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118-0112023-002 Agenda Item Nos. 5(c - d)
Meeting of May 2, 2023

MEMORANDUM
TO: Community Investment and Infrastructure Commissioners
FROM: Thor Kaslofsky, Executive Director

SUBJECT: Authorizing the commitment of permanent gap loan funds in an amount of
$46,260,000 to Transbay 2 Senior LP, a California limited partnership, for
the development of 151 affordable senior rental housing units (including
one manager’s unit) at Transbay Block 2 West; Providing notice that this
action is within the scope of the Transbay Redevelopment Project
approved under the Transbay Terminal/Caltrain  Downtown
Extension/Redevelopment  Project Final  Environmental Impact
Statement/Environmental Impact Report (“Final EIS/EIR”), a Program EIR,
and is adequately described therein for purposes of the California
Environmental Quality Act (“CEQA”); and adopting environmental findings
pursuant to CEQA; Transbay Redevelopment Project Area

Authorizing a First Amendment to the predevelopment Loan Agreement
with Transbay 2 Senior LP, a California limited partnership, to increase the
loan amount by $3,086,119, for a total aggregate loan amount of
$6,586,119 for the development of 151 affordable senior rental housing
units (including one manager’s unit) and commercial space at Transbay
Block 2 West; Providing notice that this action is within the scope of the
Transbay Redevelopment Project approved under the Transbay
Terminal/Caltrain Downtown Extension/Redevelopment Project Final
Environmental Impact Statement/Environmental Impact Report (“Final
EIS/EIR”), a Program EIR, and is adequately described therein for
purposes of the California Environmental Quality Act (“CEQA”); and
adopting environmental findings pursuant to CEQA; Transbay
Redevelopment Project Area
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EXECUTIVE SUMMARY

The Successor Agency to the Redevelopment Agency of the City and County of San Francisco
(commonly known as the Office of Community Investment and Infrastructure or "OCII") is completing the
enforceable obligations of the former Redevelopment Agency of the City and County of San Francisco
(“Former Agency”) in the Transbay Redevelopment Project Area (“Project Area”). These include
implementing the Redevelopment Plan for the Transbay Redevelopment Project Area ("Redevelopment
Plan"), acquiring and facilitating the development of the former Transbay Temporary Terminal site, and
ensuring that at least 35% of all new housing in the Project Area is permanently affordable. To meet the
Project Area affordability requirement, 100% of residential units on Transbay Block 2 (“Block 2” or the
“Site”), except for on-site manager’s units, will be affordable. In addition to complying with the Project
Area affordability requirement, the planned units on Block 2 will contribute significantly toward Mayor
Breed’s goal of increasing affordable housing in the City.

Chinatown Community Development Center (“CCDC” or the “Developer”) is collaborating with Mercy
Housing California (“Mercy”) (together, Mercy and CCDC are the “Block 2 Co-Developers”) to develop
the Site with two mixed-use affordable housing projects. CCDC is the lead developer and long-term
owner/operator of a proposed mixed-use building serving seniors and formerly homeless seniors on the
western half of the Site (the “Project”). Mercy is overseeing Site-wide coordination and is the lead
developer and long-term owner/operator of a proposed mixed-use residential building serving families
and formerly homeless families on the eastern half of the Site (the “Family Project”).

CCDC is now pursuing financing for the Project with the objective of starting construction by February
2024. To be competitive in an upcoming application for Low-Income Housing Tax Credits (“LIHTC”) and
a tax-exempt bond allocation from the California Debt Limit Allocation Committee (“CDLAC”), CCDC must
provide evidence of local funds and thus is requesting that the Commission authorize the commitment of
available OCII residential gap funds to the Project.

In addition, CCDC is seeking an amendment (the “First Amendment”) to the existing predevelopment
Loan Agreement between OCII and Transbay 2 Senior, L.P, an affiliate of the Developer, dated April 6,
2021 (the “Loan Agreement”) to add approximately $3.1M in predevelopment loan funds to bring the total
loan amount to approximately $6.6M, incorporate an updated development schedule and loan conditions,
provide for an extension to the Maturity Date to be approved at the discretion of the Executive Director,
and incorporate other minor revisions.

Staff recommends that the Commission authorize the commitment of OCII gap loan funds to the Project,
approve the First Amendment to the Loan Agreement, and adopt environmental review findings pursuant
to CEQA.

BACKGROUND

Transbay Redevelopment Project Area

The Board of Supervisors established the Project Area and approved the Redevelopment Plan by
Ordinances No. 124-05 (June 21, 2005) and No. 99-06 (May 9, 2006), as amended by Ordinances No.
84-15, (June 18, 2015) and No. 62-16 (April 28, 2016). The Redevelopment Plan establishes the land
use controls for the Project Area, and divides the Project Area into two sub-areas:
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e Zone One in which the Redevelopment Plan and Development Controls define the
development standards, and
e Zone Two in which the San Francisco Planning Code applies.

A major focus of the Project Area is to redevelop 10 acres of former highway access ramp properties
previously owned by the State of California (the “State-Owned Parcels”) to generate funding for the
Transbay Joint Powers Authority (“TJPA”) to construct what is now the Salesforce Transit Center (the
“Transit Center”). OCII's role is to complete the enforceable obligations that the State Department of
Finance has finally and conclusively approved under Redevelopment Dissolution Law. These
enforceable obligations include the Implementation Agreement between TJPA and the Former Agency,
which requires OCI| to facilitate the sale and development of certain State-Owned Parcels to third parties,
to implement the Redevelopment Plan, and to comply with California Assembly Bill 812, codified in
Section 5027.1 of the California Public Resources Code (“AB 812”). AB 812 requires that 35% of all new
or rehabilitated residential units in the Project Area be affordable to low- and moderate-income
households (the “Transbay Affordable Housing Obligation”).

Within the Project Area, a total of 2,666 residential units have been completed, 28% of which are
affordable. Based on overall Project Area construction to date and the inclusion of the Project and the
Family Project, the Project Area affordability is projected to be approximately 36%. However, this
percentage may fluctuate over time as additional housing projects are proposed within Zone Two.

Block 2 is a formerly State-Owned Parcel located within Zone One of the Project Area. OCII acquired, by
Resolution No. 23-2020 (August 18, 2020), the former Temporary Terminal site from the TJPA in January
2021.

Block 2 Background

In June 2020, OCII issued a request for proposals seeking a team to develop, own, and operate mixed-
use affordable rental family and senior housing units, including units set-aside for formerly homeless
households, on Block 2. Based on the results of an interdisciplinary evaluation panel, OCII staff
recommended the team led by Mercy and CCDC. According to the proposal, Mercy would be owner and
property manager of the Family Project on the eastern half of the Site, with supportive services provided
by Episcopal Community Services, and CCDC would be owner, property manager and services provider
of the Project.

On April 6, 2021, by Resolution 09-2021, the Commission authorized the Executive Director to enter into
an Exclusive Negotiations Agreement (‘ENA”) with the Block 2 Co-Developers as well as two
Predevelopment Loan Agreements to fund predevelopment activities, one for the Project and a separate
one for the Family Project. Development roles and responsibilities between the Block 2 Co-Developers
are described in a Joint Development Agreement provided to the Commission on April 6, 2021 when the
ENA was approved.

On November 1, 2022, by Resolution No. 44-2022, the Commission approved schematic designs for the
Project and Family Project and took related actions to entitle the Project including making CEQA findings
and approving amendments to the Redevelopment Plan and Development Controls and Design
Guidelines. The Plan Amendment was subsequently approved by the Board of Supervisors (Ordinance
No. 009-23, January 24, 2023).
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Project Description

The Project is comprised of 151 total residential rental units, including one unrestricted manager’s unit,
and 150 units restricted for affordability to households with incomes ranging from 15% to 50% of the Area
Median Income (“AMI”) as published annually by the Mayor’s Office of Housing and Community
Development. The Project will include 30 units set-aside for formerly homeless households, which will be
supported through an operating subsidy through the City’s Local Operating Subsidy Program (“LOSP”),
and 60 units serving seniors with extremely low incomes supported by the City’s Senior Operating
Subsidy (“SOS”) program. Along with the residential units, the Project includes resident amenity spaces,
public and private open spaces, streetscape improvements, bicycle parking, and three ground floor retail
spaces. A description of the Project is summarized in the table below.

2 West Project Development Program

Residential units 151 units, including 1 manager’s unit
Population served Seniors, including 20 units set-aside for formerly homeless seniors
Income levels e 15% AMI — 30 units (SOS*)

e 25% AMI — 30 units (SOS*)

e 30% AMI — 24 units

¢ 50% AMI — 66 units (including 30 LOSP)

Unit types/sizes e Studio: 39 (26%), avg. 410 sf

e One-bed: 111 (74%), avg. 541 sf

o Two-bed: 1 mgr's unit, 982 sf

Commercial space e 2,945 sfretail in 3 spaces with room for adjacent outdoor seating

e Leasable vendor cart pad in the mid-block pedestrian mews with
utility lines and nearby public seating

Resident amenity/open e Ground floor lounge and adjacent courtyard terrace

spaces e Ground floor multi-purpose room

e Roof deck open space

o Community room with kitchen

e Two laundry rooms

Public open space e 25’ central pedestrian mews with landscaping and public seating

o Approximately 1,690 sf courtyard with seating and activities, open to
the public for daytime use (closed for security purposes during
certain evening/night hours)

Streetscape Sidewalks and bulb-outs, street trees and other plantings, public
improvements seating, streetlights, and bicycle racks
Parking e No vehicular parking

e 12 Class | secured bicycle spaces
*SOS units will be restricted at 60% MOHCD AMI, consistent with the draft SOS Program Fund Policies and
Procedures Manual, however the units will be marketed to households at 15/25% MOHCD AMI (prospective tenants
will income qualify and pay their rent at the 15/25% AMI levels).
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DISCUSSION

Financing Plan and Structure

The Developer expects that the Project will be financed using sources typical to OCIl-sponsored
affordable housing projects, including 4% LIHTC, a tax-exempt bond allocation for the construction loan
from CDLAC, and a grant from the State of California Infill Infrastructure Grant (“llG”) program. A
permanent loan from OCII will be sized to fill the gap between funding from other sources and the cost
to complete the Project (the “OCIl Gap Loan”). Estimates of permanent residential funding sources are
summarized as follows:

Funding Source Amount
OCIl Gap Loan $62,428,902
Accrued deferred interest $807,860
Tax credit equity $59,847,539
G $6,008,973
General partner equity $500,100
Total $129,593,374

Beginning in 2020, CDLAC started allocating tax-exempt bonds for affordable housing projects on a
competitive basis, and this financing has been highly oversubscribed in every financing application round.
Based on current program regulations, the Project and other San Francisco projects face scoring
disadvantages as larger scale, higher cost urban infill developments.

To optimize the Project financing structure to compete for this critical source, OClII is pursuing a structure
in which certain Project costs are removed from the residential tax credit project and funded separately
by OCII. This improves the likelihood of securing an allocation by reducing the cost per unit (a key scoring
factor) and reducing the total amount of the bond allocation. This structure is as follows:

1. LIHTC residential project — the OCIl Gap Loan estimated at approximately $62M will fund construction
of the residential units, residential amenities, and other related improvements. The OCIl Gap Loan
will follow standard terms and conditions for OCII affordable projects.

2. Commercial project — OCII will fund a loan to construct the three retail spaces to a warm shell
condition (“Commercial Space Loan"). The loan is estimated at $2.5M.

Along with the two Project loans discussed above (OCIll Gap Loan and the Commercial Space Loan) and,
OCIl anticipates funding a separate Site improvement loan to fund costs to prepare the Site for
construction, including demolition of an existing building (formerly used as a temporary Greyhound bus
terminal), tree removal, archeological trenching, and relocation and removal of existing utilities. This loan
would be issued to an affiliate of Mercy, serving in its role to lead overall Site coordination. OCII staff
anticipates seeking Loan Committee and Commission approval of this loan, as well as a residential gap
loan and commercial loan for the Family Project in summer 2023. To further defray costs from both the
Project and the Family Project, OCII’s Transbay Block 3 Park project will construct adjacent infrastructure
improvements between Blocks 2 and 3, including the Clementina Street extension and the new signalized
crossing at the future intersection Beale and Clementina Streets.
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The proposed financing structure is described in further detail in the loan evaluation, approved by the
Citywide Affordable Housing Loan Committee (“Loan Committee”) on April 7, 2023 (see Attachment 4).

Partial Gap Loan Commitment

In preparation for its upcoming LIHTC/CDLAC application (due on May 23, 2023), the Developer is
seeking a commitment from the Commission for the OCIlI Gap Loan. This commitment is necessary to
demonstrate that the Developer has secured local funds, an important scoring metric for the application.
The form of the requested authorization for the Project, a commitment resolution, is an adjustment from
OClI’s typical procedures for evidencing a gap commitment and is in response to rule changes from
CDLAC. In the years since CDLAC has become competitive, OCII staff has typically sought Commission
approval of a full amended and restated loan agreement for the gap loan prior to the application. In this
case, OCII staff recommends approval of the resolution and will return to Commission to seek approval
of an amended and restated loan agreement for the Project in fall 2023, following confirmation of a
CDLAC award if the Project’s application is successful, for the following reasons:

1. Availability of funds: while the total amount of funds requested by the Developer (including both the
OCII Gap Loan and commercial loan) are within the amount of funds allotted to the Project in the
Recognized Obligation Payment Schedule (“ROPS”) approved by the Oversight Board by Resolution
No. 02-2023 (January 25, 2023) for the period of July 1, 2023 through June 30, 2024 (“FY 23-24"),
OCII does not yet have the full amount of funds in hand and will soon issue a new money tax allocation
bond issuance to secure the balance (issuance of the bond was approved by the Oversight Board on
April 7, 2023 by Resolution No. 03-2023). OCII currently has funds in hand in an amount consistent
with the funds allotted to the Project in the ROPS for the period of July 1, 2022 through June 30, 2023,
for an amount of $46,260,000. The requested resolution commits funds in an amount consistent with
these funds in hand (which is adequate for scoring). The future request for an amended and restated
loan agreement will reflect an increased OCII Gap Loan, consistent with the ROPS for FY 23-24.

2. Financing details: the commitment of funds for CDLAC/TCAC application purposes with a future
approval of the full loan agreement is beneficial in that presenting the full loan agreement later in the
predevelopment period once funding has been secured will allow OCII staff to incorporate more
complete financing detail and a confirmed schedule into the document prior to the Commission’s
authorization. Should the Project need to apply multiple times to secure financing, there are likely to
be deal changes to adjust to new cost estimates and/or restructure the deal to improve scoring
prospects. A later agreement approval will allow for such changes to be addressed and incorporated
prior to requested approval.

The Developer and its financial consultant have confirmed that the resolution and an accompanying letter
from the Executive Director are sufficient for CDLAC/TCAC application scoring purposes.

Predevelopment Loan Amendment

As noted above, OCII entered into a Loan Agreement with the Developer for predevelopment funding in
an amount of up to $3.5M in April 2021 (the “Original Loan”). To date, the Developer has drawn
approximately $1.5M in Original Loan funds to pay Project costs primarily related to the building design.
The Developer expects to expend the remaining Original Loan funds to further the Project design through
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construction documents, pay professional consultants and legal expenses, and fund the balance of the
predevelopment developer fee.

The Developer expects to incur predevelopment costs that exceed the remaining balance of the Original
Loan and is requesting a First Amendment to the Loan Agreement to add $3,086,119, for a total
predevelopment loan amount of $6,586,119, see summary below.

Original Loan $3,500,000
Original Loan drawn to date $1,542,914
Original Loan remaining balance $1,957,086

Additional Loan funds $3,086,119
Professional design work by construction subcontractors — design/build* $1,912,700
Preliminary archaeological testing and report preparation $112,200
City fees for construction permits (payable at the issuance of the first $400,000
addendum to the site permit)

Other professional contracts $256,219
Contingency $405,000
Total $6,586,119

* Scopes of work including mechanical, electrical, plumbing, and fire. Procuring these subcontractors for contracts
that include both design and build services was recommended by the general contractor to improve efficiency during
the construction period, allowing coordination amongst these trades to occur while designs are still under
development and improving the accuracy of construction drawings.

In addition to increasing the loan amount, the First Amendment would amend the following provisions:

1. Maturity Date: under the Loan Agreement, the Maturity Date is three years from the agreement date
which is April 6, 2024. The First Amendment incorporates a provision to allow for extension of the
Maturity Date for up to nine months at the discretion of the Executive Director to allow the Developer,
to reapply in two additional competitive LIHTC/CDLAC application rounds should the Project not be
awarded funds in its first application in May 2023.

2. Updated Loan Conditions: conditions are updated to reflect development progress to date. Existing
conditions that have been fulfilled are removed, and conditions are added or revised to address
remaining programmatic and financing issues. The updated conditions were included in the
evaluation approved by Loan Committee on April 7, 2023. The evaluation also includes an analysis
of progress against existing conditions.

3. Revised schedule of performance: the schedule is updated to reflect development progress to date
including design and permit submittals and to reflect the current financing schedules based on
application dates from relevant state agencies.

4. Revised predevelopment budget: the predevelopment budget is updated to include the additional
loan amount and uses as described above.

As noted above, OCII staff anticipates that this Loan Agreement will be replaced by an Amended and
Restated Loan Agreement that provides for the OCII Gap Loan as well as a commercial loan agreement.
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COMMUNITY OUTREACH

The Transbay Citizens Advisory Committee (“CAC”) has received regular status reports on
predevelopment activities on Block 2 since the RFP issuance in 2020. In August 2022, OCII staff along
with the Block 2 Co-Developers presented an informational overview of the Project, focused on the
housing and retail programs as well as resident transportation strategies. On September 8, 2022, the
Transbay CAC voted unanimously to recommend that the Commission approve the schematic design
documents for the Project and Family Project and related approvals.

In addition to the Transbay CAC and public hearings, the Block 2 Co-Developers have presented the
Project at meetings of the East Cut Community Benefits District and IDEATE (a local resident group),
and have been in communication with residents of Natalie Gubb Commons and with the South
Beach/Rincon Hill Neighborhood Association. The Block 2 Co-Developers will continue community
outreach as the Project progresses.

EQUAL OPPORTUNITY PROGRAM AND COMPLIANCE WITH OCII POLICIES

The Developer is required to comply with OCII’'s Nondiscrimination in Contracts, Minimum Compensation
and Health Care Accountability policies and will work closely with OCIl Contract Compliance staff to meet
OCII’'s Small Business Enterprise (“SBE”) Program goals on the Project. The Project is exceeding OClI’s
50% SBE participation goal for professional services contracts. To date, the Project has achieved 88.9%
SBE participation. Of the total awards, 84.3% went to San Francisco-based SBEs, 10.4% to Minority-
owned Business Enterprises and 66.8% to Women-owned Business Enterprises.

The Developer has selected Swinerton Builders and Rubecon Builders (a minority-owned San Francisco-
based SBE) joint venture as the general contractor for the Project. During the construction phase, the
Developer is committed to complying with OCllI's requirements and goals which includes the 50% SBE
construction subcontracting participation goal, payment of prevailing wages and the 50% local
construction workforce hiring goal.

Please see Attachment 2 for the SBE Consultant Summary and Attachment 3 for the biographies of select
participating SBE firms.

CALIFORNIA ENVIRONMENTAL QUALITY ACT

On June 15, 2004, the Board of Supervisors affirmed, by Motion No. 04-67, the certification under CEQA
of the Final Environmental Impact Statement/Environmental Impact Report for the Transbay
Terminal/Caltrain Downtown Extension/Redevelopment Project (“FEIS/EIR”). Subsequently, the Board
of Supervisors adopted, by Resolution No. 612-04 (October 7, 2004), findings that various actions related
to the Project complied with CEQA and the Former Agency Commission adopted, by Resolution No. 11-
2005 (January 25, 2005), findings and a statement of overriding considerations and mitigation and
monitoring program adopted in accordance with CEQA. Subsequent to the adoption of the FEIS/EIR, the
Former Agency Commission or Commission have approved and incorporated ten addenda into the
analysis of the FEIS/EIR. The tenth addendum to the FEIS/EIR, adopted by Resolution No. 39-2022
(November 1, 20220, specifically analyzed the environmental effects of the Project and the Family Project.
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Commission authorization of an OCIl Gap Loan commitment and First Amendment to the Loan
Agreement facilitate the development of the Project are within the scope of the Project analyzed in the
FEIS/EIR and its subsequent addenda, and thus require no additional environmental review pursuant to
CEQA Guidelines Sections 15180, 15162, 15163, and 15164 for the following reasons:

1. Implementation of the commitment and First Amendment does not require major revisions to the
FEIS/EIR due to the involvement of new significant environmental effects or a substantial increase in
the severity of previously identified significant impacts; and

2. No substantial changes have occurred with respect to the circumstances under which the project
analyzed in the FEIS/EIR will be undertaken that would require major revisions to the FEIS/EIR due
to the involvement of new significant environmental effects or a substantial increase in the severity of
effects identified in the FEIS/EIR; and

3. No new information of substantial importance to the project analyzed in the FEIS/EIR has become
available which would indicate that (i) implementation of the First Amendment to the Loan Agreement
will have significant effects not discussed in the FEIS/EIR,; (ii) significant environmental effects will be
substantially more severe; (iii) mitigation measures or alternatives found not feasible, which would
reduce one or more significant effects, have become feasible; or (iv) mitigation measures or
alternatives, which are considerably different from those in the FEIS/EIR will substantially reduce on
or more significant effects on the environment that would change the conclusions set forth in the
FEIS/EIR.

STAFF RECOMMENDATION AND NEXT STEPS

OCII staff recommends that the Commission authorize the commitment of residential OCIl Gap Loan
funds to the Project approve the First Amendment to the Loan Agreement. The Developer will submit a
LIHTC/CDLAC application in May 2023 and will apply for [IG funds in June 2023.

The Developer will return to the Commission in late summer or fall 2023 to seek authorization of an
amended and restated loan agreement and approval of a residential ground lease, as well as a
commercial loan agreement and commercial ground lease. If the May 2023 funding application is
successful, construction will start by February 2024 and complete in early 2026.

(Originated by Kim Obstfeld, Senior Development Specialist)

DocuSigned by:

thoor kasofil

B10961FA8449406...

Thor Kaslofsky
Executive Director

Attachment 1: Map of Transbay Project Area

Attachment 2: SBE Consultant Summary for the 2 West Project

Attachment 3: SBE Biographies

Attachment 4: Citywide Affordable Housing Loan Committee Loan Evaluation dated April 7, 2023
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ATTACHMENT 3: SBE Consultant Biographies

Kerman Morris Architects LLP (Associate Architect)

Established in 1994, Kerman Morris Architects is a small, woman-owned business recognized
by the City and County of San Francisco as a Green Business. The firm brings a deep
commitment to excellence in design and creating responsive, well-crafted places for living and
working. Our practice specializes in a range of residential developments, including infill housing,
affordable housing, custom homes, and mixed-use projects as well as developing projects
themselves.

Plural (Landscape Architect)

Plural co-founders Carrie, Scott, and Haley built a friendship founded on mutual respect and an
appreciation of each other’s design approaches, values, and commitment to building great
places. After collaborating for many years we came together in 2019 to form Plural, a Women-
Owned San Francisco Local Business Enterprise & Micro Local Business Enterprise. Respect
and delight guide our practice. We respect the diverse cultures, communities, and environments
in which we work and the ideas and the contributions of our many collaborators. We bring
delight to our process, to our designs, and to the people who experience them. Plural's body of
work comprises over twenty years of experience on a variety of landscape types. We believe
great places require many different people working together to envision, to build, and to steward
them. And great places welcome everyone.

AR Green Consulting (Sustainability)

AR Green Consulting is a certified small, woman-owned, local business in San Francisco
founded by Adhamina Rodriguez in 2015. AR Green specializes in green building consulting,
certification, and training, and is a recognized Innovator Green Business by SF Environment.
Having worked on hundreds of projects, AR Green brings solid experience to the team, and a
holistic approach to green buildings that anticipates gaps in scope, highlights the synergies
among the different systems, and maximizes the points in the desired green building
certification rating system.

OLMM (Structural Engineer)

OLMM Consulting Engineers, a local minority owned business is a reputable and award-winning
structural engineering firm with offices in San Francisco and Oakland. We provide complete
structural design, seismic analysis, and retrofit design services to both public and private sector
clients. Firm is highly disciplined and has always prided itself in meeting schedules and bringing
in projects within established budgets. Our solutions to structural challenges are not only
imaginative and innovative but also practical and cost-effective. Our contributions have helped
achieve LEED and Green Point certification for major projects.

Regent Construction Management LLC (Construction Manager/Owner's Representative)

This company is a minority owned business that has been in business for 27 years. | have built,
managed, estimated, or consulted on a wide variety of projects throughout the Bay Area,
Sacramento, Napa Valley, and parts of the Central Valley. In 2007, | established Regent
Construction Management, LLC. Prior to establishing Regent, | worked for Cahill Contractors,

Page 1 of 2
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Inc., one of San Francisco’s leading and most reputable General Contractors. While at Cahill |
held positions ranging from hands on Field Engineer, to Pre-Con Estimator/Project Manager and
for the last 6 years | served as Sr. Project Manager, overseeing multiple teams, and earning a
reputation for hands on involvement and attention to detail. Regent Construction Management
incorporates into the project team and provides services necessary to keep Pre-Construction,
Construction and Turn Over successfully moving forward, on schedule and budget.

Newport Realty Advisors (Market Study)

Newport Realty Advisors LLC is a Real Estate Consulting Firm providing Economic and Market
Advisory Services to Financial Institutions, Public Agencies, Private Real Estate Investment
Firms, Syndicators, Equity Partners, Debt Lenders, Not-For-Profit Development Firms and
Market Rate Developers throughout California.

Page 2 of 2
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ATTACHMENT 4

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

Transbay Block 2 West
$65,011,065 Total Funding Amount

(including $3,086,119 in additional predevelopment and a
$2,582,163 commercial loan)

Evaluation of Request for:

Loan Committee Date:

Prepared By:

MOHCD Asset Manager:

Sources and Amounts of New Funds
Recommended:

Sources and Amounts of Previous City
Funds Committed:

ROPS Line:
NOFA/PROGRAM/RFP:
Applicant/Sponsor(s) Name:

Permanent Residential Loan and
Permanent Commercial Loan

April 7, 2023

Kim Obstfeld, OCII Senior Development
Specialist
Wesley Ellison-Labat

$61,511,065 Transbay Fees and Bond
Proceeds

$3,500,000 Transbay Jobs/Housing
Linkage Fees

Line 413, FY 23-24
OCII RFP

Transbay 2 Senior LP/Chinatown
Community Development Center
(“CCDC”)
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Evaluation of Request for Gap Financing April 7, 2023
Transbay Block 2 West Page 2 of 51
EXECUTIVE SUMMARY
Sponsor Information:
Project Name: Transbay Block 2 West Sponsor(s): CCDC

Ultimate Borrower
Entity:

Project Address (w/ cross St): Western half of Transbay Block 2
(bounded by Folsom St., Beale
St., the planned extension of

Clementina St., and Main St.)

