
EXECUTIVE SUMMARY 
HOUSING COMMISSION 

EXECUTIVE SUMMARY SHEET 

MEETING DATE: November 17, 2022              HCR22-118 

SUBJECT:  Preliminary Bond Authorization and Tax Equity and Fiscal Responsibility Act 
(TEFRA) Hearing for Rancho Bernardo Transit Village 

COUNCIL DISTRICT(S): 5 

ORIGINATING DEPARTMENT: Real Estate Division  

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

REQUESTED ACTION: 
Take the initial steps to issue up to $42,500,000 in Housing Authority of the City of San Diego tax-
exempt Multifamily Housing Revenue Bonds and taxable bonds in an amount not to exceed 
$21,000,000 to facilitate the Bernardo Family Housing LP’s construction of a new 100-unit 
affordable housing development that will be located at 16785 -16787 West Bernardo Drive, San 
Diego, CA 92127, in the Rancho Bernardo neighborhood, which will consist of 99 units affordable 
for 55 years for individuals and families earning 30 percent to 60 percent of San Diego’s Area 
Median Income and one unrestricted manager’s unit. 

EXECUTIVE SUMMARY OF KEY FACTORS: 
• Rancho Bernardo Transit Village (RBTV) is a proposed 100-unit new construction, affordable

housing development that will replace a vacant portion of the San Diego Metropolitan Transit System
(MTS) Rancho Bernardo Transit Station’s existing parking lot.

• MTS will lease the property for 99 years to the RBTV’s ownership entity Bernardo Family Housing L.P.
• RBTV will consist of 49 one-bedroom units, 25 two-bedroom units, 25 three-bedroom units, and

one unrestricted manager’s three-bedroom unit.
• The developer is Affirmed Housing, an award-winning, experienced, for-profit. It has developed

many affordable developments utilizing Housing Commission loans, including tax-exempt bonds.
• Pursuant to the Housing Commission’s Fiscal Year 2022 Notice of Funding Availability, Affirmed

Housing applied to the Housing Commission and was awarded 30 Project-Based Housing Vouchers
(PBVs) for this development.

• The total development cost is estimated at $75,011,389 ($750,114 per unit for 100 new units).
• The RBTV development’s use of U.S. Department of Housing and Urban Development Project-

Based Housing Vouchers, will require the development to pay prevailing wages.
• No Housing Commission cash loan funds are proposed for RBTV.
• If the Housing Commission Board approves the staff-recommended actions, staff will apply for a

necessary Bond allocation approval from the California Debt Limit Allocation Committee and tax
credits approval from the California Tax Credit Allocation Committee.

• For RBTV, the staff recommends that the Housing Commission recommend:
o Take initial steps for the Housing Authority to issue up to $42,500,000 of tax-exempt Bonds

and up to $21,000,000 of taxable Bonds, and
o Hold an IRS-required Tax Equity and Fiscal Responsibility Act hearing.
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REPORT 
DATE ISSUED:  November 10, 2022 REPORT NO:  HCR22-118 

ATTENTION:  Chair and Members of the San Diego Housing Commission
For the Agenda of November 17, 2022 

SUBJECT: Preliminary Bond Authorization and Tax Equity and Fiscal Responsibility Act (TEFRA) 
Hearing for Rancho Bernardo Transit Village 

COUNCIL DISTRICT:  5 

REQUESTED ACTION     
Preliminary Bond Authorization and Tax Equity and Fiscal Responsibility Act (TEFRA) hearings are 
scheduled to be heard by the San Diego Housing Commission (Housing Commission) Board of 
Commissioners on November 17, 2022, 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 
these hearings 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.  

Take the initial steps to issue up to $42,500,000 in Housing Authority of the City of San Diego tax-
exempt Multifamily Housing Revenue Bonds and taxable bonds in an amount not to exceed $21,000,000 
to facilitate the Bernardo Family Housing LP’s construction of a new 100-unit affordable housing 
development that will be located at 16785 -16787 West Bernardo Drive, San Diego, CA 92127, in the 
Rancho Bernardo neighborhood, which will consist of 99 units affordable for 55 years for individuals 
and families earning 30 percent to 60 percent of San Diego’s Area Median Income and one unrestricted 
manager’s unit.  

STAFF RECOMMENDATION   
That the San Diego Housing Commission (Housing Commission) Board of Commissioners (Board) take 
the following actions, as described in this report. 

1) Approve the following steps to issue up to $42,500,000 in Housing Authority of the City of San
Diego (Housing Authority) tax-exempt Multifamily Housing Revenue Bonds and taxable bonds
in an amount not to exceed $21,000,000 to facilitate Bernardo Family Housing LP’s
development of the Rancho Bernardo Transit Village (RBTV) at 16785 – 16787 West Bernardo
Drive, San Diego, CA 92127, which will consist of 99 units affordable for 55 years for
individuals and families earning 30 percent to 60 percent of San Diego’s Area Median Income,
and one unrestricted manager’s unit.

a. Issue a bond inducement resolution (Declaration of Official Intent) for up to $42,500,000 in
tax-exempt Multifamily Housing Revenue Bonds supporting the development of RBTV by
Bernardo Family Housing LP, a California limited partnership;
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b. Authorize an application (and subsequent applications, if necessary) to the California Debt 
Limit Allocation Committee (CDLAC) for an allocation of authority to issue tax-exempt 
private activity bonds in an amount up to $42,500,000 for RBTV; and 

c. Approve the financing team of Orrick, Herrington & Sutcliffe LLP as the Bond Counsel and 
PFM Advisors as the Financial Advisor. 

 
2) Authorize the Housing Commission’s President & Chief Executive Officer (President & CEO), or 

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

 
3)  Hold a Tax Equity and Fiscal Responsibility Act (TEFRA) public hearing and adopt a resolution 

approving the issuance of tax-exempt Multifamily Housing Revenue Bonds in an amount up to 
$42,500,000 to facilitate the development of RBTV. 

 
SUMMARY 
A development summary is included as Attachment 1. 
 
Table 1 – Development Details 
Address 16785-16787 West Bernardo Drive, San Diego, CA 92127 
Council District Council District 5  
Community Plan Area Rancho Bernardo Community Plan 
Developer Affirmed Housing 
Development Type New Construction 
Construction Type Type IIIA over Type IA , 5-story building 
Parking Type Proposed parking spaces will be as follows: 

  85 parking stalls (MTS Replacement Stalls) 
+38 spaces (for exclusive use of Affirmed’s on-site offices)  
123 subtotal non-residential parking spaces 
+78 parking spaces (for 100 residential units) 
201 total parking spaces 

Mass Transit The site is a portion of the Rancho Bernardo Transit Station at 
17051 West Bernardo Drive, which provides bus service. The 
Mid-Coast Trolley extension (at University Towne Center) is 
approximately 20 miles from the RBTV site. 

Accessibility Wheelchair accessibility in 10 percent of the units, and 4 percent 
of the units accessible to residents with visual and/or hearing 
impairment. 

Housing Type  Affordable Family 
Lot Size 1.2 Acres (52,272 square feet) 
Units  99 affordable units and one unrestricted manager’s unit 
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The Development 
RBTV is a proposed 100-unit, new construction, family housing development in the Rancho Bernardo 
neighborhood. The RBTV site will replace a vacant portion of the San Diego Metropolitan Transit System 
(MTS) Rancho Bernardo Transit Station’s existing parking lot.   
 
RBTV’s proposed unit amenities will include: air conditioning, refrigerator, oven, dishwasher, disposal, 
microwave, blinds, and computer access.  Site amenities will include: a children’s play area, a community 
room, shaded outdoor gathering spaces with built-in seating, and a leasing office.  
 
The 99-unit affordable housing development will consist of 49 one-bedroom units (537 square feet), 25 
two-bedroom units (815 square feet), and 26 three-bedroom units (1,090 square feet).  RBTV’s proposed 
building will have five stories of modified wood construction built over a two-story concrete podium 
structure.    
 
The Property 
RBTV will be built on a vacant portion of an MTS parking lot at 17051 West Bernardo Drive, San 
Diego, CA 92127, which is north of Bernardo Center Drive, south of Bernardo Center Road, and west of 
Interstate 15. The site is near bus service, grocery stores, pharmacies, healthcare options, and the Rancho 
Bernardo library. A site map is at Attachment 2.   
 
MTS will enter into a ground lease for 99 years with the project ownership entity, Bernardo Family 
Housing LP.  Rent will be paid annually, in arrears, based upon 5 percent of the available cash flow after all 
debt and operating expenses are paid. 
 
Resident Services 
The developer, Affirmed Housing, has a Memorandum of Understanding with Compass for Affordable 
Housing (Compass) to provide resident services to RBTV’s tenants. The services will include: adult 
educational, health and wellness classes, financial literacy, resume building, nutrition, exercise, art, 
parenting, food preparation, career building, job readiness (resume writing, interviewing skill), computer 

Density 83.33 dwelling units per acre (100 units ÷ 1.2 acres) 
Unit Mix 49 one-bedroom units (537 sq. ft.), 25 two-bedroom units (815 sq. 

ft.), 25 three-bedroom units  (1,090 sq. ft.) and 1 three-bedroom 
manager’s unit 

Gross Building Area 99,000 square feet  
(plus an additional approximately 14,500 square feet of 
commercial office space and approximately 80,000 square feet of 
two-story parking) 

Net Rentable Area 75,028 square feet 
Project Based Housing 
Vouchers (PBV) 

30 PBV  for individuals and families earning up to 30 percent of 
AMI who are not experiencing homelessness) 

Affordable Units in Service 
by Council District  
 

Council District 5 includes 1,612 affordable rental housing units 
currently in service, which represents 6.6 percent of the 24,858 
affordable rental housing units in service citywide. 
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education, service coordinator advocacy, voter registration, activities to develop community leadership 
capacities, and other enrichment activities. 
 
Prevailing Wages 
RBTVs proposed use of 30 U.S. Department of Housing and Urban Development Project-Based 
Housing Vouchers, administered by the Housing Commission, will require the project to pay prevailing 
wages.     
 
Relocation 
The subject property is vacant. No relocation is necessary. 
 
Accessibility 
The California Tax Credit Allocation Committee (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 RBTV units will be accessible in accordance with the Americans with 
Disabilities Act. 
 
Project Sustainability 
RBTV will be constructed in conformance with CTCAC minimum energy efficiency standards. The 
development’s features will include a rooftop photovoltaic solar energy system, Leadership in Energy and 
Environmental Design (LEED) lighting, and energy efficient appliances. Water efficiency and 
conservation has been incorporated into the development’s design, including low-flow fixtures and 
drought-resistant landscaping. The project will be Green Point rated. 
 
Development Team  
During the tax credit compliance period, RBTV will be owned by Bernardo Family Housing LP, a single-
asset California limited partnership consisting of: AHG Rancho Bernardo, LLC. as the Administrative 
General Partner, CFAH Housing, LLC as the Managing General Partner, and a to-be-selected tax credit 
limited partner (Attachment 3 – Organization Chart).  
 
