REPORT
DATE ISSUED: May 21, 2015

REPORT NO: HCR15-043

ATTENTION:

Chair and Members of the San Diego Housing Commission
For the Agenda of June 25, 2015

SUBJECT:

Final Bonds/Note Authorization for Mayberry Townhomes

COUNCIL DISTRICT: 9
REQUESTED ACTION
Authorize the issuance of Housing Authority of the City of San Diego tax-exempt multifamily housing
revenue bonds/note to fund the acquisition and rehabilitation of Mayberry Townhomes, an affordable
rental housing development.
STAFF RECOMMENDATION
That the San Diego Housing Commission (Housing Commission) recommend the Housing Authority of
the City of San Diego (Housing Authority) authorize the issuance of up to $9,959,732 in tax-exempt
multifamily housing revenue bonds/note to fund the acquisition, rehabilitation, and preservation of
Mayberry Townhomes (Mayberry).
SUMMARY
A development summary is at Attachment 1.
Table 1 - Development Details
4328-70 & 4490 Mayberry Street, San Diego
9
Southeastern San Diego
Acquisition with Rehabilitation
Type V
Surface Parking (102 parking spaces) (1.46 spaces per unit)
Multifamily
2.97 acres, 129,373 square feet
70
24 dwelling units per acre (70 units ÷ 2.97 acres = 24 d.u.)
1 studio, 1 one-bedroom, 33 two-bedroom units, 34 threebedroom units and 1 two-bedroom manager’s unit
Gross Building Area
70,628 square feet
Net Rentable Area
68,628 square feet
Address
Council District
Community Plan Area
Development Type
Construction Type
Parking Type
Housing Type
Lot Size
Units
Density
Unit Mix (proposed)

Mayberry is an existing 70-unit family rental complex located at 4328-70 & 4490 Mayberry Street
(Attachment 2 - Site Maps). The development will provide 69 affordable rental units (and one twobedroom manager’s unit) including one studio, one (1) one-bedroom, 33 two-bedroom, and 34 three-