Transbay 2 Senior LP

Project Summary:

Chinatown Community Development Center (“CCDC” or the “Sponsor”), through Transbay 2 Senior LP, is requesting
a total of $65,011,065 in funding for Transbay Block 2 West (“Block 2 West”). This amount includes a $62,428,902
permanent residential loan (of which $6,586,119 would be available during predevelopment, $3.5M of which has
already been committed) and a $2,582,163 permanent commercial loan. Block 2 West is a planned 151-unit mixed-
use affordable rental housing development serving extremely low- and low-income senior households, with 30 units
set-aside to serve formerly homeless senior households, subsidized by the Local Operating Subsidy Program
(“LOSP”), and 60 units serving extremely low-income seniors supported by rental subsidies from the Senior Operating
Subsidy (“SOS”) program.

Block 2 West will be comprised of 39 studio and 111 one-bedroom units, as well as one two-bedroom manager’s unit.

Units will serve senior households at income levels ranging from 15% to 50% of Area Median Income as defined by
the San Francisco Mayor’s Office of Housing and Community Development (“MOHCD AMI” or “AMI”). In addition to
residential units and resident serving amenities, the Block 2 West development includes three ground floor retail

spaces (the residential and the retail together are the “Project”).

Block 2 West is being developed in coordination with Transbay Block 2 East (“Block 2 East”), a mixed-use affordable
rental project serving low-income and formerly homeless families under development by Mercy Housing California
(“Mercy”). CCDC and Mercy have collaborated throughout predevelopment and will continue to coordinate on design,
permitting, construction logistics, and site preparation work.

The Project is expected to be financed with 4% Low Income Housing Tax Credits and a tax exempt bond, and will
seek funding from the California Department of Housing and Community Development Infill Infrastructure Grant (“lIG”)
program. The Sponsor is seeking funding approval at this time to include an OCIl commitment in its upcoming tax
credit/bond allocation application in May 2023.

Project Description:

Construction Type:
Number of Stories:
Number of Units:

Total Residential Area:
Total Commercial Area:
Total Building Area:
Land Owner:

Total Development Cost
(TDC):

TDClunit:

Type |

9

151
106,710 sf
2,945 sf
109,655 sf
OcCll

$129,593,374 (residential);
$132,175,537 (residential
+ commercial)

$858,234 (residential);
$875,336 (residential +
commercial)

Project Type:

Lot Size (acres and sf):
Architect:

General Contractor:
Property Manager:

Supervisor and District:

Total Acquisition Cost:

TDC less land cost/unit:

New Construction

0.49 acre / 21,313 sf
Mithun

Swinerton

CcDC

Sup. Dorsey — District 6

N/A

$858,234 (residential)
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Evaluation of Request for Gap Financing April 7, 2023
Transbay Block 2 West Page 3 of 51
Loan Amount Requested: $65,011,065 (residential +  Request Amount / unit: $430,537 (residential +
commercial) commercial)
HOME Funds? No Parking? None

PRINCIPAL DEVELOPMENT ISSUES

e Coordination between 2 West and 2 East. As further discussed in Section 1.2, Mercy and
CCDC were selected as co-developers under a single RFP for Transbay Blocks 2 East and
West. Each developer will be the owner/operator of its respective project, however, continued
coordination is required for design, permitting, and construction logistics. Block 2 East will
seek financing for a forgivable site work loan from OCII in summer 2023 that will fund hard
costs to prepare the full Block 2 site for development. The scope of work will include
demolition of existing improvements, grading, and archeological testing. The Sponsor will
need to coordinate closely with the Block 2 East sponsor to manage the schedule to ensure
that work is complete on this scope to facilitate the Block 2 West construction closing
timeframe. In addition, the Sponsors will need to determine and document ongoing shared
maintenance responsibilities for common public spaces. See Section 1.3.2 and Condition 1.

¢ Commercial Financing. To reduce residential project costs and thus improve scoring for a
tax-exempt bond allocation, the Sponsor is seeking a commercial loan separate from the
residential loan to fund the cost of constructing the Project’s three ground floor retail spaces.
The retail spaces will be constructed within a separate air rights parcel and OCI| will enter
into a separate commercial ground lease and commercial loan agreement with an affiliate of
the Sponsor. See Sections 4.5 and 6.5.3 and Condition 2.

e Retail. Successful retail is crucial to ground floor activation and meeting community needs
and expectations. Mercy, through its affiliate Mercy Commercial California (“Mercy
Commercial”), will be responsible for the marketing and lease-up of all retail spaces at both
Block 2 West and Block 2 East. While Mercy Commercial has prepared a preliminary
commercial plan and leasing strategy, no tenants have been confirmed. See Section 4.5 for
further discussion and Condition 2.

o Financing Competition. The Sponsor will seek a tax-exempt bond allocation from CDLAC in
the second round of 2023. In recent years, the bond program has been oversubscribed and
thus has been and is expected to continue to be highly competitive. To the extent feasible
and appropriate, the program and financing plan have been optimized to be competitive,
however, the Project will likely face disadvantages as a larger scale, higher cost, urban infill
project. The Sponsor will continue to closely monitor program regulations and review
program elements and costs to seek ways to maximize scoring. In addition, the Sponsor will
seek 11G funding in 2023. However, the timing of |G awards (expected in December 2023)
may be challenging in relation to the Project’s closing schedule (expected in February 2024),
particularly given delays in HCD NOFAs and awards in recent funding rounds. Thus, IIG
funds may not be available as a capital source for the Project. Section 6.5 and Condition 13.

e Archaeology. Preliminary site studies indicate that the soil beneath the site may contain
archaeological resources from the historic San Francisco Bay shoreline. The Sponsor has
prepared a draft archaeological testing plan but has not yet conducted exploratory studies.
Depending on the results of planned coring and trenching, the Sponsor, in collaboration with
Mercy, may need to conduct more intensive studies and/or excavate portions of the site. If
historically significant resources are identified, the Sponsor will be required to follow
established documentation and handling procedures. Such procedures may add cost and
impact schedule. See Section 2.4.1.
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Evaluation of Request for Gap Financing April 7, 2023
Transbay Block 2 West Page 4 of 51
RESIDENTIAL SOURCES AND USES SUMMARY
Predevelopment Sources Amount Per Unit Terms Status
OCII Predevelopment Loan $3,500,000 $23,179 3 yrs @ 3%, deferred Committed
OCII Additional o .
Predevelopment Loan $3,086,119 $20,438 1 yr @ 3%, deferred This request
Total $6,586,119 $43,617
Permanent Sources Amount Per Unit Terms Status
-39 i
OClI Permanent $62,428.902 |  $413436 | O0¥rs @ 0-3%, residual This request
Residential Loan receipts
Accrued Deferred Interest $807,860 $5,350 | Deferred, residual receipts Not committed
GP Capital $500,100 $3,312 Not committed
Limited Partner Equity $59,847,539 $396,341 $0.95/credit Not committed
G $6,008,973 $39,795 Grant Not committed
Total $129,593,374 $858,234
Permanent Uses Amount Per Unit Per SF
Acquisition $0 $0 $0.00
Hard Costs $99,008,758 $655,687 $902.91
Soft Costs $27,350,147 $181,127 $249.42
Reserves $534,369 $3,539 $4.87
Developer Fee $2,700,100 $17,881 $24.62
Total $129,593,374 $858,234 $1,181.83

COMMERCIAL SOURCES AND USES SUMMARY

Permanent Sources Amount Per SF Terms Status
85#52:2?;?;; $2,582,163 $877 3%, residual receipts This request
Total $2,582,163 $877

Permanent Uses Amount Per SF

Acquisition $0 $0

Hard Costs $1,180,235 $401

Soft Costs $52,500 $18

Reserves $924,428 $314

Developer Fee $425,000 $144

Total $2,528,163 $877
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Evaluation of Request for Gap Financing April 7, 2023
Transbay Block 2 West Page 5 of 51
1. BACKGROUND

1.1. Project History Leading to This Request.

1.2.

Blocks 2 East and West are part of the approximately 40-acre Transbay
Redevelopment Project Area that was administered by the former San Francisco
Redevelopment Agency (“SFRA”). Pursuant to state law, redevelopment
agencies throughout the State of California were eliminated on February 1, 2012
(California Health and Safety Code Section 34161 et seq (the “Redevelopment
Dissolution Law”). OCII is the Successor Agency to SFRA and is responsible for
implementing SFRA’s enforceable obligations. On April 15, 2013, the California
Department of Finance determined “finally and conclusively” that the Transbay
Implementation Agreement, Affordable Housing Program, and Tax Increment
Sales Proceeds Pledge Agreement are enforceable obligations under
Redevelopment Dissolution Law.

The Transbay Redevelopment Plan, established in 2005, is implemented
through partnerships between OCII, the City, Transbay Joint Powers Authority
(“TJPA”), Caltrans, and for-profit and non-profit developers. The Project Area is
divided into two zones: Zone 1 is implemented by OCIl and Zone 2 is
implemented by the San Francisco Planning Department. When completed, the
Transbay Redevelopment Area (including both Zone 1 and Zone 2) will include
over 4,000 new residential units, a minimum of 35% of which will be affordable,
office and retail space, over 9 acres of new parks, and significant transportation
and streetscape improvements.

Within Zone 1, a total of 2,196 residential units have been completed (Blocks 1,
6,7, 8,9, and 11a), 721 of which are restricted for affordability. Additional
housing units are planned on Blocks 2 East and West (the subject of this
evaluation), Block 4, and Block 12. The planned affordable units on Blocks 2
East and West are essential to achieving 35% affordability in the Transbay
Project Area.

Transbay Block 2, along with Blocks 3 and 4 and the future extensions of
Clementina and Tehama Streets, is part of the lot formerly used as the
Temporary Transbay Terminal. Transbay Terminal operations relocated to the
newly constructed Salesforce Transit Center in 2019. All three development
blocks are in active predevelopment, with approved schematic designs for a
public park on Block 3, a mixed-use mixed-income residential project on Block 4,
and the two affordable housing projects on Block 2.

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

OCll issued a Request for Proposals (“RFP”) seeking teams to develop, own,
and operate mixed-use affordable rental family and senior housing units,
including units set-aside for formerly homeless family and senior households at
Transbay Blocks 2 East and 2 West in June 2020, with proposals due in
September 2020. OCII received 5 proposals, all of which were deemed
complete. An evaluation panel comprised of staff from OCII, Mayor’s Office of
Housing and Community Development (“MOHCD”), the Department of
Homelessness and Supportive Housing (“HSH”), and a member of the Transbay
Citizens Advisory Committee (“CAC”) recommended selection of the
development team led by Mercy and CCDC.
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Evaluation of Request for Gap Financing April 7, 2023
Transbay Block 2 West Page 6 of 51

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.

Borrower. The borrower entity for the residential loan is Transbay 2
Senior LP. The managing general partner is CCDC Transbay 2 LLC, a
subsidiary of CCDC. The borrower entity for the commercial loan has not
yet been established. It will be a limited liability company affiliated with
CCDC.

Joint Venture Partnership. CCDC will develop, own, and operate Block 2
West and will provide ongoing property management and resident
services. However, CCDC will collaborate with Mercy, lead developer of
Block 2 East, to ensure cohesive and complementary development of the
Transbay Block 2 site as a whole. Pursuant to a Joint Development
Agreement between Mercy and CCDC dated March 30, 2021 (the “JDA”),
CCDC and Mercy will collaborate on building, streetscape and landscape
design. Per the JDA, Mercy, through its affiliate Mercy Commercial
California (“Mercy Commercial)”) will take the lead in retail space planning
and lease-up for both Block 2 West and Block 2 East. CCDC and Mercy
Commercial will enter into a retail leasing agreement that specifies this
arrangement (see Condition 2).

Mercy will also take the lead on site preparation work prior to the close of
construction financing for Block 2 West. Mercy will seek a forgivable OCI|
loan and enter into a construction contract to conduct archeological
trenching work, demolish the existing building and paving on Block 2,
remove existing trees, and related work to prepare the overall block for
development. Mercy anticipates seeking approval for funding for this work
in early summer 2023, with work to commence in fall 2023. This work will
need to be completed in time to facilitate the Block 2 West start of
residential construction by February 2024. Pursuant to Condition 1, the
Sponsor and Mercy will amend their JDA to reflect this arrangement or
enter into a memorandum of understanding or similar document.

Pursuant to Condition 1, Mercy and CCDC will continue close
coordination on design, mapping, permitting and construction logistics.
The parties will enter into an agreement to establish roles,
responsibilities, and cost sharing for maintaining a publicly accessible
pedestrian mews located between the two buildings, straddling the
property line, and any other common areas or features.

Demographics of Board of Directors, Staff and People Served.

e Board of Directors: CCDC’s Board of Directors has 23 members,
over 80% of whom are people of color, nearly evenly split between
males and females.

e CCDC Staff: CCDC’s Housing Development Division is a racially
diverse team with almost 70% people of color, including the
Director of Housing Development.

CCDC Employee Demographic Number of Percentage
Employees | of Employees
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Male 114 39%
Female 178 61%
Asian 188 64%
Black/African American 22 8%
Hispanic/Latino 24 8%
Native Hawaiian or Other Pacific Islander 2 1%
Not Defined 7 2%
Two or More Races 19 7%
White/Caucasian 30 10%
1.3.4. Racial Equity Vision. CCDC is a BIPOC-led organization with a 44-year

1.3.5.

1.3.6.

1.3.7.

history of advocacy on behalf of low-income residents in Chinatown.
Understanding that all organizations have room to grow in addressing
institutionalized racism, CCDC has approached this with intention, by
modifying organizational policies and procedures to lower barriers of entry
to housing, becoming trauma-informed in its service 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 white communities.

At the building level, CCDC'’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. CCDC 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. CCDC has significant experience in the
development and operation of affordable housing in San Francisco.
CCDC'’s portfolio includes 950 affordable senior units and 546 units of
senior supportive housing. While Block 2 West will be CCDC'’s first project
in the Transbay Project Area, CCDC has worked on numerous OCII
projects as well as on dense infill sites in nearby neighborhoods.

Project Management Capacity. Abigail Brown at CCDC is the Project
Manager and dedicates approximately 40% of her time to the Project.
Judy Kuang provides project assistance and dedicates approximately
20% of her time to Block 2 West. Abigail and Judy are supported by
Joanna Ladd (Associate Director of Housing Development), Kim Piechota
(Housing Director), Rafael Nicolescu (Director of Property Management),
Allie Markovits (Director of Resident Services), and Rachel Howard
(Associate Director of Resident Services).

Past Performance.

1.3.7.1.  City audits/performance plans. CCDC holds at least 15

contracts/grants with the City for work including tenant eviction
prevention counseling, rental housing counseling, case management
for single-room occupancy families, service connections for the
Asian/Pacific Islander community, and operates programs including
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CCDC Youth Leadership and Campaign Academy. There are no
known open performance issues with the Sponsor.

1.3.7.2. Marketing/lease-up/operations. CCDC has worked with MOHCD

to lease up several buildings with tenant selections through a DAHLIA
lottery in recent years, including 1296 Shotwell (a senior rental housing
project), 1150 3™ Street (aka Edwin M. Lee Apartments), and 2060
Folsom Street. CCDC staff is now trained on the system, however,
ongoing efforts will be required to educate new staff members and
ensure a smooth lease-up for Block 2 West. The Sponsor will
collaborate with OCIl and MOHCD to prepare for marketing and lease-
up, with a particular focus on facilitating successful placements for
Certificate of Preference holders, and their descendants per AB 1584
which was authored by then- Assemblymember David Chiu and signed
into law in September 2021 and took effect January 1, 2022.

Over 4,700 tenants currently reside in Sponsor’s portfolio,
disaggregated by race in the following breakdown: .92% Native
American, .7% Pacific Islander, 58.4% Asian, 8.44% Black, 8.54%
White, 13.36% Other, and 10.42% not reporting.

In the past five years, Sponsor formally evicted 14 households across
34 properties, or an average of less than 3 per year. Of those evicted
households, 2 households had Asian heads-of-households (HOH), 4
had Black HOH, 3 had White HOH, 1 household had a Native
American HOH, 1 had a Hawaiian/OPC HOH, and 3 households had
HOH who did not report their race.

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

Site Description

Zoning:

Zoning for the site is form-based and is governed by the
Transbay Redevelopment Plan, Transbay Development
Controls and Design Guidelines (“DCDG”), and the
Transbay Design for Development. In November 2022, the
OCII Commission approved certain deviations from the
DCDG to facilitate the Block 2 West project as designed.

current zoning:

Maximum units allowed by The maximum number of units on the site is based on

form-based zoning. The number of units is limited only by
what can fit within the site’s height and bulk restrictions.

Seismic:

The site is within a Liquefaction Zone (per the California
Geological Survey)

Soil type:

The Sponsor completed Phase | and Il reports and testing.
The proposed mat foundation with soil improvements was

recommended by the design team based on the identified

soil conditions. See Section 2.4 below.

Environmental Review: The Sponsor has prepared Phase | and Il reports as well

as addenda to the Transbay Redevelopment Project Area
FEIS/EIR and the Archaeological Research Design and
Treatment Plan (“ARDTP”). See Section 2.4 below.
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Adjacent uses (North):

Currently a continuation of the Block 2 surface parking lot,
previously used as the temporary Transbay Terminal,
planned for an approximately 1-acre public park (expected
to start construction in 2024).

Adjacent uses (South):

An approximately 650-unit mixed use condominium
complex known as “Lumina”. Woodlands Market, a small
grocery store is located at the ground floor.

Adjacent uses (East):

Block 2 East, a planned 184-unit affordable family rental
project, under development concurrently with Block 2 West,
will be located directly to the east within Transbay Block 2.
To the east of Transbay Block 2 is a 392-unit mixed-use,
mixed-income condominium complex known as “Mira”.

Adjacent uses (West):

A 479-unit mixed use apartment project, including 409 units
in a tower (on the western side of the block) and 70
affordable units in a mid-rise and townhomes (on the
eastern side of the block). The 70-unit affordable project is
owned and operated by Mercy.

Neighborhood Amenities within
0.5 miles:

Grocery: Woodlands Market is located directly across
Folsom Street, Ferry Building Saturday Farmer’s Market
(0.5 mile), Safeway (0.7 mile), Whole Foods (0.8 mile),
Target (0.9 mile), Trader’s Joe’s (1 mile)

Pharmacy: Walgreens (0.4 mile), CVS (0.7 mile)

Library: Mission Bay Public Library (1.3 miles)

Parks: planning is under way for an approximately 1-acre
park on Block 3 directly to the north of the site, Salesforce
Park (located on the roof of the Salesforce Transit Center)
is one block from the site (0.2 mile), Rincon Park is 2
blocks from the site (0.2 mile)

Public Transportation within 0.5
miles:

The site is located 1 block from the Salesforce Transit
Center, a regional hub for 11 transit systems, including
multiple Muni bus lines. In addition, the site is two blocks
from the Muni Metro station at The Embarcadero and
Folsom Street and 2 blocks from the Embarcadero BART
station.

Article 34: Not exempt. Block 2 West secured an Article 34
authorization in April 2021.

Article 38: Not exempt. The site is within the Air Pollutant Exposure
Zone. The design is subject to relevant guidelines and
requirements.

Accessibility: To address the anticipated needs of the senior residents,

50% of units (76 units) will provide mobility accessible
features, and 10% of units (16) will provide accessible
communication features. This is consistent with CTCAC
requirements.

Green Building:

Per the RFP, OCII sought a Green Point Rating of 125 or
above, or a LEED Gold rating. Based on the Project’s
Schematic Design, the building will achieve a Green Point
rating of 159 “Platinum”. The Sponsor has engaged a
sustainability consultant and will continue to monitor green
standards throughout design and construction.

Recycled Water:

Block 2 West confirmed an exemption from SF PUC in
January 2023.
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Storm Water Management: The stormwater management plan is in progress. A

preliminary plan has been drafted and will be submitted to
PUC pending design team review.

2.1

2.2.
2.3.

2.4.

. Description. Block 2 West is an infill site in a dense area of downtown San

Francisco. The site previously held ramps for the demolished Embarcadero
Freeway, which was removed after it sustained significant damage in the 1989
Loma Prieta earthquake. Footings for the freeway likely remain below-grade on
the site and will need to be removed to facilitate building construction. The site
was later used as the temporary Transbay Terminal and the improvements to
support this use remain on the site today. Improvements include paving,
landscaping, and a building that was previously a Greyhound bus terminal. The
improvements will need to be removed to prepare the site for construction. As
described in Section 1.3.2 above, this work will be completed by the Block 2
East sponsor in fall 2023.

Zoning. See above.

Local/Federal Environmental Review. In April 2004, the Redevelopment Agency
Commission certified the Final Environmental Impact Statement/Environmental
Impact Report (“FEIS/EIR”) for the Transbay Redevelopment Plan. In January
2005, the Agency Commission adopted findings under the California
Environmental Quality Act (“CEQA”), a Statement of Overriding Consideration,
and a Mitigation Monitoring and Reporting Program in connection with the
adoption of the Redevelopment Plan. The Board of Supervisors, Planning
Commission, and TJPA adopted similar findings.

The Agency Commission/OCIlI Commission subsequently adopted ten addenda
to the FEIS/EIR. The tenth addendum was prepared to analyze the impacts of
massing modifications in the designs for Blocks 2 West and East, which
deviated from the Transbay design controls and Redevelopment Plan. Overall,
the addendum determined that the Project would not cause significant impacts
not identified in the FEIS/EIR, nor would the Project cause significant impacts
previously identified in the FEIS/EIR to become substantially more severe.

Environmental Issues.

o Phase I/ll Site Assessment Status and Results. A Phase | report dated
November 3, 2020 identified that soil classified as Federal Class | RCRA and
California Class | Non-RCRA hazardous waste is present on the site. The soll
was capped by the existing temporary terminal asphalt and terminal building
but will need to be addressed as part of the Project’s development.
Allowances for soil off-haul are included in the construction cost estimate.

According to the geotechnical investigation published October 19, 2022, the
soil consists of layers of undocumented fill, marine deposit (sand with silt and
clay), Colma Formation (sandy soil), Old Bay Clay (marine clay and sand),
alluvium (sand and clay), ravine fill/slope debris, and finally bedrock at a
depth of between 80.5 and 121 feet. As noted in the table above, these
findings informed the proposed foundation system, which consists of soll
improvements to a depth of approximately 25 to 30 feet and a mat
foundation.
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Potential/Known Hazards. As noted above, hazardous soil is present on the
site and will need to be removed and transported to appropriate facilities
during the course of construction.

2.4.1. Archaeological Resources. According to a draft addendum to the

Archeological Research Design and Treatment Plan for the Transbay
Temporary Terminal Project (the “ARDTP”), Block 2 is located on the former
San Francisco Bay shoreline. The site was filled to make way for urban
development in the 1850s, thus the underlying soil may contain historic
resources from earlier eras including those from Native American settlement
on the shore and maritime resources from the 1800s. A study from 1990
indicates that a ship may be present below the surface on Block 2 West,
and other artifacts may be located throughout the site.

The Sponsor, in collaboration with the Block 2 East developer, will conduct
testing as set forth in the ARDTP to identify potential resources. Testing will
occur in two phases. The first phase consists of deep coring to identify
Native American and/or maritime resources. Coring will cause minimal
disruptions to the site and is planned for June 2023.

The second phase consists of mechanical trenching, which would primarily
identify the presence of nineteenth century features and remnants. Because
of the length and depth of the trenches, the work will be highly disruptive to
the site and thus is planned to be completed concurrent with or just before
early site preparation work to demolish existing improvements. This work is
planned for fall 2023.

The cost of ARDTP preparation and coring is included in the
predevelopment budget, with costs shared between the Blocks 2 West and
East projects (the coring cost is included in this request for additional
predevelopment funds). The Block 2 West budget does not include costs
associated with the trenching, nor does it include contingencies for any
excavation or resource recovery work that may be needed based on
findings from the testing. Funding for this will be included in a site work loan
to the Block 2 East developer.

2.5. Adjacent uses and neighborhood amenities. The site is located in close

proximity to transit, numerous recreational amenities, and cafes. However,
residents may need to access transit to visit City Recreation & Parks
Department facilities offering senior programming and to access affordable
grocery retail stores. CCDC resident services staff will assist residents with
transit access and provide connections to food programs.

2.6. Green Building. See table above.

3. COMMUNITY SUPPORT

3.1. Prior Outreach. OCII staff and the Sponsor have provided regular updates on
Block 2 West (along with Block 2 East) to the Transbay Citizens Advisory
Committee (“CAC”) since issuance of the RFP in 2020. In August 2022, the
Sponsor provided an informational overview of the Project to the CAC. In
September 2022, the CAC voted unanimously to recommend that the OCII
Commission approve the schematic designs and related items.
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3.2.

3.3.

In addition to CAC meetings and public OCIl Commission hearings, the Sponsor
has presented the Project at meetings of the East Cut Community Benefits
District and IDEATE (a local resident group) and has been in communication
with residents of Natalie Gubb Commons and with the South Beach/Rincon Hill
Neighborhood Association.

Future Outreach. The Sponsor will continue to conduct outreach throughout the
remainder of predevelopment and through construction to garner support for the
Project, and keep the community apprised of the Project plans and schedule
(Condition 15). In collaboration with the sponsor of Block 2 East, the Sponsor
has established a website (www.transbayblock2.org) to provide ongoing project
progress updates and developer contact information. The Sponsor will return to
the Transbay CAC at key milestones such as the start of construction and
launch of marketing and will continue to connect with the East Cut CBD,
IDEATE SF, and other community organizations. In addition, the Sponsor will
expand outreach to include SOMA Pilipinas, the closest Cultural District, and to
the South Beach/Rincon/Mission Bay Neighborhood Association, and other
neighborhood groups.

1998 Proposition | Citizens’” Right-To-Know. Not applicable in Redevelopment
Project Area.

4. DEVELOPMENT PLAN

4.1.

4.2.

Site Control. OCII currently holds and will continue to hold fee simple ownership
of the site. The site was transferred from TJPA to OCII in January 2021, along
with Transbay Blocks 3 and 4 and the lots planned for the extensions of
Clementina and Tehama Streets. Pursuant to the terms of a purchase
agreement between TJPA and OCII in August 2020, Transbay Block 2 was
transferred at no cost to OCII.

The Sponsor, in coordination with the sponsor of Block 2 East, is pursuing a
subdivision map to facilitate the Blocks 2 East and West projects. Per Condition
1, CCDC and Mercy will continue to work together on the subdivision. Mercy has
taken the lead in preparing the subdivision map application and will oversee the
mapping process.

Proposed Property Ownership Structure. OCII will retain fee interest in the land
and, at the close of construction financing, will enter into a long-term residential
ground lease with the Sponsor. The Sponsor will own the improvements. In
addition, the Sponsor will form an affiliate limited liability company to construct
and own the commercial improvements. OCII will enter into a long-term
commercial ground lease with the commercial entity (see Sections 4.5 and 6.5.3
for additional discussion of the commercial structure).