Affirmed Housing is RBTV’s developer. Since its start in 1992, Affirmed Housing has completed, or 
has under construction, 70 developments with over 5,500 affordable rental and for-sale apartments and 
homes in various locations. Affirmed Housing has approximately 1,130 apartments in the planning stage 
throughout California. Affirmed Housing is an award-winning, for-profit, real estate development firm 
located in San Diego. Affirmed Housing has completed several affordable housing developments 
utilizing Housing Commission loans. It has worked with the Housing Commission on multiple projects 
utilizing tax-exempt Multifamily Housing Revenue Bonds issued by the Housing Authority. Affirmed 
Housing’s completed developments in collaboration with the Housing Commission include: the 
Bluewater and Stella apartments with a total of 160 units in adjacent properties, the 85-unit Zephyr 
apartments, the 197-unit Cielo Carmel apartments, the 223-unit Connections Housing, and the 63-unit 
Cypress apartments.  
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Table 2 - Development Team Summary 
ROLE FIRM/CONTACT 

Developer Affirmed Housing Group, Inc.  
Owner/Borrower Bernardo Family Housing LP.   
Managing General Partner CFAH Housing LLC 
Administrative General Partner AHG Rancho Bernardo, LLC 
Tax Credit Investor Limited Partner To be selected 
Architect Architect Orange 
General Contractor      To be selected 
Property Management ConAm Management Corporation   
Tenant Services Providers Compass for Affordable Housing 
Construction/Permanent Lender To be selected 

 
Property Management 
RBTV will be managed by ConAm Management Corporation (ConAm). Established in 1975, ConAm is 
a nationwide management company, based in San Diego, with a management portfolio of approximately 
53,000 units in more than 26 metropolitan areas. It is experienced in property management, marketing, 
maintenance, renovations and tax credit developments. ConAm manages 599 units for Affirmed 
Housing. 
 
FINANCING STRUCTURE 
RBTV has an estimated total development cost of $75,011,389 ($750,114/unit).  Financing will include 
a combination of sources as described in Table 3. The developer’s pro forma is included as Attachment 4 
and summarized below. No Housing Commission cash loan funds are proposed for RBTV. 
 

Table 3 – Estimated Sources and Uses of Financing 
Financing Sources Amount Financing Uses Amount Per Unit 
Bond financed permanent loan $16,288,609 Land and closing costs   $   250,001 $2,500 
City of San Diego Bridge to 
Home loan 

5,000,000 Construction     
$52,346,585 
Contingency     +  
4,187,726 
Total                 
$56,534,311 

 
 

56,534,311 

 
 

565,343 

County of San Diego loan 2,000,000 Financing costs 3,546,750 35,468 
Commercial Investor Equity 1,000,000 Reserves 496,000 4,960 

Deferred developer fee 3,880,000 Other soft costs 2,593,800 25,938 
Four percent federal tax credit 
equity 

31,665,537 Soft cost contingency 
 

540,527 
 

5,405 

State of California tax credit 
equity 

15,177,243 City permits and 
development impact fees 

2,300,000 23,000 
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  Architect and Engineering 2,370,000 23,700 
  Developer’s fee 6,380,000 63,800 
Total Sources $75,011,389 Total Uses $75,011,389 $750,114 
 
Developer Fee 
$6,380,000 - Gross developer fee 
- 3,880,000 - Minus deferred developer’s fee 
$2,500,000 - Net cash developer’s fee 
 
On April 25, 2017, the Housing Authority approved the “Request for Approval of Updated Developer 
Fees” (Report No. HAR17-011; Resolution No. HA-1727). That report approved certain developer fee 
guidelines for multifamily loans and bond issuances. Attachment 1 to that report stated:  “Developer Fee 
[for] 4% tax credits, in project costs: 15% eligible basis….” The proposed developer’s fee complies with 
the HAR 17-011 “Request for Approval of Updated Developer Fees” guidelines approved by the 
Housing Authority on April 25, 2017. 
 
Development Cost Key Performance Indicators 
Housing Commission staff has identified development cost performance indicators, which were used to 
evaluate the proposed development. The key performance indicators listed in Table 4 are commonly 
used by real estate industry professionals and affordable housing developers.   
 

Table 4 – Key Performance Indicators 
Development Cost Per Unit $75,011,389 ÷ 100 units = $750,114 
Housing Commission Subsidy Per Unit -- $0 
Acquisition Cost Per Unit $250,001 ÷ 100 units = $2,500 
Gross Building Square Foot Hard Cost   Residential  = 99,000  sq. ft. 

  Commercial = 14,500  sq. ft. 
2-story parking  = +80,000 sq. ft.     

$56,534,311 ÷ 193,500  sq. ft. = 

 
 
 

$292 * 
Net Rentable Square Foot Hard Cost $47,465,191 ÷ 75,028 sq. ft. =  $633 

 
*The total hard cost of $56,534,311 includes costs for residential, commercial/office space and two 
stories of parking that combined, total approximately 193,500 square feet.    
 
When the commercial/office space and parking for said the commercial and office is removed from the 
project’s total development cost, the cost per unit drops to $695,000. The tax-exempt bonds proceeds 
will not be used to cover the commercial/office space. The commercial/office space is $55,000 per unit. 
When consolidating the residential, parking and commercial/office space, the total per unit cost is 
$750,000. 
 
 
Project Comparison Chart 
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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 new construction, target population, and construction type 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 –       
RBTV 

 
2022 

 
100 

$75,011,389 
 (with prevailing wage) 

 
$750,114 

 
$0 

 
$292 

       

Iris at San Ysidro 2022 100 $56,449,080            
(with prevailing wage, 
no commercial/office 

space component) 

$564,182 $23,000 $307 

Ventana al Sur 2021 101 $57,337,762            
(with prevailing wage, 
no commercial/office 

space component) 

$567,701 $43,564 $512 

       

Keeler Court 2019 71 $40,891,780            
(with prevailing wage, 
no commercial/office 

space component) 

$575,941 $0 $304 

 
 
RBTV’s $750,114 development cost per unit is higher than is typical of multifamily rental housing 
because of various factors including:  

• Construction costs inflation has significantly increased in the past year. Due to market conditions 
and several natural disasters (Hurricane Ian, etc.,) that have increased the demand for 
construction materials at the national level, resulting in significant price increases. 

• Higher-than-expected sewer and water off-site work is required. Through Affirmed’s design 
review process with the City of San Diego, a water study was submitted to the City of San 
Diego, and the City of San Diego determined that a water loop is required rather than a upgrade 
of an existing system. Additionally, it was also determined that approximately 550 feet of 
additional sewer is required for the property. 

• Escalation of interest rates (approximately 4 percent in past 10 months). In early 2022, interest 
rates were in the 3-4 percent range and, most recently, they are now averaging above 7 percent.  

  
• Necessary increase in the contingency budget to compensate for increasing interest and 

construction costs. 
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• Volatility in the insurance market has increased the insurance costs.  Many of these increases can 
be attributed to insurance companies' payouts for wildfire damage in other parts of the State and 
the higher remediation and repair costs of flood damage in multifamily properties. 

• MTS requires the developer to provide 85 parking stalls within the RBTV podium for MTS 
patrons as replacement parking. 

• City of San Diego permits and development impact fees add $23,000 per unit to the costs. 
• Due to the mixed-use zoning, the RBTV’s design will include 14,500 square feet of commercial 

office space.  The costs associated with this portion of the development are not being paid for by 
tax-exempt bond proceeds and are not part of the $695,000 per unit cost to construct the 
affordable units.  

 
When the commercial/office space and parking for said the commercial and office is removed from the 
project’s total development cost, the cost per unit drops to $69,000. The tax-exempt bonds proceeds will 
not be used to cover the commercial/office space. When the commercial/office space and parking for 
said the commercial and office is removed from the project’s total development cost, the cost per unit 
drops to $695,000. The tax-exempt bonds proceeds will not be used to cover the commercial/office 
space. The commercial/office space is $55,000 per unit. When consolidating the residential, parking and 
commercial/office space, the total per unit cost is $750,000. 
 
TAX-EXEMPT MULTIFAMILY HOUSING REVENUE BONDS 
The Housing Commission utilizes the Housing Authority’s tax-exempt borrowing status to pass on 
lower interest rate financing (and make four 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. Prior to submitting applications to CDLAC, 
developments are brought before the Housing Commission. Housing Commission bond inducement 
resolutions must be obtained prior to application submittal, and Housing Authority TEFRA resolutions 
must be secured by the time of project closing. These actions do not obligate the Housing Authority to 
issue bonds.  
 
The Housing Commission Board of Commissioners 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 developer plans to submit a bond allocation application to CDLAC on February 4, 2023 (estimated), 
for a May 2023 (estimated), bond allocation meeting (dates are subject to change at CDLAC’s 
discretion). However, if necessary, staff will submit additional applications to CDLAC to secure a bond 
allocation for the proposed development. 
 
The developer will be seeking a CDLAC bond allocation of approximately $42,500,000 in tax-exempt 
Multifamily Housing Revenue Bonds, and taxable bonds in an amount not to exceed $21,000,000.  The 
developer proposes to have the Housing Authority issue the bonds through a tax-exempt private 
placement bond issuance. The bonds will meet all requirements of the Housing Commission’s 
Multifamily Housing Revenue Bond Program policy and will fully comply with the City of San Diego’s 
(City) ordinance on bond disclosure. The developer proposes that the bonds will be used to provide 



November 10, 2022 
Preliminary Bond Authorization and TEFRA Hearing for Rancho Bernardo Transit Village 
Page 9  
 
construction and permanent financing for the project. Housing Commission staff will later return to both 
the Housing Commission and Housing Authority for approval of the final bonds and transaction 
documents. A general description of the Multifamily Housing Revenue Bond Program and actions that 
must be taken by the Housing Authority and by the City Council to initiate and finalize proposed financings 
are described in Attachment 5.  Staff recommends assigning Orrick, Herrington & Sutcliffe LLP as the 
Bond Counsel and PFM Advisors as the Bond Financial Advisor to work on the development. The 
proposed bond financing team members have been selected in accordance with the existing policy for 
the issuance of bonds. Financial Advisors and Bond Counsels are selected in accordance with the 
Housing Commission’s Bond Program Policy. 
 
AFFORDABLE HOUSING IMPACT  
Project-Based Vouchers (PBV)  
The Housing Commission has provided a preliminary award recommendation of 30 PBVs for RBTV for 
households with income up to 30 percent of AMI, currently:  a) $31,250 per year for a two-person (one-
bedroom) household; b) $35,150 per year for a three-person (two-bedroom) household; and c) $39,050 
for a four-person (three-bedroom) household. The recommendation for these vouchers is contingent 
upon completion of a subsidy layering review, execution of an Agreement to Enter into Housing 
Assistance Payment, and verification of services. Under the PBV program, the tenant’s rent portion is 
determined by using the applicable minimum rent or a calculated amount based on their income level, 
whichever is higher, with the remainder being federally subsidized up to a gross rent level approved by 
the Housing Commission. The Housing Assistance Payment provides a rental subsidy for residents in 
RBTV’s 30 voucher-assisted units. The PBV units will be: 10 one-bedroom units, 10 two-bedroom units 
and 10 three-bedroom units. The tenants will be selected from the Housing Commission’s PBV Wait 
List. Tenant supportive services will be provided by Compass for Affordable Housing. 
 
Affordability 
The RBTV development will be subject to applicable tax credit and Bond regulatory agreements, which 
will restrict affordability of 99 units for 55 years. CTCAC rent and occupancy restrictions will apply.  

