SAN DIEGO
T HOUSING

COMMISSION

DATE ISSUED:.  March 4, 2011 HAR 11-010

ATTENTION: Members of the Housing Authority of the City of San Diego

For the Agenda of March 8, 2011

SUBJECT: Florida Street Apartments — Additional Funding and Preliminary Bond Request

(Council District 3)

REQUESTED ACTION:

Approve revisions to the previously approved financing plan for the potential development of the 83 unit
Florida Street Apartments project in the community of North Park.

STAFF RECOMMENDATION:

That the Housing Authority of the City of San Diego approves the following:

1.

Increase the previously approved loan from the San Diego Housing Commission (“Housing
Commission”) to Florida Street Housing Associates, L.P., by up to $700,000 (from $7,387,000
to $8,087,000) with a three percent interest rate to be used as gap financing for the development
of 83 units of affordable rental housing.

Authorize the Housing Commission to enter into an Option Agreement whereby the Housing
Commission will have the option to purchase fee title to the Florida Street Apartments

beginning at the end of the 15 year tax credit compliance period and extending for 36 months, for
an amount equal to the greater of: (i) the fair market value of the improvements as rent restricted;
or (ii) the sum of the limited partner project related tax lability plus the principal of and all
accrued interest on the Housing Commission loan and all other loans secured by the property.

Issue a bond inducement resolution (Declaration of Official Intent) for up to $18,800,000 in
Multifamily Housing Revenue Bonds for the project.

Authorize an application (and subsequent applications if necessary) to the California Debt Limit
Allocation Committee (CDLAC) for an allocation of authority to issue tax-exempt private
activity bonds in an amount of up to $18,800,000 for the project.

Approve the bond financing team of Quint & Thimmig, LLP as bond counsel and The PFM
Group as financial advisor to begin work on the project.

Authorize the President and Chief Executive Officer of the Housing Commission, or designee, to
execute necessary documents and instruments as approved by the CEO, General Counsel and
bond counsel and to authorize the CEQ to perform such acts as are necessary to implement these
approvals.
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B. The City Council hold a public hearing (known as a TEFRA hearing — Tax Equity and Fiscal
Responsibility Act) and adopt a resolution approving the issuance of tax-exempt bonds in an
amount of up to $18,800,000 for the project by the Housing Authority.

SUMMARY:

"On January 20, 2009, the Housing Authority of the City of San Diego (“Housing Authority”) approved a
loan to Florida Street Housing Associates, L.P. in the amount of $4,900,000 for the acquisition of a one
acre site located at 3783-3825 Florida Street within the North Park Redevelopment Project Area.

The Housing Commission approval included funding of the land acquisition loan prior to receipt of tax
credits. Florida Street Housing Associates, L.P. closed on the Housing Commission loan and acquired
the site on February 27, 2009. Per the executed Housing Commission loan agreement, if tax credit
financing and construction financing are not closed within 36 months from the date of funding (February
29, 2012 deadline) of the Housing Commission loan, Florida Street Housing Associates, L.P. would be
in default of the loan agreement and all principal and interest shall be due and payable immediately in a
balloon payment.

Since the property acquisition, Florida Street Housing Associates, L.P. made an application for nine
percent tax credits on June 9, 2009, and received a perfect competitive score, but did not have a high
enough tiebreaker score to win an allocation of tax credits. In order to achieve a perfect score, and to
potentially win the tiebreaker, Florida Street Housing Associates, L.P. requested that the Housing
Commission grant an additional subsidy via a residual receipts [oan in the amount of $2,487,000 (for a
combined acquisition, construction and permanent financing loan amount of $7,387,000). This residual
receipts loan was approved by the Housing Authority on March 16, 2010. Following the approval of the
residual receipts loan, Florida Street Housing Associates, L.P. applied for nine percent tax credits on
March 25, 2010, and July 7, 2010. Neither application was awarded the credits due to other competing
projects in the San Diego area.

Florida Street Housing Associates, L.P. was not awarded nine percent tax credits on three separate
applications, however, they are requesting that the Housing Commission authorize the issuance of tax
exempt private placement bonds in an amount up to $18,800.000 to allow them to pursue a non-
competitive four percent Low Income Housing Tax Credit (LIHTC) application in May of 2011 to
ensure delivery of affordable housing units in 2012 (see Attachment 1). The following table provides
some of the details regarding the project:

Total Number of Multi-Family Units 83 (includes one manager unit)
Total Number of Affordable Units/Bedrooms: 82 units / 166 bedrooms
one-bedroom two-bedroom three-bedroom

30% AMI 0 0 0

40% AMI 0 0 0

50% AMI 2 3 23

60 % AMI 22 29 3
Projected Rental Rates: $736 10 $1,113 (2010 Area Median Income)
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Land Area {square feet) 43,350

In addition to the Housing Commission loan, the Redevelopment Agency (“Agency”) approved an
Owner Participation Agreement in July of 2009 to provide a $3,800,000 loan to Florida Street Housing
Associates, L.P. In November of 2009, the Agency disbursed $550,500 of its loan for relocation of
fifteen households and the demolition of the existing improvements. On December 16, 2010, the
Agency Executive Loan Committee recommended approval to increase the Agency loan amount from
$3,800,000 to $5,600,000 because the deal structure had changed to a four percent tax credit project.

Florida Street Apartments is designed as a four-story, Type V (wood-frame construction) building over a
Type I {concrete) parking garage and podium deck. The proposed project has a density over 80 units per
acre. Design features include two open courtyards which provide a variety of recreation opportunities to
residents and maximizing natural light into each residential unit. Sustainable measures proposed include
photovoltaic panels, hydronic heat and hot water from high-efficiency central boilers (with potential
solar hot water pre-heat), low/no-VOC interior materials, and enhanced unit ventilation for air quality.
The building is LEED-registered, and the final target scoring is currently being refined with the architect

and design team.,

According to Florida Street Housing Associates, L.P. the civil drawings are permit ready and the first
plan check review of the building drawings have been completed by the City’s Building Department. It
is anticipated that the drawings will be through the review process and ready for permit issuance by the
end of March 2011. As of November 30, 2010, Florida Street Housing Associates, L.P. has expended

approximately $1,700,000 on design and other pre-development expenses.

FISCAL CONSIDERATIONS:
Proforma Analysis

The revised project proforma for a four percent tax credit project is attached to this report (Attachment
2). The proposed construction cost is $18,020.576, which includes architect fees, engineering fees, and
a construction contingency. The following summarizes the financial details found in the proforma

without using AHP funds:
Sources and Uses of Funds
Sources of Funding Use of Funding

Permanent Loan $5,950,000 | Land Costs $5,168,061
SDHC Acquisition Loan $ 4,900,000 | Constructions Cost $16,074,431
SDHC Residual Receipts Loan $2,487,000 | Financing Costs $1,347,448
Agency Residual Receipts Loan $3,800,000 | Reserves $419,605
P Contribution $1.100,000 | Loan Permits and Fees $869.743
Refunds $200,000 | Architect/Engineering Design Fees $1,142.423
4% Tax Credit Equity ' $8,669,731 | Construction Contingency 5803,722
SDHC Additional Requested $706,000 | Other Development Costs $3,751,298
Agency Additional Requested $1,800,000

Total Financed $29,606,731 3 29,606,731
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Funding Request
Housing Commission Total Subsidy $8,087,000
Housing Commission Subsidy per Unit $97,433
Agency Total Subsidy $5,600,000
Agency Subsidy Per Unit $67,469
Total Subsidy $13,687,600

Rent levels of 50 percent and 60 percent of Area Median Income (“AMI”) must be used per the
Community Redevelopment Law (CRL) rules in order to count toward the Agency’s production
requirements. The Agency will record a 55-year rent restriction against all 82 units affordable to
households with annual incomes of 50 percent to 60 percent or less of AMI. The Housing Commission
will also record 55-year rent restrictions against 82 units. One non-restricted two-bedroom unit will be
occupied by a resident manager. The proposed rents are as follows:

Affordable Housing Rents — 4% LIHTC

Bedrooms U(I;;t ?tw;e Income Level Units Restricted Rent Utility Allowance
. &no,
1 Bedroom 560 CRI - 50% AM,I 2 3736 $10
CRL — 60% AMI 22 $883
) Beds wso | -CRL_50% AMI 3 $849 614
eerooms CRL - 60% AMI 29 $1,019
CRL — 50% AMI 3 $944
3 Bedrooms | LI06 ORI~ 60% AMI 2 §1,133 $16

Notes: CRE — Rent restricted per California Community Redevelopment Law

On April 1, 2011, Florida Street Housing Associates, L.P. plans to apply for the Federal Affordable
Housing Program (AHP) loan program on April 1, 2011. If awarded, a portion of AHP funds would
reduce the permanent financing loan In accordance with the proforma, included as Attachment 3 of this
report, the Housing Commission and Agency funds would be reduced pro-rata by any remaining AHP
funds. If AHP funds are granted, the new rent restrictions per unit would be as follows:

Affordable Housing Rents — 4% LIHTC with AHP Funds

Bedrooms U(E;t ;::;e Income Level Units Restricted Rent Utility Allowance
" _ i)
1 Bedroom 560 CRL - 50% AMI 17 §736 $10
CRL - 60% AMI 7 $883
2 Bedo 250 CRL - 50% AMI 23 $849 $14
CArootas CRL - 60% AMI 9 $1,019
CRI — 50% AMI 18 $944
1 1
3 Bedrooms 1,106 ORI 60% AMI g $1.133 $16

According to the loan agreement, the developer fee shall not exceed $1,400,000.

The new proforma

includes a total developer fee of $2,500,000. However, $1,100,000 is being reinvested back into the
project which allows the overall basis to increase and therefore, the allocation of tax credit equity will
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also increase. The fee retained by Florida Street Housing Associates, L.P.’s general partner, Community
Housing Works, remains at $1,400,000.

Loan Amount

On February 23, 2009, Florida Street Housing Associates, L.P. entered into a loan agreement with the
Housing Commission in the amount of $4,900,000 for the acquisition of the property. On March 16,
2010, the Housing Authority approved a $2,487,000 residual receipts loan to achieve a perfect score and
to improve the potential Tax Credit Allocation Committee (TCAC) tiebreaker score for the nine percent
tax credit applications. With the current $700,000 request for additional funding, the new Housing
Commission loan amount would be $8,087,000. The loan agreement will be amended and executed
once the four percent tax credit equity has been awarded. The additional $700,000 funding request that
is included in the current FY2011 budget is allocated as follows and will carry a three percent interest
rate.

