
HOUSING COMMISSION 
EXECUTIVE SUMMARY SHEET 

MEETING DATE:  April 20, 2023                HCR23-056 

SUBJECT:  Loan Recommendation for Serenade on 43rd 

COUNCIL DISTRICT:  9 

ORIGINATING DEPARTMENT:  Real Estate Division 

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

REQUESTED ACTION:  
Approve a proposed residual receipts loan in an amount not to exceed $2,000,000 to Serenade 43, L.P. to 
facilitate the rehabilitation and new construction of Serenade on 43rd at 4034, 4046, 4054 43rd Street in 
the City Heights neighborhood of San Diego, which will consist of 64 rental housing units that will remain 
affordable for 55 years for individuals and families with income of 30 percent to 60 percent of San Diego’s 
Area Median Income (AMI) and one unrestricted manager’s unit. Designated Project-Based Housing 
Voucher units will serve individuals experiencing homelessness with serious mental illness with income of 
30% to 40% of AMI or below. 

EXECUTIVE SUMMARY OF KEY FACTORS: 
• Serenade on 43rd is a proposed 65-unit, new construction and rehabilitation affordable rental housing

development for individuals and families that will include 28 studios, 25 one-bedroom units, eight two-
bedroom units, three three-bedroom units, and one unrestricted two-bedroom manager’s unit.

• Of the 64 affordable units, 32 units will be permanent supportive housing units (23 studios and nine
one-bedroom units). Through the County of San Diego’s No Place Like Home (NPLH) Program,
31 of these units will serve individuals with a serious mental disability who are experiencing
homelessness.

• The project will rehabilitate and preserve the affordability of 20 existing naturally occurring affordable
multifamily housing units at the project site, while adding 45 new affordable and service-enriched
housing units for a total of 64 affordable apartment units and one manager’s unit.

• The site currently includes 22 existing multifamily housing units. They are not deed-restricted. While
they are habitable and naturally affordable, they need rehabilitation. The design will renovate 20 of
these existing units. Two end units will be removed to create cohesion with the new construction
component of the project via multiple connected and shared courtyards.

• Bust Stop ID No. 60666 is approximately 0.1 mile from the site, located at University Avenue and Van
Dyke Avenue.

• The Housing Commission’s proposed loan is contingent upon the developer receiving all necessary
third-party funding commitments, as described in this report.

• The developer, Wakeland Housing and Development Corporation, is a nonprofit that develops and
operates affordable and supportive housing, including more than 7,800 affordable homes at 56
properties throughout California.

• The estimated total development cost is $33,784,749 ($519,765/unit). The Housing Commission’s
proposed $2,000,000 loan subsidy would be $30,769 per unit.

EXECUTIVE SUMMARY 
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REPORT 
DATE ISSUED:  April 17, 2023 REPORT NO:  HCR23-056 

ATTENTION:  Chair and Members of the San Diego Housing Commission
For the Agenda of April 20, 2023 

SUBJECT:       Loan Recommendation for Serenade on 43rd 

COUNCIL DISTRICT: 9 

Advance notice of San Diego Housing Commission hearing of the following matter has been provided 
to the Housing Authority Members pursuant to the provisions of San Diego Municipal Code Section 
98.0301(e)(4)(A)-(B) for Staff Recommendation No. 1. 

REQUESTED ACTION 
Approve a proposed residual receipts loan in an amount not to exceed $2,000,000 to Serenade 43, L.P. 
to facilitate the rehabilitation and new construction of Serenade on 43rd at 4034, 4046, 4054 43rd Street 
in the City Heights neighborhood of San Diego, which will consist of 64 rental housing units that will 
remain affordable for 55 years for individuals and families with income of 30 percent to 60 percent of 
San Diego’s Area Median Income (AMI) and one unrestricted manager’s unit. Designated Project-Based 
Housing Voucher units will serve individuals experiencing homelessness with serious mental illness 
with income of 30% to 40% of AMI or below. 

STAFF RECOMMENDATION 
That the San Diego Housing Commission (Housing Commission) Board of Commissioners (Board) take 
the following actions: 

1) Approve a proposed residual receipts loan in an amount not to exceed $2,000,000 to Serenade
43, L.P. to facilitate the acquisition, rehabilitation and new construction of Serenade on 43rd at
4034, 4046, 4054 43rd Street in the City Heights neighborhood of San Diego, which will consist
of 64 rental housing units that will remain affordable for 55 years for individuals and families
with income of 30 percent to 60 percent of San Diego’s Area Median Income (AMI) and one
unrestricted manager’s unit.  Designated Project-Based Housing Voucher units (total 32) will
serve individuals experiencing homelessness with serious mental illness with income of 30% to
40% of AMI or below.

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

2) Authorize the Housing Commission’s President and Chief Executive Officer (President & CEO),
or designee, to:
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a. Execute all necessary documents and instruments to effectuate the transaction and
implement the project, in a form approved by the General Counsel, and to take such
actions as are necessary, convenient, and/or appropriate to implement the approvals upon
advice of the General Counsel, provided that a copy of the documents, signed as to form
by General Counsel, is submitted to each Housing Commissioner.

b. Adjust financing terms/conditions, as necessary, for consistency with requirements of
other funding sources or to accommodate market changes that may occur, provided that
the proposed $2,000,000 maximum Housing Commission loan amount may not increase.

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

SUMMARY 
Table 1 – Development Details 

Address 4034, 4046, 4054 43rd Street, San Diego 
Council District 9 
Community Plan Area City Heights Community Plan Area 
Developer Wakeland Housing and Development Corporation 
Development Type Acquisition and Rehabilitation and New Construction 
Construction Type The four buildings will consist of the following: Two existing buildings 

are being rehabilitated. Both are two-story wood frame with stucco (type 
V) multifamily residential buildings. The third building will be a three-
story wood frame structure over a concrete podium with wood stud
framing (type VA) (45 new construction units and property
management/supportive services offices). The fourth building will be a
one-story wood frame community building (Type VB).

Parking Type Nine surface parking spaces on a first come, first serve basis 
Mass Transit Bus stop approximately 0.1 mile from the site, at University Avenue and 

Van Dyke Avenue, Bust Stop ID: 60666 
Housing Type Multifamily affordable housing for families, including permanent 

supportive housing for those with serious mental disabilities who are 
experiencing homelessness 

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

Lot Size 0.68 acres (29,621 square feet) 
Units 65 (64 units restricted/affordable) 
Density 95.6 dwelling units per acre (65 units ÷ 0.68 acres = 95.6) 
Unit Mix 64 affordable rental units:  28 studio, 25 one-bedroom units, 8 two-

bedroom units, 3 three-bedroom units, and one unrestricted two-bedroom 
manager’s unit. 

Gross Building Area 53,373 square feet 
Net Rentable Area 33,272 square feet 
Project Based 
Vouchers (PBVs) 

32 PBVs for individuals earning 30% to 40% of AMI who are 
experiencing homelessness with serious mental illness 
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Affordable Units       
in Service 
by Council District 

Council District 9 includes 2,933 affordable rental housing units currently 
in service, which represents 11.5 percent of the 25,446 affordable rental 
housing units in service citywide. 

The Development  
Serenade on 43rd is a proposed 65-unit, new construction and rehabilitation affordable rental housing 
development for individuals and families. The development will be at 4034, 4046, 4054 43rd Street in 
San Diego’s City Heights neighborhood (Attachment 1 – Site Map). Serenade on 43rd will include 28 
studios, 25 one-bedroom units, eight two-bedroom units, three three-bedroom units, and one unrestricted 
two-bedroom manager’s unit. Serenade on 43rd is designed to not only bring critical new housing units 
to the community, but to also preserve housing and create long-term affordability for the 21 existing 
residents (four of the currently existing units are two-bedroom, while the remaining units are one-
bedroom units) as the project was designed to be phased new construction and rehabilitation and with a 
unit mix to accommodate the existing households without displacement. Currently, the existing units are 
naturally occurring affordable housing, i.e., not deed-restricted, and if the site was not acquired by the 
developer, the units would have been at risk of demolition or conversion to market rate.  

The existing residents have been included in initial planning efforts for both the new construction units 
and the rehabilitation of the existing one- and two-bedroom units. The project design represents resident 
input – more laundry, more outdoor spaces (including a children’s play area), a community clubhouse, 
better mail facilities and abundant natural light. Unit amenities will include: a refrigerator, a stove/oven, 
heating and air conditioning. The development will consist of four buildings, two at two stories, one at 
three stories and the fourth at one story tall.  The development will include nine surface parking spaces, 
available on a first come, first serve basis.  

As an integrated family and supportive housing project, of the 64 affordable units, 32 units will be 
permanent supportive housing (23 studios and nine one-bedroom units). Through the County of San 
Diego’s No Place Like Home (NPLH) Program, 31 of these units will serve individuals with a serious 
mental disability experiencing homelessness. 

Serenade on 43rd will also have indoor and outdoor spaces designed for events and activities to integrate 
the population and create a supportive, cohesive residential community. The central community room 
will play a critical role in creating a sense of community within the project. The space will include a 
computer lab, kitchen and room for group dinners, grill area, bike storage exercise programs, classes, 
social clubs and community events. Additionally, the project will have a full-time on-site manager and a 
full-time maintenance person. 

Resident Services 
Serenade on 43rd will include resident services focused on real world skills that assist in building self-
reliance and achieving personal and professional success. These services work in tandem with case 
management and property management to help build stronger communities. The resident services team 
will include a 1.5 full-time equivalent (FTE) Wellness Coordinator, .5 FTE Peer Support Specialist, .25 
Housing Innovation Partners Case Manager and 1.55 FTE Behavioral Health Services Case Managers 
dedicated to Serenade on 43rd. The services team will help identify any unmet needs and connect 
residents with resources to improve their health and wellness, while fostering a sense of community on-
site. Case management and resident services will be provided by Housing Innovation Partners, with 
additional support for the No Place Like Home Residents through County Behavioral Health Services 
(BHS). 
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The Property Manager, Resident services team and BHS team will meet regularly to discuss property 
and tenant issues with a goal of promoting housing stability for all tenants. Property management staff 
will also collaborate to bring green education to the residents. Together, they will host events for all 
residents regarding the building’s green features and the importance of resource conservation and 
environmental sustainability. Workshops will cover topics such as green cleaning products, recycling, 
healthy meals, healthy living choices, and mindful energy use. 

Developer’s Request 
In response to the Housing Commission’s Fiscal Year 2023 Permanent Supportive Housing (PSH) 
Notice of Funding Availability (NOFA), Wakeland Housing and Development Corporation (Wakeland) 
applied for a loan and Project-Based Housing Vouchers (PBVs) for the Serenade on 43rd development. 
On April 7, 2023, Housing Commission staff provided a preliminary recommendation of award for a 
residual receipts loan of up to $2,000,000, subject to Housing Commission Board approval, and an 
award of 32 PSH PBVs for the Serenade on 43rd development, contingent upon the U.S. Department of 
Housing and Urban Development’s (HUD) approval of the Subsidy Layering Review for the 
development. 

