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THE CITY OF SAN DIEGO 

 

AFFORDABLE HOUSING COLLABORATIVE 

EXECUTIVE LOAN COMMITTEE 

 

AGENDA 
THURSDAY, DECEMBER 16, 2010 

3:00PM  –  5:00PM 
 

CIVIC CENTER PLAZA 

1200 THIRD AVENUE 

SAN DIEGO, CALIFORNIA 92101 

 10
TH

 FLOOR CONFERENCE ROOM (NOTE CHANGE OF FLOOR/ROOM) 
 

 

 

 

1. Roll Call 

2. Approval of Minutes 

May 27, 2010 

3. Public Comment – 3:10pm (Time Certain)  

Public comment may be made on any subject in the Committee’s area of responsibility. 

Presenters have three (3) minutes to address the Committee. 

4. Administrative Items 

a. Conflict of Interest Declarations 

b. Request for Agenda Revisions (continuances, change in order, etc.) 

5. Florida Street Apartments 

Recommendation requested for Agency subsidy of affordable housing units within North Park 

Redevelopment Project Area (3783-3825 Florida Street). Presented by City Redevelopment 

Department staff: Michael Lengyel, Project Manager.  



 

6. General Discussion 

a. Committee Administrative Items and/or Non-Agenda Comment 

b. Staff Announcements 

c. Collaborative Project Spreadsheet/Tax Credit Spreadsheet/Bond Funds Update 

7. Next Regularly Scheduled Meeting Date  
January 27, 2011 

8. Adjournment – 5:00pm (Time Certain) 

Unfinished business shall be tabled and placed on the agenda of the following meeting. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
AFFORDABLE HOUSING COLLABORATIVE 

A collaboration of the City of San Diego Redevelopment Agency (City Redevelopment Department,  

Southeastern Economic Development Corporation, and Centre City Development Corporation)  

and the San Diego Housing Commission 
 

 

THIS INFORMATION WILL BE MADE AVAILABLE IN ALTERNATE FORMATS UPON REQUEST. 
To request an agenda in an alternate format, or to request a sign language or oral interpreter for the meeting, contact 

Ulysses Panganiban, Assistant Project Manager, at least five (5) working days before the meeting at (619) 236-6261 or 

UPanganiban@sandiego.gov to ensure availability. Assistive Listening Devices (ALDs) are available 

for the meeting upon request. 

http://www.sandiego.gov/redevelopment-agency/ah.shtml#collaborative
mailto:UPanganiban@sandiego.gov


 

 

 

 

 

 

 

 

 

 

 

THE CITY OF SAN DIEGO 

 

AFFORDABLE HOUSING COLLABORATIVE 

EXECUTIVE LOAN COMMITTEE 

 

MINUTES 
THURSDAY, MAY 27, 2010 

3:00PM – 5:00PM 
 

CIVIC CENTER PLAZA 

1200 THIRD AVENUE, SUITE 1400, LARGE CONFERENCE ROOM 

SAN DIEGO, CALIFORNIA 92101 

 
      1. Roll Call 

Members Present: Sam Guillen, Cruz Gonzalez, William Shaw, William Anderson (chair) 

Members Absent: None 

Other Staff Present: Michele St. Bernard, Ulysses Panganiban, Robert Chavez, Xavier Del Valle, Sam 

Johnson, Eri Kameyama, Diane Young 

Public Present: Kevin McCook, Shannon Vanderhei, Nkechi Odu, Wally Dieckmann 
 

2. Approval of Minutes 

June 25, 2009 – motion to approve (Cruz/Shaw, passes, 3-0-1)  

 

3. Public Comment 

 None 

 

4. Administrative Items 

None  

 
5. Mercado del Barrio 

Xavier Del Valle, Project Manager, City Redevelopment Division, presented a request for a 

Redevelopment Agency allocation of an amount not to exceed $9.1 million for Estrella del Mercado, the 

affordable rental housing component of the mixed-use Mercado del Barrio project located within the 

Barrio Logan Redevelopment Project Area. Redevelopment Agency funding would be from the 

following sources: $1.7 million from the San Ysidro Redevelopment Project Area Low Income Housing 

Fund (LIHF), $5.1 million from the North Bay Redevelopment Project Area LIHF, and $2.3 million 

from the North Bay Redevelopment Project Area Affordable Housing Line of Credit. The 

Redevelopment Agency subsidy would cover the affordable housing component only and the land for 

the entire project site (to be conveyed to the developer). 

 

The project site lies in the heart of the Barrio Logan community in close proximity to: schools; public 

transportation to the United States/Mexico border, Downtown San Diego, and beyond; public facilities, 



 
such as parks, recreational centers, and libraries; and other Redevelopment Agency affordable housing 

projects. The entire project (housing and non-housing components) would be on approximately 6.63 

acres bounded by Main Street to the west, National Avenue to the east, Cesar E. Chavez Parkway to the 

north, and the San Diego–Coronado Bay Bridge to the south. It would consist of: 91 affordable 1-, 2- 

and 3-bedroom apartment units plus one manager’s unit; 105,000 square feet of commercial space 

(grocer, retail/service, and dining); and 469 parking spaces. Onsite amenities would include a 

community room, public art, walkways, landscaping, and plazas. All rental units would be affordable to 

households earning from 30% to 60% of the Area Median Income (AMI). Members of the development 

team (Shea Mercado, LLC and Mercado CIC, L.P.) were present to respond to questions from the ELC. 

There was no public comment on the project. 

