,265$           216,183$                  231,265$            246,510$             

Debt Coverage Ratio Before Reserves 1.25                          1.27                     1.29                            1.31                      1.33                       

Reserves 6 433 per unit 0% Inflation (20,520)$                 (20,520)$            (20,520)$                   (20,520)$             (20,520)$              

Cash Flow After Reserves 165,991$                180,745$           195,663$                  210,745$            225,990$             

Overall Debt Coverage Ratio (DCR) 1.22                          1.24                     1.26                            1.28                      1.30                       

Cash Flow Including Commercial Income 165,991                  180,745              195,663                    210,745              225,990                

Debt Coverage Ratio Including Commercial Income 1.22                          1.24                     1.26                            1.28                      1.30                       

1Source: Developer Projections (12/05/2023)
2 Beginning in 2027, per Developer projections (12/05/2023)
3 Developer projections show 3% vacancy
4 Of Gross Potential Income.
5 Estimate
6 Per Developer projections, at Stabilized Year.  Minimum reseve deposit per Citibank Loan Application (11/21/2023) $300/unit/year

1 Source: Tranche A: Citibank Loan Application (11/21/2023)
2  As of 01/09/2024, rates have been locked for Tranche A and $750K of Tranche B.   Balance of Tranche B to locked proximate to financial Close.  

4 Tranche B (Taxable)  Tranche B is "hyperamotizing" i.e., all scheduled principal payments for Tranche A and B are allocated to B until Tranche B is repaid in full.
5 Tranche A is interest only until the repayment in full of Tranche B. 

3 Per Citibank's Loan Application (11/21/2023), the unlocked Tranche B rate would equal 17-yr SOFR Swap Rate + 2.40%.  The current 15 year SOFR swap rate is
  3.68% (and the 30yr is 3.5%).  The indicative rate base on the 15 yr SOFR rate would be 6.08%.
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Cerro Pueblo Permanent Sources and Uses of Funds

Sources 1

Tax-Exempt Note 10,000,000$          
Taxable Loan 2 1,206,385$            
Tax Credit Equity (Federal) 6,526,870$            
Deferred Developer Fee 8,300$                     
GP Capital Contribution 100$                        
Total Sources 17,741,655$          

Uses 1

Land and Acquisition Costs 9,000,000$            
Construction Costs 4,389,500$            
Construction Contingency 385,700$                
Developer Fee 2,227,260$            
Operating Reserve 3 -$                         
Capitalized Construction Loan Interest 175,000$                
Other Hard and Soft Costs 1,457,810$            

Total Uses 17,635,270$          

Surplus(Deficit) 4 106,385$                

1 Source: Developer projections (12.05.2023). Rounding by CSG
2 Uses max from Citibank Loan Application (11/21/2023)
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