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EXECUTIVE SUMMARY

Sponsor Information:

Project Name: 730 Stanyan St Sponsor(s):  Tenderloin Neighborhood Development
Corporation (TNDC) & Chinatown Community
Development Center (CCDC)

Project Address  700-730 Stanyan Street, Ultimate 730 Stanyan Associates, L.P.
(w/ cross St): San Francisco, CA 94117 Borrower

(between Haight & Waller Entity:

Streets)
Project Summary:

730 Stanyan Street will be a new mixed-use building located in the Haight-Ashbury neighborhood directly
across the street from Golden Gate Park. Located on a 37,814 square foot (sf) parcel purchased by the City at
the intersection of Haight and Waller Streets (Site) in 2018, the building will feature 160 new affordable
residential rental units serving households earning from 25% to 80% MOHCD AMI (Project). The Project will
include one manager’s unit and comprise a mix of studios, 1-, 2- and 3-bedroom units.

The Project will also include 32 permanent supportive housing units supported by Local Operating Subsidy
Program (LOSP) funding, split between 12 units for Families experiencing homelessness, and 20 units for
Transitional Age Youth (TAY) experiencing homelessness. Of these 32 units, 19 will be funded by the No Place
Like Home (NPLH) Program. There will be another 32 units supported by a 20-year Project Based Voucher (PBV)
contract, administered by the Housing Authority of the City and County of San Francisco (SFHA).

In addition to community spaces for residents, there will be four separate commercial spaces on the ground floor,
including an early childhood day care center, a neighborhood-serving community space, a food hall, and a micro-
retail area. The Project is aiming for a minimum of LEED Gold certifications for green building standards. In
addition to public art such as murals on major building walls, the Project will be the first to meet City Planning’s
AB 168 agreement process to pay tribute (e.g., commemorative plaque and/or art) to Native American land.

This Project was awarded 4% tax credits and State bonds in November 2022 and now must close on construction
financing by June 12, 2023. The Sponsor is targeting a funding application for the Affordable Housing Program
(AHP) in March 2024 with the Federal Home Loan Bank (FHLB) of San Francisco. Since this request will occur
after the start of construction of the Project, this final gap loan request includes a MOHCD bridge loan for the
AHP amount of $1 million. Close of financing is projected for June 8, 2023, and construction is expected to start
in June 2023. It will take 25 months to reach Temporary Certificate of Occupancy (TCO), with lease up expected
to start in September of 2025.
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Construction Type: Type IA concrete Project Type: New Construction
superstructure

Number of Stories: 8 Lot Size (acres and sf): 0.868 acres / 37,812 sf

Number of Units: 160 Architect: YA Studio + Office for
Metropolitan Architecture
(OMA)

Total Residential Area: 157,124 sf General Contractor: Cahill Contractors +
Hercules Builders

Total Commercial Area: 9,135 sf Property Manager: TNDC

Total Building Area: 193,739 sf Supervisor and District: Dean Preston, D5

Land Owner: City of San Francisco Total Acquisition Cost: N/A*

Total Development Cost $153,252,004 TDC less land cost/unit: N/A

(TDC):

TDC/unit: $957,825

Loan Amount Requested:  $69,528,927** Request Amount / unit*: $374,660 not including

State NPLH funds
HOME Funds? N Parking? N
%City acquired the site directly for $15.9 million in 2018. This acquisition cost is not included in Project costs.
**Includes a $1 million MOHCD FHLB AHP Bridge loan, to be repaid when the FHLB AHP loan is issued.

PRINCIPAL DEVELOPMENT ISSUES

e Overall Construction Costs. Project hard costs are higher than average for similar mid-rise MOHCD
new construction projects. The guaranteed maximum price (GMP), which serves as the highest end
construction estimate, is $121,091,624. Primary cost drivers include increased costs of construction for
both material and labor. In addition, after a year of pre-development the design was changed to
maximize housing allowed under site zoning, which led to a re-design of the Project from a six-stories
with 120 units, to an eight-stories with 160 units. Please see Section 3.4

e Overall Construction Timing. A number of construction issues remain to be resolved before closing.

o Traffic Control Plans have not yet been developed or presented to SFMTA and MUNI for
coordination, revisions and approval. Approvals by SFMTA and MUNI may take several
months. MOHCD and the Sponsor will continue to work with SFMTA to ensure the scope of
work addresses traffic impacts as well as minimizes impacts to the Project’s construction
timeline and cost.

o The Project Site has limited space for construction staging, materials, and equipment. Previous
discussions with San Francisco Recreation and Parks Department (RPD) indicated that Project
staging may be available at RPD’s existing Stanyan parking lot. However, RPD now indicates
that the amount of Stanyan parking lot space may be limited.

o Neighbor agreements to provide access and/or correct/modify existing property line conditions
and encroachments at the adjacent Amoeba Music and 1760 Waller two-unit dwelling are
currently being negotiated and must be finalized prior to construction start.

The three issues noted above present timing and costs risks (to Sponsors and MOHCD) that are not fully
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determined at this time. The Sponsor and MOHCD staff will continue to engage with stakeholders through
loan closing and construction start to monitor progress, and seek assistance from City agencies (e.g.,
SFMTA, RPD, and SFPUC) where appropriate. Sponsors will be required to provide monthly status updates
to MOHCD as a post loan closing condition.

o Commercial Space. The proposed commercial space totals 9,135 square feet and occupies a
substantial portion of the ground floor. The plan for tenants or funding for final tenant improvements is
not complete. The food hall and micro-retail space along the Haight Street frontage are envisioned as
social enterprises, with workforce training and may require additional City and/or philanthropic support to
operate. MOHCD’s commercial financing is limited to cold shell and warm shell costs (if the commercial
tenant is community serving). Funding for final tenant improvements, final finishes, or operational
expenses are not eligible uses of MOHCD funds, per the MOHCD Commercial Underwriting Guidelines.
MOHCD, the Sponsor and other City agencies are coordinating to reposition the ground floor uses and
align City and community investment priorities. Sponsor is required to provide a detailed commercial
plan within 6 months of constriction close. Please see Section 3.5 and post-closing loan conditions.

e Costs Related to Electrical Infrastructure. New MOHCD affordable housing developments built on
City-owned land have transitioned from using Pacific Gas and Electric (PG&E) for permanent electrical
power to the San Francisco Public Utilities Commission (SFPUC). This change has resulted in
increased development costs as some costs that would traditionally been covered by PG&E are no
longer covered by PG&E when SFPUC will serve as the permanent power provider (with SFPUC
continuing to use PG&E infrastructure for power distribution from off-site). For 730 Stanyan this
includes an estimate of over $550,000 in off-site improvements, including trenching to deliver upgraded
service from a permanent (PG&E owned) power connection point nearly a block and a half away from
the Project site, running along City streets, to the intersection of Haight and Shrader Streets. In
addition, the process set forth by PG&E for determining scope and timing costs introduces further
delays as final PG&E approval is not expected until right before construction start. PG&E has also
noted staffing shortages that may result in approval (and subsequent construction) delays. The current
construction budget provides a $550,000 contingency for these costs and approval timing remains an
area of concern. Please see Section 4.4.

e MOHCD Subsidy. Despite the Project’s clear alignment with State funding priorities, an application to
the State Department of Housing and Community Development (HCD) for a combined Infill
Infrastructure Grant ($5,000,000) and Multi-Family Housing Program loan ($23,790,157) was not
awarded in a highly competitive SuperNOFA March 2022 funding round. At the same time, the Project
was awarded a competitive Bond award and needs to close within 180 days of that approval. As such,
the Project requires increased City funding, as reflected in this request. MOHCD and Sponsor will
continue to explore additional State funding opportunities for the Project. Please see Section 5.
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SOURCES AND USES SUMMARY
Predevelopment Sources Amount Terms Status
o Previously
MOHCD $4,500,000 3 years @ 3% deferred Committed
PERMANENT SOURCES AMOUNT TERMS STATUS
MOHCD $59,945,686 55 yrs. @ 1.00% / Res Rec This Request
MOHCD .
No Place Like Home (NPLH) $8,583,241 55 yrs. @ 0% This Request
Accrued Deferreli:i Interest —- MOHCD $936,654 n/a n/a
oan
Permanent Private Loan $10,361,000 156y3£2.%@ Committed
Limited Partner Equity $72,425,323 $1.00 Committed
General Partner Capital $100 Committed
Federal Home Loan Bank —
Affordable Housing Program $1,000,000 55yrs. @ 0% Not Committed
(FHLB AHP)
Total $153,252,004
USES AMOUNT Per Unit Per SF
Acquisition* $0 $0 $0
Hard Costs $125,664,665 $785,404 $646.57
Soft Costs $23,143,948 $144,650 $119.08
Developer Fee $2,800,000 $17,500 $14.41
Reserves $1,643,391 $10,271 $8.46
Total $153,252,004 $788.52

*City acquired the site in 2018 for a purchase price of $15.9 million. Site acquisition and holding costs paid by MOHCD are not included

in the budget above.

BACKGROUND

1.1. Project History Leading to This Request.

Located on Stanyan Street between Haight and Waller Streets, 730-739 Stanyan Street (Site) is the
location of a former McDonald’s, which had occupied the Site since the 1960s. During the past

decade, McDonald’s developed a reputation as a neighborhood nuisance. Given the Site’s ideal
size, location adjacent to Golden Gate Park and opportunity to serve community needs, in 2018, the
City entered into a Purchase and Sale Agreement with McDonald’s with the plan to construct 100%

affordable housing. As required by the Purchase and Sale Agreement, the City coordinated building
demolition. In response to the COVID-19 health crisis, the City’s Department of Emergency
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Management used the site as a Safe Sleeping Village from May 2020 to June 30, 2021. The Site is
now vacant and fenced off.

1.2. Applicable NOFA/RFQ/RFP. The Project is in response to the 730 Stanyan Request for
Qualifications (RFQ) and generally exceeds the goals set forth in the RFQ.

The RFQ was issued on September 10, 2019, three teams were considered on an individual basis
including TNDC, CCDC and a joint venture of Mission Housing Development Corporation and
McCormack Baron Salazar.

On November 26, 2019, the selection panel recommended CCDC individually, while the co-
Sponsor TNDC, also scored closely and were tied based on supplemental scores. A Supplemental
Questionnaire regarding racial equity resulted in a tied score for TNDC and CCDC.

Avg. Supplemental Total Score with Supplemental
Score Score
CCDC 12 107
TNDC 14 107
MBS-MHDC 9 85

The current development proposal is consistent with the goals of the original RFQ of maximizing
the site and supporting deeply affordable units.

1.3. Borrower/Grantee Profile. (See Attachment B for Borrower Org Chart; See Attachment C for
Developer Resume and Attachment D for Asset Management Analysis)

1.3.1. Borrower.
730 Stanyan Associates, L.P. will be the ultimate borrower. CCDC and TNDC have entered into a
limited partnership agreement and are serving as 50/50 co-developers.

CCDC has developed over 3,321 units of affordable housing over the course of its 45-year history
and has over another 600 units in the development pipeline. This year, CCDC’s Property
Management and Resident Services teams are serving over 2,000 households in over 30 buildings
across the City. Both have been key, along with CCDC’s Civic Engagement team, to providing
essential support and services to over 400 families.

TNDC was founded in 1981 with the acquisition of a single property and a commitment to creating
permanently affordable homes for low-income San Franciscans. Over its 41-year history, TNDC
has grown its portfolio to include 44 buildings located throughout the City of San Francisco,
providing over 4,100 homes to more than 6,800 residents. Nearly 900 of these units have a
permanent supportive housing component.

TNDC'’s in-house Property Management, Tenant Services, Asset Management, Accounting, and
Community Organizing teams will handle the Project’s transition from development and
construction into leasing and stabilized operations.
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1.3.2. Joint Venture Limited Partnership.
TNDC and CCDC have formed a limited partnership (730 Stanyan Associates, L.P.) for this Project.
During predevelopment, the leading roles were as follows and will continue with similar roles during
construction and permanent loan conversion:
- Schedule —= TNDC
- Procurement — TNDC
- Community outreach — CCDC
- Design & entitlement, construction oversight — CCDC
- Financing — TNDC
- Programmatic determination & services / commercial tenant selection: TNDC and CCDC
(shared)
- Marketing for units will be led by TNDC with assistance from the Bill Sorro Housing
Program.