 

Questions from the committee and discussion items included:  

 What arrangements have been made to secure the anchor Latino-themed grocer? A purchase 

and sale agreement has been signed with González Northgate Markets. 

 What is the status of the litigation regarding the ownership of the project site? In 2007, the 

Agency prevailed in Superior Court over Mercado Alliance LLC and regained title to the 

project site. Most recently, the Appellate Court dismissed the case in favor of the Agency late 

last year. There is no risk of the California Supreme Court reviewing the Appellate Court 

decision. 

 What is the rationale for placing retail at the bottom floor of the affordable housing component 

instead of more units in light of today’s tough retail environment? The project was initially 

envisioned as a commercial development. The affordable housing component was recently 

added due to the recent success of nearby affordable housing projects. It would be an asset to 

the community to have a mixed-used development, and the proposed Northgate Market is 

anticipated to attract a healthy number of commercial tenants. 

 What is the retail leasing strategy? Shea Mercado, LLC will be responsible for implementing a 

retail leasing strategy with Gatasso. Targeted businesses will include Latino-themed 

restaurants and businesses from Mexico using HSBC credit underwriting. 

 Today, it is difficult to rent out units at 50% to 60% of the AMI. Most of this project’s units are 

at the 50% to 60% AMI range. Can more units be accommodated, especially 2- and 3-bedroom 

ones at levels below 50% of the AMI? Financial feasibility dictates the affordability mix, but 

the goal is to favor units with lower AMIs as much as possible. One-bedroom units tend to be 

transitional housing instead of family housing. 

 

Motion to recommend project for Agency funding (Guillen/Cruz, passes, 4-0-0). 

 

6. Expenditure of Low- and Moderate-Income Housing Fund Transaction Guidelines 

Michele St. Bernard, Affordable Housing Project Manager, City Redevelopment Division, presented 

revisions to the Expenditure of Low- and Moderate-Income Housing Fund Transaction Guidelines and 

requested the ELC to recommend implementation of the revised guidelines. The Redevelopment 

Agency Board previously authorized the Redevelopment Agency Executive Director, or designee, to 

revise the guidelines from time to time to reflect changing market conditions, match Low Income 

Housing Tax Credit financing requirements, and incorporate lessons learned by project managers. 

Committee members provided comments to be incorporated into the guidelines. 

 

Questions and comments from the committee included: 

 Guideline X.D, Community Fit, should reference the relevant community plan. The guideline 

will be changed accordingly. 

 Have the revisions been reviewed by an outside economic consultant? The Agency received 

comments and suggestions from Keyser Marston Associates. 

 Does Guideline X.K, Infrastructure Improvements, include public facilities or only 

infrastructure? It encompasses both public facilities and infrastructure. 

 Guideline IX.B, Sustainable Design, should not include eco-roofs as they seem to be ineffective 

downtown. The Transaction Guidelines are voluntary, flexible, and baseline in nature, and 



 
Centre City Development Corporation and Southeastern Economic Development Corporation 

may impose requirements that are above and beyond or more specific. 

 How is Guideline VIII.H, Number of Subsidies, applied when evaluating projects? The 

interpretation of this guideline is based on the project’s particular circumstances. It exists to 

notify developers that the number of subsidies already received will be taken into consideration 

by Agency staff. 

 Why does Guideline II.C, Target Developer Profit, state a rate of investment at 1% to 3% over 

industry standard cap rates for rental affordable projects without tax credit capital? Rental 

affordable projects without tax credit capital are considered riskier investments. There is also 

pent-up demand.  

 Motion to recommend implementation of guidelines as revised (Cruz/Shaw, passes, 4-0-0). 

7. General Discussion 

Committee members were informed of and briefly discussed the 2010 affordable housing bond issuance 

by the City Redevelopment Division. Staff anticipates the bonds to be issued in late summer/early fall of 

2010. Six project areas (Crossroads, City Heights, Naval Training Center, North Bay, North Park, and 

San Ysidro) would be considered collectively for the purposes of housing bond issuance to achieve the 

best possible interest rates. Housing funds would be pooled and distributed on a project-by-project basis 

instead of on an area-by-area basis. 

 

8. Meeting Adjourned  

Motion to adjourn (Gonzalez/Shaw, passes, 4-0-0) 
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DATE ISSUED: December 6,2010 

ATTENTION: Affordable Housing Collaborative Executive Loan Committee 

SUBJECT: Florida Street Apartments Additional Funding 

FbJDING AGENCY: San Diego Housing Comniission and San Diego Redevelopment 
Agency 

PROJECT AREA: North Park Redevelopment Project Area 

STAFF CONTACT: Michael Lengyel, Redevelopment Department, (61 9) 236-6269, 
and Jerry Lohla, Housing Commission (619) 578-7595 

SUMMARY 

Staff Recommendation - Recommend to the Redevelopment Agency of the City of San 
Diego (Agency) to amend the Owner Participation Agreement with Community 
HousingWorks to allow them to apply for 4% tax credits instead of 9% tax credits for the 
Florida Street Apartments affordable rental housing project and to provide an additional 
allocation not to exceed S 1,800,000 from the 20% Affordable Housing Pooled Housing 
Fund (Bond Proceeds ). 

. . 
Oilier Recoimnendatioiis - Staff of the Housing Coiiiiiiissi~n xi!! be rccommciicling to 
the Housing Commission Board of the City of San Diego to issue tax-exempt bonds 
coupled with the 4% tax credit financing and to provide an additional allocation not to 
exceed $700,000 from the local Housing Trust Fund and Inclusionary In-Lieu fees. 