The Property 
The subject property at 4034, 4046, 4054 43rd Street is near the University Avenue corridor and is part 
of a Transit Overlay Zone and an Economic Opportunity Zone in an area of mixed-use and increasing 
gentrification. The project will rehabilitate and preserve the affordability of 20 existing naturally 
occurring affordable multifamily housing units at the project site, while adding 45 new affordable and 
service-enriched housing units for a total of 65 affordable apartment units. The site currently includes 22 
existing multifamily housing units. They are not deed-restricted. While they are habitable and naturally 
affordable, they need rehabilitation. The design will renovate 20 of these existing units. Two end units 
will be removed to create cohesion with the new construction component of the project via multiple 
connected and shared courtyards.   

Appraisal 
A June 2022 appraisal of the subject site, conducted by Kinetic Valuation Group, valued the 4030 43rd 
Street location at $2,640,000 and the 4046 and 4054 43rd Street locations at $4,540,000 for a total 
combined appraised value of $7,180,000. 

Prevailing Wages 
The proposed use of 32 U.S. Department of Housing and Urban Development Project-Based Housing 
Vouchers, which the Housing Commission administers, at Serenade on 43rd will require the 
development to pay federal Davis-Bacon wages. If a proposed funding source also requires state 
prevailing wages, Wakeland will be subject to paying the higher prevailing wage rate between federal 
and state. 

Project Sustainability 
Serenade on 43rd will be constructed in conformance with California Tax Credit Allocation Committee 
(CTCAC) minimum energy efficiency standards. The 100% electric development will include Energy 
Star-rated efficient appliances and a solar component for the common area’s electrical load. Water 
efficiency and conservation has been incorporated into the development’s design, including low-flow 
fixtures and drought-resistant landscaping. The project will be GreenPoint Rated – Gold. 
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Relocation 
The site currently includes 22 existing multifamily housing units. The proposed project would renovate 20 
of these existing units. Two end units will be removed to create cohesion with the new construction 
component of the project via multiple connected and shared courtyards.  Temporary relocation will be 
required during rehabilitation of the existing units and related expenses are included in the development 
budget. The current residents will be given the opportunity to move back into their unit or select another 
unit once rehabilitation is completed. Due to a health and safety issues with respect to severe amounts of 
mold, one family will be permanently displaced. The developer has placed the family temporarily in a 
hotel to begin the permanent relocation process as they work closely together to find a new apartment. 
The family’s belongings are in storage that is safe from potential health risks associated with mold. 
Similar to the temporary relocation, expenses related to this permanent relocation are included in the 
development budget. 

Development Team  
During the tax credit compliance period, Serenade on 43rd will be owned by Serenade 43, L.P., a California 
limited partnership (a single-asset limited partnership) consisting of Wakeland Serenade 43 LLC as the 
Managing General Partner and TACHS 43rd Street Apartments LLC as the Co-General Partner, a to-be-
selected Administrative General Partner, and a to-be-selected tax credit limited partner (Attachment 2 – 
Organization Chart). 

The developer, Wakeland Housing and Development Corporation, is a nonprofit that develops and 
operates affordable and supportive housing. Since 1998, Wakeland has developed more than 7,800 
affordable homes at 56 properties throughout California. 

Table 2 - Development Team Summary 
ROLE FIRM/CONTACT 

Developer Wakeland Housing and Development Corporation 
Owner/Borrower Serenade 43 L.P. 
Managing General Partner Wakeland Serenade 43 LLC 
Co-General Partner TACHS 43rd Street Apartments LLC 
Tax Credit Investor Limited Partner To be determined 
Architect Dahlin 
General Contractor     Sun Country Builders 
Property Management ConAm Management Corporation 
Construction and Permanent Lender To be determined 
Tenant Services Providers Housing Innovations Partnership and  

NPLH – County of San Diego Behavioral Health 
Services 

Property Management 
Serenade on 43rd 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 24 
developments for Wakeland. 
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FINANCING STRUCTURE 
Serenade on 43rd has an estimated total development cost of $33,784,749 ($519,765/unit).  Financing 
will include a combination of sources as described in Table 3. The developer’s pro forma is included as 
Attachment 3 and summarized below.  
 

Table 3 – Estimated Sources and Uses of Financing 
Financing Sources Amount Financing Uses Amount Per Unit 

9% Federal Tax Credit Equity $16,965,034 Land Acquisition & Closing Costs $6,041,000 $92,938 
Proposed Housing Commission Loan 2,000,000 Rehabilitation Costs 1,905,710 29,319 
Fee Waivers 602,536 New Construction Costs 15,698,881 241,521 
County of San Diego NPLH Loan 7,717,179 Permits & Fees 708,464 10,899 
City of San Diego CDBG Loan 6,500,000 Reserves 882,890 13,583 
  Architectural, Survey & 

Engineering 
1,455,000 22,385 

  Construction Interest & Fees 1,997,387 30,729 

  Other Soft Costs 2,895,417 44,545 

  Developer’s Fee 2,200,000 33,846 

Total Sources $33,784,749 Total Uses $33,784,749 $519,765 

 
The Housing Commission’s proposed $2,000,000 residual receipts loan may be partly funded with: 
the City of San Diego Affordable Housing Fund (Inclusionary Housing fund) and U.S. Department of 
Housing and Urban Development (HUD) HOME Investment Partnerships Program (HOME) funds 
awarded to the City of San Diego, which the Housing Commission administers. As a result of the 
HOME funding, there will be HOME-restricted units. The total amount of Housing Commission funding 
sources shall not exceed $2,000,000. A final determination of Housing Commission funding sources will 
be made by the Housing Commission’s President & CEO, or designee, contingent upon budget 
availability. The proposed loan terms are summarized in Attachment 4. 
 
The Housing Commission requires affordable housing developers to pursue all viable sources of funding 
to reduce the financing gap and amount of Housing Commission subsidy required. If other funding is 
secured, such proceeds will first be used to make an adjustment to reduce the Housing Commission’s 
loan. 
 
Developer Fee 
$ 2,200,000 - 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] 9% tax credits, in project costs: 15% eligible basis, up to $2.2 million….” 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. 
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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 
Total Development Cost Per Unit $33,784,749 ÷ 65 units = $519,765 
Housing Commission Subsidy Per Unit $2,000,000 ÷ 65 units = $30,769 
Acquisition Cost Per Unit $6,041,000 ÷ 65 units = $92,938 
Gross Building Square Foot Hard Cost $17,604,591 ÷ 53,373 sq. ft. = $330 
Net Rentable Square Foot Hard Cost $17,604,591 ÷ 33,272 sq. ft. = $530 

Project Comparison Chart 
Multiple factors and variables influence the cost of developing multifamily affordable housing, 
including, but not limited to project location, site conditions, environmental factors, land use approval 
process, community involvement, construction type, design requirements/constraints, economies of 
scale, City fees, developer experience and capacity, and the mission and goals of the organization 
developing the project. Similar construction-type developments (completed or approved) over recent 
years are listed in Table 5. 

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 –   
Serenade on 43rd   2023 65 

$33,784,749 
 (with prevailing wage) $519,765 $30,769 $330 

Cortez Hill 2023 88 $44,138,657    
(with prevailing wage) 

$501,576 $56,818 $514 

Iris at San Ysidro 2022 100 $56,449,080    
(with prevailing wage) 

$564,182 $23,000 $307 

Nestor Senior 2021 74 $31,510,305    
(with prevailing wage) 

$425,815 $45,000 $363 

AFFORDABLE HOUSING IMPACT 
Project-Based Vouchers (PBV) 
The Housing Commission has provided a preliminary award recommendation of 32 PBVs for Serenade 
on 43rd for households experiencing homelessness with serious mental illness with incomes between 30 
percent and 40 percent of AMI. The recommendation for these vouchers is contingent upon successful 
completion of a subsidy layering review, NEPA clearance, execution of an Agreement to Enter into 
Housing Assistance Payment, verification of services and all applicable Housing Commission and PBV 
regulations. 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 of the 32 voucher-assisted 
units at Serenade on 43rd. The PBV units will be: 23 studio units and nine one-bedroom units. The 
tenants experiencing homelessness (PSH PBVs) will be identified through the Coordinated Entry 
System. Supportive Services for these tenants will be provided by Housing Innovations Partnership and 
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NPLH – County of San Diego Behavioral Health Services. A Housing first model will be used when 
providing supportive services and administering leasing activities. 

Affordability 
The Serenade on 43rd development will be subject to applicable tax credit agreements, which will restrict 
affordability of 64 units for 55 years.  The rent and occupancy restrictions required by CTCAC will apply. 

Table 6 – Affordability & Monthly Estimated Rent Table 

FISCAL CONSIDERATIONS   
The funding sources and uses approved by this proposed action are included in the Fiscal Year (FY) 
2023 Housing Commission Budget. 

Estimated funding sources approved by this action will be as follows: 
o City of San Diego Affordable Housing Fund and/or federal HOME funds – up to $2,000,000
o Total Funding Sources – up to $2,000,000

Unit Type AMI      Units 
CTCAC 

Gross Rents 
Studio 30% ($27,350/year for one-person 

household) 
23 $683 

Studio 40% ($36,450/year for one-person 
household) 

2 $911 

Studio 60% ($54,660/year for one-person 
household) 

3 $1,366 

Subtotal Studio Units -- 28 -- 
One bedroom 30% ($31,250/year for two-person 

household) 
8 $732 

One bedroom 40% ($41,650/year for two-person 
household) 

12 $976 

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

5 $1,431 

Subtotal One Bedroom Units -- 25 -- 
Two bedrooms 30% ($35,150/year for three-person 

household) 
1 $878 

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

4 $1,463 

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

3 $1,756 

Subtotal Two Bedroom Units -- 8 -- 
Three bedrooms 30% ($39,050/year for four-person 

household) 
1 $1,015 

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

2 $2,030 

Subtotal Three Bedroom Units -- 3 -- 
Manager’s two bedrooms unit -- 1 

Total Units -- 65 -- 
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Estimated funding uses approved by this action will be as follows: 
o Housing Commission Loan – up to $2,000,000
o Total Funding Uses – up to $2,000,000

Approving this action will further grant the President & CEO, or designee, the authority to substitute the 
above funding sources with other available funding sources so long as the total Housing Commission 
loan amount does not exceed the approved total loan amount, should the operational need arise or should 
such actions be to the benefit of the Housing Commission. 