After construction, CCDC will provide asset management and TNDC will serve as property
manager for the first 10 years. Beginning in year 11 and every 10 years thereafter, the other party
will have the right of first refusal to manage the property, subject to MOHCD, tax credit investor
and Project lender approval.

1.3.3. Demographics of Board of Directors, Staff and People Served.

Chinatown CDC'’s Board of Directors consists of 23 individuals with a breadth of experience
including affordable housing development, supportive housing, real estate, law, and accounting.
The Board of Directors is over 80% people of color with approximately half female representation;
the joint team of two Chinese American women, Jane Chin and Lindsey Quock, act as co-Chairs of
the Board. Malcolm Yeung, Executive Director, has been with CCDC since 2009 and was former
Co-Chair of the California Coalition on Civil rights and President of Asian American Bar Association
of the Greater Bay Area, and currently serves on the Boards of Chinese Chamber of Commerce
and API Council. Cindy Louie, who was born and raised in Hong Kong, is CCDC’s Chief Financial
Officer, and joined CCDC in 2017 with 15 years of prior experience in public accounting at various
San Francisco accounting firms specializing in nonprofits and affordable housing. Tammy Hung,
who was born in Hong Kong and grew up in Oakland, is the Deputy Director of Programs and joined
CCDC in 2008. Tammy played an integral part in growing one of the largest tenant-based
grassroots organization in San Francisco, Community Tenants Association (CTA). Tammy
oversees the vision and strategic direction in the organization’s community engagement
programming and leadership development work. Whitney Jones is the Deputy Director of
Operations and been with CCDC for over 30 years, working his way up from Housing Assistant to
Director of Housing for 13 years, then transitioned to Deputy Director in 2020. Matthias Mormino,
CCDC'’s Chief of Staff, grew up in Europe and worked on the issue of globalization and how
communities across the world can unite to stand up to unfair and oppressive economic policies.
Matthias started his career at CCDC working with SRO families across the City to demand access
to city services and more housing opportunities. The Housing Development Division is a racially
diverse team with over 70% people of color, including the Director of Housing Development, Kim
Piechota who has been with CCDC for over 15 years.

CCDC'’s employees are comprised of diverse cultural and ethnic backgrounds mostly hired from the
community that they serve. CCDC has a record of hiring youth from their buildings and youth
programs, including the Community Planning Manager, Executive Assistant, and Community
Organizer.
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CCDC Employee Demographic Number of Percentage of
Employees Employees
Male 114 39%
Female 178 61%
Asian 188 64%
Black/African American 22 8%
Hispanic/Latino 24 8%
Native Hawaiian or Other Pacific Islander 2 1%
Not Defined 7 2%
Two or More Races 19 7%
White/Caucasian 30 10%

For the TNDC team, 85% of staff, 60% of the board, and 50% of executives are BIPOC. TNDC
hired a Director of Racial Equity & Inclusion in March 2021.

1.3.4. Racial Equity Vision.

Chinatown CDC is a BIPOC-led organization with a 45-year history of advocacy on behalf of low-
income residents in Chinatown. Understanding all organizations have room to grow in addressing
institutionalized racism, Chinatown CDC has approached this with intention, by modifying
organizational policies and procedures to lower barriers of entry to housing, becoming trauma-
informed in its services provision, being intentional about hiring bilingual staff that reflects the
communities they serve, providing opportunities for BIPOC residents to engage with the
neighborhood planning process, and working to heal historic divides between Asian Americans and
other BIPOC and White communities.

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

o Race & Ethnicity of head of household in CCDC properties in operation
o 85% of the households are people of color comprised of 10.9% African Americans,
58.7% Asians, 0.8% Native Americans, 8.1% reported as “Other” and 6.7% who have
declined to report.

TNDC and CCDC both have decades of experience in the delivery of culturally competent services
and/or community development programs to low or lower-income households in their community.

TNDC and CCDC each directly provides community benefit programs accessible to the general
public, including Youth development programs, Digital literacy training, Housing counseling, or
other empowerment programs and Food distribution programs

TNDC has similarly noted their commitment to racial equity. TNDC’s mission includes working
towards equalizing opportunities for people from underserved and underrepresented communities

through its development, management, and residential services. TNDC is actively implementing 3
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practices to be part of the solution for communities that have long been denied opportunities on
account of race.

e In 2004, TNDC launched its Cultural and Linguistic Competency Committee, which has since
become the Committee on Equity (COE)

e In 2017, TNDC formed its Racial Justice Police Conduct Task Force to address police
harassment issues in the Tenderloin, and to dialogue with the local precinct captain.

Overview of Head of Household Race &
Ethnicity (Only Properties in Operation) Tax Credit Programs All Programs
Number of Residents 2971 3580
Total Disabled 122 151
Total Elderly 1697 2289
Total Student 5 5
Total Ethnicity Hispanic 294 298
Total Ethnicity Non-Hispanic 2460 3062
Total Ethnicity Declined to Report 217 220
Total Puerto Rican 2 2
Total Mexican American 8 8
Total Cuban 0 0
Total Another Hispanic 13 13
Total White 453 540
Total Black African American 372 391
Total American Indian Alaska Native 28 28
Total Asian 1606 2102
Total Asian India 2 2
Total Chinese 277 345
Total Filipino 5 8
Total Japanese 0 0
Total Korean 0 6
Total Viethamese 14 15
Total Other Asian 10 11
Total Native Hawaiian/Other Pacific Islander 20 20
Total Native Hawaiian 1 1
Total Guamanian or Chamorro 0 0
Total Samoan 3 3
Total Other Pacific Islander 4 4
Total Other 287 290
Total Declined to Report 236 240
TNDC Staff Breakdown by Ethnicity Total
Asian 126
Hispanic or Latino 108
Black or African American 116
White or Caucasian 52
Two or More Races/Ethnicities 17
Native Hawaiian or Other Pacific Islander 11
Decline to State 8
American Indian or Alaska Native 1

e In 2019, TNDC launched its Racial Equity Initiative, an endeavor with representation from all
departments. The Racial Equity Initiative implemented several policies centered on racial equity
during the coronavirus pandemic, including increasing TNDC’s minimum wage based on
internal research demonstrating that lowest paid TNDC staff were disproportionately Black and
Latinx. While TNDC has not yet developed a Racial Equity Vision, TNDC hired a Director of
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Racial Equity and Inclusion in March 2021.
¢ TNDC’s Racial Equity Vision is summarized as follows:

At Tenderloin Neighborhood Development Corporation (TNDC), we believe that we are most
effective when we approach our work through a lens of racial and economic justice. We believe
that the problems we are working to address are deeply rooted in the country’s long and
troubled history of discrimination and oppression. If we ignore the historical context or the
present-day inequities, we could limit our impact, or worse, perpetuate marginalization and
harm.

We strive to operationalize equity in our organization. To effectively work in service to and in
partnership with people, we must be both self-reflective and committed to learning about the
historic, social, and systemic influences affecting individual and community outcomes.

We aim to partner with organizations who share our values and demonstrate their commitment
to racial equity and inclusion. Funding and working with nonprofit organizations led by and/or
serving communities of color is essential to ensuring our resources go to the populations most
impacted by this nations and this region’s history of racism.

e TNDC also has cultural and linguistic competency on staff relevant to community members
which is utilized daily in the provision of services and community benefit programs. This is
evidenced through the TNDC’s Staff Composition, by ethnicity, as shown in the table below.
This highlights that TNDC’s staff ethnically reflects the communities they serve through their
programs and housing. Additionally, TNDC hires translators and interpreters to ensure that
information is accessible to community members.

1.3.5. Relevant Experience. Refer to Section 1.3.

1.3.6. Project Management Capacity. Refer to Attachment C.

1.4. Past Performance.

1.4.1. City audits/performance plans.

TNDC and CCDC appear to perform well in terms of asset management for properties they
manage within the MOHCD portfolio, and with respect to grant performance for grants managed by
MOHCD. Neither organization is subject to Citywide fiscal monitoring currently, or under audit by
relevant City agencies such as the City Controller.

1.4.2. Marketing/lease-up/operations.

TNDC will lead marketing, lease up and property management. A recent marketing effort between
TNDC and MEDA, as joint developers for Casa Adelante at 2828 16! Street (also 1990 Folsom
Street), was reviewed by MOHCD staff.

The outreach plan was extensive and there were 7,930 lottery applications. However, there was a
gap in internal communications between development and leasing staff over the status of 33
accessible units prior to the beginning of the marketing period. This resulted in limited time to
market to disabled persons and community-based organizations that support them. The issue was
resolved but required MOHCD staff involvement.

On occasion MOHCD staff have observed a gap between the TNDC housing development team
and property management teams, which can result in challenges due to incomplete or incorrect

marketing strategy being shared, such as rental rate changes. Overall TNDC is expected to
10



Evaluation of Request for Final Gap April 21, 2023
730 Stanyan St Page 11 of 47

maintain sufficient staffing, capacity, cultural competency, and expertise to market units, including
affirmative marketing to seniors, in a manner that should result in timely lease-up.

1.4.3. Evictions.

In the past five years, co-Sponsor CCDC, formally evicted 14 households across 34 properties, or
an average of less than 3 per year. Of those evicted households, 2 households had Asian heads-
of-households (HOH), 4 had Black HOH, 3 had White HOH, 1 household had a Native American
HOH, 1 had a Hawaiian/OPC HOH, and 3 households had HOH who did not report their race.
Since December 2021, TNDC has formally evicted 5 households across 3,393 units, equaling an
eviction rate of 0.13%. A breakdown of race/ethnicity for evicted households was not provided.

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

2.1. Site
Site Description
Zoning: NCD — Haight Street Neighborhood Commercial
Maximum units allowed | Restriction by Height: 50-X and additional 33’ height with AB1763 —
by current zoning unlimited density

Seismic (if applicable): | Seismic Zone 4;high risk

Soil type: Existing fill and native loose to medium dense dune sand.

Phase | Report dated 10/9/2017 provided by MOHCD and Phase Il Report
Environmental Review: | provided by Sponsor and dated 9/24/2021. Please see section 2.1 below for
more details.

Adjacent uses (North): | Whole Foods Grocery store
South): | Stanyan Park Hotel

Adjacent uses

Adjacent uses (East): Commercial Retail (Stanyan) and Residential (Waller)

(
(
(
(

Adjacent uses (West): Public Park (Golden Gate Park)

Grocery Stores-

Whole Foods Market- 690 Stanyan Street

Haight Street Market- 1530 Haight Street

Parkview Market- 501 Frederick Street

Cindy’s Market- 2084 Hayes Street

Sunny Country- 1101 Stanyan Street

Luke’s Local- 960 Cole Street

Schools

San Francisco High School of Arts - 1970 Page Street

Neighborhood Grattan Elementary School- 165 Grattan Street

Amenities within 0.5 USF School of Law- 2130 Fulton St

miles: Les Petits Canards French Immersion Preschool - 2521 McAllister St

The Urban School’'s Mark Salkind Academic and Athletics Center- 1639 Oak
Health Care-

Kentfield Hospital San Francisco- 450 Stanyan Str

Haight Ashbury Free Clinics- 558 Clayton St

USF Student Health Clinic Dignity Health Medical Group- 2250 Hayes St
Dignity Health- GoHealth Urgent Care- 930 Cole St

Cole Street Youth Clinic- 555 Cole St

Saint Mary’s Medical Center Sister Mary Philippa Health Center- 2235-
Hayes St #5

St Mary’s Sister Diane Grassilli Center for Women’s Health- 1Shrader St

11
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2.2.

Places of Worship-

St. Ignatius Church- 650 Parker Ave

The San Francisco Spiritual Enrichment Center- 2118 Hayes St
David Ehrenburg Church- 25 Woodland Ave

Waller Center United Methodist- 1526 Waller St

Carmelite Chapel and Monastery of Cristo Rey- 721 Parker Ave
Bank/ATM-

Wells Fargo Bank- 1726 Haight St

Chase ATM- 1653 Haight St Library-

Park Branch Library- 1833 Page St

Public Transportation The site is located near the following bus lines 33, 43, 21, 5, 5R, and is
within 0.5 miles: approximately 0.4 miles from the N-Judah light-rail line
Article 34: In Process and to be completed after Loan Committee approval.
Article 38: Exempt. The Project site is not located in an identified air pollutant exposure
zone.
Prop | Noticing Completed 11/9/2020
Total of 26 Mobility units and 18 Communication units are required on the
Accessibility: Project. The Project is providing a total of 32 Mobility units, or 20% of total
units and 22 units, or 14% of total units, will be Hearing and Visual Aid
enabled.
Green Building: The Project will seek LEED Gold Certification.
Recycled Water: Not required.
Storm Water Required — the Preliminary Storm Water Management Plan was approved on
Management: November 21, 2022.