 
Table 6 – Affordability & Monthly Estimated Rent Table 

 
Unit Type 

 
AMI 

 
Units 

CTCAC 
Gross Rents 

One-bedroom units (Voucher units) 30% ($31,250/year for two-person 
household) 

10 $732 

One-bedroom units  50% ($52,050/year for two-person 
household) 

9 $1,138 

One-bedroom units  55% ($57,250/year for two-person 
household) 

23 $1,152 

One-bedroom units 60% ($62,460/year for two-person 
household) 

7 $1,366 

Subtotal One Bedroom Units -- 49 -- 
Two-bedroom units (Voucher units) 30% ($35,150/year for three-person 

household) 
10 $878 

Two-bedroom units 50% ($58,550/year for three-person 
household) 

4 $1,463 



November 10, 2022 
Preliminary Bond Authorization and TEFRA Hearing for Rancho Bernardo Transit Village 
Page 10  
 

 
FISCAL CONSIDERATIONS   
The  funding sources and uses approved by this proposed action are included in the Fiscal Year (FY) 2023 
Housing Commission Budget. 
 
Funding sources approved by this action will be as follows  
 
Bond Issuer Fee:  $42,500,000 Tax-exempt bond  
                             +21,000,000 Taxable bond  
                             $63,500,000  X 0.0025 = $158,750  
Total Funding Sources – up to $158,750  
 
Funding uses approved by this action  
 
Administrative costs - $158,750 
Total Funding Uses - up to $158,750 
 
Housing Commission approval of the bond inducement and TEFRA resolutions does not commit the 
Housing Authority to issue the bonds. The bonds would not constitute a debt of the City. If bonds are 
ultimately issued for the development, the bonds will not financially obligate the City, the Housing 
Authority or the Housing Commission because security for the repayment of the bonds will be limited to 
specific private revenue sources of the development. Neither the faith and credit nor the taxing power of the 
City, nor the Housing Authority, would be pledged to the payment of the bonds. The developer is 
responsible for the payment of all costs under the financing, including the Housing Commission’s annual 
administrative fee, as well as Housing Commission’s Bond Counsel and Financial Advisor fees.  
 
 
Estimated Development Schedule: 
 

Two-bedroom units 55% ($64,400/year for two-person 
household) 

4 $1,610 

Two-bedroom units 60% ($70,260/year for three-person 
household) 

7 $1,756 

Subtotal Two Bedroom Units -- 25 -- 
Three-bedroom units (Voucher units) 30% ($39,050/year for four-person 

household) 
10 $1,015 

Three-bedroom units 50% ($65,050/year for four-person 
household) 

2 $1,691 

Three-bedroom units 55% ($71,250/year for two-person 
household) 

7 $1,7 

Three-bedroom units 60% ($78,060/year for four-person 
household) 

6 $2,030 

Subtotal Three Bedroom Units -- 25 -- 
Manager’s three-bedrooms unit Unrestricted 1  

Total Units -- 100 -- 
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Milestones Estimated Dates 
• CDLAC bond & CTCAC tax credit applications 
• CDLAC & CTCAC allocation meetings 
• Housing Commission final bond authorization 
• Housing Authority final bond authorization 
• Estimated Bond issuance and escrow/loan closing 
• Estimated start of construction work 
• Estimated completion of construction work 

• February 2023 
• May 2023 
• September 2023  
• October 2023 
• November 2023 
• November 2023 
• December 2024  

 
EQUAL OPPORTUNITY CONTRACTING AND EQUITY ASSURANCE 
Affirmed Housing reported that it is committed to advancing equity and inclusion throughout the 
development and operation of the project. The Housing Commission included a requirement for 
prospective applicants for Multifamily Housing Revenue Bonds to include a narrative and specific 
examples of activities and initiatives that support equity assurance. Affirmed Housing demonstrates a 
commitment to this effort by continuing to use the Global Diversity, Equity & Inclusion Benchmarks 
assessment checklist to assess current racial equity and inclusion (REI) efforts and ensure that REI policies, 
initiatives, and practices are intentionally imbedded in all that they do. 
 
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 October 21, 2021, Affirmed Housing presented the proposed RBTV development as an 
informational item to the Rancho Bernardo Community Planning Board. No vote was taken for that 
informational item. 
 
KEY STAKEHOLDERS and PROJECTED IMPACTS 
Stakeholders include Affirmed Housing as the developer, the City of San Diego as a lender, the County 
of San Diego as a lender, MTS as the property lessor, and the Rancho Bernardo neighborhood. The 
development is anticipated to have a positive impact on the community, as it will contribute to the 
quality of the surrounding neighborhood and create 99 new affordable rental homes for individuals and 
families with low income. 
 
ENVIRONMENTAL REVIEW 
This activity is not a “project” and is therefore not subject to the California Environmental Quality Act 
(CEQA) pursuant to State CEQA Guidelines Section 15060(c)(3). This determination is predicated on 
Section 15004 of the Guidelines, which provides direction to lead agencies on the appropriate timing for 
environmental review. This action does not constitute approval of a project. Approval will occur once the 
environmental review has been completed in accordance with CEQA Section 15004. This action will not 
foreclose review of alternatives or mitigation measures by the public as part of the CEQA process. The 
proposed actions are approval of preliminary steps to issue Bonds and do not constitute approval of the 
development activity or authorization for the issuance of Bonds. Future actions to consider and approve 
development entitlement approvals related to the future development of the site will require additional 
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review under the provisions of CEQA by the lead agency. The parties agree that the provision of any 
federal funds as the result of this action is conditioned on the City of San Diego’s final NEPA review and 
approval.  
 
Respectfully submitted,    Approved by, 
 

Jennifer Kreutter     Jeff Davis 
 
Jennifer Kreutter     Jeff Davis 
Vice President, Multifamily Housing Finance Interim President and Chief Executive Officer  
Real Estate Division      San Diego Housing Commission  
 
Attachments: 1) Development Summary 
  2) Site Map 
  3) Organization Chart 

4) Developer’s Project Pro forma 
  5) Multifamily Housing Revenue Bond Program 
  6) Developer’s Disclosure Statement 
   
Docket materials are available in the “Governance & Legislative Affairs” section of the San Diego 
Housing Commission website at www.sdhc.org  
 

http://www.sdhc.org/


ATTACHMENT 1 – DEVELOPMENT SUMMARY 

 
Table 1 – Development Details 
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Address 16785-16787 West Bernardo Drive, San Diego, CA 92127 
Council District Council District 5  
Community Plan Area Rancho Bernardo Community Plan 
Developer Affirmed Housing 
Development Type New Construction 
Construction Type Type IIIA over Type IA , 5-story building 
Parking Type Proposed parking spaces will be as follows: 

  85 parking stalls (MTS Replacement Stalls) 
+38 spaces (for exclusive use of Affirmed’s on-site offices)  
123 subtotal non-residential parking spaces 
+78 parking spaces (for 100 residential units) 
201 total parking spaces 

Mass Transit The site is a portion of the Rancho Bernardo Transit Station at 
17051 West Bernardo Drive, which provides bus service. The 
Mid-Coast Trolley extension (at University Towne Center) is 
approximately 20 miles from the RBTV site. 

Accessibility Wheelchair accessibility in 10 percent of the units, and 4 percent 
of the units accessible to residents with visual and/or hearing 
impairment. 

Housing Type  Affordable Family 
Lot Size 1.2 Acres (52,272 square feet) 
Units  99 affordable units and one unrestricted manager’s unit 
Density 83.33 dwelling units per acre (100 units ÷ 1.2 acres) 
Unit Mix 49 one-bedroom units (537 sq. ft.), 25 two-bedroom units (815 sq. 

ft.), 25 three-bedroom units  (1,090 sq. ft.) and 1 three-bedroom 
manager’s unit 

Gross Building Area 99,000 square feet  
(plus an additional approximately 14,500 square feet of 
commercial office space and approximately 80,000 square feet of 
two-story parking) 

Net Rentable Area 75,028 square feet 
Project Based Housing 
Vouchers (PBV) 

30 PBV  for individuals and families earning up to 30 percent of 
AMI who are not experiencing homelessness) 

Affordable Units in Service 
by Council District  
 

Council District 5 includes 1,612 affordable rental housing units 
currently in service, which represents 6.6 percent of the 24,858 
affordable rental housing units in service citywide. 



 Table 2 - Development Team Summary 
ROLE FIRM/CONTACT 

Developer Affirmed Housing Group, Inc.  
Owner/Borrower Bernardo Family Housing LP.   
Managing General Partner CFAH Housing LLC 
Administrative General Partner AHG Rancho Bernardo, LLC 
Tax Credit Investor Limited Partner To be selected 
Architect Architect Orange 
General Contractor      To be selected 
Property Management ConAm Management Corporation   
Tenant Services Providers Compass for Affordable Housing 
Construction/Permanent Lender To be selected 

 
 
Table 3 – Estimated Sources and Uses of Financing 
Financing Sources Amount Financing Uses Amount Per Unit 
Bond financed permanent loan $16,288,609 Land and closing costs   $   250,001 $2,500 
City of San Diego Bridge to 
Home loan 

5,000,000 Construction     
$52,346,585 
Contingency     +  
4,187,726 
Total                 
$56,534,311 

 
 

56,534,311 

 
 

565,343 

County of San Diego loan 2,000,000 Financing costs 3,546,750 35,468 
Commercial Investor Equity 1,000,000 Reserves 496,000 4,960 

Deferred developer fee 3,880,000 Other soft costs 2,593,800 25,938 
Four percent federal tax credit 
equity 

31,665,537 Soft cost contingency 
 

540,527 
 

5,405 

State of California tax credit 
equity 

15,177,243 City permits and 
development impact fees 

2,300,000 23,000 

  Architect and Engineering 2,370,000 23,700 
  Developer’s fee 6,380,000 63,800 
Total Sources $75,011,389 Total Uses $75,011,389 $750,114 
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        Table 4 – Key Performance Indicators 

Development Cost Per Unit $75,011,389 ÷ 100 units = $750,114 
Housing Commission Subsidy Per Unit -- $0 
Acquisition Cost Per Unit $250,001 ÷ 100 units = $2,500 
Gross Building Square Foot Hard Cost   Residential  = 99,000  sq. ft. 

  Commercial = 14,500  sq. ft. 
2-story parking  = +80,000 sq. ft.     

$56,534,311 ÷ 193,500  sq. ft. = 

 
 
 

$292 * 
Net Rentable Square Foot Hard Cost $47,465,191 ÷ 75,028 sq. ft. =  $633 

 
*The total hard cost of $56,534,311 includes costs for residential, commercial/office space and 
two stories of parking that combined, total approximately 193,500 square feet.    
When the commercial/office space and parking for said the commercial and office is removed 
from the project’s total development cost, the cost per unit drops to $695,000. The tax-exempt 
bonds proceeds will not be used to cover the commercial/office space. The commercial/office 
space is $55,000 per unit. When consolidating the residential, parking and commercial/office 
space, the total per unit cost is $750,000. 
 
