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MEMORANDUM %ﬂ

“Dater . February 17, 2010

- T° c .'."'-'Board of D:reotors S e
. oo+ Thelong Beach Housing. Development Company

o .From

Meggan Sorensen Development Prolect Manager

'. o .Loan Agreement between The Long Beach Housmg
o _-_"Development Company and Meta Housmg Corporatlon

C ',: I,-_'; ' for Phase | of a Transit Oriented Mixed Use’ | - Bl DA
t o Unes. Development at Long Beach Boulevard and Anahelm ol

e Street (cD1)

I

' _ 1)_Approve a.

 and Anaheim Street with condrtrons

\r 2) Approve the proposed.Phas.lng l?—’lan.for.the total development:_:: | Mawpmi 5 7

srte

It site; wrth oondltlons, Yoo

‘l_oan Agreement wrth Meta Housmg Corporatlon and

,documents necessary to |mplement the Loan Agreement

AR BACKGROUND

’ On September 19 2007 the LBHDG approved a’ loan of $5 152 000 to ,j.,_-"
.. Meta Housing. Corporatlon (Msta) ta cpmplete the acqursrtlon of a site at Ao
"o the southwest camer-of. Long Beach Boulevard and Anaheim,.Street forthe | |0
development .of ~a . proposed - mixed-use, ‘mixed-income - transit-oriented " |-, "k
" The -original ‘proposal consisted .of three . mixed-income - " -

‘residential buildings (two senior rentai-and one for~sa1e condommlums) X:|

L _.'..'.large park-like: operi space area for all residents, prrvate opén space areas | .
1. for the, rental -and -condominium buﬂdlngs and: two large’ public. courtyard-‘-‘j-. 2
e Spaces one- open 1o .L.ong Beach: Boulevard - and the. othér fo Anaherm .
w7t Street, allowing. for. pedestrian friendly: retail” uses and a vrbrant urban
L _,'_corner On February 20 2008 the LBHDC authonzed an Excluswe SR
ST ' R N . R ‘ o P ) . | Fax5621570-5921

T :_;. .Ellle Tolentlno Vrce Pres:dent%@&zw-—a /a,(

e . G B

L 8) Approve the release of- LBHDC‘s 1‘" rst trust- deed on‘a paroel rn
v Phasedlin exchange for a second trust deed on the ent|re Phase--‘_

iy j4')"'Author|ze the Presrdent or desrgnee to. negohate and enter mto a S

’Authonze the Premdent or desrgnee 10., execute any and all -':j R

"Housing . o
-Deve!opment .-.;'j

loan of up to $13 145 000 to Meta Housnrg
-~Corporation. fo provide gap flnanclng for the; development 'of T
s 14T-unit - Senior. Artist- Colony and. & 39-unit: affordable .sénior © jxel L
- -rental ‘projéct at he -southivest corhér of Long Beaoh Boulevard' BTN
' ;. ,'-"-, 'MAKING ' °
. AFFOBDABI.E
1 HousSING - " i

T

|- Matling Addressi - -

110 Pine Avenue . ‘. .

" ‘Suite 1200
"+ » Tiong Beach, CA 90802

Tel 562!570 6949 °
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Negotiation Agreement with Meta for the development of the site; and on January 21, .
2009, the LBHDC reviewed the project’s design and granted its Stage | approval under
the Desigh Review Process. Copies of all three LBHDC staff reports are attached for
your information and reference.

PHASING PLAN

In July 2009, Meta and the City were awarded almost $26,000,000 in Transit-Oriented
Development (TOD) and Infill Infrastructure Grant (IIG) funds from the California State
Department of Housing and Community Development (HCD). Competition for these
funds was very stiff; thus, the funding award was very significant.

The State funds provided key financing for the project. However, givén the collapse of

the financial and housing markets, funding for the condominium and retail components is
not currently available. Meanwhile, the developer has identified and applied for a very
attractive funding source for the rental components of the project. These are tax-exempt
bonds proceeds issued through the New Issue Bonds Program (NIBP) administered by
the US Department of Housing and Urban Development. If received, Meta is required to
begin construction by December 2010.

In order to avail of the NIBP funds, Meta proposes ta develop the project in two phases.
Phase | will include the two rental buildings - a 147-unit mixed-income senior artist
colony (Phase IA) and a 39-unit affordable senior apartment building (Phase IB). Phase
Il will include 170 condominium units and 25,500 sq. ft. of retail space, See attached site
parcel map.

The phasing plan addresses the current lack of funding and uncertainties in both the for-

- sale residential and retail markets, while taking advantage of preferential financing that is

available now for the rental components. The phased project, as proposed, preserves
the integrity of the original project design that the Board has approved and the residential
composition remains unchanged.

The Development Services Depariment staff has approved the phasing plan. This
approval includes a delay of 50% of the required off-site improvements, predominately
along Long Beach Boulevard, until Phase Il is developed. Given that a timeline for
Phase !l has not been established, staff is requiring Meta to provide fencing, landscaping
and hardscaping on the Phase 1l site during the interim.

PHASE 1A — SEN]OR ARTIST COLONY

Description: The senior artist colony (SAC) building, intended for active seniors age 55
and above, will encompass 147 apartment units and amenity space that is designed to
provide opportunities for lifelong learning for the residents and will include a pool and
spa, community room, library, theater, game room, art studios, classrooms and a gym.
Twenty percent of the SAC building will be affordable to very low-income seniors.
The proposed unit mix is as follows:
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Vérch;w- E— “ el 12 oleietyis

)

Market-Rate 68 ' 49 117
Manager 1 0 1
Total B6 61 147

Economics: The total SAC developmenf cost is estimated at $56,341,000. Meta has
identified potential funding sources in the amount of $49,409,000, leaving a gap of up to
approximately $6,932,000, or $239,034 per affordable unit (see the aftached Keyser
Marston Associates (KMA) analysis for more detail). However, $2,876,000 was already
disbursed as part of the previous acquisition loan to Meta. In addition, $2,127,000 is set

‘aside during construction in a reserve fund required by the NIBP Program, and will be

repaid to the LBHDC at completion of construction. After this repayment, the total gap
and LBHDC foan will total $4,805,000, or $165,690 per affordable unit, as shown in the
following chart. ‘

Total Development Costs $56,341,000

Available Funding Sources (During C@mstruction) 49,409,000
Gap / LBHDC Assistance (During Construction) 6,932,000
Less: LBHDC Acquisition Funds (Already Disbursed) 2,876,000
Additional LBHDC Funds During Construction 4,056,000
Total LBHDG Funds During Construction 6,932,000
" |Less: NIBP Reserve Funds to be Repaid to LBHDC '

at Conversion to Permanent Financing 2 127,600

Final LBHDC Loan Balance ) $ 4,805,000

Outstanding Issues: Listed below are outstanding issues that could either decrease or
increase the financial gap. ‘

1.

2,

Migh community and programming space costs - adjustments to the $2,280,000
currently budgeted could decrease the gap by up to approximately $304,000.

Deferred Developer Fee repayment expected after the 15-year Tax Credit
compliance period could decrease the Tax Credit proceeds-and increase the
financial gap by $40,000. ' ' :

Meta has requested that most of the approximately $26,000,000 awarded by HCD
to the original project be allocated to the SAC, much of which goes toward the
parking garage and off site improvements. HCD has yet to respond to Meta's
request. As such, there is potentiai for a significant increase in the SAC finangial
gap if HCD does not agree with the developer's proposal.

HUD requires significant operating reserves. Meta has not provided the details of
these reserve requirements, and they will need to be provided, reviewed, and
approved by the LBHDC President.

Proposed Loan Terms: The loan will earn a 3% simple interest rate, and will be
structured as a residual receipts note that will mature in 55 years.
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PHASE |B — AFFORDABLE SENIOR BUILDING

Description: The 38-unit senior apartment building will be 100% affordable to very low-
income seniors, except for the Manager's unit. The building will include a community
room and residents in this development will have full access to the amenity package
offered in the larger SAC development. The proposad unit mix is as follows:

‘Very Low' 30 T 8 T 38
Manager 0 1 1
Total 30 , 9 39

Economics: The tfotal project development cost is estimated at $14,360,000. The
developer has identified potential funding sources in the amount of $10,929,000, leaving

a permanent gap of approximately $3,431,000, or $88,000 per unit. However, HCD -

funds in the amount of $2,782,000 are not available during construction, which increases
the gap during construction to $6,213,000, or $159,308 per unit. The LBHDGC will need
to contribute that amount during consiruction and be repaid $2,782,000 at completion of

* construction. After this repayment, the total gap and LBHDC loan will total $3,431,000,
_as shown in the following chart.

Total Development Costs ' $14,360,000
Available Funding Sources (During Construction) _ 8,147,000
Gap / LBHDC Assistance (During construction) 6,213,000
HCD Funds Paid to LBHDC at Conversion 2,782,000
Final LBHDC Loan Balance - $3,431,000

Outstanding Issues: Listed below are outstanding issues that could either decrease or
increase the financial gap.

1. High furniture, fixture and equipment (FF&E) allowance — adjusiments to the
$250,000 currently budgeted could decrease the gap by up to $150,000.

2. Deferred Developer Fee repayment expected after the 15-year Tax Credit
compliance period could decrease the Tax Credit proceeds and increase the
financial gap by $268,000.

3. Further information is needed.regarding the construction and permanent loan
terms. Once official term sheets are recsived from the Ienders the financing
costs are likely to be adjusted.

Proposed Loan Terms: The loan will eam a 3% simple interest rate, and will be
structured as a residual receipts note that will mature in 55 years.

The KMA analysis also lists extraordinary architectural and engineering (A&E) costs for
both Phase IA and IB as an outstanding issue. However, staff requested justification for
the higher than typical costs and is satisfied with the response received. Reasons for the
higher costs include a compressed time schedule to meet financing requirements, the
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need to coordinate a seamless construction of Phase 1l (acceunts for a 12% up charge),
the mix of Type Il over Type | construction versus the more conventional Type V over
Type 1, and the fact that two separate building submittal packages are required.

PROJECT SITE

The development site consists of 145,100 sq. ft. Meta acquired the majority of the site
with $24,400,000 in acquisition and predevelopment loan funds from Century Housing
(Century). The remainder of the site was acquired through a loan of $5,152,000 from the
LBHDC — one parcel is located in what is now considered Phase | of the pro;ect site, and
another parcel is located in what is considered Phase Il of the site.

Because of the length of time it ook Meta fo develop the final concept for the site,
coupled with the crisis in the housing and financial markets, Meta had to extend the
terms of the Century loans and Meta was unable to make interest payments as originally
required. To prevent Century from foreclosing on the property, Meta entered into a
partnership agreement whereby Century is now the managing general pariner. As
general partner, Century will take a 25% developer fee in Phase |, which will be paid
from Meta's share of residual receipts, in addition to an 8.5% interest on the Phase |
loans. Century will take a 35% interest in Phase ll, in addition to a 6% interest rate on
the Phase Il loans.

The LBHDC currently has a $2,876,000 first trust deed on a 16,500 sq. ft. parcel in
Phase | and a $2,276,000 first trust deed on an 11,100 sq. ft. parcel in Phase IL..
Century's Board approved its partnership structure with Meta under the condition that the
LBHDC subordinate its $2,276,000 loan to the $17,200,000 Century loan on Phase 11, In

return, the LBHDC loan will be secured W|th a second trust deed on the entire Phase I!
site.

TIMING CONSIDERATIONS

Meta intends to apply for tax credit funding in March 2010. The tfax credit process is
extremely competitive and it is necessary for the developer to show a committed source
of funding from the LBHDC to score well on the application. Moreover, Meta needs an
approval from HCD to use most of the State funds awarded to the original mixed-use
project for the SAC project alone. Meta believes that a funding commitment from
LBHDC will help ensure this approval. ‘

CONCLUSION

S’caff recommends approval of a loan of up to $13,145,000 during construction, and final
loan of $8,236,000 at conversion to permanent financing as shown in the following chart:

SEhE AR g oA ERED) Combined

Construction|Permanent [Construction|Permanent [Construction[Permanent

Total Development Costs

$56,341,000

$56,341,000

514,360,000

$14,360,000

$70,701,000

$70,701,000

Available Funding Sources

49,409,000

51,536,000

8,147,000

10,929,000

57,556,000

62,465,000

Gap

$6,932,000

$4,805,000

$6,213,000

$8,236,000

$3,431,000/$ 13,145,000
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Staff also recommends subordination of the $2,276,000 L.BHDC loan to the $17,200,000
Century loan on Phase [l in exchange for a second trust deed on the entire Phase ] site.

Staff's recommended actions are subject to the following conditions:

1. No LBHDC funds will be disbursed until all outstanding issues identified in this
memo and the attached KMA Analysis are addressed io the satisfaction of the
LBHDC President, including a written partnership agreement between Meta and
Century Housing relating to the site;

2. No LBHDC funds will be disbursed until all firm funding commitments have been
secured.

3. No disposition and/or developm.ent on the Phase 1l site will occur without the
LBHDC President’s approval.

Attachments:

' A - LBHDC Staff Reports
B — KMA Analysis
C - Site/Phasing Map

ET:PU:MM

RALBHDC\S1aff Reparts\zm O\February\Meta Housing Anaheim and LBB 02.17.2010-ET.deoe



. Attachment A-1
. The
Z=2== | Long Beach
: : - . =
N : g% Housing .
) _ L . _ T Deveiopment
i Date: Septemnber 19, 2007
. To: Board of Dirgctors.
' . "~ The Long Beach Housing DeVeIopment Company
From: - Executive Review Comm:ttee o
i Praparad by:. Meggan Sorensen Development ij tManager - |
" 'Subject: s ACQUISI'{‘JO!’I Loan Agreement between ‘The Long-
" 7. Beach Housing Development Company. and Mata
. Housing Corporation to Complete Acquisition of the -
'+ Proposed Transit Orlented Development Sita at Long
' Beach Bou!evard and Anahelm Street (CD'I) '
RECOMMENDATIONS _ . _
1 Approve a laan of $5 152, OOO to Mete Housmg Corporation-": .
_ , ; : <+ to- complste acquisition for a proposed framsit-oriented MERKING
7 —' S _— developmemat Long Beach Boulevard and Anaheim Street o AFFORDABLE ;
L '| HoustNg
) Authorize the. Pre31dent or de31gnee to negotlate and enter . | HAPPEN" "~ -
into an- Acquisition, Loan Agreement with' Meta Housrng'
Corporatlon and
3. Authorize. the President or designee fo execute any and ail’ 0 :
docurments neceesary to implement the Acguisition Loan T
Agreerment. et
| =)
DEVELOPER BACKG_ROU,ND = .
Meta Housing. Corparaticn was estabiished in 1969 and’ has developed E
more tharm 10,000 single-family and multifamily residential’ units. Their_ - E ‘
portfolio of successful developments includes 10 family and 20 senior | BT
developments throughout Los Angeles and Orange Counties. Several of ' <{ -
these developments have been recognized throughout the industry with o
awards, including the 2002 National Senior Housing Council's Gold Award |
. for the nation's Mast Outstanding Actlve Senior Community; and the 2004 <
Naticnal Association of Heme Builder's Platinum Medal in the Active Adult “—5
Community category. ' g
Mailing Address:
110 Pine Avenus
Swite 1200
Long Beach, C4 20802
-Ta]l'562/570-6949.
Fox R62/570-5921
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One of the goals of Meta Housing is to develop urban infill projects that help to revitalize
the employment centers of Southern California by providing quality new housing for
residents who want to leave the strain of a commute behind and becone more
immersed in the community where they live and work. - Combining affordable housing
opportunities alongside market-rate ynits Is also a central aspect of Meta Housing's
vision.  The organization strives to implement on-site services early in the design
process and- plans for amenities and programs that will engage residents and help

create an active commuriity.

S

PROJECT DESCRIPTION

in May 2007, LBHDC and Redevelopment Agency staff met with a representative ‘of
" Meta Housing, who provided an overview of their proposed mixed-use development at
 the comer of Long Beach Boulevard and Anaheim Street. The initial proposal assumed
the residential portion of the development wotid be 100% affordable.. Neither LBHDRC
nor Redevelopment staff supported a 100% affordable project at this location. After
receiving initial feedback from staff, Meta Housing sent 2 letter summarizing a revised
development medel. The current modsl encompasses the following: '

« 180 Senior Rental Units
o 20% affordable
o B80% market rate

156 For-Sale Condos
"0 - 20% affordable
»  10% low income
u x 10% moderate income
o". 80% market rate

* Learning Center and Retail Space (63,780 sq. ft) |

« 679 Parking Spaces .