Adjacent uses and neighborhood amenities. The surrounding neighborhood is considered amenity
rich as demonstrated by the neighborhood amenities in the Section 2 table. Amenities such as
nearby schools and libraries served by consistent sidewalk and bus networks are particularly well
suited for families to be housed at the project site. The incorporation of TAY units at this location
provides a wider geographic reach of TAY serving units which tend to be concentrated on the
eastern half of the City.

Environmental Issues.

Phase | Site Assessment Status and Results. Prior to Site acquisition, MOHCD hired Langan
Engineering and Environmental Services to prepare a Phase | report, which is dated October 9,
2017. The report identified three notable previous uses that indicate the need for a Phase Il
report. According to the Phase | report, the site was used as a gas station for 24 years and
there has been no documentation of underground storage tank (UST) removal. Also, a dry
cleaner occupied the site prior, for approximately 10 years. Thirdly, dry cleaning businesses
occupied 24 properties within 1/8 of a mile.

Testing for the Phase Il should include a subsurface investigation. Phase | assessment
identified three Recognized Environmental Conditions (RECs) due to the historical uses as a
gas station, clothes cleaners, and dry cleaners. Soil, soil vapor and groundwater sampling
during Phase Il is recommended.

Phase Il Subsurface Investigation. On July 29,2021, sample borings were performed for
environmental testing based on findings from Phase |. Soil samples were taken to assess the
presence of hazardous materials and petro hydrocarbons in the soil to be disturbed during
construction. The results indicate that the site is underlain by a layer of fill material with low

12
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concentrations of petro hydrocarbons, heavy metals and tetrachloroethene (PCE ) within the soill
vapor, typically resulting from undocumented leaks or poor housekeeping practices. The Site
Management Plan (SMP) proposed is to minimize exposure of constituents in the soil to
construction workers, nearby residents/pedestrians, and future users of the site. The Project
would incorporate a standard below-concrete slab vapor barrier system but would not
incorporate a vapor mitigation barrier system.

A comprehensive Health and Safety Plan (HASP) will be developed and implemented to provide
field personnel with an understanding of the potential chemical and physical hazards, protection
of any off-site receptors, procedures for entering the project site, H&S procedures, and
emergency response to hazards should they occur. A copy of the plan will be kept on site during
field activities and will be reviewed and updated as necessary.

A site health and safety officer (HASO) identified in the HASP will be on site at all times during
excavation activities to ensure that all H&S measures are maintained. The general public will
also be protected through the H&S measures. During all earthwork activities, soil management,
dust control measures, and air monitoring using an organic vapor meter (OVM) and/or
photoionization detector (PID) will be implemented to reduce potential exposure of construction
workers, off site receptors, and future site users to constituents in the soil and soil vapor.

2.3. Green Building.
The Project is targeting LEED Gold certification. The Sponsors previously intended to pursue
Passive House certification but decided to forgo the effort due to high costs associated with
analysis and certification. By way of comparison, Passive House standards are generally more
focused on energy use and comfort (for heating and cooling), but are not as focused on siting,
water use, construction process or material sourcing, as LEED standards.

3. COMMUNITY SUPPORT
3.1. Prior Outreach.

Since the inception of the Project, the Sponsor and MOHCD have engaged diverse stakeholders
and the District Supervisor’s office around design, density, and program. The Sponsor has
engaged key neighborhood stakeholders through community meetings starting on June 23 and
June 24, 2020, to introduce the Project, developer team, and design team. Prior to the June
meetings, the Sponsor participated in scheduled neighborhood groups meetings with Haight
Ashbury Merchants Association (HAMA), Coalition for a Complete Community (CCC) and Haight
Ashbury Neighborhood Council (HANC)’s Senior Working Group, and Cole Valley Neighborhood
Association (CVNA)/Buena Vista Improvement Association (BVIA). In addition, the Sponsor has
reached out to Supervisor Dean Preston’s office and the UCSF Parnassus Heights Planning team
for further insights and opted to proceed with open community meetings to engage the District in
lieu of creating a separate group of representatives from each community organization. The latter
approach was more likely to leave out under-represented voices as once a group gets formed, it is
difficult to ensure equitable input from all community stakeholders.

The Sponsor and architect have developed a Project website, along with Facebook and Instagram
pages, for the community to communicate with the development team. In addition, the Sponsor
and architect hosted over 100-person virtual community meetings on June 23 & 24, 2020, to
introduce the Project team and the scope of the project. On August 20, 2020, the Project team
hosted another online meeting to share a very preliminary concept design. The Sponsor
subsequently hosted three additional online meetings including a pre-application meeting and one
in-person community meeting held at the Project site. In September 2022, the project team hosted
an in-person community meeting to share public art proposals from four short-listed artists
followed by community survey to gather community’s perspective on the proposals. The Sponsor
13
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3.2.

4.2.

4.3.

has provided MOHCD with regular updates on progress in meeting outreach milestones under the
Sponsor’s outreach plan during predevelopment.

On August 19, 2021, the Sponsor held a virtual community meeting via Zoom sharing the eight-
story design and timeline updates for the Project. On August 21, the Sponsor and design team
held an in-person community meeting at the Site with staffed tables offering information on 730
Stanyan’ s commercial spaces, design (including a scale model of the 8-story development), and
housing eligibility.

A community meeting was also held on April 4, 2023, to notify residents of the proposed changes
to commercial spaces, the addition of 32 Project Based Voucher units with a focus on family units,
the reduction in supportive housing (LOSP) units (from 50 to 32), as well as the intended start of
construction in early June 2023.

The commercial space changes include extending the retail presence of the Haight Street
frontage, and replacing the individual standalone tech training center, and adjacent but separate
TAY drop-in center, with a micro retail space encompassing both formerly designated spaces. In
addition, the proposed senior center at the corner of Stanyan and Waller Streets would be
replaced with a neighborhood-serving community center, which could be utilized for senior, youth,
and tech training services. Lastly, Sponsors and MOHCD staff noted that work will continue on
public art elements, in collaboration with the San Francisco Arts Commission, through Spring and
Summer 2023.

Future Outreach.

No additional community meetings are scheduled however the Sponsor and contractor intend to
host a groundbreaking event, as well as install site posters as construction progresses to notify
residents of sidewalk and street closures.

DEVELOPMENT PLAN
41.

Site Control.

The Site was purchased by the City for $15.9 million in 2018. Upon construction close, the City
and the Sponsor will enter into a 75-year ground with a base rent of $15,000 per year and residual
rent based upon the unrestricted fair market value appraisal. The ground lease will also include an
option to extend it to a total of 99 years.

The Sponsors entered into an access agreement on October 17, 2022, with the City for the
Project Team and associated members to enter the property, which expires on May 23, 2023.

Proposed Property Ownership Structure
730 Stanyan Associates, L.P. will own the improvements and TNDC will hold the master lease for
the overall building, including commercial spaces.

Proposed Design.

The building will be 8-stories of Type | concrete structure with 160 units comprising studios, 1-, 2-,
and 3-bedroom units. The ground floor will include common areas for residents of the building,
including 2,428 sf lobby and three additional commercial spaces. The building has two datum
lines, one at 40’ with 4-story volumes along Haight and Waller Streets to respond to existing
building heights, particularly along residential Waller Street. The second datum at 83’ maximum
allowed per zoning height for the 8-story portion that is set-back from the major street frontages.
The massing, with curved walls and a structure which jogs in and out similar to a puzzle piece,
creates multiple corners for better views for the residents while creating more exposed surface for
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building finish. The building is below the Department of Building Inspection’s (DBI) high-rise
definition which results in additional cost-effectiveness.

The main entry to the building has a huge “scoop” or set-back, creating an outdoor space to
embrace Golden Gate Park which is located directly across Stanyan Street. A second major
“scoop” or curved fagade occurs at the corner of Stanyan and Haight Streets and is above the 40-
ft datum. At both scoops, the volume of the building is pushed away from Stanyan Street to create
a dynamically shaped volume of ins and outs to establish multiple corners for optimized corner
views towards the Park and access to daylight. A small “scoop” occurs on Waller Street where the
proposed building gently meets the existing neighborhood residential building set back from the
property line. The bulk of the exposed surfaces will be clad in glass-fiber reinforced concrete
(GFRC), which is light-weight, resilient and repeatable prefabricated material with small, medium
and large “waves” molded in, reflective of the undulating rhythm of Victorian facades in the
neighborhood. The ground floor facade will be built with prefabricated concrete with bold graphics
and storefronts for combination of durability and visibility, respectively.

Except where the building volume shifts from a 4-story to 8-story mass, the units are mostly
stacked. In addition to the large semi-public gathering court at the entry, there is a large open
space for residents off of the elevator lobby and management office suite. There will be a series of
green outdoor spaces on the roof (not accessible to the public or residents), on the 5th floor, and
on the ground floor for stormwater management combined with landscape. Additionally, the 5th
floor terrace will provide urban agriculture for vegetable production managed by a professional
group, Top Leaf Farms. The urban agriculture infrastructure will also be utilized for stormwater
retention and is being utilized, in part, to comply with stormwater control plan requirements. The
building is employing GRFC for efficient and durable exterior construction and incorporating
individual Energy Recovery Ventilators (ERV) for units for continual filtered fresh air circulation
with energy savings and resident comfort. The building will have photovoltaic panels to offset
energy consumption.

Avg Unit SF by type: 0-brdm avg sf: 350
1-brdm avg sf: 500
2-brdm avg sf: 750
3-brdm avg sf: 1,000

All units exceed TCAC minimum square footage standards

Residential SF: 157,124
Circulation SF: 30,770
Common Area SF: 16,000
Building Total SF: 193,739
Ground Floor Commercial SF: 9,135
Other Back of House SF 7,500

(trash room, bike room, janitorial)

15
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4.4. Construction Supervisor/Construction Representative’s Evaluation
The architects, OMA and Y.A. Studio, provided 85% Construction Documents as the Bid Addenda
Set dated December 9, 2022, as issued to Cahill/Hercules Joint Venture to provide 730 Stanyan’
s Guaranteed Maximum Price (GMP). The General Contractor issued the GMP cost estimate of
$121,091,624 on 2/24/23 and a revised GMP cost estimate of $120,565,883 (or $618.48 per
gross square foot) on March 17, 2023.

By way of comparison, the initial 8-story Conceptual Design Cost Estimate presented by
Cahill/Hercules in July 2021 (prior to preliminary gap loan review by the Citywide Affordable
Housing Loan Committee) was $108 million and the 100% Schematic Design Cost Estimate in
November 2021 was $112.4 million. Primary drivers of cost increases over time include supply-
chain issues, high price escalation, increases in material costs, labor, and required infrastructure,
such as sidewalk and curb upgrades as well as electrical infrastructure described further below.

The target value engineered (VE) GMP is $119,760,155, which will require an additional VE
amount of $805,728. This goal is currently being pursued, with a resolution expected by May
2023. The City loan requested here assumes these VE savings as part of the development
budget.

Costs Related to Electrical Infrastructure: MOHCD projects built on City-owned land have been
mandated to transition from using Pacific Gas and Electric (PG&E) for permanent electrical power
to the San Francisco Public Utilities Commission (SFPUC). This change has resulted in increased
development costs as some costs that would traditionally been covered by PG&E are no longer
covered by them when SFPUC will serve as the permanent power provider. For 730 Stanyan, the
PG&E permanent power point of connection is a block and a half away from the Project site and
located at the intersection of Haight and Shrader Streets. The GMP cost estimate includes
$550,000 to trench during normal business hours to this point of connection. If SFMTA requires
the trenching and replacement paving work to be performed at night due to the high traffic count
along Haight Street, then significant increases in construction cost will result. This $550,000 cost
is included in the current construction estimate.