May 21, 2015
Final Bonds/Note Authorization for Mayberry Townhomes
Page 2

bedroom units for families with incomes ranging from 50 to 80 percent of San Diego Area Median
Income (AMI).
Mayberry is owned by Mayberry Limited whose general partner is the Metropolitan Area Advisory
Committee on Anti-Poverty of San Diego County Inc. (MAAC). MAAC manages Mayberry. MAAC
wants to sell the property to Community Housing Works (CHW), a 501(c) (3) nonprofit organization.
CHW wants to assume MAAC’s existing Housing Commission loan with certain loan term revisions.
CHW proposes to use tax-exempt bonds or notes to refinance and comprehensively rehabilitate the
complex, plus reconfigure two units to create a permanent manager’s office along with a community
room.
On February 13, 2015, and March 10, 2015, the Housing Commission (HCR15-003) and Housing
Authority (Attachment 3 – Report HAR15-009) respectively: a) approved the sale and ownership
transfer of Mayberry to CHW; b) approved CHW’s assumption of the Housing Commission’s existing
residual receipts loan (estimated at $910,307 at closing); and c) approved modification of the Housing
Commission’s existing loan’s terms.
The Development
The property is owned by MAAC’s controlled entity Mayberry Limited. Constructed in 1984, Mayberry
consists of 18 buildings with two-story townhomes configured as duplexes and four-plexes on
approximately 2.97 acres (129,373 square feet). The project currently has 35 two bedroom/1.5 bath
units, (approximately 774 square feet), and 35 three bedroom/2 bath units, (approximately 1,014 square
feet). There are 102 surface parking spaces and no common area facilities. Amenities include:
refrigerator, oven, dishwasher, washer/dryer, garbage disposal, balconies or fenced patios, carpeting,
blinds, walk-in closet, and assigned parking spaces. Mayberry is located in a mixed use neighborhood.
Located to the north is a multifamily housing complex. To the south is an exit road from Interstate 805;
further south is the Las Serenas Apartments (a Housing Commission financed, CHW-developed
complex). To the east is Casa Puleta Apartments (a tax-credits financed complex). To the west are South
43rd Street and commercial uses including a Northgate Gonzales Market and CVS Pharmacy. There is
public transportation on South 43rd Street. Major highway access, a sports parks complex, and the
Educational Cultural Complex which provides job training are nearby. CHW is proposing to spend an
estimated $2,800,000 ($40,000 per unit) on the proposed rehabilitation. CHW intends to complete a
comprehensive renovation of Mayberry, including: optimizing energy performance and building
sustainability, complete window replacement, renovating bathrooms, reducing carpeted surfaces,
improving unit’s indoor air quality, installing Energy Star efficient appliances, installing high efficiency
lighting, installing low-water use fixtures, and updating landscaping for low-water use. CHW proposes
to convert one (1) three-bedroom unit and two (2) two-bedroom units, into one studio unit, one (1) onebedroom unit, a manager’s two-bedroom unit, a manager’s office and a community room.
Project Sustainability
Sustainability will be emphasized and will include a Home Energy Rating System (HERS) Energy II
audit (whole building analysis of energy use). The rehabilitation will follow the California Green
Building Code for all replaced items. Irrigation will conform to the State of California Landscape
Guidelines for all renovated landscaping. To conserve water there will be a 25 percent reduction in
existing turf. A resident education and recycling program will be established. To the extent feasible for
rehabilitation, the project will comply with the Housing Commission’s Sustainability Guidelines. CHW
also will comply with California Tax Credit Allocation Committee (TCAC)-required energy standards.
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In recent years MAAC installed a full solar photovoltaic system on 17 building rooftops at Mayberry.
The existing solar system is leased from Everyday Energy. CHW anticipates that buying out the solar
system will be a tax credit investor’s requirement. The proposed development costs include $250,000 to
buy out the leased solar system.
Development Team
CHW, a 501(c)(3) nonprofit, is the developer. CHW has won many national, statewide, and regional
awards for development excellence. They are a provider of multiple social services. CHW’s mission is
to revitalize neighborhoods through the creation of affordable housing with services for residents. CHW
has developed more than 1,900 affordable housing units in Southern California. CHW has completed
multiple affordable housing developments utilizing Housing Commission loans. Additional
development team members are listed below:
Table 2 - Development Team Summary
Role/Firm
Proposed new owner - Mountain View Housing Associates L.P. (with Alta Vista Townhomes LLC
as general partner and CHW as sole member/manager of the general partner).
Architect - John Stewart & Company
Civil Engineering - Stuart Engineering
General Contractor - Sun Country Builders
Phase I Environmental - SCS Engineers, San Diego
Property Manager - ConAm Management Corporation, San Diego
Tenant Services Provider - CHW
Construction Lender (multifamily revenue bond issue) - Bank of America
Permanent Lender - Greystone (a Freddie Mac originator)
Tax Credit Investor - Merritt Community Capital
FINANCING STRUCTURE
The acquisition and rehabilitation of Mayberry has an estimated total development cost of $16,286,796
($232,669 per unit for 70 units). Mayberry will be financed with a combination of 4 percent tax credits,
tax-exempt multifamily housing Governmental Lender Note, third-party loans, seller carryback loan,
deferred developer fee, and extending (and revising) the Housing Commission’s existing 1999-approved
residual receipts loan and interest. No additional Housing Commission loan funds are proposed.
The Housing Commission requires affordable housing developers to pursue all viable sources of funding to
reduce the financing gap and amount of Housing Commission subsidy required. Under the proposed
revised loan terms if the developer obtains additional proceeds or if there are cost savings then such
additional proceeds/cost savings will be distributed as follows: first applied to pay down deferred developer
fee, and then 50 percent to the borrower and 50 percent proportionately to the public lenders (estimated at
18 percent to the Housing Commission and 32 percent to the City of San Diego (City).
Proposed Bond Financing
The Housing Commission utilizes the Housing Authority’s tax-exempt borrowing status to pass on
lower interest rate financing (and make federal 4 percent tax credits available) to developers of
affordable housing. The Housing Authority’s ability to issue tax-exempt bonds or notes is limited under