Estimated Development Schedule 
The estimated development timeline is as follows: 

Milestones Estimated Dates 
• CTCAC 9% tax credit applications
• CTCAC allocation meetings
• Estimated escrow/loan closing
• Estimated start of construction work
• Estimated completion of construction work

• April 25, 2023
• July 26, 2023
• December 2023
• December 2023
• September 2025

EQUAL OPPORTUNITY CONTRACTING AND EQUITY ASSURANCE 
Wakeland 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 tax credits to include a narrative and specific example of activities and initiatives that 
support equity assurance. Wakeland 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 
Wakeland Housing and Development Corporation will present the proposed development as an 
informational item to the City Heights Area Planning Committee prior to loan closing. 

KEY STAKEHOLDERS and PROJECTED IMPACTS 
Serenade on 43rd is anticipated to have a positive impact on the community, as it will contribute to the 
quality of the surrounding neighborhood and rehabilitate and/or create 64 affordable rental homes for 
individuals and families, including those experiencing homelessness. 

ENVIRONMENTAL REVIEW 
California Environmental Quality Act 
The proposed project is statutorily exempt from the requirements of the California Environmental 
Quality Act (CEQA) pursuant to California Senate Bill 35 (SB35). SB35 allows qualifying development 
projects with certain minimum affordable housing guarantees to move more quickly through the local 
government review process and restricts the ability of local governments to reject these proposals. The 
bill amended Government Code Section 65913.4 to require local entities to streamline the approval of 
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certain housing projects by providing a ministerial approval process, exempting certain projects from 
CEQA, and removing the requirement for discretionary entitlements granted by the Planning 
Commission. The developer has received document Local Approvals and Environmental Review 
Verification, dated June 2, 2022, from the City of San Diego Development Services Department 
indicating the project is statutorily exempt from CEQA pursuant to SB35. 

National Environmental Policy Act 
 Federal funds constitute a portion of the funding for this project. An Environmental Assessment is 
being processed in accordance with the requirements of the National Environmental Policy Act (NEPA). 
The parties agree that the provision of federal funds as a result of this action is conditioned on the 
approval of the Environmental Assessment by the City of San Diego and the receipt of Authority to Use 
Grant Funds from the U.S. Department of Housing and Urban Development. Final authorization to 
utilize grant funds is expected to be received from HUD prior to beginning construction. 

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) Site Map
2) Organization Chart
3) Developer’s Project Pro forma
4) Proposed Loan Terms
5) 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/
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TAHCS 43rd Street Apartments, LLC 
(Co-General Partner) .0049% 

Wakeland Serenade 43 LLC 
(Managing General Partner) .0051% 

Manager and Sole Member 
The Association for Community Housing Solutions, a 
California nonprofit public benefit corporation, doing 

business as Housing Innovation Partners 
48.99% 

Manager and Sole Member  
Wakeland Housing and Development Corporation 

Developer and Sponsor 
51% 

SERENADE ON 43rd, LP
Organizational Chart 

Borrower 
SERENADE 43, LP, 

a California limited partnership 

Attachment 2 - Organizational Chart
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UNIT SIZE SQ/FT # UNITS

0 Bedroom/SRO/Studio 400 28 Corridors 500

1 Bedroom 608 25 Common Areas and Community Space 2,500

2 Bedroom 775 9 Commercial Space 0

3 Bedroom 1,047 3 Other: (Specify) 7,903

4 Bedroom GROSS COMMON AREA SQUARE FOOTAGE 10,903

TOTAL UNITS 65 GROSS BUILDING SQUARE FOOTAGE 47,419

TOTAL UNITS

65 ANTICIPATED TIEBREAKER SCORE*

87

COST PER UNIT

$519,765

REQUESTED SDHC LOAN AMOUNT

$2,000,000 $0

SDHC 12.3% LP Asset Management Fee $5,000

SDHC PURCHASE OPTION ANNUAL FIXED DEBT PAYMENT TO SDHC Applicant 87.7% MGP Management Fee $20,000

Yes $10,000 Admin. GP Management Fee

SDHC RIGHT OF FIRST REFUSAL PROPOSED AFFORDABILTY TERM AFFORDABILITY TERM IF "OTHER"

No 55 Years

9% Tax Credits $1,696,503

HCD $0 Land Acquisition $6,041,000

CalHFA $0 Rehabilitation  $1,905,710

Federal Home Loan Bank $0 Relocation $31,182

HUD  $0 New Construction $15,698,881

San Diego Housing Commission $2,000,000 Architectural, Survey, & Engineering $1,455,000

Deferred Developer Fee $0 Construction Interest & Fees $1,997,387

Conventional Lender(s) $0 Permanent Financing $0

Other: Fee Waivers $602,536 Legal $150,000

Other: Prestabilized Income $0 Reserves $882,890

Other: Construction loan $14,230,707 Appraisal $15,000

$6,945,462 Contingency $0

$6,175,000 Other Project Expenses $3,407,699

$2,134,540 Total Developer Costs $2,200,000

TOTAL SOURCES $33,784,748 TOTAL PROJECT COSTS  $33,784,749

$67,569,498

9% Tax Credits $16,965,034 Land Acquisition $6,041,000

HCD $0 Rehabilitation  $1,905,710

CalHFA $0 Relocation $31,182

Federal Home Loan Bank $0 New Construction $15,698,881

HUD Program $0 Architectural, Survey, & Engineering $1,455,000

SDHC Loan $2,000,000 Construction Interest & Fees $1,997,387

Deferred Developer Fee $0 Permanent Financing $0

Conventional Lender(s) $0 Legal $150,000

Fee Waivers $602,536 Reserves $882,890

Prestabalized Income $0 Appraisal $15,000

$7,717,179 Contingency $0

$6,500,000 Other Project Expenses $3,407,699

$0 Total Developer Costs $2,200,000

TOTAL SOURCES $33,784,749 TOTAL PROJECT COSTS  $33,784,749

TOTAL PROJECT COSTS  $67,569,498

UNIT SIZE 25% AMI 30% AMI 35% AMI 40% AMI 45% AMI 50% AMI 55% AMI 60% AMI >60%AMI PBV UNITS MARKET UNITS TOTALS

0 Bedroom/SRO/Studio 2 3 23 28

1 Bedroom 11 5 9 25

2 Bedroom 1 4 3 1 9

3 Bedroom 1 2 3

4 Bedroom 0

TOTAL UNITS 0% 3% 0% 20% 0% 6% 8% 12% 0% 49% 2% 65

UNIT SIZE 25% AMI 30% AMI 35% AMI 40% AMI 45% AMI 50% AMI 55% AMI 60% AMI >60%AMI PBV RENTS MARKET RENTS TOTALS

0 Bedroom/SRO/Studio $0 $0 $0 $1,698 $0 $0 $0 $3,819 $0 $28,267 $33,784

1 Bedroom $0 $0 $0 $9,999 $0 $0 $6,250 $0 $0 $12,267 $28,516

2 Bedroom $0 $818 $0 $0 $0 $5,452 $0 $4,908 $0 $11,178

3 Bedroom $0 $945 $0 $0 $0 $0 $0 $3,780 $0 $4,725

4 Bedroom $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

TOTAL MONTHLY INCOME TOTAL MONTHLY INCOME $78,203

TOTAL ANNUAL INCOME TOTAL ANNUAL INCOME $938,436

TYPE PROJECT UNIT Income 2.5%

Laundry $4,680 $72 Expenses 3.5%

Vending $0 $0 Vacancy  7.5%

Commercial $0 $0

Other: (Specify) $0 $0 PROJECT UNIT

Other: (Specify) $0 $0 $713,550 $10,978

Eligible Basis $26,662,510 TENANT/OWNER PAID SOURCE TYPE 0 BR 1 BR 2 BR 3 BR 4 BR

Voluntary Ineligible Amount $11,235,404 Owner Heating $0 $0 $0 $0 $0

Total Unadjusted Eligible Basis $15,427,106 Owner Cooking $0 $0 $0 $0 $0

QCT or DDA Yes 130% Owner Water Heating $0 $0 $0 $0 $0

Total Adjusted Eligible Basis $20,055,238 Owner Other Electric $0 $0 $0 $0 $0

Applicable Fraction 100.00% Owner Water    $0 $0 $0 $0 $0

Total Qualified Basis $20,055,238 Owner Sewer $0 $0 $0 $0 $0

Total Credit Reduction $0 Owner Trash $0 $0 $0 $0 $0

Total Adjusted Qualified Basis 20,055,238  Range $0 $0 $0 $0 $0

Applicable Percentage 9% Refrigerator $0 $0 $0 $0 $0

Subtotal Annual Credit  1,804,971  OWNER PAID TOTALS $0 $0 $0 $0 $0

Total 10 Year Tax Credits 18,049,714  TENANT PAID TOTALS $0 $0 $0 $0 $0

Limited Partner Interest 99.99%

Limited Partner Tax Credits 18,047,909 

Equity Price $0.940

Estimated Total Tax Credits  $16,965,034

CONSTRUCTION USES OF FUNDS

PERMANENT USES OF FUNDS

OPERATING COSTS

TOTAL ANNUAL OPERATING EXPENSE

TOTAL ANNUAL HARD DEBT EXPENSE

$0.00

PERMANENT FINANCING SOURCES

Other: (City of SD CDBG Loan)

UTILITY ALLOWANCES

Other: (Specify)

Other: (City of SD CDBG Loan)

AMI LEVELS

RENTAL INCOME

LIMITED PARTNER ASSET MANAGEMENT FEESRESIDUAL RECEIPT SPLIT

TRENDS

Other: (County of SD NPLH Capital Loan)

Other: (Costs deferred until conversion)

ADDITIONAL INCOME

TAX CREDIT INFORMATION

SQUARE FOOTAGE

GROSS SQ/FT NET RENTABLE SQ/FT

Utility Storage/Circulation

Other: (County of SD NPLH Capital Loan)

TOTAL UNITS WITH FEDERAL RENTAL ASSISTANCE

32

47,419 36,516

GROSS HARD COST SQ/FT NET RENTABLE COST SQ/FT

$331 $430

*The tiebreaker score in the tax credit applicationwill be reviewed as part of

the loan process.

CONSTRUCTION FINANCING SOURCES

Serenade on 43rd

APPLICANT

Wakeland  Housing and Development Corporation

4034, 4046, 4054 N. 43rd Street, San Diego, CA

1230 Columbia Street, Suite 950, San Diego, CA 92101

APPLICANT ADDRESS

PROPOSED DEVELOPMENT NAME

PROFORMA: PROJECT INFORMATION

INSTRUCTIONS

Complete all gray cells on the Project Information, Development Budget, and Operating Expenses worksheets. Certain calculations and cell references are automatically completed via Excel formulas. The 55 Year Cash Flow worksheet generates data according to the information provided on the Project Information and Development Budget 

worksheets.