Fiscal Impact - The amount of subsidy being requested from the Redevelopment Agency 
is $1,800,000. Funds in the amount of S570,OOO are available from the prior Housing 
Line of Credit for North Park. The remaining $l,23O,OOO is available from the 20% 
Affordable Housing Pooled Housing Fund (Bond Proceeds). 

PROJECT BACKGROUNDIDESCRIPTION 
This request is for an increase to a Redevelopment Agency residual receipt loan as gap financing 
for the Florida Street Apartments project (Project). In February, 2009, the Housing Commission 
provided a residual receipts loan of $4,900,000 to Community HousingWorks (CHW) to 
purchase the property located at 3783 - 3825 Florida Street one block south of University 
Avenue within the North Park Redevelopment Project Area for the construction of 82 apartments 
for very low and low-income (50%-60% Area Median Income) families. In July, 2009, the 
Redevelopment Agency approved an Owner Participation Agreement with CHW including an 

1200 Third Avenue, Suite 1400, MS 560 0 San D~ego, CA 92101-4110 
Tel (619) 236-6700 Fax (619) 533-3219 



Agency subsidy of $3,800,000. In November, 2009, the Agency disbursed a $550,500 advance 
on its loan for relocation and demolition. 

In March, 2010 the Housing Authority authorized an increase in the Housing Coinmission's 
subsidy to the project from $4,900,000 to $7.387.000 to allow the project to be more competitive 
for 9% low-income housing tax credits. However, CHW did not receive an award of tax credits 
in the first or second rounds of 20 10. Due to the increasingly competitive nature of 9% tax 
credits, CHW is requesting an additional $2.5 million from the Housing Con~mission and 
Redevelopment Agency so they may apply for non-competitive 4% tax credits instead. 

The revised project profoma is attached. The proposed construction would cost approximately 
$17 million including architect fees. engineering fees, and a contingency. The scope of work 
includes subterranean parking, energy conservation systems. and the implementation of *'green" 
building technologies such as on-site generation of electrical power utilizing photovoltaic panels, 
and water conservation measures. 

The profoma shows a total developer fee of $2.5 million. However. $1.1 million is reinvested 
back into the project by CHW. which allows them to increase the overall basis to increase the 
allocation of tax credits. The fee retained by CHW remains at $1.4 million. Keyser Marston 
Associate's staff have reviewed the revised proforrna and feel that the cost and financing 
assumptions are reasonable. 

CHW has a term sheet form Union Bank for the equity credits on Florida Street reflecting $0.89 
per credit pricing. Union Bank has requested that the residual interest rates on the Agency and 
Housing Commission loans be reduced from 3.0% to 0.75% during the first fifteen years to avoid 
negative capital account issues. Staff recommends that the interest rates be increased above 3% 
and/or the share of residual receipts be increased during the remaining 40 years so that the return 
on the loans remains the same on a net present value basis. 

DEVELOPMENT TEAM 

1 Role 1 Contact 1 Ownership 1 

1 Construction Lender 1 To Be Determined ~ ~ 
Developer 

1 Relocation Consultant 

Ms. Anne B. Wilson, 
Vice President 

Limited PartnerITax Credit 
Investor 
Architect 

I 

Mr. Vince McCaw 

A 

CHW / a 501 (c)(3) 
nonorofit cornoration 

Overland, Pacific, and 
Cutler, Inc. 

Union Bank 

Mr. Mark Steele 

Milo Peinemann 

M.W. Steele Group, Inc. 
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General Proiect Information - 

1 Assessors Parcel Numbers (APN #s) 1 453-012-02 through 453-0 12-1 0 (inclusive) 

Site Area (sq footage) 43,350 sq, ft. or .995 acres 

1 StorieslMax. Height 
4 stories 140' in the front: 75' in the rear (to top of 
sloped roof) 

Residential Portion of Proiect - 

Type of Housing: 1 Rental? Multiple-Family 

Total Number of Units 1 83 
1 Total Number of Affordable UnitsIBedrooms: 1 82 units l 166 bedrooms 

1 Number of Market Rate UnitslBedrooms: / 1 two-bedroom (Manager Unit) 

30% AM1 

Projected Rental Rates: 1 $793 to $1.113 (2010 AMI) 

1 Inclusionary Housing Ordinance Compliance / Yes I 

one-bedroom two-bedroom three-bedroom 

0 0 0 

1 Land Area (square feet) 

/ Project Density (unitslacre) / 83.47 dulac 1 
1 Density of Adjacent Blocks (unitslacre) 1 71 dulac average 

/ Number of LowlMod Units Demolished / 15 1 

Affordable Housing Impact - 

1 
1 1 1 Bedrooms: 9600 - $695 - -* 

RentlUnit Price of Demolished LowIMod 
Units 

2 Bedrooms: $750 - $950 
3 & 4 Bedrooms: $850 - $1 195 

Bedrooms 

1 Bedroom 

' CRL - 50% AM1 3 4944 1 S16 1 Bedrooms 1 I c R L  - 60% AM1 / 33 I ~ 1 . 1 3 3  i 

Unit Size 
(sq. ft.) 