Proposed Design. The schematic design for Block 2 West (along with the design
for Block 2 East) was approved by the OCIl Commission on November 1, 2022.
The Block 2 West building will range from 5 stories in a townhouse-style wing
along Clementina Street to 9 stories along Folsom and Beale Streets.

The exterior of the primary volume features a textured precast concrete fagade
above a base with retail storefronts and the lobby entry along Folsom Street,
wrapping on to Beale Street. The townhouse-style volume along Clementina
Street is scaled to reflect typical San Francisco neighborhood streets and will
feature a light toned masonry fagade.
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4.3.
4.4.

The building is designed to foster resident community, reduce isolation, and
support the greater Transbay neighborhood. Forming the western half of the
block, the building enfolds a central courtyard and engages with a planned
publicly accessible mid-block mews that runs east to west between the Block 2
West and Block 2 East buildings (connecting Folsom Street to the planned
public park on Transbay Block 3 to the north). The ground floor retail spaces are
located to activate key corners and provide flexible double-height ceilings.

The residential lobby and lounge welcome residents from Folsom Street and
provide views and a direct connection to the mid-block courtyard. Adjacent to
the lounge is the main laundry room and a multipurpose room.

At the sixth floor, a sunny shared roof deck overlooks the planned park and
provides views out to the city. The community room with kitchen opens directly
to the roof deck.

The Block 2 West design has been, and will continue to be, closely coordinated
with the design of Block 2 East.

Residential SF: 106,710
Commercial SF: 2,945
Building Total SF: 109,655
Studio: 410 200 205%
1BR: 541 450 120%
2BR: 982 700 141%

Proposed Rehab Scope. N/A

Construction Supervisor/Construction Representative’s Evaluation. The last time
the Loan Committee reviewed this Project was for predevelopment financing in
February 2021 when the analysis was based on a preliminary conceptual
design. Since that time the Project team has completed the schematic design
and bid key scopes including mechanical, electrical, and plumbing. The prime
contract is expected to be finalized by November 2023, with construction
scheduled to start by February 2024.

The design features 9 floors of Type I-B concrete construction containing 39
studios,111 one-bedroom units, and one manager’s two-bedroom unit. The
building’s gross square footage of approximately 109,655 square feet includes
2,945 square feet of commercial ground floor space, 1,950 square feet for
utilities and trash, 2,100 square feet of residential common space, and a 1,690
square-foot ground floor courtyard. The building also includes a 1,230 square
foot sixth floor residential common room. The building lobby fronts on Folsom
Street to the south.

The construction cost estimate of $99,008,758 ($655,687/unit and $903/square
foot) is based on the 100% SD drawings. This includes full contingencies (5%
hard cost, 3% design, 3% bid, and 2% plan check) as well as a cost escalation
contingency of approximately 5% (held as part of hard cost contingency). This is
a significant increase from the conceptual pricing in early 2021, when hard costs
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were estimated at $78,574,411 ($513,558/unit and $677/square foot) — an
increase of over 25%. The increase is attributable to costs associated with
addressing design requirements, the addition of another unit, and escalation.

The Engineering News-Record (ENR) which publishes the Construction Cost
Index (CCI) History for San Francisco upon which the construction industry
relies for cost data, gauges the annual escalation at 8% across all trades.
Escalation, attributed to global supply chain and Covid-related personnel
disruptions, is particularly affecting the costs of all metals, including the
reinforcing bars for this all-concrete building (estimated 12% increase in the past
year), cementitious materials, and lumber. This trend is predicted to continue
through 2024.

Staff acknowledges that the per square foot cost is high when compared to the
average of those comparable projects of similar type, scale, and target
population in the pre-development pipeline and in construction, and those
completed (since 2018) ($903/SF for Transbay 2 West compared to the $622/SF
average of comparable projects). However, the per unit cost of $655,687 is only
slightly above the average of comparable projects at $653,386. The high per
square foot costs are mainly attributable to the tight site, studio and one-
bedroom unit configurations, and the relatively less efficient mid-rise nature of
the building.

The budget includes a $600K allowance to account for the uncertainty related to
PG&E approvals for temporary and permanent power and coordination adjacent
to a high-pressure gas line on Beale Street. The budget also assumes an
allowance for a second generator that may be needed in lieu of temporary
power that would otherwise be provided through PG&E (PG&E has recently
significantly extended its design and approvals schedule which has delayed both
temporary and permanent power approvals).

Site Permit is anticipated in May 2023; it is dependent upon submittal and OCII
approval of the Design Development drawing set.

4.5. Commercial Space.
e Space Description. The Project includes a total of 2,945 square feet of
commercial in three ground floor retail spaces:

o Space A: 1,421 square feet (corner of Folsom Street and the mid-
block pedestrian mews)

o Space B: 905 square feet (corner of Folsom Street and Beale Street)

o Space C: 619 square feet (corner of Beale Street and planned
extension of Clementina Street)

In addition to the three spaces within the building, the Project features a pad
in the courtyard along the public pedestrian mews between Block 2 West and
Block 2 East that is intended to facilitate vendor carts.

The commercial spaces will be mapped as one non-contiguous air rights
parcel. A tentative map application was submitted in November 2022. The
Sponsor expects an approved tentative map by April 2023 and a final parcel
map by November 2023.
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Commercial Leasing Plan. Mercy Commercial has prepared a Commercial
Leasing Plan for Block 2 West that outlines a vision for the retail spaces as
part of an overall strategy for Block 2. The plan describes potential target
uses, market research, community outreach, racial equity, and a preliminary
schedule. Mercy Commercial envisions retail that supports and strengthens a
healthy, equitable, and resilient Transbay neighborhood.

o Space A: will include infrastructure to accommodate a type | hood for
cooking and target uses include a restaurant serving affordable food
or a social enterprise restaurant. In addition, Mercy Commercial has
identified a potential children’s cooking school.

o Space B: will include infrastructure for a type 2 hood for certain types
of cooking, accommodating a bakery or snack store. Alternatively, the
space could accommodate a fitness use, affordable salon, traditional
neighborhood retail, or nonprofit use.

o Space C: will include infrastructure for a type 2 hood for certain types
of cooking. Potential uses include a boba tea café, pizza or sandwich
shop, or small community exercise space. The space is intended to
complement and contribute to the activation of the planned public park
across the street.

o Vendor Cart Pad: infrastructure is to be determined in design
development — may include power and/or water. Uses may include
small, self-contained vendor carts such as those serving coffee,
treats, or other food or retail items. The vendor is intended to activate
the mews and provide uses that complement permanent retail tenants
and the planned public park.

Specific tenants have not yet been confirmed. Pursuant to Condition 2, the
Sponsor and Mercy Commercial will provide an updated Commercial Leasing
Plan and endeavor to secure letters of intent for the spaces prior to the close
of construction financing.

Operating Pro Forma. Because of the separate loan structure as described
above, commercial revenue and expenses will not flow through the residential
operating budget. The commercial spaces will maintain a separate operating
budget. Following full lease-up of the commercial spaces and stabilized
occupancy, the Sponsor, in collaboration with Mercy Commercial, will seek a
permanent commercial loan to be serviced by commercial rent revenue.
Proceeds from the loan will be to used to pay back the OCIl commercial loan
to the extent feasible.

The commercial operating budget assumes a rent of $2.75 per square foot
per month, escalating at 3% per year. To allow for lease-up and tenant
improvement build-out, the budget assumes 100% vacancy in years one and
two, 50% vacancy in year three, and 25% vacancy from year four on.
Expenses escalate at 3.5% per year and include management fees, taxes,
insurance, maintenance, and reserves (replacement, insurance deductible
(“incident”), leasing, and future tenant improvements).

Tenant Improvement Build Out. The commercial development budget
includes an allowance of $441,750 for initial tenant improvements ($150 per
square foot), which, according to Mercy Commercial’s broker partner, should
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4.6.

4.7.

4.8.
4.9.

be sufficient for restaurant or café spaces improved from a warm shell. Mercy
Commercial will coordinate with tenants on oversight of design, permitting,
and construction. Please see Section 6.5.3 for further discussion of the tenant
improvement allowance.

Service Space. Resident services space includes three ground floor offices
(totaling 390 square feet) for private, individual counseling. Resident activities
and programming will be offered in a ground floor multi-purpose room, on a
ground floor courtyard terrace, in the 6" floor community room, and on the
adjacent 6™ floor roof terrace. These spaces will offer venues appropriate for a
wide variety of activities such as nutrition workshops, movie nights, coffee hours,
health checks, bingo and game nights, and poetry and writing workshops in
secure, well-lit settings.

Interim Use. N/A. While there is an interim use active on the Site, the use is
overseen by OCII, not the Sponsor and the use will terminate prior to Project
construction.

Infrastructure. N/A

Communications Wiring and Internet Access. Block 2 West will comply with the
2021 MOHCD Communications Systems Standards. Units will be equipped with
Category 6, coax, and fiber optic cabling. In addition, Sponsor intends to provide
wireless access in common areas.

4.10. Public Art Component. N/A
4.11. Marketing, Occupancy, and Lease-Up. Block 2 West will serve senior

households (age 62+) at incomes ranging from 15% to 50% MOHCD AMI. 30
units will be set aside for occupancy by formerly homeless seniors, referred to
the Project by HSH through the Coordinated Entry System. 60 units will serve
extremely low-income seniors, with operating support from the SOS program.

With the exception of the 30 LOSP-supported units, all affordable units will be
marketed and leased through OCII’s standard procedures, including early
outreach to Certificate of Preference (“COP”) holders, broad marketing and
outreach, and applications and a lottery through the MOHCD DAHLIA system.
DAHLIA applicants will be prioritized in accordance with preferences.

As of April 19, 2019 the OCIl Commission has authorized staff to apply the
preferences in City Affordable Housing Programs, as amended from time to
time, to affordable housing approved by OCII, to the extent that those
preferences are consistent with redevelopment plans, enforceable obligations,
and applicable law. The preferences applicable to the Project are:

1. COP holders (including descendants of originally displaced household
members)

2. Displaced Tenant Preference Program for 20% of lottery units

3. Neighborhood Resident Housing Preference for 40% of lottery units if the
Project does not include State funding sources, and 25% of lottery units if
the Project does include State funding sources (if such preference does not
conflict with other financing sources)

4. San Francisco residents or workers

5. Members of the general public
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Potential tenants, including those prioritized by preference must meet the
Sponsor’s established screening requirements for the Project, and final selection
will lie with the Sponsor. Any authorized preference shall be permitted only to the
extent that such preference (a) does not have the purpose or effect of delaying or
otherwise denying access to a housing development or unit based on race, color,
ethnic origin, gender, religion, disability, age, sexual orientation, or other
protected characteristic of any member of an applicant household; and (b) is not
based on how long an applicant has resided or worked in the area. OCII will work
with the Sponsor to resolve potential occupancy conflicts and determine
marketing requirements and to ensure adherence to OCIl occupancy
preferences. Pursuant to Condition 11, Sponsor will submit Early Outreach and
Marketing Plans in accordance with OCII program standards.

4.12. Relocation. N/A
5. DEVELOPMENT TEAM

Development Team
Consultant Type Name SBE/LBE Outstanding
Procurement Issues

Architect | Mithun Architects N N
Landscape Architect | Plural Studio Y N
Associate Architect | Kerman Morris Y N
General Contractor | Swinerton N N
Owner’s Rep/Construction | Regent Construction Y N

Manager | Management
Financial Consultant | CHPC N N
Legal | Gubb & Barshay N N

5.1. Procurement Plan. The Project is subject to OCII Small Business Enterprise
(“SBE”) program and construction contracting goals and policies. Block 2 West
is currently exceeding OCII’'s 50% SBE participation goal for professional
services contracts with 88.9% SBE participation. Among these, 84.8% are San
Francisco-based SBEs.

CCDC has selected Swinerton Builders, in a joint venture partnership with
Rubecon Builders (a San Francisco-Based SBE/Minority-owned business
enterprise “MBE”), as the general contractor for the Project. During construction,
the Block 2 West development and construction team will collaborate with OCII
contract compliance staff to meet OCII’'s 50% SBE construction subcontracting
participation goal, along with OCII’'s 50% local construction workforce hiring
goal.

5.2. Opportunities for BIPOC-Led Organizations. Along with meeting SBE goals as
described above, the development and construction teams are committed to
providing opportunities for BIPOC-led organizations. To date, 10.3% of
professional services contract funds have been awarded to MBEs. Of these,
2.8% have been awarded to woman-owned MBEs. CCDC will continue to
closely track participation and collaborate with OCII contract compliance staff to
identify additional opportunities.

6. FINANCING PLAN (See Attachment H for Cost Comparison of City Investment in
Other Housing Developments; See Attachment G and H for Sources and Uses)
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Loan Loan Loan Interest | Accrual | Repayment | Maturity O:t§tar.‘d'?g ,IActcrue?
Source Date Amount Rate Method Terms Date Brmcnpa nteres
alance to Date
OCilI Apr. 6, $3,500,000 3% Simple Deferred Apr. 6, $1,438,631 | $30,782
Predev 2021 2024
Loan

6.2. Disbursement Status. To date, a total of $1,438,631 of the predevelopment loan

has been disbursed. Pursuant to the approved Predevelopment Loan Evaluation

dated February 19, 2021, costs incurred on or after November 12, 2020 are

eligible for reimbursement so long as costs are deemed acceptable and
correspond to the budget attached hereto.

6.3.

Fulfillment of Loan Conditions. Below is the status of Loan Conditions since this

project was last at Loan Committee for a predevelopment loan on February 15,

2021:

Subject to OCIl approval, Mercy and CCDC will enter into a joint
development agreement that clearly defines the roles and responsibilities
of Mercy and CCDC in the overall development of Transbay Block 2. The

agreement will use as its basis the Term Sheet attached to the MOU
dated September 10, 2020 between Mercy and CCDC and will clearly

define Mercy’s role as lead developer, in close coordination with CCDC
for the following matters: contract negotiations, including predevelopment
loan terms, and ground leases; general contractor and consultants’
selection; retail programming, commercial shell design, marketing and
leasing; lot split/subdivision mapping; streetscape and landscape design;
respective liabilities for work performed under the agreement; and other
matters to achieve cost efficiencies and cohesive development on Block

2

S.tatus: Complete, Mercy and CCDC entered into a joint development

agreement on March 20, 2021.
Sponsor will work closely with the sponsor of Block 2 East throughout

predevelopment and will:
o ensure that the design teams for Blocks 2 East and West

collaborate and submit a single combined schematic design

package, which demonstrates cohesive design between Blocks 2

East and West, particularly for the ground floor and mid-block

pedestrian mews; and
o use the same general contractor or joint venture for construction

and coordinate construction timing between Blocks 2 East and
West, either by construction of both sites at the same time or

phased development.
Status: Complete, the Block 2 East and 2 West teams have been
working closely together since Conceptual Design and submitted
Schematic Design packages demonstrating a cohesive design between
East and West. The Sponsor and the 2 East developer have both hired
the joint-venture of Swinerton/Rubecon Builders as contractor. The
teams have been holding biweekly joint-owner/architect/contractor
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meetings since 2021, led by Swinerton, and the developers meet weekly
with OCII to discuss construction and schedule.

e Sponsor will cooperate with OCIl and the sponsor of Block 2 East to
competitively solicit a general contractor with the intent of creating a joint
venture or similar partnership opportunity, to the extent practicable and
economically feasible, between a general contractor and an OCII-
recognized SBE contractor. Furthermore, Sponsor will require the
general contractor to exercise good faith efforts to select subcontractors
who are SBEs or are willing to create joint ventures or similar partnership
opportunities with SBEs.

Status: In progress, partially complete. The Sponsor has worked
collaboratively with the Block 2 East developer to select the joint-venture
of Swinerton/Rubecon Builders as contractor, with Rubecon as the SBE.
The contractor has made good faith efforts to solicit bids from SBE from
design-build trades. To date, Block 2 West has achieved approximately
41% SBE participation. This condition is modified based on the
development status and carried forward as Condition 10.

e Prior to any application for Project financing, Sponsor will analyze
financing application parameters and operations for senior housing and
recommend, for OCII approval, an age limit for Project residents at age
55 or age 62.

Status: Complete. The Project includes 60 units with SOS funding. The
SOS program is restricted for seniors aged 62 and above (pursuant to
Board of Supervisors Ordinance No. 174-19), thus this will be the age
restriction for the Project.

e Prior to any application for Project financing, Sponsor will review
maximum income levels to confirm that they are appropriate for
population to be served. Proposed income limits are subject to OCII
review and approval.

Status: Complete. Income levels have been reviewed for all populations
to be served. Income levels for unsubsidized units have been reduced to
the extent feasible, with a maximum of 50% MOHCD AMI. LOSP units
will be restricted at 25% AMI and SOS units will be restricted at 15% and
25% AMI.

e Prior to schematic design submittal, the Sponsor will work with OCII to
assess the physical and financial feasibility of integrating a limited
number of two-bedroom units into the Project to accommodate the needs
of seniors in need of larger units.

Status: Complete. The Sponsor explored the addition of “caregiver” units
and ultimately concluded that the inclusion of two-bedroom units was
financially infeasible and presented leasing and property management
concerns. This finding was the result of discussions with an architect
specializing in adaptive design, representatives from San Francisco’s
Department of Aging and Adult Services, a developer of comparable
senior housing, in-home supportive services providers, property
management staff at Dr. Davis Senior Center, and a tax credit expert at
Community Vision, CDFI and nonprofit lending institution.

e Sponsor will work with OCIl, MOHCD, and HSH to:

o finalize the number of permanent supportive units, ensuring
consistency with best practice case management ratios;
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o coordinate with HSH to refine the services plan and budget; and
o establish assumptions for tenant-paid rent for LOSP-supported
units.
Status: Partially complete and carried forward as Condition 7. Sponsor
has confirmed the number of permanent supportive units but is still
working with HSH to refine a services plan and budget, and to confirm
the assumption for tenant-paid rent for LOSP units.

e Sponsor will evaluate the need for 24-hour desk coverage for the Project
and will explore the potential for shared after hours front desk
coverage/security between Blocks 2 West and East to improve efficiency
and reduce costs.

Status: Based on the planned tenant population at Block 2 West, which
includes formerly homeless seniors and potentially high-acuity seniors,
the Sponsor has determined that 24-hour desk coverage is necessary.
The Sponsors of Blocks 2 West and East studied the possibility of
shared desk coverage/security and found it infeasible due to the lack of
shared sightlines into each building and into shared public spaces, and
the overall number of residents that will be served in the two buildings
(Block 2 East will provide 184 affordable family units).

e Sponsor will monitor available funding sources such as AHP, MHP and
others, review regulations, and submit timely applications, as
appropriate. If necessary, Sponsor will recommend strategies and
program modifications for OCII approval to improve the Project’s
likelihood of securing awards.

Status: In progress, continued in part as Conditions 12 and 13. Sponsor
has monitored notices of funding availability throughout the course of
predevelopment. Sponsor determined, and OCII concurred, that Block 2
West would not be competitive for MHP financing. Sponsor has
determined that Block 2 West will not be competitive for AHP funding
based on current scoring criteria until it can achieve readiness and full
site control points. Sponsor will evaluate AHP scoring for future rounds.
Block 2 West will pursue a 2023 1IG application, as well as a CDLAC
bond allocation.

e Sponsor will ensure that the DSCR remains over 1.0:1 for the first 20
years of operations and will further analyze the potential for permanent
debt and/or alternative ways to utilize surplus cash to support the Project
and reduce the OCII gap loan.

Status: In progress. Project currently cannot support permanent debt. To
the extent that cash flow remains positive and can support it, Sponsor
will explore the potential for permanent debt and/or adjust AMI levels to
improve tiering to maximize opportunities for COP holders (Condition 3).

e Sponsor will review local, state and federal rent and operating subsidy
programs as appropriate for the target population and will assess
program viability and pursue funding applications.

Status: Complete. Sponsor will utilize the SOS program for 60 units, and
LOSP for 30 units. Sponsor explored a HUD 202 application but
determined 2 West would not be competitive and regulations prohibiting
site work prior to construction were incompatible with project scope and
schedule.
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Sponsor will retain the services of Mercy Commercial for the design,
marketing, and lease-up of the commercial spaces. Mercy Commercial in
coordination with Sponsor, will:

o ensure that commercial spaces are designed in accordance with
the specifications established in the MOHCD Commercial Space
Underwriting Guidelines and incorporate best practices from
Mercy’s San Francisco commercial experience;

o provide a commercial financing plan for OCII review and
approval; and

o conduct early outreach to local small business organizations,
non-profit entrepreneur organizations, and other entities, groups
and organizations. In addition, Mercy Commercial and Sponsor
will work with the San Francisco Office of Economic and
Workforce Development regarding the retail space and the
availability of City’s small business, legacy business, and other
programs to identify and assist potential local business tenants.

Status: In progress, continued as Condition 2. Sponsor has been
coordinating closely with Mercy Commercial on a block-wide retail
strategy and Mercy Commercial has been working with a broker to
conduct outreach within Mercy's existing commercial portfolio, as well as
to other businesses and organizations.

Sponsor will coordinate with OCII and the sponsor of Block 2 East to
establish project boundaries and secure a subdivision map for Transbay
Block 2.

Status: In progress, carried forward as a condition of this gap loan. A
tentative map application was submitted in November 2022.

Prior to submittal of a site permit application and subdivision map
application, Sponsor will collaborate with the sponsor of Block 2 East in
recommending for OCII approval, a plan for the development of public or
common use areas in Transbay Block 2, e.g. the mid-block pedestrian
mews, that establishes the lot lines, allocation of development costs, a
mechanism for ensuring public access, and responsibilities for
construction and ongoing maintenance and security.

Status: Partially complete, carried forward as a condition to closing this
gap loan. While Sponsor has determined the lot line, other aspects of
development of the mid-block pedestrian mews are still to be
determined.

Sponsor will provide for OCII review any RFP for debt and equity
providers before it is finalized and released.

Status: Incomplete, carried forward as Condition 4. Sponsor anticipates
issuing this RFP after securing a CDLAC allocation.

Sponsor, in coordination with the sponsor of Block 2 East, will work
collaboratively on a community outreach plan, will conduct ongoing
outreach to the Transbay community to solicit input, address concerns,
and educate community members on various aspects of the Project.
Mercy will take the lead in obtaining OCII approval for the community
outreach plan.

Status: In progress and carried forward as Condition 15. Sponsor, in
collaboration with the Block 2 East sponsor, conducted presentations to
the East Cut Central Business District, IDEATE SF (Transbay resident
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and business advocacy group), as well as the Transbay CAC. Sponsors
will continue to conduct community outreach at key milestones to keep
the community informed of project progress.

6.4. Proposed Predevelopment Financing

6.4.1. Predevelopment Sources Evaluation Narrative

In addition to the previously approved $3.5M predevelopment loan, the
Sponsor is seeking $3,086,119 for predevelopment activities. Activities
will include early buyout for certain scopes, design fees for design-build
scopes (mechanical, electrical, plumbing and fire), permit fees, and
archeological testing.

6.4.2. Predevelopment Uses Evaluation:

Predevelopment Budget
Underwriting Standard Meets Notes
Standard?
(Y/N)
Acquisition Coslt is based on N/A
appraisal
Holding costs are reasonable N/A
Architecture and Engineering Fees Y Architecture and engineering fees total
are within standards $2,371,406 during predevelopment.
Consultant and legal fees are Y
reasonable
Entitlement fees are accurately Y
estimated
Construction Management Fees are Y Construction management fees are
within standards $80,000 in predevelopment, which is
within the standards based on the
predevelopment period
Developer Fee is within standards Y See Section 6.5.5 for a breakdown of
the proposed developer fee. $550k of
the project management is payable
during predevelopment, consistent with
the developer fee policy.
Soft Cost Contingency is 10% per Y Soft Cost Contingency is 10%
standards

6.5. Proposed Permanent Financing

6.5.1. Permanent Sources Evaluation Narrative: The Borrower proposes to use
the following permanent financing sources:
e 4% Tax Credit Equity ($59,847,539): Budget assumes a price of
$0.95 per credit. Pursuant to Condition 4, the Sponsor will provide
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the debt/equity request for proposals or solicitation package for OCII
review and will share responses and draft term sheets.

e |IG Loan/Grant ($6,008,973): Sponsor will pursue an IIG grant in the
expected 2023 HCD NOFA. Based on the current published HCD
schedule, applications will be due in June 2023, and funds awarded
in December 2023. Depending on the actual timing of award
announcements, it may be difficult or impossible to incorporate
awarded funds into the budget should the Project succeed in
securing a CDLAC award with a requirement to close on
construction financing by February 19, 2024. Sponsor will closely
monitor the timing, requirements, and scoring set forth in the
upcoming HCD NOFA (expected in April 2023). To the extent that
funds are not awarded or cannot be timely secured, Sponsor will
seek to identify savings within the Project budget. To the extent that
hard costs remain relatively stable, costs may be reduced through
the removal/reduction of predevelopment contingencies (escalation,
design, bid, plan check) and/or value engineering.

e OCIl Loan ($65,011,065) (this request): The OCII loan amount is
consistent with the maximum budgeted in the Fiscal Year 2023-24
Recognized Obligation Payment Schedule and is subject to approval
by the OCII Commission. The total loan amount may be adjusted to
be reduced, or reallocated between the residential and commercial
portions, with the final allocation documented in the Project’s Final
Financial Plan.

o Residential Loan ($62,428,902): assumes 3%, amount is
inclusive of the existing and requested predevelopment loan
amounts. Term of 55 years, interest is assumed at 3% but
may be adjusted to as low as 0%, if the need to do so is
demonstrated in a true debt analysis. Repayment is based
on residual receipts.

o Commercial Loan ($2,582,163): Term is 55 years with a 3%
interest rate. Repayment will be based on residual receipts.
Per Condition 2, Sponsor will pursue a permanent
commercial loan to repay a portion of this loan following the
conversion to permanent residential financing and stabilized
occupancy of the commercial spaces.

e General Partner Equity ($500,100): The budget currently assumes a
General Partner equity pay-in and related developer fee to generate
additional eligible basis. However, this amount may be revised if
needed to reduce total development costs and the overall amount of
the tax-exempt bond allocation request to CDLAC to optimize the
budget for competitive scoring.

e Construction Loan ($65,448,883): While not a permanent source,
the budget assumes a tax-exempt construction loan of $65,448,883
with an interest rate of 8.52% for 34 months. Pursuant to Condition
4, the Sponsor will provide the debt/equity request for proposals for
OCII review and will share responses and draft term sheets.

e AHP: The budget does not currently assume an AHP award. For
2023, the Sponsor conducted a scoring analysis and found that the
Project would not be competitive at this stage, primarily because it
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would not yet qualify for full readiness points with the site permit still
pending. Pursuant to Condition 12, the Sponsor will evaluate AHP in
future rounds and apply as appropriate.

o Permanent Loan: Based on projected cash flow, the Project cannot
currently support a permanent loan. Debt cannot be secured on
LOSP units and it is assumed that debt cannot be secured on SOS
units, however, this is to be confirmed pending the publication of
program standards. The rent from the non-subsidized units with
rents at 30-50% is insufficient to service debt. Pursuant to Condition
3, Sponsor will continue to monitor cash flow as financial projections
are refined and SOS assumptions are confirmed and explore the
potential for a permanent loan and/or to adjust AMI tiering.