the U.S. Internal Revenue Code. To issue bonds or notes for a project, the Housing Authority must first
submit an application to the California Debt Limit Allocation Committee (CDLAC) for a tax-exempt
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multifamily housing mortgage revenue bonds/notes allocation. Prior to submitting applications to
CDLAC, projects are brought before the Housing Commission, Housing Authority, and San Diego City
Council (City Council). Housing Authority bond inducement resolutions must be obtained prior to
CDLAC application submittal and a City Council TEFRA resolution must be secured no later than 30
days after application submittal. These actions were previously completed for Mayberry Townhomes.
A summary of the Housing Commission’s Multifamily Housing Bond Program and the actions that must
be taken by the Housing Authority and by the City Council to initiate and finalize proposed financing is
included as Attachment 4.
The developer has applied for non-competitive 4 percent tax credits. TCAC approval is expected on June
10, 2015, for $5,403,000 in 4 percent tax credits. On May 20, 2015, CDLAC approved an up to
$9,959,732 tax-exempt bond/note allocation. The financing structure proposed by the developer and its
financing team and approved by CDLAC contemplates a back-to-back tax exempt loan/Governmental
Lender Note structure as described below. The note will meet all requirements of the Housing
Commission’s Multifamily Housing Revenue Bond Program policy and will fully comply with the
City’s ordinance on debt disclosure. The bond amount that is ultimately issued will be based upon
project costs, revenues, and interest rates prevailing at the time of Governmental Lender Note issuance.
The developer proposes that the loan/Governmental Lender Note proceeds will be used for construction
financing and permanent financing. Staff will work with the City Attorney and the City’s Disclosure
Practices Working Group to ensure that the issuance of the Housing Authority Governmental Lender
Note is in conformance with the City’s disclosure requirements.
Public Disclosure and Authorization for Issuance of Tax-Exempt Debt
The tax-exempt debt proposed to be issued by the Housing Authority will take the form of a
“Governmental Lender Note.” Pursuant to a Funding Loan Agreement, by and among the Housing
Authority, Bank of America (BofA) and a Fiscal Agent to be selected, BofA will loan the Housing
Authority the amount authorized to finance the project, not to exceed the amount allocated by CDLAC
described above (Funding Loan). The Housing Authority will issue to BofA its Governmental Lender
Note evidencing the Housing Authority’s obligation to repay the Funding Loan. Solely from the
proceeds of the Funding Loan, the Housing Authority will simultaneously lend the developer the
proceeds of the Funding Loan to finance the project (Project Loan) pursuant to a Project Loan
Agreement, by and among the Housing Authority, the Fiscal Agent, and the developer (Project Loan
Agreement). The Project Loan will be evidenced by a note from the developer to the Housing Authority
(Project Note), which Project Note will be pledged to the repayment of the Funding Loan.
This structure is known as a “back-to-back tax-exempt loan structure” and has been previously used by
the Housing Authority. The Fiscal Agent is a party to both the Funding Loan Agreement and the Project
Loan Agreement, and will be responsible for collecting the payments on the Project Loan from the
developer and paying BofA from such proceeds on the Funding Loan. As the Housing Authority is a
conduit in the financing, the Housing Authority’s obligation to repay the Funding Loan evidenced by the
Governmental Lender Note is limited to the proceeds of the Project Loan made by the Housing
Authority to the developer. No other funds of the Housing Authority are pledged to make payments on
the Funding Loan/Governmental Lender Note.
BofA is a “qualified institutional buyer” within the meaning of the U.S. securities laws. At closing, it
will sign an “Investor’s Letter” certifying, among other things, that it is making the Funding Loan and
taking the Governmental Lender Note for its own account and not for public distribution. Because the
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Funding Loan is being made and the Governmental Lender Note is being taken through a private
placement, an Official Statement will not be used. In addition, the Governmental Lender Note will not
be subject to continuing disclosure requirements nor will it be credit enhanced or rated.
The transfer of the Governmental Lender Note to any subsequent purchaser will comply with Housing
Commission policy number PO300.301. Moreover, any subsequent Governmental Lender Note holder
would be required to represent to the Housing Authority that it is a qualified institutional buyer or
accredited investor who is buying the Governmental Lender Note 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 Governmental Lender Note.
The following documents will be executed on behalf of the Housing Authority with respect to the
Governmental Lender Note: Funding Loan Agreement, Project Loan Agreement, Regulatory
Agreement and Declaration of Restrictive Covenants, 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 will require the
consent of the San Diego City Attorney’s office and bond counsel. Various tax-exempt financing
documents will be executed on behalf of the Housing Authority including the following:
The Governmental Lender Note will be issued pursuant to the Funding Loan Agreement. Based
upon instructions contained in the Funding Loan Agreement and the Project Loan Agreement,
BofA will disburse Governmental Lender Note proceeds for eligible costs and will, pursuant to
an assignment from the Housing Authority, receive payments from the Borrower.
The Project Loan Agreement sets out 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 BofA.
Regulatory Agreement and Declaration of Restrictive Covenants will be recorded against the
property in order to ensure the long term use of the project as affordable housing and to ensure
that the project complies with all applicable federal and state laws.
Financial Advisor’s Recommendation
After evaluating the terms of the proposed financing and the public benefits to be achieved, it is
financial advisor PFM Group’s recommendation that the Housing Authority proceed with the issuance
of the Governmental Lender Note. The financial advisor’s analysis and recommendation is included as
Attachment 5.
Sources and Uses of Financing
Mayberry’s estimated total development cost (TDC) is $16,286,796 for 70 units. The TDC with sources
and uses of funds are detailed in the developer’s pro forma attached to this report as Attachment 6.