CRL - 50% AM1 
2 Bedrooms 

3 1 815 C R L 6 0 0 6 A M I  29 

Notes: CRL - Rent restricted per California Comlllumty Redevelopment Law 

Income Level I Units 1 Restricted / Utility 
I Rent i Allowance 

534 
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S849 
$1.019 

$14 

$736 1 
$883 

$10 
CRL - 50% AM1 2 
CRL - 60% AM1 22 



Sources and Uses of Funds - 

1 SDHC Acquisition Loan 1 $ 4,900,000 Constructions Cost 1 $16,876,1531 

Sources of Funding 

Permanent Loan 

Use of Funding 

SDHC Residual Receipts Loan 

Agency Residual Receipts Loan 

GP Contribution 

1 SDHC Additional Requested I $700,000 1 1 

$5,950,000 Land Costs 

Refunds 

Tax Credit Equity 

$5,168,061 

$2,487.000 

$3,800,000 

$1,100,000 

1 Ratio of Agency Funds to other Financing for the Project 1 18.9 % 1 

$200,000 

$8,669,73 1 

Agency Additional Requested 

Total Financed 

Funding Request Ratios - 

Financing Costs 

Reserves 

Loan Permits and Fees 

1 Agency Total Subsidy Request 1 $5,600,000 1 

$1.347.448 

$41 9,605 

$899,743 

Other Development Costs 

$1,800,000 

$29,606,73 1 

$4,893,721 

1 

$ 29,606,731 

1 Number of Bedrooms: 1 166 1 

Housing Con~mission Subsidy Request 
I 

$8,087,000 

1 Number of Affordable Units Proposed ! 82 

Agency Subsidy per Unit Requested: 

Agency Subsidy per Bedroom Requested: 

1 Acquisition CostIBedroom: 1 $31,132 1 

$68,293 

$33,735 

' Total Acquisition Cost (Land gi Buildings): 

Acquisition CostIUnit: 

Housing Impact - 
Rents allowed under California Redevelopment Law (CRL) are cursently lower (more 
restrictive) than rents allowed under the tax credit rules. Rents at the 50% and 60% AM1 levels 
must be assessed rent calculated under the CRL rules in order to count toward Agency 
production requirements. The Redevelopment Agency will record 55-year rent restrictions 
against all 82 units affordable to households with annual incomes of 50% to 60% or less of Area 
Median Income ("AMI"). The Redevelopment Agency will be able to count 82 units towards 
affordable housing production requirements (redevelopment rents). The Housing Commission 
will record 55-year rent restrictions against 82 units as well. One non-restricted two-bedroom 
unit will be occupied by a resident manager. The proposed rents are outlined in this report. 

$5,168,061 I 

$63.025 1 

CHW plans to apply for the Federal Affordable Housing Program (AHP) loan progsanl. They 
have requested that they be allowed to lower the rent levels to make them competitive for AHP 
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funding. If awarded, a portion of AHP funds would replace a reduction in the permanent 
financing due to the reduced rental income. The SDHC and Agency funds would be reduced pro- 
rata by any funding sources in excess of project uses. 

Environmental Impact - 
The Redevelopment Agency action is adequately addressed in the Mitigated Negative 
Declaration prepared for Arbor Crest North (Project No. 89239, dated June 20, 2006) adopted on 
July 13, 2006, by Planning Comn~ission Resolution No. 4103-PC and there is no change in 
circumstance, additional infomation, or project changes to warrant additional environmental 
review. Therefore, the activity to approve the OPA and Associated Actions is not a separate 
project for purposes of CEQA review pursuant to State CEQA Guidelines Section $15060(c)(3). 

Other Impacts - 
This Project will provide 82 restricted affordable units. The Redevelopment Agency and 
Housing Comn~ission loans will be subordinated to the lender financing; however, the rent 
restrictions can not be subordinated. 

PROPOSED PROJECT SCHEDULE 

1 Housing Commission Meeting 1 January 20 1 1 1 

Action 

ELC Meeting 

Timeline 

December 16,201 0 

/ Construction Start / July 20 1 1 I 

Agencyifiousing Authoiity Meeting February 20 1 1 

1 Construction Completion (estimated) 1 October 20 12 

CTCAC Amlication Submitted 

COMMUNITY COMMENT 
On Oct~ber  12, 2010 the N x t h  Park Redevelopment Project Area Committee voted 91010 

March 201 1 

recommending an additional Agency subsidy of up to $2.5 million for the Project. 

SUMMARY CONCLUSION 
The proposal is consistent with the goals and objectives of the North Park Redevelopment Plan, 
North park Implementation Plan and Redevelopment Law. The Agency and project areas 
currently have 20% Low and Moderate Income Housing Funds that are necessary for this 
proposal. 

Respectfully submitted, 

North Park project Manager 
Redevelopment Depai-tment 

Maureen Ostrye i 

Cominunity Development Coordinator 
Redevelopment Depai-tnlent 
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Attachment(s) : 
1. Location Map 
2. Preliminary Site Design 
3. Project Proforma 
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Attachment 1 - Location Map 

3783 - 3825  Florida Street 
San Diego, CA 92101 



Attachment 2 - Preliminary Site Design 
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Attachment 3 - Project Profomla 