Though additional work must be completed on the propasal before staff would support a
~ development agreement, both LBHDC and Redevelopment staff are very supportive of
" Meta Housing's concept for this important corner. The Central Long Beadch Strategic
Guide for Development, which-was adopted-by the Redevelopment Agency In May of
2005, encourages the development of a Transii-oriented Neighborhood Center at Long
Seach Boulevard and Anaheim Street. Staff is confident that development plans will
move forward as acquisition of the complete site is eminent. '

PROPCSED ACQUISITIONS

Meta Housing has already acquired 105,260 sq, ft. of the iotal proposed 132,760 sq. ft. |
site with & $24,400,000 acquisition and predevelopment loan from Century Housing.
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Meta Housing is now negotiating for the purchase of the two remaining parcels in the
project site containing 27,600 sq. ft. at a total cost of $5,152,000, and is requesting an
acquisition loan In the amount of §5,152,000 from the LBHDC. A description of the
properties is as follows: 7

202-206 Anaheim Street - Lacated on the southeast comer of Anaheim Street and
Locust Boulevard. The property is 16,500 sq. ft., encompassing a paved parking lot and
an 8,500 sq. ft. retail structure built in 1922, A small market and a check-cashing siore
~currently occupy this retail tenant space, The agreed upon acquisition price includes a
lease buyout in the amount of $335,000. The property is in a Planned Development
‘District, PD-29, which encourages a mix of fiving, shopping, and working cpportunities.
Total purchase price is $2,876,000. Price per sq ft., excluding the lease buyout amount

"~ is $154 per saq. ft.

1201 Long Beach Boulevard .~ Located on the northwest corner of Long Beach -
Boulevard and 12" Strest. The parcel is 11,100 sq. . and containg a paved parking lot
and a one-story 2,235 sq. ft. eve dlinic buiit in 1995. This property is also zoned PD-29,
Total purchass price is $2,2786,000, or $205 per sq. fi.

PROPOSED LOAN TERMS -

Prmcupal Amount: $5 152,000

. Interest: 0% unless Meta Housing defaults on the terms of the Acqulsmon Loan
Agreement, in which.case the principal loan amount will accrue lnterest at
10% per year. ,

Maturity: 18 months from execution of an Acqwsmon Loan Agreement unless the
principal amount rolls info a new development agreement.
Security: 1% Trust Deed on 1201 Long Beach Boulevard

1t Trust Deed on the property at 202-206 E. Anaheim Street

Tne Executive Review Cammittee reviewsd this request on September 5, 2007, and -
recommended Board approval. Staff will return to the Board at a later date with a
development pian for this site. -

Attachments: - 7
¢ Map indicating subject properties and proposed development site
» Photographs of subject properties

ET:PUMM
UALBHDC\2007 Staff Reports\Meta Housing 09-18-07 doc
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MEMORANDUM . =
DATE: " February 20, 2008
TO: - Board of Directors
; o The Long Beach Housing Deve/pment Compa ny
'FROM: - Ellie Tolentino, Vice Presrd"ﬁ"‘f
PREPARED BY: _Patnck‘_Ure, Housing Deve]opment Officer
SUBJECT: - Exclusive Negotiation Agreement with Meta

;Housing Corporatron {CD 1)

'Recommewomlon

1) Authorlze the Presrdent or desrgnee to enter into an Exclusive :

- Negotiation Agreement with Meta Housing Corporatlon for the
development ot 1235 Long Beach Boulevard and

2) Authonze the. Presrdent .or deSIgnee to execute any and all - -
“documents necessary to rmplement the Exolusrve Negotlatlon._:

Agreement

BACKGROUND

" on September 19 2007, the LBHDC. approved a loan of $5 152, 000 to
~* Meta Housing Corporation (Meta) to compiete the acquisition of a site at. -
. {235 Long Beach Boulevard for the dévelopment of a proposed ‘mixed-

use transit-oriented development A copy of the - LBHDC staff report 1s--
'+ attached for your information. -

: 'Housmg Servroes Bureau and Redevelopment Agency staff heve been
' workmg with. Meta since May 2007 on development plans for the site,
- "which is located on the south west corner of Long Beach Boulevard and
Anaheim Street (site plan attached). The site contains approxrmately
150,000 SF) or 3.4 acres. The proposed pro;ect includes the following: -

: _ ¢ Subterranean and above .ground parklng (above retarl Ievel).

. TO 000 SF of retail space with outdoor dining, plaza areas, public:

outdoor performance areas, improved access to public transportation,

_and widened pedestrian right of ways with landscaping and street
trees.

+ Rental and for-sale housing in two distinct residential buildings.

Building one contains 146 1-bedroom and 2-bedroom apartment units
desrgned for active seniors age 55 and above. Building two contains

hment A-2

The

Long Beach
Housing
Development

4

1 Compeny

MAKING

.| AFFORDABLE .
" | HOUSING '

HAPPERN

 AGENDAITEM NO.5B

" Mailing Address:

110 Pine Avenue
 Suite 1200

Long Beach, CA 90802

Tel 562/570-6949

Fax 562/570-5921
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221 condominium units ranging in size from one to three bedrooms."
The project includes community rooms, classreoms, & fitness cenier,
and resident services. The unit breakdown and affordabllity are as

follows: :
Senior Rental For-Sale Total
Very Low 4 - 4
Low | 28 23 49
" |Moderate - 23 23
Subtotal Affordable 30 46 76
" |Market-Rate - " 415 75 Cag0 o P
Total Units 145. . YR ™ R

‘The_ Central Long’ Beach Strategic ‘Guidé~for Development, ‘which was: T sl
adopted by the-Redevelopment: Agency in ‘May 2005, encourages” the.i -
‘development of a Transit-Oriented Neighborhood Center at Long Beackz -
Boulevard and Anaheim, Street. 'Both Housing and Redevelopment staff:

‘arevéry supportive of Meta's concept for this important corner. Housing;

- staff is working with Meta, Redevelopment, and other Gity departments on

“the;projects overalfdesign. | < 77

" Staff is also- working-with' Msta to identify-and. apply for project funding.
-+ The CaliforniaState Department of Housing - and Community Developmernit: .5~ =
. recently released a Notice of Funding Availability under-thelr Transit=: =" .-
Oriented Development Housing Program, which offers up fo $17 miilion _
" -per project for’ housing development”and infrastructure improvementst @ 5w
- The application for finds is due on March 7, 2008:-" To make ouf .t
application more competitive, staff recommends that the LBHDC enterinto " -
an Exclusive Negotiation Agreement (ENAJ with Meta. AnENA does net’
obligate the LBHDC to make any additional financial commitments- to the™ "
. project; i simply. formalizes the LBHDC’s commitment to negotiate wit
»* Meta. Asample ENAs attached for yourinformation: ~ : SARE

Attachmenis:’ - S :

» September 18, 2007 |LBHDC Staff Report
« Project Site:Plan o '

« Sample ENA (Brookfield Homes) .

ET.PU N '
LALBHDC\2008 Staff Reports\Februan2-20-06.metaENA.doc



The
% Long Beach
: : : _ . Housing
_ ' | Pevelopment
MEMORANDUM . Compary
Date: ' September 19, 2007
To: Board of Directors
The Long Beaoh Housing Development Company
From: _ E.n.eCUt[\fe Review Committee h .
Prepared by: l\/leggan Sorensen Development Prolect l\/leneger
" Subject: . Acquisition Loan Agresment between The Long
.-+ . . Beach Housing Development Company.and Meta
Housing Corporation tc Complete Acquisition of the
. Proposed Trahsit Oriented Development Site at Long
- Beach Boulevard and Anaherm Street (CD1)
' RECOMMENDATIONS _
IR _'_' Approve a loan of 5, 152 OOO to Meta Housmg Corpora’clon o
e o complete. acquisition.-for a" proposed fransit-criented . | makine .
. development at Long Beach Boulevard and Anehelm S‘Ereet | AFFORDABLE -
PR "HOUSING e
2y Authorlze the PI’ESlde]"If or desxgnee to negotla‘ce and enter | HAPPER-
-~ into an Aoquremon Loan Agreement Wlth Meta Housmg___ oo B
Corporatlon and ' : - s ' L
3) Authonze the Presmient or des;gnee to exeoute any and all ’ LO .
: documents necessary fo, lmplement the Aoqutsmon Loan _
- A reement . . " N
i O
DEVELOPER BACKGROUND =
' e
Meta Housmg Corporetton was estabhshed in 1969 and has developed <
- more than 10,000 single-family and multifamily residential’ units,  Their _ L
portfoiio of succeesful developments”includes 10 family and 20 senior = |~ i.l": .
developments throughout Los Angeles and Orange Counties. Several of cﬂ:
these developments have been recognized throughout the indusiry with &
awards, including the 2002 National Senior Housing Council's Gold Award
for the nation's Most Outstanding Active Senior Community; and the 2004 . i
National Assoclation of Flome Builder's Platmum Medal in the Active Adult L
Communl’cy category g
| Mailing Address:
| 110 Pine Avenue
| Suite 1200
.Long Beach, CA 90802
Tel 562/5T0-6949

‘Fax 562/570-5921
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One of the goals of Meta Housing is to.develop urban infill projects that heip fo revitalize
the employment centers of Southern California by providing quality new housing for
residents who want to leave the sirain of -a commute behind and become more

immersed in the. community where they live and work. .Combining. affordable housing.

opportunities alongside market-rate units is also a central aspect of Meta Housing's

vision. The organization strives to implement on-site: services..early in the design:

process and plans: for amenities and programs: that -will: ergage: residents and help -

LR R P S

In May 2007, LBHDC and- Redevelopment:Ag ency: staff. met with -a- representativer of.
Meta Housing, who provided: an.overview: of: their proposedimixed-use:development at

the corner of Long, Beach Boulevard and-Anahelm; Street. ; The initial_proposal assumed
the residential portion: of the development. would:be: 190%:affordable;."Neither LBHDC .
nor' Redevelopment staff supported: a -100%: affordablesproject: at: this: location.. After
recelving. initial feadback from staff, Méta Housing seint 2 [gtier stmimarizing: d reVised"

development model. The current model encompasses e following: = re e

« 160 SeniorRental Units:...
wrgey - 0 20% affordabler i A e
] a 80%’]’1’!81’1‘(&1'1’819‘ IR A ..“'_'-_,:: T A

ot 56 For-Sale Condosings 8 e T mr I st T om Al iy ie
o 20% éff'o‘rd-able- R A s A NS
= 10% low income N T
» 10% moderate income ' S
o .B0% marketrate:. - 7 et 0y e n ves el ownTouns

« Leaming Center and Retail Space. (63,780 sq. ft) -

-. 679‘-Parking Spaces ) ' G e ey -,.- -

".: Though additional:work must ba-.cdmp-letéct:on_=th_e¢.p|;'c>pqsél before, staft wbul'd:_sxgppot:t-.a
- development agreement, both-LBHDC.and: Redevelopment staff.are. very supportive of

"* Meta.Housing’s: concept. for this:important; corner. . Thé:Central Lang: Beach. Sirategic
.- Guide for Development, which -was. adopted..by-the- Redevelopment :Agency..in: May . of

5005, encourages the development of a:Transit-oriented. Neighborhood:Center at.Long

.- "Beach-Boulevard and-Anahelm: Street.. . Staff:is. confident; that.development: plans. wil
. move forward as acquisition of the. comp]gte;;_sitc_-;-\-is,gt_aj'nj_nent. - SRR : -

PROPOSED ACQUISITIONS

Meta Housing has already acquired 108,260 sq. ft. of the total proposed 132,760 sq. ft.
site with a $24,400,000 acquisition and predevelopment loan from Century Housing.
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LBHDC Bearci of Directore
September 19, 2007
Page 3 of3

Meta Housing is now negotiating for the purchase of the two remamlng parcels in the
project site containing 27,600 sq. ft. at a total cost of $5,152,000, and is requesting an

acquisition loan in the amount of $5,152,000 from the LBHDC. A description of the
properties is as follows:

202-206 Anaheim Street — Located on the southeast corner of Anaheim Street and
Locust Boulevard. The property is 16,500 sg. ft., encompassing a paved parking lot and
an 8,500 sq. fi. retail structure built in-1922. A small market and a check-cashing store
currently occupy this retail tenant space. The agreed upon acquisition price includes a
lease buyout in the amount of $335,000. The property is in a Planned Development
District, PD-29, which encourages a mix of living, shopping, and working -opportunities.

Total purchase price is $2,876, OOO Price per sq. t., excludmg the lease buyout amount
is $154 per sg. ft. '

1201 Long Beach Boulevard — Located on the northwest corner of Long Beach -
Boulevard and 12 Street. The parcel is 11,100 sq. ft. and contains a paved parking lot

and a one-story 2,235 sq. ft. eve clinic built in 1885, This property lS also zoned PD-29. .
Total purchase price is $2,276,000, or $205 per sq. ft.

' PROPOSED LOAN TERMS

Principal Amount: $5,152,000

Interest: 0% unless Meta Housing defaulis on the terms of the Acquisition Loan

Agreement, in which case the principal loan amount will. accrue interest at
10% per year.

Maturity: 18 months’ from executlon of an Acqweitlon Loan Agreement -unless the
princlpaE amount rolls into a new development agreement

Security: 1% Trust Deed on 1201 Long Beach Boulevard
1% Trust Deed on the property at 202-206-E: Anahelm Stree’c

- The Executive Review Commitiee reviewed this request on September 5, 2007, and

recommended Board approval. - Staff will return fo the Board at a later date with a
development plan for this site.

Attachments:

e Map indicaﬁng'eubjec’t properties and proposed development site
» Photographs of subject properties

ET:PUMM
UALBHDC\2007 Staff Reports\Meta Housing 08-19-07.doc



MAP OF PROPOSED ACQUISITIONS
202-206 Anaheim Street and 1201 Long Beach Boulevard

mmewmz Proposed Acquisition with LBHDC Loan

mommmmma  Previously Acguired
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202-206 Anaheim Street
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1201 Long Beach Blvd.
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AGREEMENT TO NEGOTIATE EXCLUSIVELY
(Aflantic Avenue Workforce Housin g)‘

THIS AGREEMENT TO NEGOTIATE EXCLUSIVELY ("Agreement") '
entered as of i‘j[qi ), 2007, betwsen THE LONG BEACH HOUSING

DEVELOPMENT COMPANY, & California non-profit public be nefit corporation ("LBHDC"),

and BROOKFIELD SOUTHLAND HOLDINGS LLC, 2 Delaware limited !ia_biiiti/ company
("De\feloper ) ' '

o

1. - NEGOTIATIONS

LBHDC and Deveioper agree (for the penod e‘cetecl below) to negotlete in

good “faith pursuent fo the ierms of this Agreemen‘: pio prepare a Dlsposmon and-

Development Agresment fo be entered m’cq between LBHDC and Developer concerning
the purchase and development of cel‘tain real property within the Centrel'Redevelopmen’t’

Proleci Area more partlcularly deplc’ced on Exhibit “A" attached to this Agreemen’c (the

“F’roperty”) LBHDC agrees (for the period stated below) not to negotie’te with any other |

person or en’n’cy regarding deveiopment ef the Propefry without the consent-of Developer.

- Nothing m this Agreemen‘t shall be.-deemed & covenant, promlse or comml‘tment by

LBHDC, the City of Long Beach or any agency of “the City, WIth respect to the acquxsfuon |

of property or the approval of deveiopment. LBHOC'S accep’tance of this*Agreement is

} mereiy an agreement to enter inta & period of exclusive negotl ations accordmg to the terms

| hereof, reserving final dlscrehon and approval by LBHDC as to any ac‘uons requlred of it

This Agreemeﬂt may not be assigned by Deve_lopel.

2, NEGOTlATlON PERIOD

LBHDC and Deve\oper agree to negotiate for one hundred eighty (180) days
after the execu‘uon date in order to enter into a Disposition and Developmen’f Agreement.
i, upon the exp\ratmn of such penod of ’nme 1.BHDC and Deve\oper have not sact
‘apptoved and executed a Disposition and Deve'.oprnent Ad reemem then this Agreemen

shall automatically terminate and Developer shall have no further rights-regarding thi

-1-
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SLijth metter of this Agreement or the Property and LB‘-IDG ehell be free to negotiate

with any other person or ermtles with regard-fo the Proper—l:y, provrded however, th..

