Mayor's Office of Housing and Community Development

Office of Community Investment and Infrastructure

Department of Homelessness and Supportive Housing

Controller’s Office of Public Financing

MEMORANDUM

DATE:
TO:
FROM:
RE:

JUNE 7, 2024

CITYWIDE AFFORDABLE HOUSING LOAN COMMITTEE
JUDY SHEPARD-HALL, SENIOR PROJECT MANAGER
772 PACIFIC AFFORDABLE SENIOR HOUSING - PRELIMINARY GAP

REQUEST

EXISTING MOHCD SOURCES

MOHCD PREDEV LOAN $1,000,000
$ 100,000
$3,000,000
$ 936,205
$5,036,205

MOHCD LAND ACQ LOAN  $2,131,526

TOTAL EXISTING SOURCES $§7,167,731

HOUSING TRUST FUND
772 MONTGOMERY
2019 GO BOND
HOUSING TRUST FUND

CDBG

PRELIMINARY TOTAL MOHCD FUNDING REQUEST

$ 5,036,205
$47,260,000
$ 738,459
$ 2,958,262
$50,218,262
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PREV COMMITTED PREDEV
TBD (HUD COMMITMENT)
TBD (OPERATING RESERVE)
TBD (PRAC RESERVES)



Sponsor Information:

Project Name: 772 Pacific - Senior Housing Sponsor: Chinatown CDC
Project Address: 772+758 Pacific Avenue 94133 Ultimate Borrower Entity: New Asia Housing, LP

Summary of Request

Chinatown Community Development Center (“Chinatown CDC” or “CCDC” or the “Sponsor”)
was selected to be the developer of 772 Pacific Avenue, a city-owned parcel, as part of a
Multisite Request for Qualifications dated November 30, 2020 (“Multisite RFQ”). An adjacent
site, 758 Pacific Avenue, a 2-story building with ground floor commercial and two residential
units above (758 Pacific”), became available and Chinatown CDC acquired the parcel in August
2023 for the purpose of adding 88 more affordable senior housing units allowing the initial
height to increase from 8 stories to 15 stories . The revised development now includes 772 and
758 Pacific. Prior to the construction closing, Chinatown CDC intends to merge the two parcels
into one parcel.

The combined lots of 772 and 758 Pacific Avenue will provide 174 affordable units (124 studios
and 50 one-bedrooms) and one 2-bedroom manager’s unit, with 44 units (25% of total units)
serving formerly homeless seniors subsidized by the City’s Local Operating Subsidy Program
(“LOSP”), 70 units (40% of total units) serving extremely low-income seniors supported by the
City’s Senior Operating Subsidy Program (“SOS”), 5 units serving Plus Housing seniors, and 55
units serving very low-income seniors at 50% Area Median Income (“HUD AMI”) supported by
the HUD Project Rental Assistance Contract (“PRAC”) (“Project”).

The Acquisition and Predevelopment Loan Evaluation dated January 5, 2024 (““‘Acq and Predev
Loan Eval”) loan request was based on a conceptual design. The conceptual design scope did not
include storage requirements, and programming elements for the new senior housing, such as a
lobby, along with switchgear room, mechanical room, fire pump room, trash room, minimum
point of entry room, elevator and stair core area needed for a high-rise residential building,
additional required restrooms for the banquet hall, and other required support spaces. Since then,
schematic design has been revised to include this.

Loan Committee approved an acquisition and predevelopment loan in the amount of $3,067,731
in January 2024, and that Loan Committee evaluation is attached for your reference. At that time
Total Development Costs (TDC) were $171,772,330 with a MOHCD subsidy of $49,000,000.
Presently the costs have decreased from $171,772,330 to $171,356,177, and MOHCD subsidy
was increased marginally by $1,218,262.

CCDC now requests a preliminary MOHCD gap commitment of $47,260,000 to support the
Project’s application for the HUD Section 202 Supportive Housing for Elderly Program (“HUD
202”") under a Notice of Funding Opportunity FY 2023, which will leverage $8.5 million in
additional capital to the Project and rental assistance to subsidize 55 very-low-income senior
housing units in the development. The preliminary gap request to MOHCD is for a total
contribution of up to $50,28,262 ($286K/per unit).
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This Memorandum updates Loan Committee on the financing plan, Project status and the
preliminary proposed total budget. In addition, and if necessary, the Sponsor will return to Loan
Committee prior to submittal of MHP, CDLAC/TCAC and other funding applications. Lastly, a
full gap loan evaluation and updated budget will be presented to Loan Committee for review and
approval prior to construction start based on hard cost bid numbers, and the team is undertaking
cost containment measures to bring down the gap cost.

Updated Sources and Uses Summary Sources and Uses Narrative

Predevelopment & Amount as of Amount as of Terms Committed /Not
Acquisition Sources 1/5/2024 6/7/2024 Committed
MOHCD Acquisition $2,131,526 $2,131,526 Committed

MOHCD Predev $5,036,205 $5,036,205 Committed
Third-Party TBD-Addt’] $3.100,000 $3.100,000 Not Committed
Predev
Total $8,136,205 $8,136,205
Permanent Sources Amount as of Amount as of Terms Committed/Not
" 1/5/2024 6/7/2024 Committed
$47,260,000 This request
MOHCD* $49,000,000
MOHCD Accd. Interest $1,225,875 $1,211,279 This Request
MOHCD PRAC This Request
RESERVES $0 $2,958,262
OPERATING RESERVE $719,405 $738,459 This Request
HCD-MHP $38,147,754 $30,293,495 Not Committed
HCD-IIG $5,000,000 $5,000,000 Not Committed
AHP $1,000,000 $1,740,000 Not Committed
HUD 202 Capital Advance $0 $8,500,000 Not Committed
Tax Credit Equity $76,868,701 $73,883,141 Not Committed
General Partner Equity $500,000 $500,000 Committed
Total $171,772,330 $171,356,177
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Permanent Uses Anll?Su/lzlr);z o SR An;;);;g:);: o LSl
Hard Costs $126,902,100 $725,155 $128,455,783 $734,033
Soft Costs $40,109,950 $229,200 $36,418,673 $208,107

Reserves $804,405 $4,597 $3,781,721 $21,610
Developer Fee $2,700,000 $15,429 $2,700,000 $15,429
Total $171,772,330* $981,556 $171,356,177 $979,178

*MOHCD Preliminary Gap numbers do not include acquisition costs as upon transfer of the
property to MOHCD, this loan will be considered paid in full.

Principal Development Issues
These principal development issues carried over from the acquisition and predevelopment loan
evaluation as the issues that are still present.

1) Preliminary Gap Commitment -Base Concept Scenario:

As previously noted in the January 5,2024 Loan Evaluation, the 15-story, Type I, 175-unit base
concept in response to initial community outreach. The total units and unit mix are still subject to
change after further community feedback. Although an EIR is no longer required, CCDC must
still confirm that there are no legal restrictions related to the proposed high-rise building casting
building shadows on the outdoor preschool playground located to the north of Project. Any
objections could result in construction start delays and corresponding additional cost. See
Proposed Target Population and Design.

2) Preliminary Gap Commitment -High Rise and Planning Entitlement Timing:

The entitlement process for the high-rise building is expected to take several years as the
Sponsor will need to secure the Planning Commission’s approval of a zoning amendment v and
address any possible appeals and/or litigation. See Construction Representative’s Evaluation.

3) Preliminary Gap Commitment— Cost Escalations:

Preliminary conceptual design construction costs with inclusion of a basement for the building
utilities provided to CCDC by the General Contractor is $140.2 million. The MOHCD
Construction Representative has expressed concerns that this amount appears initially low for a
project to begin construction in February 2027 and that additional information will be needed to
evaluate. See Construction Representative’s Evaluation.

4) Preliminary Gap Commitment-Affordability Restrictions and Operating Subsidies:
This request assumes 5 units set aside to serve Plus Housing seniors without an operating
subsidy to be restricted at 50% MOHCD AMI. MOHCD and CCDC are both aware that the
initial 60% MOHCD AMI units are difficult to market to low-income seniors, so MOHCD and
CCDC will work together to establish lower AMIs. Chinatown CDC’s ultimate goal is to have
all units in the development at or below 50% MOHCD AMI with an operating subsidy and will
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seek operating subsidies or financing other than MOHCD to achieve a senior development with
all units with an operating subsidy. See Proposed Target Population and Design.

Background

772 Pacific Avenue (Block 0161 Lot 015) is located on the northern side of Pacific Avenue
between Grant Avenue and Stockton Street in San Francisco’s Chinatown neighborhood. The
Site is a rectangular shaped lot of 9,219 square feet (sf) and is currently improved with the New
Asia Restaurant with a mezzanine floor commercial building of 13,271 sf constructed in 1919.

In November 2020, the Loan Committee approved $4.1 million in predevelopment funding for
the 772 Pacific Avenue site comprise 86 units on 7 floors. The funds have been used for design,
entitlements, permits, and other predevelopment activities through construction closing.

In August 2023 CCDC acquired 758 Pacific Avenue. The addition of 1,950 sf, 758 Pacific
footprint, would not only support the needed ground floor spaces for the residential building
systems and the historic banquet hall business space and storage requirements, but allow more
units to be added in a taller building.

In January 2024, the Loan Committee approved $2.1 million in acquisition funding and $936,205
of additional predevelopment funds to include relocation and appraisal costs associated with

acquiring 758 Pacific.

The Project is now proposed to provide 175 units of affordable senior housing, including 44 units
for seniors experiencing or at risk of homelessness.

Update on Project Status

1. Procurement

Since the original Predevelopment loan approval, the following team members have been
procured.

a. Owner’s Construction Manager Armando Vasquez

b. Architect Herman Colliver Locus Architecture + Stan
Teng Architecture

c. Geotechnical Langan

d. Civil Engineering Luk & Associates

e. Environmental ACC Environmental

f. General Contractor Cahill/Pilot JV

g. Legal Gubb & Barshay

2. Proposed Target Population and Design
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A. Target Population

The Project will consist of 175 units which is the same number of units proposed at the time of
the January 2024 acquisition and relocation loan evaluation. This request assumes additional
operating subsidies for 55 units serving very low-income seniors at 50% Area Median Income
(“HUD AMTI”) subsidized by the HUD Project Rental Assistance Contract (“PRAC”),
supplementing 44 units (25% of total units) serving formerly homeless seniors subsidized by the
City’s Local Operating Subsidy Program (“LOSP”), 70 units (40% of total units) serving
extremely low-income seniors subsidized by the City’s Senior Operating Subsidy (“SOS”), and 5
units serving Plus Housing seniors without an operating subsidy. A detailed breakdown is shown

below.

Unit Max Maximum %
Unit Type Count Gross MOHCD Operating Subsidy

Rent AMI
Studio 50 $919 50% PRAC
Studio 20 $1469 15% SOS
Studio 20 $1469 25% SOS
Studio 22 §225 50% LOSP
Studio-Plus Housing 3 $1311 50%
Total Studios 115
1 BR 5 $919 50% PRAC
1 BR 15 $1653 15% SOS
IBR 15 $1653 25% SOS
1 BR 22 $225 50% LOSP

o
1BR-Plus Housing 2 $1499 >0%
Total 1 BRs 59
2 BR — Manager’s Unit 1 Unrestricted
Total 2 BRs 1
TOTAL: 175
B. Design

Basement Use

Due to the restaurant’s large spatial requirement for dining, kitchen and storage, many
of the building’s essential functions (primary power, electrical room, trash room,
mechanical room, restaurant storage, bike room, etc.,) will need to be located in a
basement. SFPUC and PG&E have confirmed that primary power and electrical room
can be located in the basement.

Ground Floor Use
e Commercial Space Description.
As initially described in the approved Predev Loan Eval, Chinatown CDC’s goal for
the ground floor commercial program is to honor the social and economic diversity
of Chinatown by preserving a historic use of a banquet hall while pursuing
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innovative compatible uses. Preliminary conversations with community leaders
suggest that preserving banquet culture—which COVID-19 pushed to the verge of
extinction—is a major priority for the neighborhood. Banquet halls are critical
economic engines for Chinatown because they employ newly arrived immigrants
and source ingredients from the many small markets along Stockton Street. The
Sponsor is also open to other commercial uses if a different program emerges from
the community engagement process that is of similar significance to the
community.

As noted in the January 2024 Loan Evaluation, the Sponsor is still working through the
community outreach of the commercial space and is required to complete the design and
outreach before funding applications are submitted to HCD. The Sponsor will return for
subsequent preliminary gap with a more determined path forward on the commercial space. As
written in the Project Milestones in Attachment A, Chinatown CDC will submit the commercial
space plan in May 2026.

3. Construction Representative’s Evaluation
The preliminary budget provided on January 5, 2024 was based on a rough estimate using
comparable costs that excluded a basement in the design, and the current budget is based on a

more developed schematic design that now includes a basement.

For a proposed high-rise affordable senior housing building:

1. Planning Entitlements: In coordination with City Planning and Supervisor Peskin’s
office, the planning entitlements will involve the following:

a. Change the existing Chinatown-Residential-Neighborhood Commercial
(CRNC) Zoning to a Special Use District (SUD).

1. The above will require Supervisor Peskin’s office to introduce
legislation at the Board of Supervisors to change the zoning.

b. Environmental Impact Report: With AB 1449, EIR is not required.

c. To be confirmed with Planning is whether, in addition to the SUD Zoning,
the State Density Bonus for Affordable Housing Projects will allow the 3
additional stories (33 feet maximum), unlimited waivers and 5
concessions/incentives.

1. CCDC may request a waiver to Planning Code’s Bike Parking
requirement (SF Planning Code Sec. 155.1 to 155.3).

2. Building Issues:

a. PG&E and SFPUC Power: CCDC’s preference and market demand for a
ground floor restaurant will necessitate a basement for primary electrical
service. In order to replace and/or remove non-functional large electrical
equipment in the future, an industrial lift will be incorporated and this lift
will also serve to transport garbage dumpsters from the basement to the
ground floor. However, PG&E has indicated that an industrial lift alone
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would not suffice during an emergency with no power. The Project team
has proposed a direct stairs from the ground floor to the basement’s
Electrical Room dedicated for PG&E’s exclusive use and Project is waiting
for PG&E’s response.

1. If PG&E does not accept the dedicated stairs, then primary electrical
service in the Basement may not be achievable and then the
proposed restaurant may need to be located at the Second Floor and
its economic feasibility will need to be verified.

1. In lieu of primary service in the basement, the Project will
then explore if primary service can be located in under-
sidewalk transformer vaults along Pacific Avenue.

ii. An ongoing concern will be the trenching cost to PG&E’s designated
point of connection within the existing power grid, which could be
over a city block away and add over $500K to $1MM to the
construction cost.

b. Inclusion of a basement could result in substantial increases in construction

C.

cost due to the following:
1. Shoring and/or underpinning of adjacent properties.
1.  Off-haul of soils (with a significantly higher cost for soils identified
as hazardous).
iii. High-water table resulting in dewatering measures to install
foundation.
iv. Archeological findings that require excavation and delay
construction.
v. Unforeseen underground utilities or storage tanks requiring removal.
vi. Unforeseen foundations and/or conditions from previous
developments will need to be removed.
Net-zero energy: The two options for the Project are “net-zero” and “net-
zero ready” and ongoing interactions with the Project team will advise
CCDC accordingly for their application for HUD Section 202 Supportive
Housing for the Elderly Program (“HUD 202”") funding and which
economically feasible items could be included to garner additional scoring
points in the HUD 202 evaluation.
Preliminary conceptual design construction cost: The General Contractors,
Cahill-Pilot JV, has provided input to CCDC with a preliminary
construction cost of $128.4 million. This amount appears initially low for a
project to begin construction in February 2027. Additional information will
be needed to evaluate. Cahill-Pilot JV is starting to develop their conceptual
design construction cost estimate.
Traffic control: 772 + 758 Pacific’s location in the heart of Chinatown will
complicate construction logistics due to the normally high automobile and
pedestrian flow and certain construction activities like concrete foundation
pour, etc. may be restricted to be performed overnight with special night
noise permits and overtime coordination, which will add to the total
construction costs.
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3.

5.

f. Neighbor Agreements: 772 + 758 Pacific is bounded by 5 separate
properties to the west, 3 properties to the north and 1 property to the east.
Neighbor Agreements will need to be achieved for the following:

= Document existing interior and exterior conditions at neighboring
properties to minimize damage claims due to vibration and/or
settlement associated with the construction.

= Potential access to neighbors’ roofs as needed to facilitate and
perform construction activities.

= Potential overhang onto neighbors’ properties as needed for
scaffolding to complete the exterior building envelope.

= Provide and install flashing cover between properties to reduce
rainwater infiltration between properties.

g. Seabird Preschool’s outdoor playground space: The preschool outdoor
playground is located to the north of 772 + 758 Pacific. Chinatown CDC
must confirm that there are no legal restrictions related to the proposed high-
rise building casting building shadows at the preschool’s outdoor
playground.

Construction staging: Chinatown CDC and its general contractor need to determine

staging requirements and whether Chinatown CDC’s Ping Yuen Central building,

which is located across Pacific Avenue from the Project, may be considered a

construction staging area.

Warm Shell Restaurant improvements: Chinatown CDC and MOHCD need to

determine whether the previous historic use of New Asia may be considered a

“community serving commercial space” and therefore eligible to receive warm shell

funding under the MOHCD loan. Warm shell improvements could include the

following:

o  Gasservice: Chinatown CDC has indicated that gas stoves instead of
electrical induction stoves will be required.

o  Extent of stub outs for mechanical (HVAC), electrical (fire alarm), plumbing
(floor drains) and life-safety (fire sprinkler) work.

o  Vertical fire-rated shafts at the upper floors with specialized commercial-rated
ductwork associated with the commercial kitchen’s range hood and fire
suppression system.

Neighbor/community opposition: Should opposition develop, AB 1114 may not

allow appeals of building permits, which will avoid construction schedule delays

and the corresponding additional costs.

4. Financing

At the acquisition and predevelopment loan evaluation stage, CCDC had planned for the Project
to be financed with California Department of Housing and Community Development’s (“HCD”)
Multifamily Housing Program (“MHP”’) AHP, 4% tax credits and tax-exempt bonds, and Senior
Operating Subsidy (“SOS”) units. In February 2024, under a HUD 202 Notice of Funding
Opportunity (NOFO) FY 2023, HUD announced the availability of funding for the development of
supportive rental housing for very-low-income persons aged 62 years and older and project rental
subsidies in the form of a Project Rental Assistance Contract (PRAC) to maintain ongoing
affordability. The Project will apply for the HUD 202 NOFO by June 20, 2024. The self-score of
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85 is competitive to receive an award. Going forward, the new financing plan assumes HUD 202,
MHP, State tax credits, AHP, 4% tax credits and tax-exempt bonds.

Predevelopment Sources Evaluation Narrative: Predevelopment financing sources include

» MOHCDY/City Predevelopment Loan ($4,100,000) - In November 2020 the
Sponsors executed a Predevelopment Loan Agreement in the amount of $4.1M.
These funds will also be used for the combined development that includes 758
Pacific. The predevelopment loan was sized to take the Project for a single parcel, 772
Pacific, through construction closing. The Sponsors are to use the increased
predevelopment loan -- one of the largest predevelopment loans awarded for the
Multisite RFQ projects -- to get the Project through construction closing.

» MOHCD/City Acquisition & Relocation Loan ($3,067,731) - The loan request for
acquisition and additional predevelopment funds is sized to pay off Chinatown
CDC’s acquisition loan for 758 Pacific with interest and cover relocation of the
commercial business and residents that will need to occur prior to the construction
loan closing and start of construction on the Project.

» Third-Party TBD Predevelopment Loan ($3,100,000) — An additional third-party
predevelopment loan may be necessary due to upsizing of the building. It’s assumed
that such a loan will be at 5% interest for 1 year prior to the construction loan closing.
MOHCD and the Sponsor will need to come to agreement on the term of any
additional predevelopment loan.

Permanent Sources Evaluation Narrative: Proposed permanent financing sources include
» MOHCD Loan ($50,218,262) - The estimated amount for MOHCD’s gap loan on

this Project is $50,218,262 or $286,961 per unit, which exceeds the targeted $250K
per unit stated presented in the Multisite RFQ response but does not exceed the
maximum per unit allowed per MOHCD under the Multisite RFQ. This amount
includes the acquisition cost of $2.1M and predevelopment costs. MOHCD’s initial
$4.1MM predevelopment loan and the additional predevelopment loan of $936K will
be rolled into MOHCD’s final gap loan amount for 57-year term with a current interest
rate of 3.00% simple, and will require residual receipts payments. The key
contributing cost increase items include additional design and engineering fees for
utilities/trash/storage, EIR process for a larger building on two parcels and relocation
costs, and two reserve accounts for a PRAC bridge in year 1, and a PRAC operating
deficit for Years 1-20 for 772 Pacific.

» HCD MHP Loan ($30,293,495) — The terms are 55 years, 3% simple interest rate
with a 0.42% mandatory payment, residual receipts, $500 PUPA replacement
reserve and minimum of 6 months operating reserve requirements.

MHP prioritizes providing permanent financing to extremely low-income units at or
below 60% TCAC AMI. HCD has been updating their guidelines for MHP as well
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as 5 other programs (including VHHP, TOD and I1G) as part of HCD’s “Super-
NOFA” published annually in the spring.

Preliminary scoring based on the 2023 MHP guidelines (out for public comment)
forecast the Project achieving 105 out of 113 points with a tiebreaker of 1.558 by
further restricting LOSP and SOS units to 20% TCAC AMI, which is
approximately 25% MOHCD AMI depending on household size, in the MHP
application assuming frail elderly as the special needs population. The project has
the potential to receive additional points under local land donations. The local land
donation structure would require the base rent to be set at nominal value. The
concept has been previewed with MOHCD staff who confirmed MOHCD is open to
an alternate structure to maximize leveraging for state resources. Administrative
fees relating to the MOHCD loan origination and land value consideration will be
underwritten as the project moves towards a final structure including bond fees,
loan fees, and MOHCD admin fees.

At present MHP does not unfortunately appear to be viable and with the Project
score currently below 110 there is no guarantee to receive an award, so the Sponsor
will need to explore Affordable Housing and Sustainable Community (“AHSC”)
program funding as an alternate source to replace MHP.

» HCD IIG (8$5,000,000) — Infill Infrastructure Grant may be applied for alone or as
part of Super NOFA application. The potential advantage of applying for IIG
separately from MHP is that one could get the IIG award without getting the MHP
award. If either HCD MHP or HCD IIG is not awarded, the Project may be placed on
hold until available financing is available.

> Federal Home Loan Bank of San Francisco (FHLBSF) Affordable Housing
Program (AHP) ($1,740,000) —The Project will be competitive based on the senior
population and timing of submitting the application to maximize Project readiness
points, for a request of $1.7M. The Sponsor will apply for AHP financing in 2028
following the start of construction and if not awarded, will apply again in 2029. The
Sponsor will identify the bank sponsor closer to the application date, with a successful
award to be disbursed at closing or during construction.

» HUD 202 ($8,500,000) - This will be the capital amount requested in the HUD 202
application that is due on June 20, 2024. Awards will be announced by early 2025.

» General Partner Equity ($500,000) — The amount meets the minimum $500K GP
Equity requirement under MOHCD’s Developer Fee policy. Chinatown CDC is not
including the maximum allowed developer fee allowed by TCAC to be competitive for
a CDLAC bond request.

» 4% Tax Credit Equity ($73,883,141) - Chinatown CDC is assuming $0.96 per federal
credit pricing, which is consistent with the current credit market. If the market
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improves, the increase in tax-credit equity will reduce MOHCD’s gap loan to the

Project.

4.1 Permanent Uses Evaluation:

Development Budget
Underwriting Standard Meets Notes
Standard?
(Y/N)
Hard Cost per unit are within standards Y $734,033/unit. On a cost per units, the Project is

lower than all comparable developments.
However, the cost comparable chart includes most
recent developments 9-stories and above because
there are only 3 high-rise buildings on the cost
comparable chart.

In comparing the Project to 3 high-rises in
predevelopment it is below the average cost per
unit of those developments. The Project compared
to the senior high-rise developments in
predevelopment is the highest cost per unit and 3%
more, approximately $18K more, than the next
highest development.

Hard Cost Contingencies

Hard Cost Contingency is 4.7%.

Architecture and Engineering Fees are
within standards

Total Architectural & Design fees is
$5,100,000 which is within underwriting
guidelines and is a $700,000 increase over the
amount presented in the approved January 2024
acquisition and predevelopment loan
evaluation,due to added basement design.

Construction Management Fees are
within standards

CM is sized at $250,000
(30 months for predevelopment and 20 months for
construction) and meets underwriting guidelines
for predevelopment ($4,200/month) and
construction ($6K/month) periods.

Developer Fee is within standards, see
also disbursement chart below

Both the PM and At-Risk Fee were reduced from
the last approved Eval.
PM Fee: $1,000,000
At Risk: $1,000,000
Commercial Developer Fee: $200,000
This was increased from the approved January
2024 evaluation.
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GP Equity: $500,000
Total Developer Fee: $2,700,000

Soft Cost Contingency is 12.3% because contains
escalations for 2.5 years based on a high-rise
project, which is over the standard project
timeline, but MOHCD staff will allow since the
City predevelopment, and acquisition are only
covering 74% of the total predevelopment and
acquisition needed to get to the construction loan
closing.

Soft Cost Contingency is 10% per N
standards
Capitalized Operating Reserves are a Y
minimum of 3 months

Capitalized Operating Reserve of $738,459 is a
minimum of 3 months of operating expenses
including reserves and HCD debt service.

> Developer Fee Evaluation: Below is the breakdown of the total development fee in the
Project, which meets MOHCD’s Developer Fee Policy.
Total Developer Fee: $ 2,700,000
Project Management Fee Paid to Date: § 165,000
Amount of Remaining Project Management Fee: § 835,000
Amount of Fee at Risk (the "At Risk Fee"): $ 1,000,000
Amount of Commercial Space Developer Fee $ 200,000
(the “Commercial Fee”):
Amount of Fee Deferred (the "Deferred Fee"): Not Applicable
Amount of General Partner Equity Contribution $ 500,000
(the “GP Equity”):
Milestones for Disbursement of that portion Amount Paid at Percentage
of Developer Fee remaining and payable for Milestone Project Management Fee
Project Management
Predevelopment milestone #1 — Approval
of Entitlement: Submission of Evidence of $150,000 15%
receipt of site permit
Predevelopment milestone #2 - Submission $100,000 10%
of HCD application
Predevelopment milestone #3 - Submission $100,000 10%
of CDLAC and TCAC application
Construction milestone #1: At the $200,000
. . 20%
construction closing
Construction milestone #2: Disbursed $200,000
. . 20%
during construction
Project close-out $100,000 10%
Milestones for Disbursement of that portion Percentage At Risk Fee
of Developer Fee defined as At-Risk Fee
95% lease up and draft cost certification $200,000 20%
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Permanent conversion $500,000 50%

Project close-out $300,000 30%
Milestones for Disbursement Payable for Amounts Paid Percentage Commercial Fee
Commercial Developer Fee At Milestone

At completion of condominium subdivision $50,000 250,
mapping

Executed LOI with commercial tenant $50,000 25%
Executed lease with commercial tenant $50,000 25%
Occupancy by commercial tenant provider $50,000 25%

5. Operating Budget

The total operating income has increased from $2,913,266 ($16,647 per unit per annual
(“PUPA™)) at the Acquisition and Predevelopment Request to $3,000,572 ($17,146), assuming
four additional LOSP units, and a withdrawal from the capitalized operating deficit reserve to
support the operating expense shortfall from the operating cost standards established for the

HUD 202 PRAC units.

The total operating cost without reserve/bond fees has increased from $2,717,399 ($15,528
PUPA) at the Acquisition and Predevelopment Request to $2,739,193 ($15,653 PUPA),

increases are in the areas of:

admin
utilities
taxes/license

salaries/benefits, health insurance and other benefits.

insurance, which in most recent projects in predevelopment has increased insurance due

to market conditions. Insurance has increased by 19% since the January 2024 acquisition
and predevelopment loan evaluation.

e  maintenance/repair
e supportive services.

Operating cost exceeds the MOHCD average for similar size building primarily due to the

increased insurance costs.

Operating Proforma

minimum 1.1:1 in Year 1 and
stays above 1:1 through Year 17

Underwriting Standard Meets Notes
Standard?
(Y/N)
Debt Service Coverage Ratio is N/A The Project is not supporting permanent debt;

but per the operating Budget, the Project could
support a small permanent loan. MOHCD staff

will work with the Sponsor to finalize this
before HCD application.
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Vacancy meets TCAC Standards Y Vacancy is 5.0%.
Annual Income Growth is Income escalation factor is 2.5%. SOS
increased at 2.5% per year escalation factor at 4.0%, per program
Y requirements. PRAC escalation factor at 7.0%.
Annual Operating Expenses are Y Expenses escalation factor is 3.5%
increased at 3.5% per year
Base year operating expenses per N Total Operating Expenses are $15,653/unit for
unit are reasonable per 2030 (Year 1), which are high due to the 24-
comparables hour desk clerk , with 80% of the desk clerk
paid by the 44LOSP units.
Property Management Fee is at Y Total Property Management Fee is $142,800 or
allowable HUD Maximum $68 PUPM.
Property Management staffing Y Staffing Summary, which includes 7.8 FTE
level is reasonable per property management staff and 4.20 FTE front
comparables desk clerk.
Asset Management (“AM Fee”) Y Annual AM Fee is $24,280/yr. ($11.56
and Partnership Management PUPM) and the AM Fee is taken before debt
Fees (“PM Fee”) meet standards payments.
Replacement Reserve Deposits Y Replacement Reserves are $500 PUPA, per
meet or exceed TCAC minimum HCD standard.
standards
Limited Partnership Asset Y $5,000/yr. with no escalation and meets
Management Fee meets MOHCD underwriting guidelines.
standards

6. Services Budget

Resident Services Coordinator 330.77 $64,000 | 2.0 | $128,000

Paid b
the y Resident Services Supervisor 338.46 $80,000 | 0.25 $20,000

Operating | Benefits at 38.6%(Worker's Comp, Health

Budget | & benefits, 403(b), Payroll taxes) $27.47 $57,128 | 1.0 $57,128
$19,560 Services +15% Indirect Cost 325.61 $53,263 | 1.0 $53,263
Average | $30.58 | Subtotals | 4.3 | $258,391

Page 15 of 27


https://www.hud.gov/states/shared/working/west/mf/feesch

Paid by a | Intensive Case Manager $33.65 $70,000 | 2.0 | $140,000
;egagszs Resident Services Supervisor $38.46 $80,000 | 0.3 $20,000
Buz ot Benefits at 38.6%(Worker's Comp, Health
(Pai dgby & benefits, 403(b), Payroll taxes) $29.69 $61,760 | 1.0 $61,760
HSH for | Services $20.53 $42.699 | 1.0 $42.699
LOSP) | 159 Indirect Cost $19.07|  $39.669 | 1.0|  $39,669
Average | $28.28 | Subtotals | 5.3 | $304,128
Total FTEs and Expenses, Services Staffing | 9.5 | $562,519

As stated in the acquisition and predevelopment loan evaluation, the Project submitted a service

plan and budget to HSH and MOHCD that meets HSH 1 case manager to 25-unit ratio and

MOHCD’s SOS policy of 1 resident services coordinator 75-unit ratio. The numbers supported by
the Operating Expense (OPEX), particularly the staffing plan have not been vetted and will be
approved prior to preliminary gap for HCD.

7. Status of Predevelopment Loan Conditions

A. General Conditions During Predevelopment:

1) Sponsor must provide MOHCD with detailed monthly updates on Community Outreach

completed, outcomes achieved related to racial equity goals, and commercial-use

programming (this may be included in the standard MOHCD monthly report form).
IN PROCESS.

2) Sponsor must track new federal funding initiatives under the Biden Administration,
including the potential release of a HUD 202 NOFA, which would allow the Project to
support permanent debt and work with Community Vision to explore New Market Tax
Credits for the commercial build-out. IN PROCESS.

3) With each pricing exercise at design milestones listed in Attachment A, Sponsor must
update the MOHCD proforma including the Permanent Sources & Uses Budget, 1st
year operating budget and 20-year cash flow and with this update include updates and
breakdowns of the supportive services budget. ON-GOING.

4) Sponsor to work with MOHCD and Department of Homelessness and Supportive
Housing (“HSH”) to establish the LOSP budget and income restrictions for the referrals
from Coordinated Entry. DONE. CONDITIONAL COMMITMENT, ISSUED.

5) Sponsor to work with MOHCD to refine the staffing plan proposed to keep pace with
current and future comparables for a project of this size as needed.

6) Sponsor to implement cost containment strategies to reduce overall project costs and
maximize efficiencies to MOHCD gap loan, while meeting the RFQ goal of the total

Page 16 of 27




hard costs to be less than $600K per unit. The MOHCD gap loan is sized to pay for a
fixed amount of total development costs and therefore set at the fixed rate of $700K per
unit. Sponsor must design a project that meets this fixed amount prior to finalizing the
Guaranteed Maximum Price (GMP) or the Sponsor must reduce the overall project costs
to meet the fixed subsidy goal unless the Sponsor is able to secure a third-party loan to
supplement the higher project costs. Sponsor must identify and implement cost
containment strategies for construction and present them at the various cost estimates
with narrative analysis of the pricing from the general contractor. ON-GOING.

B. Loan Condition Prior to 100% Schematic Design & Site Permit Submittal:

7) Sponsor must provide analysis of different construction types like the Pueblo
Structural System, which could potentially provide cost savings and provide overall
analysis to MOHCD for review. IN PROCESS.

8) Sponsor must submit a preliminary comprehensive services plan and budget covering
all units included in the comprehensive service plan and budget is a carve out for the
formerly homeless households. The comprehensive plan with carve-out for formerly
homeless households must be reviewed with written approval from both HSH and
MOHCD. DONE. CONDITIONAL COMMITMENT ISSUED.

9) Sponsor must research alternate funding sources, such as Infill Infrastructure Grant
(“IIG”) and provide analysis to MOHCD for review to reduce MOHCD’s gap.
IN PROCESS.

10) Sponsor must submit a preliminary commercial space plan, commercial financial
assumptions, and commercial development timeline for MOHCD review and

approval. PENDING.

C. Loan Condition Prior to 100% Design Development:

11) Sponsor must submit an updated commercial space plan, commercial financial
assumptions, and commercial development timeline for MOHCD review and
approval. PENDING.

12) Sponsor must submit a tenant improvement plan for MOHCD review and approval, and
submit with the commercial space plan, commercial financing assumptions and
commercial timeline by August 2024. PENDING.

D. Loan Condition Prior to Submission of a MHP and CDLAC-TCAC Application:

13) At least 90 days prior to submission of an MHP application or CDLAC-TCAC
application or whatever is earliest, Sponsor must receive approval from Department of

Disability and Aging Services (DDAS) on the income restrictions and service plan for
the SOS units. PENDING.
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14) At least 90 days prior to submission of an MHP application or CDLAC-TCAC
application or whatever is earliest, Sponsor must receive written approval from HSH on
restricting the LOSP units to 20% TCAC AMI, which is approximately 25% MOHCD
AMI. PENDING.

Staff Recommendation
a. Staff recommends approval of issuance of a MOHCD commitment letter in
connection with the sponsor’s HUD 202 Capital and Project Rental Assistance
Contract (PRAC) Grant application.

LOAN COMMITTEE MODIFICATIONS
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LOAN COMMITTEE RECOMMENDATION

Approval indicates approval with modifications, when so determined by the Committee.

[ ] APPROVE. [ ] DISAPPROVE. [ ] TAKENO ACTION.

Date:

Daniel Adams, Director
Mayor’s Office of Housing and Community Development

[ 1 APPROVE. [ ] DISAPPROVE. [ ] TAKENO ACTION.

Date:

Marc Slutzkin, Deputy Director
Office of Community Investment and Infrastructure

[ 1] APPROVE. [ ] DISAPPROVE. [ ] TAKENO ACTION.

Date:

Salvador Menjivar, Director of Housing
Department of Homelessness and Supportive Housing

[ 1] APPROVE. [ ] DISAPPROVE. [ ] TAKENO ACTION.

Date:

Anna Van Degna, Director
Controller’s Office of Public Finance

Attachments: Attachment A - Updated Milestones and Project Schedule
Attachment B - Updated Cost Comparison Chart
Attachment C - Updated Permanent Sources and Uses
Attachment D - 1% Year Operating Budget and Cashflow
Attachment E - January 2024 — Approved Acquisition and Predevelopment
Loan Evaluation
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6/27/24, 10:51 PM Mail - Amaya, Vanessa (MYR) - Outlook

FW: Request for Preliminary Gap Financing For 772 Pacific — Affordable Senior Housing

Adams, Dan (MYR) <Dan.Adams@sfgov.org>
Fri 6/7/2024 1:18 PM

To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>

| also vote to approve the above listed request.

Daniel Adams
Director

Mayor’s Office of Housing and Community Development
City and County of San Francisco

premem e g

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRiZi1hY TAILWE2M2RhOTVIZDA2Y gAUAAAAAAAHFXfJSY3FRQv%2BRFGT775...  1/1


VAmaya
Text Box


6/27/24, 10:50 PM Mail - Amaya, Vanessa (MYR) - Outlook

Request for Preliminary Gap Financing For 772 Pacific — Affordable Senior Housing

Slutzkin, Marc (Cll) <marc.slutzkin@sfgov.org>
Fri 6/7/2024 11:43 AM

To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>
Cc:Ely, Lydia (MYR) <lydia.ely@sfgov.org>;Kaslofsky, Thor (Cll) <Thor.Kaslofsky@sfgov.org>;Colomello, Elizabeth (ClI)
<elizabeth.colomello@sfgov.org>;Adams, Dan (MYR) <Dan.Adams@sfgov.org>

Hi Vanessa,
| approve the above request on behalf of OCII.
Thanks

Marc

.
:':.. .LJ ..J;-_Il:fir.l‘l'l_r o

@ S B

Marc Slutzkin
Deputy Director

¥ One South Van Ness Avenue, 5th Floor
San Francisco, CA 94103
 www.sfocii.org

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRiZi1hY TAILWE2M2RhOTVIZDA2Y gAUAAAAAAAHFXfJSY3FRQv%2BRFGT775...  1/1



THERA, 10025 PM Kal - Amaya, Vansass (MYR) - Outlook

712 Pacific

Menjivar, Salvador (HOM) <salvador.menjivarl@sfgov.org:>
Thu 7/11/2024 11:37 AM

TocAmaya, Vanessa (MYR) <Vanessa Amaya@sfgov.org>

CoEly, Lydia [MYR) <hdiaeh@sfgovorgs

| support Chinatown Community Development Center (CCDC) request of $50.2M in preliminary
gap for the development of 175 new affordable senior housing units located at 772+758 Pacific

Avenue.