Coastal Funds $ 30,800
Inclusionary In-Lieu Fee Funds $669,200
Total $700,000

If improved debt or equity pricing are achieved, the Florida Strect Housing Partners, LP will first make
an adjustment to the total tax credit allocation as required by TCAC, then apply the excess sources
towards the reduction of the Housing Commission Loan and Agency Loan in proportion to the original
principal balance of their respective loans.”

In order to ensure that the construction costs are competitive, the Housing Commission will require
Florida Street Housing Associates, L.P. to obtain competitive bids from at least four general contractors.
The executed contract with the General Contractor shall be a “cost plus fee and guaranteed maximum”
general contract (ATA A102) versus a stipulated sum confract.

Proposed Bond Financing

The first position loan would be capitalized through the issuance of tax-exempt bonds by the Housmng
Authority. The Housing Commission utilizes the Housing Authority’s tax-exempt borrowing status o
pass on lower interest rate financing (and make federal tax credits available) to developers of affordable
housing. The Housing Authority’s ability to issue bonds is limited under the U.S. Internal Revenue
Code. To issue bonds for a project, the Housing Authority must first submit an application to CDLAC
for a bond allocation. Prior to submitting applications to CDLAC, projects are brought before the
Housing Commission, Housing Authority, and City Council. Housing Authority bond inducement
resolutions must be obtained prior to application submittal and City Council TEFRA resolutions must be
secured no later than 30 days after application submittal. These actions do not obligate the Housing
Authority to issue bonds.

The bond application is due to CDLAC on March 18, 2011 and it is anticipated that this development
will receive a bond allocation at CDLAC’s May 18, 2011 meeting. Florida Street Housing Partners, LP
has ninety days to close the bond financing unless an extension is received by CDLAC (August 16, 2011
deadline). However, if necessary, staff will submit additional applications to CDLAC to secure a bond
allocation for the project. A general description of the Multifamily Bond Program and the actions that
must be taken by the Housing Authority and by the City Council to initiate and finalize proposed financings
are described in Attachment 4.
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CHW is seeking approximately $18,800,000 allocation from CDLAC. The bond amount that is
ultimately issued will be based upon project costs, revenues, and interest rates at the time of'bond
issuance. CHW currently proposes to issue the bonds through a tax exempt private placement bond
issuance. The bonds would meet all the requirements of the Housing Commission’s Multifamily
Housing Revenue Bond Program policy and would fully comply with the City’s ordinance on bond
disclosure.

The $18.800,000 allocation that will be sought from CDLAC is approximately 20 percent higher than
the amount for which the project is currently being underwritten for the construction financing, which is
$15,611.264. This increased amount represents a cushion to account for possible increases in the bond
amount due to increases in construction costs or decreases in the assumed interest rate. The bond amount
that is ultimately issued will be based upon project costs, revenues, and interest rates at the time of bond
issuance. It is anticipated that the bonds will be used for both construction financing and permanent
financing of the project.

There are no fiscal impacts to the Housing Commission, City, or Housing Authority associated with the
requested bond actions. Approval of the bond inducement and TEFRA resolutions do not commit the
Housing Authority to issue bonds. The bonds would not constitute a debt of the City of San Diego. If
bonds are ultimately issued for the project, the bonds will not financially obligate the City, the Housing
Authority or the Housing Commission because security for the repayment of the bonds will be limited to
specific private revenue sources. Neither the faith and credit nor the taxing power of the City or the
Housing Authority would be pledged to the payment of the bonds. The developer is responsible for the
payment of all costs under the financing, including the Housing Commission's annual administrative fee.

Staff recommends assigning The PFM Group as financial advisor and Quint & Thimmig, LLP as bond
counsel to work on the project. The proposed financing team members have been selected in accordance
with the existing policy for the issuance of bonds, Financial advisors and bond counsels are designated
on a rotating basis from the firms sclected through a competitive Request For Proposal (“RFP”) process.

PREVIOUS BOARD and/or CITY COUNCIL ACTION:

On February 18, 2011, the Housing Commission Board approved staff recommendations and
recommended approval of the four percent tax credit deal structure and additional funding to the
Housing Authority.

On December 16, 2010, the Affordable Housing Collaborative Executive Loan Committee unanimously
approved staff’s recommendation to allow CHW to submit an application for a 4 percent tax credit deal
and to provide additional funding in the amount of $1,800,000.

On March 16, 2010, the Housing Authority approved a $2,487,000 residual receipts loan to Florida
Street Housing Associates, L.P. as gap financing, which was in addition to the $4,900,000 which was
used by the developer to acquire the land. '

On January 20, 2009, the Housing Authority approved the site acquisition loan to Florida Street Housing
Associates, L.P. in the amount of $4,900,000.
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COMMUNITY PARTICIPATION AND PUBLIC OUTREACH EFFORTS:

On November 9, 2010, CHW met with the North Park Project Area Committee regarding the status of
the project and, at the meeting, the PAC unanimously recommended thit the Redevelopment Agency
expend additional funds to allow the project to proceed as a four percent tax credit deal. In addition,
CHW also provided updates to adjacent residents, community leaders and representatives from the Coral
Ridge Homeowner’s Association regarding the status of the project.

On October 21, 2008, a development concept for the property was previously approved by the North
Park Project Area Committee (PAC). On June 3, 2009, the current multifamily entitlements were
approved by the City Hearing Officer.

ENVIRONMENTAL REVIEW:

The City of San Diego previously evaluated the environmental impacts associated with this project in
the Mitigated Negative Declaration (Project No. 89239, dated June 20, 2006) adopted on July 13, 2006,
by Planning Commission Resolution No. 4103-PC and there is no change in circumstance, additional
information, or project changes to warrant additional environmental review. Processing under the
National Environmental Policy Act is not required as no federal funds are implicated in this action.

KEY STAKEHOLDERS & PROJECTED IMPACTS:

Stakeholders include CHW as the nonprofit general partner, Florida Street Housing Partners, LP as the
borrower, and the Community of North Park. Development of the property is expected to have a
positive impact on the community because it will improve the quality of housing in the neighborhood
and provide much-needed rental units affordable to low-income and very low-income families.

Submitted by, Approved by,
Roger Green Carrol M. Vaughan
Real Estate Manager Executive Vice President &

Chief Operating Officer

Attachments:
1. CHW Request Letter dated October 13, 2010
2. CHW 4% LIHTC Proforma dated January 11, 2011
3. CHW 4% LINTC with AHP Funds dated January 11, 2011
4. Multi-Family Bond Program

A copy of the report is available for review at the Housing Commission offices located at 1122
Broadway, Suite 300, San Diego, CA

Information: Roger Green, Real Estate Manager (619) 578-7587
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October 13, 2010

Mr. Michaei Lengyel

Project Manager

City of San Diego — Redevelopment Agency
1200 Third Ave., Suite 1400, MS 56D

San Diego, CA 92101-411)

Mz, Jerry Lohla

San Diego Housing Commission
1122 Broadway - Fifth Floor
San Disgo, CA 92102

Re:  Request for additional funding and related modifications of loan agreements for
Florida Street Apartments (a.k.a. Arbor Crest North) to allow financing with Tax-
Exempt Bonds and 4% Low Income Housing Tax Credits

Dear G-em%/me;: ry%
e

Purguant to our recent discussions, Comenunity HousingWorls (*CHW™} hercby requests
modifications to ocur existing loan and cther regulatory agreements detailed below for the
Florida Street Apartments (a.l.a. Arbor Crest North) in order to finance the project using
4% Low Income Housing Tax Credits (“LIHTC) in liew of the competitive 5% LIHTC
previcusly assumed, CHW has submitted applications 1o the California Tax Credit
Allocation Committee (“TCAC™) for 9% LIHTC in the last three comperitive rounds.
While the proposed project receives a perfect score under TCACTs sysiem, 1t has placed
second or third under the “tie-hreaker” in each round, and has not received an allecation
of tax eredifs.

The opporiunity exists to fund the project with non-competitive 4% LIFTC and start
consiruction as early as April, 2011, creating much needed construction jobs and
affordable housing opportunities for San Diego residents, Additionally, by financing
Florida Street Apariments under the 4% LIHTC program, the project will not be
competing with other San Diego priorities including the $% & Broadway and World
Trade Center Homeless projects. This letter outlines our requests of each agency in order
1o achieve these important public policy objectives and move the project forward as
guickly as possible.

A full proforma and projechechedulaarmatoched fonasfarenca o205
Phore: 760.432,6878 Fax; 760,452.6683

£14305 University Avenue, Suite 550, San Liego, CA 92108

@gh&@f@%” Phone: 619.282.6647 Fax: $19.640.711%
CHARTERED MEMBER www.chworks.org

ATTACHMENT 1



Redevelopment Agency

On July 31, 2009, the Redevelopment Agency of the City of San Diego approved funding
in the amount of $3,800,000, comprised of two components: (i) & $550,500 advance for
relocation and demolition funding {“Agency Advance Loan™), and (i1} §3,249,500 as &
residual receipts foan (“Agency Residual Receipts Loan™) {Resolution R-04440). The
funding was memorialized in an Owner Participation Agreement (“OPA™), and
subsequently modified by the First Implementation Agreement approved March 16, 2010,

Community Housing Works requests the following in order to aliow the project t¢
proceed forward under 4% LIHTC financing:

1. Increase the total Agency funding contribution by $2,500,000 (to a total of
$6,300,000), including an additional $300,000 advance of the Agency
Residual Receipts Loan (to an advanced total of $1,050,500).

The additional $2,500,000 is necessary to reduce the gap in financing created when 4%
LIHTC are used instead of the previously-contemplated 9% credits. The additional
Agency Advance Loan will allow the completion of the construction drawings for the
proposed project, accelerating the construction start. In addition, by bringing the project
to “permit ready” status, competitiveness for additional funding from the Federal Home
Loan Savings Bank’s AHP program is significantly increased. CHW has already
advanced over $1,000,000 in pre-development funds to scquire the site, entitle the
project, and prepare the construction drawings. The increased advance will allow the
completion of the construction documents, increasing the project’s competitiveness for
other funding sources, and reimburse CHW for part of is pre-development expenses.

2. Amend the Agreement Affecting Real Property to revise the number of Low-
and Very Low-Income units provided, consistent with the 4% LIHTC funding
requiremnents.

In arder to reduce the financing gap by increasing the NOL, CHW must modify the
affordability of the units per the wable below. This proposed affordability level allows the
project fo maintain competitiveness for AHP funding.

Original OPA [ Proposed
Bedrooms Units Tota! Units Total

4 & 0

Low Income (80% A 2 7 18 12 32
3 5] 10
i 18 14

Very Low Income (50% Al 2 25 83 20 50
3 20 18




3. Amend the OPA and related documents to revise the residuval receipts split
between the Agency and the San Diego Housing Cominission 1o reflect the
revised proportionate funding amounts of the two agencies.