6.5.2 CDLAC Tax-Exempt Bond Application:

6.5.3

Block 2 West will apply for low-income housing tax credits and a tax
exempt bond allocation in the second round of 2023 (application due May
23, 2023). The Project’s financial consultant, CHPC, is cautiously
optimistic about the Project’s likelihood of securing an award. The
Sponsor has endeavored to optimize scoring and bring down the
residential cost by pursuing a separate commercial loan.

CDLAC Self-Score

Opportunity Map Resource Level Moderate Resource
TCAC Housing Type Senior

Bond Allocation Request Amount Approx. $81M

Total Self-Score (out of 120 points) 119

Tiebreaker Score 149%

Commercial Space Sources and Uses Narrative: The cost of constructing
the commercial spaces is estimated at approximately $2.5M. To improve
competitive CDLAC scoring by bringing down the total development cost
of the residential project, the capital cost of constructing the commercial
spaces, will be funded through a separate commercial loan from OCII and
is not included in the capital budget for the residential project. The
Sponsor will establish an affiliate limited liability company for construction
and ownership of the commercial improvements. In addition to a separate
loan agreement, OCII will enter into a separate commercial ground lease
subject to terms in accordance with the MOHCD Commercial Space
Underwriting Guidelines.

The Sponsor intends to finish the spaces to a warm shell condition. This
includes restrooms with fixtures and accessories, finished floors, HVAC
ductwork, exterior signage, and water and electrical meters. To build to
this finish level in compliance with the MOHCD Commercial Space
Underwriting Guidelines, the Sponsor has agreed to exercise good faith
efforts to lease to tenants who meet the definition of Community Serving
Use (see Condition 2).

In addition to a warm shell initial finish, the commercial capital budget
includes an approximately $442k tenant improvement allowance ($150
per retail square foot). A tenant improvement allowance is not an eligible
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use of MOHCD/OCII funds according to the Commercial Space
Underwriting Guidelines. The Sponsor requests, and OCII staff
preliminarily recommends, the inclusion of this allowance to enhance the
Project’s likelihood of securing community serving tenants in the current
uniquely difficult current market conditions. High downtown commercial
vacancy rates and overall reduced activity make retail leasing particularly
difficult. Prior to finalizing the commercial loan, the Sponsor and Mercy
Commercial shall seek to identify other potential tenant improvement
sources such as programs offered through the Office of Economic and
Workforce Development. In addition, the amount will be reviewed and
may be reduced based on market study findings provided with the
updated Commercial Space Plan should market conditions improve
and/or the Plan or study identify uses or tenants that require less costly
initial improvements (generally, uses that do not include food service).
See Condition 2.

6.5.4. Permanent Uses Evaluation:

Development Budget

Underwriting Standard Meets Notes
Standard?
(Y/N)
Hard cost per unit is within Y $655,687/unit
standards

While hard costs per unit are
comparable to other projects, the cost
per square foot is high and costs have

increased dramatically since conceptual
design. Pursuant to Condition 10, the
Sponsor will closely monitor costs and
identify measures for cost maintenance
or reduction.

Construction Hard Cost contingency Y Hard Cost Contingency is 5%
is at least 5% (new construction) Note that the hard cost contingency in
the sources and uses budget also
includes one year of escalation at 5%

Architecture and engineering fees Y Architecture and engineering fees total
are within standards $3,372,538, which is approximately 4%
of hard costs (excluding contingencies)
Construction management fees are Y Construction management fees total
within standards $200k, which is within the amount

allowable based on the approximately 4
year predevelopment and construction

period
Developer Fee is within standards, Y Project management fee: $1,100,000
see also disbursement chart below At risk fee: $1,100,000

GP equity: $500,100
Commercial fee: $425,000
Total fee: $3,125,100
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appropriately sized

Consultant and legal fees are Y
reasonable
Entitlement fees are accurately Y
estimated
Construction loan interest is Y Construction loan interest assumes a

rate of 8.52% for 34 months, which is

conservative in comparison to recent
rates, allowing for the likelihood of
continued federal rate increases

a minimum of 3 months

Soft cost contingency is 10% per Y Soft Cost Contingency is 10%
standards
Capitalized Operating Reserves are Y Capitalized Operating Reserve is equal

to 3 months

Furnishings Y

Pursuant to MOHCD standards,
allowance includes $2,500/unit for
common area furnishings; $3,000/unit
for LOSP studio units for unit
furnishings; $5,000/unit for LOSP one-
bed units; and $650/unit for LOSP unit
soft goods

6.5.5 Developer Fee Evaluation: The milestones for the payment of the
developer fee to the sponsor are specified below:

Total Developer Fee: $3,125,100
Project Management Fee Paid to Date: $357,500
32.5%
Amount of Remaining Project Management Fee: $742,500
67.5%

Amount of Fee at Risk (the "At Risk Fee"): $1,100,000

Amount of Commercial Space Developer Fee (the $425,000

“Commercial Fee”):

Amount of General Partner Equity Contribution (the $500,100*

“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
During predevelopment $192,500 17.5%
Close of construction financing $220,000 20%
Construction completion $220,000 20%
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%

Milestones for Disbursement of that portion of Percentage

Developer Fee defined as Commercial Fee Commercial Fee
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Completion of commercial parcel mapping $75,000 18%
Signed letters of intent for all commercial $175,000 41%
spaces
Signed leases for all commercial spaces $87,500 21%
100% commercial occupancy $87,500 21%

* While the Project is currently modeling a GP Equity amount of $500,100, consistent with
MOHCD standards, the Sponsor may reduce or eliminate this amount if needed to reduce
total development costs and thus improve scoring for its CDLAC application.

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

7.5. Annual Operating Budget. Project income is comprised of residential tenant rent
as well as LOSP and SOS funds. The Sponsor will seek 15-year grant
agreements for both LOSP and SOS (see Conditions 5 and 9) from MOHCD.

Annual LOSP revenue is based on the pro rata share of operating expenses
attributable to the 30 LOSP units (20%). The only expense that deviates from
this split is the cost of desk clerks, for which 80% of costs are attributed to
LOSP. Pursuant to Condition 5, this proposed split is subject to further review.
The final split will be consistent with LOSP guidelines and current MOHCD
practices, and will be documented in the Final Financial Plan and LOSP Grant
Agreement.

SOS is a rent subsidy, calculated as the difference between the restricted rent
for tenants with incomes at 15%/25% of MOHCD AMI and the rent at 60%
MOHCD AMI (per Sections 7.4 and 7.5, SOS units are marketed at 15%/25%
but restricted at 60%). Pursuant to SOS guidelines, rents are assumed to
escalate at a rate of 4% per year. Funds from SOS may be provided through
annual grant payments or a capitalized operating subsidy reserve, or a
combination of both.

7.6. Annual Operating Expenses Evaluation.

Operating Proforma

Underwriting Standard Meets Notes
Standard?
(Y/N)
Debt Service Coverage Ratio is N/A The Project will not service any
minimum 1.1:1 in Year 1 and stays permanent debt. Cash flow is positive
above 1:1 through Year 17 through Year 20.
Vacancy rate meets TCAC Y Vacancy rate is 5%
Standards
Annual Income Growth is increased Y Income escalation factor is:

at 2.5% per year or 1% for LOSP

0,
tenant rents 1% for LOSP Tenant Rents

4% for SOS subsidies
2.5% for unsubsidized rents
3% for commercial rents

Annual Operating Expenses are Y Expense escalation factor is 3.5%
increased at 3.5% per year
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Base year operating expenses per
unit are reasonable per
comparables

Total Operating Expenses are $14,733
per unit per year, including reserves,
base rent and bond fees.

This is higher than the average but
within the range of operating expenses
for comparably sized senior projects
that include supportive housing units,
which average $13,990 and range from
$10,249 to $19,136. The Project budget
is particularly higher than the average
of comparables for supportive services.
See Section 8.2 for discussion of
supportive services.

Property Management Fee is at
allowable HUD Maximum

Total Property Management Fee is
$123,216 or $68 PUPM

Property Management staffing level
is reasonable per comparables

Proposed staffing:
1 FTE Senior Property Manager (PM)
1 FTE Assistant PM
0.25 FTE Roving Assistant PM
1 FTE Administrative Assistant
4.2 FTE Desk Staff (24/7 coverage)
1 FTE Maintenance Lead
1 FTE Maintenance Tech
1 FTE Repair Staff

At 10.45 FTE, the property
management ratio (excluding resident
services) is approximately 1 staff
member for every 14.5 tenant units.
This ratio is lower than that of recently
occupied comparable senior properties
such as 1296 Shotwell and 735 Davis,
which were underwritten to ratios of
1:13 and 1:8.35, respectively.

Asset Management and Partnership
Management Fees meet standards

Annual AM Fee is $24,280/yr
Annual PM Fee is $24,270/yr

Amounts reflect 2023 MOHCD
Operating Fees policy

Replacement Reserve Deposits
meet or exceed TCAC minimum
standards

Replacement Reserves are $500 per
unit per year

Limited Partnership Asset
Management Fee meets standards

$5,000 per year

7.7. Capital Needs Assessment & Replacement Reserve Analysis. N/A
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7.8. Income Restrictions for All Sources.

UNIT SIZE MAXIMUM INCOME LEVEL

‘ No. of OCIIMOHCD TCAC/CDLAC/

NON-LOTTERY Units HCD

Studio — LOSP 50% MOHCD AMI 20% TCAC AMI

1 BR-LOSP 22 50% MOHCD AMI 20% TCAC AMI
Sub-Total

LOTTERY

Studio — SOS* 15% MOHCD AMI 40% TCAC AMI

Studio — SOS* 8 25% MOHCD AMI 40% TCAC AMI

Studio 10 30% MOHCD AMI 50% TCAC AMI

Studio 5 50% MOHCD AMI 50% TCAC AMI

Sub-Total 31

1 BR - SOS* 22 15% MOHCD AMI 40% TCAC AMI

1 BR - SOS* 22 25% MOHCD AMI 40% TCAC AMI

1BR 14 30% MOHCD AMI 50% TCAC AMI

1BR 31 50% MOHCD AMI 50% TCAC AMI
Sub-Total

STAFF UNITS

TOTAL
PROJECT . .
AVERAGE 35% 40%
AVERAGE FOR . .
LOTTERY UNITS ONLY 31% 45%

* SOS units will be marketed to households at 15/256% MOHCD AMI (prospective tenants will
income qualify at this AMI level), however, the SOS units will be restricted at 60% MOHCD
AMI for purposes of the Declaration of Restrictions as reflected in Section 7.5 below and
consistent with the draft SOS Program Fund Policies and Procedures Manual.

7.9. MOHCD/OCII Restrictions.

Unit Size No. of Maximum Income Level Rental/Operating Subsidy
Units

Studio 8 | 50% of Median Income LOSP

Studio 10 | 30% of Median Income

Studio 5 | 50% of Median Income

Studio 16 | 60% of Median Income* SOS

1-BR 22 | 50% of Median Income LOSP

1-BR 14 | 30% of Median Income

1-BR 31 | 50% of Median Income

1-BR 44 | 60% of Median Income* SOS

2-BR 1 | Manager’s Unit

* SOS units will be restricted at 60% MOHCD AMI, consistent with the draft SOS Program Fund
Policies and Procedures Manual, however the units will marketed to households at 15/25%
(prospective tenants will income qualify and pay their portion of rent at the 15/25% AMI levels).
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8. SUPPORT SERVICES

8.5. Services Plan. CCDC will provide resident services for all senior households as
well as supportive services for formerly homeless senior households.
Anticipated staffing is as follows:

Position FTE Description

Intensive Case Manager 2 | Focused primarily on supportive housing

(serving households in residents, provides ongoing supportive

supportive units) counseling, conducts regular assessments,
and provides individualized wrap-around
case management.

Resident Services 0.5 | Oversees, trains, and supports Case

Supervisor (support for Managers and Resident Services

households in both Coordinators, and provides direct case

supportive and non- management.

supportive units)

Resident Services 1.5 | Provides information, referral, and linkage

Coordinator (serving all services and coordinates educational

residents) workshops, health activities, and
social/recreational activities.

Total FTE 4

8.6. Services Budget. Services will be funded through a separate contract with HSH
and through the operating budget. HSH will fund case management services for
the LOSP units at a rate of $550/unit/month, consistent with HSH’s standard for
adult buildings. The balance of services will be funded through the operating
budget.

The number of staff supported through the operating budget at 2 FTE exceeds
the MOHCD Underwriting Guidelines for a building of this size. The Underwriting
Guidelines would allow funding for up to 1.4 FTE (at a ratio of 1:100 for general
lottery units (equivalent to 0.6 FTE) and a rate of 1:75 for the SOS units
(equivalent to 0.8 FTE)) pursuant to the draft SOS Program Fund Policies and
Procedures Manual). Based on CCDC’s experience in operating 1296 Shotwell,
which is a senior building with a similar population to that of Block 2 West that
includes formerly homeless seniors and extremely low-income seniors
supported by SOS, many seniors are presenting with high needs. Some
extremely low-income seniors experienced homelessness immediately prior to
securing a unit at 1296 Shotwell and require ongoing case management
support. OCII staff recommends the higher staffing ratio to allow for adequate
support to help tenants achieve long term housing stability.

Cost Type HSH Operating Total
Budget Budget

Intensive Case Management Salaries $140,000 -- $140,000

Resident Services Supervisor - $37,500 $37,500

Resident Services Coordinator - $90,000 $90,000

Fringe $56,000 $53,800 $109,800
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Operating expenses $2,000 $31,700 $33,700
Total $198,000 $213,000 $411,000

8.7. HSH Assessment of Service Plan and Budget. HSH has worked with OCII,
MOHCD, and the Sponsor to discuss supportive service needs and funding
sources for this Project. HSH has budgeted $198,000 per year for Block 2 West,
which is consistent with HSH'’s standard rate for adult permanent supportive
housing and is intended to fund case management at a minimum ratio of one
case manager for every 25 units. To supplement case management and
address the needs of an elderly population, HSH suggests that the Sponsor
seek additional resources to support in home health care services, and other
health and senior services with City agencies such as the Department of Public
Health and Department of Disability and Aging Services, as well as other
resources as appropriate and available. See Condition 8.

9. STAFF RECOMMENDATIONS
9.5. Proposed Loan/Grant Terms

Financial Description of Proposed Loan (Residential)

Loan Amount: $62,428,902

Loan Term: 55 years

Loan Maturity Date: 2078

Loan Repayment Type: Residual Receipts

Loan Interest Rate: Up to 3% (interest rate may be adjusted to

between 0% and 3% to conform with a future
true debt analysis. Rate is to be determined prior
to construction loan closing with approval of the
OCII Executive Director and MOHCD Director
and will be set forth in the Final Financial Plan.)

Date Loan Committee approves November 12, 2020
prior expenses can be paid:

Financial Description of Proposed Loan (Commercial)

Loan Amount: $2,582,163

Loan Term: 55 years

Loan Maturity Date: 2078

Loan Repayment Type: Residual Receipts, 40% net commercial cash
flow due to OCII

Loan Interest Rate: 3%

Date Loan Committee approves April 7, 2023

prior expenses can be paid:

9.6. Recommended Loan Conditions




DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

Evaluation of Request for Gap Financing April 7, 2023
Transbay Block 2 West Page 32 of 51

1. Sponsor will work closely with the sponsor of Block 2 East throughout
predevelopment and construction and will:

a. Finalize the tentative and final parcel map for the overall Block 2
site.

b. Collaborate on the scope and schedule of site work to ensure that
work is complete prior to the Project’s close of construction
financing. Sponsor and Mercy shall amend the existing JDA to
reflect the site work structure and/or enter into a memorandum of
understanding or similar agreement.

c. lIdentify and implement strategies to improve construction
efficiencies and optimize logistics between the Block 2 West and
Block 2 East projects.

d. Determine and document roles and responsibilities for the shared
maintenance of the publicly accessible pedestrian mews and any
other shared open space elements, subject to the advance review
and approval of OCII.

2. Sponsor shall continue to refine the commercial capital and operating
budgets and, prior to the close of construction financing, Sponsor shall:

a. Submit an updated Commercial Space Plan that documents
further outreach to prospective tenants, describes racial equity
efforts and expected outcomes, and outlines plans to achieve
community benefits pursuant to the below-referenced Community
Commercial Services Agreement. The updated Commercial
Space Plan shall include a third party prepared market study. In
addition, the updated Commercial Space Plan shall include an
analysis of resources available to fund tenant improvements such
as, but not limited to, programs from OEWD.

b. Based on findings from the updated Commercial Space Plan and
market study as referenced above, provide a recommended
tenant improvement allowance responsive to current market
conditions and anticipated tenant uses and related improvement
cost estimates for OCII review and approval. The final tenant
improvement allowance will be included as an attachment to the
OCIl commercial loan agreement.

c. Make good faith efforts to secure letters of intent with Community
Serving Use tenants (as defined in the MOHCD Commercial
Space Underwriting Guidelines).

d. Enter into a retail leasing agreement or similar document with
Mercy Commercial to establish ongoing roles and responsibilities
regarding the leasing, management, and operation of the
commercial spaces.

e. Enterinto a Community Commercial Services Agreement (as
referenced in the MOHCD Commercial Space Underwriting
Guidelines) or similar agreement to establish the terms and
annual community benefit reporting requirements for the
commercial spaces.
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10.

f. Subject to OCII review and approval, execute a reciprocal
easement agreement or similar document to establish the terms
for access to spaces shared between the residential and
commercial projects and the allocation of costs and
responsibilities.

g. Enter into a commercial space loan agreement and ground lease
with OCII.

Following initial lease-up and a period of stabilized commercial
occupancy as mutually agreed upon by the Sponsor, Mercy Commercial,
and OCII, pursue a permanent commercial loan to reimburse OCII's
commercial loan to the extent feasible.

To the extent that projected cash flow can support it, Sponsor shall
explore the potential for permanent debt and/or continue to refine the
income levels for the non-subsidized units and seek to incorporate a
portion of units at a 40% AMI tier, with the intention of maximizing
opportunities for COP holders. Any adjustments to AMI tiering will be
balanced to ensure that cash flow remains positive for the first 20 years of
operation. Final AMI tiering shall be reflected in the Final Financial Plan.

Sponsor shall provide for OCII review and approval: a) the request for
proposals and/or solicitation package for equity investors and lenders
before it is finalized and distributed; b) all raw financial data from
developer or financial consultant prior to selection; c) proposals from all
investors and lenders; and, d) all letters of intent from financial partners.

Sponsor shall work with OCII, MOHCD and HSH to finalize the LOSP
budget and secure approval for a LOSP grant agreement in accordance
with the timeframe and procedure set forth in the LOSP manual. Any
proposed deviation(s) from a pro rata cost split between LOSP and the
operating budget are subject to review and approval by OCII and
MOHCD, and must be justified by the Sponsor.

If directed by OCII, MOHCD, and/or HSH, Sponsor shall submit an
application for Continuum of Care rent and supportive services subsidies
for all or a portion of the LOSP units.

Sponsor shall continue to refine the supportive services plan and budget
for review and approval by OCIl and HSH, and shall work with HSH to
finalize a supportive services contract for the Project.

Sponsor shall explore partnerships and identify additional resources to
serve such as in home health services, nursing, and other wellness
resources to supplement on-site resident services and address the needs
of the senior population.

Sponsor shall secure and maintain a SOS grant agreement in accordance
with the parameters, process, and timeframe set forth in the SOS Policies
and Procedures Manual as published by MOHCD.

Sponsor, in cooperation with OCII, shall continue to require the general
contractor to exercise good faith efforts to select subcontractors who are
either SBEs or, if they are not SBEs, are willing to create joint ventures or
similar partnership opportunities with SBEs. In addition, Sponsor will work
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11.

12.

13.

14.

15.

closely with the general contractor and design team to monitor
construction costs and identify opportunities for cost savings and
efficiencies.

Sponsor shall provide an Early Outreach Plan one month after the start of
construction and an initial draft Marketing Plan within 12 months of
anticipated TCO, outlining the affirmative steps they will take to market
the Project to OCII's preference program participants, including COP
Holders, Displaced Tenants, and Neighborhood Residents. In addition,
the Marketing Plan will describe how the marketing is consistent with the
Mayor’s Racial Equity Statement and promotion of positive outcomes for
African American San Franciscans.

Sponsor will evaluate scoring criteria for AHP and provide a self-score to
OCIl in 2024 and future rounds as appropriate. Sponsor will submit an
application for AHP funding as directed by OCII.

Sponsor will monitor the timing and regulations of the HCD 11G NOFA for
2023 and/or future rounds, assess scoring, and apply for funding as
directed by OCII.

Sponsor shall submit to OCII final permanent residential and commercial
and residential sources and uses budgets and operating budgets,
compliant with underwriting standards for OCII review and approval. The
allocation of funds between the residential and commercial loans may be
adjusted to optimize scoring and/or maximize tax credit basis. The final
budgets will be incorporated into the Final Financial Plan, subject to
approval by OCII and MOHCD.

Sponsor, in coordination with the sponsor of Block 2 East, will continue to
conduct outreach to the Transbay community throughout predevelopment
and construction to solicit input, address concerns, and educate
community members on various aspects of the Project. Outreach should
include updates to the Transbay CAC and other community organizations
at key Project milestones.

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 NOACTION.

Date:

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

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

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
H. Comparison of City Investment in Other Housing Developments
I. Predevelopment Budget
J. Development Budget
K. 1%t Year Operating Budget
L. 20-year Operating Pro Forma
M. Commercial Development Budget
N. Commercial Operating Budget
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Request for permanent gap loan for Transbay Block 2 West

Shaw, Eric (MYR) <eric.shaw@sfgov.org>
Fri 4/7/2023 11:29 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
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GAP LOAN FOR TRANSBAY BLOCK 2 WEST

Menjivar, Salvador (HOM) <salvador.menjivar1@sfgov.org>
Mon 4/10/2023 11:42 AM

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

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

| support Chinatown Community Development Center request for permanent gap funding of up to $65,011,065
for Transbay Block 2 West with the understanding that the transaction will require approval from the OCII
Commission.

Best,

Salvador

A Salvador Menjivar
Director of Housing
Pronouns: He/Him

w 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/inbox/id/AAMKADQzY2M4YTFILTE3YTIHNGRIZi1hYTdILWE2M2RhOTVIZDA2YgBGAAAAAAAHFXTJSY3FRqv%2B...  1/4
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Request For Permanent Gap Loan For Transbay Block 2 West

Kaslofsky, Thor (Cll) <Thor.Kaslofsky@sfgov.org>
Fri 4/7/2023 11:24 AM

To: Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>
Cc: Colomello, Elizabeth (Cll) <elizabeth.colomello@sfgov.org>;Shaw, Eric (MYR) <eric.shaw@sfgov.org>

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

Thanks!

Best Regards,
Thor

b

T office of

and INFRA -l.- [

& Hadl i

Thor Kaslofsky
Executive Director

One South Van Ness Avenue, 5th Floor
San Francisco, CA 94103
415.749.2588

thor.kaslofsy@sfgov.org

1 www.sfocii.org

*Please note that if you are receiving this email outside of your normal working hours there is no urgent need to
respond unless there is a specific request to do so.

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TdILWE2M2RhOTVIZDA2YgAUAAAAAAAHFXfJSY3FRqv%2BRFGT77...  1/1
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RE: Request for permanent gap loan for Transbay Block 2 West

Trivedi, Vishal (CON) <vishal.trivedi@sfgov.org>
Fri 4/7/2023 11:28 AM

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

Am | to submit a vote via email, did | understand that correctly?
If so, | 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 TdILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRqv%2BRFGT77...  1/4
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No. | Performance Milestone Estimated or Notes
Actual Date
A. Prop | Noticing (if applicable) N/A N/A
1 Acquisition/Predev Financing Commitment Feb 2021 Complete
2. Site Acquisition (Ground Lease) Feb 2024
3. Development Team Selection
a. Architect Nov 2020 Complete
b. General Contractor Jun 2021 Complete
C. Owner’s Representative Apr 2021 Complete
d. Property Manager Nov 2020 Complete
e. Service Provider Nov 2020 Complete
4. Design
a. Submittal of Schematic Design & Cost Estimate Oct 2022 Complete
b. Submittal of Design Development & Cost Apr 2023
Estimate
C. Submittal of 50% CD Set & Cost Estimate Aug 2023
d. Submittal of Pre-Bid Set & Cost Estimate (75%- Oct 2023
80% CDs)
5. Commercial Space
a. Commercial Space Plan submission (preliminary) Feb 2023 Complete
b. Commercial Space Plan submission (updated) Dec 2023
b. LOl/s executed (target) Feb 2024
6. Environ Review/Land-Use Entitlements
b. CEQA Environ Review Submission Oct 2022 Complete
C. NEPA Environ Review Submission N/A
7. PUC/PG&E
a. Temp Power Application Submission Mar 2023 Complete
b. Perm Power Application Submission Nov 2022 Complete
8. Permits
a. Building / Site Permit Application Submitted Aug 2022 Complete
b. Addendum #1 Submitted Nov 2023
C. Addendum #2 Submitted Nov 2023
9. Request for Bids Issued Aug 2023
10. Service Plan Submission
a. Preliminary Feb 2023 Complete
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b. Final Aug 2023
11. Additional City Financing
a. Gap Financing Application (this request) Mar 2023 Complete
12. Other Financing
a. HCD IIG Application Jun 2023
b. Construction Financing RFP Sep 2023
C. Mar 2024 or
AHP Application Mar 2025
d. CDLAC Application May 2023
e. TCAC Application May 2023
g. LOSP Funding Request Nov 2024
13. Closing
a. Construction Loan Closing Feb 2024
b. Conversion of Construction Loan to Permanent Dec 2025
Financing
14. Construction
a. Notice to Proceed Feb 2024
b. Temporary Certificate of Occupancy/Cert of Sept 2025
Substantial Completion
15. Marketing/Rent-up
a. Marketing Plan Submission Sept 2024
b. Commence Marketing Mar 2025
C. 95% Occupancy Mar 2026
16. Cost Certification/8609 Sept 2026
17. Close Out MOH/OCII Loan(s) Sept 2026
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Attachment B: Borrower Org Chart
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Transbay 2 Senior, L.P. Organizational Chart
As of March 2023

Residential Owner

=

General Partner Limited Partner

Sole Member/Manager

Commercial Owner

Sole Member/Manager
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The residential parcel of the property known as Transbay 2 West (Transbay Block 2 West) will be owned by
Transbay 2 Senior, L.P. (the “limited partnership” or “LP”). The LP will have two partners: CCDC Transbay 2
LLC and an entity owned and controlled by the LIHTC equity investor (TBD). CCDC Transbay 2 LLC is the
general partner. The LIHTC equity investor entity will be the limited partner.