& Salvador Menjivar
Director of Housing
HSH Pronouns: He/Him
w San Francisco Department of Homelessness and Supportive

Housing

salvadormenjivar] @sfgov.org | 415-308-2843

Learn: [dhsh.sfgov.org]lhsh.sfgov.org | Follow: @SF_HSH |
Like: @SanFranciscoHSH

CONFIDENTIALITY NOTICE: This e-mail is intended for the recipient only. If you receive this e-
mail in error, notify the sender and destroy the e-mail immediately. Disclosure of the Personal
Health information (PHI) confained herein may subject the discloser to civil or ciminal penalties
under state and federal privacy laws.


MelissaLee
Stamp


6/27/24, 10:48 PM Mail - Amaya, Vanessa (MYR) - Outlook

Re: REQUEST FOR PRELIMINARY GAP FINANCING FOR 772 PACIFIC - AFFORDABLE
SENIOR HOUSING

Trivedi, Vishal (CON) <vishal.trivedi@sfgov.org>
Fri 6/7/2024 11:43 AM

To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>
Cc:Adams, Dan (MYR) <Dan.Adams@sfgov.org>

| vote yes.
Thanks!

Vishal Trivedi | Financial Analyst
Office of Public Finance | City & County of San Francisco
Email | vishal.trivedi@sfgov.org

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRiZi1hY TAILWE2M2RhOTVIZDA2Y gAUAAAAAAAHFXfJSY3FRQv%2BRFGT775...  1/1



Attachment A — Updated Milestones and Project Schedule

Dates in Current
Attachment Proposed
A Change
uiion | sy
No. Performance Milestone Pred based on Comments
; recev HUD202
Financing .
award in
Loan Eval January
dated
1/5/2024 2025
A. Prop I Noticing (if applicable) _ COMPLETED
1 Acqu1s1t10n/PredeV Financing Commitment for 772 ) COMPLETED
Pacific
2. Site Acquisition for 758 Pacific by CCDC 8/8/2023 COMPLETED
a Site Acquisition for 758 Pacific from CCDC to LP } 5/15/2024
3. Development Team Selection
a Architect B COMPLETED
b General Contractor B COMPLETED
c Owner’s Representative _ COMPLETED
d Property Manager .
. Service Provider B
4. Design
a Submittal of Schematic Design & Cost Estimate 8/15/2024 9/17/2024
Submlttal of Design Development & Cost 4/28/2025 5/30/2025
b. Estimate E—
c Submittal of 50% CD Set & Cost Estimate
Submittal of Pre-Bid Set & Cost Estimate (75%-
d 80% CDs) 10/30/2026 1/20/2026
5. Commercial Space
a Commercial Space Plan Submission 5/1/2026 5/8/2025
b LOU/s Executed 11/1/2024 10/1/2025
LOUs Executqd, commercial development 12/20/2027 10/1/2026
C. budget, a tenant improvement proforma —
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Environ Review/Land-Use Entitlements

PRJ Application Submission at Predev

4/15/2024

5/31/2024

Zoning Map
Amendment -
(changing parcel
height) initiate w/
PRJ application

CEQA Environ Review Submission

N/A

NEPA Environ Review Submission

6/21/2024

NEPA completed

is City's NEPA for

CDBG associated
with acquisition
of 772 Pacific.

CUP/PUD/Variances Submission

Zoning Map Amendment (no longer Incl EIR)

1/15/2026

12/20/2024

AB1449 provides

CEQA exemption,

targeting approval
by end of 2024.

(1).

Submission of Zoning Map Amendment

5/31/2024

Request Zoning
Map Amendment
(parcel height
change) - initiate
w/ PRJ
application

Project Entitlements based on AB1449

12/20/2024

This is the
completion date.
The submission of
PRI application is
what initiates the
Zoning Map
Amendment
process, which is
planned for
5/31/2024.

()

Quiet Title Action

12/20/2024

2

Lot Merger through BSM PW or regular process

2/1/2026 or
later
depending on
HUD202
award

Following Quiet
Title Action
completion, but
prior to
Addendum 1
approval.

PUC/PG&E

Temp Power Application Submission

6/1/2027

9/1/2025

allow 12 months +
coordination

Perm Power Application Submission

8/30/2027

9/1/2025

allow 18 months
coordination
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8. Permits
a Building / Site Permit Application Submitted 8/30/2026 1/15/2025
Site Permit does
(1) Building / Site Permit Application Completed } 9/5/2025 not require lots to
' be merged.
This timeline is to
Addendum #1 Submitted ] o/5/2025 | meet HUD202
b. requirements if
awarded in 1/2025
c. Addendum #2 Submitted ) 0/5/2025 | Samecommentas
above
9. Request for Bids Issued 8/1/2026 11/6/2025
10. [ Service Plan Submission
a Preliminary } 3/29/2024
b, Final B
11. [ Additional City Financing
Acquisition Financing with additional
a. predevelopment financing for 758 Pacific 12/1572023 6/21/2024
Applying for
220205 or 6202024, need
b Preliminary Gap Financing Application 12/1/2024 6/7/2024 prelim ;;ap
HUD 202 approval by
6/7/2024
If HUD202 is
awarded in Jan
c Gap Financing Application 3/20/2026 11/1/2026 2025, and start
' Construction Feb
2027
12. | Other Financing
a HCD Application 6/1/2026 7/1/2025 TBD
b Construction Financing RFP 5/20/2027 TBD
c AHP Application 2/1/2028 2/1/2028 TBD
L 9/2026 or
d CDLAC Application 22027 4/1/2026 TBD
L 9/2026 or
. TCAC Application 22027 4/1/2026 TBD
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Potential award:

Other Financing Application (HUD 202) 1/1/2025 6/20/2024 Jan 2025
g. LOSP Funding Request ; 11/1/2026
13. | Relocation
. . . . 2/1/2027 or
. Commercial & Residential Relocation 712027 8/1/2026
14. | Closing
This is happening
1 year before
construction
Initial Ground Lease 3/9/2025 financial closing
in order to issue
Addendum 1, 2,
and 3.
NOTE: MOHCD
PM may need to
go to Board for
the Ground Lease
Amendment. The
Revised Ground Lease or Updated 12/16/2026 Gap Loan, the
Bonds, and
Ground Lease
need to go to the
Board before this
date.
Construction Loan Closing 6/1/2027 1/15/2027
. Conyerswn of Construction Loan to Permanent 6/1/2031 9/1/2030
b. Financing —
15. | Construction
a Notice to Proceed 11/4/2027 2/15/2027
(30 month
construction with
b TCO / Cert of Occupancy 11/30/2030 8/15/2029 12 months to
’ convert on the
construction loan)
16. | Marketing/Rent-up
a Marketing Plan Submission 3/1/2029 9/15/2028
b Commence Marketing 10/1/2029 3/15/2029
c 95% Occupancy 10/1/2030 3/15/2030
17. | Cost Certification/8609 9/1/2031 12/15/2030
18. [ Close Out MOH/OCII Loan(s) 1/30/2032 4/15/2031
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Attachment B — Updated Cost Comparison Chart

(See Attached)
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Affordable Multifamily Housing New Construction Cost Comparison - San Francisco

Updated 6/2/2024
Acquisition costs by UniUBed/SF Construction by Uni/Bed/ST. Soft Costs By UniyBed/SE Total Development Cost (Not inclu Tand| Subsidy
Acqunit AcqlBR | Acaflotsqft | Constiunit ConstBR | Const/sq.ft®|  Softunit Soft/BR Softl sq.ft° TDC/unit TDC/BR TOC/ sq.ft® Subsidy / unit Leveraging "
Delta of Subject and Comparable Projects| § 11,831 | § 11,844 | 187.6684173| § 27874 | § 256,699 | § 1915 67002 (s 122207 |8 19 s 107,698 | § 390,750 | § 325 |5 (14,982) 13.9%
Delta Percentage 4776% 7136% 11810%) 4% 54%) 28% 40%) 108% 73%) 12%) 67% 38%) -5%) 172%
772 Pacific + 758 Pacific | s 12079 12,010 | § 189 [§ 734033 | s 720862 | § 8815 236376 | § 235033 | § 284 § 982,488 | § 76,906 | § 1,179 § 280,000 71.5%
Comparable Projects | Average:| § 248 s 166 [S 15| $ 706159 | § 4731645 689 |5 _ 168384 | 5 112,826 | § 164 s 874,790 | § 586,156 | § 854 § 294,982 66.3%
Costs lower than comparable average (within| _ COSS hiaher than
fovy|  comparable average
{within 10%)
[ Building Square Footage Total Project Costs
Lotsqft | Completion/ 1y ¢y g #of BR' Res.? Non-Res. | rotal sg. ft. Acq. Cost® Constr. Cost* Soft Cost Total Dev. Costwlacq | ) o) Subsidy
start date Sa.ft costs
ALL PROJECTS Average:| 20,335 136 196 129,974 10,211 140,185 #REFI | $§ 95308357 | § 23,374,169 | § 118,707,527 | § 39,176,047
Comparable Projects Completed (filtered) Average: | 28,222 138 238 131,970 23,067 155,037 $86,674 $91,813,565 $18,605,820 $110,506,059 $36,823,119
Riojectllinen = m'ed) Average:| 17,776 101 144 100,401 7,023 107,424 $5,000 $65,082,453 $20,392,930 $85,480,383 $21,676,100
Eroiecte o) Average: | 14,839 152 201 131,623 5818 137,441 $5,000 $118,682,426 $26,713,017 $145,400,443 $56,617,674
Notes on Financing (o.g.] _ EUEMG Tvpe Comments icluding date
Total Comparable Projects Average:| 20,279 130 194 121,331 11,969 133,301 $32,225 $91,859,481 $21,903,922 $113,795,628 $38,372,207 S 9294 (0.g., Type Ill over Stories of LC or cost estimate,
Tunen ta0e of
772 Pacific + 758 Pacific 11,169 175 176 89,022 56,850 145872 | $ 2113817 |$ 128455783 | § 41,365,825 | § 171,035,425 | § 49,000,000 Type | 15
Delta of Subject and Comp Project Averages| 9,110 45 18 32,309 44,881 12,571 $2,081,502 $36,596,302 $19.461,903 $58,139,797 $10,627,703
Delta Percontage 5% 3% % 7% 375% % 5460% 0% 5% 1% 2%
PROJECTS COMPLETED Building Square Footage Total Project Costs
Project Name. Address Lotsqft Compl. Date. # of Units #of BR' Res? Non-Res. Total Acq. Costd Constr. Costd Soft Cost M:::.'I::\”'" o Local Subsidy5 | Notes on Financing Building Type Stories. Comments
1950 Mission Street 1950 Mission Street 36,500 Mar-21 157 262 113,432 48,142 161,574 - 108,489,677 15,171,496 123,661,173 44,945,740 [HCD AHSC Loan Type 1A 9 Paseo Des Artes
060 Folsom Street 2060 Folsom 29,075 May-21 121 252 155,648 11810 167456 134,931 87,254,021 20,100,172 107,489.124 31,697,110 |HCD AHSC Loan Type 1B 9 [WIAHSC Improvements of SGMM.
661 Florda 661 Flonda Sieet 19,000 oci22 130 199 126,830 9,250 136,000 125,001 79.69.996 20,505,793 100,367,660 33,626,507 |HCD MHP Loan Type 8 B 5 400+ POR
921 Howard 921 Howard Streel 28,893 Aug23 203 259 235,680 1,970 237,650 = 133,200.074 36,248,774 169,448,848 46,468,120 | CalHfa MIP/ 4% LIHTC. Type IA 18 FEESICIEE
Completed Projects (average): Average: 26,390 754 243 757,698 77,793 775,691 FREFT s 702,160,192 23,016,559 725,241,756 39,234,369
PROJECTS UNDER CONSTRUCTION Building Square Footage Total Project Costs
Project Name Address Lotsgft Compl. Date. # of Units #0f BR" Res? Non-Res. Total Acq. Cost3. Constr. Cost4 Soft Cost Total Dev. Cost wiacq costs. Local Subsidy5 Notes on Financing Building Type. Stories. Comments
BPUY - Balboa Park Upper YardiKapuso 2430 San Jose Ave 30688 Sep23 131 217 164,636 10741 175377 | 5 s 91871410 | § 25523152 | § 117394562 | § 30,493,722 | 4% Credits; HCD IG & AHSC__|Type 1B 89 Ed Center. MOHCD Land not incl
70 70 Small very tight site; studios (95%
180 Jonos Strost 180 Jones Strest 4853 Novzd 36166 3304 ssaro | s 10000 | s 36203496 | § 15262708 | s s3566204 | § 12858477 |4% LIHTC + MHP et o CD est. updated est at lose)
[Under Average: 77,776 701 2] 700,401 7073 To7424 FREF s 55,082,453 | § 20,392,930 | § 55,480,363 ] § 77,676,099.5
PROJECTS IN PREDEVELOPMENT. Building Square Footage Total Project Costs
Project Name Address Lotsaft (f"';:‘i;:‘d) # of Units. #ofBR' Res? Non-Res. Total Acq. Costd Constr. Costé Soft Cost Total Dev. Cost wiacq costs Local Subsidy Notes on Financing Building Type Stories Comments
1939 Market Street 1939 Market Street 11,860 Nov-24 187 187 135,537 1,640 137177 | § - S 132,080,501 [ § 22,783451 | § 154,863,952 [ § 68,463,859 |4% credits, AHP, MHP, IIG; LOSP| Type | 15 e Wt WETE URY S
160 Freelon 160 Freelon 13,091 May-24 85 154 91,944 10,282 102226 | $ 20,000 | § 75,256,791 | § 19,236,327 | § 94513118 | § 20,077,591 ]4% Credits, MHP, AHP Type 1B 9
[Transbay 2 EAST - Family OCII (Mercy) 200 Folsom 21,313 Jun-24 184 312 192,301 8,406 200707] § - s 167,203417 [ § 32,845,746 | § 200,049,163 | § 72,972,179 | 4% Credils, AHSC, IG Type | 17 BTy
TS Ea a ) 200 Folsom 13,001 Feb24 151 152 106,710 2945 109,655 $ s 100,188,993 | $ 31,986,544 | 8 132,175,537 | $ 64,957,065 |4% Credits, no HCD Type | 9 b oo
In Average: 14,839 152 201 131,623 5,818 137,441 #REF! S 118,682,426 | $ 26,713,017 | § 145,400,443 | $ 56,617,674

6/2/2024



Attachment C — Updated Permanent Sources and Uses

(See Attached)
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MOHCD Proforma - Permanent Financing Sources Uses of Funds.

Application Date: 6/7/24 # Units: 175
Project Name: 772 Pacific # Bedrooms: LOSP Project
Project Address: 772+758 Pacific Avenue #Beds:
Project Sponsor: Chinatown Community Development Center
Total Sources c t
SOURCES 50.218.262 1211.279 | 30.293.495 5.000.000 1.740.000 8.500.000 500,000 10,000 | 73.883.141 | 171.356.177 |
MOHCD -
acorued def HUD202 GP | GP Equity GP Capital -
Name of Sources: MOHCD/OCII |interest HCD-MHP | HCD-IG FLHB-AHP |Loar (Developer Fi LP Equity
USES
ACQUISITION
[Acauisition cost or value
[Leaal / Closing costs / Broker's Fee
[Holding Costs
[Transfer Tax
TOTAL ACQUISITION 0 0 0 0 0 0 0 0 0
CONSTRUCTION (HARD COSTS)
* [Unit C 5.266.802 30.293.495 1,740,000 8,500,000 39.354.933]  85.155.230] Includes Basement cost
+ [Commercial Shell C: 4.456.270 4.456.270[Banauet Hall
* [Demolition 390,000 390.000
E 720,000 720,000
+ [Onsiaht 0 Construction
+ [Offsite 0 line item c
N 5.000.000 5,000,000 | HOPE SF/OCII costs for streets etc. as.a % of hard|
Parking 0 costs
GC Bond Premium/GC Insurance/GC Taxes 712778 78 1.6%
GC Overhead & Profit 862,981 3.75% 3.7%
CG General Conditions .200.000 .200.000 4.0%
Sub-fotal C Costs | 10,443,072 0] 30,293,495 8,500,000 0 0| 49,520,692 | 105,497,259
Design C (remove at DD) 2,997,645 2,997,645[5% up to $30MM HC, 4% $30-545MM, 3% $45MM+_|2.8%
Bid C (remove at bid) 12.962,449] 12,962,449 5% up to S30MM HC. 4% $30-545MM. 3% S45MM+ | 12.3%
Plan Check C durin Plan Revil 1,998,430 1,998,430 (4% up to $30MM HC. 3% $30-545MM. 2% S45MM+ | 1.9%
Hard Cost C (< 5.000.000 5.000.000]5% new 15% rehab 4.7%
Sub-total Construction Contingencies 4,996,075 0 0 0 0 0 0 0] _17,962,449| 22,958,524
TOTAL CONSTRUCTION COSTS  15.439.147 0 30.293.495 5,000,000 1,740,000 8,500,000 0 0 67.483141 128455783
SOFT COSTS
i & Desian
See MOFICD ASE Fee Guidelines:
Architect design fees 1,500,000 1,500,000 | htto: ris-and-forms
esian to the Architect (incl. Fees)
Architect C: Admin 800.000 800000
i 0
Additional Services 0
Sub-total Architect Contract 2,300,000 0 0 0 0 0 0 0 0 2,300,000
Other Third Party design consultants (not included under Consultants not covered under architect contract;
Architect contract 2,800,000 2,800,000| name consuitant tvpe and contract amount
Total Architecture & Desian 2.300.000 0 0 0 0 0 0 0 2.800.000 5.100.000
Studies
Survey 50,000 50.000
Studies
Phase | & Il Reports 150.000 150.000
CEQA / Environmental Review
EPA /106 Review 200,000 200,000 For HUD202
CNA/PNA (rehab onlv) 0
Other 300,000 300,000 Eneray Consultant/C E
Total Enaineerina & Environmental Studies 700,000 0 0 0 0 0 0 0 0 700,000
Financing Costs
ion Financing Costs
C Loan Origination Fee 531,382 531,382
C Loan Interest 14.737.147 4.7
Title & Recordina 80.000 0
CDLAC & CDIAC fees 34.780 CDLAC + CDIAC fees
Bond Issuer Fees 372.255 372.255
Other Bond Cost of Issuance 25,000 COT contingency
WMORGD Loan 16 (547Z,6K], TSSUeT FInancial Avisor
(860K), Construction Lender Expenses ($60K),
Trustee Fee ($10K), & Additional Predev Working
Capital at 5% interest from late 2025 to late 2026
Other Lender Costs (specify) 677,600 677,600 (81.5M X 5% = $75K).
Sub-fotal Const. Financing Costs | 16,458,164 0 0 0 0 0 0 0 0 16458164
Permanent Financina Costs
[Permanent Loan Oridination Fee 0 ]
[Credit Enhance. & Appl. Fee 0 |
[Title & Recordina 20.000 20.000 1
Sub-total Perm. Financing Costs 20,000 0 0 0 0 0 0 0 0 20,000
Total Financina Costs|  16.478.164 0 0 0 0 0 0 0 o 16.478.164
Legal Costs
Borrower Ledal fees 120,000 120.000[C: Closina, P
Land Use / CEQA Attorey fees 300.000 300.000] Quiet ttle action + Zonina
Tax Credit Counsel 0
Bond Counsel 100,000 100,000
& Lender Counsel 75.000 75.000
Permanent Lender Counsel 10.000 10.000[Leaal - Perm closina
+ [Neiahbor Impact Fee 400.000 400.000[$50K x &
Total Leaal Costs 1.005.000 0 0 0 0 0 0 0 0 1.005.000
Other D Costs
Aporaisal 20,000 20,000
Market Study 15.000 15.000
* [insurance 2.500.000 2.500.000
* [Property Taxes 10.000
Accountina / Audit 55.000
+ [Oraani Costs 20.000
| Permit Fees 10,000 1,710,000 | $1.7M permit fees + $10K of HUD202 Matchina cost
* [Markefina / Rent-up 398,000 $2K/unit + $10K x5 community meetinas
$2,000/unit; See MOHCD U/W Guidelines on:
* [Fumishings 463,500 d-forms
PGE / Utility Fees 700.000
TCAC App / Alloc / Monitor Fees 149.719
* [Financial Consultant fees 125.000
C Tees / Owner's Rep 250,000
Security durina C 0
* [Relocation 1.100.000 1.100.000
3
03/MOHCD%20Commercial %20Space%20Underwriti
Commercial Tenant Planning Funds 50,000 50 odf
SF Arts Commi 370.011 370.011 ol Sot Cosl]
[Accrued Deferred Interest - MOHCD 1.211.279 1.211.279 Contingency
Total Other Development Costs 2.326.230 1.211.279 0 0 0 0 0 10.000 3,600,000 9.147.509 25 % of Total
Soft Cost Conti
Contingency (Arch. Ena. Fin. Leqal & Other Dev) 3.988.000] [ 0of 0of 0of 0of 0of 3.988.000] Should be either 10% or 5% of total soft costs. 12.3%)
TOTAL SOFT COSTS _ 28.797.394. 1211.279 0 0 0 0 0 10.000 6,400,000 36,418,673
RESERVES
* [Operating Reserves 738.459 738.459 ] Lender reauired 3-mth Op Reserve.
Reserves 0
* [Tenant Reserves 0
* [Commercial Transition Reserve 85.000 85.000
* [Subsidy Reserve for PRAC units (1 vr) 169.920 169.920 [PRAC Reserve in Year 1. to MOHCD
PRAC Capitalized Operating Deficit Reserve for Years
* | Capitalized Opertaing Deficit Reserve 2,788,342 2,788,342[1-20
TOTAL RESERVES 3.781.721 0 0 0 0 0 0 0 0 3.781.721
DEVELOPER COSTS
velober Fee - Cash-out Paid at Milestones 2.000.000 2.000.000
velober Fee - Cash-out At Risk 0
ommercial Developer Fee 200,000 200,000
velober Fee - GP Eauity (also show as source) 500,000 500.000
velober Fee - Deferred (also show as source) 0
Need MOFICD approval for this cost, NIA for most
Consultant Fees 0 |projects
Other (specify) 0
TOTAL DEVELOPER COSTS 2,200,000 ) ) 0 ) ) 500,000 0 ) 2,700,000
TOTAL DEVELOPMENT COST [ 50.218262]  1,211,279] 30,293,495 5,000,000] 1,740,000  8,500,000] 500,000] 10,000]  73.883,141] 171,356,177] ]
Development Cost/Unit by Source 286,961 6,922 173,106 28,571 9,943 48,571 2,857 57 422,189 979,178 |
Development Cost/Unit as % of TDC by Source 29.3% | 0.7%] 17.7%] 2.9%]| 1.0%]| 5.0%] 0.3%] 0.0%] 43.1% 100.0% |
Acquisition Cost/Unit by Source [ of of of of o] of of of of of |
Construction Cost (inc Const Contingency)/Unit By Source [ 88,224 o] 173,106 28,571] 9,943] 48,571 o] o] 385,618] 734,033 |
Ce Cost (inc Const C 102.93] 0.00] 201.96] 33.33] 11.60] 56.67 0.00] 0.00] 449.80] 856.37 |
“Possible non-eligible GO Bond/COP Amount:
City Subsidy/Unit 286,961
Tax Credit Equity Pricing: 0.960
Construction Bond Amount: 85,086,749
Construction Loan Term (in months). 42 months
Construction Loan Interest Rate (as %): 7.56%

1of1
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Losp
Application Date: 672024 _Unis__Units Project Name: 772 Pacific
Total # Unil 175 Project Address: 7724758 Pacific Avenue
First Year of Operations (provide data assuming that
Year 1is a full ear, ie. 12 months of operations): 2030 SPinon-LOSP Alocatl Project Sponsor: Chinatown Community Development Center
Correct errors noted in Col NI
INCOME LOSP 10nlOSI___Total Comments PUPA  PUPM
Eeenia Toex Kot 118,800 848,568 967,368 [ Links from New Proj - Rent & Unit Mix' Worksheet ‘Atternative LOSP Spiit I T I | 5528 61
Residential - Tenant Assistancs Payments) 942,504 942,504 | Comments I I [ |
Residentia Tenanl Assistance Payments (Other Non-LOSP) 169.920 169,920 |Links from "New Proj - Rent & Unit Mix Worksheet Residential- Non-LOSP) I I [ 1 o7t 81
Residential - LOSP Tenant Assi ayments 805594 805594 18300
Commercial Space 0 [from ‘Commercial Op. Budget Worksheet; Commercial allocation: 100% E
Residential Parking [ o 0 [Links from Utilies & Other Income’ Worksheet -
Rent Income o o 0 [Links from Utities & Other Income’ Worksheet. Altornative LOSP Split } : ; : _
I [ o I .
Interest Income - Project Operations o o 0 [Links from Utiies & Other Income' Worksheet -
Laundry and Vending 2208 | 6804 9,192 [ Links from ‘Utiiies & Other Income’ Worksheet Projected LOSP Split [Losp [non-Losi] enly 53
Tenant Charas [ ) 0 [ Links from 'Utilities & Other Income' Worksheet [ I acceptabl -
Residential Income o o 0 [Links from Uiiiies & Other Income’ Worksheet -
Other Commercial Income. 0 [from ‘Commercial Op. Budaet Worksheet, Commercial allocation: 100% | Alternative LOSP Spiit T T T | -
[Withdrawal 0 133 612 133 612 PRAC Bridge in Year 1 (F11) + Op Deficit | 0.00% | 100.00%[ 1 763
Gross Potential Income 926,692
[Vacancy Loss - Residential - Terent ot [ (5840) mz m ma si) 8)[Vacancy loss is 5% of Tenant Rent ] (76)
[Vacancy Loss - Residential - Te ayments | o ¢ (8.496)| Vacanoy loss is 5% of Tenant Assistance Payments. (49)
[Vacancy Loss - Commercial I \ 0 [from ‘Commercial Op. Budget Worksheet; Commercial allocation: 100% -
EFFECTIVE GROSS INCOME 920.752 ##é  2971.326 PUPA: 16,979
OPERATING EXPENSES
[Atternative LosP spiit [ I [
I ee. ] 35.700 [107.100 | 142,800 1t Year to be set according to HUD schedul | I | I ] 816 o8
L [ 60701 18210 [ 24,280 | 1 [ I [ 1 139
‘Sub-total Management Expenses 41770 125,310 167.080 PUPA: 955
‘Atternative LOSP Spiit
i 50,867 | 152,600 203,466 | Links from ‘Staffing Worksheet 1163
Manager's Salary 19240 | 57.720 76360 [Lnk rom s Worksheat T i 440
Gther Benefits 44,048 [132,143 176,190 | Heal b Employer Contribution (minus desk clerk benefits) 1,007
ther 245674 | 61419 o700 Toas e Pava tax 80.00% | 2000% 1755
RentFree Unit 3237 | o711 12948 7
Sub-total Salaries/Benefits 363.065 413.592 T76.657 PUPA: 4.438
Advertsing and Marketing 798 | 2303 3,190 18
Office Expenses 15057 | 45.170 60,227 | Offi lies, Computer Services, Telephone 344
Office Rent 0 0 Projected LOSP Split [Losp [non-Losi(only | -
Legal Expense - Property 1370 | 4100 479 L [ 25 w% | 75.00% | acceptat 31 -
Audit Expense 6429 | 19286 25714 147
Services 4,988 | 14,963 19,950 Projected LOSP Split [Losp Tnon-Losl] (only | 14
Bad Debts 892 | 2675 566 Bad Debis | 25.00%1 7500% | acceptabl 20
5527 | 16,582 109 126
Sub-total Administration Expenses 35.059 105.176 140235 PUPA: 801
Utlities Projected LOSP Spiit [Los[nen-Losi(only |
Iﬁmnciw ["34.176 T102.528 136704 | Electricty 125001 75.00% | acceptabl 781 65
Water | 24038 | 72,117 96.156 | 549 48
[cas [ 0 of of R R
[Sewer 31382 | 94,145 125,527 | 77 60
Sub-total Ut 89.597 268.790 358.387 PUPA: 2,048
Taxes and Licenses [Attornative LoSP Spit T T T
[Real Estate Taxes [ 2500 7500] 10,000 | [Real Estate Taxes I | [ | 57
[Payrol Taxes | o628 | 28883 | 38,510 | |Payrol Taxes [ | [ 1 220
L Taxes, Licenses and Permits [ 6245 [ 18734 [ 24979 | 1 143
‘Sub-total Taxes and Licenses 18372 55,117 73.489 PUPA: 420
Insurance
[Property and Liability Insurance [ 61,627 [ 184,880 | 246,507 | ] 1409
Fidelity Bond Insurance [ of of | [Alternative LOSP spiit I T [ ] N
Worker's Compensation 2078 12233 16310 | | [ | [ | o
rector's & Officers’ Liability Insurance | of of | | -
Sub-total Insurance 65.704 197,113 262817 PUPA: 1502
Repair Alternative LOSP Split Losp
Payroll 55,744 | 167,231 222,975 | Links from ‘Staffing Worksheet Payrol 1274
Supplies 0 o Supples wose- R
Contracts 102,552 307,655 410,207 | Painting, Maintenance, Repairs Grounds, Elevator Contracts 2344
bage and Trash Removal 17239 | 51716 68,955 Atternative LOSP Spiit 04
Security PayrolliContract o o 0 [Links from ‘Staffing' Worksheet s: E
HVAC Repairs and Maintenance o o -
Vehicle and ‘Gperation and Repairs o o -
ting and Maintenance Expenses o o -
‘Sub-total Maintenance & Repair Expenses 175,534 526,603 702137 PUPA: 4012
[Aternative LOSP spiit [ [non-LOS] Approved By (reqc)
[Supportive Servi | 64.598 [193.793 | 258,391 |Lmks from "Staffing’ Worksheet | | | 1477
L Expenses I I [ 0 [from 'Commercial Op. Budget Worksheet; Commercial allocation: 100% -
TOTAL OPERATING EXPENSES 853600 wHt  2739,193 PUPA; 15,653
L Rent/Bond Fees
[Ground Lease Base Rent 3775 | 11,325 15,100 | Ground lease with MOHCD_| Provids here, if needed. 86
[Bond Monitoring Fee 625 | 1.875 2500 Alternative LOSP Solit T Tnon-LOSI] Avoroved | 14
I Deposit 21,875 | 65625 87,500 [$500 PUPY | | 500
Operating Reserve Deposit 0 0 I | I ] -
Other Required Reserve 1 Deposit [ o 1 Dasosit [ T [ 1 B
Other Required Reserve 2 Deposit [ o -
[Required Reserve Deposi's, Commercial 0 [from ‘Commercial Op. Budget Worksheet; Commercial to Res\derma\ auocauon 100% -
b-total Reserves/Ground Lease Base Rent/Bond Fees 26275  78.625 105,100 PUPA: 601 T
Wortmgs et 500%
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Renl/ Bond  879.074  #i##ht  2.844.293 PUPA: 16.253 Torm (Years) 30
Supportabl 1t Morlgage Prmt: (174)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 40778 86.255 127.033 PUPA: 726 Suocortabl 1t Mortoace Amt: (s2.702)
Proposed fst Morigage Am:  $47,260,000
EBT PAY PAYMENTS (*hard debt’ loans) Altornative LOSP Solit 0% non-LoSI[ Approved By (read)
fard Debt - First Lender 0 0 0 [Pr here, if needed. Hard Debt - First Lender 0.00% | 100.00%
fard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd L{ 31,808 | 95,425 127,233 |HCD MHP I here, if needed. other 2nd Lender) | |
ard Debt - Third Lender (Other HCD Proaram, or other 3rd Lender) [ o [ [P here, f needed. Hard Debt - Third Lender (Other HD Program, or oher 3rd Lender) I [
ar - Fourth Lender ) 0 0 [Pr here, if needed. | [
Commercial Hard Debt Service 0 [from ‘Commercial Op. Budget Worksheet; Commercial allocation: 100%
TOTAL HARD DEBT SERVICE 31.808 95425 127233 PUPA: 727
CASH FLOW (NOI minus DEBT SERVICE) 8970 (@170) 2000
Commercial Onlv Cash Flow 0
Allocation of Commercial Surolus to LOPS/non-LOSP (residual incomel| [Aiocat OPSinon1 08P I 1
AVAILABLE CASH FLOW ESCE 2000
USES OF CASH FLOW BELOW (This row also shows DSCR.) 100
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
i incommon in new projects, see policy) 0
see policy for imits 7720 30878 Enter ordr for vt .. 15t 2nd. et in Comn
Invesior Sevice Fee (aka"LP Asset Mg Fes") (soe polyTor mts] | 1,260 5,000 Altornative LOSP St } I..n...um Aooroved Enterordr for v ... 15t 2nd. et in Comn
Other Pavments
Loan Pmnt - Lender 1 (select lender 0 [Provid here, if needed! 1 (select lender in comments field) [ I I 1
Loan Pmnt - Lender 2 (select lender in comments field 0 [Provids here, if needed. prerre)
|Defened Developer Fee (Enter amt <= Max Fee from cell 1130) 0 Def. Develop. Fee split: 0% | Provid: here, if needed. (Enter: [_o.00% ['100.00%] 1
TOTAL PAYMENTS PRECEDING MOHCD  8.970 35878 PUPA: 205
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS. 0 (36.078) (36.078)
Residual Receiots Calculatio
Doss Project ave & MOHCD Resiual Receipt Obligaton? Yes  Project has MOHCD around lease? Yes
Will Project Defer Developer Fee? o
Max Deferred Developer FeelBorrower % of Residual Receipts in Yr 1 33% Sum of DD F from LOSP and nonLOSP: 0
% of Residual Receipts available tribution to in 67% Rato of Sum of DDF and calcuated 50%: #VALUE!
Soft Dabt Lenders with Residual Recsiots Obliaations (Soloct londer namalorooram from dron down) __ Total Prinioal Amt
[MOHCD/OCII- Soft Debt L AIMOHCDIOGI! Loans payable rom res. rects $47.260000
[MOHGD/OGI - Ground Lease Value or Land Aca Gost Ground Lease Value $151.000
D - Lo
iher der - Lender 4
Other nder - Lender 5
MOHCD RESIDUAL RECEIPTS DEBT SERVICE
REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS 0
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
HCD Residual Receipts | [ 0] ]
[Lender 4 Residual Receipts Du= | [ of |
Lender 5 Residual Receipts Due 1 [ o] 1
Total Non-MOHCD Residual Recaiots Debt Sarvice g
REMAINDER (Should be zero unless there are
. o N
[Cwn | [ o] ]
Lot 1 [ o] 1
Final Balance (should be zero) 3
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Citywide Affordable Housing Loan Committee

San Francisco Mayor’s Office of Housing and Community Development
Department of Homelessness and Supportive Housing
Office of Community Investment and Infrastructure
Controller’s Office of Public Finance

758 Pacific Avenue
Up to $2,131,526
758 Pacific Acquisition Financing

and

772 Pacific Avenue with 758 Pacific Avenue
$936,205
Additional Predevelopment Loan Request

Evaluation of Request for:
Loan Committee Date:

Prepared By:

Asset Manager:
Construction Representative

Sources and Amounts for Land Acquisition
Recommended:

Sources and Amounts of New Additional
Predevelopment Funds Recommended:

Sources and Amounts of Previous City Funds
Committed:

Total Sources and Amounts of City Predevelopment
Funds:

NOFA/PROGRAM/RFP:

Applicant/Sponsor(s) Name:

$3,067,731

January 5, 2024

Cindy Heavens, Senior Project Manager
Judy Shepard-Hall, Senior Project Manager
Omar Cortez

Harry Wong

Total: $2,131,526 CDBG

Total: $936,205 Housing Trust Fund

Total: $4,100,000

Housing Trust Fund - $1,000,000
772 Montgomery donation - $100,000
2019 GO Bond — Senior - $3,000,000

Total: $7,167,731

CDBG - $2,131,526

Housing Trust Fund - $1,936,205

772 Montgomery donation - $100,000
2019 GO Bond — Senior - $3,000,000

Multisite Request for Qualifications issued on
November 30, 2020

Chinatown Community Development Center
(Chinatown CDC)



Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772+ 758 Pacific Avenue Page 2 of 68

EXECUTIVE SUMMARY

Sponsor Information:

Project Name: 772 + 758 Pacific Avenue  Sponsor(s): Chinatown CDC

Project Address (w/ cross St): 772 + 758 Pacific Avenue, Ultimate Borrower Entity: New Asia Housing, L.P.
94133 (Pacific Ave
between Stockton St &
Grant Ave)

Project Summary:

Chinatown Community Development Center (“Chinatown CDC” or the “Sponsor”) was selected to be the developer of 772
Pacific Avenue, a city-owned parcel, as part of a Multisite Request for Qualification dated November 30, 2020 (“Multisite
RFQ”). In October 2021, the Citywide Affordable Housing Loan Committee (“Loan Committee”) approved a $4.1 million
predevelopment loan . All awardees under the Multisite RFQ were required to investigate upsizing the buildings to build
more affordable housing. Since the International Hotel completed construction in 2005, no new affordable housing has been
built in Chinatown. The upsizing request allowed Chinatown CDC to look at development opportunities on sites adjacent to
772 Pacific to increase the number of affordable housing units and create a more economically viable banquet hall, which is
a historic commercial use, and a key component of Chinatown CDC Multisite RFQ response. An adjacent site, 758 Pacific
Avenue, a 2-story building with ground floor commercial and two residential units above (“758 Pacific”), became available for
this purpose. By adding 758 Pacific Avenue parcel to the City-owned 772 Pacific Avenue parcel, the revised 772 Pacific plan
has a feasible design that adds 88 affordable housing units and increases the initial height by 7 stories for a 15-story
building. The revised 772 Pacific development continues to respond to the Consolidated Plan, furthers the objectives in the
Strategies for a Sustainable Chinatown, and achieves MOHCD's racial equity goals by advancing opportunities and
improving programmatic outcomes for low-income residents, while expanding development opportunity for Black Indigenous
People of Color (“BIPOC”) led, community based organizations like Chinatown CDC.