I LBHDC and DeVeloper may mutually agree tn writ! ing: to further extend the exciuewe

negetlet[on period:for an eddltlonal forty-five (45) deys at the Optlon of LBHDC s Pree|dent
o3 OBLIGATIONS OF DEVELOPER
A AL

sEvidence of Frnancmq o

R .'-__‘..4". _‘

Developer shell durlng the rregotretron of the Depost’clon and- ‘

Development Agreement develop a progrern -of Fnanomg to provrde LBHDC with “

ree-sonebly eetrefaotory evrdenoethet F nancmg wrl be averlable for ecqursrtron a-ed___ iR

3 development of ther Property

il

Lo B, Develoomenf Pl

- P T SRR T T
L e i --,-‘-r- --1--.a +

Durrrlg the excluewe negotlatrng perrod Developer ehell formulate a, ’

development plen: fer the. Property (“F’lan"), end ehell submrt the eerne to LBHDC tor

e b

LN .-f_-.

epproval The Plantehal includs: tabulatron of the number . f"'eerdentral um‘ce propor *

the equere footege -of: eech unrt proposed,r and e tabule i of_'the perkmg epeoee

propoeecl end shaliotherwise ben eformatreesonebly acceptableto LBHDC Developer' B

: shall also prepare and, submrt all drawrnge ("Dl‘awrnge") neoessery tor e Stage 1 Deergn .

Revrew Dy LBHDC Developer shell also furmsh suoh mformetron to LBHDC regarding the

propoeecl prolect as may.be requrred to perforrrren envrronmen’tal revrew pursuant to the

e Gelltorme Envrronmental Qua rty Act (GEQA)

e C - Good Ferth Degoet S . B .
Wrthln ninety, (90) days. ot executron of thls Agreement Developer ]

3 shell payto. LBHDC good:faith deposit (“Deposrt”) in the amoun’t of Fifieen Thousand and

g _‘N o100 Dollars, (q:'15 000.00). The Deposrt ehell be usecl tor CEQA complrance costs. 1f

"[ =8 CEQA document is not prepared, then LBHDC shail refund.the Deposit to Developer. -

A
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4, OBUGAﬂONS(DFLBHDC

A.  LBHDC A.smsrance and Coeperatlon

- LBHDC shall cooperate fully in-providing DeVeloper with approprlate
Information @nd assistance.

3 LBHDC and Citv Public Hearing

if the negotiations cuiminate in a Disposition and Development

N\S

Agreement signad by Daveloper, such Agreement shall bec:ome effective only after and
if the Agreement has beenh consndered and approved by LBHDC
5. CONFIDENTIALITY

To the extent permitted by appllcable law, the Developer end LBHDC ehal[
memtam all mformat]on cencemlng “this Agresment and any pending or subsequen‘f
negotiations between LBHDC end Deve\oper as confidential, dlecloemg information only
o those individuals and repreeentatwee as designated by the oLher party; prowded that

euch individuals acknowledge and agree to maintain the confidentiality of such mfermabon.
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10 THE PARTIES heve executed. ’EhlS Agreemem as of the date first wmttan ashove.

g ' C — THE LONG BEACH HOUSING DEVELOPMENT

COMPANY, a California non- profn puhlic beneftt
- corporation.

5 | Dated: 5'/ > ..20..@_7— . Qj /ﬂﬁ OJ—
1 | e o _ President

D T %cmL H o wlese - -
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g ‘OUTHLAND HOLDINGS LLC,
. hablllty company
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MEMORANDUM =
DATE: January 21, 2009
TO: Board of Directors - :
The Long Beach Hpusing Development Company
FROM: Ellie Tolentino, Vié President
" .PREPARED BY: Meggan Sorensen, Development Project Manager
SUBJECT: Stage | Design Review for the Mixed-Use
‘Development Project at Long Beach Blvd. and

Anaheim St.

' RECOMMENDATION

Approve Stage | of the Design Review Process for the mixed-Use
~ development project at Long Beach Blvd. and Anaheim St. as
submiﬁeq-by Meta Housing Corporation,

BACKGROUND

On September 19, 2007, The Long Beach Housing Development
Company (LBHDC) approved a loan to Meta Housing Corporation (Meta)
in the amount of $5,152,000 to complete land acquisition for a proposed
transit-oriented mixed-use development at the southwest corner of Long
Beach Blvd. and Anaheim.St. With the LBHDC funds .and.a $24,400,000

acquisition and predevelopment loan from Century Housing, Meta. now '

owns all of the 132,760 sq. ft. proposed devélopment site. :

A key financing element for the project is receipt of State Transit-Oriented
Development (TOD) Housing: Program  funds in the amount of
approximately $17 million. On December 18, 2008, the State an nounced

. that publication of the Notice of Funding Availability (NOFA} for the TOD

funds Wil be delayed untii the State's budget shortfall is resolved (see

. Attachment A). The developer, however, spcke with several State

representatives and- believes that the delay will be -short lived. Hence;

-they have decided to move forward wiih the predevelopment process as

originaily planned to ensure the project’s readiness whenever the NOFA is
issued. This is imporiant because the project must be entitled prior to
application submittal in order to earn a winning score. The project was
submitted to the Planning Commission at a study session on December 4,
2008, and a hearing is scheduled for January 15, 2009, at which time the
project will be presented for approval. :

ment A-3
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LBHDC Board of Directors
January 21, 2009
Page 2 of 3

DESIGN REVIEW PROCESS

“In 1998, the LBHDC Board adopted a design raview process {o evaluate projects it

assists. Successful completion of design review is a condition of funding from the
LBHDC. The process consists of five: stages of review with. a milestone approval at the
end of each stage. The stages correspond to phases of architectural and artistic design
practice, from first concepts to final construction. Comparing the stages to architectural
design practice, the first milestone (Stage. | Conceptual Review) is at the end of
Conceptual Design, which. can. be considered midway through the Schematic. Design,

. phase. The second milestone (Stage Il Preliminary. Review) is at the end of -the

Schematic Design phase. The third (Stage Il Final Review} is at the completion of the
Design. Development phase, the point at which- all major -design. and. cost decisions
should have been made for a project. The milestone for the fourth stage (Stage IV
Design Check) is at the end of Construction Documents, prior to the City of Long
Beach's issuance of a Bullding Permit. The fifth milestone (Stage V Construction
Check} is at'the end of construction,, prior to the City's issuance. of the Certificate of
Final Completion and Occupancy. The Board reviews and approves Stages I, I, and it

~ of the Design Review Process. Stages IV and'V are reviewed by staff.” -

'CONCEPTUAL DESIGN

A

“+ Because the proposed pi_'ojiéc.ff.ié‘ s,b large and the I.bcéﬁ.oh deéerjvfl"_hg' of & ia_ndfnark
“project, Housing Services Bureau staff implemented & cross department review team
‘that inciudes three Redsvelopment Agency staff and two Planning Bureau staff

. members. The team has been working with Meta.for approximately 12 months on.the

“ own peer review,

" ;s site plan and design of the project. Staff.confracted with Studio ‘Ohe Eleven.for peer -
.. review services to address Issuss such as monotony, building. mass, building heights
. and open space. In October 2008, staff made clear to Meta that the design was siill not

to the standard necessary for such an important.location, Mesta promptly hired Studio
One Eleven as the working architect. The current plang have taken into consideration
comments from staff, residential home sales and retail consultants, and the architect's

The proposed- development encompasses three mixed-use bulidings, a large park like
open space for all residents, a quad dedicated fo life long learning activities for senior
residents, a pool and BBQ area for condo owner%, and two rooftop terraces. Two large
public courtyard spaces are also provided, one open ta Long Beach Blvd, and the other
to Anaheim St., allowing for pedestrian friendly. retail uses-and a vibrant urban cormer.
In total, the project provides 2.2 acres of open space. The buildings’ heights vary’
significantly, alowing for a dramatic tewer element of 13. stories at the corner. A variety
of building materials and architectural elements has also been utilized to enhance the
building fagade. Further details for-each building are as follows:



LBHDC Board of Directors
January 21, 2009
Page 3 of 3

= Building A, facing Long Beach Blvd., ranges in height from ‘three to six stories
and consists of approximately 18,000 sqg. ft. of retail space, 40 affordable senior
rental units and 56 conhdominium units, of which 20% wiil be affordable to
moderate income hcmebuyers;

» Building B, at the comer, will range in height from five to thirteen stories and
consists of approximately 13,400 sq. ft. of retail space and 110 condominium
units, of which 20% will be affordable to moderate income homehuyers;,

» Building C, facing Anahseim $t., ranges in he‘ighi from three to éix stories and
consists of approximately 9,500 sq. ft. of retail and resident activity space, and
145 rental senior housing units, 20% of which are &ffordable; and,

» Parking will be provided on two subterranean leve!s as weli as covered grade-
]evel retail parking.

Meta will continue regular meetings with staff to ensure that a highly marketable interior
and exterior design is continuously evaluated and implemented. The project will be
designed for LEED Certification. Staff plans to return to the Projects Commitiee in April
2009 for Stage |l deszgn review. Staff will also return to the Commitiee with the final
proposed affordability mix and Meta's request for financial gap assistance.

The developer is requesting the Board’s approval of Stage | of the Design Review
Process. All required materials have been submiited. At its meeting on January 13,
2009, the Projects Committee agreed fo recommend approval of Stage | of the Design
Review Process to the full Board. :

ET:PUMS
Attachments:

- A. Letter From HCD
B. Elevations

UALBKDC\SLaff Reports\2009\anuary\Meta Design Review 1.21.09.doc
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ATTACHMENT A

STATE OF QALIEQRNIA SUSINEEE, TRANSPOSTATION AND HOUSING AGENGY

DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT _ '
DIVISION OF FINANCIAL ASSISTANCE

ARNDOLD SCHWARFENEGOFR, Govemor

P, 0, Box 852054
Sacramanto, CA §54252-2084
{916)322-1560

FAX (916) 327-5850

Decamber 23, 2008

MEMORANDUM FOR: .HCD Customers

THROUGH:  Lynh L. Jacobs - o
Director o

FROM: | Chris Westlake % 4%‘ |

. : . - Deputy Directar '

SUBJECT: _ " Clarification of Notice on Pooled Money Investment

Board Actions-

| am writing fo clarify our December 18, 2008 notice about the impact on HCD funding
programs following the Pooled Maney investment Board’s decision 1o defer ali bond
expenditures from the Pooled Monsy Investment Account until the State's budgst
shortfall is resolved. ' '

In the December 18 notice, we indicated that NOFAs offering funds under HCD's bond -
funded programs were suspended. To clarify, we are; C '

1. delaying the release of new NOFAs (e.g. for the infill Incentive Grant,.Multifamily
Housing and TOD Housing Programs); .

2. nof issuing new awards; and

3, continuing to accept and review new applications under existing open NOFAs for
the following programs: BEGIN, CalHOME Project, EHAP-CD, LHTF, SERNA
Single Family, MHP - Homeless Youth.and MHP - Supportive Housing.

Also, please be advisad that the NOFAs for MPROP and PDLP, which are not bond-
funded, are not affected by the Board's decision. Similarly, activities under federally
funded programs are also not affected. -

_The December 18 notice is posted on our website, www.hed.ca.qov. As soon aswe .
have additional information, we will post it there and distribute it via e-mail to those on
the distribution lists maintained by the affected programs. If you have additional
guestions, please contact me at 916-322~1560. . . '
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KEYSER MARSTON ASSOCIATES

ADVISORS IN PUBLIC/PRIVATE REAL BESTATE DEVELOPMENT

MEMORANDUM

ADVISORS IN: o .
mnﬁ.\'n To: Patrick Ure, Housing Development Officer

REDEVELOPMBENT . . City of Long Beach
ARFORDADLE HOUSING

ECONOMIC DEVELQPMENT

) . From: Julie Romey
SAN FRANCISCO .

A JERRY KEYSER

THOTHYC.KEY  [ater February 9, 2010

KATE EALLE FUNK
DEESIE M. KERH

ROBERT |. WETMORE . . . . .
:::;qu mw;;&:,\ Subject: Long Beach & Anaheim - Financial Gap Analysis

Los ANGELES
KATHLEEN Ii. HEAD

e A Ras: Al your request, Keyser Marston Assaciates, Inc. (KMA} reviewed the February 2, 2010 pro forma

’ Gae?:;v%fof-ﬁgg submitted by Meta Housing (Meta) for & 39 unit 100% afferdable senior apariment project (UHTC
xevin 5 Evcstion. | Project) and @ 147 unit Senlor Arist Colony project (SAC Project). The LIHTC and SAC Projects
juuel.Romer  gre also described as Phase [, which Includes a 0.37-acre parce! (LIHTC Parcel) and a 1.37-acre

DENISEBICKIRSTAT — arcel (SAG Percsl), : '

SAN DIEGO
GERALD M. TREMILE

The proposed projects are to be constructed on a portion of a 3.33-acre site (Ske) at the
PAUL C. MARRA '

southwest corner of Notth Long Beach Boulevard and East Anahelm Street. At a future date, the
remaining 1.58-acres, located facing Long Beach Boulevard are proposed to be developed with &
mixed-use condominium tower (Phase I}, The development entity (Developer} inciides Meta

and Century Housing (Century), which will be the mahaging general partner for the Phasa |
projecis. The Developer owns the entlre Site.

The purpose of this analysis is fo establish the financial gap associated with the LINTC Project
and the SAC Project es well s summarize the proposed deal terms and sutstanding issues for
the financial asslstance requasted by the Developer.

EXECUTIVE SUMMARY
The KMA analysis concludes the following:

1. The proposed development costs appear to be reascnable with the exception of the
foliowing line-items:

a The A&E costs in both projects are significantly higher than typlcal industry
standards. in fact, $1.56 million and $438,000 for the SAC and LIMTC Projects,
respectively, can be described as extraordinary costs. The $2.40 million Studio

500 SOUTHE GRAND AVENUE, SUITE 1480 » LOS ANGELES, CALIFORNIA 90071 » PHONE: 213 622 8095 > FaX: 213 622 5204
. 10020034 B2l Rigd
. 15620061116
WWWKEYSERMARSTON.COM : . .




To:

- Patrick Ure, City of Long Beach Fehruary 8, 2010

Subject: Long Beach & Anaheim - Financial Gap Analysis Page 2

One Eleven confract, which doesn't include construction management costs, is
the predeminant driver in the higher than typical costs. [tis recommended that
the LBHDG review these costs to decide whether they should be included in the
financial gap caloulation.

b. The Community/Pregramming Space costs in the SAC Project are budgeted at
$2.28 million, or $150 per square foot of GBA. This estimate Is approximately
$20 per square foot GBA higher than the residential cost estimate. While the
proposed SAC Project will have: a higher quality of community and programming
space than a typical affordable housing project, this estimate is considerably
higher than typical, it s recommended that prior o the establishment of the
LBHDC Loan amount, the LBHDC staif should review with the Developer the
design specifics and budget line tems,

e The FF&E cost estimate in the LIHTC Project is $150,000 higher than the typicat
allowance for similar projects. It is recommended that the LHBDC staif should
review with the Developer the detailed list of ltems included in the budget before
seifing the LBHDC Loan amount for the LIHTC Project.

The warranted financial assistance for Phase | is estimated at

a SAC Project - Up to $6.93 million, of which LBHDC has already contributed
§2 28 million. _ :

. b. LIHTC Project ~ Up to $6.21 million.

Based on the proposed permanent funding sources, the outstanding balance of the
LBHDC assistance at the time of permanent foan closing is estimated at

a. - SAC Project— Ub fo $4.80 million, or $165,700 per affordable unit, which
includes the $2.28 million existing LBHDC Lean.

b. LIHTC Project — Up o $3.41 million, or $90,300 per affordable unit.
The proposed terms for both LBHDC I;aans are as follows:

a A 3% simple interest rate;

b. A E5-year term; .

. A 25% share of the resi&uaf receipts; and

d. Serured with a second trust dead on thé SAC Parcel and the LIHTC Parcel.

1002003, LG L Rghd
1562001115




To: Patrick Ure, Ciy of Long Beach ' February 8, 2010
Suhjeck: Long Beach & Angheim - Financ;al Gap Analysis ' Page 3
5 Based on the KMA cash flaw projections, the LBHDC Loan for the SAC Projectis

estimated to be repaid in Year 38. In contrast, the essentially no payments are expected
on the LIHTG Project LBHDC Loan dunng the 55~year term and have a $9.09 million
ending balance In Year 55.