The attached proforma identifies residual receipts funding from the San Diego Housing
Commission totaling $8. 483,568, and funding from the Agency fotaling $6,300,000,
Accordingly, the 50% share of residual receipts distributed to the public lenders would be
29% to SDHC and 21% to the Redevelopment Agency.

4, Amend the OPA and related documents to allow the Developer Fee fo
increase to the maximum-allowed §2,500,000, of which 1,100,000 will be
returned to the project as a General Partner Contribution, and cannoct be
recovered as a cash developer fee.

This medification increases the amourt of tax credits that accrue to the project, reducing
the funding gap, while maintaining CHW’s cash developer fee at the previousty-agreed
amount of $1,400,000.

San Diego Housing Commission

Cn January 20, 2009, the Housing Authority of the City of San Diego approved a residual
receipts acquisition loan in the amount of $4,900,000 (“Comimission Residual Receipts
Loan™. Subsequently, on February 8, 2010, the Housing Comumission authorized an
inerease in the Commission Residual Receipts Loan to §2,487,000 in order o maximize
the project’s competitiveness for 9% LIHTC., Unfortunately, this funding amount fell
short of the extraordinary funding for other projects submitted for 9% tax credits in 2010
Accordingly, CHW makes the following requests in order to finance the project with 4%
tax credits:

1. Increase the Conunission Residual Receipts Loan in the amount of $1,098,568
to & total funding commitment of 58,485,568 {$102,236/umnit).

b

2evise the affordsbility outlined in the Declarazion of CC&R’s recorded
against the property according to the table on the following page.

(R ]

Accept the revised terms of the Redevelopment Agency financing (additional
advance and greater residual receipts loan amount) cutlined above, and amend
the residual receipts split and developer fee clauses of the agreement as
outlined in items #3 and #4 above.



Proposed Affordability

Original Agreement Proposad
A} Bedrooms Units Total Al Bedrooms Linits Total
60% 1or2 13 1 10
18 80% 2 12 32
80% 3 6 3 10
50% tor2 29 1 14
42 50% 2 20 50
50% 3 13 3 18
44% forz 8
12
46% 3 4
33% Torz 8
g
34%, 3 3

Additional Efforts to Reduce Gap

Community HousingWorks will continue to work to reduce the gap {inancing and
achieve both additional funding and strive for potential cost savings.

The attached proforma assumes a $1,000,000 savings in hard constraction costs (6.6%)
based on competiiive bidding and a construction start in early 2011, We believe a
window of opportunity exisis for competitive construction bids which makes this
assumption reasonable, but also note & few recent large land transactions indicate the
construction market may be returning in later 201 1, emphasizing the importance of
reducing the competitive risk to Florida Street Apartments and starting this project as
quickly as possible,

Tax credit pricing is assumed at $0.86 based on a review of pricing by Union Bank. This
market has been improving, and we expect that there may be upside avallable when
credits are put 1o the marketplace in the first quarter of 2011,

The most likely source of additional funding is AHP fanding from the Federal Home
Loan Savings Bank. While this program allows a maximum of §1,000,000 in funding,
we beljeve the project will be most competitive for an award of $820,000, or
$10,000/unit. The proposed rent levels have been purpesely sized to keep the project
competitive for this program. Additionally, once the project is “permit ready™ its
competitive will increase. The attached schedule shows that we will be able to achieve
this status by the April 1, 2011, deadline for AHP application.

To the extent that costs are reduced and/or additional sources achieved, we fully expect
that any cost savings will be returned pro-rata to the funding agencies, potentially
reducing the funding requests herein.



Coneclusion

Community HousingWorks looks forward to working with you 1o achieve the
construction and occupancy of Flotida Street Apartments as quickly as possible. After
you have had the opportunity to review this request and the attached supporting
documents, we look forward to meeting with you, answering your questions, and
discussing next steps.

PR e

Anne
Senior Viee President

Attachments: Proforma
Schedule
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'DEVELOPMENT ASSUMPTIONS PERMANENT FINANGING © *©. 0 - % 0 0 Y UpER - % OF
Site & Structures SOURCES ) UNIT TOTAL
Site {Square Feet / Acres} 43,350 1.60 Parm. Loan $6,850,060 371687 20.10%
Site 1 1.60 0.00%
Site 2 004 SOHC 57,387,000 $89.000 24 85%
Assessors P, Number(s) T8O Additionat 3DHC Soft Loan $70C.000 $8.434 2,36%
Redevetopment Agency $5,600,000 $67.470 18.97%
gF Per Unit Total 50 0.00%
Total Land Cost 5119 $5,168,061 0.00%
Resigential Land Cost 562,268 $5,168,061 1.00%
Commercial Land Cost 30 GP Contribution $1,100C,000 $13,253 3.72%
tand Cosyacre 30 Accrued interest on Soft Debt 0.00%
Refunds $200,000 $2.410 0.68%
Number of Buildings 2 Story  Type W 9 Tax Credit Equity @ $.8% 36,668,731 $104 455 29.28%
Nurmber of Units 83 TOTAL SOURCES $25,608,731 $356,748 160.00%
Density/Acre 83
Restricted Units 0 Surius {Gap) B0
CONSTRUCTION FINANCING PER - % OF
ResidentiafCommergial Space SOURCES ARD USES UNIT TOTAL
Residential - Net Rentable 70,870 Construction Loan I $15,611,264 l $15611.264 3188,088 47.53%
Resigential - Corridor Space 13% 10,646 SOHC $7.387,000 $89,000 22.49%
Residential - Community Space 2,928 additional SBHC Soft Loan £700,000 $6.434 2.13%
Resigential - Other 7.057 Redevelopment Agancy $5,600,000 $67.470 17.05%
Commercial 8 0.00%
Afiocated Cost of Commerciat Canstruction 0.00% 0.00%
Total Residential SF 91,641 Deferred Costs $£2.681,688 £32,306 B.16%
Construction Cost Fax Credit Equity 10% 866,973 $10.445 2.64%
Prevailing Wages n 15% TCTAL SCURCES $32,845,925 $395,746 100.060%
wio PW wi PW
Hard Cost/GSF $184.18 $211.80 Excess (Deficif) $3,240,194
Hard Cost/NRSF $237.82 $273.49
PERMANENT FINANCING PER % OF
Hard Cost/Parking Spc. $28,152 $32,374 USES LNIT TOTAL
Land Costs 5,168,081 562,266 17.46%
Cemmercial Const Cost 0% - $0 0.80%
f Residentisl Const Cost 100% 16,878,153 §203351  5T.0M%
ETctaE Cost per Unit $ 356708 Financing Costs 1,347,448 518,234 4.55%
Accrugd [nterast on Soft Debt o 50 0.00%
QPERATING ASSUMPTIONS T v o8 Reserves 418,605 $5.055 1.42%
income Infiation 2B tocal Permits and Fees 809 743 £10.,840 3.04%
Expenses Inflation 3.50% Other Development Costs 54,863,721 $58 960 16.53%
Property Tax inflation 2.00% TOTAL USES $29,606,731 $356,708 100.00%
Vacaney - Housing 5%
Vacancy - Special Needs Housing 0% Excess {Deficit) §0
PARKING CALCULATION
Residential Studio 1BR ZEBR
Transit Gne E G678 1.75
Parking Spaces .00 )
R s for == B AR 0.0 ' il
Total Parking Spaces 0.80 17.50 57.00
Total Residential 8paces Required
Totatl Extra Spaces 1
Asset Managemen! Fee $1Z.500
Resident Services Annusl Allocation 838,500 Yotal Parking 1.45 spacesiunit 121
Partnershin Fee 5,080 Total Parking SQFT 288 SFiSal 34,877
Discount Rate %
DEVELOPER FEE
invester Cash Flow Particioation 0% Total Deveioper Fee £2.500.000
Sponsar Cash Flaw Participation S0% $6
GP Centribution 51,100,600
{ ocal Public Subsidy ROA BOHC TOTAL, Net Developer Fee @ Completion 51,400,000
Per Unit 67,470 5UT.454 164 904 Eamnead @@ Const Close 0% $560.000
Fer Bedroom £33,38% 543 870 $77.304 Developer Fee During Const & Close out 845,000
Notes
Assumes $1.5 million additional contribution from Redevelopment Agancy, 700,060 from Housing Commissian,
Average Affordability = 58.02%