 

       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 –       
RBTV 

 
2022 

 
100 

$75,011,389 
 (with prevailing wage) 

 
$750,114 

 
$0 

 
$292 

Iris at San Ysidro 2022 100 $56,449,080            
(with prevailing wage, 
no commercial/office 

space component) 

$564,182 $23,000 $307 

Ventana al Sur 2021 101 $57,337,762            
(with prevailing wage, 
no commercial/office 

space component) 

$567,701 $43,564 $512 

Keeler Court 2019 71 $40,891,780            
(with prevailing wage, 
no commercial/office 

space component) 

$575,941 $0 $304 
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Table 6 – Affordability & Monthly Estimated Rent Table 
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Unit Type 

 
AMI 

 
Units 

CTCAC 
Gross Rents 

One-bedroom units (Voucher units) 30% ($31,250/year for two-person 
household) 

10 $732 

One-bedroom units  50% ($52,050/year for two-person 
household) 

9 $1,138 

One-bedroom units  55% ($57,250/year for two-person 
household) 

23 $1,152 

One-bedroom units 60% ($62,460/year for two-person 
household) 

7 $1,366 

Subtotal One Bedroom Units -- 49 -- 
Two-bedroom units (Voucher units) 30% ($35,150/year for three-person 

household) 
10 $878 

Two-bedroom units 50% ($58,550/year for three-person 
household) 

4 $1,463 

Two-bedroom units 55% ($64,400/year for two-person 
household) 

4 $1,610 

Two-bedroom units 60% ($70,260/year for three-person 
household) 

7 $1,756 

Subtotal Two Bedroom Units -- 25 -- 
Three-bedroom units (Voucher units) 30% ($39,050/year for four-person 

household) 
10 $1,015 

Three-bedroom units 50% ($65,050/year for four-person 
household) 

2 $1,691 

Three-bedroom units 55% ($71,250/year for two-person 
household) 

7 $1,7 

Three-bedroom units 60% ($78,060/year for four-person 
household) 

6 $2,030 

Subtotal Three Bedroom Units -- 25 -- 
Manager’s three-bedrooms unit Unrestricted 1  

Total Units -- 100 -- 
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SOURCES INCOME

Name of Lender/Source Amount of Funds Per Unit % Type Qty. %AMI Net Income Total Income
Permanent Loan 16,288,609$                 162,886            21.7% 1BR-PBV 10 30%
City of San Diego 5,000,000$                   50,000              6.7% 1BR 9 50% 1,166$               10,494$                   
County of San Diego 2,000,000$                   20,000              2.7% 1BR 23 55% 1,228$               28,244$                   
Commercial Investor Equity 1,000,000$                   10,000              1.3% 1BR 7 60% 1,228$               8,596$                     
Deferred Developer Fee 3,880,000$                   38,800              5.2% 2BR-PBV 10 30%
Federal Tax Credit Equity 31,665,537$                 316,655            42.2% 2BR 4 50% 1,375$               5,500$                     
State Tax Credit Equity 15,177,243$                 151,772            20.2% 2BR 4 55% 1,375$               5,500$                     

TOTAL SOURCES  75,011,389$                 750,114            100.0% 2BR 7 60% 1,375$               9,625$                     
TOTAL RESIDENTIAL 65,418,945$                 654,189            87.2% 3BR-PBV 10 30%
TOTAL COMMERCIAL 5,522,644$                   55,226              7.4% 3BR 2 50% 1,521$               3,042$                     
TOTAL MTS PARKING 4,069,800$                   40,698              5.4% 3BR 7 55% 1,521$               10,647$                   

3BR 6 60% 1,521$               9,126$                     
USES 3BR MGR 1 -$                   -$                         
Land/Acquisition Cost 250,001$                      2,500                0.3% TOTAL 100 90,774$                   
Total New Construction Costs 52,346,585$                 523,466            69.8% Annual Residential Income 1,349,002$              
Hard Cost Subtotal 52,346,585$                 523,466            69.8% Excess PBV Income 894,000$                 
Construction Contingency 4,187,726$                   41,877              5.6% Other Income 20,692$                   
Architecture & Engineering 2,370,000$                   23,700              3.2% Total Gross Annual Income 2,263,694$              
Construction Interest & Fees 3,044,750$                   30,448              4.1% Vacancy @ 5.0% (112,150)$                
Capitalized Reserves 496,000$                      4,960                0.7% 2,151,544$              
Taxes & Insurance 903,600$                      9,036                1.2%
Cost of Issuance 302,000$                      3,020                0.4%
Construction Services 100,000$                      1,000                0.1%
Escrow & Title 80,000$                        800                   0.1%
Legal Fees 335,000$                      3,350                0.4% EXPENSES
Devel Impact Fees & Permits 2,300,000$                   23,000              3.1% 1,080$               108,000$                 
Tax Credit Fees 200,000$                      2,000                0.3% 713$                  71,280$                   
Misc. Soft Costs 1,175,200$                   11,752              1.6% 1,700$               170,000$                 
Soft Cost subtotal 11,306,550$                 113,066            15.1% 1,739$               173,921$                 
Soft Cost Contingency 540,527$                      5,405                0.7% 260$                  26,000$                   
Developer Fee 6,380,000$                   63,800              8.5% 1,663$               166,304$                 

TOTAL USES  75,011,389$                 750,114            100.0% -$                   -$                             
7,155$               715,505$                 

FINANCING ASSUMPTIONS 500$                  50,000$                   
Permanent Loan Amount $16,288,609 375$                  37,500$                   
Permanent Loan Interest Rate 6.00% 260$                  26,000$                   
Permanent Loan Term (yr.) 17 Other: Misc state & local fees, is 409$                  40,850$                   

 Permanent Loan Amort (yr.) 35 869,855$                 
Net Operating Income $1,281,688
Debt Service $1,114,512
Debt Coverage Ratio 1.15 TAX CREDIT ASSUMPTIONS
Construction Loan Amount (TE & $55,048,116 9% Tie Breaker Score N/A
Construction Loan Interest Rate 3.60% Federal Tax Credits Requested $3,476,673
Construction Loan Term (mo.) 30 Federal Tax Credit Pricing $0.92
Loan to Value 49.21% State Tax Credits Requested $20,012,187  

State Tax Credit Pricing $0.79  
LP Interest 99.00%
Applicable Rate 4.00%
50% Test 55.00%

Management
Utilities
Payroll

ANNUAL EXPENSES  

Replacement Reserves
Real Estate Taxes

TOTAL NET ANNUAL INCOME  

Total Insurance:
Maintenance
Other: Agency Monitoring Fees

Subtotal
Resident Services

Administrative

Rancho Bernardo Transit Affordable/Mixed Use Plaza
100 Mixed Income Affordable Family Apts; 14,500 SF Commercial Office

5 stories wood frame over 2 story concrete - 202 parking spaces 

10/4/2022
4%+State + City SD (LMIHAF) + SDHC PBVs (Non PSH) + County of SD (IHTF)

RB Transit_4% + State Credits +PBVs_22-1004_Commercial
CONFIDENTIAL
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Basis Limits Used: TCAC 2022 County:

Application Type: Housing Type:

If Yes, select type:

HIGH COST TEST
Total Eligible Basis

UNADJUSTED THRESHOLD BASIS - 39% TEST
Total of (a), (b), (c ), (d), & (h) cannot exceed 39%

$0

Yes

Plus (+) 2% basis adjustment for projects where a day care center is part of the 
development.

No

$372,800

$7,374,057(a)

No
$0

Yes/No

Plus (+) 2% basis adjustment for projects where 100 percent of the units are for 
Special Needs populations.

Plus (+) 20% basis adjustment for projects required to pay state or federal 
prevailing wages.
Plus (+) 7% basis adjustment for new construction projects which are required 
to provide parking beneath residential units (but not "tuck under" parking).

0

No

$0

PROPOSED BASIS LIMITS CALCULATIONS AND BOOSTS

25

(Basis) X (No. of Units)

$36,870,283

Rancho Bernardo Transit Affordable/Mixed Use Plaza

4+ $0

$9,320,000

TOTAL UNADJUSTED THRESHOLD BASIS LIMIT:

Unit Basis Limit

$309,051
SRO/STUDIO

1
2
3 $477,184

$531,613
TOTAL UNITS:

4%+State

SAN DIEGO

Large Family

No. of UnitsUnit Size

117.458%

No

Plus (+) 2% basis adjustment for each 1% of project's Low-Income and Market 
Rate Units restricted at or below 35% of AMI.

Plus (+) 10% basis adjustment for projects wherein at least 95% of the project's 
upper floor units are serviced by an elevator.

99 30 

Yes

$22,345,626

15 

Percentage of the Adjusted Threshold Basis Limit

$5,586,407

$0

$0

Affordable Units:

$81,550,429

15%

No

Plus (+) the lesser of the associated costs or up to a 15% basis adjustment for 
projects requiring seismic upgrading of existing structures, and/or projects 
requiring toxic or other environmental mitigation as certified by the project 
architect/ engineer +costs. 

Plus (+) local development impact fees required to be paid to local government 
entities.  Certification from local entities assessing fees also required. $2,000,000

Please Enter Amount:

(k)
Total Affordable Units @ 35% of AMI or Below:

$3,687,028

4% Projects 

Total Affordable Units @ 50% to 35% of AMI:

Plus (+) 1% basis adjustment for each 1% of project's Low-Income and Market 
Rate Units restricted between 35% and 50% of AMI.

Affordable Units:

30.000%

TOTAL ADJUSTED THRESHOLD BASIS LIMIT:

30%

$3,687,028

26 $12,406,784

0 $0
49 $15,143,499

(j)

$268,043

100

Yes

Seismic Upgrading

99

(b)

Plus (+) up to 10% basis adjustment for projects applying under Section 10325 
or Section 10326 of these regulations that includes Item (e) Features.

If yes, enter total % boost: 0%

(f)

(g)

(i)

(c)

(d)

(h)

(e)

Plus (+) 10% basis adjustment for a project that is: (i) in a county that has an 
unadjusted 9% threshold basis limit for a 2-bedroom unit equal to or less than 
$400,000; AND (ii) located in a census tract designated on the TCAC/HCD 
Opportunity Area Map as Highest or High Resource.