DEVELOPMENT ADDRESS

REQUESTED BOND AMOUNT IF 
APPLYING TO CDLAC

Attachment 3 - Proforma



CONVENTIONAL LOAN SECOND THIRD

Annual Debt Service $0.00 Annual Debt Service $0.00 Annual Debt Service $0.00

Term (In Years) 0 Term (In Years) 0 Term (In Years) 0

Rate  0.00% Rate  0.00% Rate  0.00%

Total Loan Amount $0 Total Loan Amount $0 Total Loan Amount $0

FOURTH FIFTH

Annual Debt Service $0.00 Annual Debt Service $0.00

Term (In Years) 0 Term (In Years) 0

Rate  0.00% Rate  0.00%

Total Loan Amount $0 Total Loan Amount $0

Lender Name

PERMANENT FINANCING

Lender Name Lender Name

SDHC loan shows the entire loan amount in during construction, when in reality, there is a 5% hold until conversion.  The project site is located in QCT but not in DDA. Residual receipt split between SDHC and the applicant is 12.33% and 87.67%. The Applicant portion of the split will include payment to County of San Diego NPLH Capital Loan, and City 

DEVELOPER NOTES

Lender Name Lender Name



Project Name:

Applicant:

Category Amount Unit Cost Eligible Basis Notes

Land Acquisition

Land Cost or Value $6,041,000 $92,938 $135,000 ‐ Land holding costs & $6,000 in acquisition closing costs

Site work $0 $0 $0

Structures $1,905,710 $29,319 $1,905,710

General Requirements $0 $0 $0

Contractor Overhead $0 $0 $0

Contractor Profit $0 $0 $0

Prevailing Wages $0 $0 $0

General Liability Insurance $0 $0 $0

Broker Fees $0 $0 $0

Other: (Specify) $0 $0 $0

Total Rehabilitation Cost $1,905,710 $29,319 $1,905,710

Relocation

Relocation Consultant $0 $0 $0

Relocation Expense $31,182 $480 $31,182 temporary relocation during rehab

Other: (Specify) $0 $0 $0

Total Relocation Expenses $31,182 $480 $31,182

Construction

Site work $922,500 $14,192 $922,500

Structures $10,932,732 $168,196 $10,932,732

Contingency $1,593,598 $24,517 $1,593,598

Environmental: Lead Based Paint/Asbestos $12,000 $185 $12,000 asbestos acoustic ceiling of existing units

General Requirements $1,212,415 $18,653 $1,212,415

Contractor Overhead $153,667 $2,364 $153,667

Contractor Profit $521,509 $8,023 $521,509

General Liability Insurance $275,460 $4,238 $275,460 also includes Bond Premium

Other: (Security during construction) $75,000 $1,154 $75,000

Total New Construction Costs $15,698,881 $241,521 $15,698,881

Architectural, Survey, & Engineering

Survey and Engineering Fees $355,000 $5,462 $355,000

Architectural Design Costs $990,000 $15,231 $990,000

Architectueral Supervision Costs $110,000 $1,692 $110,000

Total Architectural, Survey, & Engineering Costs $1,455,000 $22,385 $1,455,000

Construction Interest & Fees

Construction Loan Interest $1,456,657 $22,410 $1,456,657

Origination Fee $106,730 $1,642 $106,730

Credit Enhancement/ Application Fee $0 $0 $0

Bond Premium $0 $0 $0

Taxes $140,000 $2,154 $140,000

Insurance $182,000 $2,800 $182,000

Title & Recording $85,000 $1,308 $85,000

Other: (Construction Lender expenses) $27,000 $415 $27,000

Other:(Specify) $0 $0 $0

Total Construction Interest & Fees Costs $1,997,387 $30,729 $1,997,387

Permanent Financing

Loan Origination Fee $0 $0

Credit Enhancement/Application Fee $0 $0

Title & Recording $0 $0

Taxes $0 $0

Insurance $0 $0

Other: (Permanent Relocation) $0

Other: (Specify) $0

Total Permanent Financing Costs $0 $0

Development Budget

Serenade on 43rd

Wakeland  Housing and Development Corpora



Legal

Lender Legal Paid by Applicant $40,000 $615 $40,000

Other: (SDHC & Construction Lender Counsels, Syndicatio $110,000 $1,692 $110,000

Total Legal Costs $150,000 $2,308 $150,000

Reserves

Rent Reserves $0 $0

Capitalized Rent Reserves $0 $0

Operating Reserve $361,740 $5,565 6 months

Other: (Capitalized Subsidy Transition Reserve) $521,150 $8,018

Total Reserve Costs $882,890 $13,583

Appraisal

Consultant Fees $15,000 $231 $15,000

Other: (Specify) $0 $0 $0

Total Appraisal Cost  $15,000 $231 $15,000

Contingency

Other: (Specify) $0 $0 $0

Other: (Specify) $0 $0 $0

Total Contingency Cost $0 $0 $0

Other Project Expenses

TCAC Application/Allocation/Monitoring $100,849 $1,552

Marketing $97,500 $1,500

Remediation $0

Parking $0 $0

Shell Construction ‐ Commercial $0 $0

Tenant Improvements ‐ Commercial $0 $0

Environmental Audit $0 $0 $0

Local Development Impact Fees $333,464 $5,130 $333,464

Permit Processing Fees $375,000 $5,769 $375,000

Capital Fees $0 $0 $0

Furnishings $155,000 $2,385 $155,000

Market Study $12,000 $185 $12,000

Accounting/Reimbursable $15,000 $231 $15,000

Soft Cost Contingency $250,000 $3,846 $250,000

SDHC Fees: Underwriting, Legal, etc. $60,000 $923 $60,000

Other: (Construction Manager) $225,000 $3,462 $225,000

Other: (SDHC Asset & Construction Monitoring) $27,500 $423 $27,500

Other: (Syndication Consulting) $86,000 $1,323 $86,000

Other: (Impact Fee Waiver) $602,536 $9,270 $602,536

Other: (Permanent Relocation) $1,067,850 $16,428 $1,067,850o into Eligible Basis ; the other line item automatically puts it there

Total Other Project Costs $3,407,699 $52,426 $3,209,350

Developer Expenses

Developer Overhead/Profit $2,200,000 $33,846 $2,200,000

Consultant/Processing Agent $0 $0 $0

Project Administration $0 $0 $0

Broker Fees Paid to Related Party $0 $0 $0

Construction Oversight by Developer $0 $0 $0

Other: (Specify) $0 $0 $0

Other: (Specify) $0 $0 $0

Total Developer Costs $2,200,000 $33,846 $2,200,000

TOTAL PROJECT COSTS $33,784,749 $519,765 $26,662,510

Commercial Space Development Expenses

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Total Commercial Space Development Costs $0 $0 $0

COMPREHENSIVE PROJECT COSTS $33,784,749 $519,765 $26,662,510

Complete the section below if the development includes commercial space. Please note: Federal and State funds may not be used to fund commercial space development.



Project Name:

Applicant:

Category Amount Unit Cost Notes

Operating Expenses

Payroll $155,825 $2,397 including taxes and benefits

Management Fees $42,900 $660

Administrative Fees $52,000 $800 phone, fax, internet, pc & maintenance, software, training 

Audit Fees $0 $0

Advertising $0 $0

Utilities $82,225 $1,265 gas and electricity

Landscaping $0 $0

General Maintentance $0 $0

Insurance $45,000 $692

Other: (Security) $54,000 $831

Other: (Painting) $10,000 $154

Other: (Repairs) $32,500 $500

Other: (Trash Removal) $20,000 $308

Total Operating Costs $494,450 $7,607

Other Operating Expenses

Replacement Reserves $26,000 $400

Property Taxes $3,900 $60

Tenant Services $85,100 $1,309

Other: (NPLH Services) $80,900 $1,245

Other: (NPLH Monitoring Fee) $13,450 $207

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Total Other Operating Costs $209,350 $3,221

Fixed Operating Expenses

SDHC Monitoring Fee* $9,750 $150

SDHC Bond Admin Fee** $0 $0

HCD .42 $0 $0

Total Fixed Operating Expenses $9,750 $150

Commercial NOI Assumptions

Annual GSI $0 $0

Vacancy*** $0 $0

Operating Expenses*** $0 $0

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Other: (Specify) $0 $0

Total Commercial NOI Assumptions $0 $0

TOTAL OPERATING EXPENSES $713,550 $10,828

* $150 per unit

**   Applicable only if applying to CDLAC for bonds

*** Enter as a negative number

Operating Expenses

Serenade on 43rd

Wakeland  Housing and Dev



55 YEAR OPERATING PROFORMA

CASH FLOW ANALYSIS Trend 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25

INCOME

Residential Rents 2.5% $938,436 $961,897 $985,944 $1,010,593 $1,035,858 $1,061,754 $1,088,298 $1,115,506 $1,143,393 $1,171,978 $1,201,277 $1,231,309 $1,262,092 $1,293,644 $1,325,986 $1,359,135 $1,393,114 $1,427,941 $1,463,640 $1,500,231 $1,537,737 $1,576,180 $1,615,585 $1,655,974 $1,697,374

Other Income 2.5% $4,680 $4,797 $4,917 $5,040 $5,166 $5,295 $5,427 $5,563 $5,702 $5,845 $5,991 $6,141 $6,294 $6,451 $6,613 $6,778 $6,947 $7,121 $7,299 $7,482 $7,669 $7,860 $8,057 $8,258 $8,465

Gross Residential Income $943,116 $966,694 $990,861 $1,015,633 $1,041,024 $1,067,049 $1,093,725 $1,121,069 $1,149,095 $1,177,823 $1,207,268 $1,237,450 $1,268,386 $1,300,096 $1,332,598 $1,365,913 $1,400,061 $1,435,063 $1,470,939 $1,507,713 $1,545,405 $1,584,041 $1,623,642 $1,664,233 $1,705,838

Residential Vacancy  7.5% $70,734 $72,502 $74,315 $76,172 $78,077 $80,029 $82,029 $84,080 $86,182 $88,337 $90,545 $92,809 $95,129 $97,507 $99,945 $102,443 $105,005 $107,630 $110,320 $113,078 $115,905 $118,803 $121,773 $124,817 $127,938

Effective Gross Income $872,382 $894,192 $916,547 $939,460 $962,947 $987,020 $1,011,696 $1,036,988 $1,062,913 $1,089,486 $1,116,723 $1,144,641 $1,173,257 $1,202,589 $1,232,653 $1,263,470 $1,295,056 $1,327,433 $1,360,619 $1,394,634 $1,429,500 $1,465,237 $1,501,868 $1,539,415 $1,577,901