Outstanding Construction Issues:

o Traffic Control Plans have not yet been developed or presented to SFMTA and MUNI
for coordination, revision and approval. Approvals by SFMTA and MUNI may take
several months. MOHCD and the Sponsor will continue to work with SFMTA to ensure
the scope of work addresses traffic impacts as well as minimizes impacts to the
Project’s construction timeline and cost.

o The Project Site has limited space for Project staging for construction materials and
equipment. Previous discussions with SF Recreation and Parks (RPD) indicated that
Project staging may be available at the Stanyan parking lot across from the Site.
However, RPD now indicates that the amount of Stanyan parking lot space may be
limited.

o Neighbor agreements to provide access and/or correct/modify existing property line
conditions and encroachments at the adjacent Amoeba Music and 1760 Waller two-
unit dwelling are currently being negotiated and must be finalized prior to construction
start. Sponsor has indicated neighbor agreements are needed to submit shoring plans
as part of building permit submittals. This may impact the required notice to proceed
start date of no later than June 12, 2023, in order to retain State construction
financing.
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The three issues noted above present timing and costs risks (to Sponsors and MOHCD) that
are not fully determined at this time. MOHCD and Sponsor staff will continue to engage with
stakeholders through loan closing and construction start to monitor progress, and seek
assistance from peer City agencies (e.g., SFMTA and SFPUC) where appropriate. Sponsors will
be required to provide monthly status reports after construction financing closing to MOHCD as
a loan condition.

4.5. Commercial Space.

4.5.1. Space Description
The ground floor commercial space is approximately 9,135 sf. Originally designed as 11,120 sf
with a total of five spaces, the Project will now feature four commercial spaces:

An early childhood education center (ECEC) will be operated by Felton Institute per the signed
Letter of Intent. Felton Institute was one of four respondents to the Request for Proposals
(RFP) dated November 29, 2021. The childcare space faces Waller Street and will be 3,685 sf
indoors and another 3,071 sf of outdoor playground space. The ECEC is intended to serve
families on-site and in the surrounding neighborhood, with a sliding cost scale and acceptance
of applicable subsidies such as Head Start.

An 1,890 sf Neighborhood-Serving Community Center is proposed at the corner of Stanyan
and Waller Street. This area was originally envisioned as a senior center and/or senior adult
day care center. An RFP was issued for a senior center in 2021, and no responses were
received. The RFP was issued during a period of the COVID-19 pandemic when many similar
centers suspended operations. The Sponsor re-issued the RFP in November 2022, but again
no provider applied. Therefore, the space has been reprogrammed to be a neighborhood-
serving community center with potential activities including but not limited to senior services,
youth services, and tech training. Ultimate programming and funding for tenant improvements
and services will require further development by MOHCD and Sponsors. Sponsor and
MOHCD will continue to work with other City agencies to evaluate relevant opportunities for
programming of this space. Sponsor will be required to provide a space plan and budget to
MOHCD within 6 months of construction closing.

A Haight Street retail and food space featuring two separate bays (referred to as Bay 1 and 2
below), which are separated by a building exit corridor. These two spaces could be programed
together or separately:

Bay 1 is an approximately 2,324 square-foot area at the corner of Haight and Stanyan Streets
(across from Golden Gate Park). Bay 1 would feature a mini food hall business, similar to the
La Cocina Marketplace at 101 Hyde Street, with four kiosks potentially operated by a non-
profit service provider.

Bay 2 is an approximately 3,000 sf space along the eastern edge of Haight Street, which is
separated from Bay 1 by a building exit corridor. Bay 2 is envisioned as a retail space with a
social enterprise focus intended for micro entrepreneurs. The Sponsor issued an RFP for a
non-profit Master Tenant to operate this space on February 22, 2023, but is planning to re-
issue the RFP post loan closing in order to consider a wider range of operators, including
operators that may not qualify as a non-profit, but may feature a social enterprise business
model.

730 Stanyan Associates, LP will lease commercial space to Felton Institute for the ECEC and
to future operators of Bay 1 and 2. Management of the neighborhood-serving community
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center is expected to initially be handled by on-site property management, unless a specific
service provider is chosen to operate the space by the Sponsor, based on review by
MOHCD.

4.5.2. Commercial Leasing Plan.

As Felton Institute is the operator of the ECEC, the Sponsor, with TNDC as the lead, is currently
negotiating and drafting a lease between the limited partnership and Felton Institute. The Final
Lease will be provided to MOHCD before execution for review and comment and is expected to be
executed no later than 1 year after construction start.

For Bay 1 (food hall at corner of Stanyan and Haight Street), The Sponsor is working with
Linda Esposito, formerly of La Cocina, on researching and assembling a market study for the
proposed Mini Food Hall. Ms. Esposito is evaluating the space to include four kiosks with each
potential operator having shared access to a full commercial kitchen with three sinks and an
exhaust hood, as well as assistance in finalizing applicable rent for each space. The RFP
released in February 2023 is seeking a Master Tenant to operate the Mini Food Hall while
offering economic and workforce development opportunities for the surrounding community.

For Bay 2 (micro retail along Haight Street) and the Neighborhood Serving Community Center
(corner of Stanyan and Waller Streets), the Sponsor is not assuming commercial income at this
time. The Sponsor, through TNDC, is expected to lease Bay 2 to a master tenant, which will work
with individual vendors. The Sponsor will continue to work with MOHCD to consider issuing a
separate RFP for Bay 2, which will likely require funding from other City agencies and/or
philanthropic support for tenant improvements and operations.

MOHCD staff will continue to work with the Sponsor throughout construction on a plan for the
neighborhood serving community center, which is shown as commercial space in the operating
budget, but at this time is expected to be operated as an extension of the overall residential
development. At completion of construction the space is expected to be developed, with MOHCD
funds, to a warm shell standard.

MOHCD staff and the Sponsor, will continue to develop a commercial plan that also seeks to
determine if a specific neighborhood serving social service provider, or partnership of providers
can best utilize the center. Alternatively, in the event no such separate provider or partnership is
identified, the Sponsor, through TNDC as the property manager, can also consider an operations
model where individual groups or service providers can utilize the space on a temporary permit
basis for different type of programming (e.g., health fairs, social service provider events).

As noted above, the Sponsor will work with MOHCD to complete the final Commercial Leasing
Plan and Budget within six months of construction close. Operating Budgets for all spaces will be
due to MOHCD before construction starts.

4.5.3. Operating Pro Forma.

The Project is not relying on commercial income to contribute to the residential portion of the
Project or support debt. Common area maintenance (CAM) will be incurred per each space and is
expected to cover operations of commercial spaces.

The initial commercial budget and letter of intent between 730 Stanyan Associates LP and Felton
Institute, selected as the operator of the Early Childhood Education Center (ECEC) assumes a $1
per year lease (plus CAM). MOHCD is evaluating a possible change to the space charge of up to
$1,000 per month for the Early Childhood Education Center (ECEC) only. This rate may be revised
downward based on MOHCD review of further financial projections from the operator; considering
factors such as the number of low-income households served, and any subsidies (e.g., Head
Start). MOHCD staff expects to complete this review prior to completion of overall building
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construction. A post loan closing condition will require such a review of the ECEC operating plan
and an appropriate lease within six (6) months of TCO.

For the Mini Food Hall in Bay 1, the current RFP lists $4,000/month or 5% of the revenue,
whichever is higher. However, the ultimate rent will depend on the final tenant selection and a
review of financial capacity. A lease of $1/yr. is assumed for a starting projection for the future
operator of Bay 2 but remains to be determined based on the type of operator. For instance, a
retail tenant operated by a non-profit which invests available funds into social services and/or
workforce training would likely be assessed a lease of $1/yr. A post loan closing condition will
require such a review of the ECEC operating plan and an appropriate lease within three (3) months
of TCO.

MOHCD staff expects to continue working with Sponsors and other City agencies that provide
social services or economic development support in order to develop a viable operating plan for
these commercial spaces

4.5.4. Commercial Shell Development and Tenant Improvement.

Per the MOHCD Commercial Underwriting Guidelines, commercial spaces will be funded to warm
shell standards since all spaces will be community serving. Felton Institute is expected to provide
their own funds for tenant improvements. The cost of cold shell, warm shell and tenant
improvements is shown below and funding sources remain to be determined based on further
development of the commercial space plan.

The Sponsor has estimated the cost for the operator paid Tenant Improvements(Tl) based on
rough estimating of $300-$400/sf for build-out cost. Per MOHCD Commercial Underwriting
guidelines, these costs are not eligible for funding with MOHCD subsidy. Felton is required to
provide the financial strategy for the cost of the build-out within their financial plan and how they
plan to manage the process. The Sponsor is also giving Felton an option to contract directly with
the Project’s architect, YA studio for the Tl design work and provide MOHCD with any plan for
collaboration with the Sponsor. However, ultimately, it will be up to the operator to come up with
the necessary funding and bring in the appropriate design partner and contractor for the final build-
out.

Felton Institute has procured LMS as the design architect for the ECEC space and is collaborating
with YA Studio to streamline the design to be incorporated into the base building design. MOHCD
will approve the design prior to proceeding with lease signing and building permitting for tenant
improvements to the space.

Additional financial support from sources other than MOHCD (e.g., other City agencies or
philanthropic sources) may be required in order to support Bay 1 and 2, as well as any tenant
improvements and programming envisioned for the Neighborhood-Serving Community Center. The
table below includes potential space costs for the ECEC and Bay 1 and 2, but does not include the
neighborhood-serving community center, which remains to be determined.
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Estimated Commercial Space Cold Shell, Warm Shell and Tenant Improvement (Tl) Costs

Commercial ECEC BAY 1: Mini BAY 2: Neighborhood Serving
Space Food Hall/ Food Micro Retail Community Center
Incubator

3,685 2,324 3,126 1,852
SF area (3,071 Outdoor)
Cold Shell $1,111,920 $701,249 $943,246 $558,827
Warm Shell $209,263 $132,202 $177,824 $105,352
Total $1,321,183 $833,451 $1,121,070 $664,179
MOHCD
contribution

Cumulative Warm and Cold Shell for all Spaces $3,939,883

Basic TI $2,088,200 $929,600 $1,250,400 $740,800
@ $400/sf

Cumulative Tl for all Spaces (not paid by MOHCD) [$5,009,000

The overall Project development includes funds for cold and warm shell of all ground floor
commercial spaces, including the neighborhood-serving community center. Funds for tenant
improvements (T1) have not been identified or committed, other than Felton’s contribution to the
ECEC Space. The Sponsor will work to find Tl assistance for future operators and include this
option in the final commercial space plan provided to MOHCD within 6 months of construction
closing.

Due to the size of the commercial space, and dependent on the needs for the operators of the
spaces, the Sponsor will consider condo-ing the commercial space in the future, in the event that it
is warranted and approved by MOHCD. The commercial space will be available to purchase for the
cost of the cold and warm shell, which will be used to pay down the MOHCD Loan in the future.
New owners of the commercial space will enter into a MOHCD commercial ground lease at that
time.

4.6. Interim Use.

Refer to Section 1.1 Project History. There will be no further interim uses as construction will start
in June 2023.

4.7. Property Management and Service Space.

The office suite provided on the ground floor, totaling 4,139 sf, will include property management
and leasing offices along with resident services offices for serving the residents. Each office is
around 300 sf, large enough to accommodate a working desk and a meeting table for four. A
space plan is shown further below.

The ground floor will also include two dedicated offices (labeled HSH) for supportive services
staff, supported by HSH LOSP contracts for both families (12 units) and TAY (20 units). The
services suite is expected to provide sufficient space and accessibility to serve various support
needs. The office suite also includes storage closets for supplies, space for a shared network
printer, a file storage room, and a staff break room.
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4.8.

4.9.

4.10.

Communications Wiring and Internet Access.

The Project will comply with the September 2021 MOHCD Communications Systems Standards.
The current scope of work includes at least three options for residents, including City fiber,
Comcast, and AT&T for the future residents to choose from. Residents will receive free in-unit
internet access through City fiber.

Public Art & Native American Land Acknowledgement Component.