Until the LIHTC equity investor entity is brought into the limited partnership, Chinatown Community
Development Center, Inc. is the limited partner with a 99.99% interest in the partnership.

Chinatown Community Development Center, Inc., a 501(c)(3) tax-exempt California nonprofit public benefit
corporation, is the sole member/manager of CCDC Transbay 2 LLC.

The commercial air rights parcel will be owned by a separate LLC (TBD Commercial LLC). Chinatown
Community Development Center, Inc., a 501(c)(3) tax-exempt California nonprofit public benefit corporation,
will be the sole member/manager of TBD Commercial LLC. The finances and operations of the commercial air
rights parcel will be separate from the residential LP, and the rental income from commercial tenants will not
flow up Transbay 2 Senior L.P.
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Attachment C: Development Staff Resumes
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Joanna Ladd

Associate Director of Housing Development

EDUCATION

B.A., Environmental Analysis
(Environmental Design Track)
Panoma College, Claremont, CA

RELATED AND PROFESSIONAL EXPERIENCE
Associate Director of Housing Development
Chinatown Community Development Center

San Francisco, CA (Jan 2021- Present)

Lead the Housing Development Division as part of a
two-person team with the Director of Housing
Development.

Direct responses to City of San Francisco requests
for qualifications (RFQs) for new development
sites.

Perform financial feasibility analysis and evaluate
alternate deal structures for prospective projects.
Advise policymakers on state and local housing
initiatives.

Supervise a team of three Project Managers who
are collectively developing or rehabilitating over
500 affordable apartments.

Senior Project Manager & Development Strategist
(June 2018 —Jan 2021)

Supervised a team of four Assistant Project
Managers Supervise to help them support the
department’s Project Managers and lead small
rehabilitation projects.

Led the successful RFQ response for development
rights to 730 Stanyan, a 160-unit affordable family
and transition-aged youth housing site with ground
floor commercial that will start construction in
2023.

Project Manager

(Feb. 2014 to June 2018)

Led all stages of the affordable housing
development process Chinatown CDC acquired
under the Rental Assistance Demonstration (RAD)
Participated in the City of San Francisco’s RAD
Working Group and contributed to its Relocation
Plan.

Chinatown Community
Development Center

I {5 b

Assistant Project Manager (Feb 2013 — Feb 2014)
Housing Development Asst., (July 2011-Feb. 2013)
Provided substantive support to Project Managers
for new construction and recapitalization projects.
Led Chinatown CDC’s efforts to improve the
environmental sustainability of its portfolio and
operations.

Program Intern

Local Initiative Support Corporate (LISC)

San Francisco, CA (Sept. 2010- July 2011)
Supported economic development initiatives in San
Francisco and health initiatives in Richmond.

Administered the AmeriCorps Program and managed a

team of 12 AmeriCorps service members.

Organized a symposium on arts facilities and economic

development with over 150 attendees.

Executive Management Coordinator

Tenderloin Management Coordinator

San Francisco, CA (May — Aug. 2010)

Interfaced with Board Members, civic leaders, and
the public on behalf of the Executive Director
Performed revenue stream analysis and managed
budgets for Executive Director and Management
Team

Assisted the Housing Development Department
with an RFP response for the Hugo Hotel

PROFESSIONAL AFFILATIONS & AWARDS
Co-chair of the Non-Profit Housing Association of
Northern California’s Regulatory Working Group,
August 2022-Present.

Co-founder and member of the Community-Based
Development Collective, October 2020-Present.
Co-recipient of the Non-Profit Housing Association
of Northern California’s 2020 Building the Future
Award for co-founding the Emerging Leaders Peer
Network (ELPN), May 2014-June 2016.
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Abigail Brown

Project Manager

EDUCATION

Master of City Planning

University of California, Berkely

Bachelor of Arts, Cum Laude in Social Studies
Harvard University

RELATED AND PROESSIONAL EXPERIENCE

Project Manager

Chinatown Community Development Center

San Francisco, CA (April 2022 — Present)

e Project-managing new construction of 100%
affordable senior project in Transbay
neighborhood, including formerly homeless
units, currently in predevelopment.

e Project-managing construction phase of
occupied rehab of single-room occupancy
(SRO) hotel with 70+ units.

e Project-managing completion of seismic
safety retrofit of ground-floor commercial
with occupied SRO units above.

e Supervising 2 assistant project managers

Assistant Project Manager

(April 2020 to April 2022)

e Project managed permanent conversion of
$76.3 million new construction project.

e Prepared and presented case study on
occupied SRO rehab.

Planner Trainee Ill, Accessible Services

SF Municipal Transportation Agency (SFMTA)

San Francisco, CA (June 2019 — March 2020)

e Project-managed ~$400,000 grant-
implementation to increase access to
medical appointments and grocery stores
for low-income health clinic patients.

¢ Conducted and synthesized 8 department
staff interviews to inform multi-year
department strategy; facilitated 2 strategic
planning retreat sessions; scoped 300+
community stakeholders for public
outreach plan.

Chinatown Community
Development Center

% {5 L

e Evaluated 120+ bus stops for
accessibility features and amenities.

¢ Drafted official SFMTA style guide
section on alternative text, increasing
website accessibility for low-vision
users.

¢ Re-envisioned and reorganized official
agency booklet explaining SFMTA
bus/rail system with a focus on
accessibility.

Planner Trainee I, Accessible Services

(June 2018 — Feb. 2019)

¢ Conducted community outreach in the
Bayview Hunter’s Point neighborhood
to develop a community-based
transportation plan.

¢ Conducted and updated case studies for
Emerging Mobility Working Group
white paper on transportation network
companies delivering accessible
services.

¢ C(Cleaned, geocoded, and mapped
80,000+ Free Muni recipient addresses;
data has informed routes and
engagement.

e Proposed, designed, implemented, and
synthesized transportation-focused
depth-interviews with 6 older adults.

Graduate Student Instructor

Dept of City and Regional Planning

UC Berkeley (Jan. 2019 — May 2019)

Planning Methods Gateway, Part Il

¢ Co-designed and led graduate student
lab sections.

¢ Graded and gave substantive feedback
on four large assignments, smaller skill-
building assignments, and final exam.



DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

Judy Kuang

Assistant Project manager

EDUCATION

Master in Teaching English as Second Language

University of San Francisco

B.A. in Psychology; B.S. in Human Development

University of California, Davis

RELATED AND PROFESSIONAL EXPERIENCE
Assistant Project Manger

Chinatown Community Development Center
San Francisco, CA (Jan 2022- Present)

Assist in a scattered site (3 buildings)

rehabilitation project in Chinatown/North Beach
Assist in a new 151-unit construction project in

Transbay for seniors.

Youth Program Manager
(~ 2018 —Jan 2021)

Coached youth and staff on grant writing,

in addition to working with Grant Manager

to continue to source fundings.

Led staff in response to virtual
programming and activated the talent of
youth and alumni to build a replica of
Chinatown in Minecraft during the
Pandemic to continue to give tours.

Senior Community Organizer
(~2018 —2022)

Built community partnerships through
collaborative projects and/or integrating
volunteer groups in our service-learning
projects run by youth leaders.

Community Organizer
(~2010-2013)

Trained youth leaders and implemented in-

building earthquake preparedness and fire
safety programs that educated over 2,000
residents and youth, and young children.

Chinatown Community
Development Center

% {5 L

Youth Coordinator
(August 2006 — 2010)

Designed and developed Youth for Single
Room Occupancies (YSRO) leadership
empowerment program to educate
immigrant youth and youth living in SROs
to learn and work with SRO residents to
address Chinatown SRO living conditions.

AmeriCorps Intern
Bernal Heights Neighborhood Center
San Francisco, CA (~2005 -2006)

Outreached to Excelsior small Chinese
business owners and residents for
neighborhood improvement plans, like a
transportation study and community fair.

PROFESSIONAL DEVEOPMENT

UCLA Ziman 2022 Levine Affordable
Housing Development Program
Neighbor Works Training Institute
(May 2022)
1) Fundamentals of affordable housing
development
2) Real Estate Finance Nuts and Bolts
3) Rental housing development finance
NPH Affordable Housing Conference
Panelist (Sept. 2021)
Topic: Community Powered
Resilience: Ensuring all Californians
Are Safe from Disasters Workshop
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Attachment D: Asset Management Evaluation of Project Sponsor

Asset Management’s (AM) role at CCDC is to manage portfolio risk and opportunities by
monitoring & analyzing the financial and physical health of CCDC'’s portfolio. CCDC’s AM staff
currently oversee 38 properties comprised of 3,090 affordable housing units including 546 senior
supportive housing units. This comes to an average of 82 units per project. Over 4,700 individuals
or ~ 2,500 households live in CCDC homes. 78% of the households in CCDC portfolio are
extremely low income.

Sponsor’s asset management staffing — job titles, FTEs, org chart and status of each
The Asset Management Department (AM) is comprised of 5.625 FTE:
e Director of Asset Management
Associate Director of Asset Management
Asset Manager (2.0FTE)
Asset Management Coordinator
Asset Management Assistant (0.625 FTE)

Two positions, the Director of Asset Management and the Asset Management Coordinator are
currently vacant.

Description of scope and range of duties of sponsor’s asset management team

CCDC'’s Asset Management Department consists of a Director, Associate Director, an Asset
Manager (2.0FTE), Asset Management Coordinator, and an Administrative Assistant. The
Associate Director (1.0 FTE) and the Asset Managers (2.0 FTE) each oversee approximately 14
properties, or ~1,250 units. The ~1,250 units per FTE is within industry standards. This number
includes properties in operations and those in the pipeline, approximately 3,750 units total.

In operation the Associate Director, and two Asset Managers:

Evaluate/Analysis monthly financial reports.

Participate in lender, partner, and agency inspections.

Commission and shepherd PNAs

Act as CCDC'’s liaison with lenders and partners

Plan for funding the properties’ capital needs using reserves, grant funds, and

recapitalizations.

e Establish, monitor, and analyze the CCDC 5YR Portfolio Plan financial and capital
projections.

e Produce & analyze annual reports for REO, including contributing to and reviewing the

property annual audits, tax returns, tax capital analysis and YR15 planning.

The Associate Director of Asset Management is assigned to all portfolio refinances, funding
applications, and new projects. They are involved at the RFQ or acquisition phase and throughout
the development process. They also review proformas, focusing on operating costs, debt service
coverage ratio, and fee structure through stabilization and permanent conversion.

The Asset Management Coordinator provides administrative support for annual budget process,
insurance renewal, and periodic claims, as well as cross portfolio reporting. The Asset
Management Assistant organizes and produces all monthly and quarterly reporting. These two
positions free up the Asset Managers, Associate Director, and Director for the higher-level
activities.

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

AM meets monthly with the Housing Development, Property Management, and Fiscal
departments to discuss cross-department topics and coordinate the organization’s approach to
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property and portfolio issues. Even in a hybrid work environment, teams have coordinated closely
through recurring interdepartmental meetings with department directors, as well as the monthly
Small Sites coordination meeting with a focus on preservation projects with 25 units or fewer.

Sponsor’s budget for asset management team — shown as cost center for projects in SF.
CCDC maintains a separate budget for the Asset Management team.

# of projects expected to be in sponsor’s AM portfolio in 5 years and, if applicable, plans
to augment staffing to manage growing portfolio

CCDC has 5 projects in development that will provide over 650 units of affordable housing in the
next 3-5 years:

730 Stanyan with TNDC (160 units)
Transbay Block 2 West (151 units)

1515 South Van Ness with MEDA (161 units)
Pier 70 with YCD (116 units)

772 Pacific/New Asia (~175 units)

In the short term, to manage the workflow generated by these 5 new projects in pre-development,
CCDC is planning to fill the two vacant positions. CCDC is also currently developing a 5-year
Asset Management Department plan to establish the priorities and staffing to manage these 5
projects along with its current portfolio for the next 5 years. In addition, CCDC has relationships
with experienced consultants who can perform discrete projects to fill in any gaps.
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Attachment E: Threshold Eligibility Requirements and Ranking Criteria

The RFP, issued by OCII on June 22, 2020, defined minimum threshold
requirements to be considered for selection. The Sponsors satisfied these
requirements.

The Sponsor was selected, as part of a team along with the Sponsor of Block 2 East,
based on their submittal in response to the RFP. The team led by Mercy and CCDC
had the highest score of the five proposals received, with 90 out of 100 possible
points. Scoring criteria was as follows:

Maximum Points Criteria
50 Proposed Development Concept
20 Proposed massing concept
15 Financial feasibility and level of OCII subsidy
10 Proposed services plan
5 Proposed marketing plan
50 Developer Team Experience and Capacity
10 Developer’s experience: comparable mixed-use projects
10 Developer’s experience: affordable housing financing; workload
capacity
10 Workforce and contracting action plan
10 Architect experience and capacity
5 Service provider experience and capacity
5 Property manager experience and capacity
100 Maximum Total Points
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Attachment F: Site Map with amenities
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Attachment G: Elevations and Floor Plans
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Attachment I: Predevelopment Budget




DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

MOHCD Proforma - Permanent Financing Sources Uses of Funds.

Appiication Date: a0z #unis: 151
Projoct Name: Transbay 2 West " Bodrooms: [152 ] Losp Project
Project Address: 200 Folsom St #Beds:
Project Sponsor: Chinatown Communty Developmen Center
Total Sources
SOURCES 62428902 | 807,860 500.100 | 50847539 [ - | 6.008.973 ] 129593374
Defored Limited
MOHCD/OC |inerest P Capital | Parter Eauity i
uset
Acauisiion
I I I I I T T o] ]
|Legal / Closing o / SrokeFs Fos I | | I I 1 1 of |
Holdina Costs [ [ [ [ I T I of ]
Transfer Tax | | [ | | | | of 1
TOTAL AGGUISITION 0 0 0 0 O 0 0
CONSTRUCTION (HARD COSTS)
inclusive of NEPF design fees
et il S - anniy 2 67 -
+onsile 3.184m (minus 162.7K 0
gemo ine) .m.m 673K + 150K 20 + 1.52m GC.
contingenc
508K piles 1o cnsie e, 66,6k class 2 s toenvio
ine, 181 class 1 50 1o envio e
00 breakout: 50K 120 power ples
*|unit ConsictonRensb 8100562 59,647,530 auseazs| 71421
* [Commercia Shel Constrocion
st st oo 474+ 25 omnt+ 80k
xistutl + S0k
001 st 24014y doma 2 homent, 754
st deme, 150k xing iy emova, 50k
| Demottion a73gns|  373,9901G: remaining demo
66,6k class 2 so (rom 29, 187K diass T 5o (rom
181800 181,800 res)
* [Onsiaht ts/Landscapy 0] OGIT 308K ple el o res
s 3115 0 demo e, 756 Sete e
ok courtyard, 247k m
. 1zasise| 745,158 oci i tst, 110k tomp powert_| s
* [Infastroctre Improvements o i
Parkin coee
240
234
73%
Subotal Gonsiruetion Gasts ) o 5984753 o] sresaz
move t DD) 310
Bid Contngency (rmove at bid) 510
Plan Check 210
b Continger 8%
‘Sub-otal Consiracion Coniingencies | 75,161,500 | o o o o 0
TOTAL (ON COSTS 33,395,897 o o saeaTE o sTesa
sorT costs
Avrchitctur & Desian
550 OFCD AGE P Gueines
fees 1.515.262] 108.770 org/documents eporis-and-fom:
I o e o opeion o 10 g 005
Foes) 55201 825,508 | 1311431 = 0.06607:
a 8,966 Tor Withun and KA
1361 20318
5101
Subotal Archiect Contact o o o om0
[Or i Pary design comsuans (nc inciuded under
Total Architecture & Desian g g g o e
0
Groen (37205), PaleowsUarche (8 65K), rash (10K)
permit expecir (127250, extrior buldi
maintenace (414), comrosion (12.75), arbrist (8160),
entinstalaion 75K) ind study
(124),bid study (124) 1G:  rench (46555+ ASR
64.74), 10k archeo tesing
11G: proportional amount o it rench consulan,
Ot environmental consutants 7550 11126
otal Encineerina & Environmental Studies g g g g 7550
Financing Costs
Cor
Ciy af (50K) + ssuer i ad (500 ¥ rusioe fos
. Trustee Fee, COI Contin] 131,333 during con
St Cons Fogncn Gosts | TEAS8 591 g o g g o[ 7299791
Pormanent Financing Costs
[P t Loan Origination Fee 9| 0[No perm debt ]
& Apol. Fee 0 o ]
[Tite & Recording 10,000 10,000 1
Sub-total Porm. Finan 70,000 0 0 0 7 .
Tt FinancinaCost| 12500791 o o o o o 12509791
Least Costs
gl consir s (50K] perm ciose (10K) ¥ o9
Borrower Logal ees 180,000 180,000 prnvship (204) + synd GP (50K) + synd LP (50k)
Lond Use | CEQA Atfomev fess O] rights legat nd aamin (commercall
T Gredit Counsel
Bond Counsel
Constructon Lender Gounsel
1 Lender Gounsel
* [Const Lender Expenses. Corraci Atiomev Consir ender o 63k, contracs 50K
Total Loaai Costs o g g g
| Fumishings
PGE | Uiy Foes
TCAC Ao Aloc T i e
* [Financil Consutan
rucion Guners Reo
 [Relocaton
i
420000) 420,000 | incow vatr testing, 20k elevator montoring
Covers binging stafon board and ofce setup prior
2020 period
el froma
Tolal Ohr Development Gosts 6837297 807,860 g g g TaaT  Tesers S
SoftCost Contingency oo
(Contingency (Ach, Eng. Fin. Lol & Oer Do | 2495574] o] o] of of T .495.514[Should be eiher 10% or 5% ol soficomis | 100
TOTAL SOFT COSTS  26296.636 807,860 o o 0 zaes  27.380147
RESERVES
. 30369 ok
* [Tenant i i
N I I
K I I
B [ [
TOTALRESERVES 534369 0 0 o g DR X
DEVELOPER COSTS.
1.100,000] I
1,100,000 I
500,100
‘ Gost, WA fo most
|
2200000 DT 0 0 o 2700100
TOTAL DEVELOPMENT COST m—u—
Development CostUnit by Source s
Development Cost/Unit as % of TDC by Source 48 z% n 6% 46.2% o uul 4 E'/. mu D'H 1
‘Acquisition Cost/Unit by Source [ of of o of of of of 1
Construction Cost (inc Gonst cannnwencwu"m By Source 38,181 655,667
Construction Cost (inc Const Contingency)/Sf _m_m_mmmm_
/o non-ofgible GO Bond/COP Amount [asoario]
i 41343
Tax Credi Equiy Pricng —|
Consiructon Bond Amount: 55,448,089
Construction Loan Tem (in months):
Consinucton Loan ntrest Rate (25 %): | —|
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DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

MOHCD Proforma - Permanent Financing Sources Uses of Funds.

Appiication Date: a0z #unis: 151
Projoct Name: Transbay 2 West " Bodrooms: [152 ] Losp Project
Project Address: 200 Folsom St #Beds:
Project Sponsor: Chinatown Communty Developmen Center
Total Sources
SOURCES 62428902 | 807,860 500.100 | 50847539 [ - | 6.008.973 ] 129593374
Defored Limited
MOHCD/OC |inerest P Capital | Parter Eauity i
uset
Acauisiion
I I I I I T T o] ]
|Legal / Closing o / SrokeFs Fos I | | I I 1 1 of |
Holdina Costs [ [ [ [ I T I of ]
Transfer Tax | | [ | | | | of 1
TOTAL AGGUISITION 0 0 0 0 O 0 0
CONSTRUCTION (HARD COSTS)
inclusive of NEPF design fees
et il S - anniy 2 67 -
+onsile 3.184m (minus 162.7K 0
gemo ine) .m.m 673K + 150K 20 + 1.52m GC.
contingenc
508K piles 1o cnsie e, 66,6k class 2 s toenvio
ine, 181 class 1 50 1o envio e
00 breakout: 50K 120 power ples
*|unit ConsictonRensb 8100562 59,647,530 auseazs| 71421
* [Commercia Shel Constrocion
st st oo 474+ 25 omnt+ 80k
xistutl + S0k
001 st 24014y doma 2 homent, 754
st deme, 150k xing iy emova, 50k
| Demottion a73gns|  373,9901G: remaining demo
66,6k class 2 so (rom 29, 187K diass T 5o (rom
181800 181,800 res)
* [Onsiaht ts/Landscapy 0] OGIT 308K ple el o res
s 3115 0 demo e, 756 Sete e
ok courtyard, 247k m
. 1zasise| 745,158 oci i tst, 110k tomp powert_| s
* [Infastroctre Improvements o i
Parkin coee
240
234
73%
Subotal Gonsiruetion Gasts ) o 5984753 o] sresaz
move t DD) 310
Bid Contngency (rmove at bid) 510
Plan Check 210
b Continger 8%
‘Sub-otal Consiracion Coniingencies | 75,161,500 | o o o o 0
TOTAL (ON COSTS 33,395,897 o o saeaTE o sTesa
sorT costs
Avrchitctur & Desian
550 OFCD AGE P Gueines
fees 1.515.262] 108.770 org/documents eporis-and-fom:
I o e o opeion o 10 g 005
Foes) 55201 825,508 | 1311431 = 0.06607:
a 8,966 Tor Withun and KA
1361 20318
5101
Subotal Archiect Contact o o o om0
[Or i Pary design comsuans (nc inciuded under
Total Architecture & Desian g g g o e
0
Groen (37205), PaleowsUarche (8 65K), rash (10K)
permit expecir (127250, extrior buldi
maintenace (414), comrosion (12.75), arbrist (8160),
entinstalaion 75K) ind study
(124),bid study (124) 1G:  rench (46555+ ASR
64.74), 10k archeo tesing
11G: proportional amount o it rench consulan,
Ot environmental consutants 7550 11126
otal Encineerina & Environmental Studies g g g g 7550
Financing Costs
Cor
Ciy af (50K) + ssuer i ad (500 ¥ rusioe fos
. Trustee Fee, COI Contin] 131,333 during con
St Cons Fogncn Gosts | TEAS8 591 g o g g o[ 7299791
Pormanent Financing Costs
[P t Loan Origination Fee 9| 0[No perm debt ]
& Apol. Fee 0 o ]
[Tite & Recording 10,000 10,000 1
Sub-total Porm. Finan 70,000 0 0 0 7 .
Tt FinancinaCost| 12500791 o o o o o 12509791
Least Costs
gl consir s (50K] perm ciose (10K) ¥ o9
Borrower Logal ees 180,000 180,000 prnvship (204) + synd GP (50K) + synd LP (50k)
Lond Use | CEQA Atfomev fess O] rights legat nd aamin (commercall
T Gredit Counsel
Bond Counsel
Constructon Lender Gounsel
1 Lender Gounsel
* [Const Lender Expenses. Corraci Atiomev Consir ender o 63k, contracs 50K
Total Loaai Costs o g g g
| Fumishings
PGE | Uiy Foes
TCAC Ao Aloc T i e
* [Financil Consutan
rucion Guners Reo
 [Relocaton
i
420000) 420,000 | incow vatr testing, 20k elevator montoring
Covers binging stafon board and ofce setup prior
2020 period
el froma
Tolal Ohr Development Gosts 6837297 807,860 g g g TaaT  Tesers S
SoftCost Contingency oo
(Contingency (Ach, Eng. Fin. Lol & Oer Do | 2495574] o] o] of of T .495.514[Should be eiher 10% or 5% ol soficomis | 100
TOTAL SOFT COSTS  26296.636 807,860 o o 0 zaes  27.380147
RESERVES
. 30369 ok
* [Tenant i i
N I I
K I I
B [ [
TOTALRESERVES 534369 0 0 o g DR X
DEVELOPER COSTS.
1.100,000] I
1,100,000 I
500,100
‘ Gost, WA fo most
|
2200000 DT 0 0 o 2700100
TOTAL DEVELOPMENT COST m—u—
Development CostUnit by Source s
Development Cost/Unit as % of TDC by Source 48 z% n 6% 46.2% o uul 4 E'/. mu D'H 1
‘Acquisition Cost/Unit by Source [ of of o of of of of 1
Construction Cost (inc Gonst cannnwencwu"m By Source 38,181 655,667
Construction Cost (inc Const Contingency)/Sf _m_m_mmmm_
/o non-ofgible GO Bond/COP Amount [asoario]
i 41343
Tax Credi Equiy Pricng —|
Consiructon Bond Amount: 55,448,089
Construction Loan Tem (in months):
Consinucton Loan ntrest Rate (25 %): | —|
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DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