ATTACHMENT 2
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Florida Street; North Park, San Diego {4% LIHTC | NO AHP)
Financing Suramary
FINANCING ASSUMPTIONS : TAX CREDIT EQUITY
Predevelopment Loan $2,216,182 [ 2040 THRESHOLD BASIS LIMITS - 4% :
Assumed Balance B5% #UNITS  Bedroom Count LIMIT TOTAL
Interest Rate £.00% 0 Studic $174.861 $C
Term {months) 24 24 1 $201,163 $4,827.812
Construction LoaniL.TV 515,611,264 33 2 $243,200 $8,025,600
Interest Rate 4.50% 28 3 $311,286 $8,093,698
Term {months) 20 50
Assumed Balance 50% 83 T. TH. BASIS LIMIT $20,947,208
Lease-up and Conversion Term [ ADJUSTMENTS:
Interest During Construction 408,796 Prevailing Wages (1) 20.0% [y
interest During Lease-up 351.253 Parking Beneath Unis(1) 7.0% 1,466,308
Total Constr. Interest 761,049 Day Care Center {1} 2.0% b
Perm,. Loan $5,950,000 100% Speciai Needs (1) 2.0% t
Interest Rate 6.40% Energy Titie 24 4.0% B37.688
Amortization 30 Seismic/Environmental at cost 4l
Debt C. Ratio 1,15 Clavator 10.0% 2,084,721
Term (years) 15 Energy Technologies at cost il
Annual Debt Sve. - Housing $446.611 impact Fees at cost 735,743
Amount Due at end of Term 54,298 534 50% - 36% AMI (4% only) 10% 2,084,721
Perm. Loan - Comin’l Atlocation 50 < 35% AM! (4% only} 0% 0
Interest Rate 6.40% ADJUSTED TH. BASIS LIMIT $28,174, 585
Amortization 30 Total Eligible Basis $22,709,196
bebt Coverage Ratio t.15) Energy ITC adjusiment -
Term (years) 15 Adjusted, Eligible Basis $22,709,186
Annual Payment 50 Amount {Over)/Under Basis Limit 55,465,389
Amount Due at end of Term 30 Volurtary Eligible Basis Reduction 0.00%)
i . Voluntary Eligible Basis Reduction 50
SBHC 57,387,000 Unadjusted Eligible Basis $22,709.196
Interest 3.00% Difficult to Develop Area Adjustment 305
Term {years) 55 ADJUSTED ELIGIBLE BASIS $29.521,955
Minimum Annual Payment 0 Percentage of Affordable Units 100%
Residual Annual Payment Y Qualified Basis $20.521,855
Accrued interest - During Const $258,545 Qualified Basis Reduction 0.08%
Additional SDHC Soft Lo GAP 1 0. :$700,000 Reduction Amount 50
A. Housing Portion 3700,600 ADJUSTED QUALIFIED BASIS $29,521,955
of which HOME Tax Credit Construction Rate ©.00%
Amouit per Assisted Unil $8,434 Tax Credit Acquisition/Subsidy Rate 3.38%
B. Commercial 30 SELECT 4% or 9% CREDIT OPTION 4£.80%
Amount per SF Annual Federal Credit Amount (CALCULATED} o L BT 4,225
interest Rate 3.00% Annual Federal Credit Amount (MAX ALLOWED) 52.500,000
Term (years) 55 FEDERAL CTREDIT AMOUNT $0,742.245
Accrued Interest - During Const $24,500 Total State Credit Amount 50
Residual Payment Y 2% Percentage of Credits Seid 100.0%
HOME Assisted Units 0.0 Price Per Tax Credit Dollar 0.89
Redevelopment Agency 5,644,600 Equity from Federal Credit $8.669,731
Irerast Rate 3.06% Equity from State Credit 50
Term fyears) 55 Total Gross Proceeads $8,669,731
Accrued interest - During Const 196,000 Cost of Syndication
Residual Payment Y TOTAL TAX CREDIT EQUITY 58,669,731
e 5 Tax Credit Equity at Constructic 10.00% £866,373
M 30 Tax Credit Equity at Takeout 57,802,758
Amount per Assisted Unit
tnterest Rate 0.42%
Term (years) 58
Minimuwm Annual Payment -
Residual Annual Payment K
Total Annual Payment nfa ]
AMP 4
50% BASIS TEST - Y
Eligible Basis 22,709,196
Land Cost 5,168,081
Totat Aggregate Basis 27,877,257
Required Bond Amount 58% 15,611,264
Addini Amount as Constr. Loan 9,661,264
RESIDUAL LOAN CALCULATION 50%
SDHE 27.0% 7,387,000
Addittonal SDHC Soft Loan 2.6% 700,000
Redavelopment Agency 20.5% 8,800,000
4.00 0.0% -
TOTAL 13,687,000
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Florida Street; North Park, San Diego (4% LIHTC | NO AHP)
Operating Expenses

83

ADMINISTRATIVE EXPENSES

TOTAL

ANNUAL |Percentage| ANNUAL

..", Totai | PE

T

Advertising 400 0.09% 4.82 33.33 0.40
Lega! 3,506 0.81% 4217 261.67 3.51
Accounting/Audit 8,500 1.51% 78.31 541.87 6.53
Security 5} 0.00% 0.00 0.00 0.00
Credit Checks and Bank Fees 1,1201 0.26% 13.48 93.33 112
Licenses/Fees 1,050 0.24% 12.65 87.50 1.05
SDHC Menitoting Fee 3,735 0.87% 45.00 311.25 3.75
Office Txpense 89,100 2.11% 109.64 758.23 914
Other Expense ] 0.00% 0.00 0.00 0.60
TOTAL ADMINISTRATIVE EXPENSES 25,405 ~ 5.88% 306.08 2,117 25.51
MANAGEMENTFEE Per UnitMonth] § 46 39,840 9.24% 480.00; 3,320 40.00
UTILITY EXPENSES (uses BL #'s)
Electricity Tenant Paid - Common Only 7,028 1.63% 84.69 588 7.08
Gas Central Boiler 22,500 5.22% 271.08 1,875 22.59
Water 17,580 4.06% 210.84 1,458 17.57
Sewer 17,500 4.06% 210.84 1,458 17.57
TOTAL UTILITY EXPENSES 64,520  14.97% T77.46 5,377 64.79

PAYROLL EXPENSES
On-Site Manager 1.5FTE

72,150 16.74%) 869.28

‘Trash Removat

Pest Controt
Landscaping

Supplies

Elavator

Parking deck ops & maint
Fire Protection

Lock & Keys

Uniforms

Telephone / Cable / internet
Other

L. RESIDENTIAL OPERATING EXPENSES

Maintanance Personnel 35,000 8.12% 421.69

Payroll Taxes/Benafits 31% 32,681 7.58% 393.74
TOTAL PAYROLL EXPENSES 139,831 3244%| 1,684.71
INSURANCE ) 25000  5.80% 30120
REPAIRS & MAINTENANCE o

Painting 6,225 1.44% 75.00

Repairs 20,750 4.81% 250.00

18,824 4.39% 223.00

1,254 0.29% 15.06
8,825 1.98% 10271
3,500 0.81% 42.17
5118 1.19% 61.63
1,708 0.40% 20.54
5978 0.92% 47.93
784 0.07% 3.42
120 0.03% 1.45

0 0.00% (.00
0.05% 2.64

16.38% 850.54

38,500 8.93%|  463.86

RESIDENT SERVICES 3,208 38.65
TRANSIT PASS SUBSIDY - 0 0.00% 0.00 0 .00
REPLACEMENT RESERVES ~ 300 578%|  300.00] 2,075 25.00

TOTAL ANNUAL OPERATING EXPENSES

0.58%

100.00%
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Maximum developer fes laster of 15% of
sigible basis or 525 million

3406378

Florida Street: North Park, San Diego {4% LIHTC | NO AHP)
Development Budpet
ACCT | Ewier an Acquisition TGTAL COST | ELGIBLE GEFER TO
CODE | Nontw Nates Losn PREDEV HatPAW BASIS RESIDENT, | COMMERC. CONSTR PERS
1200 LAND ACQINSITION
1210 Land Cost + Value of Arch & Engr, 280000 egtics) 0 4522 030 2 4,822,030 O
12725 | 1733 Demoktion + Abatemant 128,532 o 128582 [ 123632 ?
1240 | 18,500 Lagst 10,500 19,560 L) 10500 o 0,500 a
7065 [ Exialing improvements Vaiue o [ [ ] ° 0
6 | 13,848 Titie Escrow and Recording 13999 9 13.96% G 0,066 [
28000 Acipaisition ConsulantBroker Fas 86,000 48500 [ 78,600 0
1785 [} tand Intsrest Cost o © [ [ [ ]
2% Lang Cost Continganey 2 [ [ [ [ 2
1286 TOTAL AGQUISITION COST _4.8600,000 264,061 5,158,064 5,168,061 o 5,168,081 8
| 1306 GONSTRUCTION WORK i
1210 O Blte Work TEGAD 1,395,006 1.285,000 1,385,000 o 1,365,006 o
1315 | seos80 Otfsties 640,350 558,350 536,350 @ £09,350 L]
6 Abatement 2 b o 0 o
318 L] Lanastaping, 1ot oy Ex o Wtk 0 1] a o i o
1316 [ Oft-Sits Improvaments cos! shars o 0 o 4 G 0
1320 Birect Constructian (cast per gha) 10885060 10,081,000 10.081.000 o 10,084,000 o
1322 0 Phovoltaic systam a o [ a 0
1323 [ "Green” upgrades - (¥ per gross SF) e e a a [} 5 ¢
1204 Structured Parking (price per =f) §2800.000] 2900000 | 2980000 [ 2,890,000 o
7% ASSUMED CONSTRUCTIOR COST SAVINGS $4.717,500Y] ; o 0 LT ) 4
1326 o Strustures-Elevator - (Enter 2z Lump Sum) b [ [ 5 8 a
1230 2.86% BC Contingency 418,436 18436 o 418438 o
1335 e Gemersl Conditions (nwmber of monthe) i 512,600 18060 G 218,000 3
WY | A00% &C Fee 574,641 874,651 G 574651 ¢
jiciodd Q.400 Contrector Berts G [ G o [4
28 1.00% Ganeral Contracior {GC] Lisblily Insuiance 143663 143665 i 142,663 [
e | 050 Builder's Risk 7183 T4.831 o 71.831 e
147 6.00% Pravaifing Wage Moniloring 1 G o 0 [ o
1300 TOTAL GONSTRUCTION 16,074,431 | 16,074,431 | 18,074,431 18,074,434 0
1870 £ a5 CONATRUCTION CONTINGENCY Bh3,722 BHY 722 803,722 ] BO3,732 a
ADG ARCHITECTURAL FEES -
i Design anc Con Supsrwsion b TTSO0G TIEDU0 o 775,000 [
Pear Review!Owner's Rep 500G 5,400 G 15,000 o
Design ¢ Green Caification 38.312 36,312 G 8,312
420 Expenses e 3E00C 35000 o 006 [
400 TOTAL ARCHITECTURAL COSTS 762, 864,212 884,312 8543121 [ bba1p 3
450 SURVEY & ENGINEERING COSYS 725 006 8111 2Rt e 8 270,411 [
1561 CONSTRUGTION FINANCING
1516 Consructon Lorn intsrest TBLO4D 408796 761,045 ol TE1.049 4
1520 .08% Constructen Loan Fee 156.113 156,118 8,110 a a
1508 | e0a0 Constraetion Management 0,000 4,000 9000 5 0
1535 506 Bank Canstruction Moritering 19,500 10000 10,000 o 2
1640 % Azorued Interest on $of: Det: o o 3 [ o
1545 TEA50 [ Resl Esuate Taves 75460 5,060 75,600 5,000 o bl
1503 | det Below | Insursnce a1t 30,960 30,800 0,500 9 o
20.0600 Coivstruction Loan - Diher 20000 30,000 oAl vl WLOL o
1566 | 17,500 Title Escrow & Recording - Construaiion (LEMP SUM) 17500 7500 17500 a o
TOTAL CONSTRUCTION INTEREST & FEES 21,000 1,170,562 819308 | 1,179,562 ¢
PERMANENT FINANCING
1577 £.00% Fennmnent Loan Fes - Mousing 58,500 G 59,500 a
1575 | n.60% Rale Lock Fae - Housing o ¢ 9 ¢
158 1 1.80% Permanent Loan Fee - Commarcial o [ [ o
1580 | 0.80% Rats Lack Fas - Commercial n G 0 [
1582 ] det Below Cost of lssusnce FRAAT 203,583 a 03383
1585 1.om Floawr Cap o » 0 0
1536 | 30005 Esarnw & Resording - Parmanent 30,000 ] 15,000 [
1570 TOTAL PERMANENT FINANGING COSTS - 202 882 3 277,883 o
1580 PREDEVELOPMENT FINANCING
1550 | 8.20% Pregevriogment Loan Fee 4,432 4432 4432 o 44372 0
1568 Predessspment Loan Interest 132,071 132,571 132,671 0 132871 Q
1580 TOTAL PREDEVELOPMENT FINANGING 37,403 37,403 137,403 137,403 137,403 ]
180G LEGAL FEES - (ENTER AS LUMP SUM)
1610 46,000 Baw L MRS LTI 45085 40,000 40,300 40,000 G 40,000 Q
163G § 48,000 Cmer Lagat 15,080 40,000 40,800 26,004 b 40000 2
20,600 SBank « Expenses & Fans ER 20000 20,000 20,002 bl 20,006 bl
+BAC Sank Legal - Fermansnt o 0 5 o [ 0
weq0 | 15,000 Cuner Legat ~ Permanent 15,604 15000 0 15608 o [ 15000
2800 TOTAL LEGAL COSTS 41506 115,080 100,000 116,000 o 180,000 000
1658 RESERVES
1687 ¢ Sonstruction Defect Resarve 0 E ¢ E a o
1656 s Repiacerment Regsrve - Inliial Depasr [Enter per oty [ i ¢ 2 B
¢ Reseree for AL Fee G
1858 s Dperating Heserw - ENTER # of MONTHS. 219.60% 5 210,605 dtw e
165 __|7OTAL RESERVE COSTS 415,605 o £19.605 a [ 419,505
1860 Ge300  APPRAISAL COSTS tA200 14,260 14,200 Gl [ 14,200
4760 OTHER
707 | det Bedow | Tax Credi Fees 150362 158,367
TR ] det Selow Emiganmental Consultants 2PAG 28 bl
ez | 2ss00 Acaauniing AUt - 5,540 25500 : [
1736 2,800 Pt Procsssing & 166.006 168 000 188,000 4
1738 B840 Deveiopment fmpact £aes - (PER LNIT) 733.743 TasTan TA3.T4S 14
1740 14,004 Sighate 5008 kil 15.0G0 o
1747 [ 25000 Marksting/Rent-Ug 25,000 G 25,000 25,000 ¢
1748 | 10200 Market Study 18200 0200 1200 1,200 o
1T4E [ ABOE EFE 40,006 4000 46600 40,680 G
175¢ | ast Below [ Ufibty Deposits 25,000 5,000 25,600 2
1703 | det Below |  Relocation 373.264) FTIG 373264 ¢
1,106 Entitiement Consuttant 1106 106 1188 0
7B % Sl Cosl Centingency 40247 125,008 125008 5035 o
1760 YOTAL OTHER COSTS B8 8T 180E A0 | TMTT00 L 1,647,440 15,000 1,622 44t N
il SUBTOTAL DEVELOPMENT COST 4,500,080 2,216,182 26,070,731 | 20,200,186 | 26,540,731 15,000 28,229,042 741658
1801 DEVELOPER COBYTS
1810 Cevelopar Fee 2560000 { 2500000 2,560,800 LAZBO0D | E40,000
1807 | det Bslow |  Syndieation 136090 ] 138,000 i 136080
Development Consiting o o ¢ ¢ o ]
1820 u Brejoct Administraton/Cther o 0 o ¢ o [
1800 TOTAL DEVELOPER COSTS - 2536000 | 2500000 2626800 e 1,256,000 | 1,940,000
TOTAL PROJECT COBT 2,216,162 29,606,751 | 22,709,396 | 20.576.731 ibpon [ p7ABSbaz i FEETGHE
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Florida Street; North Park, San fege 4% URTC | NO AHF}