4% LlHTC 
Development Summary 

DEVELOPMENT ASSUMPTIONS 

Site & Structures 
Site (Square Feet I Acres) 43.350 1.00 

Site 1 1.00 

Site 2 0.00 

Assessor's P Number(s) TBC 

SF Per Unit - - 
Total Land Cost $119 

Residential Land Cost $62 266 $5 168 061 

Commerc a1 Land Cost $0 

Land CosWAcre $0 

Number of Buildings 2 573ril i \ r e ' :  
Number of Units 
DensityIAcre 

Restricted Units 

ResidentiallCommerciai Space 

Resdential - Net Rentable i0,97G 

Res~dential - Corr~dor Space 13% 1C.646 

Residential - Community Space 2.928 

Residential -Other 7,097 

Commercial 0 

Allocated Cost of Commercial Construction : fj: 
Total Residential SF 91,641 

Construction Cost 

Prevailing Wages 

Hard CastIGSF 
Hard Cost'NRSF 

I hard CostiPark~ng Spc 528.1 52 $32,374 

Total Cost per Unit S 356.708 

OPERATING ASSUMPTIONS 

Income Inilatlon 2 50% 

Expenses Inflation 3 50'0 
Property Tax Inflation 2 00% 

Vacancy - Housing 5% 
Vacancy - Special Needs Housing 10%I 

Asset Management Fee 612,500 

Resident Services Annual Allocation $38 500 

Partnership Fee 5,000 
Discount Rate 

Investor Cash Flow Partici~ation ?OXt  
Sponsor Cash Flow Particioation 90% 

Local Public Subsidy RDA SDHC TOTAL 

Per Unit $67 470 S97 434 S164 904 

Per Bedroom S33 333 $48 137 $81 470 

PERMANENT FINANCING PER % OF 

SOURCES UNIT TOTAL 

Perm Loan $5 950 000 S71 687 20 10% 

SDHC 

Redevelopment Agency 

GP Contrlbdtlon 
Accrued Interest on Sofi Debt 

Refunds 
l ~ a x  Credit Eouty @ 0 89 $8 665 731 S104455 29 28% 

TOTAL SOURCES $29,606,731 $356,708 100 00% 

CONSTRUCTION FINANCING PER % OF 

SOURCES AND USES UNIT TOTAL 
Construction Loan 1~15 ,611 ,2641  $15611264 S188088 4753% 

SDHC $8 087 000 S97 434 24 62% 
0 00% 

Redevelopment Agency $5 600 000 S67 470 17 05% 
0 00% 

0 00% 

Deferred Costs $2 681 688 $32 309 8 16% 

Tax Credit Equity 10% S866 973 $10445 2 64% 

TOTAL SOURCES $32,846,925 $395,746 100.00% 

Excess (Deficit) $3 240 194 

PERMANENT FINANCING PER % OF 

USES UNiT TOTAL 
Land Costs 5 168 061 $62 266 17 46% 

Commercial Const Cost 0% $0 0 00% I Residential Const Cost 100% 16 878 15; S203 3;; 

Financing Costs 1 347 448 S 16 234 4 55% 

Accrued Interest o r  Sofl Debt 

Reserves 419 605 $5055 

Local 3ermits and Fees 899 743 $10 840 3 04% 

Other Development Costs $4 893 721 $58 960 16 53'0 

TOTAL USES $29,606,731 $356 708 100 00% 

I 
/Excess (Deficit' $0 

PARKING CALCULATION 

Residential Siudlo - 1 BR 2BR 3BR 
- " , , -,? 3 * 0 75 0 75 1 75 1 75 

Parking Spaces 0 00 18.00 57.75 45 50 
Rc2. c: 3,-, ?(;I ~ d j .  ;:,A[,," LC : [,Ll r r l  . i x  . , j 75, 
Total Parking Spaces 0 00 17.50 57 00 44.75 

Total Residential Spaces Required 120 

Total Extra Spaces 

Total Parking 1 46 spacesiunit 121 

/Total Parking SOFT 288 SFlStall 34.877 

DEVELOPER FEE 

Total Developer Fee 52,500 000 

GP Contributm S i  IJCOOO 

Net Developer Fee @Completion S1 400 000 

Earned @ Const Close 
$840 000 

Notes 
llodiiicaiions (1 Revises iuiding split assumes 51 8 million aadirioan contribu'an from Reaevelopmenr Agency $700 000 f'om -iousing Commission 

Average Affordabilitv = 59 02% 



Florida Street; North Park, San Diego 
Financing Summary 

FINANCING ASSUMPTIONS 
Predeve lo~ment  Loan $2,216.182 
Assumed Balance 50% 
Interest Rate 6.00% 
Term (months) 24 
Construction LoanlLTV $15,611,264 
Interest Rate 4.50% 
Term (months) 20 
Assumed Balance 
Lease-up and Conversion Term 
lnterest Durina Construction 
Interest During Lease-up 351,253 
Total Constr, Interest 761,049 
Perm. Loan $5,950,000 
lnterest Rate 
Amortization 
Debt C. Ratio 
Term (years) 
Annual Debt Svc. - Housino 
Amount Due at end of Term $4,299.534 
Perm. Loan - Comrn'l Allocation $0 
lnterest Rate 
Amortization 
Debt Coverage Ratio 
Term (years) 
Annual Payment 

lnterest 
Term (years) 
Minimum Annual Payment 
Residual Annual Pavment V 

A. Housing Portion 
of which HOME 

Amount per Assisted Unit 
B. Commercial 

Amount per SF 
lnterest Rate 
Term (years) 
Accrued lnterest - During Const 
Residual Pavment Y 
HOME Assisted Units 0 0 

~Reaeve lo~me f l t  Aaencv 5 600 000 - .  
Interest Rate 3.00% 
Term (years) 
Accrued interest - During Const 196,000 

Amount per Assisted Unit 
Interest Rate 0.4Z0/: 
Term (years) 55 
Minimum Annual Payment 
Residual Annual Payment M 
Totai Annual Payment 
AHP t 