MOHCD Proforma - Year 1 Operating Budget

Non-LOSP.
Application Date: 31712023 _LOSP Units Units Project Name: Transbay 2 West
Total # Units: 151 Project Address: 200 Folsom St
First Year of Operations (provide data assuming that
Year 1 is a full year, i.e. 12 months of operations): 2026 LOSP/nonOSP Allocation Project Sponsor: Chinatown Community Development Center
80%
INCOME LOSP__ _non-LOSP Total Comments
Residential - Tenant Rents [ 108,000 1129764 | 1,237,764 |Links from 'New Proj - Rent & Unit Mix Worksheet Alternative LOSP Spiit |
Residential - Tenant Assi 10SP) 0] 687336 687,336 [ Links from New Proj - Rent & Unit Mix Worksheet Residential - Tenant ayments (N|
Residential - LOSP Tenant Assistance Payments 442,913 44291
‘ommercial Space from ‘Commercial Op. Budgel Workshest; Commercial llocation: 0%
esidential Parking 0 o Links from ‘Utiies & Other Incore' Worksheet
Lincome 0 [ Links from ‘Utiities & Other Income’ Worksheet Atternative LOSP Spiit |
I 0 0 [Supportive Services Income |
Interest Income - Project Operations 0 [ inks from Utiities & Other Incorne’ Worksheet
aundry and Vending 2,356 9.422 11,778 [Links from 'Utities & Other Income’ Worksheet Projected LOSP Spit ]
Tenant Charges 0 [ ks from Utiities & Other Incorme' Worksheet [Tonant Cherges ]
i Residential Income [ [ inks from Utiities & Other Income' Worksheet
Other Commercial Income rom ‘Commercial Op. Budget Worksheet, Commercial 0% Alternative LOSP Spiit ]
|Enmmwa| from Capitalized i 0 lﬂmmn from
Gross Potential Incom 553269 1826522 2,379,791
[Vacaney Loss - Residential - Tenant Rent: | (56,959) (62,477)[Vacancy loss is 5% of |
[Vacancy Loss - Residential - Tenant Assistance Payments (34,367) [Vacancy loss is 6% of Tenant Assistance Payments |
[Vacancy Loss - Commercial 0 [from 'Commercial Op. Budget Worksheet; Commercial tial allocation: 0% |
EFFECTIVE GROSS INCOME 547,751 1,735,196 2,282,047 PUPA: 15,119
OPERATING EXPENSES
[Alternative LOSP Spiit
Ennagenem Fee. I 24,643 | 98,673 | 123,216 [ 1st Year 1o HUD schedule. - AB: $68/PUPY |
! | 4.856 19,424 | 24,280 |AM fee above the line [ |
Sub-total Management Expenses 29499 117,997 147,496 PUPA: 977
sal: [Aternative LOSP Split
Office Salaries 25989 | 103954 129943 Ofice Salarios
Manager's Sala 14514 72,571 Manager's
Health r Benefits 31,939 159,693 |Heallh insurance + benefits (139.7k) + 403b (19K) Hoalth Insurance and Other Benefs
Other 129203 161,616 | Desk clerk salaries.
[Administrative Rent-Free Unit 0 [
Sub-total Salaries/Benefits 201,734 523,823 PUPA: 3,469
avert d Markefing 1,020 4,080 5,100
Office Expenses 12.308 49,234 61,542 [Includes telephone (36.5K). (10K), computer (15K)
Office Rent [ 0 0 Projected LOSP Split |
Legal Expense - Property 000 000 0,000 Legal Expense - Property |
288 7,154 1,442
Senvices 443 13771 7.214 Projected LOSP Spit |
Bad Debls 320 281 1,601 Bad Debts |
832 19,328 4,160 | Misc admin
Sub-total Administration Expenses 30212 120847 151,059 PUPA: 1,000
Utiities Projected LOSP Spit
Electricity I 19,237 76,950 | 96,187 | Electricit |
Water | 14,647 58,588 | 73,235 |
as | 0] 0] 0]
[Sewer | 22,469 89,875 | 112,344 |
Sub-total Utilties, 56353 225413 281,766 PUPA: 1,866
Taxes and Licenses Alternative LOSP Spiit
Real Estate Taxes | 1903 | 7610 [ 9513 [ssa PUPY (based on avg comps across CCDC residential senior portfolio) Real Estate Taxes
Payroll Taxes 1 7.635 | 30,541 | 3¢ Payroll Taxes
[ ‘Taxes, Licenses and Permits. | 2,023 | 8,094 | 10,117 |$67 PUPY (based on avg comps across CCDC residential senior portfolio)
ub-total Taxes and Licenses 1,561 46,245 57,806 PUPA: 383
Insurance
Property and Liability Insurance [ 35,696 142,786 | 178,482 [Quote from Sept 2022. L contacted broker Feb and March 2023 ]
Fidelily Bond Insurance | 0 o] | [Altornative LOSP Spit |
| 3992 15970 19,962 | W i |
Director's & Officers' Liabilty Insurance [ 0 of [
Sub-total Insurance 39689 158,755 198,444 PUPA: 1,314
& Repair Alternative LOSP Spit
Payrol 63,174 | 252695 315,869 Payrol
Supplies 6614 26,455 33,069 [Misc and supplies Supplies
Contracts 0 [ [Contracts
Trash Removal 14.453 57811 72,264 Altornative LOSP Spit
Secu 0 0 [Securty PayrollContract
IEVA:: Repairs and Maintenance 4017
[ Equipment Operation and Repairs 11,265 Repairs
[ Operati 'd Maintenance Expenses 12,127 Grounds (30k) + exterminating contract (10.4k) +elevator (20,215)
Sub-total Maintenance & Repair Expenses 111,648 2 PUPA: 3,697

Aternative LOSP Spit

[Supportive Services
I

42,600 170,400 213,000
0

3.5 Res Services Coordinators + fringe. .5 Supervisor + fringe, + 31.7k

RS expenses (outof |
locats |

Expenses [from Commercial Op. Budget Worksheet; Commercial 0%
TOTAL OPERATING EXPENSES 523,297 1608339 2,131,636 PUPA: 14,117
Reserves/Ground Lease Base Rent/Bond Fees
[Ground Lease Base Rent 3,000 12,000 15,000 [ Ground lease with MOHCD _| ]
[Bond Monitoring Fee 500 2,000 2,500 [Atternative LOSP Spiit |
[i Deposit 15,100 60,400 75,500 |Replacement i |
[ i 0 [ [ Operating Reserve Deposit
Other 1 Deposit 0 [ [Other Reauired Reserve 1 Deposit
[Other Required Reserve 2 Deposit. 0 0
Required Reserve Deposit’s, Commercial
Sub-total Reserves/Ground Lease Base RentBond Fees 18,600 74,400 93,000 PUPA: 616 Win DSCR 709
Mortgage Rate: 500%
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond
Fees) 541897 1682739 2224636 PUPA:14733 Term (Years) 30
Supportable 1t Mortgage Pt 53496
NET OPERATING INCOME (INCOME minus OP EXPENSES) 5854 52,457 58311 PUPA: 386 Supportable 1t Mortgage At 5830450
Proposed 15t Mortgage Amt:  $62,428,902
DEBT SERVICE/MUST PAY PAYMENTS (*hard deb’ tornative LOSP Spit
Hard Debi - First Lent [ o] of i needed. fard
Hard Debt - \d Lender (HCD Program 0.42% pymt, or other 2nd Len| 0 0] if needed. tard Lender (HCD Program 0.
Hard Debt - Third Lender (Other HCD Program, or other 3rd Lender) | of of here, il needed. fard Debt - Third Lender (Other HCD Prograr
Hard Debt - Fourth Lender [ [ needed. frd Dbt - Fourth Lender
Commercial Hard Debt Service from Commercial Op. Budget Worksheet, Commercial llocation: 0%
TOTAL HARD DEBT SERVICE 0 o PUPA: 0
CASH FLOW (NOI minus DEBT SERVICE) 5,854 52,457 58,311
Commercial Only Cash Flow o
Allocation of C i 10LOPS/non-LOSP 0 [ [Allocation of Commercial Surplus (0 LOPSInG
AVAILABLE CASH FLOW 5854 52,457 58,311
USES OF CASH FLOW BELOW (This row also shows DSCR.)
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
['Below-the-line™ Asset Mgt fee (uncommon in new projects, see policy) 0 0 ]
[Partner (see policy for limits) 4,854 19,416 24,270 [should be in our pro forma |
'In_ves!or Service Fee (aka "LP Asset Mgt Fee") (see policy for limits) 1,000 4,000 5,000 [should be in \d) Alternative LOSP Split ]
[Other Payments 0 0 [Other Payments |
Loan Prnt - Lender 1 (select lender i [l 0 I here, if needed. Prmnt - Lender 1 (select
[Non-amortizing Loan Prmnt - Lender 2 (select fendir in comments fild) [ [ [ here, if needed [
(Enter amt <= Max Fee from cell 1130) 0 [ Def_Develop. Fee spit: 0% | it i (Enter amt <= Max F|
TOTAL PAYMENTS PRECEDING MOHCD 5,854 23416 29,270 PUPA: 194
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS
PRECEDING MOHCD) © 29,081 29,041
Residual Receipts Calculation
Does Project have a MOHCD Residual Receipt Obligation? Yes  Project has MOHCD ground lease? Yes
Will Project Defer Developer Fee? No
Max Deferred Developer FeelBorrower % of Residual Receipts in Yr 1 33% Sum of DD F from LOSP and non-LOSP:
% of Residual Recelpts availabe for distribution (o soft debt lenders in 67% Ratio of Sum of DDF and calculated 50%:
Soft Debt Lenders with Residual Receipts Obligations. (Seloct ender ) Total Principal Amt
[AITMORCDIOCI Loans payable from res. rects $65.308.149
(Ground Lease Value $150,000

Other ender -
[Other Soft Debt Lender - Lender 5

MOHCD RESIDUAL RECEIPTS DEBT SERVICE

MOHCD Residual Receipts Amount Due 719361 | 19,361 [67% of residual receipts, muliplied by 100% — MOHCD's pro rata share of all soft debt |
Proposed MOHCD Residual Recelpts Amount (o Loan Repayment 19,361 | 19,361 | Enterloverride amount of residual recelpts proposed for loan repayment.

[Proposed MOHCD Residual Receipts Amount to Residual Ground Lease 0] 0 [If applicable, MOHCD. mt due LESS for loan repymt. 1
REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS

DEBT SERVICE 9,680

NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE

IﬂTDResmuaw ipts Amount Du 0] ]
Lender 4 Residual Receipts D 0] |
Lender 5 Residual Receipts Due. 0] |
Total Non-MOHCD Residual Receipts Debt Service 0

REMAINDER (Should be zero unless there are

oo

Final Balance (should be zero)

—zo% o Boower Share of 3% of resklual recapts ]
0 ]

0



DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

MOHCD Proforma - Year 1 Operating Budget

Application Date: 31712023
Total # Uni 151
First Year of Operations (provide data assuming that
Year 1is a full year, ie. 12 months of operations): 2026
NCOME
Tenant Rents Tnon-LoSP. TApproved By (read) |
idential - Tenant Assis LOSP) 0.00% | 100.00% | |
OSP Tenant y
ommercial Space
esidential Parking
tincome Losp |‘mn4.0BP }Awrw-u By (read) }
[l
Interest Income - Project Operations
Laundry and Vending LosP [non-LoSP. J(only acceptable if LOSP-specific expenses are bei
Tonant Charges [racked at entry evel n the poject's accouing Stem)
Residential Income
Other Commercial Income. LosP Tnon-LoSP. TApproved By (reqd) |
Withdrawal from Capitalized i i |
Gross Potential Income
[Vacancy Loss - Residential - Tenant Rents
n ial Tenant Assistance Payments
[Vacancy Loss - Commercial |
EFFECTIVE GROSS INCOME
OPERATING EXPENSES
[tosP [non-LoSP [Approved By (read) |
Eanagemem Fee | | |
ee I [ [ |
Sub-total
sal Losp. [non-LOSP [Approved By (rea0)
Office Salaries
Manager's Salary
Health r Benefits
[Other 80.00% 2000%
[Administrative Rent-Free Unit
Sub-total Salaries/Benefits
[ Advertising and Marketing
Office Expenses
Office Rent Tosp Tooniose oy accaptabia W LOSP-epeciic expanses are baing
ety 2000%] 50009 | Iracked at enty level in the projects accounting Seem)
Services LosP. [non-LOSP. [{only acceptable if LOSP-specific expenses are being ‘
Bad Debls 20.00% | 80.00% | racked o proecty
Sub-total Administration Expenses
Utilties LosP. [non-Losp. [(only acceptable if LOSP-specific expenses are being
Eamm,y 2000%] 50,009 | r2cKed 2 entry level in the projects accounting system) ‘
(Water
[Gas
[Sewer
Taxes and Licenses LOSP. [non-LosP [Approved By (reqd) |
Real Estate Taxes ‘
Payroll Taxes | [ |
Taxes, Licenses and Permits
ub-total Taxes and Licenses
Insurance
[Property and Liabilty Insurance |
[Fidety Bond Insurance [tosp [non-LosP [Approved By (reqd) |
[Worker's Compensation | | [ |
[Director's & Officers' Liabilty Insurance |
Sub-total Insurance,
& Repair Losp. [non-LOSP [Approved By (12a0)
Payrol
Supplies 2000% 80.00%
Contracts
Garbage and Trash Removal Losp [non-LOSP [Approved By (read)
HVAC Repairs and Maintenance
Equipment Operation and Repairs
Operating and Maintenance Expenses
Sub-total Maintenance & Repair Expenses
Losp Tnon-L0SP Bl ]
[Supportive Services | [ |
Expenses |
TOTAL OPERATING EXPENSES
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent
ond Monitoring Fee LosP [non-LosP [Approved By (red) |
Reserve Deposit | I |
perating [ | |
ther Requi 1 Deposit I | ]
ther Required Reserve 2 Deposit
equired Reserve Deposils, Commercia
Sub-total Reserves/Ground Lease Base RentBond Fees
TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond
Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES)
DEBT SERVICE/MUST PAY PAYMENTS (*hard deb’ [Cosp [non-LOSP [Approved By (rea0)
fard Deb - First 0.00% 100.00%
Hard Debl- Second Lender (HCD Program 0.42% pymt, or other 2nd Ler?/u pymt, o other 2nd Lendd
Hard Debt - Third Lender (Other HCD Program, or other 3rd Lender) or other 3rd Lender)
Hard Debt - Fourth Lender [
Commercial Hard Debt Service |
TOTAL HARD DEBT SERVICE
CASH FLOW (NOI minus DEBT SERVICE)
Commercial Only Cash Flow
Allocation of Commercial Surplus 1o LOPS/non-LOSP (residual income)  n-LOSP (residual income) |
AVAILABLE CASH FLOW
USES OF CASH FLOW BELOW (This row also shows DSCR.)
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
[Below-the-line™ Asset Mgt fee (uncommon in new projects, see policy)
[Partner Fee (see policy for limits)
Investor Service Fee (aka "LP Asset Mgt Fee") (see poicy for Imifs] | LOSP. I‘non-l.osp }Appnw-‘l By (ag) }
Oth
[Non-amortizing Loan Pmnt- Lender 1 (sslect lender i Jlnder | [ |
[Non-amortizing Loan Pmnt - Lender 2 (select lender in comments field)
[Deferred Developer Fee (Enter amt <= Max Fee from cell 1130) 0.00%] 100.00% | 1
TOTAL PAYMENTS PRECEDING MOHCD
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS
PRECEDING MOHCD)
Residual Receipts Calculation
Does Project have a MOHCD Residual Receipt Obligation?
Will Project Defer Developer Fee?
Max Deferred Developer FeelBorrower % of Residual Receipts in Yr 1 o

9% of Residual Receipts available for distribution to soft debt lenders in

Soft Debt Lenders with Residual Receipts Obligations

MOHCD/OCII - Ground Lease Value or Land Acg Cost
ncu (Soft deb I an\ Lender 3

r-Lender 4
[omer Soft Debt Ler\der Lender5

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

[Proposed MOHCD Residual Receipts Amount to Residual Ground Lease]

REMAINING BALANCE AFTER MOHCD RESIDUAL RECEIPTS
DEBT SERVICE

NON-MOHGD RESIDUAL RECEIPTS DEBT SERVICE

HCD Residual R |
Lender 4 Residual Rewms Bee |

Lender 5 Residual Receipts Due |

Total Non-MOHCD Residual Receipts Debt Service

REMAINDER (Should be zero unless there are
below)

[Owner D = ]

Final Balance (should be zero)

H#VALUE!
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4CD Proforma - 20 Year Cash Flow

DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

Transbay 2 West

LOSP  Non-LOSP
Total # Units:  Units Units
51 30 121 Year 1 Year 2 Year 3
20.00% __80.00% 2026 2027 2028
% annual | % annual Comments
INCOME inc LOSP| increase | (related to annual inc assumptions) LosP
Residential - Tenant Rents

111,273
505 Subsidy row .

Residential - Tenant Assistance Payments (Non-LOSP)
Payments

Residential - LOSP Tenant Assistan 496,925
Commercial Space Resi e
Residential Parking - - - - - - - - - -
'Escallaneuus Rent income - B - - - B - B 5 -
ive Services Income - - - - - - - - - -
[Interest Income - Project Operations - - - - - - - - - -
a 2356 9422| 11778 2414 9658 | 12072 2475 9899 | 12374 2557
Tenant Ch - - - - - B B - B -
Miscelaneous Residential Income -
Other Commercial Income Commarta o Rsidentat aocaton, 0%
i Tom Reserve Secion below,
| Withdrawal from Capitalized i va nia__|epicale .
Gross Potential Income 553,200 1,826,522 2379791 __ 571,690 _ 1,969,955 __#REFI 590,877 2,031,239 __#REFI 610,734
Vacancy Loss - Residential - Tenant Rents [ wa | wa (57,900]
Vacancy Loss - Residential - Tenant Assistance Payments. nia nfa__|poicy; annual incrementing usually not (40.114)| @04 - | (719 @rief - |
aGaNGy To55 ~ Commerci T - —— 1
EFFECTIVE GROSS INCOME 547,751 173519 2282947 566,236 1,871,940  #REFI 585368 1,930,172  WREFI 605,170
OPERATING EXPENSES
[ I TR Vear o b8 sat a6eardng HUD | ‘ l ] |
oo 35% | 35% |scheaule 24643 98573 | 123216 | 25506 | 102023 | 127509 | 26308 | 105504 | 131992 27,322
[Asset = [ 35% | 3.5% [perMOHCOpoiey I 4,656 | 19,424 24‘2:‘:30 5026 20,104 zs‘«:Mm
Sub-total Management Expenses 29,499 717997 14749 30532 122,127 152658 31,600 126,401 158,001 32,706
sal
o i 5% | 35% 25,989 705,954 | 120043 | 26898 | 107,593 | 134491] 27640] 177,359 | 139.198 28814
Manager's Sala 5% | 3.5% 14,514 58,057 | 72571 15,022 75011 | 15548 62192 ]  77.740 16,092
Health Insurance and Other Beneits 5% | 35% 31,039 127,754 165282 | 34213 | 136,854 | 171,067 35411
Other Salari 5% | 35% 729,203 32323 | 161616 | 133818 738,502 | 54625 | _173.127 | 143,349
[Admin Free Unit 5% | 3.5% B - - - - B - - - -
‘Sub-total Salaries/Benefits 201,734 522089 523823 208,795 333362 542157 216103 345030 561132 223,666
Meﬂ ising and Marketing 1,020 1,093 4,371 5463 1,131
Office Expenses 72308 73185 e2740| 65925 15,647
Office Rent - - - 5 -
Leqal Expense - Property 000 142 570
Audit Expense 288 594 | 18,375
Services 443 658 752
Bad Debis 320 485 942
Esce«aneous 832 20,004 20,705
Sub-total Administration Expenses 30212 120,847 125077 1 32364 129,455
Utilties
lgmncny T T T 79257 76.950 7] fo71]  79645] 99554 ] 20608
Water I I I 14,647 | 58,588
[cas I I I - | - - - - - - - - -
[Sewer I i i 22,469 | 89.875 | 112,344 | 23,255 93,021 | 116276 | 24,069 | 96,277 | 120,346 | 24912 |
Sub-total Utilities 56,353 225413 281766 58,326 233,302 291628 60367 241,468 301,835 62,480
Taxes and Licenses
Real Estate Taxes I T I 1,903 | 7,610 | 9,513 1,969 | 7.877 | 9,846 2,038 8,152 10,191 2,109
Pavrol Taxes T T T 7.635 | 0541 | 38,176 7002 | 31610 30512
Miscellaneous Taxes, Licenses and Permits | | | 2,023 | 8094 | 10117 2,094 8,377 10471
Sub-total Taxes and Licenses 71,561 46,245 57806 11,966 47,863 59829 12385 49,539 61,923 12818
Insurance
[Property and Liabilty insurance T T [ 6696 raz7ae | t7sase| 369a6| 147783 184720
Fidelity Bond Insurance I i i - - - - - - - - -
Worker's Compensation [ I I 5997 | 15070| 19962 20661 G277 | 7907 | oisea |
Director's & Officers' Liability Insurance | | | -] | - - - - - - S|
Sub-total Insurance 39,689 136,755 198444 41,078 164312 205390 42516 170063 212578 44,004
& Repair
Payroll 63,174 252695 | 315860 | 65,385 | 261,640 | 326924 | 67,673 ] 270693 | 336367
upplies 6,614 26,455 ,845| 27,381 34226 28,339 24
Contracts - - - - - -
Garbage and Trash Removal 74,453 57811 72264 714,959 | 59835 | 74793 61,020 | 77411
HVAC Repairs and Maintenance 4017 16,066 4757 | 76629 | 20786 7] 21513
ehicle and Eaquipment Operalion and Repairs 71,265 45,058 71,659 | 46635 58,204 60,335
[Miscellaneous Operating and Maintenance Expenses 12,127 48,50 12,551 50,205 62,756 7 64,953
Sub-total Maintenance & Repair Expenses 711,648 446,594 715,556 462,224 577,780 478,402 598,003 123,787
[Supportive Services | _35% 35% | I 42,600 | 170,400 213,000 | 44,001 | 176,364 220455 | 45634 | 182,637 228,171 | 47,231 |
[ Exponses I [ | i ] i ] I T |
‘TOTAL OPERATING EXPENSES 523207 1608339 2131636 541,612 1664631 2206243 560,569 1722893 2283462 580,189
PUPA (wio Reserves/GL Base Rent/Bond Fees) 14,117
Reserves/Ground Lease Base Rent/Bond Fees Note: Hidden columns are in betwoen toal columms. To update/delte values in
Ground Lease Base Rent 3,000 12000 1 00 3,000 15.000
Bond Monitoring Fee 500 2,000 0 500 2,500
Reserve Deposit 75,100 60400 7 75,100 75,500
Operating Reserve Deposit - -
[Other Required Reserve 1 Deposit - - , - , B B , = -
her Required Reserve 2 Deposit - - - - - B - - - -
Required Reserve Depositls, Commercial Commarcal o Rescentl alocation 0% } B B B B . j } . .
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 78,600 74400 93000 18600 74400 93000 18,600 74400 93000 78,600
‘TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fe 541,897 1682739 2224636 560212 1,739,031 2299243 579,169 1,797,203 2376462 598,789
PUPA (w/ Reserves/GL Base Rent/Bond Fees) 14733
NET OPERATING INCOME (INCOME minus OP EXPENSES) 5,854 52457 58311 6024 132909  #REF! 6200 132879  #REFI 6382
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans) oto 1 valves i
7 ender (Entor commonts o annual mcrease, ot - - 5 - - - N - 5 5
tard Debt - Second Lender (HCD Proqram 0.42% pymt, or olher 2nd Lender) [Enter comments o annual ncrease, ec B - - - - - - N , 5
fard Debt - Third Lender (Other HCD Program, or other 3rd Lender) | o B B - - - 5 - - z B
lard Debt - Fourth Lender | - - - - - = - - = -
Commercial Hard Debt Service - - -
TOTAL HARD DEBT SERVICE B B - B B B - - - .
CASH FLOW (NOI minus DEBT SERVICE) 5,854 52457 58311 602¢ 132909  #REF! 6200 132879 HREFI 6,382
Commercial Only Cash Flow . - .
location of Commercial Surplus to LOPS/non-LOSP (i -~ —] [ B B B -1 [ ]
AVAILABLE CASH FLOW 5,854 52457 58311 602¢ 132909  #REF! 6200 132879 #REFI 6382
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR:
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL Note 1 values i
"Below-the-line" Assel Mal fee (uncommon in new profects, see policy) | 35% | 35% policy B - - - - -
Partnership Management Fee (see policy for imits) 3.5% | 3.5% [per MOHCD poicy 4954 79,416 | 24070 20096 20799 | 25999 5362
Investor Service Fee (aka 'LP Assel Mgt Fee’) (see policy for imits) [per MOHCD policy no annual increase 7,000 4,000 5,000 4,000 4,000 5,000 000
Other Payments - - - B - B - -
[Non-amortizing Loan Pmnt - Lender 1 [Enter comments re: annual increase, etc. - - - - - - - B
[Non-amortizing Loan Pmnt - Lender 2 [Enter comments re: annual increase. elc - - - - - - - N
[Deferred Developer Fee (Enter amt <= Max Fee from row 131) - - - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD 5,854 23416 __ 20270 6024 __ 24096 __ 30,119 6200 _ 24799 _ 30,999 6382
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) © 29,041 29,041 0 108814  #REF - 108080 #REFI ©
Does Project have a MOHCD Residual Receipt Obiigation? Yes
Will Project Defer Developer Fee? No
Residual Receipts spit for all years. - Lender/Owner 67%/33%
#REFI #REFI
Max Doforad Dovelopor Foe A H#REF! #REF!
Dist. Soft Cum Deferred Doveloper Feo. - - .
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual recaipts pocy 19,361 #REF! H#REF!
Proposed MOHCD Residual Receipts Amount to Loan Repayment 19,361 #REFL #REFI |
Proposed MOHCD Residual Receipts Amount fo Residual Ground Proposad Total MOHCD Amt Due less Loan
Lease Repayment - HREFI #REF!
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
FICD Residual Receipis Amount Due 0.00% [FoFCD Franeng
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 ions below) 9,680
Gwner DI Foo
[Other Distr ) 1 -1
I Balance (should be zero)
EPLACEMENT RESERVE - RUNNING BALANCE
[ eserve Starting Balance | ] ist000]
[ eserve Deposits |
eserve Withdrawals (ideally tied to CNA ] - 1| -1
[ eserve Inferest 1 I 1
RR Running Balance 75,500 151,000 226500
RR Balance/Unit 5500 $1,000 $1,500
RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance |
[Operating Reserve Deposit |
[Operating Reserve Withdrawals |
[Operating Reserve Interest |
OR Running Balance B .
OR Balance as a % of Prior Y Op Exps + Debt Service 0.0% 0.0%

REQUIRED RESERVE 1 - RUNNING BALANCE
eserve 1 Starting Balance.

Deposits
Withdrawals
Interest

ther Required Reserve 1 Running Balance

E 2 - RUNNING BALANCE
Starting Balance

Deposits
Withdrawals
Interest

[0 0 (0

ther Required Reserve 2 Running Balance .