Budget Detaile

Survey and Enginasring Costs
Cril Enginest - taslang
Sois Englneer
Sunvey inct in ohell
Traffic Enginast - LLG
Siectrical Engineer - SDGE Design
Sharing - ESSI
Reimbursabies
ALTA Eurvey
Meatarmais Testing Eng.,
ity Consustant g in s
Total Survey and Eng.

Gast
Owner Ladibity 3 years £2.000 €060
361 Year Oparations $300 24850
Total insurance 30800
Tax Sredht lzsusnce Cost 4%
pplicaton Fek TE F) B
Reservation Fea 1.0% 5974225 35,742
CDLAG Performance Deposit 0.5% $15.611 284 100.000
Nonitoring Fae 3410 82 820 33620
Totel Cost of izsuanca 156,362
2
Fhase | 2230
Mige. Envirenmental-Reports
Traftc Sty -
Mitigation B
Archesiogy!Peleontology
Prase 3| + Remadiation Load / Asbesiws Surve: n -
Totel Environmentsl 2,238
Reiooation Coats
{Retocation Corsutant F e 56 00
Temporery Refocabon -
Refocation Fayments 254,784
Total Relocation 213,284
Syndication Gosts
Zonsaiant 45000
Legss FH060
Gthet - P roms. Accsuting 2EO6D
Total Syndieation 136,050
Retunnabic Deposits
Uity Depasit T AuG
Property Taxes 18008
COLAC Farjormance Depogit 100.00%
Tolrl Retunds 200,000

Hond Issuance Cost

Private Piacement

Mice Vwoter Connestian

Sewar Capacity Foex

County Water Althanty

LiF Fe

RTCH

RTC:P Cragit for Atorgatis Units

Contingency

T atal Atount of the Bond [313

COUAG Applicatan F ee cne tme 608

CDIAC Fue onig Bme

COLAG Fee ane time 0.05058

|ssue Originston Fee one time

|ssuer Expensss e tine 20,0508

tesuer Fee - Assumed in bond rate annust onguing 000125

Hesuer Conzi, Moml Fee per yeRr-soNs 0.004 25618

|ssapt Canunsnt one Gme 20,008 206,000

zione Trustes Fee (optionad) anaual cngoing 1500 7500

Eang Counse one me 50,600 50,600

Continger; 30,060 30000

Total Coet of Issuence - Private 203,383
Adit {or Public Placement

Remarking Fes {1 foatervariabie rate} par year<onst 0.0078 41830

Underwriter one time [eXei) 58,325

Underwritter Legal cne tme 40.00¢

Reating Agency wne time 13,400

Bond Trustss per yearmconst G000 6.204

Total Cost of Issunnce - Public 363,029

Fer Schedule

SOUISE Scnan! Fess 55 L5016

\ister Capacky ez & $108.038

A

par unit:

38 840,25

Grosls Flurids
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Community HousingWorks
Fioritta Street; Morth Park, San Disgo (4% LIHTC { with BHP}
T A% LIHTC - Assuming AHP Award
Devatopment Summary
2011
DEVELOPMENT ASSUMPTIONS PERMANENT FINANCING PER % OF
Site & Structures SOURCES UNIT TOTAL
Site (Suuare Feet ! Acres) 43,350 1.06 Perm. Loan 85,17C,000 £62,289 17.43%
Site 1 1.00 0.00%
Site 2 0.08 S0OHC $7,387.000 588,000 24.90%
Assessars P Numbaere(s) TED SDHE - Additiona? Soft Lean $700,000 $8,434 2.36%
Redevelopment Agency $5.600,060 $67.470 18.88%
SE Per it Totat &0 0.00%
Total Lang Cost $118 58,168,061 AHP $820,000 45,880 2.76%
Residentiai Land Cost $62,266 $5,168.061 0.00%
Commercial Land Cost 80 GP Contribution $1,100,000 $13.253 3.71%
Land CostiAcre $0 Accrued imerest on Soft Debt 0.00%
Refunds $200.000 $2,410 0.67%
Nurnber of Buildings i 8tery Type W 1 Tax Credit Equity @ 0.88 $8,691,150 5104713 29.29%
MNumber of Units 83 TOTAL SOURCES $29,668,150 $357,448 140.00%
Density/Acre 83
Restricted Units 0 Surpius (Gap) $41.584
CONSTRUCTION FIRANCING PER OF
Residential/Commercial Space SOURCES AND USES UNIY TOTAL
Residential - Net Rentatle 70,470 Consfruction Loan I $15,642,682 l 515,642,682 $188,466 46.47%
Residential - Corridor Space 3% 160,646 SOHC §7.367.000 $89,000 21.84%
Residential - Community Space 2828 SDHC - Additionat Soft Loan $700,000 $8.434 2.08%
Regidential - Other 7,087 Redevelapmant Agency $5.600,000 $67.470 16.64%
Commercial ¢ 0.00%
Adlocated Cast of Commarcial Construction 4004, AP $820,000 59,880 2.44%
Total Residential SF 91,641 Deferred Costs §2,644.678 $31.864 7 56%
Construgtion Cost Tax Credit Equity 16% $869,115 $10,471 2.58%
Fravaifing Wages n 15% TOTAL SOURCES $33,663,475 $405,584 160.00%
wlo PW wi PW
+lard CostGSF 3184.18 $211.80 Excess (Deficit) $4.036,918
Hard CostNRSF $237.82 $273.49
PERMANENT FINANCING PER % OF
Harg CostParking Spe. $31,840 36,211 USES UNIT TOTAL
Land Costs 5,168,064 §02.266 17.44%
Commercial Const Cost 0% - $0 0.00%
] Residential Const Cost 100% 16,878,153 $203,351 58.87%
|Tolai Cost per Unit $ 356846 Financing Costs 1,341,558 $16,163 4.53%
Accrued Interest on Soft Debt 0 ) 0.00%
OPERATING:ASSUMPTION : Reserves 390,332 $4,703 1.32%
income infiation 2.50% Local Permits and Fees 899,743 $10,840 3.04%
Expenses |nfiation 3.50% Other Develapment Costs $4,948,709 $59,623 16.70%
Property Tax Inflation 2.00% TOTAL USES $29,626,556 $356,946 160.00%
Vacancy - Housing &%
Yacancy - Special Meeds Housing 434 Excess (Deficit) 541504
PARKING CALCULATION
Residential Studio 1BR
Tian Fiuig Fatio 3.75 78
Parking Spaces .00
Feduction for =< 0%
Total Parking Spaces GO0
Total Residential Spaces Required
Total Extra Spaces 1
Asset Managament Fee 12,600
Resident Services Annual Allocation 138,500 Total Parking 1.30 spacesfunit 108
Parnership Fee 5,000 Total Parking SQFT 323 SF/Stak 34877
Discount Rate %
GEVELOPER FEE
tnvestor Cash How Participation 10% Total Developer Fee $2.500,600
Sponsor Cash Flow Particimation H6% 2
GP Contribution 51,100,00¢
Leeal Public Subsidy RDA SDHC TOTAL Net Developer Fee @ Completion $1,400,000
Per Unit S67.470 §87,434 £164.904 Earned @ Const Close 4% $560 000
Per Begroom $33,333 543,670 S77,304 Developer Fee During Const & Close out 0840000
Notes - .- S .
Modifications: (1) Revised for greater affordability 1o qualify for AHP, {2) Assumed AHP award of $10,000/unit
Assumes $1.8 milon additional RDA funding: $700 000 additional SOHT funding.
Average Affordability = 52.93%
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Florida Street; North Park, San Diego (4% LIHTC | with AHP}
Financing Summary
: FINANCING ASSUMPTIONS TAX CREDIT EQUITY
Predevelopment Loan $2,216,210 : 2010 THRESHOLD BASIS LIMITS - 4%
Assumed Balance 50% #UNITS  Bedroom Gount LIMIT TOTAL
Interest Rate 8.00% 0 Studio $174,861 50
Term {months) 24 24 1 $201,183 $4,827,912
Construction Loan/LTV $15,642,682 33 2 $243,200 $8,025,600
Interest Rate 4.50% 26 3 $311,296 . $8,093,696
Term {months) 20 $0
Assumed Balance 8% 83 T.TH. BASIS LINIT $20,947,208
Lease-up and Conversion Term & ADJUSTMENTS:
interest During Construction 410,620 Prevailing Wages (1) 20.0% u]
interest During Lease-up 351,860 Parking Beneath Units{1} T.0% 1,466,308
Total Constr. interest 762,581 Day Care Center (1) 2.0% Iy
Perm. Loan $5,170,000 100% Special Needs (1) 2.0% G
Interest Rate 5.40% Energy Title 24 4.0% 837.888
Amortization 38 Seismic/Environmental at cost G
bt C. Ratio 1.15 Elevator 10.0% 2054729
Term fysars) 5 Energy Technologies at cost 0
Annuai Debt Sve. - Mousing $388,064 Impact Fees at cost 733743
Amount Due at end of Term $3.735,898, 50% - 36% AMI (4% only) 70% 14,663,046
Perm, Loan - Comm’ Aliocation 30 < 35% AMI (4% only} 0% 0
intarest Rate 6.40% ADJUSTED TH. BASIS LIMIT $40,742,610
Amortization 30 Total Eligibie Basis $22,765,301
Debt Coverage Ratio 1.15 Energy ITC adjustment -
Term (years) 15 Adjusted, Eligible Basis $22.765,301
Annual Payment 50 Amount (Overy/Under Basis Limit $17,977.608
Amount Due at end of Term 50 Voluntary Eligible Basis Reduction 0.00%
I8 T Voluntary Eligible Basis Reduetion $0
SDHC $7,387,000 Unadjusted Eligible Basis 522,765,301
Interest 3.00% Difficult to Develop Area Adiustment 30%
Term {years) 55 ADJUSTED ELIGIBLE BASIS $29,594,891
Minimur Annual Payment 30 Percentage of Affordable Units 100%
Rasidual Annual Payment Y CQualified Basis 525,594,811
Accrued Interest - During Const $258,545 Cualified Basis Reduction 4.00%
SEYHC - Additional Soft L« GAP ; '$658.,406 Reduction Amount 0
A. Housing Portion $706,006 ADJUSTED QUALIFIED BASIS $29,594,891
of which HOME Tax Credit Construction Rate 9.04%
Amount per Assisted Unit $8,434 Tax Credit Acquisition/Subsidy Rate 3.30%
B. Commercial $0 SELECT 4% or 9% CREDIT OPTION 4. 00%
Amount per SF Annuat Federal Credit Amount {CALCULATED) B 976631
Interest Rate 3.80% Annual Federatl Credit Amount {MAX ALLOWED) §2,500.000
Term (years) 55 FEDERAL CREDIT AMOUNT $9,766,314
Accrued interest - During Const 523,044 Total State Credit Amount 30
Residual Payment Y % Percentage of Credits Soid 100.0%
HOME Assisted Units 0.0 Price Per Tax Credit Dollar 0.89
Redevelopmeant Agency 5,660,000 Equity from Federal Credit £8,681,150
interest Rate 3.00% Equity from State Credit 0
Term (years} 58 Total Gross Proceeds $8.691.150
Acerued Interest - During Const 196,000 Cost of Syndication
Residual Payment Y TOTAL TAX CREDIT EQUITY $8,691,150
; Tax Credit Equity at Constructic H.60% $869.115
N 56 Tax Credit Equity at Takeout $7.822.035
Amount per Assisted Unit
Interast Rate G.42%
Term {years) 85
Minimum Annual Payment -
Residual Annual Paymeni &
Total Annual Payment nia
AHP 820,004
505 BASIS TEST ¥ :
Eligible Basis 22,765,301
Land Cost 5,168,081
Total Aggregale Basis 27,933,361
Required Bornd Amount 56% 15,642,682
Addinl Amount as Constr. Loan 10,472,682
RESIDUAL LOAN CALCULATION - - 50%
$DHC 27.0% 7.387.000
SOHC - Additional Soft Loan 2.6% 700000
Redevelopment Agency 20.5% 5690,600
080 3.0% -
TOTAL 13,687.000

1ADeve Galzkelirbor Crest - Florida StFinance\PeofermastProfornea 11,09.11 « ravisad 4% with AHP . xisFIN
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Florida Street; North-Park, San Dlego (4% LIHTC | with AHP)
{ngome Assumptions

PROPOSED UNIT MIX AT MARKET Market “Market AT ] PROPOSED AFFCRDABILITY MIX
# Units. Type $q.Ft  Rent At Ciose PSF Units  Units Actual
ENTER HERE Guidelines Allecation
G ¢ Bedrm + Bath [} S $0 [} a  Total Affordatte Units: MHE D% TCAC 100%
" i Bedrm i Bath 564 50 $0 o0 o 24 % of Units @ 60% of Median: 0% 30% 0%
43 7 Bedrm 1 Bath &ag 36 $0 .00 & a3 % of Units @ 50% of Median, 0% 40% T
26 & Dedrm z  Bath 1,106 30 $0 0.00 & 26 % ofUnits @ 40% of Median: 1% 20% 0%
L] 4 fedrm 2 Bath b H B¢ 0 ¢ % of Units @& 0% of Median.  13% 10% %
& 4 % of Units @ 25% of Median:  10% % 0%
23 858 30 $0 .00 4 a3 % of Units @ 0% of Median  10% 1% 0%
Totel NRSF 71,736 ; % of Units 8% - 50% AMI 0%
% of Units <36% AM} 0%
INFLATION FACTOR FOR RENTS
Assumed increase in tax credif rents at close: 0% [Frop AC Affordability Paints (30 Max) 4.08]
Assumed increase n market rents at close: 0.0%
. PROPOSED RENTS 2] 201G . Net - . Total STABILIZED OTHER INCCME
Uit Typs RDA FCAG Utility Net Rent  Monthly  Squars Monthly Laundry Incomae: E3 4]
ANt # Units Beds Saths  5g. K1 Rent Rant Aliow. Rent  PSF_ Ingoma Fest Manthly Deposit Fordeitures: 30
30% @ 60% of Median. @ a ! 1 Q §793 $824 32 $7as 30 - hMonthly Late Fews: ’ $3
T0% @ 50% of Medien: 0 & 1 i o) 081 687 38 3653 30 Monthly Pet Rent, 0
0% @  49% ofMedian: 0 o 7 1 a 5681 8558 8 $542 $0 - NMoenthly Mise, Charges. $0
0% @  30% of Median: 0 ) i 1 a 5661 5412 ) $404 80 .
0% @ 25% of Median: 0O 4] ! 1 o 5561 $344 58 $338 50 - Total Monthiy Other Income Per Unit: $13
0% @  20% of Median: 0 Q ! 3 Q $661 8275 38 $267 &0 -
Subtota @
30% &  60% of Median: T 1 ! 1 660 5883 5883 $10 $873 156 £6,111 3,820 i Total Manthly Other Income: $1,079
T0% @  50% of Median: 9T 1 ! 1 560 3738 §736 §10 $726 130 §12.042 8.520
0% @  40% of Median: 0 1 I 1 560 8736 5680 §10 $579 1.03 &0 - UTILITIES
0% @ 30% of Mediann @ 1 ! 1 580 736 §442 810 $422 077 0 - BEDROOMS: [ 1 2 3 )
0% @  28% of Median 0 1 i 1 560 F730 $388 10 §as8 0.64 50 - Haatna(&)
D% &  20% ofMedian: 0 1 ] 1 560 $736 $204 10 284 0.51 0 - Conking(E) i w2 93 53 b
Subtata 24 ) uater Heat(G)
0% @ 60% of Median: @ 2 ! 1 880 $1.019 51060 14 $1,605 1.4 G040 T.520 Othad Etec b T AR e 7
0% @ 59% of Mediars 23 2 ! 1 2880 ade $8683 514 $835 0.85  $19.205 20,240 Vister 3 Swer
0% @ 40% of Medion: @ 2 ! 1 860 B4l B706 514 $662 079 50 . Trash
0% @  30% of Median:. 0 2 ! 1 289 BRag $530 814 $516 059 S0 - Rangehicno
0% @  25% ofhMedian. 0 2 H 1 BBd S840 $442 $14 $428 0.48 $0 - Reafrigerator
Q% @  20% of Median: 0 z f 1 880 5849 5353 814 $338 0.38 30 -
Mar. 1 2 ! 1 BAO 50 §0 50 $1,008 114 51,606 8EO TealL 28 £10 312 336 B
30% & a8 3 i 2 1,106 81433 $1,224 $16 Sy f04 $8,936 8,848
0% @ 18 3 i 2 1,108 $044 $1.02¢ 6 4928 0834 $16704 BHLITY ASSUMPTIONS
% @ o 3 ! 2 1106 S944 3818 $16 3800 Q.72 80 Lenlrel Huile: ior Het Watesr - Gwine
0% @ a 3 ! 2 1,106 §944 5612 §16 $5986 054 &0 Fiytiepnic Beat {Cmral Bodart for Heatng
0% @ [ 3 ! 2 1,106 8944 $51G $186 §494 045 &0 -
0% @ o 3 ! 2 1,108 §844 $408 816 $392 0.38 &0 -
o 3 ! 2 1108 0.0 $0 -
30% @  60% of Median:. D 4 ! b3 o $1.223 31366 21 §1,202 50 -
70% @  50% of Median. O 4 ! 2 0 $1,019  $1.43e §21 $o88 &6 -
3% @  40% of Median: 0 4 ! s 0 31,019 B0 521 $868Y 0 .
0% @  30% ofMedian. 0 4 { 2 9 $1,018 683 21 $662 0 -
0% @ 5% ofMedian: 0 4 H 2 3 §1.01¢ 560 21 5548 50 -
0% @  20% of Medtian: & 4 4 2 0 &1,018 F485 $21 434 0 -
Sublota o
Total Units 83 58 884 1.03
Restricted &2 Monthly  $73.349 71,238
Gross Schedulad Rents: Annual  5880,188
SEGTION B8 VOUCHER ANALYSH
Vouchers  60% AMI AW LEVEL Moty Annuat
J Linit Type NET [Rert@ Renmt@ Rem@ Voucher  #of NET
Abn # Lnity Beds Baths || RENT 60% BG% 100% mgome  Youchers INCOME
0% @  60% of Median: G O ! H 785 aié 31 o
0% @  50% of Msdian €] & ! H 5663 81¢ §183 €]
0% @  40% of Median o o ! 1 547 B16 SE74 a
0% @  30% of Median: Q G ! 1 404 &16 $a12 4]
0% @  25% of Median 0 <] ! 1 236 816 480 3
0% @ 20% of Medien g [ ! 1 G2e7 kil 4548 0
Subtoty o
0% @ B0% of Mediant 7 1 ! 1 873 873 50 a
% & 50% of Median: 17 1 i i 728 873 §147 ¢
0% @ 40% of Median O 1 i i $578 875 8204 o
L% @  30% of Median: &) H i 1 8432 &73 5441 g o
0% @  20% of Median i3 1 ! 1 £358 873 515 a
0% @  20% of Median: aQ 1 ! H 264 873 $o8¢ 9
Subtots 24
30% @& 60% of Mediam. @ ? i 1 E1,006 | $1,046 31 4l
TO% @ 50% ofMedian: 23 2 ! 1 3835 10648 231 bl
0% @  40% of Median o 2 i 1 S68Z 1048 5354 o
0% @  30% of Median: o 2 i 1 §516 1046 §530 i} ¢}
0% @  26% of Median: 4] 2 i 1 3428 1048 618 [t}
0% @  20% of Median: a 2 7 1 F33e 1046 Loriers o
Mar, ] 2t {81008
Bubtote 33
30% @ 0% of Mediam 8 3 ! 2 $91%F | 1,208 S81 v}
0% @  50% ofMedizy. 1B 3 ! 2 5678 1,208 $280 4
0% &  40% of Median: 0 3 H 4 5660 1,208 $468 it}
0% @  30% of Median; 4} 3 ! 2 $6586 1,208 8612 3 0
0% @ 25% of Median: 0 3 ! 2 F404 1.208 5714 [¢]
0% @  20% of Median: i} 3 ! 2 $302 1,208 $6816 0
Mgr. [N 3 i 2 0
Bubtols 26
0% @  60% of Median @ 4 i 2 51,202 | 1,345 5143 b
0% @  50% of Median: i 4 i 2 $o08 1,348 $347 s}
0% @ A0% of Median: 0 4 i 2 5880 1,340 §456 Q
0% @  30% of Median: 0 4 i z $662 1,345 $683 g
0% @  25% ofMedian: i 4 i 2 $548 1,346 797 0
0% @  20% of Median: & 4 i 2 434 1,345 5911 a
0% O Subtote 1
TOTALS 0 0