EXPENSES

Operating Expenses 3.5% $677,800 $701,523 $726,076 $751,489 $777,791 $805,014 $833,189 $862,351 $892,533 $923,772 $956,104 $989,567 $1,024,202 $1,060,049 $1,097,151 $1,135,551 $1,175,296 $1,216,431 $1,259,006 $1,303,071 $1,348,679 $1,395,883 $1,444,739 $1,495,304 $1,547,640

Fixed Operating Expenses $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750

Replacement Reserves 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 $43,559 $45,084 $46,662 $48,295 $49,985 $51,735 $53,545 $55,419 $57,359 $59,367

Total Expenses $713,550 $738,183 $763,678 $790,066 $817,377 $845,644 $874,900 $905,180 $936,520 $968,957 $1,002,529 $1,037,277 $1,073,240 $1,110,462 $1,148,987 $1,188,861 $1,230,129 $1,272,843 $1,317,051 $1,362,806 $1,410,163 $1,459,178 $1,509,908 $1,562,413 $1,616,757

NET OPERATING INCOME $158,832 $156,009 $152,868 $149,395 $145,570 $141,377 $136,796 $131,808 $126,393 $120,529 $114,194 $107,364 $100,017 $92,126 $83,666 $74,609 $64,927 $54,590 $43,568 $31,828 $19,337 $6,060 ‐$8,039 ‐$22,998 ‐$38,856

CASH FLOW AVAILABLE FOR DEBT SERVICE

Conventional Lender Debt Service $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

SDHC $10K ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000

Second Position $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Third Position $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Fourth Position $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Fifth Position $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Cash Flow $148,832 $146,009 $142,868 $139,395 $135,570 $131,377 $126,796 $121,808 $116,393 $110,529 $104,194 $97,364 $90,017 $82,126 $73,666 $64,609 $54,927 $44,590 $33,568 $21,828 $9,337 ‐$3,940 ‐$18,039 ‐$32,998 ‐$48,856

NET CASH FLOW $148,832 $146,009 $142,868 $139,395 $135,570 $131,377 $126,796 $121,808 $116,393 $110,529 $104,194 $97,364 $90,017 $82,126 $73,666 $64,609 $54,927 $44,590 $33,568 $21,828 $9,337 ‐$3,940 ‐$18,039 ‐$32,998 ‐$48,856

DISTRIBUTION OF NET CASH FLOW

Deferred Developer Fee $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Managing General Partner $20,000 $20,700 $21,425 $22,174 $22,950 $23,754 $24,585 $25,446 $26,336 $27,258 $28,212 $29,199 $30,221 $31,279 $32,374 $33,507 $34,680 $35,894 $33,568 $21,828 $9,337 $0 $0 $0 $0

Administrative General Partner $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Limited Partner $5,000 $5,175 $5,356 $5,544 $5,738 $5,938 $6,146 $6,361 $6,584 $6,814 $7,053 $7,300 $7,555 $7,820 $8,093 $8,377 $8,670 $8,697 $0 $0 $0 $0 $0 $0 $0

Total Distribution of Net Cash Flow $25,000 $25,875 $26,781 $27,718 $28,688 $29,692 $30,731 $31,807 $32,920 $34,072 $35,265 $36,499 $37,777 $39,099 $40,467 $41,884 $43,350 $44,590 $33,568 $21,828 $9,337 $0 $0 $0 $0

RESIDUAL CASH FLOW $123,832 $120,134 $116,088 $111,677 $106,882 $101,685 $96,065 $90,001 $83,473 $76,456 $68,929 $60,865 $52,240 $43,027 $33,199 $22,725 $11,577 $0 $0 $0 $0 ‐$3,940 ‐$18,039 ‐$32,998 ‐$48,856

RESIDUAL RECEIPT PAYMENT

SDHC Loan $15,269 $14,813 $14,314 $13,770 $13,179 $12,538 $11,845 $11,097 $10,292 $9,427 $8,499 $7,505 $6,441 $5,305 $4,093 $2,802 $1,427 $0 $0 $0 $0 $0 $0 $0 $0

Limited Partnership $108,564 $105,321 $101,774 $97,907 $93,704 $89,147 $84,220 $78,904 $73,181 $67,029 $60,430 $53,361 $45,799 $37,722 $29,105 $19,923 $10,150 $0 $0 $0 $0 $0 $0 $0 $0

PERMANENT FINANCING 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25

CONVENTIONAL LOAN

Term 0 Payment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate 0.00% Principal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Origination Amount $0 Interest $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Ending Balance $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

2ND POSITION LOAN

Term 0 Payment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate 0.00% Principal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Origination Amount $0 Interest $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Outstanding $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

3RD POSITION LOAN

Term 0 Payment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate 0.00% Principal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Origination Amount $0 Interest $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Ending Balance $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

4TH POSITION LOAN

Term 0 Payment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate 0.00% Principal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Origination Amount $0 Interest $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Ending Balance $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

5TH POSITION LOAN

Term 0 Payment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Rate 0.00% Principal $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Origination Amount $0 Interest $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Ending Balance $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

SDHC LOAN

Term 55 Sch. Payment ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462

Rate 4.00% Principal ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462

Origination Amount $2,000,000 Interest ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000

Payment $25,269 $24,813 $24,314 $23,770 $23,179 $22,538 $21,845 $21,097 $20,292 $19,427 $18,499 $17,505 $16,441 $15,305 $14,093 $12,802 $11,427 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000

Ending Balance $2,054,731 $2,109,919 $2,165,605 $2,221,836 $2,278,657 $2,336,119 $2,394,275 $2,453,177 $2,512,885 $2,573,458 $2,634,959 $2,697,455 $2,761,013 $2,825,708 $2,891,615 $2,958,813 $3,027,385 $3,097,385 $3,167,385 $3,237,385 $3,307,385 $3,377,385 $3,447,385 $3,517,385 $3,587,385

DEFERRED DEVELOPER FEE 1 2 3 4 5 6 7 8 9 10

Beginning Balance $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Distributions $0 $0 $0 $0 $0 $0 $0 $0 $0 $0



26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43 44 45 46 47 48 49 50 51 52 53 54 55

$1,739,808 $1,783,303 $1,827,886 $1,873,583 $1,920,422 $1,968,433 $2,017,644 $2,068,085 $2,119,787 $2,172,782 $2,227,101 $2,282,779 $2,339,848 $2,398,344 $2,458,303 $2,519,761 $2,582,755 $2,647,323 $2,713,507 $2,781,344 $2,850,878 $2,922,150 $2,995,203 $3,070,084 $3,146,836 $3,225,507 $3,306,144 $3,388,798 $3,473,518 $3,560,356

$8,676 $8,893 $9,116 $9,344 $9,577 $9,817 $10,062 $10,314 $10,571 $10,836 $11,107 $11,384 $11,669 $11,961 $12,260 $12,566 $12,880 $13,202 $13,532 $13,871 $14,217 $14,573 $14,937 $15,311 $15,693 $16,086 $16,488 $16,900 $17,323 $17,756

$1,748,484 $1,792,196 $1,837,001 $1,882,926 $1,930,000 $1,978,250 $2,027,706 $2,078,398 $2,130,358 $2,183,617 $2,238,208 $2,294,163 $2,351,517 $2,410,305 $2,470,563 $2,532,327 $2,595,635 $2,660,526 $2,727,039 $2,795,215 $2,865,095 $2,936,723 $3,010,141 $3,085,394 $3,162,529 $3,241,592 $3,322,632 $3,405,698 $3,490,840 $3,578,111

$131,136 $134,415 $137,775 $141,219 $144,750 $148,369 $152,078 $155,880 $159,777 $163,771 $167,866 $172,062 $176,364 $180,773 $185,292 $189,925 $194,673 $199,539 $204,528 $209,641 $214,882 $220,254 $225,761 $231,405 $237,190 $243,119 $249,197 $255,427 $261,813 $268,358

$1,617,348 $1,657,782 $1,699,226 $1,741,707 $1,785,250 $1,829,881 $1,875,628 $1,922,519 $1,970,582 $2,019,846 $2,070,342 $2,122,101 $2,175,153 $2,229,532 $2,285,270 $2,342,402 $2,400,962 $2,460,986 $2,522,511 $2,585,574 $2,650,213 $2,716,468 $2,784,380 $2,853,990 $2,925,339 $2,998,473 $3,073,435 $3,150,270 $3,229,027 $3,309,753

$1,601,807 $1,657,871 $1,715,896 $1,775,953 $1,838,111 $1,902,445 $1,969,030 $2,037,946 $2,109,275 $2,183,099 $2,259,508 $2,338,590 $2,420,441 $2,505,156 $2,592,837 $2,683,586 $2,777,512 $2,874,725 $2,975,340 $3,079,477 $3,187,259 $3,298,813 $3,414,271 $3,533,771 $3,657,453 $3,785,463 $3,917,955 $4,055,083 $4,197,011 $4,343,906

$9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750 $9,750

$61,444 $63,595 $65,821 $68,124 $70,509 $72,977 $75,531 $78,174 $80,911 $83,742 $86,673 $89,707 $92,847 $96,096 $99,460 $102,941 $106,544 $110,273 $114,132 $118,127 $122,261 $126,540 $130,969 $135,553 $140,298 $145,208 $150,290 $155,551 $160,995 $166,630

$1,673,002 $1,731,216 $1,791,467 $1,853,827 $1,918,370 $1,985,171 $2,054,311 $2,125,871 $2,199,935 $2,276,592 $2,355,931 $2,438,047 $2,523,038 $2,611,003 $2,702,047 $2,796,277 $2,893,805 $2,994,747 $3,099,222 $3,207,354 $3,319,270 $3,435,103 $3,554,991 $3,679,074 $3,807,500 $3,940,422 $4,077,995 $4,220,384 $4,367,756 $4,520,286

‐$55,654 ‐$73,434 ‐$92,241 ‐$112,120 ‐$133,120 ‐$155,291 ‐$178,683 ‐$203,352 ‐$229,354 ‐$256,745 ‐$285,589 ‐$315,947 ‐$347,884 ‐$381,471 ‐$416,776 ‐$453,875 ‐$492,843 ‐$533,761 ‐$576,711 ‐$621,780 ‐$669,057 ‐$718,635 ‐$770,610 ‐$825,084 ‐$882,161 ‐$941,949 ‐$1,004,560 ‐$1,070,113 ‐$1,138,729 ‐$1,210,533

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000 ‐$10,000

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

‐$65,654 ‐$83,434 ‐$102,241 ‐$122,120 ‐$143,120 ‐$165,291 ‐$188,683 ‐$213,352 ‐$239,354 ‐$266,745 ‐$295,589 ‐$325,947 ‐$357,884 ‐$391,471 ‐$426,776 ‐$463,875 ‐$502,843 ‐$543,761 ‐$586,711 ‐$631,780 ‐$679,057 ‐$728,635 ‐$780,610 ‐$835,084 ‐$892,161 ‐$951,949 ‐$1,014,560 ‐$1,080,113 ‐$1,148,729 ‐$1,220,533