50% BASIS TEST Y 
Eligible Basis 22 709,196 
Land Cost 5,168,061 
Total Aggregate Basis 27,877,257 
Required Bond Amount 50% 15,611,264 

RESIDUAL LOAN CALCULATION 50% 

SDHC 25.5% 8 087 000 

0 00 0.0% 
TOTAL 13.687.000 

TAX CREDIT EQUITY 
2010 THRESHOLD BASlS LIMITS - 4% 

#UNITS Bedroom Count LIMIT TOTAL 
Studio $174,861 

$201,163 $4,827,912 
$243 200 $8,025 600 

26 $31 1 296 58,093 696 
$0 

83 T. TH. BASIS LIMIT $20,947,208 
ADJUSTMENTS: 
Prevailing Wages ( I )  
Parking Beneath Units(1) 
Day Care Center ( I )  
100% Special Needs (1) 
Energy Titie 24 
SeismiclEnvironmentaI 
Elevator 
Energy Technologies 
Impact Fees 
50% - 36% AM1 (4% only) 

20.0% 
7.0% 
2.0% 
2.0% 
4.0% 

at cost 
10.0% 
at cost 
at cost 

10% 
< 35% AM1 (4% only) 0% 0 
ADJUSTED TH. BASIS LIMIT $28,174,585 
Total Eliaibie Basis $22.709.1 96 
Energy f i ~  adjustment 
Adjusted, Eligible Basis 
Amount (0ver)lUnder Basis Limit 
Voluntary Eligible Basis Reduction 
Voluntary Eligible Basis Reduction 
Unadjusted Eligible Basis 
Difficult to Develop Area Adjustment 39 o 

ADJUSTED ELIGIBLE BASIS $29,521,955 
Percentage of Affordable Units 100% 
Qualified Basis 
Qualified Basis Reduction 
Reduction Amount $0 
ADJUSTED QUALIFIED BASIS $29,521,955 
Tax Credit Construction Rate 9.00% 

Cost of Syndication 
TOTAL TAX CREDIT EQUITY $8,669,731 
Tax Credit Equity at Constructic 10.00% $866,973 

Tax Credit AcquisitionlSubsidy Rate 3.30% 

l ~ a x  Credit Equity at Takeout $7,802,758 / 

SELECT 4% o r  9% CREDIT OPTION 

Annual Federal Credit Amount (CALCULATED) 

4 00% 
974,225 

Annual Federal Credit Amount (MAX ALLOWED) $2 500 000 
FEDERAL CREDIT AMOUNT $9,742,245 
Total State Credit Amount $0 
Percentage of Credits Sold 100 0% 
Price Per Tax Credit Dollar 0.89 
Equity from Federal Credit 18 669,731 
Equity from State Credit $0 
Total Gross Proceeds $8 669 731 



 PROPOSED UNIT MIX AT MARKET Market Market Aff. PROPOSED AFFORDABILIN MIX 
#Units Type Sq. Ft Rent At Close PSF Units Units Actual 

ENTER HERE Gu~del~nes Aliocatlon 
0 7 Bedlm ; Bath 0 SO $0 0 0 Totai Affordable Unlts 100% 
24 ' Bearm ' Bath 560 SO 50 000 0 24 % of Units @ 63% of M e d m  
33 : Bedrm Bath 880 SO $0 000 0 33 % of Units @ 5l;, of Medlan 40% 10tir 
26 3 Bedim 2 Bath 1,106 $0 50 000 0 26 % ofUn~ts @ 4Cn; of Medlan 11% 20% 
0 < Bedim 2 Bath 0 SO SO 0 0 % of Umts !Z ;?'P of Med~an 13% 10% 0%. 

0 0 
83 858 $0 $0 0.00 1 0 83 

/Total NRSF 71,236] 

Unlt Typo 

0% @ 30% aflvledlan 

- 
% o f  Unlts @ 25?, of Median 10% 0% :.$' 

% o f  Units @ ?!% of Med~an 10% 0% 0:. 
% o f  Unfts 36% - 50% AM1 10% 
% o f  Units <35% AM1 0% 

Restrbcted 82 

10% 6 50% ofMed~an 2 
0% /, 40% ofMedlan 0 
0% @ 30% ofMmlan 0 
0% @ 25% ofMeman 0 
0% @ 20% ofMedian 0 

Subtoti 24 
90% @ 60% ofMedmn 29 
10% @ 50% o f M e d m  3 
OYO @2 40% of Median 0 

125 

Subtota 0 

$579 103 $0 UTILITIES 

90% @ 60% of Medlan 29 2 I 1 880 51 019 $1 080 i . 7  f - 
10% @ 50% of Medlan 3 2 I 1 880 5849 $883 
0% @ 40% of Medlan 0 2 I 1 880 $849 $706 

se 510 sii c w  521 
Subtata 33 

90% @ 60% of Median 23 3 1 2 1 106 $1 133 $1 224 
UTILITY ASSUMPTIONS 

90% @ 60Y0 ofMedian 0 4 ! 2 0 $1,223 $1 366 
10% @ 50% afMed~an 0 4 1 2 0 $1,019 $1,138 

Subtota 0 

Monthly S81 788 1 

- 
0% @ 30% o f M e d w  0 
0% @ 25% ofMedian 0 
0% @ 20% o f M e d m  0 

Mgr 0 1 
Subtoti 33 

90% @ GOO/- of Median 23 
10% @ 50% of Medlan 3 
0% @ 40% o f M e d m  0 
0% 30% of Medlan 0 
0% @ 25% otMedian 0 
0% @ 20% afMedian 0 