8. ' The following summarizes the outstanding issues related fo the SAC and LIHTC projects.

a.‘

The Developer has requested that nearly 100% of the $28 million awarded by
HCD to the Original Preject be allocated to the SAC Project.  HCD has yet to
respond to the Developer's request. As such, there is polential for a significant
increase in the SAC Project financlal gap if HCD does not agree with the
Developel's proposat. '

_The Developer has not provided a term sheet from the Tax Credit invéstorg in

neither project. As a result, there is uncertainty in whether the proposed deferred
Daveloper fees will be acceptable fo an investor given the likeliness of the fees
not to be repaid within the 15-year Tax Credit compliance period. If the investors
are nat in agreement and the $625,000 deferral In the SAC Project and the
$310,000 deferral in the LIHTC Project are removed from the Eligible Basis, the
Tax Cradit equity will decreasa by $40,000 In the SAC Project and $268,000 in
the LIHTC Project. Thus, the financial gap will increase on a doilar for dollar
basis, ' '

The Developer is also proposing to transfer $2.78 million of the IIG funds from

_ the SAC Project to the LIHTC Project after the permanent loans are closed.

However, this increase in funding sources for the LIMTC Project will not be
disclosed inthe TCAC application to enable the reported local assistance to be
higher and increase the tie-breaker percentage for compstitiveness, Itis unclear
whether a Tax Credit investor will find this structure acceptable.

A term sheet has not been provided for the construction and permanent loans

~ proposed for the LIHTC Project. Given that the KMA cash flow shows the

operating reserve being drawn down beginning in Year 18 1o pay the full debt .
service payment and the Project is poterntially unable fo support the debt service
payraents in the last four years of the loan term, there is concem that it will be
difficult to find a lender for the LIHTC Project

The partnership agreement between Century and Meta has not been provided
and therefore, the relationship betwean the two entities needs fo be clarified.

7. Century has also requested that the $2.77 million LBHDC Loan on Phase Ii be
subordinated to Century's $17.20 million loan. While the LBHDC Loan would be placed
in a riskier position, it has been stated that the Century Board will not approve the
proposed transaction if LBHDC does not subordinate its loan.
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To: Patfrick Ure, City of Long Beach February §, 2010
Subject: Long Beach & Anahelm - Financial Gap Analysis Page 4

In conclusion, given the risks outiined in this analysis, It Is recommended thet the LBHDC only
approve the request for financial assistance for the SAC and the LIHTC Projects with the
condition that all cutside funding sources are secured and documented. -

BACKGROUND STATEMENf

‘During 2006 and 2007, Meta purchased 2 total of 16 parcels within the Site Tor a total of $23.37
million, Century provided $19.84 million for the purchase of 13 parcels and including $1.15
million in predevelopment costs. The LBHDC provided two loans totafing $5.15 million for the
purchase of three parcels and $566,000 In lease buyout and closing costs. In 2007, Meta
proposed to develap the entire Sife in one phase including a total of 186 senior apariment units,
170 condominium units and 24,800 square feet of ground floor commercial space {Original
Project). :

Meta originaily hired Archagon Architects Ine. {Archagon) for architectural and related services for
the project. Because the Original Project was so large and the location deserving of a landmark
project, LBHDC staff implemented a cross department review feam that included three
Redevelopment Agency staff and two Planning Bureau staff members. The team began working
with Meta and Archaeon on the site plan and design of the project in late 2007, During several
feam meetings, staff provided many comments to Meta and Archagon, and requested that they

. be incorporated into the design plans. However, Archaeon seemed to be unable or unwilling to
make certain changes.

Staff then contracted with Studio One Eleven to provide pesr review services o address issues
such as monatony, bullding mass, bullding heights and open space. ‘The comments from Studio
One Eleven were conveyed to Meta and Archaeon during additional meeiings and in writing. In
October 2008, staff clarified to Meta that the design was still not to the standard necassary for

such an important location. Meta then declded to refease Archaeon and hired Studio One Eleveri ‘
as the project architect,

Given the coliapse of the financial and housing markets, the condominlum component is no
longer feasible. As Meta continued to find funding sélirces, the land loans were required to be
exiended with Century several fimes. Uliimately, to keep Century from foreclosing on the
property, Meta and Century have agreed to enter into a partnership with Century as the managing
general partner of the projects. However, the Developer has not provided @ documented
" agresment to LBHDC, thus, the overall relationship between Century and Meta ig not clear.

In the falt of 2008, the Developer approached the LBHDC with the request to deveiop the overall
project in iwo phases and the LBHDG approved this request. Mete has also received 2 $10.78
million Transient-Oriented Davelopment (TOD) grant award from the State of California’s Housing
and Communtty Development department (HCD) as well as a $15.07 million Infill Infrastructure
Grant (IG). The total HCD assistance avallable to the Original Project is $25.85 million.
Howsver, Meta has requested that HCD allow all but the $761,000 of the TOD funds dedicated to
ownership units to be allocated to the SAC Project. HCD has yet to respond fo this request.
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To:

Pafrick Ure, City of Long Beach , Fabruary 9, 2010

Subject:  Long Beach & Anahelm - Financial Gap Analysis - Page

Thé following summarizes the proposed funding sburces fo be utllized in Phase {:

SAC Project

4.

Tax-exempt bond proceeds issued through the New [ssue Bonds Program (NIBP) that is
admitiistered by the Housing and Urban Development depariment (HUD};

2. Junior tex-exempt bonds provided by privete mvestors and securad by the SAC Project
cash flow;
3. The automatically awarded 4% tax cred its (Tax Credits) by the Tax Credit Allocation
Committee (TCAC); .
4. Funds awarded by the Stale of California’s Housmg and Communtty Devalopment
-Department (HCD):
a Transitoriented Development (TOD) fynds; end
b. Inill infrastrucmre Grant (IIG) funds,
5. Deferred Developer fes; and
6._ Low and moderate income housing set-aside (Set-Aside) funds from the LBHDC,
.LIHTC Project
1. ConVent'lonél financing, '
- 2, The competitively awarded 8% Tax Cradits by TQAC; |
3, Deferred Developer fee; and
4, Set-Aside funds from the LBHDC

Analysis Orgamzatlon

The ﬁhancia! gap analysis is organized as foliows:

Appendix A: ~ SAC Project '
Appendix B: LIHTC Project

--Each appendix includes pro formas which are organized as follows:

Tablef:  Estimated Development Costs
Table2:  Stabilized Net Operating Income
Table 3:  Financial Gap Analysis

Teble 4  Cash Flow Analysis
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To:

Subject:

. Patrick Ure, City of Long Beach

ACQU]SITION COST METHODOLOGY

" Long Beach & Anaheim - Financial Gap Analysis

February 9, 2010

Page 8

To appropriately allocate the land acquisifion costs fo each development component, KMA
established the following methodology: '

1.

2.

3.

The Developer and LBHDC has made five land purchases since 2006 as follows:

Land Area Purchase Financing
© 5D Price $/5f Source
Acquisition #1 67.600 $9,800,000 $145 Century
Acquisition #2 39,560 8,000,000 $202 Century
Acauisition #3 8,000 990,000 $110 Century
Acquisition #4 16,500 2,310,600 $140 LBHDC
- Acquisifion#5 11,100 2,275,200 $205 LBHDC
Aliey * 1,340 0 $0 City
Totals 145,100 $23,375,000 $161

KMA then ailocated the land area to the three development componenis as follows:

Land Area (Square Feel) -
. SAC LIHTC Phase il Total Site

| Acquisition #1 34,390 0 33,210 . 67,600
Acquisifion #2 0 16.220 23,340 38,560
Acquisition #3 9,000 -0 D 9,000
Acquisition #4 16,500 0 0 16,500
Acquisifion #5 g 0 " 14,100 11,100
Alley 0 - 0 1,340 1,340
Totals 59,890 18,220 58,990 145,100

The land acquisition costs on a per square foot basis were then applied to the allocated
land area as follows: '

Purchase Price ($/51)

R L L I LI

SAC LIHTC Phase ||
Acauisifion #1 $145 NA $145
Acquisition #2 NA 202 - - - $202
Acquisition #3 5110 NA NA
Acquisition #4 8140 NA NA
Acquisition #5 NA NA $205
Alley o NA NA 50
Welghted Averages $138 $202 $171

LI L

1 The City of Long Beach (City) has agreed to dedicate the 1,340 square foot'alley {o Phase 1 at ho cost.

W g
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To: PatrickUre, City of Long Beach

February 9, 2010

Subject: Long Beach & Anahaim - Financial Gap Anaiysls Page 7
4, The followmg summarizes the land cast allocation, which has been agreed o by the
Developer: .
Land Area Acquisition
) i) Costs

100% Affordable Project: 16,220 . $3,280,000

Senior Artist Colony 59,880 8,285,000

Phase i 86,880 11,810,000

Totals 145,100 $23,575,000
PROJECT DESCRIPTION

The following sumsmiarizes the proposed Project by phase:

houssholds. The affordabllity mixis descnbed as follows!

‘Phase I
. . The Deveiopér proposes {0 construcé the following on the Phase i Site:
SAC TIFTC Phase
Land Area (Acres) 1.37 0.37 1.75
#of Units 147 ) 186
Density (DUiAcre): 107 105 108
Gross Bulldirig Area (Sf) 133,168 " 20,684 162,852
FAR 222 1.83 244
| # of Parking Spaces 184 43 227
- Parking Ratio 1.25 1.10 1.22
2. The foliowing summarizes the proposed unit mix for the SAC and the LIHTC projects.
SAG LIHTC
#of Unit Size # of Unit Size
) Urniits {ShH Units sh
One-bedroom Uniis g6 - 665 30 5388
Two-bedroom Uniis a1 9i4 9 858
Three-bedroom Units 0 o 9 ¢
Totals & Averages 147 770 38 648
3‘..

~ The Developer proposes to restrict 36% of the total units in Phase I'to very-low income

e e e e - SBC, .LiHTC..‘ Phasz |
Very-Low income Units 29 38 57
Low Income Units 0 0 0
Moderate Income Units 0 0 - 0
Total Affordable Units - 29 28 67

% of Tota) Units 20% 97% 36%

1002003 LGWLR:pbd
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To: Pairick Ure, City of Long Beach " February 8, 2010
Subject: t ong Beach & Anaheim - Financial Gap Analysis ‘Page8

4 The following describes the amenities of each project:

a, SAG Project — Pool/Spa, Comimunity Reom, Library, Theater, Game Room, Art
Studios, Classrooms and Gym.

“ b. -LHTC Project — Community Room. Residents will have full use of the SAC
Project program space and activities.

It is expected that the LIKTC Project development term will be 15 months, including one-month
for absorption. The SAC Project is expected to be constructed in 18 months and completely
absorbed within 12 months. The Developer plans to go forward with the SAC Project even if the
LIHTC Project does not receive a Tax Credit allocation in the first round 6f2010. -

Phase i
1. While Phase li is cur‘rently not considered to be a feasible project, the following describes
the proposed tower:
Condominium Retail
' ) Component Component Phase i
Land Area {Acres) NA NA 1.58
# of Units _ : 170 - NA 170
Density (DU/Acre) 107 NA 107
Gross Building Area (Sh) - 197,853 l 24,900 385,332
FAR 2.87 038 266
# of Parking Spaces ' . 225 ‘ 118 343
Parking Ratio 1.32 ' 4.74 NA
2 The Developer proposes to restrict 40 condominium units to moderate income

houssholds, which equates to 24% of the tofal uniis in Phase H.

In the interim, the Developer has agreed io a pianl to minimally improve the Phase i Site so that
the parcels fronting North Lang Beach Boulevard appear finished until Phase 1l is ready 1o break
ground. -
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To: Patrick Ura, Clty of Long Beach Februarﬁr g, 2010
Subject: Long Beach & Anahsim - Financizl Gap Analysis Page B
FINANCIAL GAP ANALYSIS

Estimated Total Development Costs

The following summarizes the proposed development costs for the SAC and the LIHTC Projects.
The detailed ana!yses can be located in Appendlces A and B.

. SAC LIHTC Phasel
Acquisition Costs $8,851,000 $3,280,000 $12,131,000
Off-site improvement Costs 619,000 244,000 863,000
Direct Costs 28,103,000 . 6,457,000 34,600,000
indirect Costs ' 11,516,000 3,470,000 14,985,000
Financing Costs 7,252,000 869,000 8,121,000
Total Develapment Costs $586,341,000 $14,360,000 ~ $70,701,000

Per Unit oo $383,300 $368,200 $380,100
Per 5f GBA $423 $484 $434

While KMA found most of the development cost gstimates to be reasonable, the identification of
cost estimates that are higher than fypically estimated for slinilar projects are shown below:

1 SAC Project:

a ABE Costs — The $1.56 miilion in extradrdinary costs should be reviewed by the

LBHDC and decided whether ©o acoept these costs In the financial gap’
calculation.

b. Community/Programming Costs - The Developer should provide the LBHDC staff
" with a detalled description of what is included in the $2.28 miltict budget.

2. LIHTC Pro_;ect

a. AKE Costs — The $438,000 in extraordinary costs should be reviewed by the
-LBHDC and decided whether to accept thess costs in the financial gap
calculafion.

b. FF&E Costs - The Developer should provide the LBHDG staff with a detailed
description of what s included in the $260,000 budget.

c. Financing Costs — Once the Developer receives an official term sheet from the
" construction and permanent lenders, the finanging costs are fikely to be adjusted.

1002503 L GILR:gbd
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To: " Patrick Ure, Cify of Long Beach February 8, 2010
- Subject: Long Beach & Anaheim - Financial Gap Analysis ~ Page0

Stabilized Net Operating Income

The following summarizes the proposed net operating income for the SAC and the LIHTC
Projects. The detalled analyses can be located in Appendices A and B.

SAC —TiATC Phase |

Effective Gross Income $2,547,860 $261,530 $2,809,390
{Less) Operating Expenses {1,147,750) (191,630) {1,338,380)
Net Operaling [ncome $1,400,440 __* $69,900 $1,470,000

Potential Funding Sources

The following summarizes the proposed funding sourcas during the construction permd fer the

SAC and the LIHTC Projec’ts
Conshuction Period
. . BAC LIHTC Phase |
Construction Financing $21,560,000 $4,982,000 $26,542,000
Junior Bonds 8,605,000 0 6,605,000
Tax Credit Equity 0 - 2,143,000 2,143,000
TOD Rentz! Loan : o 0 : 0] 0
1 TOD, Infrastructure Grant 5,660,600 o - 5,650,000
Infill Infrastructure Grant 15,069, ODO 0 15,069,000
Negative Arbitrage Reserve o 0
Deferred Developer Fee 625, UUD 1,022,000 1,647,000
Total Pofential Funding Sources $49,400,000 $8,147,000 $57,656,000
Per Unit : $336,1 00 $208,900 $309,400
Per Affordable Unit $1,703,700 $214,400 $8592,000
The following summarizes the proposed permanent funding sources during the construchon
perlod for the SAC and the LIHTC Prajacts
Permanent Funding Sources
. . ) ) SAC LIHTC Phase |
Permanent Financing $21,560,000 624,000 $22,254,000
Junior Bonds 2,500,000 0 2,500,000
Tax Credit Equity " 2,417,000 7,143,000 9,560,000
TOD Rental Loan 4471000 : 0 4,471,000
TOD Infrastructure Grant 5550,000 C £,550,000
Infill Infrastruciure Grant 12,287,000 2,782,000 15,069,000
Negative Arbitrage Reserve 2,126,000 o 2,126,000
Deferred Developer Fee 626,000 310,000 835,000
Total Potential Funding Sources 551,536,000 $10,929,000 $62,465,000
Per Unit $350,600 $280,200 $335,800
Per Affordable Unit $1,777,100 $287,600 $932,300
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Tos Patrick Ure, Gity of Long Beach :
Subject: Long Beach & Anaheim - Financial Gap Analysis

Februaty 9, 2010

Paga 11

The following summarizes the issues associated with several of the proposed funding sources:

1. HCE Funds Allocstion Abpm\fal
2. Conventional Lender approval for LIHTC Project
3. Tax Credit Investor approval

o a Deferred Developer Fee

b. Transfer of IG funds from the SAC Project to the LIHTC Project

Financial Gap Calculation

The financial gap is calculated by comparing the fotal development costs to the iotal potential -
funding sources. The following summarizes the estimated financial gap during the construction

period. _ . ’
Construction Period
: SAC LIHTC Phasel
Total Development Costs 356,341,000 $14,380,000 $70,701,000
(Less) Funding Sources - (48,408,000} {8,147,000) {57,556,0040)
Financial Gap . $6,832,000 $6,213,000 $13,145,000
Per Affordeble Unit $239,000 $163,500 $196,200
The following summarizes the estimated permanent financial gap:
Permanent Financial Gap .
S SAC ‘ LIHTC Phase |
Tokal Development Cosis ' : $56,341,000 $14,360,000 $70,701,000
{Less) Funding Sources - (51,536,000} {10,829,000) {62,465,000)
‘| Financial Gap =~ ) . $4,805,000 $3,431,000 $8,236,000
Per Affordable Unit $165,700 $90,300 $122,900

In regards 1o the SAC Project, the LBHDC has already provided $2.28 millon in loan proceeds. it
shouid also be noted that the financial assistance estimated in this analysis will increase and

. decrease on a dollar for dollar basis if any of the funding sources are not realized, the LBHDG
decides to limit the AS.E costs, and/or the review by LEHDC sfaff of the FF&E and commiunity and

programming space costs result in a decrease in the estimates.
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To: Patrick Ure, City of Long Beach February 9, 2010
Subject: Long Beach & Anaheim - Financial Gap Analysis Page 12

PROPOSED DEAL STRUCTURE

The following summarizes the proposed LBHDC fransaction for fhe SAC and the LIHTC Projects.