‐$65,654 ‐$83,434 ‐$102,241 ‐$122,120 ‐$143,120 ‐$165,291 ‐$188,683 ‐$213,352 ‐$239,354 ‐$266,745 ‐$295,589 ‐$325,947 ‐$357,884 ‐$391,471 ‐$426,776 ‐$463,875 ‐$502,843 ‐$543,761 ‐$586,711 ‐$631,780 ‐$679,057 ‐$728,635 ‐$780,610 ‐$835,084 ‐$892,161 ‐$951,949 ‐$1,014,560 ‐$1,080,113 ‐$1,148,729 ‐$1,220,533

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

‐$65,654 ‐$83,434 ‐$102,241 ‐$122,120 ‐$143,120 ‐$165,291 ‐$188,683 ‐$213,352 ‐$239,354 ‐$266,745 ‐$295,589 ‐$325,947 ‐$357,884 ‐$391,471 ‐$426,776 ‐$463,875 ‐$502,843 ‐$543,761 ‐$586,711 ‐$631,780 ‐$679,057 ‐$728,635 ‐$780,610 ‐$835,084 ‐$892,161 ‐$951,949 ‐$1,014,560 ‐$1,080,113 ‐$1,148,729 ‐$1,220,533

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43 44 45 46 47 48 49 50 51 52 53 54 55

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462 ‐$90,462

‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462 ‐$10,462

‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000 ‐$80,000

$10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000 $10,000

$3,657,385 $3,727,385 $3,797,385 $3,867,385 $3,937,385 $4,007,385 $4,077,385 $4,147,385 $4,217,385 $4,287,385 $4,357,385 $4,427,385 $4,497,385 $4,567,385 $4,637,385 $4,707,385 $4,777,385 $4,847,385 $4,917,385 $4,987,385 $5,057,385 $5,127,385 $5,197,385 $5,267,385 $5,337,385 $5,407,385 $5,477,385 $5,547,385 $5,617,385 $5,687,385



PROPOSED LOAN NON-BINDING COMMITMENT TERMS SUMMARY 
Serenade on 43rd 

4034, 4046, 4054 N. 43rd Street, San Diego (Project) 
April 12, 2023 

The San Diego Housing Commission (“Housing Commission”) is pleased to submit this 
non-binding commitment terms summary. This commitment terms summary is not a binding 
contract and is subject to the approval by the San Diego Housing Commission Board of 
Commissioners and potentially also by the Housing Authority of the City of San Diego. The 
purpose of this commitment terms summary is to set forth the general terms and conditions 
under which the Housing Commission is interested in making a loan (“Housing Commission 
Loan”) to Serenade 43, LP (“Borrower”) with respect to the proposed new construction and 
permanent financing of a 65-units development (with 64 affordable units and one 
unrestricted manager’s unit) to be located at 4034, 4046, 4054 N. 43rd Street, San Diego. 
Escrow closing must occur within twenty-four (24) months from the date of the San 
Diego Housing Commission’s NOFA Award Letter, unless an extension is granted by the 
President & CEO of the Housing Commission (or by their designee) in their sole 
discretion.  

In the event of a conflict between any term or provision (or absence of any term or 
provision) of this commitment terms summary and any term or provision of any 
approval of any applicable board or governing body, the term or provision of such board 
or governing body shall apply and shall prevail. Provided that the Housing Commission 
loan is approved by the San Diego Housing Commission Board of Commissioners and, 
if necessary, by the Housing Authority of the City of San Diego, the following terms 
shall apply to the Housing Commission loan. In addition, Exhibit A includes the 
Borrower’s Pro forma which models financial Projections of the Project. 

The terms of the Housing Commission’s proposed financing will be as follows: 

1. Maximum loan amount (not to exceed) - Up to $2,000,000 as a residual receipts
loan. Loan funds to be used for the construction and permanent financing of the
Project

2. Interest Rate - 4 percent simple interest.

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

4. Loan Payments - Annual payments on the loan shall equal 50 percent of the Project’s
residual receipts. In addition to the 50 percent residual receipts payment the Borrower
shall also pay a fixed $10,000 annual payment to the Housing Commission. Provided,
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however, if the Housing Commission approves other lenders whose loans will be paid 
from residual receipts, then the Housing Commission and such other approved lenders 
shall share the 50 percent of the Project’s residual receipts, in proportion to the original 
principal balances of their respective loans. The following items, in addition to other 
operating expenses, shall be payable by the Borrower prior to the calculation of residual 
receipts: 

a. The year 1 “Limited Partnership Fees” shall be capped at $25,000. “Limited
Partnership Fees” shall be defined to include any and all partnership related fees
including but not limited to: Investor Partnership fees, Asset Management fees,
Other Limited Partnership oversight fees, and General Partner Fees. Partnership
fee increases will be capped at three percent (3%) annually. Unpaid partnership
fees shall not accrue and the Housing Commission will require the Limited
Partnership Agreement to explicitly state that requirement.

b. Eligible deferred developer fee, and
c. Repayment of eligible development deficit and operating deficit loans. The

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

5. Affordability:
a. Restricted units must remain affordable for 55 years. At escrow closing the

Borrower and the Housing Commission shall cause a Declaration of Covenants,
Conditions, and Restrictions (CC&R), restricting the rent and occupancy of the
affordable units for 55years, to be recorded against the Project. Such CC&R shall
be in a form and format acceptable to the Housing Commission and its General
Counsel in their sole discretions.

b. The affordability shall be as follows:
Unit Type AMI Number of Units 

Studio 30% 23 
Studio 40% 2 
Studio 60% 3 
1 Bedroom 30% 9
1 Bedroom 40% 11 
1 Bedroom 55% 5 
Subtotal One Bedrooms -- 
2 Bedroom 30% 1
2 Bedroom 50% 4 
2 Bedroom 60% 3 
Subtotal Two Bedrooms -- 
3 Bedroom 30% 1 
3 Bedroom 60% 2

Subtotal Three Bedrooms -- 
Manager’s 2 bedrooms -- 1 

Total -- 65 

6. Purchase Option – The borrower will provide the Housing Commission with the option
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to purchase the property’s leasehold at the end of the 15 year tax credit compliance 
period. 
 

7. Alternate Funding - Borrower shall also seek alternative funding, including but not 
limited to: an allocation of 4 percent tax-exempt Multifamily Housing Revenue Bonds 
from the State of California Department of Housing and Community CalHFA Program, 
along with 4 percent tax credits, and other necessary funding. Housing Commission legal 
counsel will determine if subsequent approvals for alternative financing structures are 
required by the San Diego Housing Commission Board of Commissioners and the 
Housing Authority of the City of San Diego. 
 

8. Site Value –If applicable, and in the event that the developer, Borrower, Wakeland, or 
any of their affiliates, acquires the land prior to Housing Commission Loan closing, 
100% of any net sales proceeds resulting from a subsequent sale to the tax credit limited 
partnership shall be structured as a subordinate Seller Carryback Loan. Borrower will 
submit an updated appraisal report with an effective date that is not more than 90 days 
prior to Housing Commission Loan closing. In lieu of providing the updated appraisal: 1) 
the developer must submit the third-party lender’s letter of intent for the Housing 
Commission’s review and approval, and 2) the Borrower’s financing must not have a 
seller carryback loan. 
 

9. Closing Costs - The Borrower shall pay all escrow, title and closing costs, including, 
without limitation, paying for an American Land Title Association (ALTA) Lenders 
Policy for the Housing Commission Loan with endorsements, as acceptable to the 
Housing Commission’s legal counsel. 
 

10. Construction Costs Third-Party Review - Prior to Housing Commission Loan 
closing, a costs review may be obtained by the Housing Commission with a third-
party consultant. If obtained, Borrower will reimburse the Housing Commission at 
escrow closing for all reasonable third-party review costs. 
 

11. Contractor – Sun Country Builders is the proposed General Contractor. The General 
Contractor shall competitively bid the construction work of the Project to at least three 
qualified and responsible subcontractors for each major trade involved in the construction 
of the Project. Contracts shall be awarded to the lowest qualified and responsive bidder. 
Evidence of the three bids shall be provided to the Housing Commission at their request. 

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

b. Construction Agreement - Borrower shall submit the proposed Construction 
Agreement to the Housing Commission for its review and prior approval. The 
Housing Commission shall have a minimum of two weeks for its review of the 
proposed Construction agreement. 

c. Subcontractors - the Borrower shall require the General Contractor to solicit and 
obtain competitive bids from at least three qualified subcontractors for each major 
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trade involved in the construction of the project. Those bids will be reviewed and 
approved by the Borrower. The Borrower and General Contractor shall submit the 
subcontractors’ competitive bids to the Housing Commission for prior review and 
reasonable approval. 

d. Change orders at or in excess of $100,000 shall have Housing Commission prior
written approval. For proposed change orders over $100,000, the Borrower and
General Contractor shall submit to the Housing Commission a detailed
explanation of why the change order work is necessary, why the issue was not
included in the original scope of work, and why the change is not being charged
against the General Contractor’s contingency.

e. Agreement Changes - a Construction Agreement with a Guaranteed Maximum
Price (GMP) may not be revised to a Lump Sum or other form of Construction
Agreement without the prior written approval of the Housing Commission.

f. Insurance - Prior to close of escrow, evidence of the General Contractor’s
insurance acceptable to the Housing Commission’s legal counsel shall be
provided. The Housing Commission, the Housing Authority of the City of San
Diego, and the City of San Diego, shall be named as additional insureds on the
General Contractor’s insurance policies.m

12. Tax Credit Equity - Borrower will provide the letter of intent with equity pricing from
the low-income housing tax credit (LIHTC) investor within 90 days of closing.

13. First Mortgage - Borrower will provide the term sheet from the first mortgage provider
that was used at time of application as well as an update within 90 days of closing.

14. Cost Certification - The Borrower shall submit the final tax credit cost certification to
the Housing Commission for its review and approval before the cost certification is
completed/finalized.

15. Cost Savings and/or Additional Proceeds at Escrow Closing - In the event that the
Borrower obtains funds in excess of those shown as sources in Exhibit A Pro Forma, then
upon the construction loan closing, the excess funds shall be used as follows:

a. First, such excess funds shall be used to fund development cost overruns
reasonably approved by the Housing Commission.

b. Second, upon Construction Loan Closing and subject to lender and investor
approval, any excess funds shall be used to pay the Housing Commission Loan as
set forth in Section 16 below.

c. Other Public Lenders - If the Project financing includes other public lenders who
may require cost savings sharing then the cost savings shall be split
proportionately based upon the public lenders loan amounts and in conformance
with the other public lenders’ agreements.