The revised 772 Pacific development on the combined lots of 772 and 758 Pacific Avenue will provide 173 affordable units
(111 studios and 62 one-bedrooms) and two 2-bedroom manager’s units, with 40 units (23% of total units) serving formerly
homeless seniors subsidized by the City’s Local Operating Subsidy Program (“LOSP”), 70 units (40% of total units) serving
extremely low-income seniors supported by the City’s Senior Operating Subsidy (“SOS”), 5 units serving Plus Housing
seniors, and 58 units serving low-income seniors at 60% Area Median Income (“MOHCD AMI”) and this revision is the
“Project”.

Chinatown CDC requests $2,131,526 to pay off the interim acquisition financing that was incurred by Chinatown CDC when
758 Pacific was purchased on August 8, 2023. Concurrent with or prior to the takeout of the interim acquisition financing,
Chinatown CDC will transfer 758 Pacific to New Asia Housing, L.P., a California limited partnership, which at this time
Chinatown CDC is the initial limited partner and the general partner is also a Chinatown CDC affiliated limited liability
corporation. As is standard, upon transferring 758 Pacific to the City prior to or concurrent with the construction loan financial
closing, the acquisition loan will be considered paid in full. The total acquisition cost is inclusive of Chinatown CDC
acquisition loan interest and title fees. MOHCD staff and Chinatown CDC also request $936,205 for additional
predevelopment funds to include relocation and appraisal costs associated with acquiring 758 Pacific, NEPA review costs,
and soft cost contingency.

Prior to the construction closing, Chinatown CDC intends to merge the two parcels into one large parcel that will be the
Project. The Project continues to meet the $280,000 per unit maximum loan amount in the Multisite RFQ. The Project’s
total development cost is one of the lowest of recent similar developments in the MOHCD portfolio and is only 3% more than
average similar developments, indicating that the increase in units benefits the Project’s economies of scale.

Proposed permanent financing includes 4% Low-Income Housing Tax Credits, Federal Home Loan Bank Affordable Housing
Program (“AHP”) funds, General Partner Equity, a MOHCD gap loan, a California Department of Housing and Community
Development (“HCD”) Multifamily Housing Program (“MHP”) loan and Infill Infrastructure Grant (“lIG”). After entitiements,
which includes a full CEQA review, construction is expected to start in November 2027 with a construction completion date
of November 2030.




Evaluation of Request for Acquisition & Additional Predevelopment Financing
772+ 758 Pacific Avenue

Project Description:

Construction Type:

Number of Stories:

Number of Units:

Total Residential Area:
Total Commercial Area:
Total Building Area:

Landowner:

Total Development Cost
(TDC) w/o land:

TDC/unit w/o land:

Total Predev Loan Amount
Requested:

HOME Funds?

Type | concrete
15

175

108,000 sf
15,000 sf
123,000 sf

City & County of San
Francisco
$171,772,330

$ 981,556

$7,167,731

N

Project Type:

Lot Size (acres and sf) of
combined parcels:

Architect:

General Contractor:
Property Manager:

Supervisor and District:

Total Acquisition Cost:

Gap estimate w/o land:

Gap estimate per unit w/o
land:

Total Predev Loan Amount
[ unit:

Parking?

PRINCIPAL DEVELOPMENT ISSUES

January 5, 2024
Page 3 of 68

New Construction

0.21 acres / 9,219 sf + 0.045
acre / 1,950 sf

Herman Coliver Locus
Architecture (HCLA)

Cahill/Pilot JV
Chinatown CDC
Supervisor Peskin (D3)

Up to $2,131,526

$49,000,000
$280,000

$40,958

N

1) Base Concept Scenario: The 15-story, Type I, 175-unit base concept presented in this loan evaluation
is in response to initial community outreach. The total units and unit mix may change after further
community feedback, required Environmental Impact Review (“EIR”) related to the Special Use District
(“SUD”) process, and cost efficiency analyses on the Project’'s development and operating costs.
However, the 175-unit development maximizes the height and density for a new development in
Chinatown. Any reduction in units or stories due to community outreach to market-rate households in
relation to the EIR has the potential to make the Project exceed the per-unit loan maximum in the
Multisite RFQ. Please see Section 4.3 Construction Supervisor/Construction Specialist’'s Evaluation and
Section 9.3 Recommended Loan Conditions.

High Rise requires EIR and extends construction start: Because the building has upsized to a high-
rise and there are zoning restraints in Chinatown, an EIR is required, which extends the initial planned
start of the construction from the initial Multisite RFQ response by 3 years making the Project vulnerable
to construction cost increases. However, escalations are in the construction budget and the Project’s
total per unit development cost are only 3% above average. See Sections 4.3 and 6.5.1.

Vulnerable to Neighborhood Opposition due to EIR: The required EIR process makes the Project
vulnerable to market rate residents’ opposition. Chinatown CDC has an extensive plan to outreach to
key tenant groups in their network, as well as those known by the District Supervisor prior to requesting
the Supervisor to submit the SUD application to City Planning. See Section 3.2 and Section 9.3
Recommended Loan Conditions.

Affordability Restrictions: This request assumes 58 units without operating subsidy to be restricted at
60% MOHCD AMI. MOHCD and Chinatown CDC are both aware that 60% MOHCD AMI units are
difficult to market to low-income seniors. Chinatown CDC'’s ultimate goal is to have all units in the
development at or below 50% MOHCD AMI and will seek operating subsidies or financing other than
MOHCD to achieve a senior development with all units at or below 50% MOHCD AMI. See Sections

7.1,7.4,and 9.3.



Evaluation of Request for Acquisition & Additional Predevelopment Financing

772+ 758 Pacific Avenue

January 5, 2024
Page 4 of 68

5) Waiver Request Related to Reviewing Only One Predevelopment Per Project: While this loan
request will increase the existing predevelopment loan, the increase is being made to cover two distinct
actions: pay off Chinatown CDC’s 758 Pacific acquisition and acquisition loan interest and increase the
predevelopment loan to cover relocation activities related to 758 Pacific only. Since there are two new
distinct activities related to the purchase of 758 Pacific, staff approves the waiver to review and evaluate
an additional predevelopment loan for specific scope related to acquisition and relocation of acquired

property.

SOURCES AND USES SUMMARY

Acquisition Sources Amount Terms Status
0%; 5 years and considered satisfied
in consideration of the land transfer to .
MOHCD $2,131,526 City and the Acquisition Note will be This Request
cancelled.
Total $2,131,526
Acquisition Uses Amount Per Unit Per SF
N/A — land acquisition is not part of
Land Purchase $2,000,000 overall Project's TDC $536
Acquisition Loan Interest $79,688 Same as above. $21
Legal & Closing Cost $36,838 Same as above. $10
Transfer Tax $15,000 Same as above. $4
Total $2,131,526 $0 $572
Predevelopment Sources Amount Terms Status
MOHCD $4,100,000 3 yrs @ 3% Res Rec Awarded
3 yrs @ 3% Res Rec to be concurrent .
MOHCD $936,205 with initial predevelopment loan term. This Request
Total $5,036,205
Predevelopment Uses Amount Per Unit Per SF
Hard Cost $1,206,079 $6,892 $10
Architecture & Engineering $1,201,125 $6,864 $10
Relocation $851,075 $4,863 $7
Other Soft Costs $1,227,926 $7,017 $10
Developer Fee $550,000 $3,143 $4
Total $5,036,205 $28,778 $41
Permanent Sources Amount Terms Status
MOHCD* $49,000,000 57 yrs @ 3% / Res Rec Not Committed
MOHCD Accrued Deferred $1,225 875 N/A N/A
Interest
HCD-MHP $38,147,754 55 yrs @ 3.0% / 0.42% & Res Rec Not Committed
HCD-IIG $5,000,000 55 yrs @ 3.0% / 0.42% & Res Rec Not Committed
AHP $1,000,000 55 yrs @ 0% / Deferred Not Committed
Tax Credit Equity $76,868,701 $0.970 per credit Not Committed
General Partner Equity $500,000 Not Committed
Total $171,772,330
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Permanent Uses Amount Per Unit Per SF
Hard Costs $126,902,100 $725,155 $1,032
Soft Costs $40,109,950 $229,200 $326
Reserves $804,405 $4,597 $7
Developer Fee $2,700,000 $15,429 $22
MOHCD Accrued Deferred
Interest $1,255,875 $7,176 $10
Total $171,772,330* $981,556 $1,397

* Includes predevelopment, but not acquisition costs.
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1.

BACKGROUND
1.1. Project History Leading to This Request.

772 Pacific Avenue (Block 0161 Lot 015) is located on the northern side of Pacific
Avenue between Grant Avenue and Stockton Street in San Francisco’s Chinatown
neighborhood. The Site is a rectangular shaped lot of 9,219 sf and is currently improved
with the New Asia Restaurant with a mezzanine floor commercial building of 13,271
square feet (sf) constructed in 1919. There is no basement beneath the structure. The
building was renovated circa 1971 into the current restaurant from a former garage
facility. The building occupies the majority of the parcel, with the exception of a paved
municipal sidewalk on the south side along Pacific Avenue.

The City purchased the Site in June 2017, with the expectation to develop
approximately 60 units of affordable housing. Upon purchase, MOHCD acknowledged
the presence of an underground storage tank (“UST”), a recognized environmental
condition (“REC”), and the cost of removal is included in the permanent development
budget of this request.

In March 2015, the Board of Supervisors created the San Francisco Legacy Business
Registry—open to businesses that are 30 years or older that have proven significant
impact on the history or culture of their neighborhood. For its cultural importance to the
dim sum and banquet hall culture in Chinatown, the New Asia Restaurant is registered
as a Legacy Business with the San Francisco Office of Small Business.

In November 2020, the Loan Committee approved $4.1 million in predevelopment
funding for the 772 Pacific Avenue site. Since the award Chinatown CDC has
completed the following:

o Removed Catholic Charities from as a service provider of the Plus Housing units
after understanding that the residents in Plus Housing units do not require
additional services similar to residents in Local Operating Subsidy Program
(“LOSP”) units. Also, Chinatown CDC is a Department of Homelessness and
Supportive Housing (“HSH”) service provider and able to provide supportive
services to residents in LOSP units. Chinatown CDC is the service provider for
the non-LOSP units and the supportive services provider of the LOSP units.
LOSP supportive services will be provided under a separate contract with HSH
and will not be in the operating budget of the Project.

e In Spring 2021, completed analysis along with MOHCD to consider developing
the project as design-build. While there were several factors that design-build
was not the best approach for the Project, the following reasons were the key
factors: (a) Time savings from a reduced design and permitting schedule will not
be realized if there are delays to the financing timeline as it relates to bonds and
tax credits; (b) soft cost and construction contingencies were larger that what
occurs in a typical MOHCD affordable development to mitigate against
increased risk and liability for design error and omissions, and (c) at the time
there was no precedent for an affordable housing development project in the
Bay Area or California that had realized time and budget savings from utilizing
the design-build delivery method.

e Completed environmental testing (asbestos, lead-based paint, to be updated in
Phase II) of 772 Pacific in preparation for site demolition.

e Conducted an extensive listening tour of Chinatown community including key
leaders of the community, arts and culture, and business and restaurant owners.
The listening tour concluded in 2022 after Chinatown CDC’s development team
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conducted surveys of approximately 1,000 seniors. The survey resulted in
Chinatown CDC requesting that the initial project (86 units 8 floors) become as
dense as possible since during the listening tour to accommodate the historic
use business and the housing, Chinatown CDC realized some units and ground
floor square footage would be lost. It was during this time that Chinatown CDC
approached the owner of the adjacent property at 758 Pacific Avenue with
interest in purchasing the property.

o Assisted the New Asia Restaurant, at the request of MOHCD, to apply and
receive a change of use permit from a restaurant to a grocery store. During the
coronavirus pandemic at the beginning of the Shelter-In-Place ordinance by the
City in March 2020, New Asia Restaurant changed its uses from a restaurant to
a grocery store. New Asia continues to operate as a grocery store and plans to
do so until relocated from the Site, which is estimated to be four to six months
before the start of construction.

o Meet with San Francisco Planning Department (“Planning”) to discuss
combining 772 Pacific with the adjacent 758 Pacific parcel. The revised Project
will nearly double in scale, going from 8 stories to 15 stories, and Planning
determined the Project will need to be re-zoned via a Special Use District
(“SUD”) and will require an Environmental Impact Report (“EIR”) under the
California Environmental Quality Act (“CEQA”) for the rezoning.

e Acquired 758 Pacific Avenue on August 8, 2023. The addition of 1,950 square
feet (sf), 758 Pacific footprint, would not only support the needed ground floor
spaces for the residential building systems and the historic banquet hall
business space and storage requirements, but allowed more units to be added
in a taller building.

The Predevelopment Loan Evaluation dated October 15, 2021 (“Predev Loan Eval”)
loan request was based on a conceptual design. During the predevelopment period
and prior to this loan request, the conceptual design was determined to be infeasible to
construct. The conceptual design did not include space and storage requirements to
create a marketable banquet hall along with the programming elements for the new
senior housing, such as a lobby, electrical and trash rooms, and other required support
spaces. The inclusion of the residential programming elements meant the banquet hall
space could not be maintained and the space created was not marketable for New Asia
or any other potential banquet businesses. In addition, the conceptual drawings did not
include site set-back requirements. To provide the same number of units as in the
Predev Loan Eval and include a marketable banquet hall, the building had to become a
high-rise. Since the conceptual project’s height would increase, Chinatown CDC looked
at ways to increase the unit count and create a marketable banquet hall and that
exploration included considering purchasing adjacent sites. The conceptual drawing in
this request has a project that is a high-rise with 89 additional affordable housing units
and a marketable banquet hall.

1.2. Applicable NOFA/RFQ/RFP. (See Attachment E for Threshold Eligibility Requirements
and Ranking Criteria)

Through the Multi-site RFQ issued on November 30, 2020, Chinatown CDC was
selected to develop the Site, with Catholic Charities to provide the services for the Plus
Housing units. The Sponsor met the minimum threshold eligibility requirements and as
the only team to submit qualifications for the Site, was selected as the highest scoring
team from the competitive RFQ process. The table below demonstrates the scoring from
the selection panel and ranking criteria for selection.
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Category Possible Points Chinatown CDC/Catholic Charities

Experience 50 35

Vision 50 53

Total Points 100 88

1.3. Borrower/Grantee Profile. (See Attachment B for Borrower Org Chart; See Attachment

C for Developer Resume and Attachment D for Asset Management Analysis)

1.3.1.

1.3.2.

1.3.3.

1.3.4.

Borrower.

Chinatown CDC created New Asia Housing, L.P., which will be the ultimate
borrower and is the borrower on the predevelopment loan agreement dated
August 10, 2022. New Asia Housing, L.P. will also be the borrower of the this
acquisition and additional predevelopment loan request, if approved.
Demographics of Board of Directors and Staff.

Chinatown CDC'’s Board of Directors consists of 23 individuals with a breadth of
experience including affordable housing development, supportive housing, real
estate, law, and accounting. The Sponsor’s Board of Directors is over 80%
people of color with a close 50/50 split between male and female representation.
Further, the Housing Development Division is a racially diverse team with over
70% people of color, including the Director of Housing Development.

Racial Equity Vision.

Chinatown CDC is a BIPOC-led organization with a 46-year history of advocacy
on behalf of low-income residents in Chinatown. Understanding all organizations
have room to grow in addressing institutionalized racism, Chinatown CDC has
approached this with intention, by modifying organizational policies and
procedures to lower barriers of entry to housing, becoming trauma-informed in its
services provision, being intentional about hiring bilingual staff that reflects the
communities they serve, providing opportunities for BIPOC residents to engage
with the neighborhood planning process, and working to heal historic divides
between Asian Americans and other BIPOC and Caucasian communities.

At the building level, Chinatown CDC'’s racial equity strategy promotes access to
quality and stable housing, social and economic mobility, education, health, and
housing assistance to support intergenerational wealth building in BIPOC
communities. Chinatown CDC uses a Community Building and Engagement
(CB&E) model of resident service provision, which posits that being socially
connected and active in one’s community not only enhances one’s quality of life
but is a housing retention strategy, as it reduces feelings like isolation that can
lead to behavioral issues. The CB&E model prioritizes residents’ experiences,
ideas, and skills in the creation of programming.

Relevant Experience.

Chinatown CDC began developing affordable housing nearly four decades ago
and has built or rehabilitated 36 properties across San Francisco. Totaling 3,194
units, this portfolio includes 874 units for seniors and 314 supportive housing
units. Another 576 are former public housing units with deeply supportive service
provision in Chinatown (including 92 apartments for seniors) and through the
HUD RAD program these units received $150 million in renovations. About half
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1.3.5.

1.3.6.

of Chinatown CDC'’s buildings are Type | construction, and an additional five
buildings are either Type I/l or Type V/I.

Twenty years ago, Chinatown CDC developed the 105 apartments for seniors at
International Hotel, Chinatown’s last new affordable housing project. And in
2017, Chinatown CDC launched their Small Sites and SRO Programs to acquire
and complete critical life-safety repairs in Chinatown buildings with vulnerable
residents at risk of eviction. Since then, Chinatown CDC has preserved 130
units, primarily serving seniors, as permanent affordable housing.

Project Management Capacity.

Bo Han started in Chinatown CDC’s Housing Division in 2019 and has acquired,
developed, or substantially renovated 380 apartments and performed green
retrofits benefitting an additional 88 units throughout San Francisco. Han will
devote 40% of her time to the Project.

Tony Li, who is bilingual in Cantonese and managed relocation for all RAD
properties, will support Bo Han as the Assistant Project Manager with 40% of his
time towards the development of the Project.

Sharon Christen, Associate Director of Housing Development, will support the
overall Project with 10% of her time.

Past Performance.

1.3.6.1. City audits/performance plans.
The Community Development (“CD”) division of MOHCD has contracts
with Chinatown CDC. Chinatown CDC is in good standing with their
contractors. They have strong relationships with CD and the
communities they serve. Chinatown CDC has strong operating and
fiscal systems to support their property operations. Chinatown CDC
hires competent staff, provides consistent training and supervision and
takes pride in delivering quality housing for their low-income
communities. MOHCD’s Director of Residential and Community
Services has a relationship with Chinatown CDC as a property manager
and noted that “Chinatown CDC has stepped up at times and taken on
large amounts of work that stretched their agency and created some
challenges. Even in those circumstances Chinatown CDC has been a
thoughtful partner who has learned from mistakes and taken
responsibility to course correct.” CD supports Chinatown CDC'’s loan
request.

1.3.6.2. Marketing/lease-up/operations.
Chinatown CDC and another San Francisco based nonprofit developer,
MEDA, worked the lease up of 2060 Folsom — Casa Adelante in 2021.
Together the two agencies worked on early creative marketing outreach
in District 9. During this development lease up, all of Chinatown CDC'’s
lease-up staff left the agency after they were trained by MOHCD in
DAHLIA Partners. Because all the Chinatown CDC staff brought into
lease-up thereafter were new, MOHCD staff spent considerable time
training new staff and monitoring the lease up. Once Chinatown CDC'’s
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staffing stabilized, the lease-up that occurred during the coronavirus
pandemic was successful.

MOHCD’s Below Market Rate (“MOHCD BMR”) team members did
participate in the Multisite RFQ interviews. MOHCD BMR requested that
this loan request note that Chinatown CDC promised in the Multisite
RFQ to work with Black, Brown and non-Asian organizations to market
772 Pacific. During the Multisite RFQ interview, Chinatown CDC named

MEDA, TNDC, La Cocina, Community Vision and Bayview Hunters
Point Multipurpose Senior Services as organizations Chinatown CDC
would work with to market 772 Pacific and now the combined 772 and
758 Pacific to non-Asian and non-Chinatown households.

2. SITE (See Attachment E for Site map with amenities)

Site Description

Zoning:

CRNC - Chinatown-Residential-Neighborhood Commercial

Maximum units allowed by
current zoning (N/A if
rehab):

N/A

Number of units added or
removed (rehab only, if
applicable):

N/A

Seismic (if applicable):

Seismic Hazard Zone - Liquefaction

Soil type:

A Phase One Environmental Site Assessment (“ESA”) was conducted on
November 21, 2016 by EBI Consulting (“EBI”). The report stated the Site is
located within the Pacific Border physiographic province, which is
characterized by steep rolling hills and mountains and consists of severely
folded, faulted, and commonly metamorphosed marine and continental
sediments. The soil type beneath the Site is classified as Urban Land which
reportedly exhibits very slow infiltration rates. Estimation of local subsurface
parameters such as permeability, moisture content, and organic fraction is not
feasible without site-specific testing data. No current or historic oil and gas
activity was identified at the Site.

Environmental Review:

Environmental Site Assessment (“ESA”) found no evidence of recognized,
historical, or controlled environmental conditions. However, EBI made the
following recommendations:

* Conduct a Ground Penetrating Radar (“GPR”) survey and Phase |l
Assessment to evaluate potential presence and impact from gasoline
Underground Storage Tank (“UST”) installed in 1953.

* Develop and implement an Asbestos Operations and Maintenance
(O&M) Plan.

* Conduct a limited subsurface investigation to characterize subsurface
conditions at this location.

TR&A Inc. also conducted a Phase Il site assessment in March 2017 which
confirmed the presence of an abandoned UST. An updated Phase |
Environmental report was prepared on 6/2/2023. In addition, the cost of
removal is included as part of the Project’'s development budget.

e Presence of contaminated fill material (~13 ft of undocumented fill has
heavy metals including lead.)
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e Regional Petroleum Hydrocarbon contamination (potentially attributed
to historical presence of gasoline service station and automotive repair
shops since 1920s.)

e Regional Chlorinated Solvents Contamination. (possibly attributable to
dry cleaners discharges nearby as early as 1930s.)

Adjacent uses (North):

Chung Chou City Inc. Grocery Store

Adjacent uses (South):

Central Ping Yuen Public Housing

Adjacent uses (East):

750-754 Pacific Avenue, a 3-story mixed use building with 2 stories of SROs
over ground floor commercial spaces of LJ Salon and a decorative pottery
pop-up store.

Adjacent uses (West):

Gum Sing Market

Neighborhood Amenities
within 0.5 miles:

Medical Services
Chinese Hospital- 845 Jackson St,

Grocery Stores & Supermarkets

Trader Joe’s — 401 Bay St

Long Hua’s Grocery Store — 906 Stockton St
Mel’s Groceries Inc. — 1037 Stockton St
Charming Sun Market Inc. — 49 Walter U Lum PI.
C&Z Grocery- 1002A Jackson St

Kiki Supermarket- 1165 Powell St

May Sun Market- 1101 Grant Ave

Lien Hing Supermarket- 1121 Stockton St

J &L Vegi Supermarket- 1221 Stockton St
Powell Grocery- 1301 Powell St

Golden Mountain Market- 844 Jackson St
Pang Kee Bargain Market- 1308 Stockton St
S&S Grocery- 1461 Grant Ave

Grant & Green Market- 1401 Grant Ave
ABC Supermarket Inc. — 641 Broadway

V J Grocery — 1199 Clay St

Safeway- 350 Bay St

Sheng Hing Market Inc. — 1107 Stockton St
J&W Market- 723 Pine St

Jamie Food Co- 1135 Stockton St, #2

Hop Hing Market -1211 Stockton St

Tian Tian Market Inc. -1117 Stockton St

Places of Worship

Presbyterian Church-Chinatown — 925 Stockton St

Saint Peter and Paul Church- 666 Filbert St

Old Saint Mary’s Cathedral — 660 California St

Chinese United Methodist Church- 920 Washington St
Buddha’s Universal Church- 720 Washington St

Chinese Independent Baptist Church — 981 Washington St

Libraries
Chinatown Branch Library- 1135 Powell St
North Beach Branch Library — 850 Columbus Ave

Schools & Colleges

City College of San Francisco, Chinatown/North Beach Branch - 808 Kearny
St

Garfield Elementary School-420 Filbert St




Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024

772+ 758 Pacific Avenue

Page 12 of 68

Jean Parker Elementary School- 840 Broadway
Francisco Middle School — 2190 Powell St

Restaurants

Man Sung Co — 1116 Grant Ave

Kin Tat Co- 1248 Stockton St

Wing Sun Co- 1201 Stockton St

Sun Kau Shing Co- 1352 Stockton St

Public Transportation within
0.5 miles:

Cable Car lines: Powell/Hyde & Powell/Mason (Stops on Washington/Mason,
Jackson/Mason). Muni bus lines: 12, 10, 1, 8, 30, 45, 41, 8AX, 8BX.

Article 34:

Article 34 exemption was obtained in December 2021. With the expansion of
the Project that now includes 758 Pacific Avenue, the Sponsors will seek an
updated exemption prior to the Mayor’s execution.

However, the project intends to use state funding as part of its financing and is
exempt from Article 34. Due to SB469, which takes effect on January 1, 2024,
Project does not require an updated exemption letter.

Article 38:

Not exempt. The Project is within the Air Pollutant Exposure Zone (2020).

Accessibility:

TCAC and California Building Code (CBC) 11B requires 10% of total units to
be accessible for mobility impaired and 4% of total units accessible for hearing
and visually impaired.

Green Building:

Project will meet the minimum TCAC Green Building requirements and the
City’s Green Building Code.

Recycled Water:

Exempt.

Storm Water Management:

Applicable. The Storm Water Management (SWM) Ordinance is applicable to
the Project and will need to submit a SWM Plan with the site permit submittal
during the predevelopment phase.

2.1. Description.

The new Site that includes 772 Pacific and 758 Pacific is an infill development. Located
at an elevation of approximately 85 feet above mean sea level (msl), the Site slopes
down to the east along the front sidewalk. Located at 772 Pacific, New Asia Restaurant
was once one of the last banquet halls in the Chinatown neighborhood. During the
coronavirus pandemic and Shelter-In-Place ordinance, in March 2020, New Asia
changed its use from a restaurant to a market. Discussions on the Restaurant’s
relocation and return to the Site will be determined during the Project’s predevelopment
phase. See Section 4.10 Relocation and Sections 4.6 and 4.7 for interim plan and long-
term plan for New Asia Restaurant.

2.2. Zoning.

The Project is eligible for approval using the State Density Bonus Program for 100%
Affordable Housing (also known as AB 1763), which provides three additional stories,
form-based density, and up to four incentives/concessions. The Project may also be
eligible for approval under the local Affordable Housing Density Bonus Program
(AHBP), as long as the Project is compliant with all objective standards of the Planning
Code plus the allowable Zoning Modifications provided by the AHBP in Planning Code
Section 206.4(c)(5). The AHBP also provides three additional stories of height and

form-based density.

The Project will request re-zoning to achieve higher density of 15-stories by creating a
Special Use District (“SUD”) through Planning. A lot merger would be part of the SUD
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2.3.
24.

2.5.

26

review. According to Planning, there are certain planning code requirements about
minimum lot sizes and dimensions, and in some areas, there are prohibitions on lot
mergers resulting in lots of a certain size. During the SUD process Planning will
determine whether these controls apply to the merger of 772 and 758 Pacific and then
those could be incorporated into the SUD.

Also, the lot merger would require a separate legislative approval process; the merger
would be submitted through San Francisco Department of Public Works’s Bureau of
Street Use & Mapping (“DPW-BSM”) and this division would send a referral to Planning
that Planning could sign off on when the Project with the 758 Pacific is approved.

Probable Maximum Loss. N/A, new construction.

Local/Federal Environmental Review.
As the Project is requesting a SUD, the Project is no longer exempt from CEQA, and will
go through an EIR process. It is expected to take 21 months to complete.

Due to the inclusion of CDBG money for acquisition, the Sponsor has initiated a NEPA
review on October 6, 2023, and will be completed by February 2024. Chinatown CDC
intends to apply for federal Housing and Urban Development Section 202 Supportive
Housing for Elderly Program (HUD 202) in 2024.

See Section 6.5.1 regarding a discussion of HUD 202 financing.

Environmental Issues.

e Phase I/ll Site Assessment Status and Results.
Information about the Phase | and Phase Il is in the chart above. Additional
information based on updated Phase | on the hazardous materials in provided.

e Potential/Known Hazards.
TR&A Inc. also conducted a Phase Il Site assessment in March 2017 which
confirmed the presence of an abandoned UST. An updated Phase | Environmental
report based on actual test borings was prepared during predevelopment. The
removal of the UST has been incorporated into the Project’s permanent sources and
uses budget and is estimated at $150K for removal.

In regard to asbestos, the federal government banned most spray-applied asbestos
product in 1973, following a full ban in 1989. Lead-containing paints were also
banned a few years later in 1978. Given, the double height commercial building of
772 and 758 Pacific and 772 Pacific was constructed in 1919 and 758 Pacific was
constructed in 1926, the Sponsor expects to find both lead and asbestos in both
existing buildings. Further environmental testing will be conducted prior to demolition
of 772 and 758 Pacific, and the cost of additional testing is in the permanent sources
and uses budget.

. Green Building.

Per the City’s Green Building Code, the Sponsor is required to achieve an all-electric
building. Green features will be determined during predevelopment and expected to
meet the minimum TCAC Green Building Requirements. Chinatown CDC will build on
their development experience with all-electric buildings and will pursue a LEED rating
for the Project for achieving Net Zero Energy. Net Zero Energy will also allow
Chinatown CDC to receive more points in a HUD 202 competitive application if the
Project applies. However, the decision for Net Zero Energy certification will depend on
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whether Net Zero Energy certification helps with financing.

3. COMMUNITY SUPPORT

3.1. Prior Outreach.
The Sponsor did not engage other Project stakeholders or neighborhood groups prior to
being selected for the Multisite RFQ.

Community organizers from Chinatown CDC’s Planning team, alongside business
consultant Linda Esposito, spoke with the owner of New Asia, the existing business
located at 772 Pacific, in person to gauge interest in working with the development team
should they be selected to develop the Site. A discussion about New Asia and tenancy
in Project that includes 758 Pacific is discussed in Section 4.4 — Commercial Leasing
Plan.

The Sponsor’s Phase 1 community outreach process started in May 2022 and ended in
January 2023. Phase 1 included 1-on-1 informational interviews with key community
and project stakeholders. Phase | is complete as described below.

1) Listening tours were conducted in May 2022 — January 2023 with key community
leaders, community organizations, business owners, and restauranteurs. These
stakeholders have a sense of community history, experience, and perspective; with
a deep understanding of the community economics around restaurants, banquet
halls, and the dim sum “yum cha” culture and traditions that will shape the future of
Chinatown. The listening tour informed Chinatown CDC’s initial concept design and
commercial programming for the Project, and concluded with Chinatown CDC
strongly recommending the densifying of the initial proposed project and if possible,
the purchase of an additional site.

Phase 2 — 2023 Phase 2 involved meeting with a focused and also the broader
community to inform the scale of the project and the ground floor commercial program—
specifically around the Project’s building height and whether to provide more affordable
housing units as a high-rise building.

1) A series of individual meetings (November — December 2023) will be organized
with translation. Chinatown CDC will reach out to neighborhood associations in the
adjacent communities of North Beach, and Nob Hill, The Sponsor will send meeting
notices ahead of time in multiple primary languages. The stakeholder outreach list
will include: the Chinatown Tenants Association, Community Youth Center,
Chinatown organizations serving working class monolingual residents and people of
color, and the Sponsor’s building portfolio in the Chinatown neighborhood.
Feedback from the public meetings will inform a final schematic design that will be
shared with the community in early 2024.

2) Commercial programming will be identified, and acceptable building height
will be determined (December 2023). MOHCD will approve the commercial space
program and final building height prior to submission of the Project’s EIR application
in early 2024.

The Sponsor has provided a community outreach plan for the period of 2022 to 2027.
The plan identified key community stakeholders outreached to and described the team’s
overall community outreach strategy and timeline.

3.2. Future Outreach.
As initially described in the approved Predevelopment Loan Evaluation dated October
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3.3.

15, 2021 (“Predev Loan Eval”), outreach for this Project will occur in multiple waves and
build on the 4+ decades of existing community organizing and relationship-building that
Chinatown CDC has conducted.

Chinatown CDC has deployed the same team that led community engagement for
Central Subway Chinatown Station to implement the community engagement plan for
772 and 758 Pacific. This process was linguistically appropriate through either the
Sponsor’s staff's language capacity or translation/interpretation from Cyber Specialist,
as needed, and in compliance with the City’s Language Access Ordinance.

The Sponsor intends to continue communication with stakeholders throughout the
predevelopment period.

Proposition | — Neighborhood Notification.

Chapter 79 of the City’s Administrative Code requires public noticing (Prop 1) for any new
City construction project. Chinatown CDC completed Prop | notification on November 15,
2021 for 772 Pacific. Prop | Noticing for 758 Pacific will be completed prior to Mayor
signing the predevelopment loan amendment that includes acquisition financing and
additional predevelopment funds for 758 relocation.

4. DEVELOPMENT PLAN

4.1.

Site Control.

772 Pacific Avenue has been owned by the City since June 2017 and currently houses
the New Asia Restaurant. Chinatown CDC acquired 758 Pacific Avenue on August 8,
2023. In April 2024, Chinatown CDC will transfer ownership to New Asia Housing,
L.P., a limited partnership formed by Chinatown CDC and whose initial investor and
general partners are Chinatown CDC affiliates. New Asia Housing, LP is also the
borrower of the predevelopment loan that will be amended with this transaction.

758 Pacific Avenue is a two-story multiuse building constructed in 1926 with a small
dim sum restaurant named Yummy Yummy on the ground floor, and a 2-bedroom
(converted to 3-bedroom by the current occupant) residential unit above occupied by
Yummy Yummy restaurant operator’s family.

4.1.1. Proposed Property Ownership Structure
After the transfer of 758 Pacific to New Asia Housing LP from Chinatown CDC,
New Asia Housing L.P. will own 758 Pacific until the close of construction. During
the entitlement period, SF Planning will determine if 772 and 758 Pacific will be
merged, which is the preference of MOHCD staff and Chinatown CDC. If the
parcel can be merged, New Asia Housing L.P. will transfer 758 Pacific to the City
prior to the closing of the construction financing. With the transfer of 758 Pacific
to the City, the 758 Pacific-acquisition note of the predevelopment loan
amendment will terminate. Immediately upon transfer, the City will merge the
parcels. The City will ground lease the merged parcel to the limited partnership
and the City will be fee owner of the merged parcel. The merged parcel ground
lease will have a 75-year initial term (with an option to extend up to 99-years).

If the two parcels cannot be merged due to Chinatown specific planning codes,
New Asia Housing L.P. will own 758 Pacific until the close of construction. Prior
to the close of the construction financing, New Asia Housing LP will transfer 758
Pacific to the City. With the transfer of 758 Pacific to the City, the 758 Pacific-
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acquisition note of the predevelopment loan amendment will terminate. The City
will have a ground lease for 758 Pacific and 772 Pacific. The City will ground
lease each parcel to New Asia Housing L.P and the City will be the fee owner of
each parcel. Each parcel will have an initial ground lease term of 75-year (with
an option to extend up to 99-years).

Whether there are one or two ground leases for the parcels or sites, the City’s
execution of a long-term ground lease(s) for 758 and 772 Pacific, is subject to
approval by the City’s Board of Supervisors at construction closing (please
confirm).
Annual rent shall be set at 10% of the fair market appraised value of the
combined parcel, re-determined on the 15th anniversary date of ground
lease and every 15 years thereafter.
Payment shall consist of an annual Base Rent of $15,000,

collected annually regardless of cash flow and considered a
project expense.

Residual Rent of 10% of the appraised unrestricted value of the Sitewill
only be collected to the extent that cash flow is available and does not

accrue.

4.2. Proposed Design.

The Sponsor seeks to maximize density within a modern building that responds to its
context while attracting residents and visitors alike. The building will be secured by an
elevator lobby with front desk coverage on the ground floor and an entrance to the
commercial space. The upper stories will likely be a L- or T-shape given the narrow
site and adjacent properties. The second floor will be primarily occupied with amenities
for residents, including property management and resident services offices. The main
community room with a kitchen for residential programming and family events may be
on the top floor for a great view. Resources permitting, the Project may have a roof
deck to maximize open space and take advantage of views and a multipurpose room
with exercise, mental health support, and other programming all year round.

Avg Unit SF by Type (net):

Studio avg sf - 375 sf
1-br avg sf- 500 sf

Do all units meet TCAC
minimum SF?

Yes, all units exceed the TCAC minimum SF.

Unit TCAC Minimum SF 772+758 Pacific
Type as written in unit type
6/16/2021 TCAC percentage greater
Regulations than TCAC
10325(g)(1)(B) minimums
Studios 200 87%
1-BDR 450 11%

Property Management &
Resident Services Offices

To Be Determined (“TBD”) during predevelopment.

Common Area SF:

TBD during predevelopment.

Circulation SF:

TBD during predevelopment.
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Bicycle Parking: TBD during predevelopment.
Parking SF: N/A and not planned.
Residential SF: 108,000

Commercial SF — Banquet Hall: | 15,000

Building Total SF: 123,000

4.3. Construction Supervisor/Construction Representative’s Evaluation
While 772 Pacific considered for several months MOHCD’s request for a General
Contractor Design-Build led-approach with the goals for an efficient building design
and coordinated integration of building systems, Chinatown CDC and MOHCD decided
to not proceed in this direction and Chinatown CDC will proceed with the standard
project delivery model of design by architect and then construction by General
Contractor.

With the acquisition of the adjacent 758 Pacific parcel/building, a larger parcel will be
achieved. The Project Sponsors have identified a half-inch discrepancy between the
two properties, called “Title Gap” that will be rectified via “Quiet Title Action”. Quiet
Title Action must occur prior to submission of the Special Use District (“SUD”)
application by the Supervisor. If the Quiet Title Action is in process, the Supervisor on
behalf of Chinatown CDC may be able to submit the SUD with the Quiet Title Action
completed prior to the SUD entitlement approval.

Given no other new affordable housing projects are currently being considered in
Chinatown, the initial community feedback to Chinatown CDC has been to maximize
the amount of affordable senior housing with a high-rise building of 15 stories as well
as provide a new banquet-sized restaurant (similar to the previous New Asia
Restaurant) at the ground floor.

Construction of a high-rise building does not conform to the current zoning and
therefore, the project is not eligible for SB423’s streamlined ministerial approval
process.

The entitlement process for the high-rise building is expected to take several years to
rezone the parcels via a SUD with Planning Commission hearings, complete an
Environmental Impact Report and deal with possible appeals and/or litigation.

Chinatown CDC'’s design and construction team have conducted workshops on net-
zero energy and plan to incorporate net-zero energy into the high-rise building. If the
revised Project becomes eligible for HUD Section 202 Supportive Housing for the
Elderly Program (“HUD 202”), net-zero energy would garner additional points in the
HUD 202 application.