B
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Florida Street; North Park, San Diego (4% LIHTC | with AHP)
Operating Expenses
83
ANNUAL |Percentage| ANNUAL PER PER UNIT |
" TOTA PER UNIT | MONTH PER MONTH
s o o
Adveriising 400 0.10% 4.82 33.33 0.40
Legal 3,500 0.87% 4247 291.67 3.51
Accounting/Audit 6,500 1.61% 78.31 541.67 6.53
Security o 0.00% .00 0.00 (.00
Credit Checks and Bank Fees 1,120 0.28% 13.49 93.33 1,12
Licanses/Fees 1,050 0.26% 12.65 87.50 1.05
SDHC Monitoring Fee 3735 0.93% 45,00 311.25 3.75
Orffice Expense 8,160 2.26% 108.64 758.33 g9.14
Other Expense G 0.00% 0.00 0.00 0.00
TOTAL ADMINISTRATIVE EXPENSES _ 25,405 8.31% 306.08 2,417 25.51
MANAGEMENT FEE ~ PerUnitMonth| S 40 39,840 9.90%|  480.00 3.320]  40.00
UTILITY EXPENSES {uses BL #'s} '
Electricity Tenant Paid - Common Only 7028 1.75% 84.69 586 7.06
Gas Central Boiler 22,500 5.59% 271.08 1,875 22.59
Water 17.500 4.355% 210.84 1,458 17.57
Sewar 17,500 4.,35%, 210.54 1,458 17.57
'{OTAL UTILITY EXPENSES ) 64,529 16.03% 777.46 53771 _6_4.7_9
PAYROLL EXPENSES
{On-Site Manager 1.5FTE 72,150 17.92% 868.28 8,013 72.44
Maintenance Personnet 35,008 8.69% 421.69 2,917 35.14
Payroil Taxes/Benefits 3% 32,681). 8.12% 393.74 2,723 32.81
TOTAL PAYROLL EXPENSES ) o 139,831 34.73% 1,684.71 ) 11,653 _140,39
INSURANCE o L. zsp00)  e21% 30120 2083 2510
REPAIRS & MAINTENANCE - ' ' 0oz
Painting . 6,225 1.55% 75.80 518 6.25
Repairs 20,750 5.15% IE0.00 1,728 20.83
Trash Removal 18,924 4.70% 22800 1577 0.08
Pest Control 1,250 0.31% 15.06 104 1.26
Landscaping 8,528 2.12% 102.71 710 8.56
Supplies 3,500 0.87% 42,17 292 3.51
Elevator 5,415 1.27% 61.63 426 514
Parking deck ops & maint 1,705 0.42% 20.54 142 1.71
Fire Protection 3,878 0.99% 47.93 332 3.99
Lock & Keys 284 0.07% 3.42 24 0.29
Unifarms 120 0.03% 1.45 10 0.12
Telephone / Cable / Internet 8 0.00% 0.00 o 0.00
Cther 219 0.05% 2.64 18 0.22
TOTAL REPAIRS & MAINTENANCE 70,585 17.53% 850,54 5,883 70.88
TOTAL RESIDENTIAL OPERATING EXPENSES 4,400.00 30,433 366.67
RESIDENT SERVICES o 10,000 2.48% 120.48 8331  10.04
REPLACEMENT RESERVES - 300 24 900 8.18% 300.00| 2,075 25.00
REAL ESTATE TAXES & ASSESSMENTS 0.62%
TOTAL ANNUAL OPERATING EXPENSES

I\Dave Gatzke\Arhar Crest - Florida StFinancelProfermas\Proforma 11.01.11 « revised 4% with AHP xisEXP
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Florida Street; North Park, San Diego (4% LIHTC | with AHP)

Development Budget

DEFER TO

ACCY | Enteras Acquisition TOTAL LOST ELIGIBLE
CODE o -PW N%dgs Loan PREDEV Non-PW BASIS CONSTR PERM
1200 LAND ACQUISITION
1210 Land Cost + Valua of Arch & Engr. 4.G20 030 2] 4,922,030 4]
1228 123,552 Demoeltion + Abaternent 123,622 [ 123,632 o
1240 10,500 Legal 10,500 & 10,500 o
1256 Ll Existing improvements Value G L] 4] il
1270 13,909 Title Escrow and Recording 13,660 13,999 & 13,800 a
948,000 Acquisition Consultant/Broker Fee 98 000 98,0066 98,600 0
1285 o Land Inferest Cost a i Q 43
% iand Cast Confingency 4] 3 a [}
1200 TOTAL ACQUISITION COSY 4,800,000 268,061 5,168,061 2 £,468,061 0
1300 CONSTRUCTION WORK '
131G On Site Work 18,000 | 1,395,000 ; 1,385,000 1,365,000 o
1318 Bug, 350 Offsites 599,350 598,350 508,350 0
i} Abatament o 4] 0
1316 o Landscaping, ot fot o Q a [}
1318 L] Cff-Site Improvements cost share a 4] Q [
1320 Direct Construction {cost per gha) 008,000 10,084,000 10,081,800 [}
1322 a Photevollaic system o a [}
1323 4 "Gresn” upgrades - ($ per gross SF) & g 0 G 0
3324 Structured Parkirgt (price per sf) 82,000,000 2,860,000 2,990,000 [}
T.4% ASSUMED CONSTRUCTION COST SAVINGS (SLALT.ER0N [t R i 5 Q
1328 I3 Structures-Elevator - (Enter as Lump Sum) 0 4] 0 [}
1330 Z.80% GO Conlingency 418,438 418,436 418,438 4}
1335 18 General Conditions {nuraber of months) 918 000 318,000 S18.000 a
1349 4.00% GC Fae 574 451 574,851 574,651 o
1350 B.440%, Cuontractor Bonds a o o 0
1360 1.00% Generat Confractor {GC) Liability Insurance 143,663 143,683 143,063 o
1365 0.50% Buidar's Risk 71,821 71,831 71.8371 4]
1370 G.00% Prevailing Wage Manitoring o ¢l o o]
1300 TOTAL CONSTRUCTION 18,000 16,074,431 1607441 6,074,434 ]
1876 5.0% CONSTRUCTION CONTINGENCY 803,722 863,722 803,722 4]
1806 ARCHITECTURAL FEES -
1416 Dasign and Con Supervision 775,000 T75.000 D
Peer Review/Owner's Rep 15,000 15,000 G
Design / Green Cartification 39,312 3342
1420 Expenses uy 35,000 35000 G
+400 TOTAL ARCHITECTURAL GOSTS 762,001 864,312 | 864,312 0
3450 SURVEY & ENGINEERING COSTS 225,000 278,111 278,114 o
1501 CONSTRUCTION FINANCING
1510 Construction Loan Intarest 762,581 410.620 762581 0
1520 140% Construction Loan Fee - 166.427 166.427 186,427 0
1802 8,600 Congtruction Managament 20,000 80,600 00,000 80,000 [4]
1535 s00 Bank Construction Manitering 16,600 0,000 10,000 G
1540 N Aceried Interest on Soft Dabt a G o 4]
1545 75.008 Rew Estate Taxes 75,000 75,000 75,000 75,000 o
1503 | del. Below insurance &0 30,800 30,000 30,800 o
28,504 Construction Loan - Other 000 30,000 30,000 20,000
1665 17,540 Title Bscrow & Racording - Construction {LUMP SURM) 17,500 17,500 17 500 4]
1500 TOTAL CONSTRUCTION INTEREST & FEES 121,000 1,472,408 820,447 1,172,408 o
187G PERMANENT FINANCING
1572 1.08% Permanent Loan Fee - Housing 51,700 [} s} 51,700
1576 8.00% Rate Lock Fas - Housing a ] o 4]
1578 1.50% Parmanent Loan Fee - Commercial a 4] o [H
- 15BD 5.66% Rate Luck Fee - Commercial g o 0 [}
1682 | det Balow Coasd of Issuance : PRIMATE 203,448 o o 203,446
1585 Low Floater Cap 0 o 0 0
1588 30,080 Title Escrow & Recoding - Penranent 30,006 1] Q 30,000
1570 TOTAL PERMANENT FINANCING COSTS - 285,1:56 o o [ o 285,148
1580 “IPREDEVELOPMENT FINANCING
1567 #.20% Predavelopment Loan Fee 4432 4,432 4.42% ¢
1505 Predevelopment Loai Intsrest 132,973 1AZ.073 132,873 [
1690 TOTAL PREDEVELOPMENT FINANCING 137,405 137,405 137,405 @
T eot | LEGAL FEES . (ENTER AS LUMP SUM) o
1610 46,006 Bank Legal - Construction A0, D00 40,000 40,000 &
JEZ0 46,400 Cramner Legat - Constriction 40 060 40,000 40,600 4G
26,4006 Bark - Exponses § Fues 20,000 20,000 20,600 8]
1630 Bank Legal - Permansnt Q G 0
1640 15806 Cwner Lagal - Permanent 15000 15.000 G 0
1600 TOTAL LEGAL COSTS 41,500 115000 100,000 100,000
1650 RESEAVES
1852 0 Construction Defect Ruserve o w o 0
1655 ] Replacement Resarve - Initiad Depasii (Enter per unit) 4] o ] l
f Resetve for Alk Fea o
1658 & Operating Reserve - ENTER # of MONTHE 300,332 £l 5]
1650 ) TCTAL RESERVE COSTS - 390,332 e L1
1660 14,268 |APPRAISAL COSTS 1420 14,200 14,200 o
1700 OTHER
1701 | cel. Below Tax Credd Feas 116,766 150,386 i 150,386
1702 | det, Below Exwironmental Consultants : 2,230 2.230 o
17352 28,500 Accounting/Audit - 28 500 25,500 g
1738 2800 Parmit Processing Fees - {Enter PER UNIT} 12200 186,000 186,000 166,000 4]
1738 8,848 Development impact Fees - (PER UNIT) 733,743 735,743 T32,743 0
1740 15,608 Signage 15,000 10.000 15,000 a
1742 26,000 Marketing/Rent-Up 25,000 o 25,000 [
1746 16,200 Market Study 10,200 10,200 10,200 9
1748 0,040 FFE 40,000 40,000 40,600 il
1750 | deb. Bafow Litility Deposits 25,000 G 25,000 Q
1703 | det. Befow Relocation B13,264 313,264 313,264 Q
1106 Enfitierment Consultant 1,106 1,106 a 1,106 a
1768 18% Soft Cost Contingency 62,246 180000 TED OO0 180,000 Q
hxavi TOTAL OTHER COSTS 629,044 1,687,420 1,172,873 1,887 428 o
119 SUBTOYAL DEVELOPMENT COST 4,800,000 2,216,210 26,990,556 | 20,265,301 26,285 878 704,678
1801 DEVELOPER COSYS
1810 Developer Fea 2,500,000 2,500,000 1,120,000 1,940,000
1802 | det. Below Syndication 136,000 Q 136,000
Development Consuiting 9 0 4] 2]
1820 kil Project Administration/Other 0 o o ¢
1800 :FDTAL DEVELOPER COSTS - 2,636,000 2,500,600 1,256,000 1,340, 00
TOTAL PROJECT COST 2,216,210 29,626,556 ] 22765301 27,544,878 2,644,678