Mgr o o 
Subtoti 26 

90% @ 60% of Median 0 
10% @ 50% of M e d m  0 
0% @ 40% ofMedmn 0 
0% @ 30% ofMedian 0 
0% @ 25% ofMedian 0 
0% @ 20% ofMedian 0 
0% 0 Subtot; 0 

TOTALS 

Gross Scheduled Rents Annual $Q81 468 71 2361 1 / 

NET 
RENT 
5785 
5653 
$542 
5404 
$336 
$267 

IUCHER ANALYSIS 
AM1 LEVEL MonVlly h n u d  

Rent @ Rent @ Rent @ Voucher #of NET 

60% 80% 100% lnrome Vouchsm INCOME 

81 6 $31 0 



Florida Street; North Park, San Diego 
Operating Expenses 

83 

ADMINISTRATIVE EXPENSES 
Advert~s~ng 
Legal 
Account~ngIAud~t 
Secur~ty 
Credrt Checks and Bank Fees 
LicensesIFees 
SDHC Mon~toring Fee 
Off~ce Expense 
Other Expense 

TOTAL ADMINISTRATIVE EXPENSES 

Electricity Tenant Paid - Common Only 
Gas Central Boiler 
Water 
Sewer 

TOTAL UTILITY EXPENSES 

On-Site Manager 1.5 FTE 
Maintenance Personnel 
Pavroil TaxesIBenefits 

INSURANCE 

Painting 
Repairs 
Trash Removal 
Pest Control 
Landscaping 
Supplies 
Elevator 
Parkmg deck ops & maint 
Fire Protection 
Lock & Keys 
Uniforms 
Telephone i Cable I lnierne: 
Other 

TOTAL REPAIRS & MAINTENANCE 

TOTALANNUALOPERATINGEXPENSES 

I \Dave Gatzke\Aibor Crest - Florida St\Fina~ce\Profornius\Proforma 10 12 02 - 4 %  Revised Public Funding Split xlsEXF 
7/26\07 

PER UNlT / 
PER MONTH 

ANNUAL 
TOTAL 

1 

Percentage 
of Total 

ANNUAL 
PER UNlT 

PER 
MONTH 



Florida Street; North Park, San Diego 
Development Budget 

Enter as 
Non-PW = 

123 532 
10 500 

0 
13 999 
98 000 

0 
0% 

599,350 
0 
0 
0 

0 
0 

7 4% 
0 

3 OW/C 
I B  

4 C I*" 
J Lib,, 

1 -  " 0  

0 50% 

100% 
90 000 

500 
El 

76 000 
ie t  Below 

30 000 
17 500 

1 GO-* 
CiCC 0 

1 50% 
0 0090 

?el Below 

30 000 

0 2C"r  

40 000 
40 000 
20 coo 

15 000 

C 

i 

Jet Below 
Jet Below 

25 500 
2 000 
8 840 
15 000 
25 000 
10 200 
43 000 

Jet Below 
i e t  Below 

1106  

Jet Below 

0 

- - 

Notes 

4ND ACQUISITION 
Land Cost + Value of  Arch 8 Engr 
Demol$t~on + Abatement 
Legal 
Emsting Improvements Value 
Title Escrow and Recording 
Acqusitlon ConsultanVBroker Fee 
Land Interest Cost 
Land Cost Contingency 

On Site Work 
Offsites a,Iosza ~ O C  

Abatement In o.,-sla \..air 
Landscaping. tot lot r U.\-S k :.m.k 

Off-Slte Improvements cost share 
Dlrect Construct,on (cost per gba) 
Photovoltaic system 
"Green" upgrades - (S per gross SF) mcludec aaaie 
Structured Parking (price per sl) 
ASSUMCD CONSTRUCTION cnsr SAVINGS 
Structures-Elevator - (Enter as Lump Sum) r c l  <lea n s a w  

GC Contlngency 
Genela1 Cond!t!ons (nurnbeiofmonths) $53 :az 
GC Fee 
Contractor Bands 
General Contractor (GC) L~ablllty lnsulance 
Buildel s R~sk 
Prevatlng Wage Monltarlng 

RCHITECTURAL FEES. 
Design and Con Supeiv lsm 
Pee, Rev~ewIOwners Rep 
D e s m  I Green Cedtfication 

DTAL ARCrllTECTJRAL COSTS 

JRVEY 8 ENGINEERING COSTS 

ONSTR-CTlOh FINANCING 
Construction Loan 1nte;est 
Construction m a n  Fee 
Construction Management 
Bank Construction Monltor~ng 
Accrued Interest on Sofl Debt 
Real Estate Taxes 
Insurance 
Canstructlon Loan - Other 
Tlte Escrow 8 Recordng - Canstructlon (LUMP SUM) 

Rate Lock Fee - Housmg 
Permanent Loan Fee - Commercw 
Rate Lock Fee - Commercal 
Cost of Issuance 7 ~ '  -= 
Low FIoaleiCap 
T~tle Escrow & Recordm(; - Permanent 

Bank Legal - Constructon 
Owner Legal - Constiuct~on 
Bank - Expenses & Fees 
Bank Legal - Permanent 
Ownel Legal - Permanent 

Replacement Reserve - Initial Depost (Enter per mi) 
Reserve for AM Fee 
Operating Reserve - ENTER # of MONTHS 