Yes

RB Transit_4% + State Credits +PBVs_22-0907 ml
CONFIDENTIAL
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Term (months) Interest Rate Amount of Funds Int. Reserve

30 3.60% 36,910,002               2,379,900         

30 3.60% 18,138,114               

12,179,123               

3.00% 4,500,000 

3.00% 1,800,000 

1,484,150 

75,011,389               

Name of Lender/Source Term (months) Interest Rate Amount of Funds Debt Service

204 6.00% $16,288,609 1,114,512         

660 3.00% 5,000,000 

660 3.00% 2,000,000 

1,000,000 

2.00% 3,880,000 

28,168,609               

31,665,537               

15,177,243               

75,011,389               

CONSTRUCTION & PERMANENT FINANCING

Rancho Bernardo Transit Affordable/Mixed Use Plaza

Permanent Loan

Name of Lender/Source

City of San Diego

Total Funds for Construction 

Permanent Financing

Construction Financing

Costs Deferred Until Perm

TE Construction Loan Amount

Taxable Construction Loan Amount

Tax Credit Equity (Fed)

City Of San Diego

County of San Diego 

Total Sources of Project Funds

Federal Tax Credit Equity

Total Permanent Financing

County of San Diego 

Deferred Developer Fee

Commercial Investor Equity 

State Tax Credit Equity

CONFIDENTIAL
perty of Affirmed Housing Group 9/12/2022 3:50 PM



DEVELOPMENT BUDGET

TOTAL RESIDENTIAL COMMERCIAL 70% PVC for 30% PVC for

PROJECT COST COST New Acquisition

COST Construction/

Rehabilitation

Purchase Price 1 1 -
Land Carry Cost + Misc. Fees 250,000               250,000                -

Land Carry Cost - - -
Total Land Cost or Value 250,001               250,001                -

Existing Improvements Value - - - -
Off-Site Improvements - - - -

Total Acquisition Cost - - - - -
Total Land Cost / Acquisition Cost 250,001               250,001                - - -

REHABILITATION
Abatement/Demolition - - -

Structures - - - - -
General Requirements - - - - -

Contractor Overhead - - - - -
Contractor Profit - - - - -

Prevailing Wages - - - -
General Liability Insurance - - - - -

Contractor Contingency - - - - -
Total Rehabilitation Costs - - -

Total Relocation Expenses - - - - -

NEW CONSTRUCTION
Site Work 5,130,000            5,130,000             - 5,130,000             -

Structures 30,298,000          27,220,000           3,078,000             27,220,000           -

General Requirements 1,800,000            1,773,000             27,000 1,773,000             -

Contractor Overhead 1,800,000            1,800,000             - 1,800,000             -

Contractor Profit 1,800,000            1,773,000             27,000 1,773,000             -

Solar PV 570,000               570,000                - 570,000                

Prevailing Wages

General Liability Insurance/ Bond Prem 1,087,585            1,087,585             - 1,087,585             -

Parking (MTS/Resi/Office): 9,690,000            7,822,680             1,867,320             7,822,680             -

Other: Site Security 171,000               171,000                - 171,000                -

Total New Construction Costs 52,346,585          47,347,265           4,999,320             47,347,265           -

DEVELOPMENT BUDGET Rancho Bernardo Transit Affordable/Mixed Use Plaza

TOTAL RESIDENTIAL COMMERCIAL 70% PVC for 30% PVC for

PROJECT COST COST NC/Rehab or Acquisition

COST 30% PVC for

Fed Subsidized

NC/Rehab

ARCHITECTURAL FEES
Design (incl ADA) 1,570,000            1,370,000             200,000                1,370,000             -

Other: - - - -

Total Architectural Costs 1,570,000            1,370,000             200,000                1,370,000             -

Total Survey and Engineering 800,000               700,000                100,000                700,000                - 

CONST. INTEREST & FEES
Tax-Exempt Construction Loan Interest 1,554,900            1,531,577             23,324 1,531,577             -

Origination Fee 450,000               450,000                - 450,000                -

Cost of Issuance 302,000               302,000                - 30,200 -

Taxes 30,000 30,000 - 30,000 -

Insurance 873,600               873,600                - 873,600                -

Title and Recording 80,000 80,000 - 56,000 -

Construction Service Fees (Bank) 100,000               100,000                - 100,000                -

Other: Const Mgmt & Deputy Services 12,500 12,500 - 12,500 

Other: Taxable Construction Interest 387,200               387,200                - 387,200                

Total Const. Interest & Fees 3,790,200            3,766,877             23,324 3,471,077             -

ncho Bernardo Transit Affordable/Mixed Use Pl
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PERMANENT FINANCING
Loan Origination Fee 140,000               140,000                -

Credit Enhancement/Application Fee - - -

Title and Recording - - -

Taxes - - -

Insurance - - -

Other: SDHC 74,850 74,850 -

Other: Interest Prior to Conversion 825,000               825,000                -

Total Perm. Financing Costs 1,039,850            1,039,850             -

LEGAL FEES
Lender Legal Pd. by Applicant 155,000               155,000                - 65,000 -

Other :  Partnership & Transaction 180,000               180,000                - 10,000 -

Total Attorney Costs 335,000               335,000                - 75,000 -

RESERVES
Rent Reserves - - -

Capitalized Operating Reserve - - -

*3- Month Operating Reserve 496,000               496,000                -

Other: (Specify) - - -

Total Reserve Costs 496,000               496,000                -

DEVELOPMENT BUDGET Rancho Bernardo Transit Affordable/Mixed Use Plaza

TOTAL RESIDENTIAL COMMERCIAL 70% PVC for 30% PVC for

PROJECT COST COST NC/Rehab or Acquisition

COST 30% PVC for

Fed Subsidized

NC/Rehab

Total Appraisal Costs 10,500 10,500 - 10,500 -

Total Hard Cost Contingency 4,187,726            4,187,726             - 4,187,726             - 

OTHER PROJECT COSTS
TCAC App/Allocation/Monitoring 200,000               200,000                -

Environmental Audit 55,000 55,000 - 55,000 -

Local Dev. Impact Fees 2,000,000            1,800,000             200,000                1,800,000             -

Permit Processing Fees 300,000               300,000                - 300,000                -

Marketing 25,000 25,000 -

Furnishings, Fixtures, Equipment 400,000               400,000                - 400,000                -

Market Study 12,000 12,000 - 12,000 -

Accounting/Reimbursables 60,000 60,000 - 60,000 -

Soft Cost Contingency 540,527               540,527                - 540,527                -

Lease-Up Costs 50,000 50,000 - 50,000 -

Other: transit passes 63,000 63,000 - -

Other: MTS/City fees 100,000               100,000                - 100,000                -

Other: - - -

Total Other Costs 3,805,527            3,605,527             200,000                3,317,527             -

SUBTOTAL PROJECT COST 68,631,389          63,108,745           5,522,644             60,479,094           -

Total Project Total Total 60,479,094           -

Cost Residential Commercial

DEVELOPER COSTS
Developer Overhead/Profit 6,380,000            6,380,000             - 6,380,000             -

Consultant/Processing Agent - - - - -

Project Administration - - - - -

 Broker Fees Paid to a Related Party - - - - -
 Construction Oversight by Developer - - - -

Other: (Specify) - - - - -

Total Developer Costs 6,380,000            6,380,000             - 6,380,000             -

TOTAL PROJECT COSTS 75,011,389          69,488,745           5,522,644             66,859,094           -

- -

66,859,094           -
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70% PVC for
New

Construction/ 30% PVC for

Rehabilitation Acquisition

66,859,094 - 

- 

     Subtract all Grant Proceeds Used to Finance Costs in Eligible Basis: - - 

     Subtract Non-Qualified Non-Recourse Financing: - - 

 Subtract Non-Qualifying Portion of Higher Quality Units: - - 

     Subtract Photovoltaic Credit (as applicable): - 

 Subtract Historic Credit (residential portion only): - - 

- - 

- 

- - 

66,859,094 - 

130% 100%

86,916,823 - 

100% 100%

86,916,823 - 

- 0

Qualified Basis

Total Qualified Basis 86,916,823 

86,916,823 

**Total Credit Reduction:

Total Adjusted Qualified Basis:

*130% boost if your project is located in a DDA or QCT

**to be calculated in "Points System"

ELIGIBLE AND QUALIFIED BASIS

Rancho Bernardo Transit Affordable/Mixed Use Plaza

*Qualified Census Tract (QCT) or Difficult to Develop Area (DDA) Adjustment:

Total Adjusted Eligible Basis:

Applicable Fraction:

Total Eligible Basis:

Total Ineligible Amounts:

Total Eligible Amount Voluntarily Excluded:

Total Basis Reduction:

Total Requested Unadjusted Eligible Basis:

Ineligible Amounts

Total Adjusted Threshold Basis Limit 81,550,429 
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86,916,823               - 

4.00%

4.00% 0.00%

3,476,673 - 

<--- $2.5M Max for 9%

Determination of Minimum Federal Credit Necessary For Feasibility

     Total Project Cost 75,011,389             

     Permanent Financing 28,168,609             

     Funding Gap 46,842,780             0.920 Equity Pricing

     Federal Tax Credit Factor ** 0.9108 99.00% LP Interest

Total Credits Necessary for Feasibility 51,430,369             

Annual Federal Credit Necessary for Feasibility 5,143,037               

Maximum Annual Federal Credits 3,476,673               

Equity Raised From Federal Credit 31,665,537             

Remaining Funding Gap 15,177,243             

Determination of State Credit NC/Rehab Acquisition

     Adjusted Qualified Basis 66,859,094               - 

     Factor Amount * 30% 13%
     Maximum Total State Credit 20,057,728               - 

Determination of Minimum State Credit Necessary for Feasibility 0.790 Equity Pricing

     State Tax Credit Factor ** 0.7584 96.00% LP Interest

     Maximum Total State Credit 20,057,728
     State Credit Necessary for Feasibility 20,012,187
     Equity Raised from State Credit 15,177,243

     Remaining Funding Gap -

BASIS AND CREDITS: STATE

Adjusted Qualified Basis, After Credit Reduction:

Project's Applicable Percentage:

Subtotal Annual Federal Credit:

Applicable Percentage - 30% PV (4%, varies)

BASIS AND CREDITS

Rancho Bernardo Transit Affordable/Mixed Use Plaza

Total Combined Annual Federal Credit:

New Construction 
/Rehabilitation  Acquisition

3,476,673 

CONFIDENTIAL
Property of Affirmed Housing Group 9/12/20223:50 PM



(a)
# of

Bedrooms

(b)
# of Units

(c)
Proposed

Monthly Rent
Less Utilities

(d)
Total Monthly

Rents
(bxc)

(e)
Monthly
Utility
Allow.

(f)
Monthly Rent
Plus Utilities

(c + e)

(g)
% of Area
Mediam
Income

PBVs
Rents

PBV
Add Mo.

Rent 
Above
TCAC

Total
Add. Mo.

Rents

1BR-PBV 10             641$              6,410$             641$  30% 2,339$     1,698$     16,980$          

1BR 9               1,166$           10,494$           54$              1,220$  50% -$         -$             -$  

1BR 23             1,228$           28,244$           54$              1,282$  55% -$         -$             -$  

1BR 7               1,228$           8,596$             54$              1,282$  60% -$         -$             -$  

2BR-PBV 10             722$              7,220$             722$  30% 3,023$     2,301$     23,010$          

2BR 4               1,375$           5,498$             67$              1,442$  50% -$         -$             -$  

2BR 4               1,375$           5,498$             67$              1,442$  55% -$         -$             -$  

2BR 7               1,375$           9,622$             67$              1,442$  60% -$         -$             -$  

3BR-PBV 10             802$              8,020$             802$  30% 4,253$     3,451$     34,510$          

3BR 2               1,521$           3,042$             82$              1,603$  50% -$         -$             -$  

3BR 7               1,521$           10,647$           82$              1,603$  55% -$         -$             -$  

3BR 6               1,521$           9,126$             82$              1,603$  60% -$         -$             -$  

3BR MGR 1               -$               -$  -$             -$  MKT -$         -$             -$  

Affordable Units 99               Total Rent 112,417$         Total Tranche B: 74,500$          

Aggregate Monthly Rents for All Units: 112,417$         Avg Affordability 47.68%

Aggregate Annual Rents for All Units: 1,349,002$      

Total Affordable Plus Manager Units: 100 

Annual Income from Laundry Facilities 10,692$           9.00             per unit per month