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

16. Cost Savings and/or Additional Proceeds at Conversion to Permanent Financing - In
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the event that the Borrower obtains funds in excess of those shown as sources in Exhibit 
A Pro Forma, (including but not limited to cost savings, improved debt, improved tax 
credit equity pricing, deferred developer fee if any, and any other sources), then upon 
conversion to permanent loan, the excess funds shall be used as follows: 

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

b. Second, used to make any necessary adjustment to the total tax credit allocation as
may be required by CTCAC.

c. Third, payment towards the Borrower’s deferred developer fee. A deferred
developer fee is currently modeled in the attached pro forma (Attachment A).

d. Fourth, excess funds shall be shared fifty percent (50%) to the Borrower and the
other fifty percent (50%) will be paid to the Housing Commission and other soft
lenders in proportion to the original principal balance of their loans.

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

17. Developer Fee:
a. Maximum Gross Developer’s Fee of $2,200,000 to be paid from Development

Sources.  There is currently no $0 Deferred Developer Fee.
b. Additional developer fee provisions:

i. If for any reason the Borrower does not collect the entire developer fee
through the last equity installment, with the exception of negative tax
credit adjusters, uncollected fee up to $2,200,000 must comply with the
following:

1. Borrower must receive Housing Commission prior written
approval of any amount of Deferred Developer Fee;

2. Any Housing Commission-approved Deferred Developer Fee
amount must be calculated as per TCAC and SDHC guidelines

3. Housing Commission-approved Deferred Developer Fee shall be
given priority over Housing Commission residual receipt
payments.

ii. If any amount of the developer fee is deferred, then such amount shall be
repaid during the 15-year tax credit compliance period. Amounts
outstanding after the expiration of the 15-year tax credit compliance
period shall be contributed to the Project in the form of a capital
contribution.

c. Developer fee payments shall be paid out incrementally. Because the Project is a
tax credit project, the developer fee payments shall be in accordance with lender
and investor requirements.

18. Due Diligence - The Borrower, at Borrower’s expense, shall provide the following, if
deemed applicable: a current appraisal and/or an environmental review.

19. Environmental Requirements - Currently HOME funds are planned for this project.
Notwithstanding any provision of this Letter, the parties agree and acknowledge that this
Letter constitutes a conditional reservation and does not represent a final commitment of
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HOME funds or site approval under 24 CFR Part 58 of the National Environmental 
Policy Act (NEPA). HOME funds constitute a portion of the funding for the Project, and 
a final reservation of HOME funds shall occur only upon satisfactory completion of 
environmental review and receipt by the City of San Diego of a Release Of Funds from 
the U.S. Department of Housing and Urban Development under 24 CFR Part 58 of 
NEPA. 

The parties agree that the provision of any HOME funds to the Project is conditioned on 
the City of San Diego’s determination to proceed with, modify or cancel the Project 
based on the results of subsequent environmental review under NEPA. By execution of 
this commitment terms summary, you acknowledge no legal claim to any amount of 
HOME funds to be used for the Project or site unless and until the site has received 
environmental clearance under NEPA. You are also prohibited from undertaking or 
committing any funds to physical or choice-limiting actions, including property 
acquisition, demolition, movement, clearance, rehabilitation, conversion, repair or 
construction prior to environmental clearance under NEPA. Violation of this provision 
may result in denial of any HOME funds for this Project. 

20. Fees/Payments to Housing Commission - Borrower will pay the Housing Commission:
a. Underwriting Fee - a flat underwriting fee in the amount of $60,000 will be

charged as reimbursement of Housing Commission costs related to underwriting
and issuing the loan. This amount must be included in the total development cost
of the Project and is to be paid at close of escrow.

b. Legal Fee - the Housing Commission charges a legal costs fee for document
preparation and review that must be included in the total development cost.
Current Housing Commission legal fees are $25,000 and are to be paid at the
close of escrow.

c. Compliance Affordability Monitoring Fee - compliance monitoring fees must be
incorporated into the operating Pro Forma. Borrower will pay the fee in
accordance with the then-existing Housing Commission fee schedule. Current
annual affordability monitoring are as follows: $157.50 X 64 (64 affordable units
to be affordability monitored) = $10,080 per year. Additional training and
assistance is currently $100 per hour.

d. Asset Management Fee - the Housing Commission charges a 15-year capitalized
asset management fee of $15,000 and is paid at close of escrow.

e. Third-Party Construction Review - the Housing Commission may require a third-
party review of the construction costs/budget to determine the reasonableness of
construction costs. The third-party reviewer will be selected by the Housing
Commission and paid for by the borrower. Current fees are an estimated $12,500
paid by the developer at close of escrow.

f. Environmental Noticing Fee - Publishing/filing costs will be determined and paid
at close of escrow.  

21. Fees for Asset Management (amounts not to exceed) –
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a. As detailed in Section 4 (above), the year 1 “Limited Partnership Fees” shall be
capped at $25,000 per year and shall not increase more than 3.0% annually.
“Limited Partnership Fees” include Asset management fees related to the investor
and general partner’s management of the Project.

b. Unpaid General Partner fees shall not accrue. The Housing Commission will
require the Limited Partnership Agreement to explicitly state this requirement.

c. Any changes to the asset management partnership fees will require the prior
written approval of the Housing Commission’s President & CEO or designee.

22. Gap Financing - The Borrower will cover any financing gap that arises after Housing
Commission underwriting, with its equity, its developer fee, and/or other non-Housing
Commission sources, all of which shall be subject to the approval of the Housing
Commission in its sole discretion and will not be unreasonably withheld. No additional
Housing Commission funds, beyond the $2,000,000 Housing Commission Loan, will be
provided for the Project in any Housing Commission future Notices of Funds Available.

23. Funding Sources - The Housing Commission may fund the Housing Commission Loan
from various sources including local, State, and/or federal funds including HOME
Investment Partnership Program funds. The Housing Commission reserves the right to
allocate available program funds in the best interest of the Housing Commission. In the
event that the Housing Commission ultimately determines to fund (all or any part) of the
Housing Commission Loan using any HOME funds, then Borrower shall comply with the
HOME program’s rules and regulations, Federal Davis Bacon law and Section 3.

24. HOME Investment Partnerships (HOME) Funds – HOME funds may be utilized for
the Project. In the event that HOME funds are utilized, the Project will have HOME
restricted units, which includes units being at Low HOME rents.

a. HOME program regulations will be applicable
b. HOME funds may not be used to fund any of the following:

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

ii. Offsite improvements are not eligible for funding with HOME funds.
iii. Furnishings costs are not eligible for funding with HOME funds.
iv. Commercial space improvements are not eligible for funding with HOME

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

period and at least a small portion of the HOME funds must remain in the IDIS
system until the project is ready for occupancy.

25. Insurance - Borrower shall, at all times during the term of the Housing Commission
Loan, maintain General Liability and Property Insurance (fire and extended coverage),
workers compensation, builder’s completed value risk insurance against “all risks of
physical loss” (during construction) and, if required by the Housing Commission, flood
and earthquake insurance, in forms acceptable to the Housing Commission and approved
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by the Housing Commission’s General Counsel. The San Diego Housing Commission, 
the Housing Authority of the City of San Diego, and the City of San Diego shall be listed 
as additional insureds for General Liability Insurance and in the General Contractor’s 
Insurance policy and should be listed as loss payee and mortgagee for Property Insurance. 
The San Diego Housing Commission shall be endorsed as a loss payee of the insurance 
policies. Evidence of borrower’s insurance coverage shall be provided to the Housing 
Commission prior to close of escrow. 

26. Loan Disbursement Schedule –
a. Upon submittal and approval of eligible costs, the Housing Commission Loan (up

to $2,000,000) will be disbursed as follows:
i. Up to 75 percent ($1,500,000) at escrow closing;

ii. Up to 10 percent ($200,000) at 50 percent construction completion;
iii. Up to 10 percent ($200,000) upon the issuance of a Certificate of

Occupancy and all unconditional lien releases are forwarded to the
Housing Commission; and

iv. Up to 5 percent ($100,000) upon conversion to permanent financing.
b. The Housing Commission’s President & CEO, or designee, is authorized to

modify the Housing Commission Loan disbursement schedule in their sole
reasonable discretion.

c. In the event that the Housing Commission funds (all or any part) of the Housing
Commission Loan using any HOME funds, then a portion of the HOME program
funds shall be withheld until final inspection approval and all unconditional lien
releases are forwarded to the Housing Commission.

d. Housing Commission Loan proceeds shall be disbursed for work completed upon
Housing Commission approval of payment requests in a form approved by the
Housing Commission. Verifiable documentation of expenses must be submitted
with all payment requests.

27. Management of the Development –
a. Management Plan - Prior to occupancy the Borrower shall submit a Management

Plan to the Housing Commission for its review and approval. The Management
Plan shall be subject to initial and periodic approval by the Housing Commission,
at its reasonable discretion.

b. Approval of Management Fee - The Borrower’s proposed property manager’s fee
must be approved by the Housing Commission.

c. The Housing Commission reserves the right to declare Borrower in default of the
Housing Commission Loan after an uncured ninety (90) day written notice of
malfeasance and/or misfeasance in management of the Project.

d. Manager’s Units - Experienced on-site property management is required. There
shall be one manager’s unit.

e. Marketing Plan - In the event the Housing Commission funds (all or part) of the
Housing Commission Loan using any HOME funds, then to ensure compliance
with HOME regulations and with federal fair housing requirements prior to
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occupancy the Borrower shall submit a proposed marketing plan for review and 
approval by the Housing Commission’s Civil Rights Analyst in the Procurement 
and Compliance Division. 

28. Maximum Resident Service Expenses & Case Management - The attached pro
forma’s operating expense budget models an annual $166,000 Resident Services
expenditure with a 3 percent annual escalator. Increasing this amount will require prior
Housing Commission written approval.

29. Annual Budget Submittal - Three months prior to the end of each calendar year, the
Borrower shall submit an annual budget for Housing Commission review and prior
approval.

30. Prevailing Wage - It is anticipated that the Project will be subject to Federal Davis-
Bacon prevailing wage rates based upon the proposed funding sources committed by
the Housing Commission.

31. Recourse - The Housing Commission Loan will be recourse until timely completion of
the construction, after which it will become non-recourse.

32. Reserves: Replacement reserves and operating reserves must be consistent with lender
and equity investor requirements. The Housing Commission reserves the right to require
higher operating or replacement reserves.

a. Operating Reserve - The attached Pro Forma models a three-month operating
reserve at $361,740 at conversion to permanent financing. The operating reserve
is to be maintained for the entire term of the Housing Commission Loan.

b. Replacement Reserve- Annual replacement reserves will be no less than $26,000
per year.

c. Disbursements from Reserves - Housing Commission prior written approval shall
be required for any and all disbursements from either the Project’s operating
reserve funds or from the Project’s replacement reserve funds.