SAC ' LIHTC
Lean Amount during Construction Up to $8,932,000 ' " Upto $6,213,000
Lean Amount at Permanent Up to 54,805,000 Up to $3,431,000
Interest Rate 3% Simple 3% Simple
{oan Term ) 55 Years 55 Years
Paymants 5% Regiduat Receipts . 25% Residua! Receipis
Security 2" TD on SAC Parcel 2™ TD on LIHTC Parcel

CASH FLOW ANALYSIS

KMA prepared a 55-year cash flow analysis for bath projects and the findings are presented
befow.

SAC Project

1. The LBHDC Loan is projected o be rapaid in Year 35. However, residual receipts
payments are not expected to begin until Year 15 when the Jumor Bonds have been’
repaid,

2. The operating resarve fund is not expectedﬂ to be utilized and is esfimated to grow to
© $3.78 miliion by Year 55. ‘

3. ‘While 100% of the deferred Developer fee is expected to be repaid, it is not anticipatsd to
* oceur until Year 17, as it will be paid out of the Developer's share of the residual receipts.

However, a Tax Credit investor typically requires any deferred Developer feg to be repaid
within 15 years. If the deferred fee cannof be repaid within 15 years, the amount nesds
1o be deducted from the Eligible Basis and thus the Tax Credit equity would bikely
decrease and the financizl gap would increase on a dollar for dollar basis. |fthe Eligible
Basis is required to be reduced by $626,000, the estimated impact on the Tax Credit
equity is a reduction of $54,000.

. LIHTC Project

1. °  The LBHDC Loan is not projected to be repaid during tﬁe 56-year loan tetm.  In fact, the
loan wiil negatively amortize and have a $9.09 rr;i!lion balance in Year 55.

2 In Year 18, the operating reserve funds are expected to be required to assist in making
the full $58,250 annual debt services payment. The operatlng reserve Is projected to be
dapletad by Year 27, therefore, the total debt service payments are not anticipated fo be
made in the final four years of the Joan term. According to the Developer, PNC, the
permanent lender currently reviewing the fransaction, has not made an issue of the

potential cash flow issues. However, PNC has also not yet provided a term sheet for the
proposed loan.
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To: . Patrick Ure, City of Long Beach : February 8, 2010
Subject: L ong Beach & Anahelm - Financial Gap Analysis o Page 13

3. While the asset mansgement fee is expetted to be supported by the cash flow, the
genaral parinership full fee payment is likely to cease after Year 6.

4. Finaily, the Developer proposes that the $310,000 deferred Developer fee be repaid out
of Meta's share of the Developer’s residual receipts. As such, it is estimated that only
$1,150 of the $310,000 deferred Developer fea would be repaid. Again, a tervi sheet
from the Tax Credit Investor has not been provided fo verify the acceptance of this
structure. However, an investor typically requires any deferred Developer fee to be
repaid within 15 years. [f the deferred fee cannot be repaid within 15 years, the amount
needs to be deducted from the Eligible Basis and thus the Tax Credit equity wotld llkely
decrease by approximately $268,000.

PHASE [

The LBHDC currently has a $2.28 million first frust deed on an 11,100 square foot parcel in
Phase ll. Century, in contrast, has a $17.20 million existing first trust deed on the balance of the
Phase Il Site. The Century loan includes acerugd interest and fees as wel[ as acyuisition and
predevelopment costs praviously funded.

As a condition of the Century Board to apprové the proposed transaction for Fhase |, the LBHDC
has been requested to subordinate the $2.28 milfion LBHDC loan te the Century $17.20 million

loan., I return, the LBHDC loan will be secured with a second Yrust deed on the entirs Phase |l
. site. Therefore, the 1.58-acre site would have a fotal of $18.47 million cf debt on the Phase Il

site, which equates to $282 per square feot of fand area,

. While & current appraisal for the Phase | Site has not been provided, the current market value of

the Phase It Site is assumed to be considerably lower thart $282 per square foot of land area.
Therafore, if the LBHDC agrees to the Century proposal to subordinate and Century then decides
to foreclese on the property, the LBHDC Loan will be wiped out.
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' FINANCIAL GAP ANALYSIS SAC PRGJECT
Estimated Development Costs {Appendlx A —Table 1}

KMA reviewed the Developer's February 2, 2010 pro forma and found the estimated development
costs to be reasonable with the exception for the AZE and the Community/Programming Space
costs.: : : ' : :

- Acquisition Costs
The land acquisition cost estimate is based on the following assumptions:

1 . The Developer purchased the SAC Parce for $8. 28 million. Thls equates to $138 per
squara foot of iand area,

2 - A toial of $385,000 has bsen expended fo buyout the leases of the grocery and check
: cashing stores that were praviously located on the SAC Parcel,

3. The closing costs fotaled $181,000, or approximately 2% of the purchase price.

Therefore, the land acquisition cosis total $8.85 million, or $148 per stuare foot of fand area and
$60,200 per unit,

 Off-site Improvement Costs

" The City's Depariment of Development Services (LBDS) approved & menu of off-site
improvements that will be required to develop overall Project. White the LBDS originally _
approved the items based on the entire project being developed at the same fime, it has been
-agreed that 50% of the Improvements, predominately along Long Beach Boulevard, can be
weived until Phase il is developed. Therefore, The SBAC Project portion of the Phase | off-swe
improvemant costs Is estimated at $619,000. : .

Direct Gosts . .
. (Siven tha 'proposed financing sources, the SAC Project will have a prevaiting wage requirement,

- which is included in the direct cost estimates. The following summar}zes the direct cost estimate
assumptions:

1. Demolition and utility relocafion costs are esﬂmated at $6877,000, or $11.per square foot
. ofland area.
2. - On-site improvéments are estimated at $12 per square foot of tand area, ™ -

3. Given that the timeline for Phase Il has not been established, the LBHDG is reguiring the

: Developer o provide fencing, landscaping and hardscaping on Phase |l during the ‘
interim. These improvements are estimated to cost $100,000, of which 379 000 has
been aflocated to the SAC Project.

Appendix A~ page 1
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10.

The parking garage costs are estimated at approxirhateiy $21,100 per space.
Residential shell costs are estimated at $131 per square feei of GBA. .

The community and programming space construction costs are estimated at $2.28
miliion, or $150 per square foot of GBA. These costs include $401,000 for the frontage
along Anaheim, which has recently been included in the budget without a satistactory
explanation of why these costs are in addition fo the already high budget estimate. The -

~ total cost estimate is higher than the buiid-out of the residential space, however, it should
" be noted that the proposed SAG concept is specialized. - :

A $400,000 allowance is provided for furmshmgs fixtures and equipment (FF&E), which
eqlials $2,700 per unif. .

Gaonfractor fees are estimated at 11% of construction costs; which is fower than the 14%

'maximum mposed by TCAC. Due to the complexity of the Project, a $740,000

afiowance Is also provided for a crane and manlift.
Construction bonds are estimated at approximately 1% of construction costs,

A $1.21 milllan contingency allowance is prcmded whu:h equatas to apprommateiy 5% of
other direct costs.

' The total dirsct costs are estimated t& be $28.10 million,.'cr $211 per square footf of GBA.
. However, the Developer should provide the 1 BHDC staff with a detaiied description of whei is

included In the $2.28 million budget for the Community/Programming Space costs. [ LBHDGC
staff decides fo limit this alfowance, the financial gap will decrease on a dollar for dollar basis.

. Indirect Costs

The following summarizes the indirect cost estimates assumptions:

.

Architecture, engineering and consulting (AXE) costs are estimaied at 6% of direct and
off-sife improvement costs based on typical industry standards, which equates 1o $1.72
million. However, the Developer proposes a fotal of $3.42 million for the AAE costs,
which equals 12% of direct and off-site iimprovement costs. This $1.70 million difterential
includes $69,000 that was expended on the previous architect, as well as $73,000 for a
LEED consultant and §1.56 milfion, which is considered to be extracrdinary costs,
However, the Develaper has signed contracts as welt as back-up for costs paid o date
far the $3.42 million estimate. c

Permits and fees are esfimated at $17,765 per unlt which is adjusted for the appmpriate

- fgi walversgivento affordable units. :

Taxes, legal and accoun’ung are estimated at 5% of direct and off-stte Improvement
costs.

Insurance costs are eétimated at $2,200 per unit.

Appendix A- page 2
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Marketing and leasing costs are estimated at $5,100 per unit

The Developer fee is set at $2.50 million, which ig the maximum atlowed under the TCAC
regulations

A 5493000 contmgency aliowance is prowded which equates to 4% of ofher indirect
costs.

‘The tofal indirest costs are estimaf:ed to'be $11.52 million. i shouki be noted that $1.56 million of
the indirect costs are considered to be extraordinary. Therefore, It is recommended that LBHDC
make & policy decision in regards to accepling these costs in the financial gap calculation.

Financing Costs

The following summarizes the financing cost estimates assumptions:

1.

Century provided a $5.51 million acquisition and predevelopment loan, which is secured
with a first trust deed on 59,880 square fest of land area in the SAC.Parcel. However,
Meta was unable fo continue to make interest payments on the lcan at an 8.5% interest
rate. Since Meta has ceased io make interest payments on the loan, a total of $1.78
rilfion in interest and fees have accrued. To avoid foreclosure, Meta and Century have
agreed to enter into a parinership, of which Century will be the managing general partner.
Century has also agreed fo only recagnizé $625,000, or 25% of the Developer fee, of the
fotal $1.76 million in accrued interest in the development budget. - The accrued interest is
proposed to be financed by a $625,000 deferral of the Developer fee and paid {o Cenfury

- with Meta's share of the Developer's share of residual receipis.

Interest during con_struotioh fbr the $21.56 million tax-exempt bonds is calculated based
on the following assurnptions:

a2, A B.07% interest rate;
b, An 18-month construction period and a 12-manth absorption period;
c. A 63% average outstanding balance: and -

d. Approximately $297,000 of net operating income during the 12-month absorption
persod '

- The f inancing fees proposad by the Developer are driven by the new RUD program, New

Jesus Bond Program (NIBP), under which the tax-exempt bonds will be issued. These
fees are estimated based on the followin g .

a.  Construction Loan - 126 Polnts

b. Permanent Loan — 1.09 Poinls;

G. HUDMIP — 1.73 Points;
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d. Issuanee Costs — 3,94 Poinis,

4. HUD requires that not only the estimated construction interest be budgeted; a Negative
Arbitrage Reserve must be set-aside at the Issvance of the bonds. This reserve is -
calculated to be $2.13 million, which assumes that 100% of the bords are depesifed into
an escrow accaunt that earns 1%. However, this reserve will be released at the
completion of construction.

5. HUD also requires significant capitalized reserves to be hudgeted, as follows:
a Operating Reserves — Apprcxnmately seven months of operating expenses and
debt service payments.
b. Replacement Reserves - $823 per unit.

8. Tax Credit fees are estimated at $115,000.

* The {otal financing costs are estimated to be $7.25 million.
Total Estimated Development Cosis

The estimated development cosis fotal $56.34 million, or $423 per square foot of GBA. The
following summarizes the total estimated development costs:

Acquision Gosts ' $8,851,000

Off-site Improvement Costs 518,000
Direct Costs © 28,108,000
Indireet Costs 11,516,000
Financing Costs 7,252,000
Total Development Costs $56.341,000

Per Unilt $383,300

Per Sf GBA ' ) $423

However, based on KMA's experience, the following cost esfimates are considered to be
extraordinary or need further clarification: .

1. ASE Cosis - The $1.56 million in extrabrdinary costs shouid be reviewed by the LBHDC
~ and decided whether to accept these costs in the financlal gap calculation.

2, Community/Programming Costs - The Developer should provide the 1LBHDC staff with a
detalled description of what Is included in the $2.28 million budget.

Stabilized Net Operating Income (Appendix A — Table 2)

B

Ifncome Resftrictions

The Developer proposes to sekaside 29 units for very-iow income hotiseholds, The SAG Project
affordable units must comply with the income restriction reshictions imposed by the various
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funding programs. Therefore, the affordable unifs will be suéject to the folluvﬁing income
restrictions: :

Number of Units
Designated Requirements 2 4-Bdrm’ Z-Bdrm
Section 50105 / 40% Median ° 3 3
Section 50106 / 50% Median . 14 9
Unrestrictad 68 49
Unrestricted (Manager's Unif) ; 1 0

Affordability Restrictions

The rents applied to the units must reflect the most siringent requiremanis imposed by the

-various funding sources.* The 2009 maximum aliowable rents, net of the appropriate utility
. allowances, are as follows:®

One-bedroom Two-bedroom

Units Units

Very-Low Income/40% Median
Section 50053 $561 $6813
40% TCAC Rents $534 $628
Applicable Rent . $534 613
Very-Low Income/S0% Median . : i
Section 50078.5 - : $561 $813
50% TCAC Rents $683 $306
Applicable Rent $561 - $813

Market Rents

The Developer contends that the spec;ailzat.on of the SAC Project will allow & premium to be

- added to Hhe market rents The HUD underwriters have approved the proposed rents, which are

as follows:
Monthly Manihly
; : Rent Rent/Sf
One-bedroom Units - $1,600 $2.41
Two-bedroorn Units : $1,950 $2,13
Welghted Average §1,748 $2.27

it should be nofed that the managar will pay rent on the one-bedroom unit set-aside for the
manager,

2'The LEHDC requires that veryiow income unlts comply with the Ca[i‘fomia Health and Safety Code Secilon 50105
{Section 50105 as referenced in the table. .

% *Medfen” rafers to the Los Angeles County median income.

*The affordable rents are estimated based on the strictest of the calculation methodolony established undar Section
50053 of the Health and Safety Code and Tax Crexdit rents that are published annually by TCAT.

¥ Monthly uliity allowances: $50/1-bdrm units and $86/2-bdm unite.
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* Net Operating Income Calculation

The gross renta) indome, including miscellaneous revenue esﬁmaied at $5 per unit per month, is
projecied to stabilize at $2.68 million. After the.assumption of a 5% vacancy and collection
allowance, KMA, estimated the effective gross income (EG!) is estimated i be $2.65 million,

" KMA reviewed the Developer's proposed operating éxpense assumptions and determined that

ihe estimates were reasonable. The following summarizes the estimates:
1. °  General operating expenses are estimated at $4,000 per unit.
2. Froperty taxes are estimated at $410,000 per year.

3. Activity‘fees are estimated at $38,000, or $265 per unit per yeaf. It should be noted that
an additional $41,000 will be aliocated to tenant services as revenues are available.

4. The $4 47 million TOD Rental Loan triggers an annual 0.52% fee, which equates fo

$23,310.
5. Operating expenses are set at $104 per unit per year,
6. Replacement reserves are estimated at $447 per unit per year.

The total operating expenses are estimated at $1:15 million, or 37,800 per uhiit, When the total
operating expenses are deducted from the EGI, the net operating income {NOl) Is estzmated io

. total $4.40 milion, which is summarized below.

Effective Gross Income ' ' $2,547,860

{Less) Oparating Expenses T (1,147,750)
Net Operating Income $1,400,100

' Financlal Gap Analysis {Appendix A — Table 3}

Pofential Funding Sources .