106



DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

Transbay 2 West

4CD Proforma - 20 Year Cash Flow

LOSP  NonLOSP
Total # Units: ~ Units Units
151 30 21 Year 4 Year 5 Year 6 Year 7
20.00% __ 80.00% 2029 2030 2031 2032
% annual | % annual Comments
INCOME inc LOSP| increase | (related to annual inc non-LOSP | _ Total LosP ‘non-LOSF Total LOSP. ‘non-LOSP Total

Residential - Tenant Rents
Residential - Tenant Assistance Pavmems [Nun LOSP)

867.756

Residential - LOSP Tenant Assistan

Commercial Space

Residential Parking
Miscellaneous Rent Income
oS

Income

[Interest Income - Project Operations
9

Tenant Ch

Miscellaneous Residential Income

Other Commercial Income

3
Commercialto Residenta alocaton: 0%

Tink fom Reserve Sacion below, a5

| Withdrawal from Capitalized it i na nia__|epicale - - .
Gross Potential Income 2, 094 5:5 2705269 631,264 2,159,015 _ 2791199 652,553 _ 2,007,450 __ 28800038 __ 674,564 _ 2,207,215
Vacancy Loss - Residential - Tenant Rents na | wa
Vacancy Loss - Residential - Tenant Assistance Payments. nia n/a__|poliy; annual incrementing usually not [ (#5123
racancy Toss - Commercil ER—G —
EFFECTIVE GROSS INCOME 990316 DEUEABS 625665 20243  2GTEA0R 646877 2116610 2 763488 668,832 2,162,901
OPERATING EXPENSES
[ ST Vear (o be set according 1o HUD. |
oo 5% | 35% |schedue. 109,269 | 1365612 28279 | 113115] 141398 20268| 117074 146342 30203 | 121171
[Asset e 35% | 3.5% |per MOHCD poicy [ 2153
Sub-total Management Expemes 130825 163,531 735,404 160,255 175179 745,008
sal
of 115256 | 144,070 779,290 149,113 30866 | 123,465 164332 31047] 127,786
Manager's Salary. 64,369 80461 66,622 86,192 17,842 71,367
Health Insurance and Other Beneits 741,604 | 177,054 189,665 157,043
Other Salari 35837 | 179187 145 e 38,390 | 191949 | 156,034 39,733
[ Free Unit - B - - B - - - -
‘Sub-total Salaries/Benefits T T T Y B N R X X R X £ R A TR T
Meﬂ ising and Marketing 4,524 5,654 1,170 4,682 5,852 1,211 4,846 1,254 5,015
Office Expenses 54,586 68.233 14,124 56,497 70,621 74,619 58,474 75,130 60,521
Office Rent - -
Leqal Expense - Property 670 11,087 9,834
Audit Expense 019
Services 268 76,928
Bad Debts ,290 3312 0,756 | 11,023 3,778 | ,852 | 11,408
Miscoloncoss 20 77| s7a | zass ] aeees] sow] Fara]
Sub-total Administration Expenses 133,985 157 482 34669 138675 173,344 35682 143529 179411 37,138 148552
Utilties
Electricity | | [ ss915 106644 | 22075] 6,301 110,77
Water T T [ 6s050 81097 | 16608|  67.031| 84,039
[cas I I | B - | - - -
[Sewer I i [ 99,646 | 124,558 | 25763 | 103,134 128,917 | 26,68
Sub-total Utilities 249919 312,399 64667 258666 323,333 66,930 zsr 720 334,450 69,272 277,00

Taxes and Licenses

Real Estate Taxes

Payroll Taxes

Miscellaneous Taxes, Licenses and Permils
E

ub-total Taxes and Licenses.
Insu

rance
[Property and Liabilty Insurance

53,067

66,334

73,731

54,924

68,655

3 2260
9,286 11,600 2403 9613 12016

14212

163,650

204,812

92396 | 169685 | 21181
o el
I

56,647

Fidelty Bond Insurance
Worker's Compensation 22,907 4742 | 18967 | 23709
Director's & Officers' Liability Insurance - - - - - | - - - -
Sub-total Insurance 176,015 220,018 455e4 182,175 22719 47,138 188,551 235689 @788 195,151
& Repair
Payroll 280,168 | 350210 72493 | 289074 ] 362467 75031 300123 375153 77.667 | 310627
upplies 29,331 36,664 7,589 30,358 37,047 31,420 39,276 5,130 32520
Contracts - - - - - - -
Garbage and Trash Removal 64,096 50.120 16,565 66,340 82,925 17,165 68,662 85,627 17.766 71,065
HVAC Repairs and Maintenance 17,613 22266 78,437 23,086
ehicle and Eaquipment Operalion and Repairs 49,957 62.446 51,706 64,632 53 515
[Miscellaneous Operating and Maintenance Expenses 53,781 67,226 55,663 69,579
Sub-total Maintenance & Repair Expenses o546 Slee3 126, T 512476 640,59 mm Torsee
|s..wm.v. Services [ 55% | 35% | [ 7e6026] o657 4esei] 9553
3
ial Expenses | [Commerca o restenta iocason o | il B
TOTAL OPERATING EXPENSES 1783194 2363383 600495 1845606 2446101 621,512 1,910,202 2530715 643,265 1,977,060
PUPA (wio Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees ‘ellow clls, manipulate each cel rather than dragging across mulpl colls
Ground Lease Base Rent 12,000 000
Bond Monitoring Fee 2,000
erve Deposit 60,400
Operating Reserve Deposit -
[Other Required Reserve 1 D¢ - z B - - - - : - 5
her Required Reserve 2 Deposit - B - - - - - B - -
R
Required Reserve Depositls, Commercial Commercal o Residantl alacaton 0% - - - - - - - - - -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 74,400 93,000 18,600 74,400 93,000 78,600 74,400 93,000 18,600 74,400
‘TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fe 1857594 2456383 619095 1920006 2539101 640,112 1,984,602 2624715 661,865 2,051,460
PUPA (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 182,721 139,103 6570 132433 139,003 6765 132008 138773 6967 131,441
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans) ollow colls cols
7 ~First Lender (Entor commonts o annual mcrease, ot - 5 - - - . . 5 : 5
fard Debt - Second Lender (HCD Program 0.42% pymt, or ofher 2nd Lender) [Enter comments o annual ncrease, ec - B - - - - - 5 5 5
fard Debt - Third Lender (Other HCD Program, or other 3rd Lender) | - - - - - - - - - -
lard Debt - Fourth Lender | - = - - = - - = - -
Commercial Hard Debt Service - - -
TOTAL HARD DEBT SERVICE - - B - B - - - - B
CASH FLOW (NOI minus DEBT SERVICE) 132721 139,103 6570 132433 139,003 6765 132008 138773 6967 131,441
Commercial Only Cash Flow - . .
location of Commercial Surplus to LOPS/non-LOSP (i -1 [ -1 —] [ B B [ -1 -]
AVAILABLE CASH FLOW 132,721 139,103 6570 132433 139,003 6765 132008 138773 6967 131,441
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR:
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL ellow cells cols
"Below-the-line” Assel Mal fee (uncommon in new profects, see policy) | 3.5% | 3.5% _[per MOHCD poiey - - - 5
Partnership Management Fee (see policy for imits) 3.5% | 3.5% [per MOHCD poicy 71,527 22,280 27850 [ 23060 [ 5067 ]
Investor Service Fee (aka 'LP Assel Mgt Fee’) (see policy for imits) [per MOHCD policy no annual increase 4,000 000 5,000 4,000 1,000
Other Payments - - - - - - -
[Non-amortizing Loan Pmnt - Lender 1 [Enter comments re: annual increase, etc. - B B - - - B
[Non-amortizing Loan Pmnt - Lender 2 [Enter comments re: annual increase, etc. - - - - - - B
[Deferred Developer Fee (Enter amt <= Max Fee from row 131) -
TOTAL PAYMENTS PRECEDING MOHCD 25,527 31,909 6570 26,280 32,850 6765 27,060 33,825 6,967 27,867
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) 07194 107,194 © 106152 106152 © 104948 104948 0 103574
Does Project have a MOHCD Residual Receipt Obiigation? Yes
Will Project Defer Developer Fee? No
Residual Receipts spit for all years. - Lender/Owner 67%/33%
Dist. Soft - - .
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual recaipts poicy 71463 70768 69.965
Proposed MOHCD Residual Receipts Amount to Loan Repayment 71,463 70,768 69,965
Proposed MOHCD Residual Recelpts Amount fo Residual Ground opoed ol NOHCD Ak us s Loan
Lease Repaymer - -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
FICD Residual Receipis Amount Due 0.00% [FoFCD Franeng 1 i —
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 distributions below) 35,731
Guner DI Feo [ | [ ss7a1]
[Other 1 [ 1 L |

I Balance (should be zero)

EPLACEMENT RESERVE - RUNNING BALANCE
eserve Starling Balance

eserve Deposi

eserve Withdrawals (ideally tied to CNA
eserve Interest

RR Running Balance

RESERVE - RUNNING BALANCE
perating Reserve Starting Balance |
eserve Deposits |

|

perating Reserve Withdrawals
perating Reserve Interest

8
bl

OR Running Balance

HER REQUIRED RESERVE 1 - RUNNING BALANCE
er Reserve 1 Starting Balance |
eserve 1 Deposits |

|

eserve 1 Withdrawals
er Reserve 1_Interest

Other Required Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE
er Reserve 2 Starting Balance

Deposits
er Reserve 2 Withdrawals

er Reserve 2_Interest

Other Required Reserve 2 Running Balance

2
4
2
s

[ 226500]
75,500
[ -

302,000
RR Balance/Unit 52,000

[ ] [ -]

[ | [ -

[ | [ |

[ 1 L |
OR Balance as a % of Prior Yr Op Exps + Debt Service 0.0%

:mz oon

377,500

453,000
53,000

2016



Transbay 2 West

DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

4CD Proforma - 20 Year Cash Flow

LOSP  Non-LOSP
Total # Units:  Units Units
51 30 121 Year 8 Year9 Year 10
2000% __80.00% 2033 2034 2035
% annual | % annual Comments
INCOME inc LOSP| increase | (related to annual inc Total LOSP | non-LOSP ‘ Total LOSP ‘ non-LOSP.
Residential -Tenant Renls 1342034 | 1458725 [ 76508

505 Subsidy row

Tazes2i | 16,797 Ti69%8

1,015,152 1,097,988

Residential - Tenant Assistance Payments (Non-LOSP)
Residential - LOSP Tenant Assistance Payments.

Commercial Space

wo7

Residential Parking
Miscellaneous Rent Income
oS

Income

[Interest Income - Project Operations
9

Tenant Ch

Miscellaneous Residential Income

Other Commercial Income

3
Commercialto Residenta alocaton: 0%

i Tom Reserve Secion below,
| Withdrawal from Capitalized i na nia__|epicale -
Gross Potential Income 2971779 697,345 _ 2,369,267 __ 3066631 __ 720921 __ 2,443,746 _ 3164667 __ 745321 __ 2,500,676 _ 3265997
Vacancy Loss - Residental - Tenant Rents wa | 71241
Vacancy Loss - Residential - Tenant Assistance Payments na n/a__|poley; annual incrementing usually not
acancy Loss - Commercil m ER—G
EFFECTIVE GROSS INCOME 2851733 691,555 2251382 2942938 715074 2322133 3037206 739,415 2395230 3,134,646
OPERATING EXPENSES
[ I ST Year o bs 5ot acco@ing G HUD | | | l ‘ ] | ] | ]
oo 35% | 35% |schedu 151464 31353 | 125412| 156765 32450 | 129802 | 162252 33586 | 134345 | 167,991
[Asset = [ 35% | 3.5% [perMOHCOpoiey [ 29846 6a76] 24713 30891 | 6394 | 25578 1972 | 6618 | 26473 |  asoor|
Sub-total Management Expenses 181,310 37531 150,125 187,656 38845 155379 194,226 0,204 160878 201,022
sal
of 5% | 35% 159,733 33,005 165,324 736,688 | 171,110 35420 | 141,679 | 177099
Manager's Salary 5% | 3.5% 89.208 16,466 92,331 98,907
Health Insurance and Other Beneits 5% | 35% 196,303 762,539 | 203,174 217,645
Other Salari 5% | 35% 198,667 | 164,497 41,124 | 205,621 220266
[Administrati Free Unit 5% | 3.5% - - - - B - B B - -
‘Sub-total Salaries/Benefits 643912 256662 | 400787 666449 205,645 424,120 689775 274043 436074 713917
Meﬂ ising and Marketing 6,489 1,343 5,373 6.716 1,390 5,561
Office Expenses 76,208 51,039 16,775 67,100
Office Rent - - 5 5
Leqal Expense - Property 10,178 12723 634 2726
Audit Expense 21,824 27,280 647
Services T 21,901 534 8
Bad Debis. 11,808 14,760 ,055 3,162
Miscoloncoss T 2T 21 o6
Sub-total Administration Expenses 185,690 3438 153751 192189 39783 159,133 198,916 176 1
Utilties
Electricity | | [ 18238 24475 97,901 122377 ] 25332
Water T T I X 76,005 | 74540 o175 | 10,067 77,149 s6.437 70,062 | 79,649 | o012
[Gas I | | -1 ] - B - | - - - -
[Sewer I i [ 138,009 26,567 114,346 142,933 ) ¥ 936
Sub-total Utilities 346,362 71697 286788 358,485 74206 296,826 371032 76804 307215 384,018
Taxes and Licenses
Real Estate Taxes T T [ e  2ai]  vem 2505 10021 2527 2503 10572 1208
Payroll Taxes | | | 46,928 | 9.714 | 38,856 48,571 10,054 | 40,216 50,271 10,406 41,624 52,030
Miscellaneous Taxes, Licenses and Permits | | | 12,436 | 2,574 | 10,297 12,872 | 2,664 | 10,658
Sub-total Taxes and Licenses 71,058 4,709 58,836 73,545 15,224 60,896 76,119 15,757 63,027 78,784
Insurance
[Property and Liabiity Insurance I I [ 2t9d00[  45416] 787,663
Fidelty Bond Insurance I I I -] - | - - - r— - - -1 -1 -1
Worker's Compensation I I [~ 2a53] 5079 | 20318
Director's & Officers' Liability Insurance | | | - | - - - - - - - -
Sub-total Insurance 243,938 50495 201,981 252476 52263 209,050 261313 54092 216367 210459
& Repair
Payroll 388,284 80375 | 521.499 83185 | 332751 | 415039 86099 | 544,308 | 430,497
upplies 40,650 8415 33,656 43546 9,014 36,056 45,070
Contracts - - - - - -
Garbage and Trash Removal 85,831 18,368 73557 95.158 79,698 78,791
ecurity P: - - - - - - -
HVAC Repairs and Maintenance 24,667 0 a 21,156 26445 5474
ehicle and Eaquipment Operalion and Repairs 69.235 74,332 57,327 59,333 74,167 15,352 61,410
[Miscellaneous Operating and Maintenance Expenses 74535 15,429 715 77,143 63,875 79,843 16,528 66,110
Sub-total Maintenance & Repair Expenses 686222 142,048 568,792 710240 147,020 588,078 735098 152,165 608,661
[Subportive Services [ a5% | 35% | T so1a1| 54199
[ Expenses | [Conmeca o rosoniaaiocsson 0% | - j
TOTAL OPERATING EXPENSES 2620325 665780 2046257 271203 689,082 2,117,876 2806958 713,200 2,192,001  2,905201
PUPA (wio Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 15,000 3,000
Bond Monitoring Fee 2,500 500
Reserve Deposit 75500 75,100
Operating Reserve Deposit -
ther Required Reserve 1 Deposit = , , B - , = - , B
her Required Reserve 2 Deposit - - - - B - B B - -
R
Required Reserve Depositls, Commercial Commercal o Residantl alacaton 0% - - - - - - - - - -
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 53,000 78,600 74,400 93,000 78,600 74,400 93,000 78,600 74,400 93,000
‘TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fe 2713325 684380 2120657 2805036 707,682 2192276 2,899,958 731,800 2,266,401 2,998,201
PUPA (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 138,408 7176 130726 137901 7302 129857 137,209 7616 128829 136445
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
7 ender (Entor commonts o annual mcrease, ot 5 - - 5 , - 5 5 . .
tard Debt - Second Lender (HCD Proqram 0.42% pymt, or olher 2nd Lender) [Enter comments o annual ncrease, ec = N - - - - - , - 5
fard Debt - Third Lender (Other HCD Program, or other 3rd Lender) | <io z - B 5 B - F 5 . 5
lard Debt - Fourth Lender | = - - = - - = - - =
TOTAL HARD DEBT SERVICE B - B B B - B B - B
CASH FLOW (NOI minus DEBT SERVICE) 138,408 7176 130726 137901 7,302 129857 137,249 7616 128829 136445
Commercial Only Cash Flow - .
location of Commercial Surplus to LOPS/non-LOSP (i - - B B 5 .
AVAILABLE CASH FLOW 138,408 7176 130726 137901 7392 129857 137,249 7616 128820 136445
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR:
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
"Below-the-line” Assel Mal fee (uncommon in new profects, see policy) | 3.5% | 3.5% _[per MOHCD poiey - - - - - -
Partnership Management Fee (see policy for imits) 3.5% | 3.5% [per MOHCD poicy 6176 24,703 30878 6392 25567 31,959 6616 26,462 33,078
Investor Service Fee (aka "LP Assel Mgt Fee") (see polcy for fmits) per MOFCO policy o annual increase 7,000 4,000 7,000 4,000 5.000 7,000 4,000 5,000
Other Payments - - - - - -
[Non-amortizing Loan Pmnt - Lender 1 [Enter comments re: annual increase, etc. - - B - B -
[Non-amortizing Loan Pmnt - Lender 2 [Enter comments re: annual increase, etc. - - B B B -
[Deferred Developer Fee (Enter amt <= Max Fee from row 131) - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD 34,834 7,176 28,703 35,878 7,392 29,567 36,959 7616 30,462 38,078
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) 103,574 © 102023 102028 © 10029 100,290 © 98367 98,367
Does Project have a MOHCD Residual Receipt Obiigation? Yes
Will Project Defer Developer Fee? No
Residual Receipts spit for all years. - Lender/Owner 67%/33%
Dist. Soft - - - -
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual recaipts poicy 69,049 68,015 66,860 65578
Proposed MOHCD Residual Receipts Amount to Loan Repayment 69,049 68,015 66,860 65,578
Proposed MOHCD Residual Recelpts Amount fo Residual Ground Proposad Total MOHCD Amt Due less Loan
Lease Repayment - - . -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
FICD Residual Receipis Amount Due 0.00% [FoFCD Franeng T —
Lender 4 Residual Receipts Due 0.00% | —
[Cender 5 Residual Receipts Due 0.00% [ —
Otal Non-MOHCD Residual Receipts Debt Service - B
REMAINDER (Should be zero unless there below) 34,525
Owner D) Fee ] (T s
[Other Distr ) 1 1
I Balance (should be zero)
EPLACEMENT RESERVE - RUNNING BALANCE
[ eserve Starting Balance ] T 4] [—s28.500 |
[ eserve Deposits | [ 1 7ss0]
eserve Withdrawals (ideally tied to CNA | B |
[ eserve Interest | [  —
RR Running Balance 528,500 604,000 679,500 755,000
RR Balance/Unit  $3,500 4,000 2
RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance | [ I -]
[Operating Reserve Deposits | [ | -]
[Operating Reserve Withdrawals | [ I |
[Gperating Reserve Inerest | [ I |
O Running Balance - B B B
OR Balance as a % of Prior Y Op Exps + Debt Service 0.0% 0.0% 0.0% 0.0%
HER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance | [ I -]
[Other Reserve 1 Deposits | [ | -]
[Other Reserve 1 Withdrawals | [ I |
[Other Reserve 1_Interest | [ [ |
Other Required Reserve 1 Running Balance - B - B
HER RESERVE 2 - RUNNING BALANCE
[Other Reserve 2 Starting Balance ] [ I -]
[Other Reserve 2 Deposits | [ T |
[Other Reserve 2 Withdrawals | [ | |
[Other Reserve 2_Interest | | [ |

Other Required Reserve 2 Running Balance




DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA 16D Proforma 20 Ve Csh Flow

Transbay 2 West
LosP  NoniLosP
Ui s

Total # Units:  Unts  Uni
51 %0 121 Year 11 Year 12 Year 13
20.00% __60.00% 2036 2037 2038
% annual | % annual Comments ‘
INCOME inc LOSP| increase | (related to annual inc Losp_|non-LOSP| Total
o7

Residential - Tenant Rents
Residential - Tenant Assistance Payments (Non-LOSP)
Residential - LOSP Tenant Assistance Payments

505 Subsidy row

wo7

Commercial Space
Residential Parking
'Escallaneuus Rent income
ive Services Income
[Interest Income - Project Operations

9

3,015 12,061 15,077 3,001 12,363 15.450 3,168 12,672 15,840 3,247

Tenant Ch
Miscellaneous Residential Income

3
Commercialto Residenta alocaton: 0%
Tink fom Reserve Sacion below, a5

Other Commercial Income

| Withdrawal from Capitalized i na nia__|epicale
Gross Potential Income 523,757
Vacancy Loss - Residental - Tenant Rents wa | 055
Vacancy Loss - Residential - Tenant Assistance Payments na n/a__|poley; annual incrementing usually not
acancy Loss - Commercil v
EFFECTIVE GROSS INCOME 764,609 2,470,758 817,672
OPERATING EXPENSES
[ I ST Year o bs 5ot acco@ing G HUD | | l l | l |
oo 35% | 35% |scheaule s4762| 139,047 | 173808 35078 | 143913 179892 57,038 | 148950 | 186,188 38,541
[Asset = [ 55% | 35% [pertioncopaiy [ 6s50] 27509 34249 7000 28358 |  asaas|  7.338|  29351| 36689
Sub-total Management Expenses 91,612 166,446 208,058 3068 172272 215340 44575 178301 222,877 6,135
sal
o i 5% 5% 36,650 | 746,638 | 183,207 57043 151,770 189713 59,271 196,353 40,645
Manager's Salary. 5% | 3.5% 20474 102,369 21,190 105,951 21,937 22,700
Health Insurance and Other Beneits 5% | 35% 45,053 46,629 233,147 48,267 49,951
Other Salari 5% | 35% 762,380 788,764 235954 | 196,370 202,208
[Administrati Free Unit 5% | 3.5% B - - B - B - - -
‘Sub-total Salaries/Benefits 284566 454,338 294526 470240 764766 304834 486,698 791533 315,503
[Advertising and Marketing 1,439 5,755 7,194 1,489 5,957 7.446 1,541 6,165 7,706 1,595
Office Expenses 17,362 69,449 86,811 17.970 71,880 59,849 92,994 79,250
Office Rent - -
Leqal Expense - Property 621 2,620 17,680 14,600
Audit Expense 049 25,044 31305
Services 856 5,026 25.132
Bad Debis. 273 3,387 16,937
Miscoloncoss 516 055 5571
Sub-total Administration Expenses 42617 170467 213,084 44108 176,433 162,608 228,261
Utilties
Electricity | | [ 2n.13 26,066 | 112,344 116,276 | 145,045 30,086
Water | | | 20661 21,384
[cas I | | -~ - - - - | N I N B
[Sewer I i [ 31,694 | 126,778 158,472 | 32,804 | 131,215 | 164,019 | 33,952
Sub-total Utilities 79492 317,967 397,459 82274 329,096 411370 85154 340,614 425768 88,134

Taxes and Licenses

Real Estate Taxes

Payroll Taxes

Miscellaneous Taxes, Licenses and Permils
E

ub-total Taxes and Licenses.

T [ 260¢]  o795]  tsan]  zra] it
T [ dorro| 4081  saest|  ii1e7| 44589
I | 2854 11417 | 14271 2,954 11,816 71 3,057

76,308 65,233 81,541 16,879 67,516 84,395 17,470 69,879 7,349 78,081

Insurance
[Property and Liabilty Insurance

Fidelity Bond Insurance
[Worker's Compensation
Director's & Officers’ Liabilty Insurance

50,353 201,413 | 251,766 | 52,116 | 208,463

0064 | 6244 |

[

23515 70144 |

[

EZRETH|

55985 223,040 279,925 57,944 231,778 289,722 59973 239,890 299,863 62,072

Sub-total Insurance
& Repair
Payroll 89,173 | 556452 | 45560 92257 368,027 ] 461159 95460 | 31,640 | 477300 98,601
upplies 9,329 57,318 46,647 9,656 38,624 48.280 994 39,976 49,970
Contracts - - - - - - -
Garbage and Trash Removal 20,367 51548 | 101936 21,701 84403 | 105503 21839 87357 | 109.196
HVAC Repairs and Maintenance 5,666 25,320 5864 23,456 295321 069 30347
ehicle and Eaquipment Operalion and Repairs 15,890 79,449 76,446 65,784 82,230 17,022
[Miscellaneous Operating and Maintenance Expenses 17,106 . 85,530 17,705 70,819 88,524 18,324 .
Sub-total Maintenance & Repair Expenses 57,491 629964 787,455 163,003 652013 815016 168,708 674834 843542
[Supportive Services | _35% 35% | I 60,002 240,366 62,195 248,779 64,372 257,486 321,858
3
| ial Expenses | [Commerca o restenta iocason o | j

TOTAL OPERATING EXPENSES 738,162 2,268,721 3006883 763,997 2348127 3112124 790,737 2430311 3221048 818413
PUPA (w/o Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees

Ground Lease Base Rent 3,000 000 | 12,000
Bond Monitoring Fee 500 500 | 2,000
Reserve Deposit 75,100 75,100
Operating Reserve Deposit -
[Other Required Reserve 1 Deposit - - 5 - - 5 - - 5 5
her Required Reserve 2 Deposit - - 5 - 5 5 5 - 5 5
Required Reserve Depositls, Commercial Commarcal o Rescentl alocation 0% B . B j B j } j j .
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 78600 74400 93000 16600 74400 93,000 76600 74400 83000 16,600

TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fi
PUPA (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 7,847 127,637 135484 8087 126272 134359 8335 124730 133,065 8,591

EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
a - ender

756,762 2,343,121 3,000883 782507 2422527 3205124 809,337 2504711 3314048 837,013

[Enter comments re: annual increase, otc - - 5 - N 5 N 5 5 -
lard Debt - Second Lender (HCD Program 0.42% pymt, or other 2nd Lender) [Enter comments re: annual increase.
fard Debt - Third Lender (Other HCD Program, or other 3rd Lender) |

lard Debt - Fourth Lender |

Commercial Hard Debt Service

ot
etc

TOTAL HARD DEBT SERVICE - B B B - B - B B B
CASH FLOW (NOI minus DEBT SERVICE) 7847 127637 135484 8087 126272 134359 8335 124730 133,065 8591
Commercial Only Cash Flow - - .
location of Commercial Surplus to LOPS/non-LOSP (i - B - - [ -1 -1 [ |
AVAILABLE CASH FLOW 7847 127,637 135484 8087 126272 134359 8335 124730 133,065 8597
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR:
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
"Below-the-line” Assel Mal fee (uncommon in new profects, see policy) | 3.5% | 3.5% _[per MOHCD poiey B - - - - 5
Partnership Management Fee (see policy for imits) 3.5% | 3.5% [per MOHCD poicy 6647 27,388 34235 7.067 35433 | 705 | 2933 36674 7,501
Investor Service Fee (aka 'LP Assel Mgt Fee’) (see policy for imits) [per MOHCD policy no annual increase 1,000 4,000 5,000 1,000 4,000 5,000 1,000
Other Payments - - - - - - -
[Non-amortizing Loan Pmnt - Lender 1 [Enter comments re: annual increase, etc. B - - - - - -
[Non-amortizing Loan Pmnt - Lender 2 [Enter comments re: annual increase. elc - - - N N - -
[Deferred Developer Fee (Enter amt <= Max Fee from row 131) - - - - - - -
TOTAL PAYMENTS PRECEDING MOHCD 7,847 31,388 39,235 8087 _ 32347 40,433 8,335 33,339 41,674 8,501
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) © 95248 96,248 0 93,925 93,925 0 91391 91,391 ©
Does Project have a MOHCD Residual Receipt Obiigation? Yes
Will Project Defer Developer Fee? No
Residual Receipts spit for all years. - Lender/Owner 67%/33%
Dist. Soft - - .
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual recaipts poicy 64,166 62617 60,928
Proposed MOHCD Residual Receipts Amount to Loan Repayment 64,166 62617 60,928

Proposed MOHCD Residual Recelpts Amount to Residual Ground
Lease

Proposed Total MOHCD Amt Due less Loan
t

Repayment
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE

HCD Residual Receipts Amount Due

Lender 4 Residual Receipts Due

|Cender 5 Residual Receipls Due

Total Non-MOHCD Residual Receipts Debt Service

0.00% [FoFCD Franeng
oare E
0.00%

REMAINDER (Should be zero unless there are distributions below)

[Owner D — ,

[Other Distrit |

)
I Balance (should be zero)

==

EPLACEMENT RESERVE - RUNNING BALANCE
eserve Starting Balance |
eserve Deposits |

|

eserve Withdrawals (ideally tied to CNA
eserve Interest

RR Running Balance 830,500 906,000 981,500

RR Balance/Unit $5,500 56,000 $6,500

OR Balance as a % of Prior Y Op Exps + Debt Service 0.0%

RESERVE - RUNNING BALANCE
perating Reserve Starting Balance

i
B
7
i
5
g

perating Reserve Interest

il

OR Running Balance
0.0%

HER REQUIRED RESERVE 1 - RUNNING BALANCE
eserve 1 Starting Balance.