On February 17, 2022, the Sponsor released a Public Art Request for Qualifications (RFQ)
including a free five-week workshop hosted by Forecast for artists to cover practical and tactical
matters, such as contracting, insurance and community engagement to open opportunities to
potential BIPOC artists. Members of the community were also included in this process. In addition
to the information posted on the Project website, which is in four different languages, Forecast
used its extensive network for distribution of information to artists at all levels. As part of the artist
selection panel, the director of African American Art and Culture Complex (AAACC), along with a
senior representative member from the community utilized their network to reach local artists.
Additionally, the RFQ was distributed to Mo’Magic, Hunters Point Shipyard Artists, SF Arts
Commission, neighborhood organizations and paper copies were provided at the Park Branch
Library and the local grocery store for those who may not have access to the internet.

The public art selection panel, made up of four members of the Development Team, two
architectural representatives from OMA and YA Studio, Director of African American Art and
Culture Complex, and a long-time neighborhood resident/community member, reviewed 40
submissions. Each was scored and the panel shortlisted five finalists by June 16, 2022. The
announcement of the selected artist will be made after construction start. The Sponsor, with
support from the City’s Art Commission, will guide a more detailed community process to come up
with a collaborative community design. Implementation of the art will start once the building is
closer to TCO.

In addition to providing public art at multiple exterior locations, the Project will be the first to meet
City Planning’s AB 168 agreement process to pay tribute to Native American land.

Marketing, Occupancy, and Lease-Up

The Project will house families and households experiencing homelessness, including
TAY and homeless families. MOHCD’s marketing policies and procedures will be
applied to all units except the one on-site manager’s unit, the LOSP and PBV
supported units. The following preferences will apply to the 95 lottery units:

MOHCD Applicant Category
Preference

1 Certificate of Preference (COP) Holders

2 Displaced Tenants Housing Preference (DHTP) Certificate Holders
(20% of the 95 lottery units; 19 units total)

3 Neighborhood Preference
(40% of the 95 lottery units; 38 units total)
Live/Work in San Francisco

5 All Others

Units will be set aside as supportive housing for 12 homeless family households and

20 TAY households, and those units will not be included in the lottery. Referrals will be 2
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which will be administered by the Housing Authority for the City and County of San Francisco
(SFHA) through their referral process.
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The Sponsor is currently assembling an Affirmative Marketing Plan for outreach to not only
the underserved BIPOC population in District 5, but also seniors, with a focus on low-income
seniors. However, no units are specifically set aside for seniors due to Fair Housing Law

requirements.

5. DEVELOPMENT TEAM

Development Team
Consultant Type Name SBE/LBE Outstanding
Procurement Issues
Architect | YA Studio, prime architect |Y N
to OMA
Landscape Architect | GLS Y N
JV/other Architect | OMA N N
General Contractor | Cahill and Hercules 50% N/A
Owner’'s Rep/ | Kango Development N N
Construction Manager
Financial Consultant | California Housing N N
Partnership
Civil Engineer | UDCE Y N
Dry Utilities | UDCE Y N
Geotechnical Engineer | Langan + Divis (35%) Y N
Environmental Consulting | Langan + Acumen (35%) Y N
Structural Engineer | Mar Structural Design Y N
MEP | Engineering 350 Y N
Energy Consulting | Thornton Tomasetti N N
Lighting | Dot Dash N N
Acoustical Engineer | CSDA Y N
Waterproofing Consulting | McGinnis Chen Assoc. N N
Legal | Gubb & Barshay N N
Signage Consultant | Volume SF Y N
Permit Expeditor | Jules Mancilla N N
Surveyor | Luk & Associates Y N

5.1. Procurement Plan.

Workforce goals are established by the San Francisco Office of Economic and Workforce
Development (OEWD) based upon the funding sources, and Local or Small Business

Entrepreneur (L/SBE) goals are set by the Contract Monitoring Division (CMD) based upon the
type of construction and size of the Project. Most of MOHCD’s projects range between 20% and
26% L/SBE participation.

There are no procurement issues at this time. CMD approved the selection of Cahill and Hercules
as general contractors and has provided the goal of 20% L/SBE participation. The project has
exceeded the 20% goal with the above list of team members and has reached close to 50% of
SBE procurement target based on total identified fee amount.
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5.2. Opportunities for BIPOC-Led Organizations.
In outreaching to potential providers for the Early Childhood Education Center (ECEC), to help
encourage small BIPOC-led organizations to apply for the opportunity, the Sponsor collaborated
with the Low Income Investment Fund (LIIF) to make a grant available for project management of
the ECEC Center.

The Sponsor has reached out to BIPOC-led organizations in District 5 beyond the Haight Ashbury
neighborhood and has been communicating with Mo’Magic in Filmore/Western Addition.
Mo’Magic has served as a resource for the Project, making fliers for community meetings in the
neighborhood, and connecting the Sponsor to the Filmore Merchants Collaborative and the
Success Center, which the Sponsor followed up with online and in-person meetings, respectively,
to introduce the Project and inform them of the ground floor commercial opportunities. On March
oth & 101, “D5 Unified” was hosted by St. Anthony’s and AAACC in Tenderloin and Filmore,
respectively. The Sponsor attended the event on the 10" and shared fliers with the organizations
present for the upcoming community meeting for the Project planned for April 4, 2023.

The Sponsor hosted multiple meetings with Reverend Arnold Townsend, Vice President of
NAACP of San Francisco branch to inform him of the Project to make in followers aware of the
upcoming affordable housing in District 5. The Sponsor has also been communicating with
Reverend Norman Fong to introduce the Project to the Third Baptist Church.

The Project website, www.730stanyan.org is in four different languages (English, Spanish, Korean
and Chinese) representative of the population in District 5. The front page has a history section
with six key areas including Harlem of the West, and Haight Ashbury Free Clinic to inform the
community about the history of the neighborhood.

See Section 1.5 Racial Equity Vision, which expands on what the Sponsor is doing
organizationally to support opportunities to empower BIPOC-led organizations, which includes
both CCDC and TNDC as well as potential partners.

6. FINANCING PLAN (See Attachment F for Cost Comparison of City Investment in Other Housing
Developments; See Attachment G and H for Sources and Uses)
6.1. Prior MOHCD Funding: To date, the Sponsor has drawn the entire $4.5M of approved
predevelopment funding

Loan Type/ Loan Interes Repayment OLEGRNT | ARG
Loan Date Maturity Date Principal Interest to
Program Amount | t Rate Terms
Balance Date

Residual
ERAF 12/18/2020 | $3.5MM | 3% 55 years Receipts $3.5MM $172,506.89
AHF Residual
Inclusionary 12/18/2020 | $1.0MM 3% 55 years Receipts $8,595.66
Total: 12/18/2020 | $4.5MM $181.102.55

6.2. Disbursement Status.

The Sponsor fully expended the predevelopment loan on March 7, 2023, coinciding with loan
draw #18. Sponsors is requesting repayment of accrued invoices from March 7, 2023 to April 7,
2023, plus any other invoices accrued before closing. The Sponsors have paid $675,000 for these
invoices from a Line of Credit (LOC) with which bears no interest for 12 month. The LOC has a
term commencing August 1, 2022, and a reimbursement deadline of August 31, 2023 in order to
no accrue interest. The Sponsor is requesting reimbursement of these costs with this gap loan.
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6.3. Fulfillment of Loan Conditions.

Below is the status of Loan Conditions (also incorporating predevelopment conditions) from the
Loan Committee approved Preliminary Gap Loan dated June 24, 2022:

Condition Status
Sponsor to provide MOHCD with detailed monthly Ongoing

updates on Community Outreach completed,
outcomes achieved related to racial equity goals,
and commercial use programming

Sponsor will evaluate both a 6-story and an 8-story
development plan to determine how to maximize
development potential on the site while keeping the
cost to the City to the amount budgeted by
MOHCD.

Completed. 8-story development plan
chosen by MOHCD.

Sponsor will provide operating and development
budgets that meet MOHCD underwriting guidelines
and commercial space policy requirements.

In Progress. Commercial space plan in
progress.

Sponsor will work with the architect to establish an
acceptable fee, subject to MOHCD approval, in
keeping with the MOHCD Fee Proposal Guidelines
for Architect and Engineering Basic Services.

Complete.

Sponsor will provide signed LOIs from commercial
tenants as they come available.

In progress. LOI signed with Felton Institute.
Sponsor to provide commercial plan for
other spaces within 6 months of construction
close.

Sponsor will provide MOHCD with information
outlining cost containment, efficiencies and
innovation strategies to reduce overall project costs
and maximize efficiency of MOHCD gap loans.

In progress. Additional cost saving value
engineering measures will be investigated
throughout the construction process.

Sponsor to model leveraging additional debt to
bring DSCR down to MOHCD standard of 1.10.

In progress. Sponsor to evaluate and take
on additional debt before close, with
MOHCD approval.

Sponsor will provide Commercial Space Plan to
MOHCD no less than 90 days prior to Loan
Committee date for gap loan.

Not completed. Recent revisions to the
Commercial Plan have resulted in
condensing five spaces to a total of four
commercial spaces including Early
Childhood Education Center, Mini Food Hall
and Micro Retail and Neighborhood-Serving
Community Center.

Sponsor to work with MOHCD and HSH to establish
the LOSP budget and income restrictions for the
referrals from Coordinated Entry, noting HSH’s
request to have some units with rent restrictions up
to 50% AMI.

Completed. State (TCAC) funding
associated with the Project limits the ability
to raise 25% MOHCD AMI units to 50%
MOHCD AMI units.

Sponsor will provide for MOHCD review any
Request for Proposals (RFPs) for equity investors
before it is finalized and released for investors.

Completed.
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Sponsor will provide for MOHCD review all raw Completed.
financial data from developer or financial consultant
prior to selection of investor/lender.

Sponsor will provide for MOHCD review and Completed.
approval of all selected investors.

Sponsor will provide for MOHCD review and Completed.
approval of all Letters of Intent from financial
partners.

Sponsor must provide signed LOI/s from In Progress.
commercial tenants prior to MOHCD’s gap loan
closing.

Sponsor must provide quarterly updated response In Progress.
to any letters requesting corrective action.

Sponsor must submit an updated 1st year operating | In Progress.
budget and 20-year cash flow — if any changes
have occurred — by November 1st before the year
the Project will achieve TCO so that MOHCD may
request the LOSP subsidy.

6.4. Permanent Sources Evaluation Narrative:

The Borrower proposes to use the following permanent loan sources:

Private mortgage ($10,361,000): Citi, 15 year term, 15 year amortization, 6.34% interest rate,
18 year LIBOR swap + 2.2% spread equating to 5.64% currently. A review of the loan amount
and term is provided below.

4% Tax Credit Equity ($71,754,196): Bank of America, $1/credit

MOHCD Loan ($60,945,685): 55 years, residual receipts loan, interest rate of 1%, including
$1MM bridge loan for FHLB’s AHP, which will be a construction source is awarded. Sponsor
will be required to provide a true debt test as a loan condition before construction close.
MOHCD NPLH Loan ($8,583,241): 55 years, no interest, no residual receipts

AHP ($1,000,000): Member bank TBD, application target is March 2024. Grant, 0% interest
rate for 15 years.

Construction Loan ($81,104,569): While not a permanent source, the construction loan terms
are as follows: Bank of America, 39 months, interest rate of 8.292%, interest rate cushion of
1.95% added to BSBY Floating rate (rate including cushion: 8.36%). The rate is subject to
change until closing.

Bond ($81,104,569) in support of the construction loan above.

A review of underwriting guidelines and the development pro forma shows the Project can
take on a higher private mortgage (e.g., $12,081,019 instead of the $10,361,000 amount
proposed), but this assumes a longer loan term of 20 years, for example, instead of 15 years
as is proposed. The Sponsor has indicated the lender is not inclined to consider a longer loan
term due to their own underwriting considerations; which includes but is not limited to the 15-
year term associated with LOSP agreements.

6.5. Commercial Space Sources and Uses Narrative:

The budget for the commercial spaces including all the restrooms was previously approved by
MOHCD at preliminary gap financing for a cumulative total of $3,476,651. The current cumulative
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cold and warm shell budget is $3,939,883. This amount is included in the construction cost. The
numbers still need more development. The Sponsor will provide this to MOHCD with the
commercial plan, due within 6 months of construction close.