May 21, 2015
Final Bonds/Note Authorization for Mayberry Townhomes
Page 6

The following tables summarize the proposed estimated sources and uses of funds:
Table 3A – Mayberry Estimated Sources of Financing
Construction Financing Sources
Construction Loan
(multifamily mortgage revenue Note)
City Loans
Accrued Interest During Construction
Housing Commission Loan w/ interest
Accrued Interest During Construction
MAAC Seller Carryback Loan
Income from Operations
4% Tax Credit Equity
Deferred to Permanent Conversion
CHW Developer Fee Contribution
Deferred Developer Fee
Total Development Cost

Amounts
$9,959,732
1,599,227
34,900
910,307
14,571
761,333
469,600
894,000
829,195
536,894
277,037
$16,286,796

Permanent Financing Sources
Permanent Loan
(multifamily mortgage revenue Note)
City Loans
Accrued Interest During Construction
Housing Commission Loan w/ interest
Accrued Interest During Construction
MAAC Seller Carryback Loan
Income from Operations
4% Tax Credit Equity
Refunds
CHW Developer Fee Contribution
Deferred Developer Fee
Total Development Cost (TDC)

Table 3B – Mayberry Estimated Uses of Financing
Permanent Financing Uses
Amounts
Acquisition, Closing Costs, and Solar Buyout
$9,190,358
Hard Costs (with site work and contingency)
2,800,000
Architect and Engineering
182,000
Financing Costs (with costs of tax-exempt Note
1,108,207
issuance)
Contingency soft costs
53,599
Reserves (Replacement & Operating)
229,016
City Permits and Fees
17,500
Developer Fee
1,868,417
Soft Costs
837,699
Total Development Cost
$16,286,796

Amounts

Per Unit

$6,230,000
1,599,227
34,900
910,307
14,571
761,333
469,600
5,403,000
49,927
536,894
277,037
$16,286,796

$89,000
22,846
499
13,004
208
10,876
6,709
77,186
713
7,670
3,958
$232,669

Per Unit
$131,291
40,000
2,600
15,832
766
3,272
250
26,692
11,966
$232,669

Development Cost Key Performance Indicators
Housing Commission staff has identified development cost performance indicators which were used to
evaluate the proposed development and make a recommendation. The key performance indicators in Table
4 are commonly used by real estate industry professionals and affordable housing developers.
Table 4 - Key Performance Indicators
Development Cost Per Unit
$16,286,796 ÷ 70 units =
Housing Commission Subsidy Per Unit
(existing loan plus estimated interest)
$910,307 ÷ 70 units =
Acquisition Cost Per Unit
$9,190,358 ÷ 70 units =
Gross Building Square Foot Hard Cost
$2,800,000 ÷ 70,628 sq. ft. =
Net Rentable Square Foot Hard Cost
$2,800,000 ÷ 68,628 sq. ft. =

$232,669
$13,004
$131,291
$39.64
$40.80

Project Comparison Chart
There are multi-faceted variables that influence the cost of affordable housing with rehabilitation including:
project size plus economies of scale, location, site conditions, need for sustainability improvements,
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environmental factors, presence or absence of lead and/or asbestos, community involvement, construction
type, degree of rehabilitation needed, design constraints, developer experience/capacity, and the mission/
goals of the developer. Table 5 lists similar rehabilitation-type developments, funded over the previous
three years, for an approximate comparison against the proposed Mayberry development.
Table 5 - Comparable Loan Modification with Rehabilitation Projects
Total
TDC
* SDHC
Const.
Development Cost Per
Subsidy
Rehab
Project Name
Year
Type
Units
Cost
Unit
Per Unit Rehab Cost Per Unit
Subject - Mayberry 2015
V
70
$16,286,796 $232,669
$13,004 $2,800,000 $40,000
City Heights 10
2013
V
132
$16,693,873 $126,469
$47,561 $3,669,268 $27,797
Knox Glen
2012
V
54
$10,193,542 $188,769
$48,491 $2,618,500 $48,491
* The Housing Commission subsidy amount is the extended loan; it does not include the project’s tax-exempt
Note amount.