- The following summarizes the potential funding sources:

' Tax-Exempt Bonds

The Developer has received a $21.56 million allocation from the New Issue Bond Program
(NIBP). These tax-exempt bond proceeds were estimated based upon the following

assumphons

1. A1.11 debt coverage ratio, which results in a $1.28 millicn annual debt service payment;
2. - Ffrst trust deed security;

3 AB.07% interest rate; and
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4. A éﬁ-year amortization period. -
‘fhe tane-exempt bonds will also be avallable during the construction perioq,
g 'Juﬁior Bonds

The Developer proposes to issue an additional $6.60 million in tex-exempt bonds At the end of
construction, the balance of these bonds will decrease to $2.50 million. However the bonds wil
only be secured with SAC Project residual receipts. The bonds will require an 11% refurn and
100% of the residual receipts, which is defined as the cash flow after the first trust deed debt
service payment, payment of the asset and parinership fees. :

Low Income Housing Tax Credit Equity

| With the tax-exempt bonds, the. SAC Project is eligible o receive 2 4% Tax Credit allocation
based on the 29 affordable units. The following desciibes the calculation: '

1. Tex Credit Basis Galculation: It &an be assumed that the Project's eligible Tax Credit
basis is equal to the lesser of the depreciable costs for the Tax Credit units, or the basis
limits established by TCAC. KMA and the Developer calculatad the eligible Tax Credils

basis as follows:
a, . The Projects depreciabie costs iotal $37.49 million.
'b.  The basis limits applied by TCAC equal $43.23 milion.

¢ The debreciable cosis are less than the TCAGC basis limiis.' As such, the sligible
Tax Credit basis estimated at $37.48 millian.

2. Net Tax Credit Proceeds Calc:ulaﬂon

a. . .The gross Tex Credit amount supported by the proposed Project is calculated at
$3 26 mllhon based enthe foltowmg assumptlons

L The Project is located in a *Difficult fo Develop” census tract. This.allows
the eligible Tax Credit basis fo be increased by 30%.

"I The current Tax Credit application sets the annual Tax Credit rate at
3.35%. This rate Is applied to the 10-year Tax Credit period.

iil. Only 20% of the Tax Credlts are available gwen that only 28 of the units
will be restricted to very-low income households.

® The Peveloper’s pro forma assumes tha Jﬁniur Bonds at $7.23 milfion. However, this amount includes the $£25,000
defetred Developer fee, which KIMA has. deducted.

Appendix A —page 7

_ 1002008 LGJLR ghd
15620001115



b. The net syndication value supported by the Tax Credits Is ultimately deterfnined
based on competitive market condifions and on the timing of the disbursements.
Based on the Developar's assumption that none of the proceeds will be funded at

the complgtion of construction, the Tax Credit equily rate Is estimated at $0.74
per Tax Credit.

Therefore, the het Tax Credit procesds are estimated at $2.42 million, of which none will be
available during the construction period.

Deferred Costs

During the construction penod and thereafter, $625,000 of the Developer fee will be deferred.
The $625,000 deferral is proposed o be repaid @ Gentury over time. .

HCD Funds

" The Developer is requesting that HCD allow the TOD and Infill Infrastruciure Grant (11G) funding

awarded o the Otiginal Project, with the exception of $§721,000 that is dedicated to tie
Condominium Component in Phase lf, to be aliccated to the SAC Project. However, HCD has yet

toprovide a determination in regards fo this request. If HCD does not agree o the 100%

reallocation of the HCD {funds, the SAC Project financial gap.will increase on a dollar for doliar
hasis,

During the construction periad, $5.55 milllon of the T(_)lf) Infrastructure Grant and $15.07 million of
he IIG Grant will be available. Af permanent loan closing, the $4.47 milllon Rental Loan will be
disbursed and $2.78 million of the 1G Grant funds will be transferred fo the LIHTC Project.

Neaative Arbitrage Reserve

At the end of construction, the $2.13 m:ll:on Negatwe Arbitrage Resarve will be released. The
reserve will not be requlred to be applied to the tax-exem pt bonds.

Total Potential Funding Sources

The following summarizes the total potential fundmg sources duiing the construciion penod and

at permanent loan closing:

Change in

Funding

Construction Penmmanent Sources
_Tax-exempt Bonds $21,560,000 . . §21,560,000 $0
Junior Bonds 6,805,000 2,500,000 (4,105,000)
Tax Credit Equity 0 2,417,000 2.447.600
Deferred Developer Fee 625,000 - T 525,000 0
Neg. Arhilrage Reserve . 0 2,126,000 2,126,000
HCD Funds 20,618,000 22,308,000 1,689,000
Total Polential Funding Sources $48,400,000 $51,535,000 $2,127,000
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It should be noted that approximately half of the fLmdlng solrces are the HGD funds that have yet
been approved fo be allocated solely to the SAC Project by HUD.

- Financial Gap Calculation

The following summarizes the estimated financial gap durlng the constrtxct[on period and at
~ permanent loan closing: :

Change in

Constryction © Permanent Financial Gap

Total Development Costs $56,341,000 $56,341,000 30
(Less) Funding Sources (49,409,000 {51,636,000) (2,127,000)

Total Potential Funding Sources $6,832,000 $4,805,000 - {$2,127,000)
Per Affordable Unlt $238,000 $166,700 {$73,300

‘Therefore, it is concluded thet the maximum warranted LBHDC assistarice is up t0.$6.93 miliion,
or $239,000 per affordable unii. Once 100% of the propesed funding sources are in place at the
closing of the permanent loan, the financial gap is expecied to decrease to $4.80 million, or.
$165,700 per affordable unit. However, it is recommended that the financial assistance amount
be established based on the review and approval of ihe A&E extraordinary costs and the.
Community/Programming costs by the LBHDC staff as well as the approval of the aliccation of
funds by HCD and the deferred Developer fee siructure by the Tax Credit Investor. It should be
- neted that LBHDC has already contribuied $2.28 million through land acquisition.

PROPUSED DEAL TERMIS
The following summarizes the proposed deal terms:

1. LBHDGC will provlde up to $6.93 million as a residual receipis'loan to the Project (LBHDC
Loan) with the following terms:

a. A3% simple fnterest rate;

b A bBb-year term, at which time the remalmng balance of the LBHDC Loan will be
' due and payable;

¢.  Secured by a second trust deed on the entire SAC Parcel; and
d. Annual payments equal to 25% of the reskiual receipts.
2, After the permanent loan closes, the LBHDC Loan will be paid down by $2.13 million.

8. . Theexisting $2.28 milion LBHDC Loan will be increased by up to $4.65 million.
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CASH FLOW ANALYSIS (APPENDIX A - TABLE 4) -

KiViA also conducted a cash flow analysis to estimate the present value of the debt service
payments fo the LBHDC. The following describes the basic cash flow assumptions:

1

10,

"

12,

Year 1 is based on the pro forma rent and expense assumplions presented in the
stabllized analysis (Table 2).

Market rents are projected to Increase at 3% per year while the affordable rents are
estimated to increase at 2% per vear.

A 5% vacancy and collsction allowance ks provided,

The general operating expenses and resident services expenses are increased at 3% per
year.

The prcberty taxes are increésed at 2% annually.

The operating reserve inqréases at 3% per year.

The replacement reserve ié held constant over the Iife for the Project.
Asset m'anagement feas are set at $10,000 per year through Year 16.

General partnership management fees are set at $10,000 per year and will be held -
constant over the fife of the Project.

“The additional activity fee of $41,000, is held constant for the life of the Project.

The dunior Bonds are to receive an 11% return and be repaid prior to any residual
receipts distribution to the LBHDC and the Developer.

The following Rustrates the propnsed residual receipts distribution:

a, Twenty-five parcent (25%) of the residual receipts are applled to the LBHDC
Leaty; and

b. .  The remaining 75% of the residuél receipts will be allocated to the Developer, of
which 75%, or Meta’s portion of the Developer’s resldual receipts, will be applied
to the $625,000 deferred Developer fee. '

The following summarizes the cash flow analysis findings:

1.

The LBHDC Loan is projectad fo be repaid in Year 35, However, residual receipts
payments are not expected to begin until Year 15 when the Junior Bonds have been
repaid. -

The operating reserve fund Is not expected fo be utiized and is estimated to grow to
$3.78 million by Year 55,
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3. While 100% of fhe deferred Developer fes is expected to be repaid, it is not anticipated to
oceur until Year 17. However, 2 Tax Credit investor fypically requires any deferred
Developer fee to be repaid within 15 years. i the deferred fee cannot be repaid within 15

~ years, the amount needs to be deducted from the Eligible Basis and thus the Tax Credit
equtity would likely decrease and the financial gap would indrease on a dollar for dollar
basis. If the Fligible Basis is required to be reduced by $625,000, the estimated lmpact
-on the Tax Credit equity is a redusiion of $54,000.

SUMMARY AND CONCLUSION
The following summarizes the conclusions of the KMA analysis:

1. The estimated warranted assistance is up fo $6.93 mitlion. However, there are several
iesues ihat need to be resolved prior to the finalizafion of the assistance amount.

a. Exdraordinary A&E Costs ~ A policy decision nesds to be made whether to allow
the $1.58 million in extraordinary A&E costs to be included in the calculation of
the warranted financial assistance. If.the LBHDC chooses not to include these,
or a poriion of these costs, the financial assistance warranted from the LBHDC
will decrease. However, if the current contracts remain in place, the Developer
will be required te find additional funding sources.

b. Communityf?rogramming Space Costs — While the propesed SAC Project will
have a higher quality of cormmunity and programming space than a typical
affordable housing project, the $2.28 milfion, or $150 per square foot of GBA,

-cost eslimate is considerably higher than whatis iypical. Therefore, itis
recommended that prior to the establishment of the LBHDC Loan amount, the

LBHDC staff and the Davelopar rev!ew the design specifics and budget line
items.

G Deferred Developer Fee Repayment — While the defarred Developer fee does -
get pald, the total payment is not expected fo occur during the 15-year Tax Cradit
compliance period. The Developar has not yet provided a Tax Credit irvestor
ferm sheet that agrees to this assumption. As such, there is potential for the Tax
Credit Equity proceeds to be decreased and the financial gap fo increase ona .
dollar for dollar basis. It is recommended that the Developer provide a Tax
Gredit Investor tetm sheet verifying that these conditions are accepiable to the

investor as well as provide an additional funding source if the Tax Credit equity Is
reduced, -

d. HCD Funds Aliccation Request — While the Developer has assumed that all of
the HCD funds that were awarded to the Original Project be allocated to the SAC
Project, HCD has not yet approved this structure. Thus, there is a sIgmﬁcant tisk
that a pertion of the HCD funds proposed to be available to the SAC Project, will
be aliccated to the LIHTC Project and/or Phase . Any decrease in the HCD

funds allocated to the SAC Project, will increese the financial gap on a dollar for
doliar basis.
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e, Operating Reserves — HUD reguires signiﬁcaﬁt operating reserves fo be
capitalized in the development budget as well as set-aside annually from the
cash flow. Information has not been provided fo the ferms of the reserve. These
details should be provided o LBHDC.

2, The proposed deal terms are appropriate for the proposed Project.

In conclusion, given the risks outlined in this analysis, It is recommended that the LBHDC only
approve the request for financial assistance fo the SAC iject wiihh the condition that all cutside
funding sources are secured and documented.
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APPENDIX A - TABLE 1

ESTIMATED DEVELOPMENT COSTS
LONG BEACH & ANAHEIM: PHASE |- SAC PROJECT
LONG BEACH, CALIFORNIA

Land Assemblage Costs

Assumes a 18-month construction term and a 12-menth absorption term; and an average outstanding balance of 83%.

Prepared by: Keyser Marston Associates, Inc.

Filanams: LB & Anahaim - Phase | - 02.04.10; Pro Forma - 4%; jir; 2/4/2010

Asquisition Costs 59,890 Sfland $138 /sflLand $8,285,000
Leasa Buyouts Allowance 385,000
Closing Costs 2% Purchase Price’ 181,000
Total Land Assemblage Cosis 59,880 SfLand $148 fUnit $8,8_51,UDD
. Offsite improvements . Mllowance $619,000
1.  Direct Costs z . .
Demplittan Costs/Utlity Relocation 59,880 Sfbamd $11 /Sfland $677.000
On-site Improvements 59,890 Sfland . $12 /Sfland 726,000
Phase |[ Improvamenis Allowance 79,000
Parking Costs 184 Spaces $21,076 /Space 3,878,000
Residential Shell Costs 117,945 SFGBA $131 /SfGBA 15,399,000
Community and Programming Space 15,223 SfGBA $150 [SFGBA 2,282,000
Furnishings, Fixtures & Equipment 147 Units $2,721  {Unit 400,000
Contractor Fees / General Requirements 11% Construction Coslts . . 2,525,000
Crane & Manlift Allowance: 740,000
Construction Bonds 1% Construction Costs 186,000
Contingency Allowance 5% Other Direct Costs 1,212,000
Total Direct Costs 133,168 SiGBA $211 [SFGBA $28,103,000
IV. Indirect Costs . :
Architeciure, Engineering & Consulting 8 6% Direct + Offesite Costs $1,723,000
QOriginal Architect Costs Allowance £9,000
LEED Consulting Costs Allowance. 73,000
Extraordinary ASE Costs * 5% Direct + Off-site Costs : 1,558,000
Permits & Fees ° 147 Units 517,765 /Uni’ © 2,612,000
Taxes, Legal & Acceunting 5% Direct + Off-site Costs 1,418,000
Insurance 147 Units $2178 /Unit 320,000
Marketing & Leasing 147  Units $5,102 /fUnit . 750,000
Developer Fee * _ 2,500,000
Contingency Allowance 4% Other indirecis 493,000
Total Indirect Costs 511,516,000
V. Financing Gosts _
Century Land Loan Accrued Interest ) $625,000
Interest During Consftruction 7 $21,560,000 Bonds 5.07% Interest 2,126,000
‘ _(Lgss} Income During Lease-up * . ' (297,000)
“Finanding Fees )
Construction Loan $21,560,000 Baonds 1.26 Peints 271,000
Permanent Loan $21,5660,000 Bonds 1.09° Points 236,000
HUD/MIP Costs . $21,560,000 Bonds 1.73 Points 373,000
Issuance Costs $21,560,00¢ Bonds 3.94 Points 850,000
Negative Arbitrage Reserve Allowance : 2,126,000
Reserves ' o
QOperating 7 Months of Operaiing Expenses 708,000
Replacameant 147  Units ‘ $823 fUnit 121,000
TCAC Fees 115,000
Total Financing Costs $7,252,000
VI. |Total Development Costs 133,168 S{GBA $423 ISTGBA $56,341,000 | _
1 Based on Developer's aliocation of offsite costs; assumas Clly approves walving the L8 Blvd improvements unti! a later date.
% Based on Doveloper estimate; includes & premium for prevalling wage raguirement. * .
3 KMA estimate based on industry standards,
4 Based on Developer estimate. '
5 Basad on LHBDC staff estimate.
§  Equal to the amount identified by the Devaloper; amount is equal to the maximum amount allowad by TCAC.
T
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APPENDIX A -TABLE 2

.STABILIZED NET OFPERATING INCOME

LONG BEACH & ANAHEIM: PHASE | - SAC PROJECT

LONG BEACH, CALIFORNIA

Gross Residenttal [ncome

fUnithonth

Manager's Unit . 1 Unit $1,600 $19,200

VL Inc Redev/Tax Credit & 40% Median ‘_ ‘

1-Bedroom Units @ (665-5f) 3 Units $534 /UniMaonth 18,220

2-Badroom Units @ (914-SF) 3 ‘Units $613  MnitMonth 22,070

. VL Inc Redew/Tax Credlt @ 50% Median "

4-Bedroom Units @ (665-5%) 14 Units - $561  Mnit‘Month 94,250

2-Bedroom Units @ (814-8f) g Units $613  /Unit/Month 66,200

Markst Rate * A .

1-Bedroom Units @ {665-Sf) 63 . Units™ $1,600 JUnitMonth 1,306,600

2-Bedroom Unlts @ (914-57) 49 Units $1,050 /UnittMonth 1,146,600

Laundry/Miscellaneous Income 147 Units .$5. ‘MritMonth - 8,820

Gross Residential Income 447 Units’ $2,681,960

(Less) Vacancy & Collection Aliowance 5% Gross Incame {134,100}

Effective Gross Income $2,547,860

QOperating Expenses 3 . )

General Cperating Expenses 147 Units .$4,042  /Unit $594,100

Properly Taxes . ' . 410,340

Services .. 147 Units $268 - fUnit 39,000

MHP Fee $4,471,000 Loan 0.562% Loan 23,310

Operating Reseve 147 Units . $104 MAdnit © 15,280

Replacement Reserve 147  Units $447  fUnit 65,710

Total Operating Expenses 147  Units- $7.800 /Unit ' $1,147,750
"It [Met Operating Income $1,400,110 |

Based on LA County 2009 incomes distributed by HUD/HCD. The rents are based on the more stringent of California Health & Safely Code Section 50053
and rents published by TCAC. Efficient uiility allowances per the Long Beach Housing Authority are $60/1-bedroom units and $86/2-bedroom units.