Annual Income from Vending Machines - 

Annual Interest Income - 

Other Annual Income (Specify) 10,000             

Total Miscellaneous Income: 20,692$           

Total Annual Potential Gross Income: 1,369,694$      Excess PBV Income 894,000$        

Total Gross Annual Income 2,263,694$      

Utility Allowances

Studio 1 BR 2 BR 3 BR 4 BR

Space Heating: - 4.43 7.65             11 

Water Heating: - - - - 

Cooking: - 10.55               12.68           15 

Lighting: - 7.24 8.35             11 

Electricity: - 26.99               32.51           39 

Water:* - - - 

AC - 4.38 6.29             7 

City's Fee - - - - 

Total: - 54 67                82 -                

*Owner paid utilities

PROJECT INCOME INFORMATION
Rancho Bernardo Transit Affordable/Mixed Use Plaza
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Per Unit

Administrative 2,000 20         
6,000 60         

10,000 100       
60,000 600       
30,000 300       

108,000 1,080    

Management 71,280 713       

Utilities - -            
20,000 200       
70,000 700       
80,000 800       

170,000 1,700    

Payroll 84,821 848       
/ Payroll Taxes 46,937 469       

42,163 422       
173,921 1,739    
26,000 260       

Maintenance 8,000 80         
10,000 100       
43,304 433       
10,000 100       
70,000 700       
10,000 100       
15,000 150       

166,304 1,663    

Other Expenses -            
-            

- -            
- -            
- -            

0 -            

Total Expenses

5,700 min per unit

500          per unit

375          per unit

150          

TOTAL: 8,699       per unit
725          per month

Commercial Income

834,855

35,000

On-site Manager(s):
Maintenance Personnel:
Other: Payroll Burden/Taxes

Total Management Fee:

Total Utilities:

Fuel:
Gas:
Electricity:
Water/Sewer:

Total Administrative:

Advertising:
Legal:
Accounting/Audit:
Security:
General Office Costs:

Other: 

496,000 

Total Insurance:
Total Payroll/Payroll Taxes:

Painting:
Repairs:
Trash Removal:

- 

Total Annual Reserve for Replacement:

Total Annual Real Estate Taxes:

Exterminating:
Grounds & Garage Maintenance:
Other: Fire Alarm Monitoring 
Other: Elevator 

50,000 

Total Annual Residential Operating Expenses:

Total Number of Units in the Project:

Total Annual Operating Expenses Per Unit:

Total Maintenance:

Other: 
Other 
Other: 
Other: 

- 

- 

Total Annual Commercial/Non Residential Revenue:

Total Annual Commercial/Non Residential Expenses:

Total Annual Commercial/Non Residential Debt Service:

Total Annual Commercial/Non Residential Net Income:

ANNUAL RESIDENTIAL OPERATING EXPENSES
Rancho Bernardo Transit Affordable/Mixed Use Plaza

- 

- 

37,500 

26,000 

869,855

Total 3-Month Operating Reserve:

100 

7,155 

Other: Misc state & local fees, issuer fee $40,850

Total Annual Internet Expense (site amenity election):

Total Annual Service Amenities Budget (from project expenses):

Total Other:

715,505 

RB Transit_4% + State Credits +PBVs_22-0907 ml
CONFIDENTIAL

Property of Affirmed Housing Group 9/12/2022 3:50 PM



15-YEAR CASH FLOW PROJECTION
Rancho Bernardo Transit Affordable/Mixed Use Plaza

Inflation Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15
Factor 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Rental Income 2.5% 1,349,002 1,382,727 1,417,295 1,452,727 1,489,045 1,526,271 1,564,428 1,603,539 1,643,627 1,684,718 1,726,836 1,770,007 1,814,257 1,859,614 1,906,104
PBV INCOME IF APPLICABLE 2.5% 894,000 916,350 939,259 962,740 986,809 1,011,479 1,036,766 1,062,685 1,089,252 1,116,483 1,144,396 1,173,005 1,202,331 1,232,389 1,263,199

TOTAL GROSS POTENTIAL REVENUE 2,243,002 2,299,077 2,356,554 2,415,467 2,475,854 2,537,750 2,601,194 2,666,224 2,732,880 2,801,202 2,871,232 2,943,012 3,016,588 3,092,002 3,169,303

Vacancy @ 5.0% 112,150 114,954 117,828 120,773 123,793 126,888 130,060 133,311 136,644 140,060 143,562 147,151 150,829 154,600 158,465
    Other Income 2.5% 20,692 21,209 21,740 22,283 22,840 23,411 23,996 24,596 25,211 25,841 26,488 27,150 27,828 28,524 29,237

TOTAL NET RENTAL INCOME 2,151,544 2,205,332 2,260,465 2,316,977 2,374,901 2,434,274 2,495,131 2,557,509 2,621,447 2,686,983 2,754,158 2,823,012 2,893,587 2,965,927 3,040,075

Advertising: 3.5% 2,000 2,070 2,142 2,217 2,295 2,375 2,459 2,545 2,634 2,726 2,821 2,920 3,022 3,128 3,237
Legal: 3.5% 6,000 6,210 6,427 6,652 6,885 7,126 7,376 7,634 7,901 8,177 8,464 8,760 9,066 9,384 9,712
Accounting/Audit: 3.5% 10,000 10,350 10,712 11,087 11,475 11,877 12,293 12,723 13,168 13,629 14,106 14,600 15,111 15,640 16,187
Security: 3.5% 60,000 62,100 64,274 66,523 68,851 71,261 73,755 76,337 79,009 81,774 84,636 87,598 90,664 93,837 97,122
General Office Costs: 3.5% 30,000 31,050 32,137 33,262 34,426 35,631 36,878 38,168 39,504 40,887 42,318 43,799 45,332 46,919 48,561
Total Management Fee: 3.5% 71,280 73,775 76,357 79,029 81,795 84,658 87,621 90,688 93,862 97,147 100,547 104,067 107,709 111,479 115,381
Electricity: 3.5% 70,000 72,450 74,986 77,610 80,327 83,138 86,048 89,060 92,177 95,403 98,742 102,198 105,775 109,477 113,309
Water/Sewer: 3.5% 80,000 82,800 85,698 88,697 91,802 95,015 98,340 101,782 105,345 109,032 112,848 116,798 120,885 125,116 129,496
On-site Manager(s): 3.5% 84,821 87,790 90,862 94,043 97,334 100,741 104,267 107,916 111,693 115,602 119,648 123,836 128,170 132,656 137,299
Maintenance Personnel: 3.5% 46,937 48,580 50,280 52,040 53,862 55,747 57,698 59,717 61,808 63,971 66,210 68,527 70,926 73,408 75,977
Other: Payroll Burden/Taxes 3.5% 42,163 43,638 45,166 46,747 48,383 50,076 51,829 53,643 55,520 57,463 59,475 61,556 63,711 65,941 68,249
Total Insurance: 3.5% 26,000 26,910 27,852 28,827 29,836 30,880 31,961 33,079 34,237 35,435 36,676 37,959 39,288 40,663 42,086
Painting: 3.5% 8,000 8,280 8,570 8,870 9,180 9,501 9,834 10,178 10,534 10,903 11,285 11,680 12,089 12,512 12,950
Repairs: 3.5% 10,000 10,350 10,712 11,087 11,475 11,877 12,293 12,723 13,168 13,629 14,106 14,600 15,111 15,640 16,187
Trash Removal: 3.5% 43,304 44,820 46,388 48,012 49,692 51,432 53,232 55,095 57,023 59,019 61,085 63,223 65,435 67,726 70,096
Exterminating: 3.5% 10,000 10,350 10,712 11,087 11,475 11,877 12,293 12,723 13,168 13,629 14,106 14,600 15,111 15,640 16,187
Grounds & Garage Maintenance: 3.5% 70,000 72,450 74,986 77,610 80,327 83,138 86,048 89,060 92,177 95,403 98,742 102,198 105,775 109,477 113,309
Other: Fire Alarm Monitoring 3.5% 10,000 10,350 10,712 11,087 11,475 11,877 12,293 12,723 13,168 13,629 14,106 14,600 15,111 15,640 16,187
Other: Elevator 3.5% 15,000 15,525 16,068 16,631 17,213 17,815 18,439 19,084 19,752 20,443 21,159 21,900 22,666 23,459 24,280
Other: 3.5% 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Service Amenities Budget 3.5% 50,000 51,750 53,561 55,436 57,376 59,384 61,463 63,614 65,840 68,145 70,530 72,998 75,553 78,198 80,935
Other: Misc state & local fees, issuer fee 2.5% 40,850 41,871 42,918 43,991 45,091 46,218 47,373 48,558 49,772 51,016 52,291 53,599 54,939 56,312 57,720
Real Estate Taxes 2.0% 26,000 26,520 27,050 27,591 28,143 28,706 29,280 29,866 30,463 31,072 31,694 32,328 32,974 33,634 34,306
Replacement Reserve 0.0% 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500 37,500

TOTAL EXPENSES 869,855 898,189 927,497 957,812 989,169 1,021,604 1,055,155 1,089,860 1,125,759 1,162,893 1,201,306 1,241,041 1,282,144 1,324,662 1,368,645

Cash Flow Prior to Debt Service (NOI) 1,281,688 1,307,143 1,332,969 1,359,166 1,385,733 1,412,670 1,439,976 1,467,649 1,495,688 1,524,090 1,552,852 1,581,971 1,611,443 1,641,264 1,671,429

DEBT SERVICE - Permanent Loan 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512 1,114,512

FORECASTED CASH AVAILABLE 167,177 192,631             218,457         244,654        271,221        298,158             325,464             353,138             381,176             409,578             438,340             467,459             496,931             526,753             556,918             

Percent of Gross Revenue 8% Max 7.45% 8.38% 9.27% 10.13% 10.95% 11.75% 12.51% 13.24% 13.95% 14.62% 15.27% 15.88% 16.47% 17.04% 17.57%
25% Debt Service Test Yr 1-3 Max 15.00% 17.28% 19.60% 21.95% 24.34% 26.75% 29.20% 31.69% 34.20% 36.75% 39.33% 41.94% 44.59% 47.26% 49.97%

Debt Coverage Ratio 1.15 Min 1.15 1.17 1.20               1.22              1.24              1.27 1.29 1.32 1.34 1.37 1.39 1.42 1.45 1.47 1.50 

Partnership Management Fee 3.0% 20,000 20,600 21,218 21,855 22,510 23,185 23,881 24,597 25,335 26,095 26,878 27,685 28,515 29,371 30,252
Asset Management Fee 3.0% 5,000 5,150 5,305 5,464 5,628 5,796 5,970 6,149 6,334 6,524 6,720 6,921 7,129 7,343 7,563

Accrued Management Fee - - - - - - - - - - - - - - - 
Accrued Management Fee - Paid - - - - - - - - - - - - - - - 
Accrued Management Fee - Ending Bal - - - - - - - - - - - - - - - 

Cash Available for Ground Lease 142,177 166,881             191,935         217,336        243,083        269,176             295,613             322,391             349,507             376,959             404,742             432,853             461,287             490,039             519,103             
Ground Lease PMT - based on residual receipts 5% 7,109 8,344 9,597             10,867          12,154          13,459               14,781               16,120               17,475               18,848               20,237               21,643               23,064               24,502               25,955               

Cash Available for Deferred Developer Fee 135,068 158,537             182,338         206,469        230,929        255,718             280,832             306,271             332,032             358,111             384,505             411,211             438,223             465,537             493,148             