Due to the restaurant’s large spatial requirement for dining, kitchen and storage, many
of the building’s essential functions (primary power, electrical room, trash room,
mechanical room, restaurant storage, bike room, etc,) will need to be located in a
basement. To be verified with SFPUC and PG&E is whether primary power and




Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772+ 758 Pacific Avenue Page 18 of 68

electrical room can be located in the basement. A request for a Preapplication
Meeting with SFPUC and PG&E has been initiated.

Construction issues are as follows:

1)

2)

3)

4)

5)

Permanent power: If SFPUC and/or PG&E do not allow primary, secondary and/or
electrical room in the basement, then the ground floor restaurant will be
correspondingly smaller and the restaurant’s viability and economic feasibility may
be jeopardized.

o Should SFPUC and/or PG&E not allow basement usage, another option (if
acceptable to SFPUC and PG&E) would be to locate primary power across
the street at the front courtyard of the Ping Yuen Central property owned by
Chinatown CDC.

o An ongoing concern will be the trenching cost to PG&E’s designated point of
connection within the existing power grid, which could be over a city block
away and add over $300K to $400K to the construction cost.

Traffic control: 772 + 758 Pacific’s location in the heart of Chinatown will

complicate construction logistics due to the normally high automobile and

pedestrian flow and certain construction activities like concrete foundation pour,
etc. may be restricted to be performed overnight with special night noise permits
and overtime coordination, which will add to the total construction costs.

Neighbor Agreements: 772 + 758 Pacific is bounded by 5 separate properties to

the west, 3 properties to the north and 1 property to the east. Neighbor

Agreements will need to be achieved for the following:

o Document existing interior and exterior conditions at neighboring properties to
minimize damage claims due to vibration and/or settlement associated with
the construction.

o Potential access to neighbors’ roofs as needed to facilitate and perform
construction activities.

o Potential overhang onto neighbors’ properties as needed for scaffolding to
complete the exterior building envelope.

o Provide and install flashing cover between properties to reduce rainwater
infiltration between properties.

Seabird Preschool’s outdoor playground space: The preschool outdoor playground

is located to the north of 772 + 758 Pacific. Chinatown CDC must confirm that

there are no legal restrictions related to the proposed high-rise building casting
building shadows at the preschool’s outdoor playground.

Design: SB35 allowed for ministerial reductions for rear yard, open space and unit

exposure for natural light and air. City Planning needs to confirm if the rezoning

will incorporate these reductions or whether conditional uses and/or Planning Code
variances will be required.

o Inclusion of a basement could result in substantial increases in construction

cost due to the following:

a) Shoring and/or underpinning of adjacent properties.

b) Off-haul of soils (with a significantly higher cost for soils identified as
hazardous).

¢) High-water table resulting in dewatering measures to install foundation.

d) Archeological findings that require excavation and delay construction.

e) Unforeseen underground utilities or storage tanks requiring removal.

f) Unforeseen foundations and/or conditions from previous developments will
need to be removed.
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6)

7)

8)

9)

Construction staging: Chinatown CDC and its general contractor need to
determine staging requirements and whether Chinatown CDC’s Ping Yuen Central
building, which is located across Pacific Avenue from the Project, may be
considered a construction staging area.

Construction Cost: At this time, it is unknown whether the projected percentages

for escalation and contingencies will be sufficient and whether future supply-chain

issues (like for Electrical Switchgear Equipment) will materially affect the total
construction cost and project schedule.

Warm Shell Restaurant improvements: The MOHCD budget submitted with this

loan request includes cold shell costs only and some soft costs associated with the

cold shell improvements. Chinatown CDC and MOHCD must negotiate whether the
previous historic use of New Asia may be considered a “community serving
commercial space” and therefore eligible to receive warm shell funding under the

MOHCD loan. Warm shell improvements could include the following:

o Gas service: Chinatown CDC has indicated that gas stoves instead of
electrical induction stoves will be required.

o Extent of stub outs for mechanical (HVAC), electrical (fire alarm), plumbing
(floor drains) and life-safety (fire sprinkler) work.

o Vertical fire-rated shafts at the upper floors with specialized commercial-rated
ductwork associated with the commercial kitchen’s range hood and fire
suppression system.

Neighbor/community opposition: Should opposition develop and if the current City

appeals process does not change, further delay with corresponding additional cost

could result.

4.4. Commercial Space.

Space Description.

As initially described in the approved Predev Loan Eval, Chinatown CDC’s goal for
the ground floor commercial program is to honor the social and economic diversity
of Chinatown by preserving a historic use of a banquet hall while pursuing
innovative compatible uses. Preliminary conversations with community leaders
suggest that preserving banquet culture—which COVID-19 has pushed to the
verge of extinction—is a major priority for the neighborhood. Banquet halls are
critical economic engines for Chinatown because they employ newly arrived
immigrants and source ingredients from the many small markets along Stockton
Street. The Sponsor is also open to other commercial uses if a different program
emerges from the community engagement process that is of similar significance to
the community.

The Sponsor is amenable to mimicking the current direct lease model that the City
has in place with New Asia. The Sponsor is also open to subdividing the
commercial space from the residential space, which may be beneficial for certain
type of financing, for example New Market Tax Credits. The affordable housing
project will not be dependent on commercial space income.

The below scenarios will be refined through the community engagement process,
but provide examples of how Chinatown CDC seeks to balance the physical and
economic needs of a banquet hall with compatible uses that are accessible to all
community members.
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Scenario 1 — New Asia Returns. The current restaurateur turned grocery store at
772 Pacific is owned and operated by Mr. So. He has operated New Asia for the
past 20 years and the restaurant is registered as a Legacy Business in San
Francisco. During the coronavirus pandemic at the beginning of the Shelter-In-
Place ordinance by the City in March 2020, New Asia Restaurant changed its uses
from a restaurant to a grocery store. In March 2023, Chinatown CDC, at the
request of MOHCD, assisted Mr. So with receiving a Change of Use Permit from
Planning to allow New Asia to continue operating as a grocery store. Mr. So plans
to continue operating New Asia as a grocery store until the business relocates from
the Site prior to the construction of the Project. This relocation is anticipated to
occur over four to six months before the start of construction.

The City, acting through MOHCD, has a month-to-month lease with New Asia.
MOHCD is in negotiations with Mr. So to reduce the monthly rent, execute a new
lease, and negotiate rent not paid during the pandemic. Negotiation of rent not
paid during the pandemic requires Board of Supervisors approval.

Mr. So and/or his family members may be interested in returning to operate the
restaurant. Chinatown CDC will make every effort to accommodate New Asia if
they chose to return to the new Project. Prior to the pandemic, evening banquets
were New Asia’s primary revenue stream, and the restaurant served dim sum
during the day and provided steady employment for servers and chefs. The dim
sum restaurant pairs well with the residential program, providing affordable meals
to seniors who struggle with food security.

If Mr. So decides to retire and his family does not want to continue New Asia as a
banquet hall, with the inclusion of 758 Pacific, the banquet hall in the Project is
marketable for another operator. Chinatown CDC is well-positioned to find another
operator with both dim sum and banquet hall experience.

Scenario 2 — Flexible Multi-Use Space. An alternate vision for the ground floor
program if a banquet hall business is not secured would be a business combining
social equity and cultural place-keeping. For example, a food hall celebrating
cuisine from the Chinese diaspora that could also support a workforce
development program or cultivate restaurant entrepreneurs, all while attracting
tourists. Another example and vibrant model is 41 Ross Alley, a gallery with
rotating exhibitions that doubles as a community events space. These uses would
all require a non-profit operator selected via a request for proposals. The Sponsor
would collaborate with the City College of San Francisco’s Culinary Arts program
and the Angel Island Immigration Station Foundation.

e Commercial Leasing Plan.
The Sponsor’s primary goal is to preserve the banquet hall tradition in Chinatown.
Chinatown CDC plans to work with Mr. So to bring the banquet hall back and
operating in the Project. If Mr. So decides to retire and his family does not want to
continue New Asia as a banquet hall in the Project, Chinatown CDC will identify
another banquet hall operator; and will work with a business consultant to help
identify a flexible commercial program that can operate as a restaurant in the
evening and community event space, culinary program training dim sum master
chefs, and/or affordable commercial kitchen space for food entrepreneurs to rent
during the day.
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4.5

4.6

The Sponsor will formalize a relationship with the commercial tenant at or shortly
after construction loan closing. The Sponsor’s leasing strategy advances racial
equity goals by supporting immigrant entrepreneurs to become economically self-
sufficient while providing a community benefit that will actively preserve Chinese-
American culture in Chinatown.

e Operating Pro Forma.
Given the early stage of development, the commercial space financing has not yet
been underwritten. For feasibility purposes, the commercial operating proforma
reflects standard commercial underwriting standards and an assumption of $2
rent/sf/month for a community serving commercial space. Chinatown CDC will
explore subdividing the commercial space as a condominium—allowing the
Sponsor to collect an additional $100K in commercial developer fee (totaling
$300K). Also, since HCD’s MHP is an assumed permanent source, MOHCD
strongly encourages the Sponsor to consider subdividing the commercial space,
especially if any City funds are assumed to be used to construct the cold or warm
shell or tenant improvements. Since the City is financing all of the cold and warm
shell any excess funds from the commercial space if the property is subdivided is
split with MOHCD only. If the property is not subdivided and excess proceeds from
the commercial space flow into the residential property budget, MOHCD has to
share the excess process on a prorate share with HCD.

e Tenant Improvement Build Out.
Chinatown CDC'’s role will be to engage partners with the expertise to ensure the
financial and market feasibility of the banquet hall model: Linda Esposito—behind
La Cocina’s Municipal Marketplace—will advise on both the business plan for the
restaurant and the financing plan for the build-out. The Project development budget
includes $60K for consulting. With the potential exception of the Project's warm
shell development, the Sponsor acknowledges that MOHCD will not pay for future
tenant improvements.

A potential source to build out the commercial space is the Legacy Business Historic
Preservation Fund that provides grants to both Legacy Business owners and property
owners who agree to lease extensions with Legacy Business tenants, pending viability
of funds. The Project's commercial programming will be informed by the Sponsor’s
community engagement and outreach. However, once Phase 2 of community
outreach continues, the banquet hall may be reduced or shared with another
commercial use.

As written in the project milestones in Attachment A, Chinatown CDC will submit the
commercial space plan in May 2026.

Service Space.
Chinatown CDC anticipates one service space, but depending on spatial constraints a
flex room for residential community use could be included. Currently, the Project
anticipates office spaces for two individual Resident Services Coordinators, three for
Intensive Case Management (3rd office to be shared by part-time service providers), two
for Assistant Property Managers, one for Property Manager, and a Facility Manager’'s
office along with a maintenance workshop.

Interim Use for 772 Pacific
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4.7

4.8

4.9

4.10

As previously mentioned, New Asia stopped operating as a restaurant in March 2020
at the beginning of Shelter-In-Place ordinance and pivoted to operating as a grocery
store. New Asia will continue to operate as a grocery store until the start of
construction.

As part of the Site acquisition in June 2017, the City was assigned the existing lease
for the New Asia Restaurant for $22,500 per month which expired on December 31,
2021. New Asia is a holdover tenant leasing the property on a month-to-month basis.
Currently MOHCD is working with New Asia to enter into a new month-to-month lease
at a reduced rent of $5,000/ month. The lease term is planned to end 4 to 6 months
prior to construction of the Project.

New Asia received Rent Forgiveness approved by the Board of Supervisors for the
months of April to December 2020 totaling $202,500. New Asia expected to receive
additional rent forgiveness for the months of January to June 2021 for an additional
$202,500. However, itis MOHCD’s understanding that the Department of Real Estate,
who managed the property at the time, pulled the legislation due to concerns from the
BLA related to the grocery store operating without a Conditional Use Permit (“CUP”) or
Temporary Use Authorization (“TUA”). Rent forgiveness along with a requested lower
monthly rent has been requested by New Asia. However, at this time, staff believe
rent forgiveness will not be approved by the Board. Staff are in the process of
negotiating a new month-to-month lease and a separate rent repayment agreement
with New Asia owner. MOHCD staff’s goal is to have a new lease and rent repayment
plan executed by the end of Q1 2024.

Interim Use for 758 Pacific

Chinatown CDC or a third-party provider hired by Chinatown CDC will manage the
operations and rental units at 758 Pacific until the construction of the Project. 758
Pacific is a two story 3,582sf building. The first floor contains 1,950 sf of the business,
Yummy Yummy, a restaurant; the second floor includes a 1,632 sf two-bedroom
converted to a three-bedroom residential unit. Both the business and residential
structures are eligible for relocation. Please see Section 4.12 — Relocation.

Infrastructure.
N/A.

Communications Wiring and Internet Access.

As stated in the MOHCD Underwriting Guidelines (“MOHCD UG”), the Sponsors are to
request the most recent MOHCD Communications Systems Standards from the
Project's MOHCD Construction Representative. Prior to execution of the Amendment
to the Predevelopment Loan, which will include this loan request amount, MOHCD wiill
provide Chinatown CDC with the MOHCD Communication Systems Standards dated
September 16, 2021.

Public Art Component.

The Project’s public art requirement calculation is based off 1% of estimated
construction hard cost at predevelopment loan request multiplied by the percent of
Project funded by MOHCD. In the previous Predevelopment Loan Evaluation, the
public art was based on a fewer units and 7-stories and totaled $194,561, rounded up
to $200,000. The public art component based on the revised larger project is
$370,011 and the calculation is shown in the chart below and represents an increase
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4.1

412

of $170,011 from the permanent budget in the Predev Loan Eval. MOHCD staff will
allow the public art requirement to increase because (1) a similar Multisite RFQ
development increased the number of units and height and increased its public art
requirement, and; (2) the public art requirement on the Project is below public art
requirements on other 15-story buildings (1064 Mission, 600 7™ Street, and 1939
Market).

MOHCD Estimated Commitment $49,000,000
TDC $171,772,330
Total Hard Cost $126,902,100

Public Art Requirement Calculation
1% of Construction Cost for Project

inclusive of 758 Pacific $1,269,021
Percent funded by MOHCD
(MOHCD Committed / TDC) 28.53%
Public Art Requirement $362,003
Public Art in MOHCD Permanent
Sources & Use $370,011

Marketing, Occupancy, and Lease-Up.
MOHCD’s marketing policies and procedures will be applied to all units. Marketing and
occupancy outreach for the Project will be conducted in accordance with all applicable
fair housing laws.
Chinatown CDC will conduct outreach to neighborhood-based, non-profit housing
corporations, agencies and other low-income housing advocacy organizations that
maintain waiting lists. Units that are not Plus Housing or subsidized by LOSP or SOS,
will be entered in a lottery and subject to San Francisco preferences. Among all eligible
applicants, additional preference will be observed in the following order:

1. San Francisco Redevelopment Agency Certificate of Preference Holders,

2. Displaced Tenant Housing Preference (Ellis Act/OMI) Certificate Holders,

3. Neighborhood Resident Preference (25% of lottery units given the expected HCD-

MHP funding to the Project), and

4. Live or Work in San Francisco.
Marketing materials will be printed in Chinese, English, Spanish and Tagalog, and
published in a variety of publications that represent a broad range of non-English
speaking populations.

The Sponsor expects to engage with subcontractors like Young Community
Developers (“YCD”), Cathy Davis, and the Black Women’s Social Circle comprised of
Black residents at Ping Yuen and Ping Yuen North public housing across from the
Project, to focus on non-Asian homeless seniors for marketing outreach. The
following is a carry-over loan condition from the Predev Loan Eval: Chinatown CDC
will provide a clear marketing plan strategy targeting Black/African American
households for the Project’s marketing and lease up.

Relocation.

Chinatown CDC’s in-house community organizing, and relocation staff will work closely
with New Asia, commercial tenant of 772 Pacific, prior to construction to relocate to an
appropriate temporary or permanent space. The Sponsor is required to following
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California Relocation Laws for 772 Pacific. Chinatown CDC’s in-house community
organizing, and relocation staff will also work with Yummy Yummy, the commercial
tenant of 758 Pacific Avenue, and the 758 Pacific residential tenant. Both will be
relocated to an appropriate temporary or permanent space. The City attorneys have
confirmed that since the Project is defined as containing both 772 and 758 Pacific,
each parcel whether merged or not will be subject to federal and California Relocation
laws since CDBG funds were used for acquisition financing for 758 Pacific.

The Project’s development budget has $800K for New Asia relocation and $800K for
758 Pacific relocation of the small restaurant and the residential unit above. As a loan
condition prior to requesting a preliminary gap letter for a financial application and/or
with the pricing exercise due at schematic design and whichever is the earlier event,
Sponsor must provide a breakdown of relocation cost in an updated and revised
MOHCD proforma.

5. DEVELOPMENT TEAM

Development Team

Consultant Type Name SBE/LBE Outstanding
Procurement Issues

Architect | Herman Coliver Locus Architecture + LBE N
Stan Teng Architecture

Landscape Architect | TBD

General Contractor | Cahill/Pilot JV JV SBE N

Owner’s Rep/Construction | Armando Vasquez SBE N
Manager

Financial Consultant | California Housing Partnership N N

Legal | Gubb & Barshay N N

Services Provider | Chinatown CDC (all units) N N

5.1. Procurement Plan.
The Contract Monitoring Division (CMD) has established the professional services goals
for the Project at 20%.

5.2. Opportunities for BIPOC-Led Organizations
Chinatown CDC has actively pursued joint ventures with other community development
organizations including Mission Economic Development Agency (“MEDA”) and Young
Community Developers (“YCD”) to build their development capacity such that they are
able to administer projects without a development partner. The Sponsor will continue
building diverse development teams at the Project by working with consultants that are
BIPOC owned and led.

6. FINANCING PLAN (See Attachment F for Cost Comparison of City Investment in Other
Housing Developments; See Attachment G and H for Sources and Uses)

6.1. Prior MOHCD/OCII Funding: The Sponsors executed a Predevelopment Loan
Agreement dated August 10, 2022 for 772 Pacific in the amount of $4.1M. As of August
23, 2023, the Sponsors have expended $531,427.93 of the predevelopment loan
amount and $3,568,572.07 are unexpended funds of the loan amount.
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Loan Type/ Loan Loan Interest | Maturity Repayment Outs_tar]dmg e
Principal Interest to
Program Date Amount Rate Date Terms
Balance Date
Predevelopment | 8/10/2022 | $4,100,000 | 3.00% 8/10/2025 | Residual $4,100,000 $11,598.62
Loan Receipts, if (as of
Project 12/15/2023)
becomes a
permanent
loan

6.2. Disbursement Status. Since the Chinatown CDC acquired the 758 Pacific on August 8,

2023, any invoices submitted to escrow for the acquisition financing and dated before
the date of this loan request but no earlier than August 8, 2023, may be reimbursed with
the approved loan evaluation. Any and all invoices related to the additional
predevelopment loan for 758 Pacific relocation must be dated the date of this loan
evaluation request and used for 758 Pacific relocation. Funds related to the acquisition
will be reimbursed after approval of NEPA in February 2024.

6.3. Fulfilment of Loan Conditions. Below is the status of Loan Conditions since this project

was last at Loan Committee for Predevelopment Loan Request on October 15, 2021:

During Predevelopment:
Sponsor must work with MOHCD staff to determine the proper services for the Plus
Housing units and if applicable, the source to pay for the service program Status:
Completed. Chinatown CDC will the sole service provider. The following new loan
condition will replace this condition: prior to requesting a preliminary gap letter for
a financial application and/or with the pricing exercise due at schematic design
and/or with the submission of the SUD application that includes EIR process or
whichever is the earliest event, Sponsor will have determined the proper services

for Plus Housing and the source to pay for the service program.

By April 30, 2022:

e Sponsor must provide a community outreach plan for the period of July 2021
through construction completion. The plan should identify key community
stakeholders that they will reach out to, describe the team’s community

outreach strategy, and overall timeline. Status: Completed.

e Sponsor must provide the Architect RFQ for MOHCD review and approval.

Status: Completed.

e Sponsor must provide the Subconsultants RFQ for MOHCD review and approval.

Status: Completed.

e Sponsor must provide the construction manager RFQ for MOHCD review and
approval. Status: Completed.
e Sponsor must provide the general contractor RFQ for MOHCD review and
approval. Status: Completed.
e Sponsor must provide the contract for Construction Management for MOHCD
review and approval. Status: Completed.

By July 31, 2024 (100% Schematic Design & prior to Site Permit Submittal):

e Sponsor must submit application to the Planning Department for SB35
and Site Permit review. Status: N/A as the project will pursue re-zoning
and will conduct an EIR.
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6.4 Proposed Predevelopment Financing

6.4.1 Predevelopment Sources Evaluation Narrative.

1)

2)

MOHCD/City Predevelopment Loan ($4,100,000) - The Sponsors executed
a Predevelopment Loan Agreement for 772 Pacific in the amount of $4.1M.
These funds will also be used for the combined development that includes
758 Pacific, the Project. The predevelopment loan was sized to take the
Project for a single parcel, 772 Pacific, through construction closing. The
Sponsors are to use the increased predevelopment loan -- one of the largest
predevelopment loans awarded for the Multisite RFQ projects -- to get the
new Project contracting 772 and 758 Pacific through construction closing for
the larger site. If the Sponsor requires additional predevelopment funds, they
are to look at a third-party lender, with all terms to be approved by MOHCD.
MOHCDI/City Acquisition & Relocation Loan ($3,067,731) - The loan
request for acquisition and additional predevelopment funds is sized to pay
off Chinatown CDC’s acquisition loan for 758 Pacific with interest and cover
relocation of the commercial business and residents that will need to occur
prior to the construction loan closing and start of construction on the Project.
TBD Predevelopment Loan ($3,150,000) — An additional third-party
predevelopment loan may be necessary to cover the cost to increase due to
upsizing of the building. It's assumed that such a loan will be at 5% interest

for 1 year prior to the construction loan closing.

6.4.2 Predevelopment Uses Evaluation:

Predevelopment Budget

Underwriting Standard

Meets
Standard?
(Y/N)

Notes

Acquisition Cost is based on appraisal

Not included for 772 Pacific. 772 Pacific is
currently owned by the City. Since the City owns
772 Pacific there are no property taxes or other
holding cost associated with the site.

With this request, the City will purchase 758
Pacific from the limited partnership. Since the
City will own the land and for tax credit purposes,
the land purchase cost is not associated with the
total development cost of the site. The purchase
price is based on an appraisal of $2 million.

Holding costs are reasonable

Holding cost are estimated at $79,688 for 758
Pacific and assumes 8.5% interest for use of
Chinatown CDC'’s line of credit carried for 9

months.

Architecture and Engineering Fees are
within standards

Total Predev Architectural and Engineering fees
are $2,733,075 and is $1,531,950 more than
approved at the Predev Loan Eval. The new total
architecture is within the Underwriting Guidelines
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(“UG”) for a high-rise. Of the $2,733,075,
MOHCD is covering $1,201,125 and if needed
the additional $1,531,950 will be paid by a to-be-
determine predevelopment lender.

Consultant and legal fees are
reasonable

$65K for legal fees and $85K for financial
consultant fees are reasonable and has not
changed since the predevelopment request.

Entitlement fees are accurately
estimated

$180,169 for entitlement/permit fees is
reasonable and has not changed since the
predevelopment request, even though the
Sponsors believe due to the upsizing they will
require an additional $320K. If needed the
additional funds will be covered by a third-party
predevelopment lender.

Construction Management Fees are
within standards

CM fee sized at $126,000 ($4,200/month) for the
estimated 3 0-month predevelopment period
does comply with underwriting guidelines.

Developer Fee is within standards

Total Dev Fee during predevelopment of
$550,000 complies with MOHCD Developer Fee
Policy.

Soft Cost Contingency is 10% per
standards

Soft Cost Contingency is 8.3%. But MOHCD
staff will allow since the City predevelopment,
and acquisition are only covering 74% of the
total predevelopment and acquisition needed to
get to the construction loan closing.

6.5 Proposed Permanent Financing.

The permanent financing being presented to demonstrate the Project’s overall feasibility
but not intended to be presented for the approval at this time.

6.5.1 Permanent Sources Evaluation Narrative:

The Borrower proposes to use the following sources to permanently finance the

Project:

1) MOHCD Loan ($49,000,000) - The estimated amount for MOHCD'’s gap loan
on this Project is $49,000,000 or $280,000 per unit, which exceeds the
targeted $250K per unit stated presented in the Multisite RFQ response but
does not exceed the maximum per unit allowed per MOHCD under the
Multisite RFQ. This amount does not include the acquisition costs but
includes predevelopment and this additional predevelopment ask. It's
anticipated that MOHCD will bridge the Project's $1M AHP loan. MOHCD'’s
$4.1MM predevelopment loan and the proposed additional predevelopment
loan of $933,136 will be rolled into MOHCD’s final gap loan amount for 57-
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3)

year term with a current interest rate of 3.00% simple, and a residual receipts
payment. At this time the MOHCD predevelopment loan interest, that will be
paid at the construction closing, is not shown in the MOHCD permanent
sources and uses budget. The key contributing cost increase items include
additional design and engineering fees, EIR process for a larger building on
two parcels and relocation costs for 758 Pacific.

HCD MHP ($38,147,754) — MHP prioritizes providing permanent financing to
extremely low-income units at or below 60% TCAC AMI. HCD has been
updating their guidelines for MHP as well as 5 other programs (including
VHHP, TOD and IIG) as part of HCD’s “Super-NOFA” published annually in
the spring. MHP is expected to be extremely competitive and will award the
highest scoring projects with the lowest tiebreakers based on a project’s
average AMI of MHP Assisted units. Preliminary scoring based on the 2023
MHP guidelines (out for public comment) forecast the Project achieving 105
out of 113 points with a tiebreaker of 1.558 by further restricting LOSP and
SOS units to 20% TCAC AMI, which is approximately 25% MOHCD AMI
depending on household size, in the MHP application assuming frail elderly
as the special needs population. See Section 7.1 Income Restrictions for All
Sources for more information.

Unfortunately for MHP, 105 is not a great score unless it is some special
category like emerging or community-based developer. Currently, a score
below 110 is not guaranteed to receive an award.

HCD IIG ($5,000,000) — Infill Infrastructure Grant may be applied for alone or
as part of Super NOFA application. The potential advantage of applying for
[IG separately from MHP is that one could get the 1IG award without getting
the MHP award.

If either HCD MHP or HCD IIG is not awarded, the Project may be placed on hold
until available financing is available.

4)

5)

Federal Home Loan Bank of San Francisco (FHLBSF) Affordable
Housing Program (AHP) ($1,000,000) —The Project will be competitive
based on the senior population and timing of submitting the application to
maximize Project readiness points, for a request of $1M. The Sponsor will
apply for AHP financing in 2028 following the start of construction and if not
awarded, will apply again in 2029. The Sponsor will identify the bank sponsor
closer to the application date, with a successful award to be disbursed at
closing or during construction.

General Partner Equity ($500,000) — The amount meets the minimum
$500K GP Equity requirement under MOHCD’s Developer Fee policy.
Chinatown CDC is not including the maximum allowed developer fee allowed
by TCAC to be competitive for a CDLAC bond request.

6) 4% Tax Credit Equity ($76,868,701) - Chinatown CDC is assuming $0.97

per federal credit pricing, which is consistent with the current credit market. If
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the market improves, the increase in tax-credit equity will reduce MOHCD’s
gap loan to the Project.

As a loan condition from the Predev Loan Eval, the Sponsor was required to consider
applying for a HUD 202, which would allow the Project to decrease the MHP request
while adding PRAC subsidies, which would allow households to pay 30% of their income
toward rent. While the Sponsor has shared with staff proformas showing a potential
HUD 202 and has been working with a consultant to assess the Project’s
competitiveness for a HUD 202, there are two challenges hindering a HUD 202 as a
financing source for the Project:

1)

The Project is in an “Elderly Minority Concentration Map”: Per HUD FY2022 Section
202 Supportive Housing for the Elderly Program published on 01/25/2023, if a
Project is located on HUD 202’s Elderly Minority Concentration Map, it is disqualified
and cannot apply. Political advocacy is needed to allow Chinatown CDC to apply for
HUD 202 . Chinatown CDC has begun conversation with Congresswoman Nancy
Pelosi to change the mapping.

Low Operating Cost Per Unit: Due to the low operating costs of $11,035 per unit, the
non-HUD 202 units without PRAC must assist with making the Project cash flow.
Also, HUD does not allow the HUD 202 units with PRAC to cross subsidize non-
HUD 202 units without PRAC per HUD FY2022 Section 202 Supportive Housing for
the Elderly Program published on 01/25/2023. Therefore, Chinatown CDC has to
either increase the rents on non-HUD 202 units or find other non-City operating
subsidies. Because of the low operating limits, no applications in Region 9, which
includes California, received awards in 2022. The last San Francisco project to
receive a HUD 202 award was Willie B Kennedy owned by TNDC (2011).

6.5.2 CDLAC Tax-Exempt Bond Application:

o Construction Loan ($85,617,661,000): While not a permanent source, the
proposed construction loan has a 41-month term, with a 8.31% interest rate.
The Project cannot support a permanent mortgage. A taxable construction
loan of $19,900,769 will be needed. The self-score of 199 and tiebreaker of
147.25% are competitive to receive bonds.

The Project will be competing in the ELI/VLI set-aside within the New Construction
pool and the Bay Area’s geographic set-aside.

CDLAC Self-Score
Opportunity Map Resource Level Moderate Resource Area
TCAC Housing Type (new construction only) Senior
Bond Allocation Request Amount $85,617,661
Total Self-Score (out of 120 points) 119
2021 Tiebreaker — 147.25%
State Controller’s Tiebreaker
Tiebreaker Score Total Public Benefit / 64,324,236
Total State Investment 43,683,194
147.25%
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The Project will apply to CDLAC-TCAC either in September 2026 for a December
2026 allocation or February 2027 with May 2027 allocation, scoring 119 out of
120 total points, with a tiebreaker of 147.25% (based off the 2023 tiebreaker
calculation).

6.5.3 HOME Funds Narrative:
N/A

6.5.4 Commercial Space Sources and Uses Narrative:
A potential source to complete the tenant improvements of the commercial space
is the Legacy Business Historic Preservation Fund (‘LBHPF”). LBHPF is a
provides grants to Legacy Business owners and property owners who agree to
lease extensions with Legacy Business tenants, pending viability of funds.
Chinatown CDC will leverage the expertise of Linda Esposito to advise the
Sponsor on both the business plan for the banquet hall/restaurant and the
financing plan for the commercial space build out.

The overall development budget includes costs to build out a warm shell and
$200K in commercial developer fee, as permitted under MOHCD’s Commercial
Space Underwriting Guidelines for a community serving space. By October 2024,
Chinatown CDC will determine whether the commercial space will be subdivided
as a condominium, which will allow the Sponsor to request an additional $100K
in commercial developer fee (totaling $300K).

6.6 Permanent Uses Evaluation:

Development Budget
Underwriting Standard Meets Notes
Standard?
(Y/N)

Hard Cost per unit are
within standards Y $725,155/unit. On a cost per units, the Project is
lower than all comparable developments.

However, the cost comparable chart includes
most recent developments 9-stories and above
because if mid-rise buildings were excluded,
there are only 3 high-rise buildings on the cost
comparable chart.

In comparing the Project to 3 high-rises in
predevelopment it is below the average cost per
unit of those developments. The Project
compared to the senior high-rise developments
in predevelopment is the highest cost per unit
and 3% more, approximately $18K more, than
the next highest development. However, despite
these costs, staff recommends the project as
proposed since Chinatown has had no new
developments since 2005.
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Construction Hard Cost
Contingency is at least Y Hard Cost Contingency is 5%
5% (new construction) or
15% (rehab)
Architecture and Total Architectural & Design fees is
Engineering Fees are Y $4,400,000 which is within underwriting
within standards guidelines and is a $756,800 increase over the
Architectural & Design fees presented in the
approved October 2021 predevelopment loan
evaluation. This increase is due to increasing to
a high-rise.
Construction CM is sized at $250,000
Management Fees are Y (30 months for predevelopment and 20 months
within standards for construction) and meets underwriting
guidelines for predevelopment ($4,200/month)
and construction ($6K/month) periods.
Developer Fee is within PM Fee: $1,100,000
standards, see also Y At Risk: $1,100,000
disbursement chart below Commercial Developer Fee: None
requested, which is a 100% reduction
from the approved October 2021
predevelopment loan evaluation.
Deferred Developer Fee: $0, which is a
100% reduction from the approved
October 2021 predevelopment loan
evaluation.
GP Equity: $500,000
Total Developer Fee: $2,700,000
Soft Cost Contingency is
10% per standards Y Soft Cost Contingency is 10.0%.
Capitalized Operating Capitalized Operating Reserve of $719,405 is a
Reserves are a minimum Y minimum of 3 months of operating expenses
of 3 months including reserves and HCD debt service.

6.7 Developer Fee Evaluation:

Below is the breakdown of the total development fee in the Project, which meets
MOHCD’s Developer Fee Policy. If the Project continues to permanent/gap financing

the chart below will be included in a Devel

opment Fee Agreement.

Total Developer Fee: $2,700,000
Project Management Fee Paid to Date: $ 165,000
Amount of Remaining Project Management Fee: | $§ 935,000
Amount of Fee at Risk (the "At Risk Fee"): $1,100,000
Amount of Commercial Space Developer Fee $ 0
(the “Commercial Fee”):

Amount of Fee Deferred (the "Deferred Fee"): $ 0
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Amount of General Partner Equity Contribution $ 500,000

(the “GP Equity”):

Milestones for Disbursement of that portion of Amount Paid at Percentage

Developer Fee remaining and payable for Project | Milestone Project Management

Management Fee
Predevelopment milestone #1 - Close of $165,000 15%

predevelopment financing [PAID] °
Predevelopment milestone #2 — Submitted $125,000 11%

evidence of receipt of site permit °
Predevelopment milestone #3 - Submission | $130,000 129

of HCD funding application °
Predevelopment milestone #4 - Submission | $130,000 129

of CDLAC and TCAC Application °
Construction milestone #1: At the $220,000 20%

construction closing 0
Construction milestone #2: Disbursed $220,000 20%

during construction °
g
Project close-out $110,000 10%

Milestones for Disbursement of that portion of Percentage At Risk

Developer Fee defined as At Risk Fee Fee
100% lease up and draft cost certification $220,000 20%
Permanent conversion $550,000 50%
Project close-out $330,000 30%

7. PROJECT OPERATIONS (See Attachment | and J for Operating Budget and Proforma)

7.1. Annual Operating Budget

Please note that the annual operating budget presented is to demonstrate the project’s
overall feasibility, but not intended for Loan Committee approval at this time.

Chinatown CDC’s operating budget is generally compliant with MOHCD policies. Rental

income is based on the following:

e Tenant Rents from non-LOSP and SOS units is $1,935,006 annually.
e SOS contract rents are $73,611 monthly or $883,332 annually for 70 units that will
be designated for seniors aged 62 and older and supported with a 15-year SOS

contract.

e LOSP contract rents are estimated $761,527 annually for 40 units that will be
designated for homeless seniors aged 62 and older and supported with a 15-year

LOSP contract.

7.2. Annual Operating Expenses Evaluation.

Property insurance, staffing including front desk clerks and resident services, and utilities
are the operating expenses that most influence the overall operating budget.

Operating Proforma

Meets
Standard?
(Y/N)

Underwriting Standard

Notes
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Debt Service Coverage
Ratio is minimum 1.1:1 in
Year 1 and stays above 1:1
through Year 17

The Project is not supporting permanent
debt, the DSCR is 1.239 in Year 1 and
stays above 1.0 through Year 15. At
Year 16, the DSCR is 0.997 and steadily
goes negative and at Year 20 the DSCR

is 0.876.

TCAC regulations dated May 10, 2023,
require at least a 1.15 DSCR in at least
one of the project’s first 3 years
following stabilized occupancy. The
DSCRin Year 3 is 1.18.

Vacancy meets TCAC
Standards

Vacancy is 5.0%.

Annual Income Growth is
increased at 2.5% per year

Income escalation factor is 2.5%. SOS
escalation factor at 4.0%, per program
requirements.

Annual Operating Expenses
are increased at 3.5% per
year

Expenses escalation factor is 3.5%

Base year operating
expenses per unit are
reasonable per
comparables

Total Operating Expenses are
$14,928/unit for 2030 (Year 1), which
are high due to the 24-hour desk clerk ,
with 75% of the desk clerk paid by the
40 LOSP units. During the
predevelopment phase, MOHCD and
HSH will continue to engage with the
Sponsor to determine the appropriate
supportive services budget for the
Project. See comments below chart.

Property Management Fee
is at allowable HUD
Maximum

Total Property Management Fee is
$142,800 or $68 PUPM.

Property Management
staffing level is reasonable
per comparables

See below staffing chart in Section 7.3
Staffing Summary, which includes 3.25
FTE property management staff and
4.20 FTE front desk clerk.

Asset Management (“AM
Fee”) and Partnership
Management Fees (“PM
Fee”) meet standards

Annual AM Fee is $24,280/yr ($11.56
PUPM) and the AM Fee is taken
before debt payments. The Sponsor in
Year 2030 may take more AM Fee,
however, allowable amount MOHCD
AM Fee will make the DSCR go below
1in Year 12. For this reason, the
Annual PM Fee is $33,440/yr for the
first operating year of 2030 and meets
the underwriting guidelines.
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Replacement Reserve Replacement Reserves are $500 PUPA,
Deposits meet or exceed Y per HCD standard.
TCAC minimum standards
Limited Partnership Asset $5,000/yr with no escalation and meets
Management Fee meets Y MOHCD underwriting guidelines.
standards

Base Year Operating Expense Comparison: The Project has the highest operating expense of
new construction developments of similar size in operations and were the operating per unit per
annual (“PUPA”) has been inflated to 2023. However, the project is lower than similar size
rehabilitation developments.

PUPA, 2023 Number of Type of Project
Project Name ~ (Rounded) |- Units
588 MBN (Mission Bay South Block 7 West) $10,400 200 New Construction
Notre Dame Apartments $13,200 204 New Construction
Alexander Residence $13,700 179 New Construction
Average 514,800 189
772 +758 Pacific $15,500 175 New Construction
Ping Yuen North $17,500 200 Rehab
Kelly Cullen Community $19,000 174 Rehab

2023 PUPA Operating Expenses
S0 $5,000 $10,000 $15,000 $20,000

588 MBN (Mission Bay South Block 7 West) I
Notre Dame Apartments I
Alexander Residence I
Average I
772 +758 Pacific
Ping Yuen North |
|

Kelly Cullen Community

Factors contributing to the higher operating costs are salaries and insurance. See chart below.