I1Dave GatzkelArbar Grest - Florida StFinance'F rofomastProforma 11.01.11 - revieed 4% with AHP x:BUDGET
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Maximum developer fee lesser of 15% of
eligible basis or §2.5 miilion 3,414,796

Florida Stmat;_?ebr‘m Pa_rk, San DMego {4% LIHTC | with AHP)
Budgat Details

Survey and Eaginearing Costs

Civil Enginear - Nastand
Soils Enginaer
Survey ek civil
Traffic Engineer - LLG
Eletlrical Enginesr - SDGE Design
Shoring - ESS1
Raimbuisables g

LTA Survay 2.6080
Matarials Testing Eng. 2000
Uty Cansultant ined it arch -
Totat Survey and £nq. 278,541
ingurance Cost
Qwner Liabiity 3 years 3,600 .000
ist Year Operations 5360 24,800
Total Insurance 3¢.900
Tax Credlt Issuance Cost 4%
Application Fee 3.5 2000 7000
Reservation Fes 1.0% SO7E,61 50,766
CDLAC Pedormance Depesit 0.5% 218,642 682 166,000
Monitoring Fee $44¢ 82 33.620 33,620
Total Cost of Issuance 150,386
Envi | Consultant
Phase | 2.230
Misc. Environmental Reports
Traffic Study
Mitigation
Archeciogy/Faleontalogy
Phase il + Remediation Lead [ Ashestos Survey B GG -
Total Environtmental 2230
Relocation Costs
Retocation Consuitant Fee 58,565
Temporary Relocation -
Ralocation Payments I54.TH4
Total Relocation - 313,264
Syndication Costs - S - L ) ‘i
Consuitant 48,064
L ogal 76,008
Other - LP custs, Aceouting 20,009
Total Syndication 138,000
Rafundable Deposits . - -
Utifity Depnsit 5060
Property Taxes 75,000
COLAC Performance Deposit 300,000
Total Refunds 2000060
Bond Issuznce Cost Private Placament - i o
Totai Amount of the Bond $15,642,682
COLAC Application Fee one Hme [i11] o0
CDIAC Foa ong fime
COLAC Fea one time 6,00024 ATE
lssue Cugination Fes one tine AL 800
lssusr Expenses ore time 26,800 20,000
Issugr Fae - Assumed in bond rate arnual ongoing 0458125 ]
Issugr Const. Momt Fee pel year-const 4001 26,071
Issusr Counsel one thme 24 600 20,000
Bond Trustes Fee {optional) annuat ongoing 7560 7.500
Bond Counsel ohe fime 50,000 $0,000
Contingency 34 660 30,000
Total Cost of issuancs - Private 263,448

Add for Public Placoment

Remaiking Fee Hf teaterivarable rate} per vear-const [RE S 41,714
Lindenwriter oRe time 0038 58,442
Underwritter Legal one time 44,000
Rafing Agency oRe Bma 13,500
Band Trustae per vear-const 5214
Total Cost of Issuance - Public 363,316

[Fen Schoduie

$185,619

SDHUSD School Fees
Watar Capacity Feas $106,026
Misc, Water Conngciion $2,716
Sewer Capacity Fees $4.12¢ fedu $143,515
County Water Authority §e7.073 $17.073
D Fee $4,080 Sunit a8 277,440
RTCIP 1,544 funit 8 132,192
RTCIP Credit for Affordable Units {F1,944] funit L D530 208
$733,743
Contingancy 0% 50
§733,743
pEf unit: 98.840.28

Dave Getzkalhrbor Crest - Flerda SOFinance!Proformas\roforma 11.01.11 - revized 4% with AHP xisBUDGET
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ATTACHMENT 4
HOUSING COMMISSION MULTIFAMILY
HOUSING REVENUE BOND PROGRAM
Summary

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

Bond Issuer: Housing Authority of the City of San Diego. There is no direct legal
liability to the City, the Housing Authority or the Housing Commission in connection
with the issuance or repayment of bonds; there is no pledge of the City’s or the Housing
Authority’s faith, credit or taxing power. The bonds do not constitute a general
obligation of the issuer because security for repayment of the bonds is limited to specific
private revenue sources, such as project revenues. The developer is responsible for the
payment of costs of issuance and all other costs under each financing.

Affordability: Minimum requirement is that at least 20% of the units are affordable at
50% of Area Median Income (AMI). Alternatively, a minimuam of 10% of the units may
be affordable at 50% AMI with an additional 30% of the units affordable at 60% AMIL
The Housing Commission requires that the affordability restriction be in place for a
minimun of 15 years. Due to the combined requirements of state, local, and federal
funding sources, projects financed under the Bond Program are normally affordable for
30-55 years and often provide deeper affordability levels than the minimum levels
required under the Bond Program.

Rating: Generally “AAA” or its equivalent with a minimum rating of “A” or, under
conditions that meet IRS and Housing Commission requirements, bonds may be unrated
for private placement with institutional investors (typically, large banks). Additional
security is normally achieved through the provision of outside credit support (“credit
enhancement”) by participating financial institutions that underwrite the project loans and
guarantee the repayment of the bonds. The credit rating on the bonds reflects the credit
quality of the credit enhancement provider.

Approval Process:

e Inducement Resolution: The bond process is initiated when the issuer (Housing
Authority) adopts an “Inducement Resolution” to establish the date from which
project costs may be reimbursable from bond proceeds (if bonds are later issued)
and to authorize staff to work with financing team to perform a due diligence
process. The Inducement Resolution does not represent any commitment by the
Housing Commission, Housing Authority, or the developer to proceed with the
financing.



¢ TEFRA Hearing and Resolution {Tax Equity and Fiscal Responsibility Act of
1982): To assure that projects making use of tax-exempt financing meet
appropriate governmental purposes and provide reasonable public benefits, IRS
Code requires that a public hearing be held and that the issuance of bonds be
approved by representatives of the governmental unit with jurisdiction over the
area in which the project is located (City Council). This process does not make
the City financially or legally liable for the bonds or for the project.

[Note: It is uncommon for the members of the City Council to be asked to take
two actions at this stage in the bond process---one in their capacity as the City
Council (TEFRA hearing and resolution) and another as the Housing Authority
(bond inducement). Were the issuer (Housing Authority) a more remote entity,
the TEFRA hearing and resolution would be the only opportunity for local elected
officials to weigh in on the project.]

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

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

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

Bond Disclosure: The offering document (typically a Preliminary Offering Statement or
bond placement memorandum) discloses relevant information regarding the project, the
developer, and the credit enhancement provider. Since the Housing Authority is not
responsible, in any way, for bond repayment, there are no financial statements or
summaries about the Housing Authority or the City that are included as part of the
offering document. The offering document includes a paragraph that states that the



Housing Authority is a legal entity with the authority to issue multifamily housing bonds
and that the Housing Commission acts on the behalf of the Housing Authority to issue the
bonds. The offering document also includes a paragraph that details that there 1s no
pending or threatened litigation that would affect the validity of the bonds or curtail the
ability of the Housing Authority to issue bonds. This is the extent of the disclosure
required of the Housing Authority, Housing Commission, or the City. However, it is the
obligation of members of the Housing Authority to disclose any material facts known
about the project, not available to the general public, which might have an impact on the
viability of the project.