Deferred Fee 3,880,000       135,068 158,537             182,338         206,469        230,929        255,718             280,832             306,271             332,032             358,111             384,505             411,211             438,223             465,537             427,689             
2.0% 74,899 73,226               71,044           68,335          65,083          61,271 56,879 51,891 46,289 40,052 33,163 25,602 17,350 8,386 - 

balance 3,819,831 3,734,519          3,623,225      3,485,091     3,319,245     3,124,798          2,900,845          2,646,465          2,360,722          2,042,664          1,691,322          1,305,713          884,840             427,689             - 

Cash Available for Distribution Yr 31-55 Yr 1-30 - - - - - - - - - - - - - - 65,459               
Annual Payment to City SD 70% -$  -$  -$              -$              -$             -$  -$  -$  -$  -$  -$  -$  -$  -$  16,365$             
Annual Payment toCounty of SD -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  16,365$             50.00%

RB Transit_4% + State Credits +PBVs_22-0907 ml
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Annual Payment to HCD -$  -$              -$              -$             -$  -$  -$  -$  -$  -$  -$  -$  -$  -$  
Annual Payment to Affirmed 30% 50.00% -$  -$  -$              -$              -$             -$  -$  -$  -$  -$  -$  -$  -$  -$  32,729.50$        
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DEVELOPMENT BUDGET Project CostsExcluded CostsAggregate Basi
Purchase Price 1 1 

Land Carry Cost + Misc. Fees 250,000           250,000           
Land Carry Cost - - 

Existing Improvements Value - - 
Off-Site Improvements - - 
Abatement/Demolition - - 

Structures - -               - 
General Requirements - -               - 

Contractor Overhead - -               - 
Contractor Profit - -               - 

Prevailing Wages - -               - 
General Liability Insurance - -               - 

Contractor Contingency - -               - 
Total Relocation Expenses - -               - 

Site Work 5,130,000        -               5,130,000        
Structures 30,298,000      3,078,000     27,220,000      

General Requirements 1,800,000        27,000          1,773,000        
Contractor Overhead 1,800,000        -               1,800,000        

Contractor Profit 1,800,000        27,000          1,773,000        
Solar PV 570,000           -               570,000           

Prevailing Wages
General Liability Insurance/ Bond Prem 1,087,585        -               1,087,585        

Parking (MTS/Resi/Office): 9,690,000        1,867,320     7,822,680        
Other: Site Security 171,000           -               171,000           

Design (incl ADA) 1,570,000        200,000        1,370,000        
Other: - -               - 

Total Survey and Engineering 800,000           100,000        700,000           
Tax-Exempt Construction Loan Interest 1,554,900        23,324          1,531,577        

Origination Fee 450,000           -               450,000           
Cost of Issuance 302,000           271,800        30,200            

Taxes 30,000            -               30,000            
Insurance 873,600           -               873,600           

Title and Recording 80,000            24,000          56,000            
Construction Service Fees (Bank) 100,000           -               100,000           

Other: Const Mgmt & Deputy Services 12,500            -               12,500            
Other: Taxable Construction Interest 387,200           -               387,200           

Loan Origination Fee 140,000           140,000        - 
Credit Enhancement/Application Fee - -               - 

Title and Recording - -               - 
Taxes - -               - 

Insurance - -               - 
Other: SDHC 74,850            74,850          - 

Other: Interest Prior to Conversion 825,000           825,000        - 
Lender Legal Pd. by Applicant 155,000           90,000          65,000            

Other :  Partnership & Transaction 180,000           170,000        10,000            

50% Test



Rent Reserves - -               - 
Capitalized Operating Reserve - -               - 

*3- Month Operating Reserve 496,000           496,000        - 
Other: (Specify) - -               - 

Total Appraisal Costs 10,500            -               10,500            
Total Hard Cost Contingency 4,187,726        -               4,187,726        

TCAC App/Allocation/Monitoring 200,000           200,000        - 
Environmental Audit 55,000            -               55,000            

Local Dev. Impact Fees 2,000,000        200,000        1,800,000        
Permit Processing Fees 300,000           -               300,000           

Marketing 25,000            25,000          - 
Furnishings, Fixtures, Equipment 400,000           -               400,000           

Market Study 12,000            -               12,000            
Accounting/Reimbursables 60,000            -               60,000            

Soft Cost Contingency 540,527           -               540,527           
Lease-Up Costs 50,000            -               50,000            

Other: transit passes 63,000            63,000          - 
Other: MTS/City fees 100,000           -               100,000           

Other: - -               - 
Developer Overhead/Profit 6,380,000        -               6,380,000        

Consultant/Processing Agent - -               - 
Project Administration - -               - 

Broker Fees Paid to a Related Party - -               - 
Construction Oversight by Developer - -               - 

Other: (Specify) - -               - 
75,011,389      7,902,294     67,109,095      

Totals
Dev Cost check 75,011,389      

TRUE

Construction Loan Amount 36,910,002$    
Percent of Aggregate Basis 55.00%
Min. Loan Amount Required 33,554,548$    

Bond Limit 36,910,002      
Percent of Aggregate Basis 55%

Maximum Aggregate Basis Allowed 73,820,005      
Allowable increase above calculated total 6,710,910        

Construction Loan/Bond Allocation 100.00%



ATTACHMENT 5 
HOUSING COMMISSION MULTIFAMILY  

HOUSING REVENUE BOND PROGRAM SUMMARY 
 

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

Bond Issuer: Housing Authority of the City of San Diego. There is no direct legal liability to the 
City, the Housing Authority or the Housing Commission in connection with the issuance or 
repayment of bonds. There is no pledge of the City's faith, credit or taxing power nor of the 
Housing Authority's faith 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. 
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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. 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. 
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SAN DIEGO HOUSING COMMISSION 

RESOLUTION NUMBER HC-_________________ 

DATE OF FINAL PASSAGE _________________ 
 

A RESOLUTION OF THE SAN DIEGO HOUSING COMMISSION SETTING 
FORTH OFFICIAL INTENT FOR THE HOUSING AUTHORITY OF THE CITY 
OF SAN DIEGO TO ISSUE MULTIFAMILY HOUSING REVENUE BONDS OR 
NOTES TO FINANCE RANCHO BERNARDO TRANSIT VILLAGE AND 
AUTHORIZING RELATED ACTIONS 
 

WHEREAS, pursuant to Chapter 1 of Part 2 of Division 24 of the Health and Safety Code 

of the State of California, as amended (Act), the Housing Authority of the City of San Diego 

(Authority) is authorized to issue revenue bonds or notes for the purpose of financing the acquisition, 

construction, rehabilitation and equipping of multifamily affordable rental housing and for the 

provision of capital improvements in connection with and determined necessary to the multifamily 

affordable rental housing; and 

WHEREAS, Bernardo Family Housing, L.P., or another limited partnership to be formed 

by Affirmed Housing Group (Borrower) has requested that the Authority issue and sell multifamily 

housing revenue bonds or notes (Obligations) pursuant to the Act for the purpose of making a loan 

to the Borrower to finance a portion of the cost of the acquisition, construction and equipping of a 

multifamily affordable rental housing development located at 16785-16787 West Bernardo Drive, 

as more fully identified in Exhibit A hereto (Project); and 

WHEREAS, as a part of financing the Project, the Authority desires to reimburse the 

Borrower, but only from Bond proceeds, for expenditures (Reimbursement Expenditures) made in 

connection with the Project within the period from the date sixty (60) days prior to the date of 

adoption of this Resolution to the date of issuance of the Obligations; and 

WHEREAS, sections 1.103-8(a)(5) and sections 1.150-2 of the United States Treasury 
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Regulations require the Authority to declare its reasonable official intent to reimburse prior 

expenditures for the Project with proceeds of a subsequent tax-exempt borrowing; and 

WHEREAS, by its resolution HAR20-043 adopted on March 9, 2021, the Authority has 

delegated to the San Diego Housing Commission (the “Housing Commission”) authority and 

responsibility for declaring on behalf of the Authority its intention to authorize the issuance of the 

Obligations for the purpose of financing a portion of the costs of the Project (including 

reimbursement of the Reimbursement Expenditures, when so requested by the Borrower upon 

such terms and conditions as may then be agreed upon by the Authority, the Borrower and the 

purchaser of the Obligations) in an aggregate principal amount not to exceed $42,500,000, as set 

forth in Exhibit A; and 

WHEREAS, section 146 of the Internal Revenue Code of 1986 limits the amount of 

multifamily housing mortgage revenue bonds that may be issued in any calendar year by entities 

within a state and authorizes the governor or the legislature of a state to provide the method of 

allocation within the state; and 

WHEREAS, Chapter 11.8 of Division 1 of Title 2 of the California Government Code governs 

the allocation of the state ceiling among governmental units in the State of California having the 

authority to issue private activity bonds; and 

WHEREAS, section 8869.85 of the California Government Code requires a local agency 

desiring an allocation of the state ceiling to file an application with the California Debt Limit 

Allocation Committee (CDLAC) for such allocation, and CDLAC has certain policies that are to 

be satisfied in connection with any such allocation.  

NOW, THEREFORE, BE IT RESOLVED, by the San Diego Housing Commission, as 

follows: 
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Section 1. Findings and Determinations. 

(a) The above recitals, and each of them, are true and correct.  The Housing 

Commission hereby determines that it is necessary and desirable to provide financing to the 

Borrower for the Project (including reimbursement of the Reimbursement Expenditures) by the 

Authority’s issuance and sale of Obligations pursuant to the Act in an aggregate principal amount 

not to exceed $42,500,000, as set forth in Exhibit A, subject to authorization of the issuance of the 

Obligations by resolution of the Authority at a meeting to be held for such purpose.  The expected 

date of issue of the Obligations is within eighteen (18) months of the later of the date the first 

Reimbursement Expenditure was made and the first date the Project is placed in service and, in no 

event, later than three (3) years after the date of the first Reimbursement Expenditure. 

(b) Proceeds of the Obligations to be used to reimburse for Project costs are not 

expected to be used directly or indirectly to pay debt service with respect to any obligation or to be 

held as a reasonably required reserve or replacement fund with respect to an obligation of the 

Authority, the Housing Commission or any entity related in any manner to the Authority, or to 

reimburse any expenditure that was originally paid with the proceeds of any obligation, or to 

replace funds that are or will be used in such manner. 

(c) As of the date hereof, the Housing Commission has a reasonable expectation 

that the Authority will issue the Obligations to reimburse Project costs.  This Resolution is 

consistent with the budgetary and financial circumstances of the Authority, as of the date hereof.  

The Obligations will be repaid solely from proceeds of the Obligations and amounts paid by the 

Borrower.  No other moneys are, or are reasonably expected to be, reserved, allocated on a long-

term basis, or otherwise set aside by the Authority (or any related party) pursuant to its budget 

or financial policies to repay the Obligations. 
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Section 2. Declaration of Official Intent.  This Resolution is being adopted by the 

Housing Commission for purposes of establishing compliance with the requirements of sections 

1.103-8(a)(5) and 1.150-2 of the Treasury Regulations.  In such regard, the Housing Commission, 

for and on behalf of the Authority hereby declares the official intent to use proceeds of the 

Obligations to reimburse the Reimbursement Expenditures.  This action is taken expressly for 

the purpose of inducing the Borrower to undertake the Project, and nothing contained herein shall 

be construed to signify that the Project complies with the planning, zoning, subdivision and 

building laws and ordinances applicable thereto or to suggest that the Authority, the Housing 

Commission, the City of San Diego (City) or any officer or agent of the City will grant any such 

approval, consent or permit that may be required in connection with the acquisition, construction, 

rehabilitation and equipping and operation of the Project, or that any of the Authority, the Housing 

Commission or the City will make any expenditure, incur any indebtedness, or proceed with the 

financing of the Project. 