2030 PUPA Expense Subtotal Comparision - Proposed Project Name with Comparable Projects

$6,000
$5,000

$4,000

$3,000

$2,000

<l 11 [ il
. u =i

MgtExps  Salaries/Benefits  AdminExps Utilities Taxeslicenses  Insurance MaintRepairs SuppSves

m772 4758 Pacific W Comps Average
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For insurance, the cost of residential property insurance has been rising in the market since
spring 2020 and the estimated insurance comparable with insurance on recent projects.
Chinatown CDC salaries and staffing will need to be revisited and updated with the 100%
schematic design pricing exercise.

7.3. Staffing Summary.

The staffing plan is also subject to further review by MOHCD, the Department of
Homelessness and Supportive Housing (HSH) and the DDAS.

Title FTE Expenses Total Fringe
allocated allocated to (FICA, WC,
to Project Project Health, 403B)

Office Salaries

Assistant Property Manager 2.25 $149,386 $68,553

Admin Assistant 1.00 $54,080 $24,817

Desk Clerk 4.20 $210,496 $96,597

Subtotal 7.45 $413,962 $189,967

Manager Salaries

Property Manager 1.0 $76,960 $35,317

Subtotal 1.0 $76,960 $35,317
Janitorial
Janitor 0.50 $191,593
Subtotal 0.50 $95,797
Maintenance
Technician 0.50 $204,421 $22,208
Subtotal 0.50 $102,211 $22,208

Resident Services

Chinatown CDC Resident Services

Coordinator 2.00 $128,000 $38,400

Chinatown CDC Resident Services

Supervisor 0.50 $19,250 $11,550

Chinatown CDC Intensive Case

Manager 2.50 $172,500 $51,750

Subtotal 5.00 $339,000 $101,700

Total FTEs and Expenses 14.45 $1,027,930 $349,192

7.4. Income Restrictions for All Sources.
This request assumes 58 units without operating subsidy to be restricted at 60%
MOHCD AMI. MOHCD and Chinatown CDC are both aware that 60% MOHCD AMI
units are difficult to market to low-income seniors. Chinatown CDC'’s ultimate goal is to
have all units in the development at or below 50% MOHCD AMI and will seek
operating subsidies or financing other than MOHCD to achieve a senior development
with all units at or below 50% MOHCD AMI.
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HCD

MHP — 20% TCAC AMI /
25% MOHCD AMI

1 BR-LOSP

50% MOHCD AMI

20% TCAC AMI

MHP —20% TCAC AMI/
25% MOHCD AMI

LOSP Sub-Total

Studio - Plus Housing

50% MOHCD AMI

40% TCAC AMI

MHP - 40% TCAC AMI

1 BR - Plus Housing

50% MOHCD AMI

40% TCAC AMI

MHP - 40% TCAC AMI

Plus Housing Sub-
Total
LOTTERY

(25% MOHCD AMI)

1 BR-S0OS 15 60% MOHCD AMI 20% TCAC AMI MHP 20% TCAC /

25% MOHCD

SOS Sub-Total

70

STAFF UNITS
2-BR

N/A

Studio 48 60% MOHCD AMI 40% TCAC AMI MHP - 40% TCAC AMI
1BR 10 60% MOHCD AMI 40% TCAC AMI MHP - 40% TCAC AMI
Sub-Total

N/A

TOTAL

175

PROJECT
AVERAGE
(ALL UNITS)

57.40%

27.28%

PROJECT
AVERAGE FOR
LOTTERY UNITS
ONLY

60.00%

29.06%
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7.5. MOHCD Restrictions.
Unit Size No. of Units Maximum Income Level Rental Subsidy
0 BR 3 50% of Median Income Plus Housing
0 BR 20 50% of Median Income LOSP
0 BR 40 60% of Median Income SOS
0 BR 48 50% of Median Income
Total 0 BR 111
1BR 2 50% of Median Income Plus Housing
1BR 20 50% of Median Income LOSP
1BR 30 60% of Median Income SOS
1BR 10 60% of Median Income
Total 1 BR 62
2 BR 2 Unrestricted Manager’s Unit
Total 2 BR 2
175

All Units must be rented at all times to tenants who are seniors aged 62 and older. Forty
(40) units must be made available to the chronically homeless or those at risk of
homelessness during the period in which the City’s Local Operating Subsidy program is
in operation and the City provide such subsidy to the project under LOSP. Seventy (70)
units must be made available to Senior Households with a maximum income of 15%
and 25% of Median Income during the period in which the City’s Senior Operating
Subsidy program is available.

8. SUPPORT SERVICES

8.1. Services Plan.
Chinatown CDC will be the service provider for all units. The Sponsor will enter into a
services contract funded by HSH. Chinatown CDC is proposing the following on-site
support services staff:
Staff Position Employed | FTE Residents Served Staff to Funding
Resident Source
Ratio
Resident Services Chinatown | 2.0 FTE 133 senior households 1:83 Operating Budget
Coordinator CDC
Resident Services Chinatown | 0.25 FTE | 133 senior households 1: Operating Budget
Supervisor CDC
Intensive Case Chinatown | 2.5 FTE 40 formerly homeless 1:20 HSH
Manager CDC households

Chinatown CDC’s Resident Services works individually and collaboratively with all
residents, in an integrated partnership with Property Management and third-party
services providers, to tailor trauma-informed services according to each household’s
specific needs, goals, and cultural context. Foundational to the Sponsor’s approach for
services provision is the employment of Trauma-Informed Care (TIC) in all aspects of
interacting with residents, including property management functions. Services staff are
trained on an on-going basis in both TIC and cultural competency to tailor services to
the individual and avoid re-traumatization. A TIC model necessitates that Chinatown
CDC maintains an environment for staff that addresses secondary traumatic stress.
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Their team also recognizes that access to culturally competent clinical mental health
care is key to stability for formerly homeless households. With the resident’s
permission, the ICM coordinates care with the resident’s mental health and primary
care providers.

8.2. Service Budget.
The Project’s preliminary services budget below to demonstrate Project feasibility, and
not intended for Loan Committee approval. The Sponsor’s proposed services budget
does not meet MOHCD'’s standard policy of 1 resident services coordinator to 100-unit
ratio. MOHCD will continue to work with Chinatown CDC during predevelopment to
determine the final service staffing plan to be within MOHCD’s policy.

The table provides a breakdown of services cost for the proposed total HSH services
budget of $310,431 (in yellow column) and $221,425 services budget paid through the
operating budget (in green column).

Position EEIELY FTE FTE Amount SBZ:gSeI-tI nglrjagtler:g Total

Intensive Case Manager (CCDC) $69,000 250% $172,500 $172,500 $0 $172,500
Resident Senices Coordinator (CCDC) $64,000 200% $128,000 $0 $128,000 $128,000
Resident Senices Supenisor (CCDC) $77,000 25% $38,500 $0 $19,250 $19,250
Plus Housing Coordinator (CC) $0 0.00% $0 $0 $0 $0
Fringe @ 30% $0 0.00% $101,700 $51,750 $41,391 $93,141

Personnel Subtotal $210,000 475% $440,700 $224,250 $188,641 $412,891

Operating Expenses SBZ:;T ngggler:g Total

Job posting fees $0 $375 $375
Staff retreat/orientation $660 $0 $660
Rental of Property $0 $0 $0
Utilities: phone $5,000 $0 $5,000
Utilities: electrical $0 $1,200 $1,200
Utilities: garbage $0 $600 $600
Office Supplies $3,500 $0 $3,500
Building Maintenance Supplies and Repair $0 $0 $0
Printing and Reproduction $1,200 $400 $1,600
Insurance $0 $0 $0
Staff Training $3,000 $0 $3,000
Staff Travel $2,800 $0 $2,800
Rental of Equipment $0 $0 $0
Clinical consultation fees $3,500 $0 $3,500
Dues/data management subscription $1,300 $0 $1,300
Meeting Expenses $600 $0 $600
IT expenses $0 $1,000 $1,000
Janitorial $0 $1,000 $1,000
Miscellaneous Admin $0 $100 $100
Tenant Activities and Supplies ($5 PUPM) $2,400 $7,980 $10,380
Community meals & events ($25 PUPM) $12,000 $0 $12,000
Food wouchers ($25 PUPM) $12,000 $0 $12,000
Move-in allowance ($250 PU) $10,000 $0 $10,000

Operating Subtotal $57,960 $12,655 $70,615

Subtotal of Personnel and Operating Subtotals $282,210 $201,296 $483,506
Indirect Cost @ 10% $28,221 $20,129 $48,351

Total Expenditures $310,431 $221,425 $531,857

Approval of overall services budget will be a condition of Site Permit milestone approval
by MOHCD. The services plan for the LOSP units will need to be reviewed and approved
by the HSH and MOHCD. Also, MOHCD staff believe the per unit per month service cap
is $550. At $310,431 the Sponsor’s early estimate is over that cap by $46,431. SOS
does not come with services funds and Sponsors may not make up resident services
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funding gap by increasing the services budget supported by the property without
sufficient backup and approval by MOHCD.

8.3. HSH Assessment of Service Plan and Budget.

Three HSH staff were part of the developer RFQ selection panel. HSH will review and
approve the services plan and budget for the seniors experiencing homelessness along
with MOHCD. MOHCD will review the overall services plan and budget at every
development update and prior to submission of any application to the state for an
affordable housing funding application. An approval of an overall services budget is
required as a condition to receive Site Permit.

Final service plan and budget approval will be required prior to receiving LOSP financing.
If the supportive services line item on the MOHCD first year operating budget increases
by more than 15% of the supportive services line item at the construction closing,
MOHCD reserves the right to withhold an equal portion from the increase over the
supportive services line item from the At-Risk Developer Fee.

9. STAFF RECOMMENDATIONS

9.1. Proposed Loan/Grant Terms.

Financial Description of Proposed Acquisition Loan

Loan Amount:

$2,131,526

Loan Term:

5 years and may be extended with MOHCD
Director approval.

Loan Maturity Date:

January 1, 2028

Loan Repayment Type:

Acquisition Note terminated with transfer to City.

Loan Interest Rate:

0%

Date Loan Committee approves prior
expenses can be paid:

January 5, 2024

Financial Description of Additional Predevelopment Loan

Loan Amount:

$5,036,205 ($4.1M original Predev Loan amount
and $936,205 for 758 Pacific relocation)

Loan Term:

3 years (rolled into 57-year loan at construction
closing)

Loan Maturity Date:

2027

Loan Repayment Type:

Residual Receipts

Loan Interest Rate:

3% at a rate that may be adjusted at the discretion
of the MOHCD Director to attain financial feasibility
for the Project (pending true debt analysis).

Date Loan Committee approves prior
expenses can be paid:

January 5, 2024
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9.2. Recommended disbursement conditions/schedule.
None.

9.3.

Recommended Loan Conditions with this Loan Request

New Loan Conditions

1)

3)

4)

S)

Sponsor must seek additional operating subsidy to lower the units without
operating subsidy to at or below 50% MOHCD AMI. Sponsor will not be allowed
to achieve 50% MOHCD AMI rents in units without operating subsidy by
increasing LOSP splits on the operating budget, thereby having LOSP subsidize
the operating costs of the units without operating and/or rental subsidy.

Sponsor to explore and provide to MOHCD predevelopment term sheets from a
third-party lender along with an updated MOHCD budget and proforma, prior to
securing additional predevelopment loan funds and/or requesting additional
financing from MOHCD.

Prior to requesting a preliminary gap letter for a financial application and/or with
the pricing exercise due at schematic design and/or with the submission of the
SUD application that includes the EIR process or whichever is the earliest event,
Sponsor will have determined the proper services for Plus Housing and the
source to pay for the service program.

Prior to requesting a preliminary gap letter for a financial application and/or with
the pricing exercise due at schematic design and whichever is the earlier event,
Sponsor must provide a breakdown of relocation cost with updated and revised
MOHCD proforma.

With the pricing exercise due at schematic design and/or prior to requesting a
preliminary gap letter for a financial application and/or with the submission of the
SUD application that includes EIR process or whichever is the earliest event,
Sponsor must provide evidence to MOHCD that [IG has been explored for this
Project, evidence includes, and is not limited to an updated MOHCD proforma,
IIG scoring for competitiveness.

HSH will review and approve the services plan and budget for the seniors
experiencing homelessness and/or formally homeless along with MOHCD.
MOHCD will review the overall services plan and budget at every development
update and prior to submission of any application to the state for an affordable
housing funding application. An approval of an overall services budget is
required as a condition to receive Site Permit. Sponsor have been made aware
that SOS does not come with services funds. Sponsors may not make up
resident services funding gap by increasing the services budget supported by the
property without sufficient backup and approval by MOHCD.

MOHCD will approve the final service plan and budget prior to receiving LOSP
financing after Temporary Certificate of Occupancy (“TCQO”). If Sponsor’s
supportive services line item on MOHCD first operating budget increases by more
than 15% of the supportive services line item presented and approved by
MOHCD at the construction closing, MOHCD reserves the right to withhold an
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8)

9)

amount equal to the increase amount of supportive services line item from the At-
Risk Developer Fee.

Relocation plan Sponsor must provide a breakdown of relocation cost and
assumptions in each updated and revised MOHCD proforma that is to be
submitted with each pricing exercise related to design milestone shown in
Attachment A. In addition, 6 months prior to apply for state financing, Sponsor
must provide a relocation plan from a third-party relocation consultant and report
must outline the applicable relocation laws and relocation cost associated with
the business in 752 and 758 Pacific and the 758 residential unit.

Sponsor to provide a detailed schedule and written plan regarding the EIR, as
well as the community outreach plan and proposed meeting schedule with SF
Planning and key community members as it relates to the EIR. Sponsor may
attach this written plan and schedule as an attachment or exhibit to the
Communication Plan, which is intended to be a living constantly updated
document.

Previous conditions that are in progress or are unmet with new delivery dates.

During Predevelopment and Ongoing:

10)

11)

12)

13)

14)

Sponsor must provide MOHCD with detailed monthly updates on Community
Outreach completed, outcomes achieved related to racial equity goals, and
commercial-use programming (this may be included in the standard MOHCD
monthly report form).

Sponsor must track new federal funding initiatives under the Biden
Administration, including the potential release of a HUD 202 NOFA, which would
allow the project to support permanent debt and work with Community Vision to
explore New Market Tax Credits for the commercial build-out. .

With each pricing exercise at design milestones listed in Attachment A, Sponsor
must the MOHCD proforma including the Permanent Sources & Uses Budget,
1st year operating budget and 20-year cash flow and with this update include
updates and breakdowns of the supportive services budget.

Sponsor to work with MOHCD and Department of Homelessness and Supportive
Housing (“HSH”) to establish the LOSP budget and income restrictions for the
referrals from Coordinated Entry.

Sponsor to implement cost containment strategies to reduce overall project
costs and maximize efficiencies to MOHCD gap loan, while meeting the RFQ
goal of the total hard costs to be less than $600K per unit. Sponsor must
identify and implement cost containment strategies for construction and present
them at the various cost estimates with narrative analysis of the pricing from
the general contractor.

By July 31, 2024 (100% Schematic Design & prior to Site Permit Submittal):

15)

Sponsor must provide analysis of different construction types like the Pueblo
Structural System, which could potentially provide cost savings and provide
overall analysis to MOHCD for review.
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16) Sponsor must submit a preliminary comprehensive services plan and budget
covering all units included in the comprehensive service plan and budget is a
carve out for the formerly homeless households. The comprehensive plan with
carve-out for formerly homeless households must be reviewed with written
approval from both HSH and MOHCD.

17) Sponsor must research alternate funding sources, such as Infill Infrastructure
Grant (“lIG”) and provide analysis to MOHCD for review to reduce MOHCD'’s

gap.

18) Sponsor must submit a preliminary commercial space plan, commercial
financial assumptions, and commercial development timeline for MOHCD
review and approval.

By April 20, 2025 (100% Design Development):

19) Sponsor must submit an updated commercial space plan, commercial
financial assumptions, and commercial development timeline for MOHCD
review and approval.

20) Sponsor must submit a tenant improvement plan for MOHCD review and
approval, and submit with the commercial space plan, commercial financing
assumptions and commercial timeline by August 2024.

Prior to Preliminary Gap Request for the Project’'s MHP and CDLAC-TCAC Application:

21) Atleast 90 days prior to submission of an MHP application or CDLAC-TCAC
application or whatever is earliest, Sponsor must receive approval from
Department of Disability and Aging Services (DDAS) on the income restrictions
and service plan for the SOS units.

22) At least 90 days prior to submission of an MHP application or CDLAC-TCAC
application or whatever is earliest, Sponsor must receive written approval from
HSH on restricting the LOSP units to 20% TCAC AMI, which is approximately
25% MOHCD AMI.

10.LOAN COMMITTEE MODIFICATIONS
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LOAN COMMITTEE RECOMMENDATION

Approval indicates approval with modifications, when so determined by the Committee.
[ 1 APPROVE. [ 1 DISAPPROVE. [ ] TAKE NO ACTION.

Date:

Eric D. Shaw, Director
Mayor’s Office of Housing

[ ] APPROVE. [ ] DISAPPROVE. [ ] TAKE NO ACTION.

Date:

Salvador Menjivar, Director of Housing
Department of Homelessness and Supportive Housing

[ ] APPROVE. [ ] DISAPPROVE. [ ] TAKE NOACTION.

Date:

Thor Kaslofsky, Executive Director
Office of Community Investment and Infrastructure

[ ] APPROVE. [ ] DISAPPROVE. [ ] TAKE NO ACTION.

Date:

Anna Van Degna, Director
Controller’s Office of Public Finance

Attachments: A. Project Milestones/Schedule
B. Borrower Org Chart
C. Developer Resumes
D. Asset Management Analysis of Sponsor
E. Threshold Eligibility Requirements and Ranking Criteria
F. Site Map with amenities
G. Elevations and Floor Plans, if available
H. Comparison of City Investment in Other Housing Developments
I. Acquisition and Predevelopment Sources & Uses
J. Permanent Sources & Uses
K. 15t Year Operating Budget
L. 20-year Operating Pro Forma
M. 20-year Commercial Operating Pro Forma



1/18/24, 5:23 PM Mail - Amaya, Vanessa (MYR) - Outlook

REQUEST FOR ACQUISITION FINANCING FOR 758 PACIFIC AVENUE AND ADDITIONAL
PREDEVELOPMENT FINANCING FOR 772 & 758 PACIFIC AVENUE

Shaw, Eric (MYR) <eric.shaw@sfgov.org>
Fri 1/5/2024 11:43 AM
To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>

| approve

Eric D. Shaw
Director/ Interim Director HopeSF

Mayort's Office of Housing and Community Development

City and County of San Francisco
1 South Van Ness Avenue, 5th Floor

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TdILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRav%2BRFGTT77... 7



1/18/24, 5:18 PM Mail - Amaya, Vanessa (MYR) - Outlook

772 Pacific Avenue and 758 Pacific Avenue

Menjivar, Salvador (HOM) <salvador.menjivar1@sfgov.org>
Tue 1/16/2024 3:02 PM
To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>

I support New Asia Housing, L.P request of $2,131,526 Avenue and $936,205 in additional predevelopment
financing for the acquisition of 758 Pacific. 772 Pacific Avenue and 758 Pacific Avenue parcels will be combined to
become a 175-unit new construction affordable housing development.

Best,

salvador

@ Salvador Menjivar
Director of Housing
HSH Pronouns: He/Him
San Francisco Department of Homelessness and Supportive Housing

salvador.menjivarl@sfgov.org | 415-308-2843

Learn: [dhsh.sfgov.org]hsh.sfgov.org | Follow: @SF_HSH | Like:
@SanFranciscoHSH.

CONFIDENTIALITY NOTICE: This e-mail is intended for the recipient only. If you receive this e-mail in error, notify

the sender and destroy the e-mail immediately. Disclosure of the Personal Health Information (PHI) contained
herein may subject the discloser to civil or criminal penalties under state and federal privacy laws.

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TdILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRav%2BRFGTT77... 7



1/18/24, 5:27 PM Mail - Amaya, Vanessa (MYR) - Outlook
Request for Acquisition Financing for 758 Pacific Avenue and Additional
Predevelopment Financing for 772 & 758 Pacific Avenue

Slutzkin, Marc (Cll) <marc.slutzkin@sfgov.org>
Fri 1/5/2024 11:55 AM
To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>

Cc:Kaslofsky, Thor (Cll) <Thor.Kaslofsky@sfgov.org>;Shaw, Eric (MYR) <eric.shaw@sfgov.org>;Ely, Lydia (MYR)
<lydia.ely@sfgov.org>;Colomello, Elizabeth (Cll) <elizabeth.colomello@sfgov.org>

Hi Vanessa,

| approve the above request on behalf of OCII.

Thanks

Marc

i

g e Bl

. a_ll:ﬁrr |1_|'

COMMU BVESTH
anid WERASTRACT

Marc Slutzkin
Deputy Director

¥ One South Van Ness Avenue, 5th Floor
San Francisco, CA 94103
r www.sfocii.org

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TdILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRav%2BRFGTT77... 7



1/18/24, 5:26 PM Mail - Amaya, Vanessa (MYR) - Outlook

Re: REQUEST FOR ACQUISITION FINANCING FOR 758 PACIFIC AVENUE & ADDITIONAL
PREDEVELOPMENT FINANCING FOR 772 & 758 PACIFIC AVENUE

Trivedi, Vishal (CON) <vishal.trivedi@sfgov.org>
Fri 1/5/2024 11:40 AM

To:Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>
Cc:Shaw, Eric (MYR) <eric.shaw@sfgov.org>

| vote yes. Thanks!

Vishal Trivedi | Financial Analyst
Office of Public Finance | City & County of San Francisco
Email | vishal.trivedi@sfgov.org

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TdILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRav%2BRFGTT77... 7
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Attachment A: Project Milestones and Schedule
Dates in
Attachment A Current
) Proposed
No. | Performance Milestone Predev Loan Comments
Change
Eval dated 12/01/2023
10/15/2021
A. | Prop I Noticing (if applicable) 10/15/2021 COMPLETED
Acquisition/Predev Financing
1 Commitment for 772 Pacific 10/15/2021 COMPLETED
Site Acquisition for 758 Pacific by
2. Chinatown CDC N/A 8/8/2023
3. Development Team Selection
a. Architect 1/31/2022 COMPLETED
b. General Contractor 1/31/2022 COMPLETED
c. Owner’s Representative 12/01/2022 COMPLETED
d. Property Manager N/A
e. Service Provider N/A
4. Design
Submittal of Schematic Design & Cost
a. Estimate 5/01/2022 8/15/2024
Submittal of Design Development &
b. Cost Estimate 11/01/2022 4/28/2025
Submittal of 50% CD Set & Cost
C. Estimate
Submittal of Pre-Bid Set & Cost
d. Estimate (75%-80% CDs) 05/01/2023 10/30/2026
5. Commercial Space
a. Commercial Space Plan Submission 05/1/2026
Updated Commercial Space Plan and
b. Tenant Improvement Plan 10/28/2026
LOl/s Executed, commercial
b. | development budget, a tenant 12/20/2027
improvement proforma
6. Environ Review/Land-Use Entitlements
SB 35 Application Submission at Request Re-
a. Predev 5/01/2022 4/15/2024 zoning - Special
Use District (SUD)
b. CEQA Environ Review Submission N/A
c. NEPA Environ Review Submission N/A 2/1/2024 Submission to

HUD for future




Evaluation of Request for Acquisition & Additional Predevelopment Financing

January 5, 2024

772+ 758 Pacific Avenue Attachment A
HUD202
application
d. CUP/PUD/Variances Submission N/A
e. Special Use District includes EIR 1/15/2026
7. PUC/PG&E
a. Temp Power Application Submission 05/01/2023 6/1/2027
b. Perm Power Application Submission 07/01/2023 8/30/2027
8. Permits
Building / Site Permit Application
a. Submitted (Storm Water Management will 05/01/2022 8/30/2026
be included).
b. Addendum #1 Submitted 11/01/2022
C. Addendum #2 Submitted 02/01/2023
9. | Request for Bids Issued 08/01/2023 8/1/2026
10. Service Plan Submission
a. Preliminary 05/01/2022
b. Final 12/01/2023
11. | Additional City Financing
Acquisition Financing with additional
a. predevelopment financing for 758 Pacific 12/15/20236
If applying for
2/20/2025 or | HUD 202 need
b. Preliminary Gap Financing Application 02/01/2023 12/1/2024 a proval grigr to
- (HUD 202) pprovar pri
application likely
due 1/2025
c. Gap Financing Application 02/01/2024 3/20/2026
12. Other Financing
a. HCD Application 03/01/2023 6/2026 TBD
b. Construction Financing RFP 08/01/2023 5/20/2027 TBD
c. AHP Application 03/01/2023 2/2028 TBD
o 9/2026 or
d. CDLAC Application 08/15/2023 TBD
2/2027
_ 9/2026 or
e. TCAC Application 08/15/2023 TBD
2/2027
£ Other Financing Application (HUD 202) 1/2025 TBD
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g LOSP Funding Request 02/01/2024 1/2026
13. | Relocation
a. Commercial & Residential Relocation Al
1/1/2027
14. Closing
a. Construction Loan Closing 04/02/2024 6/1/2027
Conversion of Construction Loan to
b. | Permanent Financing 04/01/2026 6/1/2031
15. | Construction
a. Notice to Proceed 04/02/2024 11/4/2027
(30 month
construction with
b. TCO/ Cert of Occupancy 10/01/2025 11/30/2030 11 months to
convert on the
construction loan
16. | Marketing/Rent-up
a. Marketing Plan Submission 05/01/2025 3/1/2029
b. Commence Marketing 06/01/2025 10/1/2029
c. 95% Occupancy 01/01/2026 10/1/2030
17. | Cost Certification/8609 10/01/2026 9/1/2031
18. | Close Out MOH/OCII Loan(s) 04/01/2026 1/30/2032
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Attachment B: Borrower Org Chart

ORGANIZATIONAL CHART
New Asia Housing, L.P.

New Asia Housing, L.P.

|

General Partner Initial Limited Partner®

Chinatown Community

New Asia Housing LLC
Development Center

(0.01%)

|

Sole Member/ Manager

(99.99%)

Chinatown Community

Development Center

*Upon admission of the LIHTC investor, Chinatown Community Development Center will withdraw as
Initial Limited Partner to be replaced by the investor.
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Attachment C: Developer Resume

Chinatown CDC has developed over 2,730 units of affordable housing over the course of its 40-
year history and has another 765 units in the development pipeline (see below). In addition, San
Francisco will release approximately 4 projects under RFPs every year; we plan to submit
proposals for many if not all. We are also actively seeking small sites (5- to 25-unit buildings)
currently housing low-income residents at risk of displacement to acquire, rehabilitate and
maintain as affordable housing to help stabilize households and neighborhoods facing evictions
and gentrification.

Development Pipeline:
= Swiss American - 534 Broadway; soft-story only ($6.2MM rehab); in process of
securing funding
Notre Dame — 1590 Broadway; ($27.8MM rehab); in process of securing funding
Hamlin - 385 Eddy St ($13.6MM rehab); construction started beginning of 2020
Larkin Pine (estimated $11.1MM refinancing/rehab)
Golden Gate Apartments (estimated $22MM refinancing/rehab)
Small Sites (4 buildings rehab projects)
1535 Jackson — $4M rehab, in construction; 99% complete
1201 Powell/900 Jackson — $2M rehab, in construction; 64% complete.
289 9/800-810 Clement, $1M rehab, in construction; 28% complete.

= 937 Clay — $1.5M rehab, in construction; 44% complete

= 1005 Powell - $7.2M rehab, in pre-acquisition with acquisition target date of Nov 30,
2021 & construction to start Jan. 2021.

= 1590 Broadway — under renovation

= Maceo May; construction loan closed April 2020

= Throughline (777 Broadway, 1204 Mason, 1525-1529 Grant Ave.) major
rehab permitting completed for 777 Broadway & 1204 Mason, and waiting on 1525 Grant
Avenue.

= 730 Stanyan; predevelopment

= Transbay Block 2 Senior; predevelopment
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Attachment D: Asset Management Evaluation of Project Sponsor

o # of projects and avg. # of units/project currently in sponsor’s asset management
portfolio
33 Projects, 84 average units per project

e Sponsor’s current asset management staffing — job titles, FTEs, org chart and status of
each

The Asset Management Department (AM) is comprised of 4.625 FTE:

Director of Asset Management

Senior Asset Manager

Asset Manager

Asset Management Coordinator

Asset Management Assistant (25 hours per week)

Their duties are outlined in the job descriptions included at the end of the document. All positions

are filled.

o Description of scope and range of duties of sponsor’s asset management team
AM monitors the financial and physical health of the portfolio. They produce financial projections
for each building in order to monitor the long-term viability of the property. They commission
capital needs analyses for each building every five years and monitor the process of getting all
called for repairs and replacements done. They collaborate with the Housing Development
Department to develop work-out plans for troubled properties. With the Property Management
Department, they set rents at each building according to the various programs and funding
sources in place. They are the main point of contact between Chinatown CDC (“CCDC”) and the
lenders, partners, and regulators of the portfolio. This includes all periodic reporting.

o Description of sponsor’s coordination between asset management and other functional
teams, including property management, accounting, compliance, facilities management,
etc.

AM meets twice-monthly with the Housing Development, Property Management, and Fiscal
departments to discuss cross-department topics and coordinate the organization’s approach to
property and portfolio issues. The Director of Property Management, Compliance Managers,
and Property Supervisors, and Fiscal Department are located in the same building as AM, which
allows for easy communication and an awareness of each other’s roles and challenges.

e Sponsor’s budget for asset management team — shown as cost center for projects in SF
CCDC does not maintain a separate budget for the Asset Management team since it is part of
their Fiscal Department.

o # of projects expected to be in sponsor’s AM portfolio in 5 years and, if applicable, plans
to augment staffing to manage growing portfolio
With respect to the number of projects the Sponsor expects to have in its asset management
portfolio in the coming five years, CCDC has provided its Real Estate Owned schedule (“REO
schedule.” In the next five years, CCDC will add the following projects to the portfolio:

2060 Folsom (127 units)

1150 3rd Street a.k.a. Mission Bay Block 3E (101 units)
Treasure Island, with Sword to Plowshares (100 units)
730 Stanyan with TNDC (150+units to be determined)
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A number of other projects are under consideration and may be added to the portfolio. In
addition, through the Small Sites program we expect to add 15 to 20
new properties totaling between 60 and 400 units.

AM is a relatively new department and has spent considerable time in the past two years
developing and implementing policies and procedures that are improving the quality and
efficiency of our work. We expect to be able to add these projects without increasing staffing.
The asset management activity that creates spikes in our regular work flow is refinancing. If
these should prove too great a strain on staffing, we have relationships with very competent
consultants who can perform the work for us and charge their time to the project.
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Attachment E: Threshold Eligibility Requirements and Ranking Criteria

MINIMUM EXPERIENCE AND CAPACITY REQUIREMENTS

Respondents must meet the following minimum development team characteristics, experience, and
capacity requirements in order to qualify to be scored and ranked under this RFQ. For Minimum
Qualifications for respondents applying for 100% housing for homeless adults please refer to Sections
[11.D and IV.C.

Racial Equity Capacity: The proposed Development team must document its capacity to successfully
plan, design, and develop racial equity strategies that will lower barriers to obtaining quality affordable
housing for communities of color through employment of staff with appropriate experience and capacity,
contracted services, and/or collaboration with other organizations. Respondents should submit
demographic data of the Boards of Directors of member organizations of the Development Team and of
the staff of the various organizations that make up the respondent team.

Minimum Development Team Characteristics

The proposed development team must include members able to work with MOHCD to create
developments that are responsive to populations disproportionately impacted by systemic racism;
implement a culturally competent approach throughout the development process; align the development
program with City policies on anti-displacement, racially inclusive communities, and creation of stable
housing for vulnerable populations; and create opportunities for Black- and Brown-led developers to be
competitive within the RFQ process.

The proposed Development Team must include:

e Atleast one San Francisco-based non-profit development entity whose mission includes the
development of affordable housing in low-income communities with experience developing
housing for the identified priority populations (such as Certificate of Preference Holders, displaced
tenants, neighborhood residents, San Francisco residents, seniors, families, Plus Housing
waitlist households and/or formerly homeless households) acting either as sole developer or as a
partner in a joint venture, or joint-venture partner, defined as a nonprofit organization;

e A property owner entity with experience owning housing for low-income communities, including
for priority populations (such as COP Holders, displaced tenants, neighborhood residents, San
Francisco residents, seniors, families, Plus Housing waitlist households and/or formerly homeless
households);

e A property management entity with experience managing housing for low-income communities,
including for priority populations (such as COP Holders, displaced tenants, neighborhood
residents, San Francisco residents, seniors, families, Plus Housing waitlist households and/or
formerly homeless households);

e At least one services-providing entity with experience providing services appropriate for the
intended target population(s) of each site.

Letters of Intent or Memoranda of Understanding from service providers and property management
entities that are not affiliated with the developer must be submitted with the application.

Minimum Development Team Experience

Minimum experience must be demonstrated by identifying specific Qualifying Projects in which team
members have participated, as further described below. The proposed Development Team must submit
Attachment 4 - Qualifying Project Form, to document how the Qualifying Project characteristics meet
each of the experience categories below (developer, owner, property manager, service provider.)

To demonstrate the minimum required development team experience, each team should submit one
project for each experience category. When appropriate, teams may submit the same project as



Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772+ 758 Pacific Avenue Attachment E

evidence of experience across multiple experience categories or may use different projects to
demonstrate experience across categories. In all cases, no more than four (4) total Qualifying Projects
should be submitted. Qualifying Projects will not be scored but are used to determine if the
proposed Development Team meets the minimum development team experience required to
develop the Site.

For Developer and Owner, a Qualifying Project must have all of the following characteristics:

New construction in either a Type V over | or Type lll over | construction type (not a requirement
for Minimum Property Manager and Service Provision Experience)

At least 75 units in size

Maijority multiple-bedrooms, only for family projects

Mixed-use including residential (not a requirement for Minimum Service Provision Experience)
Affordable to low- and very low-income households’, formerly homeless residents, families and/or
seniors

Financed with Low-Income Housing Tax Credits.

Minimum Development Experience:

The proposed Developer must have completed within the past ten years at least one Qualifying
Project located in San Francisco. “Completed” means the Project must have received its
Temporary Certificate of Occupancy by the date of the issuance of the RFQ.

For joint venture Developer teams, the experience of the lead entity may suffice for the joint-
venture partnership. A signed Memorandum of Understanding or Term Sheet between joint-
venture Development partners that outlines roles and responsibilities, proposed ownership
structure, etc. must be submitted with the application. Furthermore, a Respondent can qualify for
development experience by contracting with a development consultant for comprehensive project
management services. Finally, the requirement to have served formerly homeless residents may
be satisfied in a non- Type V over | or Type Il over | building. In such a case, the proposed
Developer must provide evidence of having completed a partially Type V over | or Type Il over |
affordable housing building, and separately, an affordable housing building that serves formerly
homeless residents.

Minimum Ownership Experience: The proposed Owner must have owned at least one
Qualifying Project for at least four years prior to the Submittal Deadline of this RFQ. For purposes
of this requirement, the member of the general partner of the tax credit partnership that will own
the completed project is the proposed “Owner.”

Minimum Property Management Experience: The proposed Property Manager must have
managed at least one Qualifying Project for at least 24 months.

Minimum Service Provision Experience: The proposed service provider(s) must have at least
36 months experience providing services to low-income family residents, communities of color,
homeless persons and/or senior citizens within a Qualifying Project.

Note Regarding Experience: For any Respondent team member, the experience of key staff
members may be substituted for the experience of the organization as a whole as long as the
staff members’ experience in other firms was substantive and involved responsibilities similar to
those that they are anticipated to perform during the proposed development of the site. Any
substitution should be clearly identified in Attachment 4, Qualifying Project Form.

Minimum Developer and Owner Capacity Requirements

"' “Low Income” is defined as 60% MOHCD AMI and below. “Extremely Low Income” is defined as 30%
MOHCD AMI and below.
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The proposed Developer and Owner must demonstrate the financial and staffing capacity to successfully
complete the project and manage the asset in the long-term, as further described below.

a.

Financial Capacity: The proposed Developer (or Guarantor where another entity is providing
required guarantees) must demonstrate its ability to obtain competitive financing, as evidenced
by submitting the latest (2) years of either signed federal income tax returns (including schedules
or attachments, if any); or audited financial statements (with management letters, if any). The
proposed Developer must also submit Attachment 5 — Financing Terms for Developer’s
Qualifying Project documenting the equity pricing and debt terms for the Qualifying Project
submitted under Minimum Developer Experience.

Staffing Capacity: The proposed Developer must document its capacity to successfully plan,
design, and develop the Project, throughout the period of development, either through staff with
appropriate experience and capacity, contracted services, or collaboration with other
organizations. To document this, the proposed Developer must submit a written narrative no
more than one page (in Times New Roman font, 12 font size, and 1-inch margins) to document
the experience and capacity of key staff, their workloads, and the organizational structure for
supporting staff. The proposed Developer must also submit Attachment 6 — Projected Staffing
Workload Form to document the work assignments (existing or contemplated) associated with
each staff person expected to work on the Project for Developer.

Asset Management Capacity: The proposed Owner must document its capacity to successfully
manage real estate assets in compliance with City regulatory agreements and restrictions. To
document this, the proposed Owner must submit a recent Real Estate Owned (REQO) schedule,
stating the number of projects and average number of units/project currently in Owner’s asset
management portfolio, proposed Owner’s current asset management staffing noting job titles,
FTEs, and status of each position (filled/vacant) and proposed Owner’s organizational chart.

Racial Equity Capacity: The proposed Developer must document its capacity to successfully
plan, design, and develop racial equity strategy that will lower barriers to obtaining quality
affordable housing for communities of color through staff with appropriate experience and
capacity, contracted services, or collaboration with other organizations. Documentation should
include information evidencing the Developer’s capacity to achieve the goals of this RFQ (see
especially pages 4-5).

Select partners that are able to work with MOHCD to deploy city resources, tools and
expertise to create developments that are responsive to populations disproportionately
impacted by systemic racism;

Ensure that development teams are working within a culturally competent approach through
the development process;

Align each Project with the implementation of City policies on anti-displacement, racially
inclusive communities, and creating stable housing for vulnerable populations;

Create opportunities for growth of smaller and Black, Indigenous and people of color,
(BIPOC)-led organizations in development role or as member of development team
Submit demographic data for the Boards of Directors of each Development Team member
and for the staff of each organization represented on the Team.

MINIMUM EXPERIENCE AND CAPACITY REQUIREMENTS FOR
RESPONDENTS APPLYING FOR 100% SUPPORTIVE HOUSING FOR
HOMELESS ADULTS
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Team Member Specific Minimum Requirements

a.