Developer Fee
In order to increase the tax credits’ basis, and thus increase the TCAC awarded tax credits, the Housing
Commission’s Notice of Funds Available allows the President & CEO to adjust the typical $1,400,000
maximum developer fee up to $2,500,000 if allowed by TCAC and if the excess developer fee becomes
a developer contribution to the project. CHW is proposing to receive a $1,331,523 net developer fee.
An additional $536,894 developer fee is included in costs in order to increase the tax credit basis and
will be contributed to the project. The developer fee is summarized as follows:
$1,054,486 cash developer fee to CHW
+ 277,037 deferred developer fee to CHW
$1,331,523 subtotal developer fee to CHW
+ 536,894 developer fee to be contributed to the project
$1,868,417 total developer fee
AFFORDABLE HOUSING IMPACT
It is proposed that the Housing Commission’s rent and occupancy restrictions will be recorded against
69 units for 55 years from date of the escrow closing. The 69 units will be affordable to tenants with
incomes at AMI levels ranging from 50 percent AMI to 80 percent AMI.
Table 6 -Mayberry Affordability & Monthly Estimated Rent Table *
Affordability Mix

50% AMI units
60% AMI units
80% AMI units
Manager’s unit
Total Units

Studio Units
(est’d. 400 sq. feet)
Estimated
Units Net Rent
1
$632
0
-0
-0
-1

One Bedroom Units
( est’d. 500 sq. feet)
Estimated
Units Net Rent
1
$705
0
-0
0
0
-1

Two Bedroom Units
(774 sq. feet)
Estimated
Units Net Rent
3
$787 - $830
10 $1000 -$1042
20
$1458
1
-34

Three Bedrooms
(1,014 sq. feet)
Estimated
Units Net Rent
2
$867 - $920
11
$1109 -$1202
21
$1684
0
-34

Total
7
21
41
1
70

* - Estimated net rents after utilities allowance deduction. The developer’s market study shows estimated
market rents are: studios $817, 1-bedrooms $922, 2-bedrooms $1,148 and 3-bedrooms $1,292.
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Estimated Timeline
The estimated development timeline is as follows:
Milestones
• CDLAC bond allocation meeting approval
• TCAC allocation meeting
• Housing Commission proposed final Note authorization
• Housing Authority proposed final Note authorization
• Estimated Note issuance and escrow closing
• Estimated start of rehabilitation work
• Estimated completion of rehabilitation work

Estimated Dates
• May 20, 2015
• June 10, 2015
• June 25, 2015
• July 14, 2015
• July 23, 2015
• August 2015
• March 2016

FISCAL CONSIDERATIONS
The proposed funding sources and uses approved by this action were approved by the Housing
Authority in the Fiscal Year 2016 Housing Commission Budget. Approving this report’s proposed
actions will not change the Fiscal Year 2016 total budget.
No Housing Commission new direct cash loan funds are proposed with this report’s actions. There are
no fiscal impacts to the Housing Commission, the City, or the Housing Authority associated with this
report’s proposed action of final authorization to issue the multifamily housing revenue Governmental
Lender Note. The Governmental Lender Note will not constitute a debt of the City. If the Note is
ultimately issued for the project, the Note will not financially obligate the City, the Housing Authority or
the Housing Commission because security for the repayment of the Governmental Lender Note will be
limited to specific private 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 Governmental
Lender Note.
The developer is responsible for the payment of all costs under the financing, including the Housing
Commission's .0025 Note issuer fee (estimated at $24,899 at closing and $10,000 annually), as well as
the Housing Commission bond counsel and financial advisor costs. Pursuant to the loan modification
terms, payments to Housing Commission include an estimated $25,000 for attorney costs, a $14,110
capitalized asset management fee, and an estimated $10,350 ($150/affordable unit) annual payment for
affordability monitoring.
Since MAAC’s acquisition in 2003 there have been no residual receipts payments made on the Housing
Commission’s loan:
$670,000 - Housing Commission’s loan principal
+240,307 - estimated accrued interest to July 23, 2015 closing
$910,307 - estimated owed to Housing Commission as of July 23, 2015 closing
PREVIOUS COUNCIL and/or COMMITTEE ACTION
• On March 10, 2015, the Housing Authority approved the loan modification and preliminary bond
items for Mayberry Townhomes.
•

On February 13, 2015, the Housing Commission approved the loan modification and preliminary
bond items for Mayberry Townhomes.
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•

On October 30, 2007, the Housing Authority approved revisions to the terms of a previously
approved loan to allow for a loan refinance by Southeastern Economic Development Corp.