6.6. Permanent Uses Evaluation:

Development Budget
Underwriting Stl\’leztsd Notes
anaar
Standard (YIN)
Hard Cost per unit is $785,404/unit exceeds the $742,359 average for projects in
within standards. N predevelopment. This is due in part to the unique building design,
three street frontages necessitating improved wall treatments,
elements such as curved exterior walls, warm shell improvements for
commercial spaces, and a recent spike in overall construction costs.
Given these changes (since predevelopment) and building elements
incorporated in the Project, the costs appear reasonable, and are
lower in terms of unit costs than other buildings in the MOHCD
portfolio.
Construction Hard
Cost Contingency is Y Hard Cost Contingency is 4.9%
at least 5%
Architecture and Fee has increased due to redesign from a 6-story to an 8-story
Engineering Fees Y building during 50% DD and is reasonable and justified.
are within standards
Construction Within MOHCD’s underwriting guidelines
Management Fees Y
are within standards
Developer Fee is Residential Project management fee: $1,100,000
within standards, Y At-Risk: $1,499,900
see also Commercial fee: $200,000
disbursement chart GP Equity: $100
below. (included in overall developer fee)
Total fee: $2,800,000
Consultant and legal Fee has increased due to redesign from a 6-story to an 8-story
fees are reasonable Y building at 50% DD and extended timeline, but even with these
changes the consultant and legal fees are reasonable.
Entitlement fees are The $1.3M estimated permit fee is expected to cover the current
accurately estimated Y invoice of over $1.1MM due to over $700K of school impact fees.
Construction Loan Construction loan interest is 8.36% for a
interest is Y 39-month construction loan term for $81,104,569
appropriately sized
Soft Cost Soft Cost Contingency is 10%
Contingency is 10% Y
per standards
Capitalized Capitalized Operating Reserve of $880,223 is equal to 3 months’
Operating Reserves Y worth of operating costs including ground lease, annual issuer fee,
are a minimum of 3 and debt service to support operations in the event of unforeseen
months challenges.

27




Evaluation of Request for Final Gap April 21, 2023
730 Stanyan St Page 28 of 47

6.7.

6.6.1. Major Cost Factors related to items noted above including architectural and engineering
fees.

= Design and Engineering: Due to the change in the building design from a 6-story building
with 120 units to an 8-story building with 160 units halfway through Design Development,
the Design/Engineering team had to redesign the building, which took additional four
months. This has substantially increased the overall design/engineering fee during the pre-
development phase by over $750K.

= Design-Build/Assist Fee: In order to lock in the cost of major elements on the project early
on in order to have better control over pricing, the Project included exterior skin of Glass
Fiber Reinforced Concrete (GFRC) as a design-assist system, and Exterior Building
Maintenance (EBM), Fire Sprinkler, Plumbing, HVAC, Electrical, Photovoltaic, and Deep
Foundation scopes were included as Design-Build Systems, totaling $674,500 of design
fees.

* Marketing ($363,500): Other unforeseen increase in costs include marketing costs
associated with intensive community outreach including cost of website design, social
media updates, posters and flyer printing, translation costs, furniture/equipment rental for
in-person meeting, etc. and hiring of additional consultants, such as a Forecast to provide
outreach to and training for potential BIPOC partners.

* Construction Management: The pre-construction maximum annual fee is $50,400 and
during construction it is $72,000. Thus far, the Preconstruction period has been 3 years,
therefore 3 years multiplied by $50,400 is$151,200. This amount plus a 2-year
construction timeline at $72,000 per year is $144,000 + (1month X $6,000); which equals
$145,000. This shows that the current contract amount falls below the maximum allowed
by MOHCD underwriting guidelines.

= Additional Predevelopment Costs: Additional predevelopment costs totaling approximately
$1.26M plus 7% contingency are estimated to be around $1.35M over the pre-approved
$4.5M of predevelopment loan. Therefore, the Sponsors each took out a line of credit to
garner additional working capital of $675K each for a total of $1.35M.

Developer Fee Evaluation.

Sponsor is requesting $2.8 million in developer fee, as allowed per MOHCD guidelines. This is a
decrease of $500,000 from the amount approved at the time of the Predevelopment Loan
Evaluation dated June 17, 2022. The developer fee was reduced in order to comply with private
lending requirements by the lender, tied to the permanent loan.

Total Developer Fee: $2,800,000
Project Management Fee Paid to Date: $1,100,000
Amount of Fee at Risk (the "At Risk Fee"): $1,499,900
Amount of Commercial Space Developer Fee (the $200,000
“‘Commercial Fee”):
Amount of Fee Deferred (the "Deferred Fee"): $0
Amount of General Partner Equity Contribution (the $100
“GP Equity”):
Project Management Fee Milestones

Closing of Predev Financing 15% $165,000
End of Predevelopment 35% $385,000
End of Construction 20% $440,000
Project Close Out 20% $110,000

Total | 100% $1,100,000

At-Risk Fee Milestones

N
(o ¢}




Evaluation of Request for Final Gap April 21, 2023

730 Stanyan St Page 29 of 47

95% Lease Up and Draft Cost Cert 20% $299,980

Perm Loan Closing/Conversion 50% $749,950

Project close-out 30% $449,970
Total | 100% $1,499,000

Commercial Fee Milestones

Execution of LOI for all commercial spaces 33.33% $66,650

Executed Leases with all Commercial Tenants 33.33% $66,650

Occupancy by all commercial tenants 33.33% $66,650
Total | 100% $200,000

7. PROJECT OPERATIONS (See Attachment | and J for Operating Budget and Proforma)
The proposed operating expenses in Year 1 are $2,349,596 ($14,685 PUPA). This projection
incorporates a 15-year (renewable) LOSP subsidy for 32 units, and a Project Based Voucher (20 year
term — renewable) for 32 additional units. No other rental subsidies are proposed.

7.1. Annual Operating Expenses Evaluation.

Operating Proforma

Underwriting Standard Meets Notes
Standard?
(Y/N)
Debt Service Coverage Ratio is
minimum 1.1:1 in Year 1 and stays Y DSCRis 1.104 at Year 1
above 1:1 through Year 17 and 1.171 at Year 15.
Vacancy meets TCAC Standards Vacancy rate is 5%
Y
Annual Income Growth is increased at Income escalation factor is 2% for
2.5% per year or 1% for LOSP tenant Y income and LOSP tenant rents will
rents escalate at 1%.

This is a lender requirement. Although
different from the 2.5% MOHCD
underwriting standard, the delta
between income and expenses

remains at 1% and is consistent with
MOHCD underwriting.

Annual Operating Expenses are Expense escalation factor is 3% to be
increased at 3.5% per year Y consistent w/ typical investor
projections. See above.
Base year operating expenses per unit Total Operating Expenses are $14,685
are reasonable per comparables. Y per unit, which is considered

reasonable given the presence of 32
PBV units and 32 PSH units

Property Management Fee is at Total Property Management Fee is
allowable HUD Maximum Y $155,520/yr. or $81 PUPM
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Property Management staffing level is
reasonable per comparables

Property management staff includes
10.74 FTE.

This includes 2.5 FTE of Property
Managers, 2 FTE Maintenance Staff, 2
FTE of Janitorial Staff, 4.2 FTE of
Front Desk Staff, & 0.04 Assistant
Facilities Manager

Asset Management and Partnership
Management Fees meet standards

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

Replacement Reserve Deposits meet or
exceed TCAC minimum standards

Replacement Reserves are $500 per
unit per year

Limited Partnership Asset Management

$5,000

Fee meets standards Y

7.2. Operating Expense Comparable Chart:
Operating expenses at the time of preliminary gap loan evaluation (for predevelopment), in 2022,
estimated operating expenses at $13,631 per unit. The proposed increase ($14,685) is primarily
due to increases in staffing costs (including new wage floors implemented by HSH for custodial,
maintenance and front desk staff), a 0.5 FTE increase in support staff paid for by operating funds
(from 1.0 FTE to 1.5 FTE due to the addition of Project-Based Voucher units), increased
insurance premiums (with larger increases for properties featuring some or all supportive
housing), and increased utility costs for water and electricity.

The average operating expense for seven (7) comparable new construction properties, with
overall unit counts between 101 to 150 units, is $15,100.

A review of sub-expense categories, as shown in the table below demonstrates sub-expenses
generally consistent with the average of seven (7) comparable new construction properties, and
the largest deviation where supportive services and insurance at 730 Stanyan appear significantly
higher than average. This appears to be due to recent increases in insurance premiums,
especially for properties with some or all supportive housing units; and the provision of a higher
ratio of supportive services staff (1.5 FTE) given the presence of 32 PBV units, which are staffed a
ratio of 1 social worker (or similar) for every 75 units, as compared to 1 social worker (or similar)
for every 100 units of general affordable housing.

The comparatively lower sub expense for maintenance and repairs (with 2 FTE Maintenance and
2 FTE Custodial) appears due to an economy of scale created by the overall building size and
costs for maintaining portions of the first floor (e.g. the ECEC and Food Hall) to be covered by
common area maintenance charges for commercial tenants.
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2023 PUPA Operating Expenses
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7.3. Staffing Summary.

Position FTE
Property Manager 1
Assistant Property Manager 1.5
Maintenance Personnel 2
Janitor Personnel 2
Front Desk Staff 4.2
Assistance Facilities Manager 0.04
Supportive Services Staff* 1.5
Total 12.24

* Additional 2.5 FTE of Supportive Services Staff for 32 PSH (LOSP Family and LOSP TAY) Units to
be funded through a separate HSH funded Budget.

The overall janitorial and maintenance staffing (4 FTE) is higher than other similar
sized buildings, such as Potrero Block B, which is a 157-unit building and features 1
FTE Janitor, 1 FTE Maintenance Supervisor, and 1 FTE Maintenance Technician (3
FTE). The Sponsor indicated the number of janitors and maintenance staff is
warranted given the nature of the Project site, the mix of residents, the presence of
commercial spaces such as an ECEC, green roof, and a large number of community
features such as outdoor gathering areas. MOHCD Staff supports the staffing plan.

The inclusion of 4.2 FTE desk clerks will allow for 24-hour desk coverage, at a site
that does not include separate contracts for security staff. 75% of this $235,218
annual (Year 1) cost is expected to be paid for by LOSP due to the demands for
staffing typically associated with LOSP households.

7.4. Income Restrictions and Rents for All Sources.
The TCAC AMIs shown in the chart below are the most restrictive income limits. In addition, the
following MOHCD restrictions apply and are also reflected in the chart below:

e 32 Project Based Voucher (Section 8) Units are subject to a maximum 50% MOHCD
AMI. This includes six studios, six one-bedroom units, ten two-bedroom units and ten
three-bedroom units.

e There are 32 LOSP units comprised of 20 TAY units (10 studios & 10 1-BR) restricted to
25% MOHCD AMI and 12 family units (10 2-BR and 2 3-BR) restricted to 50% MOHCD
AMI.

19 of the 32 LOSP units are also subject to MOHCD No Place Like Home (NPLH) capital
funding, which are further restricted to 30% AMI, and targeted to people with serious
mental iliness, requiring higher levels of mental health services.

o There is one 1-BR Manager’s unit, which is rent-free, and the rest of the 95 units (lottery
units) are 0-, 1-, 2-, and 3-bedroom family units ranging from 30%, 60% or 80% MOHCD
AMI per the table below.

The average AMI for all 159 units (excludes manager’s unit) of 56.47% would comply with
MOHCD Underwriting Guidelines and is also consistent with the 60% limit in the original 730
Stanyan RFQ.