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

34. Security - The Housing Commission Loan will be secured by a Declaration of
Covenants, Conditions and Restrictions (CC&R) and a Deed of Trust which will be
senior to the deeds of trust and security instruments securing all other sources of funds
secured by the Property, except that the Housing Commission’s CC&R and Deed of Trust
shall be subordinated to:
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a. The deed of trust and security instruments securing the construction and 
permanent loan. 

b. Lien position - The lien positions will be approved by the Housing Commission’s 
President & CEO and the Housing Commission’s General Counsel. It is intended 
that the lien positions will be in conformance with the public lenders’ program 
requirements, and the requirements of private lenders which may require Housing 
Commission subordination. 

c. Cure Rights - The Housing Commission shall have the right, but not the 
obligation, to cure all senior encumbrances in all subordinating agreements that it 
executes. All subordination agreements shall be subject to the sole approval of the 
Housing Commission’s President & CEO and General Counsel. 
 

35. Tenant Service Delivery Plan - Borrower shall submit a draft tenant service delivery 
plan 90-days prior to occupancy for Housing Commission staff review and comment. 
Borrower shall submit a revised draft incorporating Housing Commission comment prior 
to occupancy of the first tenant. A final tenant service deliver plan shall be subject to the 
approval of the Housing Commission in its reasonable discretion and will not be 
unreasonably withheld prior to project lease up. 
 

36. Title (ALTA Lender’s Policy) -The Borrower shall acquire, at its sole cost and expense, 
an ALTA Lender’s Policy for the Housing Commission Loan with endorsements 
acceptable to the Housing Commission. 
 

37. Miscellaneous Additional Conditions - The Housing Commission reserves the right to 
impose such additional conditions in the final documentation of the transaction as are 
reasonably necessary to protect the interests of the Housing Commission and fulfill the 
intent of this letter. 
 

38. Exhibit A - Pro Forma – The Pro Forma is attached hereto and is hereby incorporated. 
If the Borrower is willing to proceed on the terms and conditions referenced herein, 
please execute this letter of intent and return it to the undersigned by April 12, 2023, so 
that this letter of intent may be attached to the Housing Commission Board report. 
 

The remainder of this page is intentionally left blank 
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ACKNOWLEDGED AND AGREED TO BY: 

By:         WAKELAND SERENADE 43 LLC, a California limited liability company 

Its:          Managing General Partner 

By:         Wakeland Housing and Development Corporation, a California nonprofit public 
benefit corporation 

Its:          Manager 

 By:__________________________________ 

 Print Name:___________________________ 

Title:_________________________________ 

Date:_________________________________ 

San Diego Housing Commission 

 By:__________________________________ 

 Print Name:___________________________ 

Title:_________________________________ 

Date:_________________________________ 

Loan Terms Attachment: Exhibit A - Developer’s Pro forma 

Joan Edelman

CFO

4/13/23
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Executive VP, Real Estate

4/13/23

Emily S. Jacobs
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WAKELAND HOUSING AND DEVELOPMENT 
BOARD OF DIRECTORS

 
 
 
Jonathan Hunter 
Board Chair 
 JC Hunter Consulting 
5715 Baltimore Drive, #83 
La Mesa, CA 91942 
Ph. # (619) 251-3393 
Email: jonathanh480@gmail.com 
 
Lina Ericsson 
Board Secretary 
Vice President & General Counsel 
Senior Resource Group, LLC 
500 Stevens Avenue 
Solana Beach, CA 92075 
Ph. # (858) 337-2266 
Email: lina.ericsson@srg-llc.com 
 
Julie Dillon 
Board Treasurer 
767 Rosecrans Street 
San Diego, CA 92106 
Ph. # (619) 985-5100 
Email: juliedillon@me.com 
 
David Alvarez 
Board Member 
CEO/Chief Strategist 
Causa Consulting 
2048 Julian Ave, San Diego, CA 92113 
Email: david@causaconsulting.com 
 
Jimmy Ayala      
Board Member 
Division President 
Tri Pointe Homes 
13400 Sabre Springs Parkway, Suite 200 
San Diego, CA 92128 
Ph.# (858) 794-2579 
Email: Jimmy.Ayala@TriPointeHomes.com 
 
Jeff Brazel 
Board Member 
JVB Real Estate Advisors 
PO Box 502135 
San Diego, CA 92150 
Ph. # (619) 507-8800 
Email: jbrazel@jvbrealestateadvisors.com 
 
 
 
 
 
 
 
 
 

  
 
 
Steve Kuptz 
Board Member 
Trinity Mortgage Fund, LLC 
1565 Coast Blvd. 
Del Mar, CA 92014 
Ph. # (619) 980-8977 
Email: steve@trinitysd.com  
 
James Lawson 
Board Member 
President 
Presidio PAG, Inc. 
427 C Street, Suite 210 
San Diego, CA 92101 
Ph. # (619) 535-1865 
Email: james@presidiopag.com  
 
Barry Schultz 
Board Member 
Partner 
Devaney Pate Morris & Cameron 
402 W. Broadway, Suite #1300 
San Diego, CA 92101 
(619) 354-5028 
Email: bschultz@dpmclaw.com 
 
Launa Wilson 
Board Member 
2745 Brockton Avenue 
Riverside, CA 92501 
951-850-0599 
Email: launakay@gmail.com 
 
Lee Winslett 
Board Member 
Senior Vice President 
Wells Fargo Community Lending 
401 B Street, Suite 304-A 
San Diego, CA 92101 
Ph. # (619) 699-3037 
Fax # (877) 786-4003 
Email: Lee.Winslett@WellsFargo.com 
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 
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






    
     


 





   
 

  
  

   










 












    





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SAN DIEGO HOUSING COMMISSION 

RESOLUTION NO. HC - ____ 

DATE OF FINAL PASSAGE April 20, 2023  

A RESOLUTION APPROVING A RESIDUAL RECEIPTS LOAN  
IN AN AMOUNT NOT TO EXCEED $2,000,000 TO SERENADE 
43, L.P. TO FACILITATE THE ACQUISITION, 
REHABILITATION AND NEW CONSTRUCTION OF 
SERENADE ON 43RD, AN AFFORDABLE RENTAL HOUSING 
DEVELOPMENT AT 4034, 4046 AND 4054 43RD STREET FOR 
HOUSEHOLDS WITH INCOME OF 30 PERCENT TO 60 
PERCENT OF SAN DIEGO’S AREA MEDIAN INCOME (AMI), 
INCLUDING HOUSEHOLDS EXPERIENCING 
HOMELESSNESS WITH INCOME OF 30 PERCENT TO 40 
PERCENT OF AMI, AND RELATED ACTIONS.  
 

 WHEREAS, Serenade on 43rd is a proposed acquisition, rehabilitation and new 

construction affordable rental housing development at 4034, 4046 and 4054 43rd Street in the City 

Heights neighborhood of San Diego that will provide 64 affordable rental housing units that will 

remain affordable for 55 years for households with income up to 60 percent of San Diego’s Area 

Median Income (AMI) and one unrestricted manager’s unit. Of the 64 affordable units, 32 will be 

designated Project-Based Housing Voucher units for individuals experiencing homelessness with 

serious mental illness with income of 30 percent to 40 percent of AMI or below. 

 WHEREAS, on April 20, 2023, the Board of Commissioners of the San Diego Housing 

Commission (Housing Commission) heard and recommended that the Housing Commission make 

a loan of up to $2,000,000 to Serenade 43, LP, a California limited partnership., as more 

particularly described in the Housing Commission Report HCR23-056;  

 NOW THEREFORE,  
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 BE IT RESOLVED, by the Housing Commission that it is hereby authorized to make and 

fund a residual receipts loan of up to $2,000,000 to facilitate the new construction of Serenade on 

43rd on the terms and conditions more particularly described in Housing Commission Report 

HCR23-056.  

 BE IT FURTHER RESOLVED that the President and Chief Executive Officer of the Housing 

Commission, or designee, is authorized to:  

1. Execute all necessary documents and instruments to effectuate the transaction and 

implement the project, in a form approved by General Counsel, and to take such 

actions as are necessary, convenient and/or appropriate to implement the approvals 

upon advice of General Counsel, provided that a copy of the documents, signed as to 

form by General Counsel, is submitted to each Housing Commissioner;  

2. Adjust financing terms/conditions as necessary for consistency with requirements of 

other funding sources or to accommodate market changes that may occur, provided 

that the proposed $2,000,000 maximum Housing Commission loan amount not 

increase; and 

3. Substitute approved funding sources with any other available funds as deemed 

appropriate, contingent upon budget availability, and further authorize the President 

& CEO, or designee, to take such actions as necessary, convenient and/or appropriate 

to implement this approval and delegation of authority by the Housing Commission 

upon advice of the General Counsel.  

 BE IT FURTHER RESOLVED that the proposed development activities set forth in Housing 

Commission Report HCR23-056 are covered under the following:  

California Environmental Quality Act.   

The proposed project is statutorily exempt from the requirements of the California Environmental 
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Quality Act (CEQA) pursuant to California Senate Bill 35 (SB35). SB35 allows qualifying  

development projects with certain minimum affordable housing guarantees to move more quickly 

through the local government review process and restricts the ability of local governments to reject 

these proposals. The bill amended Government Code Section 65913.4 to require local entities to 

streamline the approval of certain housing projects by providing a ministerial approval process, 

exempting certain projects from CEQA, and removing the requirement for discretionary entitlements 

granted by the Planning Commission. The developer has received document Local Approvals and 

Environmental Review Verification, dated June 2, 2022, from the City of San Diego Development 

Services Department indicating the project is statutorily exempt from CEQA pursuant to SB35. 

National Environmental Policy Act 

Federal funds constitute a portion of the funding for this project. An Environmental Assessment is 

being processed in accordance with the requirements of the National Environmental Policy Act 

(NEPA). The parties agree that the provision of federal funds as a result of this action is conditioned 

on the approval of the Environmental Assessment by the City of San Diego and the receipt of 

Authority to Use Grant Funds from the U.S. Department of Housing and Urban Development. Final 

authorization to utilize grant funds is expected to be received from HUD prior to beginning 

construction. 
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Approved as to Form 



 

Christensen & Spath 
 
By _______________________ 
 Charles B. Christensen 
 General Counsel 
 San Diego Housing Commission 
 
 
I certify that the foregoing actions in this Resolution were approved by the San Diego Housing 
Commission Board of Commissioners at its meeting on April 20, 2023. 
 
        By:__________________________ 
        Scott Marshall 

Vice President, Communications & 
        Government Relations 
 
 
 
 
Approved: _______________________ 
  Jeff Davis  
  Interim President & Chief Executive Officer 
  San Diego Housing Commission 
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