OTAL RESERVE COSTS 

Tax Cled~t Fees 
Enwonmental Consultants 
AccountinglAud~t 
Peimlt Processing Fees - iEntei PER UNIT) 
Development impact Fees - (PER UNIT) 
S~gnags 
Marke11ng:Rent-Up 
frla~ket Study 
FFE 
Utility Deeosrs 
Relocation 
Entitlement Consultant 
S o t  Cost Contlnaencv 

Developer Fee 
Syndcatlor 
Development Consult~ng 
Prolect AdmmstiationIOthei 

OTAL DEVELOPER COSTS 

OTAL PROJECT COST 

Acqutsltiol 
Loan 

L LC0 L 

4 900,oo 

PREDEV 

LI IJm 
123.532 

I!, 5 0 ~  

~- P 
1 -03 

<; 

<@:>:> 

20 000 

75 C0? 
e 000 

20 000 

, , > \  .. .*.,' 

1 00C 
1C.lP0 
i E i C  

15 P j 0  

116742 
, ,, ., ,- . < "  

123 000 

-,? 
&Lr 

$ 0  223 

31 3 264 
1 '06 

2.216.182 

ELIGIBLE 
BASIS 

0 
0 
0 
0 
0 

0 
0 

1 395 000 
599 350 

0 
0 
0 

10 081 000 

0 
2 990 000 

( "J 

0 
418436 
918 000 
574651 

0 
143 663 
71 831 

0 

409 786 
I 5 6  113 
93 005 
10000 

0 
75 000 
30 900 
30 000 
17 500 

0 
0 
0 
0 
0 
0 

40 000 
40 000 
20 000 

0 
0 

0 

0 

2 230 
25 503 

166 000 
733 743 

I 5  000 
J 

10 200 
40 000 

i 

0 

2 500 000 
0 
0 
0 

2,500 000 

22 709 196 

CONSTR 

4 922 030 
I23  532 

10 500 
0 

13 999 
98 000 

0 
0 

1 395 000 
599 350 

0 
0 
0 

10081 000 
0 
0 

418 436 
918 000 
574 651 

0 
143 663 
71 831 

0 

761 049 
I 5 6  113 
90 000 
10 000 

0 
75 000 
30 900 
30 000 
17 500 

0 
0 
0 
0 
0 
0 

40 000 
40 000 
20 000 

0 
0 

0 

0 

150 362 
2 230 

25 500 
166 000 
733 743 

15 000 
25 000 
10200 
40 000 
25 000 

313 264 
1 106 

1 120 000 
196 000 

0 
0 

1 256 000 

27 485 042 

IEFER TO 
PERM 

0 
0 
0 
0 
0 
0 
0 
0 

0 
0 

0 
0 
0 
0 

0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

0 

0 

0 
0 
0 
0 
0 
0 
0 

0 

0 
0 

203 303 
0 

0 
C 

15 000 

0 

0 
0 
0 
0 
0 
0 
0 
0 
0 
0 
0 

1 940 000 

0 
0 

1,940 000 

2 681 688 



Maxmuln developer fee iesser of 15% of 
eligible bass or $2 5 miillan 

Florida Street; North Park, San Diego 
Budget Details 

Survey and Engineering Costs 
Clvll Engineer - Nasland 
Solis Engneer 
Survey incl ~n cwil 
Traffic Engineer - LLG 
Electrcal Engineer - SDGE Design 
Shonng - ESSI 
Relmbursables 
ALTA Sulvey 
Materals Testing Eng 
Utlity Consultant incl in arc? 
Total Survey and Eng. 

Insurance Cost 
O w e !  Liabrlity "ears $2.000 
?st Year Operations $300 
Total Insurance 
Tax Credit Issuance Cast 4% 
Application Fee 5.5 2.000 
Reservation Fee 1.0% $974 225 
CD'iAC Petformance Deposit 0.5% 515.611 264 

Misc Environmental Repoits 
Traffic Study 
M!t,gatlon 
ArcheoioavlPaieontooov 

17ii BOO 
43311 

9 750 
3 000 
I? 2YL 
1 501) 
3 EO:? 

20 0OC 

278.1 11 

6.000 
24 900 
30.900 

7.000 
$9 742 

100 000 
Monltonng Fee $410 82 33.620 
Total Cost of Issuance 
Enwronmantal Consultants 
Phase I 

33 620 
150,362 

2.230 

Phase I1 + Remediaton Lead /Asbestos Survey n demo 
Total Environmental 
Relocation Costs 
Reocatlon Consultant Fee 

2.230 

58.1-00 
Temporary Relocation 
Relocat~on Pavments 
Total Rslocatbon 
Syndicatmn Costs 
Consultant 

one rime 

annuai ongoing 

per year const 
one time 

one time 
one t me 
one tlme 

I 
Fee Schedule 
SDUSD School Fees S" 0- /sf 62 296 $185 010 
Warer Capac ty Fees $2 047 led" c $106 036 
M sc Water Connection $2 1 C S2 71 6 
Sewel Capacltv Fees $4  114 led" - 5 $143 515 
County Water Authority 7 073 S11073 
DIF Fee '4 08C / m i  $277 440 
RTCIP 7 044 /unit E $132 192 
RTCIP Credtt for Affordable U? ts - lunlt C $ 2 5  

$733 743 
Contingency OU SO 

$731 741 

254.764 
313.264 

48,000 

- 
Total L ,..-.-...-,, 
Refundable Deposits I 
Utiiity Deposit 25.000 
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