 Section 3. Applications to CDLAC.  The staff of the Housing Commission are hereby 

authorized and directed to apply to CDLAC for an allocation from the state ceiling of private activity 

bonds to be issued by the Authority for the Project in an amount not to exceed $42,500,000, and to 

take any and all other actions as may be necessary or appropriate in connection with such application, 

including but not limited to the payment of fees, the posting of deposits and the provision of 

certificates, additional applications to CDLAC (if necessary), and any such actions heretofore 

taken by such staff are hereby ratified, approved and confirmed. 

Section 4. Approval of Bond Counsel and Financial Advisor.  The financing team of 

Orrick, Herrington & Sutcliffe LLP, as bond counsel (Bond Counsel) and Public Finance 

Management, Inc. (Financial Advisor) is approved for this Project. 
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Section 5. Authority of President & Chief Executive Officer of Housing Commission.  

The President & Chief Executive Officer of the Housing Commission, or designee, is hereby 

authorized to execute all necessary documents, in a form approved by the Housing Commission’s 

General Counsel and/or Bond Counsel, and to perform such acts as are necessary to implement the 

approvals provided for in this Resolution. 

Section 6. Effective Date.  This Resolution shall take effect immediately upon its 

adoption. 

 

 

 



 

 

EXHIBIT A 

DESCRIPTION OF PROJECT 

Name:     Rancho Bernardo Transit Village 

Location: 16785-16787 West Bernardo Drive, San Diego, CA 92127 

Number of Units:   100 units (includes 1 manager unit) 

Maximum Bond Amount:  $42,500,000 
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The foregoing Resolution is passed and adopted by the San Diego Housing Commission on 
________, 20__. 
 
 
   

By:         
Jeff Davis, Interim President & Chief 
Executive Officer of the San Diego Housing 
Commission 
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RESOLUTION NUMBER R-_________________ 

DATE OF FINAL PASSAGE _________________ 

A RESOLUTION OF THE COUNCIL OF THE CITY OF SAN 
DIEGO PURSUANT TO SECTION 147(f) OF THE INTERNAL 
REVENUE CODE OF 1986 APPROVING THE ISSUANCE OF 
TAX-EXEMPT BONDS OR NOTES BY THE HOUSING 
AUTHORITY OF THE CITY OF SAN DIEGO FOR RANCHO 
BERNARDO TRANSIT VILLAGE. 

WHEREAS, the Housing Authority of the City of San Diego (Authority) intends to issue 

not to exceed $42,500,000 aggregate principal amount of multifamily housing revenue bonds or 

notes (Bonds) pursuant to a plan of financing to finance or refinance the acquisition, construction, 

rehabilitation and equipping of Rancho Bernardo Transit Village, a multifamily residential rental 

development in the City of San Diego (City) described in the Notice of Public Hearing attached as 

Exhibit A hereto (Project); and 

WHEREAS, in order for interest on the Bonds to be tax-exempt, section 147(f) of the 

Internal Revenue Code of 1986 (Code) requires that the Bonds be approved by the City Council 

as the applicable elected representative after a public hearing following reasonable public notice; 

and 

WHEREAS, one or more notice(s) of a public hearing with respect to the proposed issuance 

of the Bonds were timely published in accordance with section 147(f) of the Code; and 

WHEREAS, on November 17, 2022, the San Diego Housing Commission (Housing 

Commission) held on behalf of the City, under authority delegated to the Housing Commission by 

the City, a public hearing in accordance with all applicable law and an opportunity was provided 

at such hearing for interested persons to express their views on the issuance of the Bonds and on 

the nature and location of the Project; and 
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WHEREAS, the Office of the City Attorney has drafted this Resolution based on the 

information provided by Housing Commission staff, including information provided by 

affected third parties and verified by Housing Commission staff, with the understanding that 

this information is complete, true, and accurate; 

NOW, THEREFORE,  

BE IT RESOLVED, by the City Council of the City of San Diego, as the applicable elected 

representative under section 147(f) of the Code, as follows: 

1. The plan of financing for the issuance of the Bonds (together with a like amount 

of refunding obligations) by the Authority is approved. 

2. The City does not warrant the creditworthiness of the Bonds or guarantee, in any 

way, the payment of the Bonds. No moneys of the City will be pledged or applied to the repayment 

of the Bonds. 

 
APPROVED: MARA W. ELLIOTT, City Attorney 

 

By:        
 Marguerite E. Middaugh 

Deputy City Attorney 
 

MEM:jdf 
[__/__/22] 
[__/__/22] COR. COPY 
Or.Dept: Housing Authority 
Doc. No.: [________] 
 

I hereby certify that the foregoing Resolution was passed by the Council of the City of San Diego, 
at this meeting of       . 

ELIZABETH S. MALAND 

Deputy City Clerk 
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By _______________________________ 
 
 

Approved:  _________________________ _________________________________ 
(date)     TODD GLORIA, Mayor 

 
Vetoed: _________________________ _________________________________ 

(date) TODD GLORIA, Mayor
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NOTICE OF PUBLIC HEARING 

NOTICE IS HEREBY GIVEN that the San Diego Housing Commission of the City of San 
Diego (SDHC) on November 17, 2022, at the hour of 9:00 a.m. or as soon thereafter as the 
matter may be heard, will hold a public hearing in accordance with section 147(f) of the 
Internal Revenue Code of 1986 (Code) with respect to the proposed issuance by the 
Housing Authority of the City of San Diego, pursuant to a plan of financing, of exempt 
facility bonds for a qualified residential rental project pursuant to Section 142(a)(7) of the 
Code consisting of its tax-exempt multifamily housing revenue bonds or notes (Bonds), in 
the maximum amount set forth below (together with a like amount of refunding 
obligations) in order to finance or refinance the acquisition, construction, and equipping of 
the multifamily rental housing development described in the following table (Project): 

Name Location 
Number 
of Units 

Aggregate 
Maximum 

Bond  
Amount 

Rancho Bernardo Transit 
Village 

16785 -16787 W. Rancho Bernardo 
Drive 

100 
(includes 

1 
manager 

unit) 

$[42,500,000] 

 
For details on how to participate in the public hearing and provide comments, 

see “Public Hearing Access Details” below. 

The owner of the Project is expected to be Bernardo Family Housing, L.P., a 
California limited partnership, or another limited partnership to be formed by Affirmed 
Housing Group (Borrower).  Of all of the 100 units, 99% of the units in the Project are to 
be income and rent restricted, and will be occupied by very low and low-income tenants at 
affordable rents.  The unrestricted unit will be a manager’s unit. 

The proceeds of the Bonds will be loaned to the Borrower for the purpose of paying 
certain costs of the Project, including functionally related and subordinate facilities, which 
costs may include (1) capitalized interest on the Bonds; (2) the costs of credit enhancement 
on the Bonds; and (3) certain expenses incurred in connection with the issuance of the 
Bonds.  

The Bonds and the obligation to pay principal of and interest thereon and any 
redemption premium with respect thereto do not constitute indebtedness or an obligation 
of the Authority, the State of California or any political subdivision thereof, within the 
meaning of any constitutional or statutory debt limitation, or a charge against the general 
credit or taxing powers of any of them.  The Bonds shall be a limited obligation of the 
Authority, payable solely from certain revenues duly pledged therefor and generally 
representing amounts paid by the Borrower. 
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Public Hearing Access Details 
Until further notice, San Diego Housing Commission (SDHC) Board of 

Commissioners (SDHC Board) meetings will be conducted pursuant to the provisions of 
California Government Code section 54953(e), added by Assembly Bill 361, which allows 
the SDHC Board to use teleconferencing and to provide the public an opportunity to 
address the SDHC Board via a call-in option or an internet-based service option, during a 
proclaimed state of emergency when measures to promote social distancing are in effect or 
the San Diego City Council has determined meeting in person would present imminent 
risks to the health or safety of attendees. The San Diego City Council on November 1, 
2022, declared an existing proclaimed state of emergency continues to directly impact the 
ability of members to meet safely in person and that their finding applies to all boards, 
commissions, and committees of the City of San Diego. 

During the current State of Emergency and in the interest of public health and 
safety, most—and most likely all—of the SDHC Commissioners, General Counsel and 
staff will be participating in SDHC Board meetings by video conference. There will be no 
members of the public in attendance at the SDHC Board meetings. We are providing 
alternatives to in-person attendance for viewing and participating in SDHC Board 
meetings. 

In lieu of in-person attendance, members of the public may participate and provide 
comments in the following manner:  

 
Phone in Testimony:  
Members of the public can listen to the SDHC Board meeting and offer public comment 
on items on the Agenda or during Non-Agenda Public Comment by calling into the 
meeting on the following toll-free number: (833) 548-0276. When prompted, input 
Meeting ID: 960 6912 6650. A Participant ID is not required. When a Participant ID is 
requested, press #. 

Members of the public will remain muted until they are called upon to speak. 

When the comment period for Non-Agenda Public Comment is introduced, or when the 
comment period is introduced for the specific Agenda Item on which you would like to 
comment, press *9 on your phone to raise your hand to speak on that item.  
 
When you are called upon to speak, press *6 on your phone to unmute yourself and 
begin providing your comments. SDHC staff are not able to unmute callers. State your 
name for the record and the item you are commenting on, and make your comments 
within the time allotted by the SDHC Board. You may only speak once on a particular 
item. 
 
When your time has ended, please mute yourself. If you wish to speak on other items on 
the Agenda or for other comment periods, please press *9 to raise your hand again when 
those items or comment periods are introduced. 
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Written Comment Through Webform:  
Written Comment on Agenda Items must be submitted using the SDHC Board meeting 
public comment webform (https://www.sdhc.org/sdhc-board-agenda-comment-form/), 
and indicating the agenda item number for which you wish to submit your comment. Only 
comments submitted no later than 4 p.m. the day prior to the meeting using the public 
comment webform will be eligible to be read into the record. If you submit more than one 
form per item, only one will be read into the record. All other comments submitted, 
including those received after 4 p.m. the day prior and before 8 a.m. the day of the meeting, 
will be provided to the SDHC Commissioners and posted online with the meeting 
materials. All comments are limited to 1,250 characters (approximately 200 words). 
Comments submitted after 8 a.m. the day of the meeting but before the item is called will 
be submitted into the written record for the relevant item. If you have an attachment to your 
comment, you may send it to sdhcdocketinfo@sdhc.org, and it will be distributed to the 
SDHC Commissioners. 

Viewing the Meeting 

The public may view and listen to the SDHC Board meetings through livestreaming on 
SDHC’s website. Click on “Watch the Video” near the bottom of the SDHC Board of 
Commissioners page on the website: https://www.sdhc.org/governance-
legislativeaffairs/sdhc-board-of-commissioners/   

 
 
Dated: November 9, 2022 San Diego Housing Commission 
 

https://www.sdhc.org/sdhc-board-agenda-comment-form/
mailto:sdhcdocketinfo@sdhc.org
https://www.sdhc.org/governance-legislativeaffairs/sdhc-board-of-commissioners/
https://www.sdhc.org/governance-legislativeaffairs/sdhc-board-of-commissioners/
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