Minimum Developer Requirements - Lead Developer itself or in partnership with other co-
developers must provide evidence of the following experience:

New construction of at least two affordable housing developments that are both high-density infill
sites, with an aggregate unit count of approximately 75 units or more

Development of at least one supportive affordable housing development for formerly homeless
adults and/or formerly homeless seniors (may be new construction or substantial rehabilitation of
an existing building)

Use of Low-Income Housing Tax Credit financing

For joint-venture Development partners, the experience of either entity may suffice for the joint-
venture partnership. A Memorandum of Understanding between joint-venture Development
partners must be submitted with the application.

Furthermore, a Respondent can qualify for development experience by contracting with a
development consultant for comprehensive project management services. Project management
services should include financial packaging, selection of other consultants, selection of
construction contractor and property management agent, oversight of architectural design,
construction management, and consultation on major aspects of the development process. The
contract for development services must be submitted with the RFQ response and must be
acceptable to MOHCD.

Minimum Ownership Experience - The proposed Owner of the Project must have owned at
least one supportive formerly homeless project in San Francisco for at least 5 years prior to the
Submittal Deadline of this RFQ. In addition, each proposed Owner must provide evidence of
experience with owning housing financed with Low Income Housing Tax credits. This experience
does not have to be on the same project that satisfies the 5-year ownership requirement. If the
Selected Developer entity is not the same entity as the proposed Owner, MOHCD reserves the
right to require that certain members of the Selected Developer remain active in the ownership for
whatever length of time MOHCD deems necessary to ensure operating and financial stability.

For purposes of this requirement, the managing general partner of the tax credit partnership
intended to take ownership of the completed Project and to provide asset management for the
Project is the proposed “Owner”.

Minimum Property Manager Requirements - The proposed property manager for the Project
must have managed at least three supportive formerly homeless or supportive senior rental
projects, including at least one in San Francisco, each for at least 36 months. In addition, the
Property Manager for the Project must provide evidence of experience with managing housing
financed with Low Income Housing Tax credits.

Minimum Service Provision Requirements - The proposed service provider(s) must have at
least 36 months’ experience providing supportive services to formerly homeless adults and/or
formerly homeless seniors including case management and comprehensive services for
homeless households in a residential setting in San Francisco. The proposed service provider(s)
must have the infrastructure to supervise and train the onsite staff and their supervisors. The
service provider must also have experience with and capacity to bill Medi-Cal.

Other Consultants — For any Respondent team, the experience of key staff members or “other
consultants” may be substituted for the experience of the organization as a whole as long as the
staff member’s or consultant’s experience in other firms was substantive and involved
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responsibilities similar to what they are anticipated to perform as a member of the Respondent’s
team.

SELECTION CRITERIA AND SCORING

All applications that meet the Minimum Experience and Capacity Requirements will be scored
and ranked according to the following selection criteria:

Category Points
A. EXPERIENCE: 40
i. Developer (12 pts)
» Experience with the following:
o Completing projects on time and on budget
o Obtaining competitive financing terms
o Developing Type V/I or lll/I construction
o Developing housing for low-income families, seniors,
or the homeless
» Building community support through outreach
» Current staff capacity and experience to take on this project
type
ii. Owner (4 pts)
» Track record successfully owning housing financed with Low-
Income Housing Tax Credits
o Experience owning affordable housing for low-income
families, seniors and/or the homeless
» Current asset management structure, staffing, and portfolio
» Capacity for assuming asset management of an expanded
portfolio once the development is complete
iii. Property Manager (8 pts)
Experience managing property for target populations
Experience achieving high rates of housing retention
Implements low barrier tenant selection policies
Contributes to long-term sustainability of the development
Achieves cost efficiencies in operations

YV VYV VYV

iv. Service Providers (8 pts)

Experience delivering services to target populations

Experience linking residents to the City’s safety net of services

» Works with property management to achieve high rates of
housing retention

» Supports positive outcomes for residents around health and
economic mobility

» If applicable, provides explanation for service contracts
terminated prematurely within the last 5 years

» Discusses barriers to communities of color accessing quality
health care services, employment and educational
opportunities

V. Racial Equity Strategy (8 pts)

» Describes level of racial equity awareness

Y VvV




Evaluation of Request for Acquisition & Additional Predevelopment Financing
772+ 758 Pacific Avenue

January 5, 2024
Attachment E

» Experience providing housing to COP and neighborhood
preference holders

» Uses innovative approaches to engagement with COP and
neighborhood preference holders

» Demonstrates commitment to racially diverse project
development teams

Proposes a substantive partnership that increases
opportunity/capacity for growth of smaller and Black, Indigenous
and people of color, (BIPOC)-led organizations

» Demonstrates experience with serving historically excluded

communities of color

» Describes approaches to overcoming historical obstacles to
communities of color obtaining high quality affordable housing

» Describes experience providing access and implementing
service delivery strategies to historically excluded communities
of color

VISION:
Program Concept (20 pts)

» Describes vision for a development program at this site, while
best achieving the project goals, and includes:

o Aresidential program and other envisioned uses;

o Indicates how the proposed uses and amenities will
enhance the lives of the proposed target population
and the surrounding neighborhood.

» Indicates particular groups served by the programs and
spaces (tots, children, teens, homeless people, young adults,
adults, elderly, disabled etc.).

» Describes how the program will contribute to lowering barriers
to persons of color seeking and retaining quality housing.

60

Community Engagement Strategy (10 pts)
» Describes community engagement strategy and includes:

o The team’s philosophy on community engagement;

o Process for establishing and/or building positive
relationships with surrounding neighbors and the
larger community;

o Efforts designed to engage all interested community
members, including monolingual non-English speaking
members of the community;

o How the Development Team intends to comply with
the City’s Language Access Ordinance.

» Describes the Team’s approach to achieving entitlements for
the project expeditiously and the Team’s approach to
maintaining and building community relationships after
entitlements have been achieved and the development is in
operations.

» Indicate how particular community engagement strategy will
address the historical exclusion of communities of color from




Evaluation of Request for Acquisition & Additional Predevelopment Financing
772+ 758 Pacific Avenue

January 5, 2024
Attachment E

quality housing, including but not limited to marketing to attract
target populations.

Services Delivery Strategy (10 pts)
» Describes the Development Team’s services delivery strategy

and includes:

o The overall service philosophy;

o Model for providing any anticipated services to
formerly homeless residents (including case
management ratio and provision of amenities such as
front desk clerks, if applicable);

o The services goals of the proposed vision.

» A brief description of the desired outcome of the services to be

provided and innovative approaches to services provision,
including the strategy of engaging residents and encouraging
access to services.

Describes how services for residents will be coordinated with
the existing network of services in the neighborhood and
community.

Finance & Cost Containment Approach (10 pts)

Narration that describes the Development Team'’s financing
approach to the project.

Includes the Team’s process for structuring the project and
controlling development costs.

Includes innovative strategies intended to minimize MOHCD’s
projected capital gap financing.

Describes any innovative (i.e. non-standard, routine or
commonly used) direct or indirect cost-cutting strategies
relevant to overall development, construction or operating
expenses.

» Do not include proforma financials.

Racial Equity Strategy (10 pts)
» Describes proposed resident services program, including the

activities or types of services, how they will be provided, and
the approach (such as timeline, hours and days of operation,
examples, and best practices).

Explain how the Development Team’s model removes barriers
to intergenerational wealth, self-sufficiency and resiliency for
persons of color, particularly COP holders, African American
households and/or households in historically African American
neighborhoods.
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» Explain how the strategy aligns with the four primary goals of
this RFQ set forth in the Introduction.

TOTAL POSSIBLE POINTS
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Grocery Stores-

Long Hua’s Grocery Store- 906 Stockton St
S & S Grocery- 1461 Grant Ave

Powell Grocery- 1301 Powell St

ABC Supermarket Inc- 641 Broadway St
The Nature Stop- 1336 Grant Ave

Grant and Green Market- 1401 Grant Ave
VJ Grocery- 1199 Clay St

Union Street Produce Co- 801 Union Street
Grant and Green Market- 1401 Grant Ave
Sheng Hing Market Inc.- 1107 Stockton St
Tian Tian Market Inc- 1117 Stockton
Sun Sand Market- 1205 Stockton St

Schools-

Gordon J Lau Elementary school- 950 Clay St

Jean Parker Elementary School- 840 Broadway St

John Yehall Chin Elementary School- 650 Broadway Street
Chinese Central High School- 829 Stockton St

Francisco Middle School- 2190 Powell St

Sterne School- 838 Kearney St

City College of San Francisco- 808 Kearny St

Garfield Elementary School- 420 Filbert St

Miami Ad School San Francisco- 500 Sansome St

Saints Peter and Paul School- 660 Filbert
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Health Care-

Chinese Hospital- 845 Jackson St

Chinese Hospital Outpatient Services- 829 Pacific Ave

San Francisco Outreach Clinic- 1520 Stockton St

Dignity Health- GoHealth Urgent Care- 170 Columbus Ave Ste 110
One Medical- 559 Clay St 15t and 2" floor

North East Medical Services- 1520 Stockton St

Clay Medical Center- 929 Clay St

Chiro-Medical Express- One Embarcadero Center, Lobby Level

Places of Worship-

San Francisco Evangelical Free Church- 756 Union St
Cumberland Presbyterian Chinese Church- 865 Jackson St
Chinese Congregation Church- 21 Walter U Lum PI
Chinese United Methodist Church- 920 Washington St
Revive San Francisco- 1630 Stockton St

Saint Peter and Paul Church- 666 Filbert St

True Sunshine Episcopal Church- 1430 Mason St
Presbyterian Church- Chinatown- 925 Stockton St
Chinese Independent Baptist Church- 981 Washington St
First Chinese Baptist Church- 15 Waverly PI

National Shrine of St. Francis of Assisi- 610 Vallejo St
Gold Mountain Monastery- 800 Sacramento St

Bank/ATM-

Wells Fargo- 1160 Grant Ave

Bank of America- 1455 Stockton St
Chase Bank- 1318 Stockton St

HSBC Bank- 933 Grant Ave

Citibank- 845 Grant Ave

CTBC Bank- 1143 Grant Ave

Bank of the West- 480 Columbus Ave
U.S. Bank Branch- 1435 Stockton St
First Republic Bank- 1088 Stockton St
Umpqua Bank- 450 Sansome St Suite 120
Metropolitan Bank- 1355 Stockton St
East West Bank 555 Montgomery St
First Bank 460 Montgomery St

Library-
Chinatown Branch Library- 1135 Powell St
North Beach Library- 850 Columbus Ave

Parks and Playgrounds

Huntington Park- California St and Taylor St

Willie “Woo Woo” Wong Playground- 830 Sacramento St
Betty Ong Rec Center- 1199 Mason St

Portsmouth Square- 745 Kearny St

Washington Square- Filbert and Stockton St

Joe DiMaggio Playground- 651 Lombard St

January 5, 2024
Attachment F



Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772+ 758 Pacific Avenue Attachment F

Public transportation routes around 772 Pacific Ave:
8, 30, 45, 10, 12, 1, 41. 82X, 39 and cable cars

Filbert
Union

Green

yallejo

= M
2 (alifornid
Adjacent uses and neighborhood amenities.

The residents who will be occupying 772 Pacific Development will have access to a variety of
green grocers and markets on Stockton St known for their fresh fruits, vegetables, fish and
poultry. When hungry, there is a plethora of restaurants, dim sum shops, and bakeries near the
site to choose from. Nearby are several playgrounds and recreation centers where seniors can
exercise and take their daily walks. Available activities are ping pong, basketball, tennis,
badminton, swimming, and much more. The Chinatown neighborhood has many commercial
retail shops and community serving organizations ready to serve our residents. The Senior
population that is being proposed for the building will be able to take advantage of the resources
available in the local neighborhood. The site is also surrounded by accessible, walkable transit
stops for residents to travel throughout the city.
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Attachment G: Elevations and Floor Plans

N/A
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Attachment H: Comparison of City Investment in Other Housing Developments

See attached.
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Attachment I: Acquisition and Predevelopment Sources & Uses

See attached.



MOHCD Proforma - Predevelopment Financing Sources Uses of Funds

Application Date: 9/8/23 # Units: 175
Project Name: 772 Pacific #Bedrooms: [51_ | LOSP Project
Project Address: 772+758 Pacific Ave #Beds:
Project Sponsor: Chinatown CDC
Total Sources
SOURCES 100,000 | 3.067.731 3,150,000 - - - 10,317,731 |
Acquisition &
Addl Predev
Name of Sources: MOHCD/OCII |Loan TBD
USES
ACQUISITION
[Acauisition cost or value [ | | I [ I 2.000.000 |
[Leqal 7 Closing costs / Broker's Fee | i | | | i |
[Holding Costs | | [ | | | 79,688 |8.5% interest on $1.25M of LOC over 9 months |
[Transfer Tax [ | [ [ | [ 15,000 |
TOTAL ACQUISITION 0 0 0 0 0 213152
CONSTRUCTION (HARD COSTS)
Uit C: 1,206,079 1.206.079 [Include FF&E
mmercial Shell C
Demolition
nsiaht Construction
Offsite line item costs
0 [HOPE SF/OCII costs for streets etc. as a% of hard
Parking coss
GC Bond Taxes 0.0%
GC Overhead & Profit 0.0%
CG General Conditions 0.0%
Sub-fotal Construction Costs | 1,206,079 0 0 [ [ 0| 1,206,07"
[Besign Contt (remove at DD) 0[5% up to $30MM HC, 4% $30-545MM, 3% S45MN+ | 0.0%
|§d Contingency (remove at bid) 0[5% up to $30MM HC, 4% $30-545MM, 3% S45MM+ | 0.0%
Plan Check Contingen Guring Plan Review) 0[4% up to $30MM HC. 3% $30-545MM. 2% $45MM+ | 0.0%
[Hard Cost Construction Cont T 0[5% new 715% rehab 0.0%
Sub-total Construction Contingencies 0 0 0 0 [ [ 0
TOTAL CONSTRUCTION COSTS 1,206,079 0 0 0 0 0 1206079
SOFT COSTS
i & Desian
See MOHCD ABE Fee Guidelines:
Architect design fees 1,089,125 300,000 1,389,125 rts-and-forms
esian 10 the Architect (incl. Fees)
Architect Construction Admin
Additional Services
Sub-total Architect Contract 1,089,125 0 300,000 [ [ 0| 1,389,125
Other Third Party design consultants (not included under]
Architent contract) 112,000 1,231,950 1,343,950 |Both under the Architect & Owner
Total Architecture & Desian| 1,201,125 o[ 1.531.950 0 0 0] 2.733.075]
o o Studies
Survey 18,000 20,000 38000
G Studies 0
Phase | & Il Reports 50,000 50,000
CEQA / Environmental Review consultants 450,000 450,000
NEPA /106 Revi 50.000]
CNA/PNA (rehab onlv)
100,000 100.000 | Name consultants & contract amounts
Total Engineering & Environmental Studies 68,000 50,000 570,000 0 0 0 688,000
Financing Costs
ion Financing Costs
c Loan Origination Fee
= Loan Interest
Title & Recording
CDLAC & CDIAC fees
Bond Issuer Fees
Other Bond Cost of Issuance
S3M of addT predev X 5% Toan Interest over 1 year
Other Lender Costs (specify) 150,000 150,000 |expected from mid-2026 - mid-2027.
‘Sub-total Const. Financing Costs 0 0 750,000 0 0 0 150,000
Permanent Financing Costs
[Permanent Loan Origination Fee 0 ]
[Credit Enhance. & Appl. Fee 0 |
[Title & Recordina 0 ]
Sub-total Perm. Financing Costs 0 0 0 0 0 0 0
Total Financing Costs 0 0 150,000 0 0 0 150,000
Legal Costs
Borrower Leaal fees 30.000] 45.%
Land Use / CEQA Afiorney fees 0
Tax Credit Counsel 50,000
Bond Counsel [}
c Lender Counsel of
Permanent Lender Counsel 0
Other Leqal (specify) 6.500
Total Leqal Costs 0 30,000 0 0 0 101,500
Other Costs
Appraisal 7.000 8,000 15.000]
Market Study 10.000 5,000 15.000]
* [Insurance of
* [Property Taxes I o]
Accounting / Audit 0
+ [Oraani Costs 20,000 20,000
Entitlement / Permit Fees 180,169 320,000 500.169|EIR Planning fees
- ﬁarkeunu I Rent-up 0
|$2.000/uml, See MOHCD UMW Guidelines:
* |Eurnishings d-forms
PGE / Utility Fees 300,000
TCAC App / Alloc / Monitor Fees 34.152
* [Financial Consultant fees 85,000 15,000
fees / Owner's Rep 126.000
Security durina Const 0
* [Relocation 50,000 801,005 220232 1,071,327
Other (specify) I I 0
ther (specify) 0
Other (specifv) I I 0 Coningenr |
Total Other Development Costs 812,321 801,095 568,232 0 0 0 2181648 a5 % of Total
Soft Cost Conti Sof Casts
Contingency (Arch, Eng, Fin. Legal & Other Dev) 190075]  85110] 299818 0] of of 575.903[Should be either 10% or 5% of total soft costs. 8%
TOTAL SOFT COSTS 2,343,921 936,205 3,150,000 0 0 0 6430126
RESERVES
* [Operafina Reserves
Reserves
* [Tenant Reserves
Other (specify)
Other (specify)
Other (specify)
TOTAL RESERVES [ 0 0 0 0 [
DEVELOPER COSTS
Developer Fee - Cash-out Paid at Milestones 550,000
Developer Fee - Cash-out At Risk 0
mmercial Developer Fee
Developer Fee - GP Equily (also show as source)
Developer Fee - Deferred (also show as source) 0
Need MOHCD approval for this cost, N/A for most
D Consultant Fees 0|proiects
Other (specify) 0
TOTAL DEVELOPER COSTS 550,000 0 0 0 0 0 550,000
TOTAL DEVELOPMENT COST [—"4,100,000[ 3,067,731 3,150,000] of of o[ 10,317,731] ]
Development Cost/Unit by Source [ 23,429 17,5630 18,000 o] o] of 58,958 | |
Development Cost/Unit as % of TDC by Source [ 39.7%] 29.7%] 30.5%] 0.0%] 0.0%] 0.0%] 100.0%| |
Acquisition Cost/Unit by Source [ of 11,429] of o] 0] o] 11,429] |
C ion Cost (inc Const C Jnit By Source | 6,892] of of o] of of 6.892] |
C ion Cost (inc Const C [ 9.81] 0.00[ 0.00] 0.00] 0.00] 0.00] 9.81] |
*Possible non-eligible GO Bond/COP Amount:
City Subsidy/Unit 23,429
Tax Credit Equity Pricing: 094
Construction Bond Amount: 85,617,661
Construction Loan Term (in months): 41 months
Construction Loan Interest Rate (as %): 831%

1of1



Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772 Pacific Avenue Attachment J

Attachment J: Permanent Sources & Uses

See attached.



MOHCD Proforma - Permanent Financing Sources Uses of Funds

Application Date: 918/23 #Units: 175
Project Name: 772 Pacific #Bedrooms: LOSP Project
Project Addrss 7724758 Pacific Ave #Beds:
Project Sponsor: Chinatown CDC
Total Sources Comments
SOURCES - 171772330 |
Name of Sources: MOHCDIOCHI |interest HCD-MHP | HCD-UG | FHiBAHP | GPEauty | 1P Equity
UsEs
[ value T I T I T T T T I T ]
[Leaal / Closina costs / Broker's Fee. I [ | [ | [ | I I [ |
[Holdina Costs | I | I I | I | I | |
[Transfer Tax | [ | [ | | [ | I | ]
TOTAL 0 Qg 0 Qg 0 0 0 [
CONSTRUCTION (HARD COSTS)
* [Unit 285645 35247754 7,000,000 42,766,601
* [Commercial Shell Construction 3.000.000
* [Demolition 400.000
Remediation 300,000
N &émh« s Construction
B 5.000.000] 25 a % ofhard
Parking costs
(GC Bond Premium/GC Insurance/GC Taxes 17%
(GC Overhead & Profit 3.8%
[CG General Condiions 3.9%
Subfotal Construction Costs | 3,085,645 0| 35247.754 7,000,000 0 0
Design Contingency (remove at DD) 2,900,000 3.0%
Bid Contingency. at bid) 21.6%
Plan Check Contin Plan Revi 1,900,000 2.0%
[Hard Cost Construction Contingency 5.0%
Sub-total Construction Contingencies | 7,900.000 0] 2900000 0 [ [ 0] 30.400,000
TOTAL CONSTRUCTION COSTS  5.885.645 0 38147756 5000000  1.000.000 0 76868701 0 126902100
SOFT COSTS
Architecture & Desian
526 MOFCD ABE Fes Guidaines:
Architect design fees 1,500,000 1,500,
esian e Architect (incl Fees) [
rchitect Construction Admin 800,000 800,000,
[
Additional Services [0
Contract 2,300,000 0 [ [ [ [ 0 0] 2300,000
(Gther Third Party design consulants (not included under -
Architect contract) Civl, Dry Utities, Geotech, Structural, MEP, Special
Inspections, Landscape, Code Consuling, Acoustical,
Waterproofing, EnergyINZE, TeleData, Waste
Management, Commercial Kitchen, Technology, Cost
2,100,000 2,100,000 Estimating, Net Zero Eneray. Archeoloaical, efc.
Total Architecture & Desian| 4,400,000 0 0 0 0 g 0 o[ 4400000
tudi
50,000
Phase | & Il Reports 750000
(CEQA / Environmental Review Consultants 950.000
T 50,000
(CNA/PNA (rehab onlvi
consultants 300,000
Total Enaineering & Environmental Studies|  1.500.000 0 0 0 0 g 0 o[ 1500000,
Financina Costs
Financing Costs
[Construction Loan Oricination Fee
[Construction Loan Interest 17.405.466 [TEX loan + Tail
Tite & Recording
CDLAC 8 CDIAC foes
[Bon Issuer Fees
[Other Bond Cost of Issuance 25,000 [ COT contingency
oan fes Tesuer Fimanci
($60K), Construction Lender Expenses (S60K),
Trustee Fee ($10K), & Additional Predev Working
Capital at 5% interest from mid-2026 to mid-2027
Other Lender Costs (specify) 770,000 770,000 (53 X 5% = $150K).
‘Sub-fotal Const. Financing Costs | 19,268.435 0 O 0 G 0 0 0| 19.268.435
Permanent Financina Costs
[Permanent Loan Oriaination Fee |
[Credit Enhance. & Appl. Fes ]
[Title & Recordin ]
‘Sub-total Perm_ Financina Costs. 0 T T 0 T 0 [
Total Financina Costs 0 0 0 0 0 ] o
Leaal Costs
Borrower Lodal foes Construction Closing_ Svndication-GP
Land Use / CEQA Aliorney fees Commercial
Counsel
Bond Counsel
Consiruction Lender Counsel
P:  Lender Counsel 10.000 [Leaal - Perm Closina
Total Leaal Costs 305.000 0 0 0 0 g 0 g
or
Aooraisal 20,000
15,000
*[insurance 2500.000 2.500,000
. 10.000
[ Accounting / Audit 55,000
“[o Costs 20,000
Entilement / Permit Fees 7.700.000 7700.000
* [Marketing / Rentup 396,000
*[Furnishings 463,500 foms
PGE / Utiity Fees 700.000
[TCAC Aoo / Alloc / Wonitor Fees 152,004
* [Financial Consultant fees 125,000
Construction Managemen fees / Owner's Rep. 250.000
Securit during Construction [
SBO0K for New Asia & S300K for 758 business and
* | Relocation 1,100,000 |resi
Commercial Start-up Expenses 50,000,
’5; Ats G 370011 oSO
[Accrued Deferred Interest - MOHCD [ 1.255.875] 1.255.875. Gontingency
Total Oth 7926515 1255875 0 g 0 g 0 0 9482390 2 %o o
Soft i Soft Costs
[Continaency (Arch. Ena. Fin. Leaal & Other Dev [_6700.000 I 0] 0] 0] o] 0] 6.700.000[10% of soft cosls +3% 4wvrs 19.3%]
TOTAL SOFTCOSTS 40109950 1255875 g o 0 0 0 41365825
RESERVES
* [Oeratina Reserves 719.405 719. @‘
0
* [Tenant 0
85,000 85.000
oeciiv) 0
* [Other (specifv) [ of
TOTAL RESERVES 804,405 g g g g g g Qg 804.405
DEVELOPER COSTS
evelover Fee - Cash-out Pad at Mikestones 2200.000 I 2,200,000
loper Fee - Cash-out At Risk | 0
ommercial Developer F [
evelover Fee - GP Eautty (250 show as source) 500000 500,000
eveloper Fee - Deferred (also show as source)
| Need MOHCD approval for this cost, N/A for most
Devel tant Fees 0orolects
Other (soe 1 o]
TOTAL DEVELOPER COSTS 2,200,000 o 0 0 0 500,000 0 0 2,700,000
TOTAL DEVELOPMENT COST 76,868,701 o 171,772, ;@‘ ]
Development Cost/Unit by Source 280,000 7.176] 217,987 28571 5.714) 2,857 439,250[ 0 981,556 |
Development CostUnit as % of TDC by Source 26.5%| 07%] 22.2%] 2.0%] 06%] 0.3%] 248%] 00%] 100.0%] ]
Acquisition Cost/Unit by Source [ of of of of of of of of of ]
Construction Cost (inc Const Confingency)/Unit By Source 33602 o s 28571 5714] of 439250 o 725155 ]
Construction Cost (inc Const 47.85 0.00[ 310,14 40.65 813] 0.00 624.95 0.00[ 1,031.72 |
“Possible non-eligible GO Bond/COP Amount:
Gity Subsidy/Unit 280,000

‘Tax Credit Equity Pricing:
Construction Bond Amount:
Construction Loan Term (in months):
Construction Loan Interest Rate (as %):




Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772 Pacific Avenue Attachment K

Attachment K: 15! Year Operating Budget

See attached.



N
LOSP Units Units

MOHCD Proforma - Year 1 Operating Budget

ion-LOSP

Application Date: 9/8/2023 Project Name: 772 Pacific
Total # Units: Project Address: 7724758 Pacific Ave
First Year of Operations (provide data assuming that
Year 1 is a full year, e 12 months of operations): 2030 LOSPInonLOSP Allocation Project Sponsor: Chinatown CDC
ICOME LOSP__ noniOSP Total Comments
dental - Tenant Rents 120000 | 1,434,312 | 1,564,312 |Links from New Proj - Rent & Unit Mix Worksheat [Atternative LOSP Spiit
il - Tenant. GSP) o] 973068 973,068 |Links from ‘New Proj - Rent & Unit Mix Worksheet Residential - ents (N
idential -LOSP T s 503,063 503.063
ommercial Space 0 [from ‘Commercial Op. Budget Worksheet. Commercial allocation: 100%
esidential Parking 0 [Links from ‘Utiies & Other Income' Worksheet
Rent Income 0 [Links from tiiies & Other Income Worksheet [Atternative LOSP Spiit I
[l ive Senvices
interest Income - Project Operations 0 [Links from ‘Utities & Other Income' Worksheet
aundry and Vending 211 7,07 9,192 [Links from 'Utiities & Other Income" Worksheet i Split ]
Tenant Charg 0 |Links from ‘Ufiities & Other Income' Worksheet Tenant Ch: |
Residential Income 0 [Links from ‘Utiities & Other Income' Worksheet
Other Commercial Income 0 from ‘Commercial Op. Budget Worksheet; Commercial allocation: 100% [Atternative LOSP Spiit
[Withdrawal from Capialized Reserve (deposi 1o operating acoount] [ 0 Withdrawal pitaized
Gross Potential Income 625,177 _ 2,414,458 3. u:s sas
[Vacancy Loss - Residential - (6,000 [Vacancy loss is 6% of Tenant Rents. |
[Vacancy Loss - Residential - Tenant Assistance Payments 0 (48.653)| )[Vacancy loss is 5% of Tenant Assistance Payments.

[Vacancy Loss - Commercial

[ 0 [from ‘Commercial Op. Budget Worksheet, Commercial

llocation: 100%

EFFECTIVE GROSS INCOME 619,177 2294089  2.913.266 PUPA: 16,647
OPERATING EXPENSES
[Atternative LOSP Spiit
@-nmm Fee [ 324a] 100,056 [ 142,800 | | e |
ee I 584 | 18,696 | 24,260 | |Asset Management Fee |
Sub-total Management Expenses 3428 128652 167,080 PUPA: 955
sal [Attornative LOSP Spiit
Office Salaries 46,797 | 203466 | Office Salaries
Manager's Salary 17,70 I
Health Gther Benefits 35,25 benefits) Health Insurance and Other Beneflts
[Other 7063
[ Unit 97 t-Free Unit
Sub-total Salaries/Benefits 173,35 580,375 753.734 PUPA: 4.307
dvert; d Markeling 62 2,007 2723
Office Expenses 8705 29,144 37,849 |Of Computer Services, Telephone
Office Rent 0 0 Projected LOSP Spiit |
Legal Expense - Property 993 324, 3T erty |
5570 18,646 24,216
Services 4,589 15,362 19,950 Projected LOSP Spiit |
Bad Dobls 887 969 856 Bad Debts 1
4,584 15,347 19,931
Sub-total Administration Expenses 25,954 86,888 2,842 PUPA: 645
Utilities Spit
Electricity 30,820 103,179 133,999 | [Electricity |
[ Water 21,581 72,249 93,830 |
[Gas 0 o of |
[Sewer 30,687 133422 | |
Subtotal U 83088 278,163 361,251 PUPA: 2,064
Taxes and Licenses [Aternative LOSPSpIt |
Real Estate Taxes | 10,000 | Real Estate Taxes |
Payroll Taxes | 54,613 | Payrol Taxes. |
[ Taves, Licenses and Permits [ 2,896 12,590 |
Subtotal Taxes and Licenses 17,757 59,446 77,203 PUPA: 441
Insurance
[Property and Liabilty insurance [ 49453 165,558 | 215,011 | 1
[Fidelty Bond Insurance [ 0 of I Altornative LOSP Spit ]
Worker's Compensation I 5320 | 17810 23130 | [Work 1
Director's & Officers’ Liability Insurance i 0 0] I
Sub-total Insurance 54772 183369 238141 PUPA: 1,361
& Repair Altornative LOSP Spit.
Payroll 44066 | 147527 191,503 |Janitorial & Misc Maintenance Payrol
Supplies 0 0 Supplies
Contracts 94034 | 314,808 408,842 |Painting, Repairs. Grounds, Elevator Contracts
Garbage and Trash Removal 15,681 52,496 68,177 [Atternative LOSP Spit
ity P: ract 2,786 9,325 12,111 ity
FEVA:: Repairs and Maintenance o 0
Eauprent Oporaion g Repare o 0
[ Operating and Mainten: ] 0
‘Sub-total Mainienance & Repar Exponses 56565 534157 680,723 PUPA: 3,890
[Altornative LOSP Spi
[Supportive Services | 0] 221.425] 221,425 |
[ ial Expenses [ [ 1 0 [from ‘Cormmercial Op. Budget Worksheet: Commercial allocation; 100%
TOTAL OPERATING EXPENSES 549,924 2062475 2612399 PUPA: 14,928
Reserves/Ground Lease Base Rent/Bond Fees
round Lease Base Rent 3.450 11,550 15,000 | Ground lease with MOHCD | Provid here, i needed. ]
ond Monitoring Fee 575 1925 500 [Alternative LOSP Spit I
it 20, 125 67375 87,500 [$500 PUPY | |
waﬂnn 0 |
i 1 Deposit a [ [ 1
ther Roquired ReseNe 2 Deposit. 0 0 |
equired R it's, Commercial 0 [from ‘Commercial Op. Budget' Worksheet; Commercial
e R s Taas Base RoriBond Foos 24,150 80,850 105,000 PUPA: 600 708
Morlgage Rate: 0.00%
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond
Fees) 574074 2143325 2717399 PUPA: 15528 Term (Years): 30
Supportable 1t Morigage P 179,694
NET OPERATING INCOME (INCOME minus OP EXPENSES) 45103 150764 195,867 PUPA: 1.119 Supportable 1st Mortaage Amt: $5.300825
Proposed 1st Morigage At $49,000,000
DEBT PAY PAYMENTS (*hard debt’ LOSP Soiit ]
Hard Debt - First Lender ] [ Provid here, f needed. ard Dobt - i Lender _
Hard Debt- Second Lender (HCD Program 0.42% pyr. or other 2nd Le 36851 123370 160,221 [HCD MHP Provide addtional comments here, if needed. ender (HCD Program 0.
Hard DebL- Third Lender (Other HCD Program, or other 3rd Lender) [ 0 Provide addlional comments here, if needed. fard Debt - Third Lender (Other HCD Proaran
Hard DebL- Fourth Lender o 0 I Provid here, if needed. Lender
[Commercial Hard Debt Service: [from Commercial Op. Budget Worksheet; Commercial llocation: 100%
TOTAL HARD DEBT SERVICE 36.851 123370 60,22 PUPA: 916
CASH FLOW (NOI minus DEBT SERVICE) 8252 27.304 35,646
Commercial Onlv Cash Flow 0
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income)
AVAILABLE CASH FLOW 8252 27,394 35,646
USES OF CASH FLOW BELOW (This row also shows DSCR.) 122
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
[Belowthe-line” Asset M fee (uncommon in new projects, see policy) 0 0 ]
[ Fee (see policy for imits) 7102 23,776 30,676 [1s0 1
Investor swce Fee (aka "LP Asset Mgt Fee") (see policy for limits) 1150 3.850 5.000 [2nd Altornative LOSP Split ]
e P: 0 Other Payments |
orear vz PoerPrn=Paneer et [ 0 TProvide addiional comments here. f needed. [Non-amortizing Loan Pmnt - Lender 1 (select
Loan Prnt - Lender 2 comments field) 0 0 e here, if needed. |
[Deferred Developer Fee (Enter amt <= Max Fee from cell 1130). 0 0 Def_Develop. Fee split: 0% | Provide here, if needed. [Deferred Developer Fee (Enter amt <= Max F]
TOTAL PAYMENTS PRECEDING MOHCD 8.252 27,626 35878 PUPA: 205
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS
PRECEDING MOHCD) © (232) (232)
Residual Receiots Calculation
Does Project have a MOHCD Residual Receipt Obligation? Yes  Project has MOHCD ground lease? Yes
Will Project Defer Developer Feo? No
Max Deferred Developer FeelBorrower % of Residual Receipts in Yr 1 33% Sum of DD F from LOSP and non-LOSP:
% of Residual Recelpts available for distribution (o soft debt lenders in 67% Ratio of Sum of DDF and calculated 50%
Soft Debt Lenders with Residual Recelots Obligations (Select lender Total Principal Amt
[ Al MOHCDIOCII Loans payable from res. rects $45.000.000
MOHCDIOGT - oot Lo valis or o Aoa Gt Ground Lease Value $150.000
HCD (soft debt loan) - Lender 3
Other Soft Debt Lender - Lender 4
Other Soft Debt Lender - Lender 5
MOHCD RESIDUAL RECEIPTS DEBT SERVICE
MOHCD Residual Receipts Amount Due I [ 0] 0 [67% of residual receipts, multplied by 100% — MOHCD's pro rata share of al soft debt
Proposed MOHCD Residual Receipts Amount to Loan Repayment | [ o] 0 [Enterfoverride amount of residual receipts proposed for loan repayment.
[Proposed MOHCD Residual Receipts Amount to Residual Ground Lease] [ o] 0 [if applicable, MOHCD residual receipts amt due LESS amt proposed for ioan repymt.

REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS
DEBT SERVICE

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE

HCD Residual Receipls Amount Due |
Lender 4 Residual Receipis Due I
Lender 5 Residual R |

o OHeD St Receipts Debt Service

REMAINDER (Should be zero unless there are
iow)

[Qwner D e |

[Other ) I

Final Balance (should be zero)



MOHCD Proforma - Year 1 Operating Budget

Application Date: 91812023
Total # Units:
First Year of Operations (provide data assuming that
Year 11is afull year, i.e. 12 months of operations): 2030
ICOME
dential - Tenant Rents

non-LOSP. [Approved By (reqd)
0.00% 100.00% |

Tenant. OSP)
LOSP T ments
ommercial Space

esidential Parking
Rent

income
I

Inel\-l.OSP

IAwfww By (reqd)

Interest Income - Project Operations

LosP.

Tionly acceptable if LOSP-specific expenses are beir

aundry and Vending
Tenant Charg

Inon-LOSP

| racked at entry level in the project's accounting ey

Residential Income

Other Commercial Income

[Withdrawal from Capitalized Reserve (deposit to operating account])

Losp.
0 operating account)

[non-LOSP
I

IApmlwed By (reqd)

Gross Potential Income
[Vacancy Loss - Residential - I
[Vacancy Loss - Residential -Tenant Assistance Payments 1
[Vacancy Loss - Commercial |

EFFECTIVE GROSS INCOME

OPERATING EXPENSES

LosP.

non-LOSP

IApplwsd By (reqd)

@-nagsm Fee I
oo |

Sub-total

sal

LosP.

non-LOSP.

[Approved By (reqd)

Office Salaries
Manager's Salary
H

fealth Other Benefits

[Other
I

23.00%

77.00%

Unit

‘Sub-total Salaries/Benefits

dvert d Marketing
Office Expenses

Office Rent

Losp.

(only acceptable if LOSP-specific expenses are being

Legal Expense - Property

non-LOSP
23.00%

77.00% | tracked at enttry level in the project's accounting system)

Services

Losp.

Tnon-LOSP

(only acceptable i LOSP-speciic expenses are being

Bad Debts.

23.00% |

77,005 | racked at entry level in the project’s accounting system)

‘Sub-total Administration Expenses

Utilities

LoSP.

Tionly acceptable if LOSP-specific expenses are being

Electricity

23.00%

Inon-LOSP

77005 racked at entry level in the project’s accounting system)

(Water
[Gas
[Sewer

Sub-total Ut

Taxes and Licenses

Real Estate Taxes

Tnon-LOSP

TAporoved By (reqd)

Payroll Taxes

Taves, Licenses and Permits
Sub-total Taxes and Licenses

Insurance
[Property and Liabilty Insurance

[Fidelty Bond Insurance

LosP.

Inu\-l.OSP

IAW By (reqd)

I
I
Worker's Compensation I
Director's & Officers’ Liability Insurance ]

Sub-total Insurance

& Repair

Losp.

non-LOSP.