Deposits
eserve 1 Withdrawals
er Reserve 1_Interest

ther Required Reserve 1 Running Balance

HER RESERVE 2 - RUNNING BALANCE

er Reserve 2 Starting Balance

Deposits
er Reserve 2 Withdrawals
er Reserve 2_Interest

2
4
2
s

(Y T s (]
I ]

ther Required Reserve 2 Running Balance

4016



DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

Transbay 2 West

4CD Proforma - 20 Year Cash Flow

LOSP  NonLOSP
Total # Units: ~ Units Units
151 30 121 Year 14 Year 15 Year 16 Year 17
20.00% __ 80.00% 2039 2040 2041 2042
% annual | % annual Comments
INCOME inc LOSP| increase | (related to annual inc assumptions) | non-LOSP.

Residential - Tenant Rents

Residential - Tenant Assistance Pavmems [Nun LOSP)

Residential - LOSP Tenant Assistan

Commercial Space

Residential Parking
Miscellaneous Rent Income
oS

Income

[Interest Income - Project Operations
9

Tenant Ch

13,314

Miscellaneous Residential Income

Other Commercial Income

3
Commercialto Residenta alocaton: 0%

o e et
| Withdrawal from Capitalized nia nla applicable - - - - - - -
Gross Potential Income 2, 554 572 3,706,622 880,722 2,945,512 3,826,234 910,706 3,039,187 3,949,893 41,738 3,136,007
Vacancy Loss - Residential - Tenant Rents wWa_ | na
Vaancy Loss - Residential - Tenant Assistance Payments wa /a_|poley annual incromeningusualy nct [ [ eerogl eers - | eassn] (essen] |
AGancy Toss —Commercl i e — e
EFFECTIVE GROSS INCOME 2,712,778 3.55!,3!: 874,515 2,798,902 3,673,416 904,437 2,887,910 J 792,346 935,406 2,979,906
OPERATING EXPENSES
I | I I I I I I l |
ee 3.5% 3.5% schedule. 154,164 192,704 39,890 159,559 199,449 41,286 165,144 206,430 42,731 170,924
[Asset = 3.5% | 0.5% _[pwr oGO paey [ soars | arera| 70| orasz] woava| aras|  sassz] averr|  eazo| sacer
Sub-total Management Expemes 184,542 230,677 47,750 191,001 238,751 49,421 197,686 247,107 51,151 204,605
Sal:
Of 162,580 ,06¢ 210,338 43,540 174,160 217,700 4 4. 180,255
Manager's Salary. 90,798 23 494 117,470 121,582 25,167 100,670
Health Insurance and Other Benefits 199,802 )4 267,541 55,381 221,524
Other i 50,552 209 286 261,607 224,192 56,048
[ Free Unit - - - - - - - - -
‘Sub-total Salaries/Benefits 503,733 819,236 326,513 521,363 847,909 337,975 539,611 877,586 349,804 558,497
lﬂ/eﬂ ising and Marketing 6,381 7.976 1,651 6,604 8,255 1,709 6,835 8,544 1,769 7,075
Office Expenses 76,999 96.249 19,024 79,694 99,618 20,621 82,483 103,104 21,343 85,370
Office Rent. - - - - - - B
Legal Expense - Property 12,512 15 640 12,950 6,187 13,403 3,468
Audit Expense 26,827 27,766 28,738 7, 435
Services 21,538 22,201 23,072 39 5,879 |
Bad Debts 14,515 1B,|43 15,023 15,549 X 4, 023
Esce{laneous 30,228 37.785 32: 3 32,381 4 6
Sub-total Administration Expenses 189,000 236,250 48,904 195,615 2 50,615 202,461 253,077 52 357 2
Utilities
Electricity [ I [ 120346
Water | I | on620
[Gas I I I
[Sewer 1 I [t srazor e A | srasr | | swesr | sa]
Sub-total Utilities 352,536 440,670 91,219 364,874 456,093 94,411 377,645 472,056 97,716 39” 863

Taxes and Licenses

11,902

Tae7 |

Real Estate Taxes

Payroll Taxes

Miscellaneous Taxes, Licenses and Permils
E

ub-total Taxes and Licenses.
Insu

rance
[Property and Liabilty Insurance

Fidelity Bond Insurance
[Worker's Compensation
Director's & Officers’ Liabilty Insurance

iz ]

33,443 |

[

Sub-total Insurance
& Repair

248,286

31055 o 26076 321220 66,493

395,204

41,375

102,259
10,706

494,005

409,036 | 511,205 | 105,838
51,718 42,823 53,529

11,080

265,970

423,353
44,322

243

529.191

Garbage and Trash Removal

90,414

113,018 23,395 93579 | 116973 24,213

96,854

66,820

HVAC Repairs and Maintenance

25,127

ehicle and Equipment Operation and Repairs

[Miscellaneous Operating and Maintenance Expenses

Sub-total Maintenance & Repair Expenses

59,453

|Supmrl|vl Services I

266,498

Expenses |

35% 35%

3
Commercilto Resigentia allocaton: 0%

31,409
88,087
94,829

317
m 050

71,370

873,066

333,123

m an

275,826

503, szJ

344,782

748,200

285,479

438,170
45,873

100,244

275,279

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
erve Deposit
Operating Reserve Deposit
[Other Required Reserve 1 D¢

her Required Reserve 2 Deposit

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

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

EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
a - ender

lard Debt -
fard Debt - Third Lender (Other HCD Program, or other 3rd Lender) |
lard Debt - Fourth Lender |

Commercial Hard Debt Service
TOTAL HARD DEBT SERVICE
CASH FLOW (NOI minus DEBT SERVICE)
Commercial Only Cash Flow
location of Commercial Surplus to LOPS/non-LOSP (1
AVAILABLE CASH FLOW
USES OF CASH FLOW BELOW (This row also shows DSCR.)
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL

Lender (HCD Program 0.42% pymt, or other 2nd Lender)

2,515,372

3,333,785

847,08

2,603,410 3450468 876,705

2,694,529

907,389

12,000

2,788,838

7B
Commercialto Residenta allocaton: 0%

74,400
2,589,772

123,006

93,000 18,600 74,400 93,000 18,600

3426785 865658 2,677,810 3543468 895,305

131,507 8,857 121,002 129,049 9,132

74,400
2,768,929

118,980

93,000
3,664,234

128,113

18,600
925,989

9,417

74,400
2,863,238

116,668

[Enter comments re: annual mcrease. etc

[Enr commens re:annuelncrease. tc.

131,507 8857 121,092 129,949 9,132

118,980

128,113

9,417

116,668

123,006

[ - [

[
131,507 121,092 129949

B
5132

-]
118,980

[
128,113

B
5417

-]
116,668

"Below-the-line” Asset Mat fee (uncommon in new projecs, see policy)

35%

35%

[per TOHGD policy

Partnership Management Fee (see policy for imits)
Investor Service Fee (aka "LP Asset Mgt Fee") (see policy for limits)

35%

3.5%

[per MOHCD policy
[per MOHCD poliy no annual increase

Other Payments
[Non-amortizing Loan Pmnt - Lender 1
[Non-amortizing Loan Pmnt - Lender 2
[Deferred Developer Fee (Enter amt <= Max Fee from row 131)
TOTAL PAYMENTS PRECEDING MOHCD

RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD)

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

MOHCD RESIDUAL RECEIPTS DEBT SERVICE

MOHCD Residual Receipts Amount Due
Proposed MOHCD Residual Receipts Amount to Loan Repayment
Proposed MOFCD Residual Recelpts Amount {o Residual Ground
Lease

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

Total Non-MOHCD Residual Receipts Debt Service
REMAINDER (Should be zero unless there below)
Owner DI Feo
[Other |
I Balance (should be zero)
EPLACEMENT RESERVE - RUNNING BALANCE
eserve Starting Balance |
eserve Deposits |

|

eserve Withdrawals (ideally tied to CNA
eserve Interest

RR Running Balance

RESERVE - RUNNING BALANCE
eserve Starting Balance |
eserve Deposits |

|

eserve Withdrawals
eserve Interest

i
b

OR Running Balance

REQUIRED RESERVE 1 - RUNNING BALANCE
eserve 1 Starting Balance |
eserve 1 Deposits |

|

Withdrawals
Interest

Other Required Reserve 1 Running Balance
E 2 - RUNNING BALANCE

Starting Balance ]
eserve 2_Deposits. |
|

epo:
Withdrawals
Interest

Other Required Reserve 2 Running Balance

Yes

No
67%/33%

Dist. Soft

100.00%

0.00%
0.00%
0.00%

Debt Loans

8,132
1,000

39,286
5,000

31,429

37,957
5,000 000 4,000

4,000

32,529

40,661

8417

1,000

4,000

33,667

[Entor comments ro- annual increase, elc

Enter comments ro: annual increase, otc

34,366

88,640

42,057 35,429

85,663

44,286
85,663

9,132

(©

8,857
88,640 -

B
loans, and MOHCD residual receipts polcy

59,094 57,109

50,004 57,109

P opose ol MOKCD At Due s Loan
Repayme

o FCD Faong ]

29,547

29,547 |
1

1. ns7 nnn

—

[ 1

RR Balance/Unit

1,132,500

1,057,000

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

36,529

82,452

45,661
82,452

54,968
54,968

1,208,000

9,417

37,667

79,001

5016



Transbay 2 West

DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

4CD Proforma - 20 Year Cash Flow

LOSP  Non-LOSP
Total # Units:  Units Units
51 30 121 Year 18 Year 19 Year 20
2000% __80.00% 2043 2044 2045
% annual | % annual Comments non-
INCOME inc LOSP| increase | (related to annual inc assumptions) LOSP ‘ non-LOSP. | Total LosP | LOSP

Residential - Tenant Rents
Residential - Tenant Assistance Pavmems [Nun LOSP)

505 Subsidy row

127,905 | 1,719,070 | 1,846,974 1,762,046

Residential - LOSP Tenant Assistan

Commercial Space

wo7

Residential Parking
Miscellaneous Rent Income
oS

Income

[Interest Income - Project Operations
9

5,564 X 5674| 14696 | 18370 75063
Tenant Ch - - - - - - - - - -
Miscelaneous Residential Income - -
2
Other Commercial Income Commrcia to Residenta alacaton 0% - .
i Tom Reserve Secion below,
| Withdrawal from Capitalized na nia__|epicale .
Gross Potential Income 4 n71 ns 973,855 3,236,080 __4,200935 1,007,094 3, m 522 4 m 161,041,494 5,446,452 4, m m
Vacancy Loss - Residential - Tenant Rents wa | wa TR -1
Vacancy Loss - Residential - Tenant Assistance Payments na i [pstyimecaiesne ———
acancy Loss - Commercil m ER—G
EFFECTIVE GROSS INCOME TOEIT 067459 3,074,993 4 042452 1,000,634 3,173,261 4 73915 1,034,971 3,274,882 : 309,853
OPERATING EXPENSES
[ TR Vear o b8 sat a6eardng HUD | l
oo 35% | 35% |scheaule 213,655 44227 | 176906 | 221133 | asi77a| 163008 | 208872| 47377 | 189,506 | 236883
[Asset ee 35% | 3.5% |per MOHCD poicy [ w01 ] 8715 34,660
Sub-total Management Expemes 255,756 52,941 211,766 264,707 273, 226,849 283,561
sal
of 5% | 35% 225319 46647 ] 186,564 | 233206 241368 | 49,963 | 199,852 | 249816
Manager's Salary. 5% | 3.5% 125,837 26,048 27,904 | 111,614
Health Insurance and Other Beneits 5% | 35% 276,905 57, 02 0:
Other Salari 5% | 35% 280,240 | 232,039 60,040 | 300200 | 248,566 | 62,141
[Administrati Free Unit 5% | 3.5% B - - B - - - - - -
‘Sub-total Salaries/Benefits 908302 362047 576,045 940,092 374719 596,276 97299 387,834 619,216 1,007,050
Meﬂ ising and Marketing 8,843 9.153 1,895 7,579 9,473 1,961 9,805
Office Expenses 106,713 22863 | 01451 114314 | 23,663
Office Rent - - - N - 5
Leqal Expense - Property 7340 3715 845 380
Audit Expense 7.180 244 ,978
Services 9849 619 475
Bad Debts 0,116 1,467 | 842
Miscoloncoss I P 78 Y Y
Sub-total Administration Expenses 261,934 54220 216882 271,102 56,118 zu 472 280590 58,082 232,329 290,411
Utilties
Electricity | | |
Water T T I
[cas I I |
[Sewer I i | 194803 | 40, :m [ 161, 297 201 621 41, m | 166, 9 2
Sub-total Utilities 488578 101136 404543 505679 104675 418,702 szz,m 708,339 433,35 541,696

Taxes and Licenses

14,136 17,670 3,658 14,631 18.289

3,415

534
54 811 68,514 14 182 56,729 70912 14,679 58,715 73,393

1 3,758 15,034 18,792 3,890 15,560 19.450

Real Estate Taxes

Payroll Taxes

Miscellaneous Taxes, Licenses and Permils
E

ub-total Taxes and Licenses.
Insu

17,543 3,63
100,235 20,749 52,994 703,743 21,475 85899 107,374 22,226 88,906 111,132

rance
[Property and Liabilty Insurance

r - - r - r - -1 -1 -1

- [ -1
34614 | 26,660

Fidelity Bond Insurance
[Worker's Compensation
Director's & Officers’ Liabilty Insurance

7,165
Sub-total Insurance 344,099 71,229 284914 356,143 73722 29488 368608 76302 305,207 381,509
& Repair
Payroll 547712 | 173,376 | 453506 | 666802 | 117,045 | 460,379 | 586,723 | 121,452 485807 | 607.250
upplies 57,341 11,870 47,479 59,348 12,265 49,140 | 61425 | 12715 50,860 63,575
Contracts - B - - 5 - - -
Garbage and Trash Removal 125,305 25036 | 103752 | 129690 | 26846 | 107,364 | 134230 | 27.786 | 117,142 | 138,928
ecurity P: - - - - - - - - -
HVAC Repairs and Maintenance 36,042 7461 | 20843 | 57,304 722] 30888
ehicle and Eaquipment Operalion and Repairs 101082 | 20924  83695] 104619 86,625
[Miscellaneous Operating and Maintenance Expenses 108,818 22,525 90,102 112,627 7] 93,255
Sub-total Maintenance & Repair Expenses m e 1001863 207,386 629,543 1,036,928 858,577
ISunmrl-v- Services [ 35% [ 36% | I
Expenses | |Commerca o Resicental alocaton % j
TOTAL OPERATING EXPENSES 3696227 939,148 2886447 3825505 972018 2987473 3959491 1006039 3092034 4,098,073
PUPA (wio Reserves/GL Base Rent/Bond Fees)
Reserves/Ground Lease Base Rent/Bond Fees
Ground Lease Base Rent 15,000 72,000
Bond Monitoring Fee 2,500
erve Deposit 75,500
Operating Reserve Deposit -
ther Required Reserve 1 D = - , = , - B - - B
her Required Reserve 2 Deposit B - - B - - - - - -
Required Reserve Depositis, Commercial Commercia o Restdontal alacation 0% } j R } R _ R B B R
Sub-total Reserves/Ground Lease Base Rent/Bond Fees 93,000 78,600 74,400 93000 18600 74400 93000 18600 74400 93,000
‘TOTAL OPERATING EXPENSES (w/ Reserves/GL Base Rent/ Bond Fe 3789227 957,748 2960847 3918595 990,618 3,061,873 4052491 1024639 3166434 4,191,073
PUPA (w/ Reserves/GL Base Rent/Bond Fees)
NET OPERATING INCOME (INCOME minus OP EXPENSES) 126,085 9711 114146 123857 10016 111,408 121424 10332 108448 118780
EBT SERVICE/MUST PAY PAYMENTS ("hard debt"/amortized loans)
7 ender (Entor commonts o annual mcrease, ot 5 - - 5 - : 5 5 . 5
tard Debt - Second Lender (HCD Proqram 0.42% pymt, or olher 2nd Lender) [Enter comments o annual ncrease, ec = B - - - - - B 5 5
fard Debt - Third Lender (Other HCD Program, or other 3rd Lender) | [Enter comms = - - = - - = - - B
fard Debt - Fourth Lender | Enter commens ra:annu 5 - - 5 - 5 . 5 5 5
Commercial Hard Debt Service - - - -
TOTAL HARD DEBT SERVICE B B - B - B B B B B
CASH FLOW (NOI minus DEBT SERVICE) 126,085 9711 114146 123857 10016 111408 121424 10332 108448 118780
Commercial Only Cash Flow . - - .
location of Commercial Surplus to LOPS/non-LOSP (i [ B -1 [ B | -] [ -1 -]
AVAILABLE CASH FLOW 126,085 9711 114146 123857 10016 111,408 121424 10332 108448 118780
USES OF CASH FLOW BELOW (This row also shows DSCR.) DSCR:
USES THAT PRECEDE MOHCD DEBT SERVICE IN WATERFALL
"Below-the-line” Assel Mal fee (uncommon in new profects, see policy) | 3.5% | 3.5% _[per MOHCD poiey - - B - - -
Partnership Management Fee (see policy for imits) 3.5% | 3.5% [per MOHCD poicy 42,084 5711 34545 43557 5016 | 56065 45081 9352|7527 46650
Investor Service Fee (aka "LP Assel Mgt Fee") (see polcy for fmits) per MOFCO policy o annual increase 5,000 7,000 4,000 5,000 7,000 4,000 7,000 5,000
Other Payments - - - - - -
[Non-amortizing Loan Pmnt - Lender 1 [Enter comments re: annual increase, etc. B - - - B -
[Non-amortizing Loan Pmnt - Lender 2 [Enter comments re: annual increase. elc - - - - N N
[Deferred Developer Fee (Enter amt <= Max Fee from row 131)
TOTAL PAYMENTS PRECEDING MOHCD 47,084 o711 38,845 48,557 10016 __ 40065 __ 50081 __ 10332 __ 41,327 __ 51,659
RESIDUAL RECEIPTS (CASH FLOW minus PAYMENTS PRECEDING MOHCD) 79,001 © 75300 75,300 © 7343 71343 o ezt 67,121
Does Project have a MOHCD Residual Receipt Obiigation? Yes
Will Project Defer Developer Fee? No
Residual Receipts spit for all years. - Lender/Owner 67%/33%
Dist. Soft
MOHCD RESIDUAL RECEIPTS DEBT SERVICE Debt Loans
7
MOHCD Residual Receipts Amount Due 100.00% [loans, and MOHCD residual recaipts poicy 52667 50.200 47562 44747
Proposed MOHCD Residual Receipts Amount to Loan Repayment 52,667 50,200 47,562 44747
Proposed MOHCD Residual Recelpts Amount fo Residual Ground opoed ol NOHCD Ak us s Loan
Lease Repaymer - - - -
NON-MOHCD RESIDUAL RECEIPTS DEBT SERVICE
FICD Residual Receipis Amount Due 0.00% [FoFCD Franeng T —
Lender 4 Residual Receipts Due 0.00% | —
[Cender 5 Residual Receipts Due 0.00% [ —]
Otal Non-MOHCD Residual Receipts Debt Service B B
REMAINDER (Should be zero unless there below) 26334
[Other 1 [ I ] 1 _
I Balance (should be zero) B
EPLACEMENT RESERVE - RUNNING BALANCE
[ eserve Starting Balance ] T 20s000] [ 1,283,500 |
[ eserve Deposi | 75,500
eserve Withdrawals (ideally tied to CNA | [ =0 [ - 1| -1
[ eserve Inferest 1 [ ] | I
RR Running Balance 1,283,500 1,359,000 1,434,500 1,510,000
RR Balance/Unit 8,500 $9,000 9,500 10,000
RESERVE - RUNNING BALANCE
[Operating Reserve Starting Balance | [ I -]
[Operating Reserve Deposits | [ I —
[Operating Reserve Withdrawals | [ I |
[Gperating Reserve Inerest | [ I 1
O Running Balance - B B .
OR Balance as a % of Prior Y Op Exps + Debt Service 0.0% 0.0% 0.0% 0.0%
HER REQUIRED RESERVE 1 - RUNNING BALANCE
[Other Reserve 1 Starting Balance | [ I -]
[Other Reserve 1 Deposits | [ | -]
[Other Reserve 1 Withdrawals | [ I |
[Other Reserve 1_Interest | [ [ |
Other Required Reserve 1 Running Balance - B B .
HER RESERVE 2 - RUNNING BALANCE
[Other Reserve 2 Starting Balance ] [ I -]
[Other Reserve 2 Deposits | [ T |
[Other Reserve 2 Withdrawals | [ | |
[Other Reserve 2_Interest | | [ |

Other Required Reserve 2 Running Balance

6of6
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DocuSign Envelope ID: A73FD288-849D-4158-A7FF-BOB3E33B2EBA

3/17/2023

Transbay 2 West

200 Folsom St

Chinatown Community Development Center

Don't forget to fill in D138:D140!
Space 2 Space 3

Project Sponsor:

COMMERCIAL SPACE

Space 4

Space 5

#Commercial Spaces:[3________|

Space 1
Use [Retail A

[Retail B [Retail C
5]

Gross SF | 1421] 90! 619]

.28% | %age Total Building Costs in Commercial Budget
5 "

Total Sources Comments

SOURCES

2,582,163 |

1,465,858
OCl OCi

453,407 |
Name of Sources: [ OCH ] ]

USES

ACQUISITION

Acquisition cost or value

Legal / Closing costs / Broker's Fee

Holding Costs

Transfer Tax

TOTAL ACQUISITION 0 0 0

CCONSTRUCTION (HARD COSTS)

Unit C i T

Commercial Warm Shell Construction 542,360 345416 236,257
&

See MOHCD Commercial Underwriing Guidelines:
1,124,03: d-for

I Cold Shell Construction

Demolition

ediation

Onsight andscaping

Offsite

Construction

as.a % of hard

Parking

GC Bond Taxes

0.0%

GC Overhead & Profit

CG General Conditions

0.0
0.0%

‘Sub-fotal Construction Costs 542,360 345,416 236,257

1,124,03:

(remove at DD)

0.0%

(remove at bid)

0

0.0%

Design Conti
Bid Contingen
Plan Check Contingen:

during Plan Review)

0.0%

[Hard Cost Construction Conti 27,118 17,271

0
56,202

5.0%

‘Sub-total Construction Contingencies 27,118 17,271

°

56,202

TOTAL CONSTRUCTION COSTS 569,478 362,687 248,070

SOFT COSTS

1,180,235

& Design

Architect design fees

See MOHCD A&E Fee Guidelines:
0

Architecture design fees for Schemalic Drawings for tenant-paid
tenant

Design to the Architect (incl. Fees)

Architect Construction Admin

‘Additional Services

‘Sub-fotal Architect Contract 0 0 0

Other Third Party design consutants (not included under Architect
contract)

Total Architecture & Design 0 0 0
Studies

ineering &
l§urvev
Geotechnical studies

Phase | & Il Reports

CEQA / Environmental Review consultants

NEPA /106 Review

CNA/PNA (rehab only)

Other consultants

Name consultants & contract amounts

Total Engineering & Environmental Studies 0 0 0
Financing Costs
Financing Costs

Construction Loan Origination Fee

Construction Loan Interest

Title & Recording

CDLAC & CDIAC fees

Bond Issuer Fees

Other Bond Cost of Issuance

Other Lender Costs (specify)

‘Sub-total Const. Financing Costs 0 0 0
Permanent Financing Costs

Permanent Loan Origination Fee

Credit Enhance. & Appl. Fee

Tile & Recording

Commercial Loan Origination Fee

‘Sub-total Perm. Financing Costs 0 0 0
Total Financing Costs 0 0 0
Legal Costs

Borrower Legal fees.

Land Use / CEQA Attorney fees

Tax Credit Counsel

Bond Counsel

Construction Lender Counsel

Permanent Lender Counsel

Air rights legal and admin 24,126 15,365, 10,509

50,000

Total Legal Costs 24,126 15,365 10,509

Other Costs

50,000

Appraisal

Market Study

Insurance

Property Taxes

Accounting / Audit
5

Costs.

Permit Fees

larketing / Lease-up

Furnishings

PGE  Utiity Fees

TCAC App / Alloc / Monitor Fees

Financial Consultant fees

truction fees / Owner's Rep

Security during Construction
Relocation

Total Other Development Costs 0 0 0

Soft Cost Conti

Total Soft Cost|
Contingency
a5 % of Total

it Costs

[Contingency (Arch, Eng, Fin, Legal & Other Dev) | 1,206] 768] 525]

2.500[6%

5.0%

TOTAL SOFT COSTS 25332 16,133 11,035

RVES

52,500

93,149 59,324

193,050 T1 soft costs 43K, permitting 150K

Operafing Reserves
R

40,577
eserves 9458

21,713 13,829

<

45,000[3 years

serves. 213,150 135,750

441,750 | Commercial T1 allowance (150 retal s)

Tenant Re: 92,850
Commercial Lease-Up Reserves 32,897 20,951 14,330

68,178 pre-leasing 54.6k, marketing 7.5k, market analysis 6k

3 Year Commercial vacancy reserve

85,139 54,223 37,087

Pro-rata share of real estale taxes, insurance, and 10K
insurance deductible

176,450

TOTAL RESERVES 446,048 284,077 194,303

DEVELOPER COSTS

924,428

Commercial Developer Fee - Cash-out Paid at Milestones 425,000] | I

[Other (specify)

425,000
0

[
Other (specify) | | |

TOTAL DEVELOPER COSTS 425,000 0 0

0
425,000

TOTAL DEVELOPMENT COST

2,582,163

Development Cost/SF by Source

Development Cost/Unit as % of TDC by Source |

Acquisition CosUSF by Source [ o] o] o]

Construction Cost (inc Const Contingency)/SF By Source [ 401] 401]

201]
Construction Cost (inc Const Contingency)/SF [ 400.76] 400.76 | 400.76

Commercial Loan Amount:
Commercial Loan Term (in years):
Commercial Interest Rate (as %)

Fill

with value or "N/A'" if not applicable.
Fill in with value or 'N/A" if not applicable.
Fill in with value or 'N/A’ if not applicable.
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