Based on Developer's estimate, Assumes monthly rents at $2.41/sf ane-bedroom: unit and $2.13/sf two-bedroom units.

Based on Developer's estimates.

Prepared by: Keyser Marston Associates, Inc.
Filename: LB & Anaheim - Phase 1 -02.04.10; Pro Forma'- 4%; jir; 2/4/2010



APPENDIX A - TABLE 3

FINANCIAL GAF ANALYSIS -

1.ONG BEACH & ANAHEIM: PHASE | - SAC PROJECT

LONG BEACH, CALIFORMIA

L. Pgtential Funding Sourceg - Construction
A.  Tax-Exempt Financing
Net Operating Income
Income Available for Mortgagea
Interest Rata/Mortgage Constant

$1,400,110 NOI {See Table 2)

1.1 OCR
5.07% Interest

$1,260,11¢ Dsbt Service
5.84% Constant

Tax-Exempt Financing $21,560,000
B. Junior Tax-Exempt Bonds ' $6,605,000
C. Tax Credit Equity $0
D. HCDFunds?®
TOD Rental Loan §0
TOD Infrastructure Grant 5,550,000
Infill Infrastructure Grant 15,068,000
. Total HCD Funds $20,619,000
. Deferred Developer Fee 25% Developer Fee $625,000
Total Potential Funding Sources - Construction $49,409,000
Il.  Financlal Gap Calgulation - Construction
Total Development Costs $58,341,000
(l.ess) Total Potential Funding Sources ] {49,408,000)
ﬁnanci‘al Gap -.Construciion 26 Affordable Units $233,000 [Affordable Unit 56,932,000]
lll. Potential Funding S e85 =
A. Tax-Exempt Bonds _$21 ,560,000
B. Junior Tax-Exempt Bonds $139,051 Cash Flow 5.60% ROE $2,500,000
C.- Tax Credit Equity?
Grass Tax Cradit Value $3,266,000 ‘
Syndication Rate 74.00% [Tax Credit Dollar )
Net Tax Credit Equity $2,417,000
D. HCD Funds?
TCD Rental Loan $4,471,000
_TOD Infrastructure Grant 5,550,000 -
nfil Inﬁastructure Grang 12,287,000 i
Teotal HCD Funds $22,308,000
E. Negative Arbitrage Reserve Release $2,126,000
D. Deferred Developer Fee ' 25% Developer Fee $625,000
Total Funding Sources - Permanent ‘ '$51,536,000
W, Financlal Gap - Permanent .
Total Development Costs $56,341,000 -
{Less) Total Potential Funding Sources . (51,536,000
|Financial Gap - Permanent 29 Affordable Units $165,700 JAHordahle Unit $4,805,000 |

Per Developer estimate.

Prepared by: Keyser Marsion Associales, Inc.

The HCD funds have already been awarded to the Project.
$37.50 million eligible basls, which includes a 130% difficult to develop premium; a 3.35% Tax Credlt rate; and an appl;cabla fractlon of 20%.

Filename; LB & Anaheim - Phase | - 02.04.10; Pre Forma - 4%; jIr; 2/4/2010 -
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" LIHTC PROJECT
FINANCIAL GAP ANALYSIS




FINANCIAL GAP ANALYSIS — LIHTC PROJECT _
Estimated Development Costs (Appendix B — Table 1)

KMA reviewed the Developer's February 2, 2010 pro forma and found the estimated development
costs io be reasonable except for the A&E and FFAE costs.

Acquisition Costs

The Develaper will allocate $3.28 million of the Phase | fand value fo the LIHTC Projett. This
equates to $202 per square foot of land area. The LIHTC Parcel is owned enhrely by the

- Developer,

Off-site Improvement Costs

The City's Department of Development Services {LBDS} approved a menu of off-site
improvements that will be required to develop the Original Project. While the LBDS originally

approved the fterns based on both phases being developed at the same time, it has been agreed

that 50% of the improvements, predominately along Long Beach Boulevard, can be waived until

Phase Il is developed. Therefore, The LIMTC Project of the Fhase | off-site improvement costs is
estimated at $244, DDO

Direcf Costs

Given the proposed financing sources, the LIHTC Project will be required fo pay prevailing

wages, which are included in the direct cost estimates. The following sumrmarizes the direct cost

estimate assumphons

1. On-site improvements are estimated at$19 per square foof of land area. It shouid be
_noted that the LIHTC Parcel is currently vacant,

2. . Given thai the timsline for Phase Il has not been astablished, the LBHDC is requiring the
" Developer to provide fencing, landscaping and hardscaping on Phase i during the
interim. These improvements are estimated to cost $100,000, of which $21,000 has
been allogated fo the LIKTC Project,

3. The parking garage cosis are estimated at approximately $21,100 per space.

4. Shell costs are estimated at $127 per square feet of GBA, which includes costs for the

common areas and the community space.

B. A $250 000 allowance Is provided for furnishings, fidures and equipment (FF&E), which -« - o oo

equals $8,510 per unit. This expense is approximately $150,000 hlgher than the typicat
- costs for similar projects,

Appendix B —page 1

1002003 LG:JL Reged
15620.001.115



Contfractor Tees are estimated at 7% of construction costs, which is Tower than the 14%
maximum imposed by TCAC. Due fo the complexity of the LIHTC Prqec:t a 540,000

allowance is also provided for a crane and manlift,

Construction bonds are estimated af approximately 1% of consiruction costs.

A $314,000 contingency allowances is provided, which equate;s fo approximately 5% of
other direct costs.

The total direct costs are estimated to be $6.50 million, or $218 per square foot of GBA.
However, the Developer should provide the LBHDC staff with a delziled description of what is
included in the $250,000 FF&E budget, Ifthe LBHDC siaif decides to limit this allowance, the
financial gap will decrease on a dollar for dollar basis. )

indirect Costs

The following summarizes the indirect cost estimates assumptions:

1?

The total indirect cosls are estimated to be $3.47 miflion. 1t should be noted that $438,000 of the -

Architecture, engineering and consulting (ARE) tosis are estimated at 8% of direct and
off-site improvement costs, which equaies to $539,000. However, the Developer
proposes a fotal of $1.02 million for ASE costs, which equals 15% of direct and off-site
improvement costs. This $483,000 differential includes $18,000 that was expended on
the previous architect, as well as $27,000 for a LEED consultant and $438,000, which is
considered to be exiraordinary costs. However, the Developer provided signed confracts
and back-up for costs paid to date for the $1. 02 million estimiate.

Permtts and fees are estimated at $15,300 per unit, whtch is adjusied for the appropriate
fee walvers given fo affordable units

Taxes, legal and sceounting are estlmatéd at 6% of direct and off-gite improvement
coste, which. is slightly higher than typical 3% to &% for similar projects. However, these -

cosls include $103,000 in cosis spent to date, of which property taxes make up a
significant porhon

"Insurance cosls are 'esﬁmated at $1,500 per unit.,

Marketing and leasing costs are estimated at $385 per unit.

The Developer fee Is set at $1.24 milllon, which is 15% of the eligible basis and the
maximum allowed under the TCAC regulations..

A $128,000 contmgency allowance is prov:ded which equates to 4% of ather indirect
cnsts e PRI A 9 Yot A . [T LRE R

indirect costs are considered to be extracrdinary, Therefore, if is recommended that the LEHDC
make a policy decision in regards o accepiing these costs in the financial gap calculation.
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- Financing Costs

The following summarizes the financing cost esti mates assumptions:

1. Ceniury provided a $1.46 million acquisition and predevelopment loan, which is secured
with a first trust dead on the LIHTC Parcel. However, Metia was unable to continue to
make interest payments on the loan at 8.6% Interest. Since Meta has ceased to make - -
interest payments on the foan, $468,000 in interest and fees have accrued. To avoid
foreciosure, Meta and Century agreed o enfer into a partnership, of which Century will be
the managing general partner. Century has also agreed fo only recognize $310,000 of
the total $468,000 in accrusd interest, or 25% of the Developer fee, in the development
budget. The accrued interest is proposed to be financed by a $310,000 deferral of the
Developer fee and paid to Century with Meta's share of the Developer's share of residual
receipts.

2 intarest during construction for the $4.88 million construction loan is caloulated based on
the following assumptions:

a. A 8.75% interest rate;

b. A 14-month construction period and a one-month absorpfion period;
c A 58% average outstanding balanc.e; and .
d. - Appmx:mately $8,800 of net operaling income dunng the one-month absorplion
~ period.
3 Financing faes are estimated based on the following: .
a.'.. Construc‘tion. Loan - 1 .Qd Points; and
b Perm.ament Loan ~ 7.48 Points, “The higher than fypical permanent loan fees are

a result of the imited size of the permanent joan and that the Developer has yet
to seoure a permanent lender for the LIHTC Project.

4, Capltalized reserves are estimated as follows:
& Operaling Reserves — Approximately three months of operating expenses and
. debt service payments.
b. _Replacement Reserves - $280 per unit allowance.

5. . Tex Creditfees are estimated at $85,000.

The total financing costs are estimated to be $869,000. it should be noted that the Developer has
not provided a term sheet from the construction and permanent fenders. Thus iis Ilkely that the

- financing costs will be adjusted,
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Total Estimated Development Costs

The estimated development costs total $14.36 million, or $484 per square foot of GBA. The
following summarlzes the fotal estimated development costs:

Acquisition Costs $3,280,000
Off-site Improvement Costs . 244000 |
Direct Costs 6,497,000
indirect Cosis 3,470,000
Financing Costs . 869,000
Total Development Costs $14,360,000
Per Unit B : $368,200
Fer SfGBA $484

However, based on KMA's experience, the following cost estimates are considered fo be

. extraordinary, need further clarification or are likely fo change:

1. ARE Costs — The $438,000 in extraordinary costs should be reviewed by the LBHDC and
decided whether {o accept these costs in the financial gap calculation.

2 FF&E Costs — The Developer should provide the LBHDC staff with a-dstalled description
’ - of what is included in the $260,000 budget. -

3. Financing Costs — Once the Developer receives an official term sheet fromthe
© construction and permanent lenders, the financing costs are likely fo be adjusted.

Stabilized Net Opsrating Income {Appendix B ~ Table 2)
income Restrictions
The Developer proposes o set-aside 38 units for very-low income households. The LIHTC

Project must comply with the income restriction restrictions imposed by the various funding
programs. Therefore, the LIHTC Project will be subject to the following income sestrictions:

Number of Unils
Designated Requirements 1-Bdrm 2-Bdrm
Section 50105 [ 30% Median ® 3 R
Section 50105 / 40% Median a 38 1
Section 50105 / 45% Median : 2 2
Section 50105 1 50% Median . 22 4
Unrestricted {(Manager's Unit) 0 1

TThe LEHSC requlres' that very-low income units comply with the California Haalth and Safefy Code Section 50105
(Section 50105) as referenced in the table. X
& sMedian” refers to the Los Angeles Couniy median income.
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Affordability Restrictions

The rents applied to the unils must reflect the most striﬁgent requiremnents imposed by the
various funding sources.”  The 2009 maximurn aliowable rents, net of the appropriate utility
allowances, are as follows:™®

One-bedroont Two-bedroem
: Unifs . Units
Very-Low Income/30% Median
Section 50063 _ _ $570 $625
30% TCAC Rents : $394 5461
Applicable Rent - $394 _ 3461
Very-Low Income/40% Median ,
Section 50053 . $570 $625
40% TCAC Rents $543 640
Applicable Rent . $543 $625
Very-Low Income/45% Median ' C
Seclion 50053 : $570 - $B25
45% TCAC Renis ' $617 . $728
' Applicable Rent ‘ . $570 $625
Vary-Low Income/50% Medlan : .
Section 50079.5 | . - 870 $625
- B0% TCACRents - $602 - $818
Applicable Rent $570 3626

Net Operating Income Ca.'culétion '

The gross rental incomie, including miscellaneous revenue estimated at $5 pef urit per month, is
projected to stabilize at $275,300. Afier the assumption of a 5% vacancy and collection
allowance, KMA estimated the effective gross income (ECGY) is estimated to be $261,530.

KMA rgviswed the Dévaloper;s proposed oﬁerating expense assumptions and determinsd that
the estimates were reasonable. The folowing summarizes the estimates:

1. General operating expenses are estimated at $4,400 per unit.' This estimate is at the
high-end of the typical range for similar projects.

2 Properly taxes are estimated at $5,000 per year, which reflects that the Developer will
partner with a nonprofit partner to enable the Project to receive a property tax walver.

3. Acﬁvity fees are estimaled at $6,000, or $154 per unit pér yéar. 1t should be noied that
the tenants of the LIHTC Project will-have access fo afl of the amenities- located at the. . -~ . weess
SAC Project. )

. ¥ The affordable rents are estimated based on the strictest of: the caloutation methodology e=tablished under Ssction

50053 of tha Health and Safely Code and Tax Cradlt rents that are published annually by TGAG.”
* Morithly utiltty slowances: $51/1-bdmm units and $74/2-bdrm units.
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4. Replacerent reserves are estimated at $250 per unit per yeat.

The tofal operating expenses are estimated at $181,630, or $4,900 per unit. When the total
operating expenses are deducted from the EGH, the net operating income (NOI) is estimated io
total $68,800, which is summarized below,

| Effective Gross Income .. - . $261,530

{Less) Operating Expenses - ~__{191,630)
Net Operafing Income ‘ $69,900

Financial Gap Analysis (Appendix B — Table 3)
Potential Funding Sources
The following summarizes the potentlal funding sources;

Conventional Financing

As previously discussed, the LIHTC Project will be financed with a $4.98 miilion loan during the
construction period. The permanentf'nancmg was estimated by the Developer based upon the
following assumptions:

1. A 1.20 debt coverage ratio, which results in a $58,250 annual debt service payment
2 A7.50% mterasi* rate; and

3. . AB30-year amortization period.

The res;ulting permanent loan is estimatéd af $694,000.

Low Income Hous} Tax Credit Equt

The Developer plans to apply for the compefitively awarded 8% Tax Credite during the first round
of 2010, The followmg describes the Tex Credit equity Calculation;, '

1. Tax Credit Basis Calculation: It canbe assumad that the Pro;ect’s eligible Tax Credit
: basis is equal fo the lesser of the deprecia ble costs forthe Tax Cradit units, or the basis

limits established by TCAC. KMA and the Developer calculated the eligible Tax Credits
basis as foliows:

a. . The Project's depreciable costs total $9.55 million.
«h. + Thebasis imits-applied-by TeAC-equal $9.58 milion. -

C. The depreciable costs are less than the TCAC basis limits. As such, the eligible
Tax Credit basis esfimaied at $9.55 million. However, to increass the
competitiveness of the Projsct, the Developer plans to deduct $1.30 million from
the eligible basis. . '
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pogy

Change in
[ T b il P . T . [ L T N LR Euﬂdiﬂg L TES P
Consfruciion Pen'nanent Sources
Conventional Financing . $4,882,000 $694,000 {$4,288,000)
Tax Credit Equity ' ' 2,143,000 7,143,000 E,000,000
Deferred Costs 1,022,000 310,000 (712,000)
HCD Funds Transfer 0 2,782,000 2,782 000
- |_Total Potential Funding Sources $8,147,000 $10,829,000 $2.782,000

2. Net Tax Credit Proceeds Caloutation:

a. The gross Tax Credit amount supported by the propossd Project is calculated at -
$8.65 millicn based on the following assumptions:

i The Project is located in a *Difficult fo Bevelop™ census tract. This aflows
the eligible Tax Credit basis to be increased by 30%.

il The current Tax Credit application sets the annual “Tax Credit rate at
8.00%. This rate is applied to the 10-year Tax Cradit period.

b. The net syndication value supported by the Tax Credits is ultimately determinad
. based on competitive market conditlons and on the timing of the dishursements.
Based on the Developer's assumption that 30% of the proceeds will be funded at
the completion of constructlon the Tax Credit eqmty rate i 15 estlmated at §0. 74
"per Tex Crednt

Therefore, the net Tax Credit proceeds are estimated at $7.14 million, of which $2.14 million will

be available during the construction pericd. The estimated tie-breaker is 85.5%. As previously

discussed, the Developer has not provided an offical term sheet from the Tax Credit Investor.

. Deferred Cosls

Curing the consiruction perjod, the Developer estimates that $1.02 million of the total
development costs, or 7%, can be deferred during the construction period. - The Developer
proposes to defer $310,000 of the Developer fee. The $310,000 deferral is proposed fo be repald
fo Century overtime.