•

On October 3, 2003, the Housing Commission approved a change of ownership as well as an
assumption and repositioning of a Housing Commission residual receipts loan for Summit Crest
Apartments.

•

On October 30, 2001, the Housing Authority approved final steps to issue tax-exempt and
taxable housing revenue bonds for Summit Crest Apartments.

•

On February 16, 1999, the Housing Authority approved a loan to Southwest Crest, L.P., for the
acquisition and rehabilitation of Mayberry Apartments.

COMMUNITY PARTICIPATION and PUBLIC OUTREACH EFFORTS
On September 8, 2014, the Southeastern San Diego Planning Group (SSDPG) voted in favor of the
project 9-2 (plus one abstention) with various conditions including: resolving any due diligence issues,
off-street parking for staff, reinforced window glass in laundry rooms, upgraded exhaust fans in kitchens
and bathrooms, management by a Certified Property Manager with a management plan, disclosure of
public funds, child-proof-spaced-wrought-iron fencing, and implementing police department
recommendations. CHW will make a good faith effort to comply with the SSDPG requests to the extent
reasonably feasible.
KEY STAKEHOLDERS and PROJECTED IMPACTS
Stakeholders for this project include: the residents of Mayberry, MAAC as the project’s current
owner/seller, CHW as the developer, and the Housing Commission as a lender, and the City as a lender.
The property rehabilitation is expected to have a positive impact on the community because it will
preserve and improve existing affordable housing.
ENVIRONMENTAL REVIEW
This project is categorically exempt from the requirements of the California Environmental Quality Act
(CEQA) pursuant to Section 15301 because “Mayberry Townhomes” is an existing facility and the
proposed actions do not involve expansion of the existing use. Processing under the National
Environmental Policy Act (NEPA) is not required as no federal funds are involved in this action.
STATEMENT for PUBLIC DISCLOSURE
The developers’ Disclosure Statements are at Attachment 7.
Respectfully submitted,

Approved by,

J.P. Correia

Deborah N. Ruane

J.P. Correia
Real Estate Manager
Real Estate Department

Deborah N. Ruane
Senior Vice President
Real Estate Department
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Attachments:
1)
2)
3)
4)
5)
6)
7)

Development Summary
Site Maps
Report HAR 15-009
Multifamily Bond Summary
Financial Advisor’s Feasibility Analysis
Project Pro forma
Developer Disclosure Statements
a. CHW
b. MAAC

Hard copies are available for review during business hours in the main lobby of the San Diego Housing
Commission offices at 1122 Broadway, San Diego, CA 92101 and at the Office of the San Diego City
Clerk, 202 C Street, San Diego, CA 92101. You may also review complete docket materials on the San
Diego Housing Commission website at www.sdhc.org.

ATTACHMENT 1 – DEVELOPMENT SUMMARY
Table 1 - Development Details
Address
4328-70 & 4490 Mayberry Street, San Diego
Council District
9
Community Plan Area Southeastern San Diego
Development Type
Acquisition with Rehabilitation
Construction Type
Type V
Parking Type
Surface Parking (102 parking spaces) (1.46 spaces per unit)
Housing Type
Multifamily
Lot Size
2.97 acres, 129,373 square feet
Units
70
Density
24 dwelling units per acre (70 units ÷ 2.97 acres = 24 d.u.)
Unit Mix (proposed)
1 studio, 1 one-bedroom units, 33 two-bedroom units, 34 threebedroom units, and 1 two-bedroom manager’s unit
Gross Building Area
70,628 square feet
Net Rentable Area
68,628 square feet
Table 2 - Development Team Summary
Role/Firm
Proposed new owner – Mountain View Housing Associates L.P. (with Alta Vista Townhomes
LLC as general partner and CHW as sole member/manager of the general partner
Architect – John Stewart & Company
Civil Engineering – Stuart Engineering
General Contractor – Sun Country Builders
Phase I Environmental - SCS Engineers, San Diego
Property Manager - ConAm Management Corporation, San Diego
Tenant Services Provider – CHW
Construction Lender (multifamily revenue bond issue) - Bank of America
Permanent Lender – Greystone (a Freddie Mac originator)
Tax Credit Investor - Merritt Community Capital
Table 3A – Mayberry Estimated Sources of Financing
Construction Financing Sources
Construction Loan (multifamily
mortgage revenue bonds/note)
City Loans
Accrued Interest During Construction
Housing Commission Loan w/ interest
Accrued Interest During Construction
MAAC Seller Carryback Loan
Income from Operations
4% Tax Credit Equity
Deferred to Permanent Conversion
CHW Developer Fee Contribution
Deferred Developer Fee
Total Development Cost