[Approved By (reqd)

Payroll

23.00%

77.00%

Supplies

23.00%

77.00%

non-LOSP

| Approved By (reqd)

Contracts
Garbage and Trash Removal
ity P: ract

Fgm Repais snd Mainienznce
Eaubrient Coealon s Repels

Operating and Mainten:
‘Sub-total Mainianance & Repal Expenses

[Supportive Services I

non-LOSP TApproved By (reqd)
0.00% 100.00% |

Expenses I

TOTAL OPERATING EXPENSES

Reserves/Ground Lease Base Rent/Bond Fees
round Lease Base Rent

ond Monitoring Fee

LosP.

| Approved By (reqd)

waﬂnn

it

1D
ther Roquired Reserve 2 Deposit
equired R ils, Commercial
Sub-t uml Reserves/Ground Lease Base Rent/Bond Fees

TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond
Fees)

NET OPERATING INCOME (INCOME minus OP EXPENSES)

non-LOSP

[Approved By (reqd)

100.00%

[Commercial Hard Debt Service: |
TOTAL HARD DEBT SERVICE

CASH FLOW (NOI minus DEBT SERVICE)

Commercial Onlv Cash Fi

low
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) ~a-LOSP (residual income) |

AVAILABLE CASH FLOW

USES OF CASH FLOW BELOW (This row also shows DSCR.)
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
[Belowthe-line” Asset M fee (uncommon in new projects, see policy)
[ Fee (see policy for limils)

LoSP.

non-LOSP

Invesior Service e (aka P Assel Mol Fee’)(sce poly o ]
o

Iprw-d By (reqd]

Non«mmzm Loan Prmnt - Lender 1 (select lender

lender in comments field) |

Loan Pmnt - Lender 2 comments fied)

[Deferred Developer Fee (Enter amt <= Max Fee from cell 1130)

0.00%]

100.00%

TOTAL PAYMENTS PRECEDING MOHCD
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS
PRECEDING MOHCD)

Residual Receiots Calculation
Does Project have a MOHCD Residual Receipt Obligation?
Will Project Defer Developer Fee?
Max Deferred Developer Fee/Borrower % of Residual Receipts in Yr 1
% of Residual Receipts available for distribution to soft debt lenders in

Soft Debt Lenders with Residual Receipts Obligations

MOHCDIOOT - Cootng e vaiie or o Aca Cost
HCD (soft debt oan) - Lender 3

Other Soft Debt Lender - Lender 4

Other Soft Debt Lender - Lender 5

MOHCD RESIDUAL RECEIPTS DEBT SERVICE
MOHCD Residual Receipts Amount Due ]
Proposed MOHCD Residual Receipts Amount to Loan Repayment |

[Proposed MOHGD Residual Receipts Amountto Residual Ground Leass]

REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS
DEBT SERVICE

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
HCD Residual Receipls Amount Due ]
Lender 4 Residual Receipis Due |
Lender 5 Residual R I
o MOHED sl Seceiis Dbt Service

REMAINDER (Should be zero unless there are
iow)

[Qwner D e ]
[Other ) |

Final Balance (should be zero)

HVALUE!



Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772 Pacific Avenue Attachment M

Attachment L: 20-year Operating Proforma

See attached.



MOHCD Proforma - 20 Year Cash Flow

Other Required Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE

her Reserve 2 Starting Balance

erR
erR
erR

_\n

eserve 2 Deposits |

eserve 2 Withdrawals |

eserve 2_Interest |
Other Required Reserve 2 Running Balance

FEE)

=
—

=
=

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
75 40 135 Year 1 Year2 Year 3
23.00% ___77.00% 030 2031 2032
% annual| % annual Comments non- non-
INCOME inc LOSP| increase | (related to annual i LOSP__| non-LOSP | Total LosP | LOsP Total LosP | LOSP Total
Residential - Tenant Rents 1.0% 25% 120,000 1,434,312 1,554,312 121,200 1,470,170 1,591,370 122,412 1,506,924 1,629,336
Residential - Tenant Assistance Payments (Non-LOSPY n/a 4.0% [s08 - 973.008 | 973.068 — | 1.011.991] 1011901 — | 1.052470] 1052470
Residential - LOSP Tenant Assistance Pavments nla nla 503,063 503.063 512.837 512,837 531.523 531.523
7B
I Space n/a 5% 100% - - -
Resldenlla\ Parking 5% | 25% - - - - - - - - -
Miscellaneous Rent Income 5% 5% - - - - - B - B -
‘Supportive Senvices Income 5% 5% - - - - - - - - -
Interest Income - Proiect Operations 5% 5% - - - - - - - -
[Laundry and Vendlna 5% 5% 2114 7.078 9192 2,167 7.255 9422 2,221 7.436
Tenanl Char 5% | 25% - - - B - - B - -
s Resdental oo 5% 5% - - - - - - - - -
Other C I Income nia 2.5% _|Commorcialto Rosidential alocaton: 100% - . .
Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) n/a n/a__|appicable -
Gross Potential Income 625,177 2,414, 45: 3,039,635 636,204 zru 2,489, 115 31250620 szu 656, 155 2,566,831 3,222,987 sw
Vacancy Loss - Residential - Tenant Rents [__nla | nla__|Enterformuias manually per relevant MOH 16,000)
Vacancy Loss - Residential - Tenant Assistance Payments [ na n/a | policy: annual incrementing usually not - —
Vacancy Loss - Commercial | Wa |appropriate T | T
GROSS INCOME G157 2294080 2913266 630144 2365307 2994 650,036 2438861 300859
OPERATING EXPENSES
G}
[ Fee [ a5 | 5% |shede [ 32844 | 109,956 | 142,800 113804 | 147798 |  as1e3| 1177ss | 152971
[Asset Fee [ 3.0% | 3.0% [per MOHCD policy [ 5,564 18,696
Sub-total Management Expenses 38,428 128,652 167 080 J HJ 061 172 806 41,108 137 622 173 730
Salaries/Benefits
Salaries 5% 46,797 756,669 210587
Manager's Salarv 5% 17.701 50.259
Health I d Other Benefits 5% 35.251 718,016
5% 70,631 236.46:
L Rent-Free Unit 5% .978 9, 3.082 . X
Sub-total Salaries/Benefits 173,359 580,375 753,734 179,426 600,688 780,115 185,706 621,712 807,419
Advertising and Marketing 5% 626 2,097 2,723 648 2,170 2818 671 2,246 2917
Office Expenses 5% 8.705 29.144 37.849 9.010 30.164 39.174 9.325 31.219 40.545
Office Rent 5% - - - - - - - - -
Leaal Expense - Property. 5% 993 . 1.028 4468
Audit Expense [ 35% 5570 7 5.765 2
Senvices 5% | 3.5% 4,569 1 749
Bad Debts 5% | 3.5% 887 918
|E 5% | 3.5% 4564 i 4745 21.3
Sub-total Administration Expenses, 25,954 E 26,862 120,879
u ies
Electricity ] 35% | 35% | | 30820
Water [ 35% | 35% | [ 21,581 77.395 mu 513
Gas [ 35% 35% | | -
Sewer 35% 35% | I 30,687 . X
‘Sub-total Utilities 83,088 278,163 361,251 85,996 287,899 373,895 89,006 297,975 386,981
Taxes and Licenses
[Real Estate Taxes | 35% | 35% | | 2.300 | 10.000 | 2.381 |
Payroll Taxes | 35% | 35% | [ 12,561 |
Mis Taxes. Licenses and Permits 35% 35% | | 2.896 | X X X X
Sub-total Taxes and Licenses 17,757 59,446 77,203 18,378 61,527 79,905 19,021 63,680 82,702
Insurance
[Property and Liabilty Insurance [ 35% 35% | I 49,453 | 165556 | 215011 | 51,183
Figeity Bond Inurance [ 35% 35% | | - - -1 - - - - -
ion | 35% | 35% | [ 5,320 | 17,810 | 23,130 | 5,506 18,433 | 23940 | 5,699 19,079 | 24777 |
bility Insurance [ 35% | 35% | | - - | - - | - 1 |
Sub-total Insurance 54772 83,369 238,141 56689 189786 246476 58674 196420 265103
i & Repair _
[Pavroll 5% | 35% 44,066 147.527 191,593 45,609 152,690 47.205 158,034
5% 5% - - - - - - -
5% | 3.5% 94,034 314,808 | 408842 97325 | 325807 X 700, 731 357,231
5% 5% 15,681 52,496 68,177 16,230 54,334 3
5% 5% 2.786 9.325 12111 2.883 9.652 2954 9.990
IHVAC Repairs and 5% 5% - - - - - -
Vehicle and Eauipment Operation and Reoans 5% | 35% - - - - - - - - -
Mi Oerating and xpen: 5% 5% - - - - - - - - -
Sub-total Mamlananco & Repair Expenses 156,566 524,157 680,723 162,046 542,502 704,548 167,718 561,490 729,207
ive Services [ 35% 35% | I | 221,425 221,425 | - | 229175 220475 - [ 257.196]  237.196 |
| ial Expenses J |Commerer o Resqonta iocavon: 00% __| [ ] [ . R
TOTAL OPERATING EXPENSES 549,924 2,062,475 2,612,399 569,143 2,134,568 2,703,712 589,035 2,209,182 2,798,216
PUPA (w/o Reserves/GL Base Rent/Bond Fees) g
Reserves/Ground Lease Base Rent/Bond Fees Note: Hidden columns aro in between tolal columns. To updal
Ground Lease Base Rent 3450 71,550 3450 15,000 3,450
[Bond Monitoring Fee 575 1,925 0 575 575 1,925
Replacement Reserve Deposit 20,125 67375 20,125 20,125 67,375
Operating Reserve Deposit - - - - - - - -
Other Required Reserve 1 Deposit - - - - - - - - -
Other Required Reserve 2 Deposit - - - - - - - - -
R
Required Reserve Deposits, Commercial |Commerciato Resigenti aocaton: 100% - - - - - - - - -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 24,150 80,850 105,000 24,150 80,850 105,000 24,150 80,850 105,000
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 574,074 2,143,325 2,717,399 593,293 2,215,418 2,808,712 613,185 2,290,032 2,903,216
A (w/ Reserves/GL Base Rent/Bond Fees) 15,528
NET OPERATING INCOME (INCOME minus OP EXPENSES) 45103 150.764 195.867 36.851 149,889 186.740 36.851 148,829 185.680
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans) Note: Hidden columns are in between tolal columns. To updat
ard Debt - First Lender | [Enter comments re- annual inerease. etc. , - - , - 5 - 5 -
ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36,851 123370 | 160221 36857 | 123370 | 160221 | 3681| 123370 ] 160221
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter - - - - - = - - B
ard Debt - Fourth Lender | Enter comments re: annualincraase, - 5 5 5 - . . 5 .
c | Hard Debt Service | - - -
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221 36,851 123,370 160,221
‘CASH FLOW (NOI minus DEBT SERVICE) 8,252 27,394 35,646 - 26,519 26,519 - 25,459 25459
Commercial Only Cash Flow
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) -] -] [ - [ - -1
AVAILABLE CASH FLOW 8,252 27,394 35,646 - 26,519 26,519 - 25,459 25,459
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 1.222 1.166 1.159
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL Note: between total columns. To updat
3.0% | 3.0% [per MoOHGD poley - - 5 , 5 , 5
3.0% | 3.0% [per MOHCD poliey 7,102 23776 30878 - - - -
per MOHCD policy no annual increase 1.150 3,850 5,000 - - - -
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - - N - - N
jon-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - - - - , 5
Deferred Developer Fee (Enter amt <= Max Fee from row 131) - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD 8,252 35,878 - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) 0} (232) - 26519 26519 - 25.459 25459
Does Project have a MOHCD Residual Receipt Obligation? Yes
Wil Project Defer Developer Fee? No
Residual Receipts splt for all years. - Lender/Owner 67%/33%
Max Deferred Developer Foo Amt:
Dist. Sot Gum. Deferrod Developer Fee: - - -
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7 SOGRT
MOHCD Residual Receipts Amount Due 100.00% [loans. and MOHCD residual receipts policy - 17.679 16.973
Pmuased MOHCD Residual Receipts Amount to Loan Repayment - 17,679 16,973
osed MOHCD Residual Receipts Amount to Residual Ground Proposed Total MOHCD Amt Due less Loan
Loee Repayment - - -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual Receipls Amount Die 0.00% [NSHCD Firancg
Lender 4 Residual Receipts Due 0.00%
[Cender & Residual Receipts Due | 0.00%
Total Non-MOHCD Residual Receipts Debt Service B
REMAINDER (Should be zero unless there are below) -
Owner Di |
[Other D T |
al Balance (should be zero) -
EPLACEMENT RESERVE - RUNNING BALANCE
[ eserve Starting Balance ] 1]
I eserve Deposils |
[ eserve Withdrawals (ideally fied to CNA | — -1
eserve Interest | — 1
RR Running Balance 87,500 175 000 262,500
[RR Balance/Unit 8500 1,000 $1,500
OPERATING RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance |
[Operating Reserve Deposits |
[Operatina Reserve Withdrawals |
[Operatina Reserve Interest |
OR Running Balance B -
‘OR Balance as a % of Prior Yr Op Exps + Debt Service 0. 0"a 0.0%
OTHER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance
[Other Reserve 1_Deposits |
[Gther Reserve 1 Withdrawals |
[Other Reserve 1_Interest |

o



MOHCD Proforma - 20 Year Cash Flow

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
175 40 135 Year 4 Year 5 Year 6
23.00% ___77.00% 2033 2034
% annual[ % annual Comments
INCOME inc LOSP| increase | (related to annual inc assumpt LOSP__|non-LOSP | _Total LOSP | non-LOSP | _Total LosP non-LOSP | Total
Residential - Tenant Rents 1.0% 25% 123,636 544,597 124,872 1,583,212 1,70 35 622,792 748,914
Residential - Tenant Assistance Payments (Non-LOSPY n/a 4.0% [s08 - 1,094,569 - 7,138,352 | 1.138.352 7,183,686 | 1,183,886
Residential - LOSP Tenant Assistance Payments n/a n/a 550,891 570,966 570,966 7772 591,772
7B
| Space n/a 5% o0 - - -
Resldenlla\ Parking 5% | 25% - - - - - - - - -
Miscellaneous Rent Income 5% 5% - - - B - - - - -
‘Supportive Senvices Income 5% 5% - - - - - - - B -
Interest Income - Proiect Operations 5% 5% - - - - - - -
[Laundry and Vendlna 5% 5% 2,277 7,622 9,899 2,334 7.813 10,146 2,392 008
Tenanl Char 5% | 25% B - - - - B - -
s Resdental moome 5% 5% - - - - - - - - -
Other C I Income nia 2.5% _|Commorcialto Rosidental alocaton: 100% - . .
Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) n/a n/a__|appicable - - - -
Gross Potential Income 676,804 2646788 33 28714,68 __ 3534972
Vacancy Loss - Residential - Tenant Rents [__nla | nla__|Enterformuias manually per relevant MOH 6,
Vacancy Loss - Residential - Tenant Assistance Payments [ na n/a | policy: annual incrementing usually not
Vacancy Loss - Commercial | Wa |appropriate
GROSS INCOME 70622 2514830  STEASE 691920  2893,298 | 3286207 13079 2674357 | 3388332
OPERATING EXPENSES
| ‘ TSt
Fee 35% | 35% |schedule 36415 37,689 126177 | 163866 39,008 130,503 169,602
[Asset Fee |7 30% | 3.0% |perMOHCD policy | 6,102 2 6,285 2. 6,474 21,673 28,147
Sub-total Management Expenses 42,517 142,339 184,856 43,975 147,219 191,194 45,482 152,267
Salaries/Benefits e
Salaries 5% 51,885 173702 225586 53,701 786,073
Manager's Salarv 5% 19,625 85327 20312 70,381
d Other Benefits 5% 39,084 730,646 | 169.930 40,452
i 5% 78310 | 262169 | 340479 51,051
[Admir ive Rent-Free Unit 5% ,302 11,054 14,356 3,417 R 3,537
Sub-total Salaries/Benefits 192,206 643,472 835,678 198,933 665,994 864,927 205,896 895,200
Advertising and Marketing 5% 694 2,325 3.019 719 2,406 3,125 744 2,490 3,234
Office Expenses 5% 9,652 32,312 41,964 9,989 33,443 43433 10,339 34614 44,953
Office Rent 5% - - - - - - - -
Leqal Expense - Property 5% 7,101 X
Audit Expense [ 35% 6175 2
Senvices 5% | 3.5% 5,087 1
Bad Debts 5% | 3.5% 983 425
|E 5% | 3.5% 5,083 17,015 | 22871
Sub-fotal Administration Expenses 2,775 E 129,489 3
u ies
Electricity ] 35% | 35% | | 34,170 | 114,397 153,767
Water [ 35% | 35% | [~ 23027  s0104
Gas [ 35% 35% | | -~ | - | - | - -
Sewer 3.5% 35% | | 34,023 113,904 | 1a7.927 | 35214 | 117,891 505
‘Sub-total Utilities 92,121 308,405 400,525 95,345 319,199 414,544 95,682 JJI? 371 429,053
Taxes and Licenses
[Real Estate Taxes [ 35% | 35% | I [ asa7|  1ioev]  2639]  8s36[  iiars|  ayep| 95|  wimrr]
Payroll Taxes [ 35% | 35% | [ 500 46,624 [ daare| _as2s6| ea6r0]  rav19| asoss|  oawes ]
Mis Taxes. Licenses and Permits 35% 35% | | 3211 | 10,748 | m 959 3,323 71,124 14,447 3,439 11,514 14,953
Sub-total Taxes and Licenses 19,687 65,909 85,596 20,376 68,216 88,502 21,089 70,604 91,693
Insurance
[Property and Liabilty Insurance [ 35% 35% | I
Fidelty Bond surarice | 35% 35% | [ - - - - - - - -
tion T 35% | 35% | T 569 |  7a7a6| 7665 | 5105|7047 m6maz ] Ga | o aran]
bility Insurance [ 35% | 35% | | - - | | - - | - -
Sub-total Insurance 60727 203304 264031 62853 210420 273212 65052 217,784 282837
i & Repair _ - -
[Pavroll 5% | 35% 48857 1 1635651 2124231 505671  169.290 |  219.857 523371 1752151 227552 |
5% 5% 2 - - = - B - E
5% | 3.5% 704257 | 349034 | 453290 707,906 | 361260 | 469156 | 771682 | 373894 | 485576 |
5% 5% 17,385 58,20 75,589 17,994 60,241 78,235 18,624 62,349 80,973
5% 5% 3,088 10,339 3,196 10,701 13,898 3,308 11,076 14,384
IHVAC Repairs and 5% 5% - - - - - - -
Vehicle and Eauipment Operation and Reoans 5% | 35% - - - - - - - - -
Mi Oerating and xpen: 5% 5% - - - - - B - -
Sub-total Mamlananco & Repair Expenses 173,588 581,142 754,730 179,663 601,482 781,145 185,952 622,534 808,485
Services [ 35% | 35% ] I P T [ 7s4000] 264000 B
| Expenses J [Commercr o Rosqonta tocavon: 00% | [ ] [ | [
TOTAL OPERATING EXPENSES 609,621 2,286,404 2,896,025 630,928 2,366,326 2,997,253 652,979 2,449,042 3,102,021
PUPA (w/o Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees fdolete values in yellow cells, manipulate each coll rather than dragoing across mulple cels
Ground Lease Base Rent 451 34 550 15,000 3450 77,550
[Bond Monitoring Fee 575 1,925 575 1,925 0 575 1,925
Replacement Reserve Deposit 20,125 67,375 20,125 67,375 20,125 67,375
Operating Reserve Deposit - - - - - -
Other Required Reserve 1 Deposit - - - - - - - - -
Other Required Reserve 2 Deposit - - - - - - - - -
R
Required Reserve Deposits, Commercial |Commerciato Resigenti aocaton: 100% - - - - - - - - -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 24,150 80,850 105,000 24,150 80,850 105,000 24,150 80,850 105,000
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 633,771 2,367,254 3,001,025 655,078 2,447,176 3,102,253 677,129 2,529,892 3,207,021
A (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 36,851 147,576 184,427 36,851 146,123 182,973 36,851 144,460 181,311
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans) /delete values in yollow cells, manipulate each cell rather
ard Debt - First Lender | [Enter comments re- annual inerease. etc. - - 5 - - . .
ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36,857 123370 160221 723370 | 160221 36,857 123370
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter l increase, efc B - - - - - - - -
ard Debt - Fourth Lender | Enircomments o smnue ncrosse - 5 - - - 5 . : .
c | Hard Debt Service | 2 I - - -
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221 36,851 123,370 160,221
CASH FLOW (NOI minus DEBT SERVICE) - 24,206 24,206 0 22752 2752 - 21,090 21,090
Commercial Only Cash Flow
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) [ 1 -] [ | -] [ - 1 B |
AVAILABLE CASH FLOW - 24,206 24,206 o 22,752 22,752 - 21,090 21,090
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 1151 1142 1.132
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL /delete values in yellow cells, manipulate each cell rather
3.0% | 3.0% [per MoOHGD poley - - 5 5 5 .
3.0% | 3.0% [per MOHCD poliey - B - - . .
per MOHGD policy no annual increase - - - - , ,
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - - B - -
jon-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - - - , 5
Deferred Developer Fee (Enter amt <= Nax Fee from row 1311 - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD - - - - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) - 24206 24206 0 2752 2752 - 21090 21,090
Does Project have a MOHCD Residual Receipt Obligation? Yes
Wil Project Defer Developer Fee? No
Residual Receipts splt for all years. - Lender/Owner 67%/33%
[ Dist ot | - - -
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7 SoTaebT
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual receipts policy 16,137
Pmuased MOHCD Residual Receipts Amount to Loan Repayment 16,137
osed MOHCD Residual Receipts Amount to Residual Ground Proposed Total MOHCD Amt Due less Loan
Loee Repayment - -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual Receipls Amount Die 0.00% [NSHCD Firancg
Lender 4 Residual Receipts Due 0.00%
[Cender 5 Residual Receipts Due | 0.00%

Total Non-MOHCD Residual Receipts Debt Service

below)

REMAINDER (Should be zero unless there are

Owner Di |

[Other D T |

al Balance (should be zero)

EPLACEMENT RESERVE - RUNNING BALANCE

eserve Starting Balance ]

eserve Deposits f
]

eserve Withdrawals (ideally tied to CNA)
eserve Interest

RR Running Balance

OPERATI!
perating
peral
peral
Overa

G RESERVE - RUNNING BALANCE
eserve Starting Balance \‘
|
]

ing
ina

eserve Interest

OR Running Balance

OTHER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance

[

[

[

Other Reserve 1 Deposits |

Other Reserve 1 Withdrawals |

Other Reserve 1_Interest |
Other Reauired Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE

her Reserve 2 Starting Balance

er Reserve 2 Deposits |

er Reserve 2 Withdrawals |

er Reserve 2_Interest I
Other Required Reserve 2 Running Balance

_\n

FEE)

e

—

RR Balance/Unit

=

OR Balance as a % of Prior Yr Op Exps + Debt Service

=
—

[ 262500 |

——

—
350,000
52,000

[l

0.0%

gl

%
=
=

437,500
$2,500

525,000
53,000

0.0%

2017



MOHCD Proforma - 20 Year Cash Flow

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
175 40 135 Year 7 Year 8 Year 9
23.00% ___77.00% 2036 2038
% annual[ % annual Comments
INCOME inc LOSP| increase | (related to annual inc assumpt LOSP | non-LOSP LOSP__| non-LOSP. LOSP__|non-LOSP | _Total
Residential - Tenant Rems 1.0% 25% 127,382 663,362 128,656 1,704,946 129,943 1,747,570 1,877,513
Residential - Tenant Payments (Non-LOSPY n/a 4.0% [s08 - 1,231,241 - 1,280,497 - 7,331,717 | 1381711
Residential - LOSP Tenant Asslslancs Pavments nla nla 613,336 635,684 658,845 658,845
7B
| Space n/a 5% 100% - - -
Resldenlla\ Parking 5% | 25% - - - - - - - - -
Miscellaneous Rent Income 5% 5% - - - B - - - B -
‘Supportive Senvices Income 5% 5% - - - - - - - B -
Interest Income - Proiect Operations 5% 5% - - - - - - -
[Laundry and Vendlna 5% 5% 2,452 8,208 2,513 8,413 10926 2,576 8,624 11,200
Tenanl Char 5% | 25% B - - = - - B - -
s Resdental moome 5% 5% - - - - - - - - -
Other C I Income nia 2.5% _|Commorcialto Rosidental alocaton: 100% - . -
Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) n/a n/a__|appicable - -
Gross Potential Income 743,170 2902812 __ 3,645982 Teodsi 290857 3760708 791363  3097.004 3870768
Vacancy Loss - Residential - Tenant Rents [_na | _na _|Enterformulas manually per relevant MOR 6.369
Vacancy Loss - Residential - Tenant Assistance Payments [ na nfa__|policy: annual incrementing usually not = 562)](61.562)] (64,025
Vacancy Loss - Commercial | Wa |appropriate I T \ T | T
GROSS INCOME Taoaor 2758082 | SAGHEE 760421 2844579 3605000 Te4g66 2933940 | BTTBS0T
OPERATING EXPENSES
G}
[ Fee [ a5 | 5% |shede | | 135,164 | 175,538 1,787 139805 | 18 144,791 188,040
[Asset Fee [ 3.0% | 3.0% [per MOHCD policy [ 6,668 22,324 26,992
Sub-total Management Expenses 47,042 157,488 204,529 18 655 162 888 211, 5‘3 50 323 168,474 ZIB 798
Salaries/Benefits _
Salaries 5% 5752 792586 | 260112 1623 ] 206303 26793
Manager's Salary 5% 21759 | 72845 94603 23300 76033 101042 |
\d Other Benefits 5% 43,333 745,071 768,404 16.419 755,404
i 5% 86,824 200672 377.4% 93000 | 311,375
! i tive Rent-Free Unit 5% ,661 12,256 156 A 3,922 13,129
Sub-total Salaries/Benefits 213,102 713,429 926,532 220 561 738,399 958,960 228,280 764,243
Advertising and Marketing 5% 770 2,577 2,668 3,464 825 .
Office Expenses 5% 10,701 35,825 37,079 48,154 11,463 38,377
Office Rent 5% - - - - - -
Leaal Expense - Property. 5% 4,229 5492 1,307
Audit Expense | 35% 23,723 810 7,334 24,
Services 5% | _35% 19,544 25,382 6,042 2
Bad Debts 5% | 35% 3778 4,906 1,168
|E 5% | 35% 2 2. 19,526 25358 036 2
Sub-total Administration Expenses, 38,712 710546 143,567 34,176 71:
u ies
Electricity ] 35% | 35% | | 37,885 126,834 | 164,719 | 39,211 | 131,273 170,484 | 40,584 | 135,867
Water T 35% | 35% | [ 26528 5813 |  115341]  2r4s7|  oroar 19378 | 28418 3
Gas [ 35% 35% | | I - | - | - - -
Sewer 3.5% 35% | | 57722 | 126267 | 164,010 | 39,043 130.708 X .
‘Sub-total Utilities 102,136 341,934 444,070 105,711 353,901 459,612 109,411 366,288 475,699
Taxes and Licenses
[Real Estate Taxes [ 35% | 35% | I 2827 | 9,465
Payroll Taxes [ 35% | 35% | [ 5441 51,693 _
M Taxes. Licenses and Permits 35% 35% | | 3,560 11,917 15476 3,684 12,334 16,016 3,813 12,766 16,579
Sub-total Taxes and Licenses 21,828 73,075 94,902 22,591 75,632 98,224 23,382 78,279 101,662
Insurance
[Property and Liabilty Insurance [ 35% 35% | [ 60790 | 203574 ] 264303 | 62917 | 210637 | 273,554 |
Fidelty Bond surarice | 35% 35% | [ - - - - - -
tion | 35% | 35% | | 6,540 | 21,893
bility Insurance [ 35% | 35% | | - - - - - - - - -
Sub-total Insurance 67,329 225,407 292,736 69,686 233,296 302,982 72,125 241,461 313,586
i & Repair _
[Pavroll 5% | 35% 54169 187,348 | 235517 167,695 58,027 194,264 252,291
5% 5% - - - - -
5% | 3.5% 115,597 386,980 400, 52» 125624 | 414542 538,367
5% 5% 19,276 64,531 20,649 69,128 89,776
5% 5% 3,424 11,463 11,365 3,668 12,280 15,948
IHVAC Repairs and 5% 5% - - - - - -
Vehicle and Eauipment Operation and Reoans 5% | 35% - - - - - - - - -
Mi Oerating and xpen: 5% 5% - - - -
Sub-total Mamlananco & Repair Expenses 192,460 644,322 836,782 199,196 666,874 206,168
Services [35% [ 35% | [ - [ erzies
| Expenses | [Commercr o Rosqonta tocavon: 00% | [ -
TOTAL OPERATING EXPENSES 675,800 2,534,650 3,210,451 699,420 2,623,251 3,322,671 723,865 2,714,950 3,438,816
PUPA (w/o Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 3450 11,550 3450 17,550 15,000 3450 77,550
[Bond Monitoring Fee 575 1,925 575 1,925 0 575 1,925
Replacement Reserve Deposit 20,125 67,375 20,125 67,375 20,125 67,375
Operating Reserve Deposit - - - - - -
Other Required Reserve 1 Deposit - - - - - - - - -
Other Required Reserve 2 Deposit - - - - - - - - -
R
Required Reserve Deposits, Commercial |Commerciato Resigenti aocaton: 100% - - - - - - - - -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 24,150 80,850 105,000 24,150 80,850 105,000 24,150 80,850 105,000
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 699,950 2,615,500 3,315,451 723,570 2,704,101 3,427,671 748,015 2,795,800 3,543,816
A (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 36,851 142,581 179,432 36,851 140,477 177,328 36,851 138,140 174,991
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
ard Debt - First Lender | [Enter comments re- annual inerease. etc. - - = - = - -
ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36,857 123370 160221 723370 | 160221 36,851 123,370
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter - - = - - = - - =
ard Debt - Fourth Lender Enter comments re: annualincraase, - 5 - - - - . . .
c | Hard Debt Service | - - -
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221 36,851 123,370 160,221
CASH FLOW (NOI minus DEBT SERVICE) - 19,211 19211 - 17,107 17,107 - 14,770 14,770
Commercial Only Cash Flow -
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) [ - 1 -] [ | | [ - 1 -
AVAILABLE CASH FLOW - 19,211 19,211 - 17,107 17,107 - 14,770 14,770
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 112 1.107 1.092
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
3.0% | 3.0% [per MoOHGD poley - - 5 5 5 .
3.0% | 3.0% [per MOHCD poliey B B - B . 5
per MOHGD policy no annual increase - - - - , ,
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - - B - -
jon-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - - - , 5
Deferred Developer Fee (Enter amt <= Max Fee from row 131) - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD - - - - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) - 19211 19211 - 17107 17407 - 14770 14770
Does Project have a MOHCD Residual Receipt Obligation? Yes
Wil Project Defer Developer Fee? No
Residual Receipts splt for all years. - Lender/Owner 67%/33%
[ Dist ot | - - -
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7 SoTaebT
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual receipts policy 12,807 9.847
Pmuased MOHCD Residual Receipts Amount to Loan Repayment 12,807 9,847
osed MOHCD Residual Receipts Amount to Residual Ground Proposed Total MOHCD Amt Due less Loan
Loee Repayment - -

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual Receipts Amount Due
Lender 4 Residual Receipts Due
[Cender 5 Residual Receipts Due |

0.00%
0.00%
0.00%

Total Non-MOHCD Residual Receipts Debt Service

below)

REMAINDER (Should be zero unless there are

Owner Di |

[Other D T |

al Balance (should be zero)

EPLACEMENT RESERVE - RUNNING BALANCE

eserve Starting Balance ]

eserve Deposits f
]

eserve Withdrawals (ideally tied to CNA)
eserve Interest

RR Running Balance

OPERATI!
perating
peral
peral
Overa

G RESERVE - RUNNING BALANCE
eserve Starting Balance |
eserve Deposits |
|
]

ing
ina

eserve Interest

OR Running Balance

OTHER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance

[

[

[

Other Reserve 1 Deposits |

Other Reserve 1 Withdrawals |

Other Reserve 1_Interest |
Other Reauired Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE

her Reserve 2 Starting Balance

er Reserve 2 Deposits |

er Reserve 2 Withdrawals |

er Reserve 2_Interest I
Other Required Reserve 2 Running Balance

_\n

FEE)

OR Balance

e

RR Balance/Unit

=

as a % of Prior Yr Op Exps + Debt Service

=
—

87,500

[ 525000
[ 8750 |
[
—
612,500
53,500

0.0%

0.0%
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MOHCD Proforma - 20 Year Cash Flow

Other Required Reserve 1 Running Balance

HER
her R

RESERVE 2 - RUNNING BALANCE

_\n

eserve 2 Starting Balance

er Reserve 2 Deposits

er Reserve 2 Withdrawals

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
175 40 135 Year 10 Year 11 Year 12
23.00% ___77.00% 2039 2041
% annual[ % annual Comments
INCOME inc LOSP| increase | (related to annual i LOSP__|non-LOSP| _Total LOSP__|non-LOSP| Total LOSP _|non-LOSP| Total
Residential - Tenant Rents 1.0% 25% 131,242 1,791,259 132,555 1,836,041 1,968,595 133,880 1,881,942 2, 2
Residential - Tenant Assistance Payments (Non-LOSPY n/a 4.0% [s08 - 1,384,979 - 7,440,378 | 1,440,378 - 7,497,993 | 1.497.993
Residential - LOSP Tenant Asslslancs Pavments nla nla 682,846 707,717 707,717 733,490 190
7B
| Space n/a 5% o0 - - -
Resldenlla\ Parking 5% | 25% - - - - - - - - -
Miscellaneous Rent Income 5% 5% B - - - - - B B -
‘Supportive Senvices Income 5% 5% B B - - - B B B -
Interest Income - Proiect Operations 5% 5% - - - - - - - - -
[Laundry and Vendlna 5% 5% 2,640 8,839 11,480 2,706 9,060 11,767 2,774 9,287 12,061
Tenanl Char 5% | 25% = - = - - = - -
s Resdental moome 5% 5% - - - - - - - - -
Other C I Income nia 2.5% _|Commorcialto Rosidental alocaton: 100% . . .
Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) n/a n/a__|appicable - - - - -
Gross Potential Income 76778 185,078 4001806
Vacancy Loss - Residential - Tenant Rents [__nla | nla__|Enterformuias manually per relevant MOH 6.562)
Vacancy Loss - Residential - Tenant Assistance Payments [ na nfa__|policy: annual incrementing usually not
Vacancy Loss - Commercial | Wa |appropriate - - -
GROSS INCOME 810166 3026266 3836432 836351 3,121,658 3958000 863450 3220225 4083675
OPERATING EXPENSES
| . \ % |5 | |
o0 35% | 35% |schedule 44763 | 149,850
[Asset Fee [ 30% | 3.0% |per MOHCD policy [ 7.286 4,304 2 X
Sub-total Management Expenses 52,049 174,252 226,302 53,835 180,229 234,064 55,681 186,412 242,003
Salaries/Benefits s
Salaries 5% 780 713524 6012 | 720997 e
Manager's Salary 5% 20124 50,764 24969  s3507 112359 |
\d Other Benefits 5% 48014 | 160,843 49.726 |
5% 96,263 | 322,073 99,633 | _ 345207
! Rent-Free Unit 5% 059 13,588 1,201 14,064 18 14, 18,904
Sub-total Salaries/Benefits 236,270 790,992 244,540 818,677 1,063, 216 253 099 847,330 1,100,429
Advertising and Marketing 5% 854 2,858 371 883 2,958 3,841 914 3,061 3.975
Office Expenses 5% 11,864 39,720 51,584 12,280 41,110 53,390 12,709 42,549 55,258
Office Rent 5% - - - - - - - - -
Leqal Expense - Property 5% 353 1,659 | 6050 7,450 4,853 6.303
Audit Expense [ 35% 591 34,159 8,132 35,355
Services 5% | 35% ,254. 28,141 699 29,126
Bad Debts 5% | 3.5% 200 439
|E 5% | 3.5% 248 21, 28,115 6,693 22,406 29,099
Sub-fotal Administration Expenses 35,372 610 122565 159,175 37,692 126854 164,746
u ies
Electricity T 35% | 35% | [ 200 740623 182637 | 4aara] ias5u] 1901 4459
Water T 35% | 35% | 2013 ] 8,46 Y2781 | s0447| 101914 | 13235
Gas [ 35% 35% | | - - - - - N I R
Sewer 35% 35% | [ 41823
‘Sub-total Utilities 113,240 379,108 492,348 117,203 392,377 509,580 121,306 406,110 527,416
Taxes and Licenses
[Real Estate Taxes T 35% | 35% | T 515 0494 ] e T Sz T 70602 _
Payroll Taxes | 35% | 35% | | 17,119 | 57,313 |
Mis Taxes. Licenses and Permits 35% 35% | | 3,947 | 13,21 B
Sub-total Taxes and Licenses 24,201 81,019 105,220 25,048 83,855 103,902 25924 86,790 112,714
Insurance
[Property and Liabilty Insurance [ 35% 35% | [ 67.399 H 293,038 | 69,756 | 233,537 72199 | 241.710] 313910
Figeity Bond Inurance [ 35% 35% | [ - - B - - B -
ion | 35% | 35% | | 7.250 | 24,273 | 31,524 | 7,504 |
bility Insurance [ 35% | 35% | | S| S| - - - - - - -
Sub-total Insurance 74649 249913 324,562 77262 256659 335921 79966 267,713 347,679
i & Repair _
[Pavroll 5% | 35% 60058 | 207,064 | 261,122 62.160 | 208,101 64336 | 215384 279720
5% 5% - - - - - - - - -
5% | 35% 728158 | 429,051 752,644 | 444068 | 576712 | 137286 | 459611 | 606897
5% 5% 21,371 71,547 22,119 74,051 96,170 22,893 76,6 99,536
5% 5% 3,796 12,710 3,929 13,154 17,084 4,067 13,615 17,682
IHVAC Repairs and 5% 5% - - - - - - - - -
Vehicle and Eauipment Operation and Reoans 5% | 35% - - - - - - - - -
Mi Oerating and xpen: 5% 5% - - - - - -
Sub-total Mamlananco & Repair Expenses 213,384 714,372 927,756 220,852 739,375 960,227 228,582 765,253
Services [ 35% | 35% ] I ~ | sor7e0] ot7e0 | T | sizaaa] sresaz] ]
| Expenses | [Commercr o Rosqonta tocavon: 00% | | - [ | [
TOTAL OPERATING EXPENSES 749,165 2,809,855 3,559,020 775,350 2,908,078 3,683,428 802,449 3,009,735 3,812,185
PUPA (w/o Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 3,450 11,550 3,450 3,450 15,000
[Bond Monitoring Fee 575 1,925 575 575
Replacement Reserve Deposit 20125 67,375 20,125 20125
Operating Reserve Deposit - - - - - - -
Other Required Reserve 1 Deposit - - - - - - B - -
Other Required Reserve 2 Deposit - - - - - - - - -
R
Required Reserve Deposits, Commercial |Commerciato Resigenti aocaton: 100% - - - - - - . . -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 24,150 80,850 105,000 24,150 80,850 105,000 24,150 80,850 105,000
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 773,315 2,890,705 3,664,020 799,500 2,988,928 3,788,428 826,599 3,090,585 3,917,185
A (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 36,851 135,561 172,411 36,851 132,730 169,581 36,851 129,640 166,491
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
ard Debt - First Lender | [Exter comments o annual ncrease; et - 5 5 - -
ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36857 160221 36851 | 123370 160201
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter - - = - - = - - =
ard Debt - Fourth Lender | Enter comments re: annualincraase, 5 - - - . . 5 , .
c | Hard Debt Service | - - -
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221 36,851 123,370 160,221
CASH FLOW (NOI minus DEBT SERVICE) - 12190 121190 - 9,360 9,360 - 6,270 6270
Commercial Only Cash Flow
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) [ - 1 -] [ -] [ B |
AVAILABLE CASH FLOW - 12,190 12,190 - 9,360 9,360 - 6,270 6,270
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 1076 1.058 1.039
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
3.0% | 3.0% [per MoOHGD poley - - , 5 5 .
3.0% | 3.0% [perMOHGD poley - - : 5 5 5
per MOHGD policy no annual increase - - - - 5 ,
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - N N - -
jon-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - - - 5 ,
Deferred Developer Fee (Enter amt <= Nax Fee from row 1311 - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD - - - - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) - 12190 1290 - 9360 9.360 - 6270 6270
Does Project have a MOHCD Residual Receipt Obligation? Yes
Wil Project Defer Developer Fee? No
Residual Receipts splt for all years. - Lender/Owner 67%/33%
[ Dist ot | - - -
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
™ SoTaebT
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual receipts policy 8127 6240 4,180
Pmuased MOHCD Resrdua! Receipts Amount to Loan Reuavmen( 8,127 6,240 4,180
lual Receipts Amount fo Residual Groul Proposed Total MOHCD Amt Due less Loan
Loe Repayment - . -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual Receipls Amount Die 0.00% [NGHCD Fivancing
Lender 4 Residual Receipts Due 0.00%
[Cender 5 Residual Receipts Due | 0.00%
Total Non-MOHCD Residual Receipts Debt Service
REMAINDER (Should be zero unless there are below)
Owner Di |
[Other D T |
al Balance (should be zero)
EPLACEMENT RESERVE - RUNNING BALANCE
[ eserve S(amna Balance ]
[ eserve Deposi 1
[ eeenve Wi (ideally lied to CNA] |
eserve Interest |
RR Running Balance 962,500 1,050,000
RR Balance/Unit $5,500 $6,000
OPERATING RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance |
[Operating Reserve Deposits |
[Operatina Reserve Withdrawals |
[Operatina Reserve Interest |
OR Running Balance - B -
‘OR Balance as a % of Prior Yr Op Exps + Debt Service 0.0% 0.0% 0.0%
OTHER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance
[Other Reserve 1_Deposits |
[Other Reserve 1 Withdrawals |
[Other Reserve 1_Interest |