HED Funds Transfer

While the Developar has allocated $2.78 mllllon of the aiready received Infill Infrastructure Grant
(13) funds fo this component of Phase |, these funds will only be available at project completion.
According to the Developer, this transfer will not be included in the TCAC application in order to
increase the tie-breaker for the Project. Again, since a term sheet from the Tax Credit investor
has not yet been provided, it cannot be verified that this transfer is acceptable to the investor.

Total Potential Funding Sources

The foliowing summarizes the total potential funding sources during the construction peried and
at permanent loan closing:

- ey e e
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The Developer has not provided ferms sheets for the construction and permanent loans as well
as from the Tax Credit Investor, Therefore, the avallablhty of these funding sources cannat be

verified.

Financial Gap Calculation

The following summarizes the estimated financial gap during the construction period and at
permanent loan closing:

Change in
Consfruction Permanent Financial Gap
Total Development Costs $14,360,000 $14,360,000 %0
{Less) Funding Sources (8,147,000 (10,292,000} {2,782,000). |
Financial Gap N $6,213,000 $3,431,000 $2,782,000
Per Affordable Unit - $163,500 $80,300 $73,200

Therefore, it is concluded that the maximum warranted LBHDGC assistance Is $6.21 million, or
$163,500 per affordable unit. in addition, once 100% of the proposed funding sources arein -
place at the closing of the permanent loan, the financial gap is anticipated to decrease to $3.43
miillion, or $90,300 per affordable unit. However, it is recommended that the final assistance
amount be established based on the review and approval of the A&E and FFAE costs by the

LBHDG staff as well as the receipt of term sheets from the construction and permanent lenders
and the Tax Credit investor.

PROPOSED DEAL TERNS

The following summarizes the prcpcsed deal terms:

1. LBHDC will provide up to $6. 21 mﬂ[ton as a residual receipts loan to the. ijsct (LBHDC
- Loan) with the foliowing terms:

" a

b.

c

d.

A 3% simple interest rate;

A B5-year term, at whlch time the remaining balance of the LBHDC Loari will be

due and payable;
Szcured by a second trust deed on the LIHTC Parcel; and

Annual payments equal fo 25% of the residual receipts.

2. After the permanent loan closes, the LBHDC Loan will be paid down by up t0$2.78

million.

I T P P L ]
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CASH FLOW ANALYSIS {APPENDIX B -~ TABLE 4)

KMA also conducted a cash flow analysis o estimate the present value of the debt service
payments to the LEHDC. The foliowing describes the basic cash flow assumptions:

1. Year 1 is based on the pro forma rent and expense assumplions presented in the
- stabilized analysrs (Table 2). The affordable rents are assumed fo increase at 2% per -

year,

2. A 6% vacancy and collection allowance is p'rovided.-

3. The general operating expenses and resident services expenses are increased at 3% per
year,

- 4, 7 The ;Sroperty taxes are increased at 2% annual[y.
S A ' fhe replacement reserve is held constant over the life for the Projeét.

. & Asset management fees are set at $5,000 per year through Year 15.

7. General parinership management fees are set at $5,000 per year and will be held
constant over the life of the Projact.

8 The following illustrates the proposed residuai raceipts dism'bution:

a. Twenty-five percent {(25%) of the readual recelpis are applled o the LEHDC
Loan; and :

b. The remaining 75% of the residual receipts will be allocated to the Déveloper, of
which 75%, Meta's portion of the Developel‘s residual receipts, will be apphed o
the deferred Developer fee.

The: foliowing summarizes the cash flow analysis findings:

1. The LBHDC Loan is not projected fo be repaid during the 65-year loan term. “in fact, the
loan will negatively amortize and have a $9.09 million balance in Year 55.

2. InYear 18, the operating reserve funds are expetted to be required t0 assist in making
the full $58,250 annual debt services payment. The operating reserve is projected to be
depleted by Year 27, therefore, the total debt service payments are not aniicipated to be
made in the final four years of the-loan term, According to the Developer, PNC, the
permanent lender currently reviewing the fransaction, has not made an issue of the

potential cash flow issues. However, PNG has also not yet provided.a term sheef for the ... ...

proposed ioan.

3. Wihile the asset management fae is expectsd fo be supported by the cash flow, the '
general partnership full fee payment is likely to cease after Year 6.
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4. Finally, the Developer proposes thet the $310,000 deferred Developer fee be repaid out
of Meta's share of the Developer's residual receipts. As such, it is estimated that only
$1,150 of the $310,000 deferred Developer fee would be repaid. Again, a term sheet
from the Tax Gredit Investor has not been provided fo verify the acceptance of this
structure. However, an investor fypically requires any deferred Developer fee to be
repaid within 18 years. {f the deferred fee cannot be repaid within 15 years, the amount
needs to be deducted from the. Efigible Basis and thus the Tax Credit equity would likely -
decrease by approximately $268,000.

SUMMARY AND CONCLUSION

' The following summarizes the conclusions of the KMA analysis:

1. :'i‘he warranted financial assistance is estimated at Up fo $6.21 milion. However, there
are several issues that need to be resolved prior to finalizing the assistance amount

Exiraordinary A&E Costs — A policy decision needs to be made whether to allow
the $438,000 in extraordinary ARE costs to be included in the calculstion of the
warranted financial assistance. If the LBHDC chooses ngt to Inciude these costs,
or a portion of these costs, the warranted LBHIDC financial assistance will
decrease. However, If the current contracts remain in place, the Developer will
be required to find additional funding sources.

FF&E Costs — While the proposed LIHTC Project is expacted to be of a high
quality, the $250,000 allowance for FF&E is approximately $150,000 higher than
typical for simitar projects. Therefore, it is recommended that prior 1o the
establishment of the LBHDC Loan amount, the | BHDC staff and the Developer
review the specific FF&E budget line-items.

Deferred Developer Fee Repayment — The repayment of the deferred Developer

fee is not expecied to cccur during the 15-year Tax Credit compliance period.
The Developer has not yet provided a Tax Credit Investor term sheet that agrees

© 1o this assumption. As such, there is potential for the Tax Credit Equity proceeds

fo be decreased and the financial gap o mcreased by approximately $268,000.
it is recommended that a Tax Credit investor term sheet veriiying this structure
be provided as well as a scurce tofill the potentlal additional financial gap.

Transfer of HCD Funds / TCAC ~ While the Developer plans to enter into an
agreement with the LBHDC In regards to the fransfer of $2.78 million from the
SAC Project at the completion of the LIHTC Project, the Developer does not plan
to provide this information in the TCAC application in order to increase the tie-

.breaker poinfs. It is not clear what TCAC's response would be if this agreement

were to be disclosed and if this structure would be acceptable to a Tax Credit
investor,

TCAC Award - The Developer is proposing a TCAC application that would score
the maximum points as well as an 85.5% tle-breaker. Given that TCAC has
recently modified the tie-breaker calculation, there Is not a legitimate way of
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knowing what the most cormpetitive fie-breaker should be. However, based on
the knowledge of several other projects in LA County that may apply, the
proposed fe-breaker points appear to be very compeditive. it should be noted
that if the LIMTC Project does not receive an allocation in the first round of 2010,
the Developer will reapply. However, this portion of Phase | will then be delayed.

£ . Construction / Permanent loan term sheets — The Developer should provide the
construction and permanent loan ferms sheefs prior to the establishment of the -
LBHDG Loan amount.

2 The proposed deal terms are appropriate for the proposed Prc]eci )

3. Based on a conservative analysis, it appears that the LIHTC Project may have 2 cash
flow problem within the 15 year compliance period. It is assumed that the Tax Credit
Investor will be responsible for carrying the project during the compliance period but it is
possible that the Developer will request addiional assistance from the LBHDC after the
compliance period. However, the more fikely scenario is that & Tax Credit Investor will
not be wiliing to the deal ferms as proposed by the Developer. As such, there may be an
issue of the Developer finding an investor.

in conclusion, given the risks outiined in this analysis, it is recommended that the LEHDC only
approve the request for financial assistance to the LIHTC Project with the condition that all
oufside’ fundmg sources are secured and documented.
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APPENDIX B - TABLE 1

ESTIMATED DEVELOPMENT.COSTS :
LONG BEACH & ANAHEIM: 'PHASE I - LIHTC PROJECT
LONG BEACH, CALIFORNIA

Land Assemblage Costs

Acquisition Costs 16,220 Sfland $202 /Sfland $3,280,000
Closing Costs 0% Purchase Frice -
Total Land Assemblage Costs 16,220 Sfland 8202 {Unit $3,280,000
I, Off-site Improvements ' Allowaince $244,000
. Direct Costs® S
Demolition Costs 16,220 Sfland ’ $6' /SfLand $0
QOn-site Improvements 16,220 Sfland $19 /SfLand 311,000
Phase || improvements o ' §21,000 Allowarice 21,000
Parking Cosls 43 Spaces $21,076 fSpace - 908,000
Shell Costs 20,684 SfGBA $127 ISTGBA 3,782,000
Fumishings, Fixtures & Equipment 39 Units . $6,410  fUnit 250,000
Confractor Fees / General Reqmrements 7% Construction Costs ' 328,000
" Crane & Manlift Allowance - 540,000
Construction Bonds 1% Canstruction Costs 45,000
Contingency Allowancs 5% Other Direct Costs 314,000
Total Direct Costs 23,684 SfGBA ] $219 JSFGBA $6,497,000
IV. Indirect Gosts : _
Architecture, Engineering & Génsulting ® B% Diract +Off-site Costs $539,000
Original Architect Costs Allowance 18,000
LEED Costs Allowance 27,000
Exdraordinary A&E Costs * 6% Direct +Off-site Costs 438,000,
-Permits & Fees ° 38, Units ’ $15,283 fUnit 598,000
Taxes, Logal & Accounting 8% Direct +Off-site Costs . 413,000
Insurance 30 Units - - o $1,403  fUnit 58,000
Markating & Leasng 30 Units $385 [Unit 15,000
Developer Fee 1,240,000
Contingency Allowance 4% Other lndjrects 128,000
. Tetal Indirect Costs $3,470,000
V. Financing Casts . )
‘Century Land Lean Accrued Inferest . $310,000
Interest During Construction 7 $4,981,881 Loan Amount 6.75% Interest 255,000
Financing Fess .
Construction Loan $4,981,981 Loan Amount 1.80 Polnts 95,000
Permanent Loan $694,000 Loan Amount . 7.48 Points 52,000
Reserves ]
Operaling 3 Manths of Operating Expenses 62,000
Feplacement 38 Units $256 /Unit 10,000
TCAC Fees : 85,000 .
Total Financing Costs $869,000
VL. [Total Davelopment Costs 20,684 SIGBA - 5484 ISfGBA $14,360,000 |
1 Basad on Daveloper's allocation of off-site improvement costs; assumes Clty approves waiving the Long Beach Boulevard Impmvements at a later date.
2 Based on Developer estimate; includes a premium for prevaling wage requsrement :
5 KMA estimate based on industry standards.
+ Based on Developer esimate. -
% Based on LBHDC staff estimata. .
& Equal to the amount identified by the Developer; amount is equal to the maximum amount allowed by TCAC.
7

Assumes a 14-month construction term and a 1-month absorplion term; approximataly $6,800 in NOI during abrsorption; and an avarage outstanding

balanece of §9%.

Prepared by: Keyser Marston Assoclates, Inc.

Filename: LB & Anaheim - Phase | - 02.04.10; Pro Forma - 100% Aff; jlr, 2/4/2010



" APPENDIX B - TABLE 2

STABILIZED NET OPERATING INGOME
LONG BEAGH & ANAHEIM: PHASE 1= LIHTC PROJECT
LONG BEACH, CALIFORNIA

.  Gross Residential Income *

/UnitMonth

Manager's Unit -1 Unit $142C 517,040

VL Inc Redev/Tax Credit @ 30% Median

1-Bedroom Units @ {585-Sf) 3 Unit $384 /UnitMonth 14,180

2-Bedrooni Units @ (858-Sf) 1 Unit §481 /UnitMonth 5,530

Vi Inc RedeviTax Credit @ 46% Median

1-Bedrcom Units @ (585-Sf) 3 Units §543  /UnitMonth 19,550

2-Bedroom Units @ (858-5f) 1 Unlts §625 [UnitMonth 7.500

VL Inc RedeviTax Credit (B 45% Median . L

4-Bedroom Units @ (585-5%} 2 Units $570 fUnitMonth 13,680

2-Bedroom Units @ (853-5) 2 Units - $625  fUnit/Month 15,000

v Inc RedeviTax Cred; M dian

1-Bedroom Units @ (585-5f) 22 Units $570 /UnitMonth 150,480

2-Bedroom Unils @ {858-Sf) 4 Units © %625 /UnitNonth 30,000

Low Inc Red i 0% Median ' . . ]

1-Bedroom Units & {585-Sf) - Units $695 /UnitMonth -

2-Bedroom Units @ (858-5) - Units- $765 [UniliMonth -

Laundry/Miscellaneous income * 39 Units $5  JUnitMonth 2,340

Gross Residential Income 39 Units ' $275300

{Less) Vacancy & Collaction Allowanca 5% Gross Income {13,770}

Effective Gross Income $261,530 -
1. OgeratingEernsesz .

General Operating Expenses 39 Units $4,381  AUnik $1470,880

Propetty Taxes 39 Units §128 /Unit 5,000

Activity Fee 32 Units $154  [Unit 6,000

MHF Fee 38 Units -$0  /Unit, -

Operating Reserve 39 Units 30 fUnit -

Replacement Reserve 38 Unils $250 {Unit * 8,750

Total Operating Expenses 392 Units $4,900 fUnit $191,630,
k. |Net Operating Income " $69,200 |

' Basad on LA County 2009 incomes distributed by HUD/HCD. The rents are based on the mora siringent of Californiz Health & Safety Code Section 50053

2 Based on Developar's estimates.

Prepared by: Keyser Marston As_sdclates. Inc.

Filenams: LB & Anaheim - Phase ! - 02.04.10; Pro Farma - 100% Aff; fir: 2/4/2010

and rents published by TCAC. Efficient utility allowances per the Long Beach Housing Authority are $51/1-bedroomi’units and $74/2-bedrecom units.



APPENDIX B -TABLE 3

FINANCIAL GAP ANALYSIS
LONG BEACH & ANAHEIM: PHASE |« LIHTC PROJECT
LONG BEACH, CALIFORNIA

[.  Potential Funding Sources - Constryction
A. Consfruction Loan . $4,982,000

B. Tax Gredit Equity ’ 30% of Tetal Tax Credit Equity $2,143,000

C. Deferred Costs’ 51,022,000

Total Potential Funding Sources - Construction ' ' $8,147,000

1. Financial Gap Calculation - Construction Period

Total Development Costs o ’ ' . $14,360,000
{Less) Total Potential Funding Sources ) o . - (8,147.000)
meam:IaI Gap « Construction : 38 Affordable Units - $163,500 /Affordable Unit . . $6,213,000 |

. Potential Funding Sources - Permanent
A. Supportablé Permanent Financing .
' Net Operating Income : $69,800 NOCI (See Table 2)
Income Avaitable for Mortgage 120 DCR $58,250 Debt Service
Interest Rate/Mortgage Constant . T.50% Iinterest '8.39% Constant
Suppertable Permanent Financing . ' r $694,000

B. Tax Credit Equl

Gross Tax Cradit Value . $9,852,582

Syndication Rate 74.00% fTax Credit Dollar : . - .
_ . Net Tax Credit Equity . . ’ 57,143,000

¢. HCDFunds® . - . .
~ 1C Rental Loan : ’ . “$0 -
1C Infrastructure Grant o 0

IiG Grant - _ < 9,762,000
Total HCD Funds ‘ ’ ; $2,782,000 |

D, Deferred Devaioper Fea ! ' 25% Developer Fee ) $310,000

Total Potential Funding Sources - Permanent - ' : . $10,829,000

i,  Financial Gap Caleulation - Permanent

Total Development Costs ’ $14,360,000
(Less) Total Patential Funding Suurces . ) (10,929,000
|Financial Gap - Permanent 38 Affordable Units $90,300 /AffordableUnit - " §3,431,000 |

! Based on Developer's estimate.

$9.55 miliién eligible basis; a voluntary reducfion of $1,300,000 of the eligible basis to maximize evaiuation points; a 130% dlfﬁculttu develop premium; a
9.00% Tax Credit rate; and an applicable fraction of 100%.

% Transferred from the SAC Project.

Prepared by: Keyser Marsion Assoclates, inc.
Filename: LB & Anaheim - Phase | - 02,04.10; Pro Forma - 100% AT, jlr' 2."4!2010
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META HOUSING
PROPOSED DEVELOPMENT SITE |
202-206 Anaheim Street and 1201 Long Beach Boulevard
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