Amounts
$9,959,732
1,599,227
34,900
910,307
14,571
761,333
469,600
894,000
829,195
536,894
277,037
$16,286,796

Permanent Financing Sources
Permanent Loan (multifamily
mortgage revenue bonds/note)
City Loans
Accrued Interest During Construction
Housing Commission Loan w/ interest
Accrued Interest During Construction
MAAC Seller Carryback Loan
Income from Operations
4% Tax Credit Equity
Refunds
CHW Developer Fee Contribution
Deferred Developer Fee
Total Development Cost (TDC)

Amounts

Per Unit

$6,230,000
1,599,227
34,900
910,307
14,571
761,333
469,600
5,403,000
49,927
536,894
277,037
$16,286,796

$89,000
22,846
499
13,004
208
10,876
6,709
77,186
713
7,670
3,958
$232,669

1-1

Table 3B – Mayberry Estimated Uses of Financing
Permanent Financing Uses
Amounts
Acquisition, Closing Costs, and Solar Buyout
$9,190,358
Hard Costs (with site work and contingency)
2,800,000
Architect and Engineering
182,000
Financing Costs (with costs of tax-exempt
1,108,207
bonds/note issuance)
Contingency soft costs
53,599
Reserves (Replacement & Operating)
229,016
City Permits and Fees
17,500
Developer Fee
1,868,417
Soft Costs
837,699
Total Development Cost
$16,286,796
Table 4 - Key Performance Indicators
Development Cost Per Unit
Housing Commission Subsidy Per Unit
(existing loan plus estimated interest)
Acquisition Cost Per Unit
Gross Building Square Foot Hard Cost
Net Rentable Square Foot Hard Cost

Per Unit
$131,291
40,000
2,600
15,832
766
3,272
250
26,692
11,966
$232,669

$16,286,796 ÷ 70 units =

$232,669

$910,307 ÷ 70 units =
$9,190,358 ÷ 70 units =
$2,800,000 ÷ 70,628 sq. ft. =
$2,800,000 ÷ 68,628 sq. ft. =

$13,004
$131,291
$39.64
$40.80

Table 5 - Comparable Loan Modification with Rehabilitation Projects
Project Name

Year

Construction
Type

Subject - Mayberry
City Heights 10
Knox Glen

2015
2013
2012

V
V
V

Total
Development
Cost

Units
70
132
54

$16,286,796
$16,693,873
$10,193,542

TDC
Cost Per
Unit
$232,669
$126,469
$188,769

* SDHC
Subsidy
Per Unit

Rehab Cost

$13,004
$47,561
$48,491

$2,800,000
$3,669,268
$2,618,500

Rehab
Per Unit
$40,000
$27,797
$48,491

Table 6 -Mayberry Affordability & Monthly Estimated Rent Table *
Affordability
Mix

50% AMI units
60% AMI units
80% AMI units
Manager’s unit
Total Units

Studio Units
(est’d. 400 sq. feet)

Units
1
0
0
0
1

Estimated
Net Rent
$632
----

One Bedroom Units
( est’d. 500 sq. feet)

Units
1
0
0
0
1

Estimated
Net Rent
$705
-0
--

Two Bedroom Units
(774 sq. feet)

Units
3
10
20
1
34

Estimated
Net Rent
$787 - $830
$1000 -$1042
$1458
--

Three Bedrooms
(1,014 sq. feet)