FEE)

er Reserve 2 Interest

I

Other Required Reserve 2 Running Balance

=
—

M m



MOHCD Proforma - 20 Year Cash Flow

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
175 40 135 Year 13 Year 14 Year 15
23.00% ___77.00% 2042 3 2044
% annual| % annual Comments
INCOME inc LOSP| increase | (related to annual inc assumpt LOSP__|non-LOSP| _Total LOSP__|non-LOSP non-LOSP| _ Total
Residential - Tenant Rents 1.0% 25% 735,210 | 1926990 200 | 136571 1977215 2,026,645 | _2.164.562
Residential - Tenant Assistance Pavments (Non-LOSP) n/a 4.0% [s0s - 1,557,913 | 1,667.013 - 1,620,230 7,685,039 | 1,685,039
Residentil~LOSP Tenan! Assisiance Pawnents n/a n/a 760196 60,19 | 767,868 0
7B
| Space n/a 5% 100% - - -
Resldenlla\ Parking 5% | 25% - - - - - - - - -
Miscellaneous Rent Income 5% 5% B - - - - - B B -
Supportive Services Income 5% 5% - - - - - - - - -
interest Income - Proiect Operafions 5% 5% - - - - - - - -
[Laundry and Vendlna 5% 5% 2,843 9,519 12,362 2,914 9,757 12,671 2,987 10,001 12,988
Tenanl Char 5% | 25% = - = - = - -
s Resdental moome 5% 5% - - - - - - - - -
Other C 1 Income nia 2.5% _|Commorcialto Rosidental alocaton: 100% . . .
Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) n/a n/a__|appicable -
Gross Potential Income 898,258 3,496,422 __ 4,394,681 027,354 __ 3,607,202 __ 4,534,555 ST, S GO
Vacancy Loss - Residential - Tenant Rents [ n/a_| __nja__|Enterformuias manualy per relevant MOR 6,761
Vacancy Loss - Residential - Tenant Assistance Payments [nia n/a | policy: annual incrementing usually not Lot @t m 1
Vacancy Loss - Commercial T T2 appropriate | T i 1
GROSS INCOME Gor497 33077 AFBES 920525 3427319 4SS 950367 3536101 | 4AB6E8
OPERATING EXPENSES
[ I G} I
Feo 35% 35% _|schedule 49630 | 166151 215781 67| 171,966 | 223333 s3164| 177,085 231150
[Asset Fee [ 3.0% | _3.0% [perMOHCD poliey [ 7.962
Sub-total Management Expenses. 57,592 192807 250398 Bos67 199421 256,080 1,611 206264 267875
Salaries/Benefits
Salaries 5% 70714 236737 ] 07451 7 245023 | 18212 75750
Manager's Salary 5% 26,747 2i 92,679 120,362
d Other Benefits 5% 53,267 5¢ 184,571 239703 57,061
i 5% 706,729 71 369,816 | 480280 | 174,331
[Admir ive Rent-Free Unit 5% 4,500 15.065 1 15, 20,250 4,821 16,138 X
Sub-total Salaries/Benefits 261957 876987 1,13 271 907,681 1178807 280,615 939450 1,220,065
Advertising and Marketing 5% 546 3,168 979 5270 4250 7.014 5,394
Office Expenses 5% 73,154 44,038 73,615 45,580 59,194 74,001
Office Rent 5% - - N - -
Leqal Expense - Property 5% 7,607
Audit Expense [ 35% 3 9,016
Senvices 5% | 3.5% 3 7.427
Bad Debts 5% | 3.5% 1,436
|E 5% | 3.5% 31,1 7.4
Sub-total Administration Expenses, 39, 176, 42011 140
Utilities
Electricity [ 35% | 35% | [ d667i [ 155011
Water [ 35% 35% | [ 32610 100173 764 146,746 151,
Gas [ 35% 35% | [ - -
Sewer 35% 35% | [ 0
‘Sub-total Utilities 125551 420324 545875 129946 435035 564,981 134494 450261 584,755
Taxes and Licenses
[Real Estate Taxes | 35% | 35% | | 3,475 11,635 | 15,111 | 3,507 | 12,042 | 15,640 | 3,723 12,464 16187
Payrol Taxes T 35% | 35% | [ 78081 63543 Bosoa | 10645]  65767|  Bba12 20,332
Mi Taxes. Licenses and Permils 3.5% | 35% | I 4376 ] 14699 15,024 4529 75,167 19,690
Sub-total Taxes and Licenses 26,632 89,627 116659 27,771 92071 120742 28,743 96,225 124968
Insurance
[Property and Liabilty Insurance

wofe
e
S5
ool
n[n|
&5

Fidelty Bond Insurance - - - - - - - - -
tion’ 35% | 3. 8,039 | 26912 | 34,951 | 8,320 | 27,854 | 36,174 | 8611 | 26,829 | 37,440 |
bility Insurance 35% | 35% - | - - - - - - |
Sub-total Insurance 82765 277,082 359847 5662 206780 372442 85660 296818 385478
i & Repair _
[Pavroll 5% | 35% 66,567 222,923 289,510 68,918 230,725 299,643 71,330 238,801 310,131
5% 5% - - - - - - -
5% | 35% 742001 | 475697 747,065 | 492346 | 639,411 7522 PR ] 790
5% 5% 23,695 79,32! 2 82,102 84,975
5% 5% 4,209 14,091 14,585 15,095 19.604
IHVAC Repairs and 5% 5% - - - - - -
Vehicle and Eauipment Operation and Reoans 5% | 35% - - - - - - - - -
Mi Oerating and xpen: 5% 5% - - - - - B - - -
Sub-total Mamlananco & Repair Expenses 236,582 792,037 1,028,619 244,863 819,758 1,064,621 253,433 848,450 1,101,883
Services [ 35% | 35% ] I - 534,565 | 304568 | #6209 346299 | ]
| Expenses | [Commercr o Rosqonta tocavon: 00% | | - [ | [
TOTAL OPERATING EXPENSES 830,497 3,114,946 3,945,443 859,524 3,223,836 4,083,360 889,566 3,336,533 4,226,100
PUPA (w/o Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 3,450 11,550 3,450 3,450 15,000
[Bond Monitoring Fee 575 1,925 575 575
Replacement Reserve Deposit 20125 67,375 20,125 20125
Operating Reserve Deposit - - - - - -
Other Required Reserve 1 Deposit - - - - - - B - -
Other Required Reserve 2 Deposit - - - - - - - - -
R
Required Reserve Deposits, Commercial |Commerciato Resigenti aocaton: 100% - - - - - - - . -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 24,150 80,850 105,000 24,150 80,850 105,000 24,150 80,850 105,000
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 854,647 3,195,796 4,050,443 883,674 3,304,686 4,188,360 913,716 3,417,383 4,331,100
A (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 36,851 126,281 163,132 36,851 122,643 159,494 36,851 118,718 155,568
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
ard Debt - First Lender | [Enter comments re- annual inerease. etc. - 5 5 - -
ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36857 160221 36851 | 123370 160201
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter - - = - - = - - =
ard Debt - Fourth Lender | Enter comments re: annualincraase, 5 - - - - . 5 , .
armorgar Op
c | Hard Debt Service | - - -
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221 36,851 123,370 160,221
CASH FLOW (NOI minus DEBT SERVICE) - 2911 2911 - (727) 21) - (4653) (4653)
Commercial Only Cash Flow
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) [ -] [ -1 -] [ -
AVAILABLE CASH FLOW - 2,911 2911 - 727) 21) - (4653)
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 1018 0.995 0971
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
3.0% | 3.0% [per MoOHGD poley - - . 5 5 .
3.0% | 3.0% [perMOHGD poley B - : 5 5 5
per MOHGD policy no annual increase - - - - 5 ,
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - N N - -
jon-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - - - 5 ,
Deferred Developer Fee (Enter amt <= Nax Fee from row 1311 - B - - - -
TOTAL PAYMENTS PRECEDING MOHCD - - - - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) - 291 2911 - (21) a2n - (4.653) (a653)
Does Project have a MOHCD Residual Receipt Obligation? Yes
Wil Project Defer Developer Fee? No
Residual Receipts splt for all years. - Lender/Owner 67%/33%
[ Dist ot | - - -
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
™ SoTaebT
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual receipts policy 1.940 - -
Pmuased MOHCD Resrdua! Receipts Amount to Loan Reuavmen( 1,940 - -
lual Receipts Amount fo Residual Groul Proposed Total MOHCD Amt Due less Loan
Loe Repayment - - -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual Receipls Amount Die 0.00% [NGHCD Fivancing
Lender 4 Residual Receipts Due 0.00%
[Cender 5 Residual Receipts Due | 0.00%
Total Non-MOHCD Residual Receipts Debt Service B -
REMAINDER (Should be zero unless there are below) 970 .
Owner Di |
[Other D T |
al Balance (should be zero) -
EPLACEMENT RESERVE - RUNNING BALANCE
I sse Slaring Baince ] 1225000
I eserve Deposi | T
[ e Wi vl i e 5 CA] 1 — —
eserve Interest | I 1
RR Running Balance 1,137,500 1,225,000 1,312,500
RR Balance/Unit $6,500 $7,000 $7,500
OPERATING RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance |
[Operating Reserve Deposits |
[Operatina Reserve Withdrawals |
[Operatina Reserve Interest |
OR Running Balance - -
‘OR Balance as a % of Prior Yr Op Exps + Debt Service 0.0% 0.0%

OTHER REQUIRED RESERVE 1 - RUNNING BALANCE

Other Reserve 1 Deposits

Other Reserve 1 Withdrawals

|

[Other Reserve 1 Starting Balance
[
[
[

Other Reserve 1_Interest

Other Required Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE

_\n

her Reserve 2 Starting Balance

er Reserve 2 Deposits

er Reserve 2 Withdrawals

FEE)

er Reserve 2 Interest

I

Other Required Reserve 2 Running Balance

=
—

=
=

-
=
=

M m

o



MOHCD Proforma - 20 Year Cash Flow

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
175 40 135 Year 16 Year 17 Year 18
23.00% ___77.00% 2046 2047
% annual| % annual Comments
INCOME inc LOSP| increase | (related to annual i LOSP__|non-LOSP | Total LOSP _|non-LOSP| Total LOSP__|non-LOSP| _Total
Residential - Tenant Rents 1.0% 25% 739,316 | 2077311 | 2216628 740709 | 2129244 | 2,269,954 142,177 | 2,182,475 | 2324502
Residential - Tenant Assistance Pavments (Non-LOSP) n/a 4.0% [s0s - 1,752,440 | 1.752.440 - 7,822,538 | 1,822,538 - 7,895,440 | 1,895,440
Residentil~LOSP Tenan! Assisiance Pawnents n/a n/a 86,247 846247 | 877,007 877,027 | 008976 908916
7B
| Space n/a 5% 100% - - -
Resldenlla\ Parking 5% | 25% - - - - - - - - -
Miscellaneous Rent Income 5% 5% - - - - - - - - -
Supportive Services Income 5% 5% - - - - - - - - -
interest Income - Proiect Operafions 5% 5% - - - - - - - - -
[Laundry and Vendlna 5% 5% 3,062 10,251 13,313 3,138 10,507 13,646 3217 10,770 13,987
Tenanl Char 5% | 25% = - - = - - B - -
s Resdental moome 5% 5% - - - - - - - - -
Other C 1 Income nia 2.5% _|Cammercia o Resiental slcatr: 100% . . .
Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) nia n/a__|appicable -
Gross Potential Income 988,626 3,840,003 4,826,628 __ 1,020,875 __ 3,962,280 __ 4,083,164 __ 1,054,250 __ 4,086,685 __ 5142,9%
Vacancy Loss - Residential - Tenant Rents [ n/a_| __nja__|Enterformuias manualy per relevant MOR 966 i
Vacancy Loss - Residential - Tenant Assistance Payments [nia n/a | policy: annual incrementing usually not @1, 127)
Vacancy Loss - Commercial —ra T2 appropriate [ T 2 T I T
GROSS INCOME 7660  SMB515 4GS 1013839 5764700 | ATTESA0 107,144 3804789 4838
OPERATING EXPENSES
G}
[ Feo [ s 35% _|schedule [ ssoes 184215 | 239240 951 190662 | 247613 944 |  197335| 26,
[Asset Fee [ 3.0% | _3.0% [perMOHCD poliey [ 8,700
Sub-total Management Expenses. G725 213,042 271067 5,912 220,663 286575 G174 228,206 296411
Salaries/Benefits
Salaries 5% 78402 262475 83,086 365,156
Manager's Salary 5% 29,655 31,767
d Other Benefits 5% 058 63,265
i 5% 118,332 126,760
[Adminisirative Rent-Free Unit 5% 969 16,703 X 17,268 345 17,693 232
Sub-total Salaries/Benefits 290436 972331 1262767 300,602 1,006,362 1, :ms 964 311,123 1,041,585 1,352,708
Advertising and Marketing 5% 7,049 5513 562 7,086 7,124 5763 2887
Office Expenses 5% 74,581 48,526 3,410 75,095 75,623 52304 67.927
Office Rent 5% N - N - N
Ledal Expense - Property. 5% 7,782 5,966
Audit Expense [ 35% 33,464 %
Senvices 5% | 3.5% 27,569 3
Bad Debts 5% | 3.5%
|E 5% | 3.5% 2 27,543 35.7
Sub-total Administration Expenses, 3 050 45,003 6578 155936 20
Utilities
Electricity T 35% | 35% | [ si63a] i72s61] 224495 | sgaar] 178911
Water T 35% | 35% | [ 56156 101042 15798 |  araer| 125,070
Gas ["35% 35% | [ B | - | B - - - -
Sewer 35% 35% | [ 51412 172117 7558 | 53211 178141 231,352
‘Sub-total Utilities 139201 466021 605,221 144075 482331 626404 49,116 499,213 648,328
Taxes and Licenses
[Real Estate Taxes [ 35% [ 35% | [ 3853 _
Payroll Taxes [ 35% | 35% | | 2100
Mi Taxes. Licenses and Permils 3.5% | 35% | [ 4851 e 21098
Sub-total Taxes and Licenses 29,749 99,503 129,342 3079 103079 133,869 3867 106,667 136,554
Insurance
[Property and Liabilty Insurance 62,850

[

T -

[ 5913 |
[

Other Required Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE

_\n

her Reserve 2 Starting Balance

er Reserve 2 Deposits

er Reserve 2 Withdrawals

Fidelty Bond Insurance - 5 - 5 -
tion 35% | 3 29638 0862 | @007 | 557 anees|  4isii]
bility Insurance 35% | 35% | - - - | | - - -
Sub-total Insurance 91763 307,206 398,069 94975 317,050 412933 98209 329,087 427,386
i & Repair _
[Pavroll 5% | 35% 73,827 320,985 76411 265600 332220 79085 764762]  sa3gar
5% 5% - - - - - - - -
5% | 3.5% 757,539 684,953 763053 | 54567 768760 | 564979 | 733739
5% 5% 26,271 50 27,190 91,02¢ 18 2 122,356
5% 5% 4,667 20,290 4,830 16,170 4,999 16,736 21,735
IHVAC Repairs and 5% 5% - - - - - -
Vehicle and Eauipment Operation and Reoans 5% | 35% - - - - - - - - -
Mi Oerating and xpen: 5% 5% - - - - - B - -
Sub-total Mamlananco & Repair Expenses 262,303 878,145 1,140,448 271,484 908,880 280,986 940,691 1,221,677
Services [ 35% 35% | [ — | s70964] 370964 | 353048] 363048 T
| Expenses | [Commercr o Rosqonta tocavon: 00% | [ . [ Bl [
TOTAL OPERATING EXPENSES 920,659 3,453,171 4,373,830 952,839 3,573,886 4,526,724 986,143 3,698,822 4,684,965
PUPA (w/o Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 3,450 11,550 3,450 15,000 11,550
[Bond Monitoring Fee 575 1,925 0 575 2,500 1,925
Replacement Reserve Deposit 20,125 20,125 67,375
Operating Reserve Deposit - - - - - - -
Other Required Reserve 1 Deposit - - - - - - - - -
Other Required Reserve 2 Deposit - - - - - - - - -
R
Required Reserve Deposit's, Commercial |Commerciato Resigenti aocaton: 100% - - - - - - - - -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 24,150 80,850 105,000 24,150 80,850 105,000 24,150 80,850 105,000
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fees) 944,809 3,534,021 4,478,830 976,989 3,654,736 4,631,724 1,010,293 3,779,672 4,789,965
A (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 36,851 114,495 151,345 36,851 109,964 146,815 36,851 105,117 141,968
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
ard Debt - First Lender | [Exter comments o annual ncrease; et - 5 B B = B -
ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36,851 160221 36,857 723370 | 160221 36,8571 723370
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter - - E - - B - - B
ard Debt - Fourth Lender | Enter comments re: annualincraase, 5 5 - 5 . . . . .
armorgar Op
c | Hard Debt Service | - - -
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221 36,851 123,370 160,221
CASH FLOW (NOI minus DEBT SERVICE) - (8,876) (®876) 0 (13.406)  (13,406) 0 (18253 (18259
Commercial Only Cash Flow -
Allocation of Commercial Surplus to LOPS/non-LOSP (residual income) [ B -] [ - | [ - -1
AVAILABLE CASH FLOW - (@3876) (©3876) 0 (13405 (13406) 0 (18253 (18,253
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 0945 0916 0.886
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
3.0% | 3.0% [per MoOHGD poley - . - 5 5 5
3.0% | 3.0% [perMOHGD poley - - . 5 5 5
per MOHGD policy no annual increase B - - - , 5
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - - N - N
jon-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - - - , 5
Deferred Developer Fee (Enter amt <= Nax Fee from row 1311 - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD - - - - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) - (®876) (®876) 0 (13408 (13.408) 0 (18253)  (18.253)
Does Project have a MOHCD Residual Receipt Obligation? Yes
Wil Project Defer Developer Fee? No
Residual Receipts splt for all years. - Lender/Owner 67%/33%
Dist. Sot
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
™ SoTaebT
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual receipts policy - - -
Pmuased MOHCD Resrdua! Receipts Amount to Loan Reuavmen( - - -
lual Receipts Amount fo Residual Groul Proposed Total MOHCD Amt Due less Loan
Loe Repayment - - -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual Receipls Amount Die 0.00% [NGHCD Fivancing
Lender 4 Residual Receipts Due 0.00%
[Cender 5 Residual Receipts Due | 0.00%
Total Non-MOHCD Residual Receipts Debt Service B
REMAINDER (Should be zero unless there are below) -
Owner Di |
[Other D T |
al Balance (should be zero) -
EPLACEMENT RESERVE - RUNNING BALANCE
[ eserve Starfing Balance ] [ 1312500 |
I eserve Deposils | [sr.00] [ srs00]
[ eserve Withdrawals (ideally tied to CNA) | — - | 1
eserve Interest | I 1 I
RR Running Balance 1,400,000 1,487,500 1,575,000
RR Balance/Unit $8,000 88,500 $9,000
OPERATING RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance |
[Operating Reserve Deposits |
[Operatina Reserve Withdrawals |
[Operatina Reserve Interest |
OR Running Balance - - -
‘OR Balance as a % of Prior Yr Op Exps + Debt Service 0.0% 0.0% 0.0%
OTHER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance
[Other Reserve 1_Deposits |
[Other Reserve 1 Withdrawals |
[Other Reserve 1_Interest |

FEE)

er Reserve 2 Interest

I

Other Required Reserve 2 Running Balance

=
—

=
=

=
=



MOHCD Proforma - 20 Year Cash Flow

772 Pacific
LOSP  NonLOSP
Total # Units:  Units Units
175 40 135 Year 19 Year 20
23.00% ___77.00% 2048 2049
% annual| % annual Comments non- non-
INCOME inc LOSP| increase | (related to annual inc assumpt LosP | LOSP Total LosP | LOSP Total
Resieniel, Tenam Rents 1.0% 25% 743,538 144,973 963 37,936
esidential - Tenant Assistance Pavments (Non-LOSP) nia 4.0% [sos - - 2,050,108 | 2,050,108
Rssnsnua\ ~L0SP Tenant Asssiance Pavmenis n/a n/a 947,955 5| 076,183 976,183
7B
C n/a 5% 100% - -
Residential Parking 5% | 25% - - - - - -
Miscellaneous Rent Income 5% 5% - - - - - -
Supportive Services Income 5% 5% - - - - - -
interest Income - Proiect Operafions 5% 5% - - - -
[Laundry and Vendina 5% 5% 3,297 11,039 14,336 3,380 11,315 14,695
Tenant Charges 5% | 25% - - = - -
Mi Residential Income 5% 5% - - - - - -
Other C 1 Income nia 2.5% _|Commorcialto Rosidental alocaton: 100% - .
= — . Tk from Reserve Seclon below, a5
Withdrawal from Capitalized Reserve (deposit to operating account) n/a n/a__|appicable - - - -
Gross Potential Income 8,790 4,219,333 _ 5478921
Vacancy Loss - Residential - Tenant Rents nia n/a___|Enter formulas manually per relevant MOH 7 177) 121,897)
/i |polcy; annual ncrementing usualynel [ | (@ps6y| (o856 - | (102505 (102505)]
Vacancy Loss - Commercial a T2 appropriate -
GROSS INCOME 01613 4008919  SOW053I 1,117,287 4137297 55T
OPERATING EXPENSES
G}
[ Feo [ s 35% _|schedule [ sro0r| znsze| oosom 63143 | 211301| 27453
[Asset Fee [ 3.0% | _3.0% [perMOHCD poliey [ oso7
Sub-total Management Expenses 70514 236070 306,585 2441735 317,108
Salaries/Benefits
Office Salaries 5% 86,925 | 201011 X 391,164
Manager's Salary 5% 32,879 110,073
d Other Benefits 5% 65,479 219,213
i 5% 731,197 | 439,225
[Admir ive Rent-Free Unit 5% 532 18,519 051 5725 19.167 24,89
Sub-total Salaries/Benefits 322012 1,078041 1400053 333,283 1,115,772 1,449,055
Advertising and Marketing 5% 7,163 3695 5058 7,204 4037 5235
Office Expenses 5% 76,170 54,134 70,304 76,736 56,029 72765
Office Rent 5% - - - - - -
Leqal Expense - Property 5% 844 397
Audit Expense [ 35% 70,346 3 35,648 |
Senvices 5% | 3.5% 523 2 29,533 |
Bad Debts 5% | 3.5% 647 5,708 |
|E 5% | 3.5% 515 2 29,504 |
Sub-total Administration Expenses, 48209 16 167,043
Utilities
Electricity I 5% | 35% | |
Water [ 35% 35% | [
Gas [ 35% 35% | [ -
Sewer 35% 35% | [ 57.001 X
‘Sub-total Utilities 154335 516,685 671020 159,736 534769 694,506
Taxes and Licenses
[Real Estate Taxes [ 35% | 35% | I Ry
Payroll Taxes | 35% | 35% | [ [ 7erri| qo14a3|  zatso| " Go@ss| 04904
Mi Taes. Licenses and Permis [35% 35% | [ 5 379 | 7eoor| 23386  ss6r| igear| 24204 ]
Sub-total Taxes and Licenses 32, 110,421 143,408 34137 114286 148,423
Insurance
[Property and Liabilty Insurance

wofe
e
S5
ool
n[n|
&5

Fidelty Bond Insurance N - - - 5
ion FE) Th062 | aseeh| 10228 |  sacao|  4aaer]|
bility Insurance 3.5% 3.5% - - - - | |
Sub-total Insurance 01,739 340605 442344 105300 35252 457,826
i & Repair -
[Pavroll 5% | 35% 61,653 | 274,029 | 355862 84718 | 283620  368.338
5% 5% - - - - -
5% | 3.5% A T T 420 180780 | 605219 | 785999
5% 5% 29,127 97,511 30746 | 100924 ] 131070
5% 5% 5174 17,322 22 o 5,355 17.928 23.283
IHVAC Repairs and 5% 5% - - -
Vehicle and Eauipment Operation and Renans 5% | 35% N - N N - -
Mi Operating and 5% 5%

Xpen:
Sub-total Maintenance & Repair Expenses

290820 973,615 1,264,436 300,999 1,007,692 1,308,691

Services [ 35% 35% | [ - [ 411295 4112057 - | 425690 425690
[ Exponses \ [ e | i ] i

TOTAL OPERATING EXPENSES
PUPA (wio Reserves/GL Base Rent/Bond Fees)

Reserves/Ground Lease Base Rent/Bond Fees

Ground Lease Base Rent

[Bond Monitoring Fee

R eserve

Deposit
Operating Reserve Deposit

Other Required Reserve 1 Deposit
Other Required Reserve 2 Deposit

Required Reserve Deposit/s, Commercial
Sub-total Reserves/Ground Lease Base Rent/Bond Fees

A (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES)

EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
ard Debt - First Lender ]

TOTAL OPERATING EXPENSES (wl Reserves/GL Base Rent/ Bond Fees)

1,020,612 3,828,126 4848738 1,056,286 3,961,957 5018237

3,450 15,000 3,450 11,550
575 575 1,925
20,125 20,125 67,375
P B
| Commercial to Residential allocation: 100% - - - - - -
24,150 80,850 105,000 24,150 80850 105,000

1044762 3,908,976 4953738 1,080,436 4042801 5123237

36,851 99,943 136793 36,851 94431 131,282

Enlr commmens e anvual nrease- ot

ard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter I increase, oc. 36851 | 123370 | 160221 36851 | 123370
ard Debt - Third Lender (Other HCD Proaram. or other 3rd Lender) | [Enter - - B - 5 5
rd Debt - Fourth Lender | Enter comments e: annualincroase: 5 - . . 5 5
c 1 Hard Debt Service | - .
TOTAL HARD DEBT SERVICE 36,851 123,370 160,221 36,851 123,370 160,221
CASH FLOW (NOI minus DEBT SERVICE) 0 (420 (23429 0 (28939  (289%)
Commercial Only Cash Flow
Alocation of Commercial Surplus to LOPS/non-LOSP (residual income) B 5 . 5
AVAILABLE CASH FLOW 0 (34 (23429 0 (28939  (289%)
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR: 0854 0819
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
30% | 3.0% [perNOHCD poliy B B . 5
30% | 3.0% |per NOHCD poliey - B A 5
per MOHGD policy no annual increase B - - 5
[Non-amortizing Loan Pmnt - Lender 1 Enter J increase, elc. - - - -
Non-amortizing Loan Pmnt - Lender 2 Enter J increase, oc - - , 5
Deferred Developer Fee (Enter amt <= Nax Fee from row 1311 - B . 5
TOTAL PAYMENTS PRECEDING MOHCD - - - - - -
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) 0 (8428 (23428 0 (2893) (28939

Does Project have a MOHCD Residual Receipt Obligation?
Will Project Defer Developer Fee?
Residual Receipts splitfor all years. - Lender/Owner

MOHCD RESIDUAL RECEIPTS DEBT SERVICE

MOHCD Residual Receipts Amount Due
Pmuased MOHCD Residual Receipts Amount to Loan Repayment
Proposed MOHCD Residual Receipts Amount o Residual Ground

Lease

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
D Residual ReceipTs Amoun
Lender 4 Residual Receipts Due
[Cender 5 Residual Receipts Due |

Yes

No
67%/33%

Dist. Soft

Debt Loans

o ST GebT
100.00% |loans, and MOHCD residual receips policy

Proposed Total MOHCD Amt Due less Loan
Repayment

0.00% [NSRCD FiRaneing
0.00%
0.00%

Total Non-MOHCD Residual Receipts Debt Service

REMAINDER (Should be zero unless there are distributions below)
Owner Di |
[Other D T |
al Balance (should be zero)

EPLACEMENT RESERVE - RUNNING BALANCE

eserve Starting Balance ]
eserve Deposils |
eserve Withdrawals (ideally fied to CNA |
eserve Interest |

RR Running Balance

PERATING RESERVE - RUNNING BALANCE

perating Reserve Starting Balance ]

perating Reserve Deposits |
|
]

perating Reserve Withdrawals
Overa

ina Reserve Interest

OR Running Balance

OTHER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance

[

[

[

Other Reserve 1 Deposits |

Other Reserve 1 Withdrawals |

Other Reserve 1_Interest |
Other Required Reserve 1 Runnina Balance

HER RESERVE 2 - RUNNING BALANCE

her Reserve 2 Starting Balance

er Reserve 2 Deposits |

er Reserve 2 Withdrawals |

er Reserve 2_Interest I
Other Required Reserve 2 Running Balance

_\n

FEE)

e

RR Balance/Unit

=

OR Balance as a % of Prior Yr Op Exps + Debt Service

=
—

= =
= =

7500 |

- | —

1 | —
1,662,500 750,000
59,500 $10,000

0.0% 0.0%

= B
= E



Evaluation of Request for Acquisition & Additional Predevelopment Financing January 5, 2024
772 Pacific Avenue Attachment M

Attachment M: 20-year Commercial Operating Proforma

See attached.



918123
772 Pacific

Project Spons Chinatown CDC

772+758 Pacific Ave

# Commercial Spaces: [T______]

COMMERCIAL SPACE Space 2 Space 3 Space 4 Space 5
Use - iption [Banquet Hall | | | Y%age Total Building Costs in Commercial Budget
Gross SF i i i | 15.000 | Total SF
Total Sources Comments
SOURCES 5,973,880 | B B B B 5,973,880 |
Name of Sources: [ MOHCD Loan | i i T I
USES
ACQUISITION
Acauisition cost or value I | | [ [ [ I ]
Legal/ Closing costs / Broker's Fee | I | | | I | |
Holding Costs | I I I I I | |
Transfer Tax I T i [ [ I I ]
TOTAL 0 0 ) ) 0
CONSTRUCTION (HARD COSTS)
UnitC T 0
See MOHCD Commercial Underwiiting Guideines:
Comi ial Warm Shell Constructi ports-and-forms
Commercial Cold Shell Construction 3000000 3,000,000
Demoliion 13,825 13,825 Porlion of Demo attributed to commercial space
ortion of Environmental Remediation from PermS&U
ediation 10,369 10 to commercial space
Onsent andscaping Consructon
2s2% of hard
arking costs
Portion of GC Bond from PermS&U afiributed o commercial
GC Bond Premiu Taxes 56,372 55,372 | space 1.7%
I:Pomon o7 GC O&P from PermS&U atirbuted (o commercial
GC Overhead & Profit 125,115 125,115|space 38%
Portion of GC Gen'l Con. from PermS&U attributed to
CG General Conditions 130,645 130, space 39%
‘Sub-fotal Construction Costs 3,335,326 [ 0 0 0 3,335,326
Design Contingency (remove at DD) 0 0.0%
Bid Conti (remove at bid) 65,668 65,668 space 2.0%
Plan Check Conl during Plan Review) 0 0.0%
‘ Portion of Hard Cost “Trom PermS&U atirbuted
Hard Cost Construction Conti 165,899 165,899 |to 5.0%
Sub-tofal Construction Coningencies 231,567 [ [ 0 0 231,567
TOTAL CONSTRUCTION COSTS 3.566.893 0 [ [ 0 3,566,893
SOFT COSTS
i & Desian
66 MOHCD A&E Fee Guidelines:
Architect design fees 51,843 51,84 ports-and-forms
Architecture design fees for Schemalic Drawings for tenant-paid
tenant ir 0
Desian 10 the Archilect (incl. Fees) 0
[Architect Construction Admin 27.650] 27650
0
Additional Services 0
Sub-fotal Architect Contract 79,493 0 0 0 0 79,493
Other Third Party design consultants (not included under Architect
contract) 72,581 72,581
Total Architecture & Desian 152,074 0 0 0 0 152,074
Studies
Survey 1.728 1728
studies 0
Phase | & Il Reports. 5184 5184
CEQA / Environmental Review consuflants 34,562 34562
NEPA / 106 Review 0
CNA/PNA (rehab only) 0
[Other 10.369 10.369 [Name consultants & contract amounts
Total Enaineering & Environmental Studies 51.843 o o 0 0 51.843
Financing Costs
ion Financing Costs
Construction Loan Origination Fee 19,954 79,954
Construction Loan Interest 601,571 601,57
Title & Recording 2,765 2,76
CDLAC & CDIAC fees 0
Bond Issuer Fees [
Other Bond Cost of Issuance 864 864
ther Lender Costs (specify) 24,539 24539
Sub-total Const. Financing Costs 649,693 0 0 0 0 649,693
Permanent Financing Costs
[Permanent Loan Origination Fee 0 ]
[Credit Enhance. & Appl. Fee |
[Title & Recording 697 69 |
[C I Loan Origination Fee |
‘Sub-total Perm. Financing Costs 691 [ 0 [ [ 69
Total Financing Costs 650,384 0 [ 0 0 650,384
Legal Costs
Borrower Legal fees 3!@' 3.456
Land Use / CEQA Affomey fees 691 691 [Commercial Space Subdision
Tax Credit Counsel of 0
Bond Counsel 0 0
Construction Lender Counsel 2,592 2,592
Permanent Lender Counsel 346 346
0
Total Leqal Costs 7.085 0 0 0 0 7.085
Other Costs
(Appraisal 691 691
Market Study [ 0
Insurance 86,406 86.406
Property Taxes 346 34
1 Audit 0
Costs 0
El Permit Fees 58.756 58.75¢
larketing / Lease-up
urnishinas
PGE / Utiity Fees 2419 24,194
TCAC Ap / Alloc / Monitor Fees
ancial Consultant fees
tructi foes [ Owner's Rep 864 864
ecurity during Construct
Relocation 1,000,000
C I Start-up Expenses 50.000
Other (specifv) 0
Other (specify) | 0 Total Soft
Total Other Development Costs 1229034 0 0 0 0 1229034 Gontingency
as %ol Tolal
Soft Cost i
[Contingency (Arch. Ena. Fin. Legal & Other Dev) | 231567 | | I | 231.567]10% + 3% escalation over 4 vears 11.4%]
TOTAL SOFT COSTS 2.321.987 0 ] [ [ 2,321,987
RESERVES
Operafing Reserves | 0
Reserves | 0
Tenant Reserves 0
Co Il Lease-Up Reserves 85,000 85,000
0
TOTAL 85,000 0 [ [ [ 5,000
DEVELOPER COSTS
Commercial Developer Fee - Cash-out Paid at Milestones T T T [ [ [ o] ]
[Other (specify) I | | [ [ [ 0] |
[Other (specify) [ I I I I I o] |
TOTAL DEVELOPER COSTS [ [ 0 0 0 0
TOTAL DEVELOPMENT COST ["ss973,880] of of of of 5,973,880] ]
Development Cost/SF by Source [ 398 | | | | | |
Development Cost/Unit as % of TDC by Source [ | | | | | |
Acquisition Cost/SF by Source [ of [ [ [ [ of |
Construction Cost (inc Const Contingency)/SF By Source [ 238] I [ [ [ I ]
Construction Cost (inc Const Contingency)/SF [ 237.79] | | | I 29.00] |
Commercial Loan Amount
Commercial Loan Term (in years):
Commercial Interest Rate (as %):
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