32



NON-LOTTERY

MOHCD Restriction

TCAC Restriction

0 BR - LOSP TAY- NPLH 6 30% MOHCD AMI 20% TCAC AMI
0 BR-LOSP TAY 4 50% MOHCD AMI 20% TCAC AMI
1 BR-LOSP TAY - NPLH 6 30% MOHCD AMI 20% TCAC AMI
1 BR-LOSP TAY 4 50% MOHCD AMI 20% TCAC AMI
2 BR-LOSP FAMILY - NPLH 5 30% MOHCD AMI 20% TCAC AMI
2 BR - LOSP FAMILY 1 50% MOHCD AMI 20% TCAC AMI
3 BR - LOSP FAMILY - NPLH 2 30% MOHCD AMI 20% TCAC AMI
3 BR - LOSP FAMILY - NPLH 4 30% MOHCD AMI 40% TCAC AMI
LOSP & LOSP NPLH Sub-Total 32
0 BR-PBV 5 50% MOHCD AMI 20% TCAC AMI
0 BR-PBV 1 50% MOHCD AMI 25% TCAC AMI
1 BR - PBV 5 50% MOHCD AMI 20% TCAC AMI
1 BR - PBV 1 50% MOHCD AMI 40% TCAC AMI
2 BR-PBV 3 50% MOHCD AMI 25% TCAC AMI
2BR-PBV 3 50% MOHCD AMI 40% TCAC AMI
2 BR-PBV 4 50% MOHCD AMI 50% TCAC AMI
3 BR-PBV 4 50% MOHCD AMI 20% TCAC AMI
3 BR-PBV 2 50% MOHCD AMI 25% TCAC AMI
3 BR-PBV 4 50% MOHCD AMI 60% TCAC AMI
PBV Sub-Total 32
Total LOSP, LOSP NPLH & PBV 64
LOTTERY
0BR 6 [l 30% MOHCD AMI 25% TCAC AMI
0 BR 13 60% MOHCD AMI 40% TCAC AMI
Sub-Total 19
1BR 4 30% MOHCD AMI 25% TCAC AMI
1BR 9 60% MOHCD AMI 40% TCAC AMI
1BR 13 60% MOHCD AMI 50% TCAC AMI
Sub-Total 26
2BR 2 60% MOHCD AMI 40% TCAC AMI
2BR 9 80% MOHCD AMI 55% TCAC AMI
2BR 15 80% MOHCD AMI 55% TCAC AMI
Sub-Total 26
3BR 4 60% MOHCD AMI 40% TCAC AMI
3BR 2 60% MOHCD AMI 50% TCAC AMI
3BR 9 80% MOHCD AMI 55% TCAC AMI
3BR 9 80% MOHCD AMI 55% TCAC AMI
Sub-Total 24
Lottery Total
STAFF UNITS

[
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TOTAL 160
PROJECT AVERAGE 56.4%
AVERAGE FOR LOTTERY
UNITS ONLY 65.7%

7.5. MOHCD Restrictions. See the chart above.

7.5.1. Local Operating Subsidy Program (LOSP) & No Place Like Home (NPLH) Units

The property will feature 32 LOSP and NPLH units as shown in the chart below, with operating
funds provided under a separate Local Operating Subsidy Program (LOSP) contract administered
by MOHCD. Through 15-year grant agreements with MOHCD, which are subject to annual
appropriations by the City’s Board of Supervisors, LOSP pays the difference between the cost of
operating housing for persons experiencing homelessness and all other sources of operating
revenue for a given project, such as tenant rental payments and other operating subsidies. The
estimated 15 Year LOSP budget is $8,871,014.

Capital costs for 19 of the 32 proposed LOSP Subsidy units will also be funded through the State’s
No Place Like Home (NPLH) program, which is administered by MOHCD as an Alternative
Process County. The NPLH program provides up to $2 billion in State bond proceeds, across
California, to invest in the development of permanent supportive housing for higher acuity persons
with serious mental illness and are experiencing homelessness, chronic homelessness, or who are
at risk of chronic homelessness.

A breakdown of LOSP units, by bedroom type, as well as NPLH units for TAY and Families is
provided in the table below.

Unit Type Total LOSP Subsidy Restricted Units NPLH For Families NPLH for TAY
Studio 10 0 6
1BR 10 0 6
2BR 6 5 0
3BR 6 2 0
Total Units 32 7 12

7.6. SUPPORT SERVICES

7.6.1. Services Plan.
An update of the services plan was started in collaboration with HSH for the addition of 32 Project-
Based Section 8 vouchers and the reduction of LOSP units from 50 to 32 in early March 2023.

TNDC Social Workers will provide support services for the family units at 730 Stanyan,
including the units set aside for homeless households, while TNDC will partner with a 3rd party
service provider for service provision to the TAY units.

Funding for support services for all 12 LOSP Family and 20 LOSP TAY units will be provided
through an agreement between HSH and the Sponsor, at the staff count to unit count rate of a
minimum 1:20.

34



Evaluation of Request for Final Gap April 21, 2023
730 Stanyan St Page 35 of 47

Services Staffing Table FTE

HSH Funded 3 Party Service Provider for 20 TAY units (1:20 per HSH)
where 12 of the 20 TAY units are also NPLH 1

HSH Funded TNDC Service Provider for 12 LOSP Families units (1:20 per HSH)
where 7 of the 12 Family units are also NPLH 0.5

HSH Funded Social Worker Site Supervisor 1

TNDC Operating Budget Funded Service Providers for non-LOSP units (127
units) at a rate of 1:100 per General Affordable (95 units) and 1:75 per PBV (32
units), not including the one manager’s unit. 1.5

Total 4

7.6.2. Services Budget.

The MOHCD staff will continue to work with the Sponsor to ensure that the budget meets both
MOHCD underwriting guidelines and HSH requirements. The estimated HSH funded supportive
services budget is $368,880 and would fund 2.5 FTE of the 4 FTE shown in the table below to
support the 32 LOSP units.

HSH Funded Staff for 32 LOSP Units FTE Salary Expense

Social Work Site Supervisor 1.0 $145,636
Social Worker 0.5 $90,097
LOSP Family (12 Units)

Social Worker 1.0 $133,147

LOSP TAY (20 Units)

Total | 2.5 $368,880

For the 128 non-LOSP units, the separate supportive services budget for 1.5 FTE social worker
staff, by TNDC, is $174,198. This budget includes $132,783 in salaries, payroll and benefits, with
the remaining $41,413 consisting of training/supplies ($32,646) and associated supervision
($11,767).

The 1.5 FTE staffing for these 128 non-LOSP units is funded through property operations and
generally satisfies a staffing ratio standard of 1 staff member for every 100 general affordable unit
(94 units — not including 1 manager’s unit) and 1 staff member for every 75 PBV units (32 units).

The Operating Budget Services numbers need further review and will be provided to MOHCD
before construction closes for approval.

7.6.3. HSH Assessment of Service Plan and Budget.
Pending receipt of the final Service Plan and Budget. The Sponsor shall provide an approved
services plan and budget within 90 days of loan closing.
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8. STAFF RECOMMENDATIONS

8.1. Proposed Loan/Grant Terms
Financial Description of Proposed MOHCD Loan

Loan Amount: $60,345,998
(includes $1M AHP Bridge Loan)
Loan Term: 55 years
Loan Maturity Date: 2078
Loan Repayment Type: Residual Receipts
Loan Interest Rate: 1% (subject to loan condition for true debt
test and ceiling of 3%)
Date Loan Committee approves prior INPUT DATE LOAN COMMITTEE
expenses can be paid: APPROVES PAYING EXPENSES, TBD
Financial Description of Proposed MOHCD NPLH Loan
Loan Amount: $8,583,241
Loan Term: 55 years
Loan Maturity Date: 2078
Loan Repayment Type: No Residual Receipts
Loan Interest Rate: 0%
Date Loan Committee approves prior INPUT DATE LOAN COMMITTEE
expenses can be paid: APPROVES PAYING EXPENSES, TBD

8.2. Recommended Loan Conditions

PRIOR TO CONSTRUCTION CLOSING

e Sponsor shall provide a true debt test with respect to the Project’s ability to sustain a 3% interest rate
instead of a 0% interest rate for the MOCHD Loan only (not including MOHCD NPLH Loan). In the
event the Project’s true debt test can support a higher (up to 3%) interest rate, such a rate will be
applied to the loan.

e A fully developed resident services budget to be presented and approved by MOHCD before
construction close.

e Sponsor will provide operating and development budgets that meet MOHCD underwriting guidelines
and commercial space policy requirements.

e Sponsor shall continue to seek opportunities to model leveraging additional debt, to bring DSCR down
to 1.10 (through Year 20), and provide an updated development budget at loan closing, including
taking on a longer debt term.
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Sponsor will provide MOHCD with information outlining cost containment, efficiencies and innovation
strategies to reduce overall project costs and maximize efficiency of MOHCD gap loans. Including but
not limited to value engineering (VE) for construction cost reduction, and reducing MOHCD loan
outlays (e.g., increased permanent private debt or reduced loan costs).

WITHIN 6 MONTHS OF CLOSING

MOHCD reserves the right to request the Sponsor (and affiliates) transfer operation (assuming a
$1/year lease and CAM payment minimum is met) of the neighborhood-community serving center,
(subject an approved lease between the Sponsor and future tenant), to another entity, if an
appropriate community serving operator is identified by MOHCD. Such a right shall expire when the
MOHCD loans are repaid.

Sponsor to provide MOHCD an analysis and plan for a higher commercial property tax assessment on
the commercial spaces, if applicable, prior to closing.

MOHCD to review and approve commercial space plans and budgets, for all commercial spaces
including the neighborhood-serving community center, within three months after TCO. Sponsor shall
undertake affirmative efforts throughout closing and construction to recruit tenants for all commercial
spaces. In the event such efforts do not identify an appropriate stakeholder for a given identified
commercial space, MOHCD staff may approve alternate community serving tenants consistent with
Planning Department requirements.

AFTER CLOSING

Sponsor must provide quarterly updated responses to any letters requesting corrective action.

Sponsor must submit an updated 1st year operating budget and 20-year cash flow — if any
changes have occurred — by November 1st before the year the Project will achieve TCO so that
MOHCD may request the LOSP subsidy.

Sponsor to provide monthly reports to MOHCD on construction issues related to neighbor
agreements, construction staging and construction timing and street closures. Sponsor shall
identify opportunities to avoid increased delays or costs and seek MOHCD assistance.

Sponsor will provide the ECEC operating plan and an appropriate signed lease within three (3)
months of TCO or lease signing (whichever comes first).

Within 90 days prior to first lease payment (by the ECEC), MOHCD staff shall evaluate the
operating plan, population served, and subsidies (e.g., Head Start) and determine an appropriate
lease rate between $1 year to $12,000 per year. Such review shall incorporate ensuring fiscal
projections of ECEC, subsidies provided, and population served.

Sponsor will provide initial draft marketing plan within 12 months of anticipated TCO, outlining the
affirmative steps Sponsor will take to market the Project to the City’s preference program
participants, including COP Holders, Displaced Tenants, and Neighborhood Residents, Senior
citizens as well as how the marketing is consistent with the Mayor’s Racial Equity statement and
promotion of positive outcomes for African American San Franciscans.
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¢ Inthe event MOHCD and the ECEC identify a capital source, and mutual agreement (by MOHCD
and ECEC) to pursue subdivision of the commercial space reserved for the ECEC, and/or Bay 1,
and/or Bay 2, Sponsor shall allow for and facilitate subdivision of the commercial space, utilizing a
80% (tenant or tenant partner) and 20% (Sponsor) cost split for associated legal costs as is
considered customary and reasonable

8. LOAN COMMITTEE MODIFICATIONS

« Borrower will obtain both executed neighbor agreements and approval from SFMTA of all required
traffic control plans prior to loan close.
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LOAN COMMITTEE RECOMMENDATION

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

Date:

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

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

Date:

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

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

Date:

Thor Kaslofsky, Executive Director
Office of Community Investment and Infrastructure

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

Date:

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

Attachments: A. Project Milestones/Schedule
B. Borrower Org Chart
C. Developer Resumes
D. Asset Management Analysis of Sponsor
E. Site Map with amenities
F. Comparison of City Investment in Other Housing Developments
G. Sources and Uses
H. Development Budget
[. 1t Year Operating Budget
J. 20-year Operating Pro Forma
K. Elevations and Floor Plans
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4/24/23, 5:45 PM Mail - Amaya, Vanessa (MYR) - Outlook

Approval of 730 Stanyan Final Gap Loan

Ely, Lydia (MYR) <lydia.ely@sfgov.org>

Fri 4/21/2023 11:50 AM

To: Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>
Cc: Amaral, Sara (MYR) <sara.amaral@sfgov.org>

Hi Vanessa,
| approve the above gap loan request, as amended to require, before construction closing, executed neighbor
agreements and MTA approval of Traffic Control Plans.

Thank you,
Lydia

Lydia Ely

Deputy Director for Housing

SF Mayor’s Office of Housing and Community Development
Office phone: (628) 652-5821

Cell phone: (415) 225-2936

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TAILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRqv%2BRFGT77...  1/1



4/24/23, 5:44 PM Mail - Amaya, Vanessa (MYR) - Outlook

730 STANYAN

Menjivar, Salvador (HOM) <salvador.menjivar1@sfgov.org>
Fri 4/21/2023 12:11 PM

To: Shaw, Eric (MYR) <eric.shaw@sfgov.org>
Cc: Amaya, Vanessa (MYR) <Vanessa.Amaya@sfgov.org>;Ely, Lydia (MYR) <lydia.ely@sfgov.org>

| support CCDC and TNDC request for $64,028,926 in final gap financing and a SIMM AHP bridge loan for 730
Stanyan Street to build a 160-unit housing project for families and Transitional Age Youth.