Units
2
11
21
0
34

Estimated
Net Rent
$867 - $920
$1109 -$1202
$1684
--

Total
7
21
41
1
70

* Estimated net rents after utilities allowance deduction. The developer’s market study shows estimated
market rents are: studios $817, 1-bedrooms $922, 2-bedrooms $1,148 and 3-bedrooms $1,292
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PARCEL MAP
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FLOOR PLAN
MAYBERRY TWO BEDROOM UNITS
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FLOOR PLAN
MAYBERRY THREE BEDROOM UNITS
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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 10% of the units may
be affordable at 50% AMI with an additional 30% of the units affordable at 60% AMI.
The Housing Commission requires that the affordability restriction be in place for a
minimum of 15 years. Due to the combined requirements of state, local, and federal
funding sources, projects financed under the Bond Program are normally affordable for
30-55 years and often provide deeper affordability levels than the minimum levels
required under the Bond Program.
Rating: Generally “AAA” or its equivalent with a minimum rating of “A” or, under
conditions that meet IRS and Housing Commission requirements, bonds may be unrated
for private placement with institutional investors (typically, large banks). Additional
security is normally achieved through the provision of outside credit support (“credit
enhancement”) by participating financial institutions that underwrite the project loans and
guarantee the repayment of the bonds. The credit rating on the bonds reflects the credit
quality of the credit enhancement provider.
Approval Process:
• Inducement Resolution: The bond process is initiated when the issuer (Housing
Authority) adopts an “Inducement Resolution” to establish the date from which
project costs may be reimbursable from bond proceeds (if bonds are later issued)
and to authorize staff to work with the financing team to perform a due diligence
process. The Inducement Resolution does not represent any commitment by the
Housing Commission, Housing Authority, or the developer to proceed with the
financing.
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•

TEFRA Hearing and Resolution (Tax Equity and Fiscal Responsibility Act of
1982): To assure that projects making use of tax-exempt financing meet
appropriate governmental purposes and provide reasonable public benefits, the
IRS Code requires that a public hearing be held and that the issuance of bonds be
approved by representatives of the governmental unit with jurisdiction over the
area in which the project is located (City Council). This process does not make
the City financially or legally liable for the bonds or for the project.
[Note: It is uncommon for the members of the City Council to be asked to take
two actions at this stage in the bond process---one in their capacity as the City
Council (TEFRA hearing and resolution) and another as the Housing Authority
(bond inducement). Were the issuer (Housing Authority) a more remote entity,
the TEFRA hearing and resolution would be the only opportunity for local elected
officials to weigh in on the project.]

•

Application for Bond Allocation: The issuance of these “private activity bonds”
(bonds for projects owned by private developers, including projects with
nonprofit sponsors and for-profit investors) requires an allocation of bond issuing
authority from the State of California. To apply for an allocation, an application
approved by the Housing Authority and supported by an adopted inducement
resolution and by proof of credit enhancement (or bond rating) must be filed with
the California Debt Limit Allocation Committee (CDLAC). In addition, evidence
of a TEFRA hearing and approval must be submitted prior to the CDLAC
meeting.

•

Final Bond Approval: The Housing Authority retains absolute discretion over the
issuance of bonds through adoption of a final resolution authorizing the issuance.
Prior to final consideration of the proposed bond issuance, the project must
comply with all applicable financing, affordability, and legal requirements and
undergo all required planning procedures/reviews by local planning groups, etc.

•

Funding and Bond Administration: All monies are held and accounted for by a
third party trustee. The trustee disburses proceeds from bond sales to the
developer in order to acquire and/or construct the housing project. Rental income
used to make bond payments is collected from the developer by the trustee and
disbursed to bond holders. If rents are insufficient to make bond payments, the
trustee obtains funds from the credit enhancement provider. No monies are
transferred through the Housing Commission or Housing Authority, and the
trustee has no standing to ask the issuer for funds.

Bond Disclosure: The offering document (typically a Preliminary Offering Statement or
bond placement memorandum) discloses relevant information regarding the project, the
developer, and the credit enhancement provider. Since the Housing Authority is not
responsible in any way for bond repayment, there are no financial statements or
summaries about the Housing Authority or the City that are included as part of the
offering document. The offering document includes a paragraph that states that the
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Housing Authority is a legal entity with the authority to issue multifamily housing bonds
and that the Housing Commission acts on behalf of the Housing Authority to issue the
bonds. The offering document also includes a paragraph that details that there is no
pending or threatened litigation that would affect the validity of the bonds or curtail the
ability of the Housing Authority to issue bonds. This is the extent of the disclosure
required of the Housing Authority, Housing Commission, or the City. However, it is the
obligation of members of the Housing Authority to disclose any material facts known
about the project, not available to the general public, which might have an impact on the
viability of the project.
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