Best,

salvador

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

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

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

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

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

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TAILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRqv%2BRFGT77...  1/1



4/24/23, 5:45 PM Mail - Amaya, Vanessa (MYR) - Outlook

Approval of 730 Stanyan Final Gap Loan

Kaslofsky, Thor (Cll) <Thor.Kaslofsky@sfgov.org>
Fri 4/21/2023 11:43 AM

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

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

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

Thanks!

Best Regards,
Thor

e

D

he| o olfieeef

.{md’ MNF

OClI |

Thor Kaslofsky
Executive Director

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

thor.kaslofsy@sfgov.org

' www.sfocii.org

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

https://outlook.office365.com/mail/AAMKADQzY2M4YTFILTE3YTINGRIZi1hY TAILWE2M2RhOTVIZDA2YgAuAAAAAAAHFXfJSY3FRqv%2BRFGT77...  1/1



4/21/23, 11:41 AM Mail - Amaya, Vanessa (MYR) - Outlook

RE: REQUEST FOR FINAL PERMANENT GAP FINANCING FOR 730 STANYAN

Trivedi, Vishal (CON) <vishal.trivedi@sfgov.org>

Fri 4/21/2023 11:40 AM

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

Cc: Ely, Lydia (MYR) <lydia.ely@sfgov.org>;Shaw, Eric (MYR) <eric.shaw@sfgov.org>

As amended, requiring the completion of neighbor agreements and SFMTA approval for the loan, | vote “yes”.
Thanks!

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

https://outlook.office365.com/mail/inbox/id/AAMKADQzY2M4YTFILTE3YTINGRIZi1hYTdILWE2M2RhOTVIZDA2YgBGAAAAAAAHFXfJSY3FRqv%2B...  1/1
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Attachment A: Project Milestones and Schedule

No. Performance Milestone isctt'::;tsgt:r Notes
Pending
Prop | Noticing (if applicable)
8/21/2020
Acquisition/Predev Financing Commitment
2. Site Acquisition N/A
3. . 01/10/2020
Development Team Selection
a. Architect 5/14/2020
b. General Contractor 8/14/2020
C. Owner’s Representative 5/29/2020
d. Property Manager N/A
e. Service Provider N/A
4. Design
a. Submittal of Schematic Design & Cost Estimate 12/16/21
b. 3/25/2022 (9/19/2022 — VE Cost
Submittal of Design Development & Cost Estimate)
Estimate 9/19/2022
C. Submittal of 50% CD Set & Cost Estimate
d. Submittal of Bid Set (85% CDs) 11/28/2022
5. Commercial Space
a. Commercial Space Plan Submission
b. LOI/s Executed 9/21/2022 ECEC only
6. Environ Review/Land-Use Entitlements
a. SB 35 Application Submission 8/25/2021 6/15/2022 approved
b. CEQA Environ Review Submission N/A
C. NEPA Environ Review Submission N/A
d. CUP/PUD/Variances Submission N/A
7. Temp power demo request &
PUC/PG&E perm power request submitted
a. 3/28/2023 Delayed until 7/3/2023 due to
the recent storms,
Temp Power Application Submission emergencies, power outages,
and shift in PG&E’s resources
b. Perm Power Application Submission
8. Permits
a. Building / Site Permit Application Submitted 10/14/2022
b. Addendum #1 Submitted 1/12/2023
C. Addendum #2 Submitted 1/20/2023
9. Request for Bids Issued Q4 2022
10. Service Plan Submission
a. Preliminary 11/30/2020
b. Final
C. GMP 4/21/2023
11. Additional City Financing
a. Preliminary Gap Financing Application
b. Gap Financing Application 2/15/2023
12. Other Financing
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a. SuperNOFA - HCD Application 7/12/2022
b. Construction Financing RFP 12/20/2022
C. AHP Application 3/10/2024
d. CDLAC Application 8/9//2022
e. TCAC Application 8/9/2022
f. LOSP Funding Request 2/15/2023
13. Closing
a. Construction Loan Closing 6/1/2023
b. Conversion of Construction Loan to Permanent 9/1/2026
Financing
14, Construction
a. Notice to Proceed 6/12/2023
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Attachment B: Borrower Org Chart

730 Stanyan

Organizational Structure

[ 730 Stanyan \Associates, L.P. ]

: | |
Co-General Partner 1 Co-General Partner 2 Initial Limited Partner 1 Initial Limited Partner 2
730 Stanyan TNDC GP LLC 730 Stanyan CCDC LLC Taylor Family Housing, Inc. 730 Stanyan CCDC LLC
.005% .005% 49.995% 49.995 %
-
Sole Member Sole Member/Manager
Turk Street, Inc. Chinatown Community
Development Center
.
~N
Manager
Tenderloin Neighborhood
Development Corporation
J

730 Stanyan Associates, L.P,, a California limited partnership. EIN: XXX

730 Stanyan TNDC GP LLC, a California limited liability company. EIN: XXX

730 Stanyan CCDC LLC, a California limited liability company. EIN: XXX

Taylor Family Housing, Inc., a California nonprofit public benefit corporation. EIN: 94-3403318

T80, a California nonprofit public benefit corporation. EIN: 51-0187791

Turk Street, Inc., a California nonprofit public benefit corporation. EIN: 94-3297381

73D, a Czlifornia nonprofit public benefit corporation. EIN. XXX

Tenderloin Neighborhood Development Corporation, a California nonprofit public benefit corparation. EIN: 94-2761308
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Attachment C: Development Staff Resumes

CCDC Staffing Capacity:

Kim Piechota, Director of Housing Development

Kim Piechota has over 20 years of experience in affordable housing development, of which 10
are with Chinatown CDC. In her role as Associate Director of Housing Development, Kim helps
to develop organizational housing policies, supervises Project Management and Senior Project
Management staff, represents Chinatown CDC in housing-related meetings, and performs
project management work as necessary. Kim will support the Project Manager through weekly
coaching meetings, particularly on critical issues related to financing, contract negotiations,
community engagement, and schedule. Kim would devote 10% of her time to supporting Bo on
730 Stanyan.

Bo Han, Senior Project Manager

Bo Han joined Chinatown CDC as a Project Manager in 2019. She completed construction of
1296 Shotwell in 2020, a new concrete building with 94 apartments for low-, very-low, and
formerly homeless seniors. She has worked on managing a scattered site project named
Throughline, involving major rehab of three existing properties owned by CCDC until the
construction closing involving complicated financing in March of 2022. She is currently
managing the development of 772 Pacific, an affordable senior housing with ground floor
Chinese Banquet hall, spending 50% of her time devoted to 772 Pacific and the rest of the time
for 730 Stanyan. Bo brings to the project her 2 decades of experience as an architect at firms
including Gensler and Gehry Partners. Her experience includes large-scale mixed-income,
mixed-use multifamily projects that balance market conditions and having the appropriate
commercial tenants for the building residents and neighbors. All these efforts required
coordination of various stakeholder groups, including direct engagement with the local
communities to help address their concerns and perspectives. Bo also holds a Masters in Real
Estate from Georgetown University.

Lagi Tevaseu, Assistant Project Manager

Lagi joined Chinatown CDC as a housing assistant in 2019 after completing the BAYHIP program.
She has provided project support across a breath of projects in various stages of development:
From new construction projects starting with responding to the City’s RFQ to procurement of a
design team and general contractor, actively partaking in community engagement and participating
in design development to working on various rehabilitations phases of buildings within CCDC’s
portfolio. Lagi will be devoting about 30% of her time to the Project..

TNDC Staffing Capacity:

Director of Housing Development Chris Cummings joined TNDC in October 2013 as Project
Manager. In his role as Project Manager, Chris led the development of multiple projects, both new
construction and rehab, from concept through completion. After being promoted to Associate, then
Interim, Director of Housing Development, Chris directly supervised staff including Associate
Directors and oversaw development activities for Housing Development’s portfolio of 16 projects
totaling ~$1.0B in construction costs. Chris earned a Bachelor of Arts in Architectural Studies and
Spanish from College of the Holy Cross and a Master’s in City Planning, with a concentration in
public-private development, from University of Pennsylvania.
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Associate Director Emily Van Loon joined TNDC in 2016, bringing five years of professional
experience in affordable housing. Emily has been critical to the successful rehabilitation of both
O’Farrell Towers and the Rosa Parks Apartments. She is managing the rehab of the Yosemite
Apartments and Ambassador Hotel, whose financing plan includes a complicated combination of
4% and 9% credits. Prior to TNDC, she worked at Habitat for Humanity Greater San Francisco,
developing affordable homeownership and multi-family opportunities in San Francisco, Marin, and
San Mateo Counties. Emily has her undergraduate degree in urban studies from Wayne State
University and a Master of Urban and Regional Planning from San Jose State University.

Project Manager Hermandeep Kaur joined TNDC in 2018 through the Bay Area Housing
Internship Program. She has worked on both new construction and rehab projects during her time
with TNDC. She holds a Bachelor of Arts from San Francisco State University. Hermandeep will
take responsibility for day-to-day project management with oversight from Emily and support from
Lex. Both Emily and Hermandeep worked on the recently completed Rosa Parks Apartments.
They have the capacity to give 730 Stanyan the time and attention necessary to bring the project
to operations as expeditiously as possible.

Assistant Project Manager Lex Gelb joined TNDC in 2020. She has worked on both new
construction and rehab projects during her time with TNDC. She holds a Bachelor of Arts and a
Master of City and Regional Planning from UC Berkeley. Lex will support Hermandeep in day-to-
day project management.
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Attachment D: Asset Management Evaluation of Project Sponsor

TNDC

TNDC has 45 projects in its portfolio, with average units per project ranges from 75-120.

There are three full-time employees. The department is headed by the Director of Asset
Management, with two Asset Managers reporting to the Senior Asset Manager, who reports to
the CFO. Each of the three employees in the Asset Management Department have a set
number of projects in the portfolio. Each is responsible for developing asset management plans
for each property, as well as managing the needs and requests of the partner and/or lender in
each of the properties, examining opportunities related to the rental structure/operating
subsidies, and developing, when necessary, partner exit strategies and/or

resyndication and refinancing strategies for those projects that are approaching Year 15.

Members of the Asset Management Department work closely with other TNDC departments. Each
project in development in the Housing Development Department has a multidisciplinary
“‘interdepartmental team” to help inform rehab or new construction scopes in which one or more
members of asset management participates.

Additionally, TNDC has a Recapitalizaion Workgroup, in which all members of the Asset
Management Department attend in order to update senior staff members and the Housing
Development Department about asset management plans, partner exit strategies and other
asset management related activities, challenges and opportunities.

CCDC

CCDC has 33 Projects, with 84 average units per project
e Sponsor’s current asset management staffing — job titles, FTEs, org chart and status of
each
The Asset Management Department (AM) is comprised of 4.625 FTE:
= Director of Asset
= Management
s Senior Asset
. Manager
. Asset Manager
Asset Management Coordinator
Asset Management Assistant (25 hours per week)
Their duties are outlined in the job descriptions included at the end of the document. All
positions are filled.

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

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

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

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

2060 Folsom (127 units)

1150 3rd Street a.k.a. Mission Bay Block 3E (119 units)
Treasure Island, with Sword to Plowshares (100 units)
730 Stanyan with TNDC (160 units)

A number of other projects are under consideration and may be added to the portfolio. In
addition, through the Small Sites program we expect to add 15 to 20 new properties totaling
between 60 and 400 units.
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Attachment E: Site Map with amenities
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Attachment G: Sources & Uses

GENERAL PROJECT INFORMATION

Current AMI/Rent Year:

2022

Application Date 4/21/2023
1st Yr of Operations 2025
1st Month of Operations (1-12) 9

New Construction
O Existing Development

PROPOSED DEVELOPMENT

Project Name

This application for financing is for (select only one):

Complete ‘New Proj -
Rent & Unit Mix' Sheet

Project Street #

Financing is requested for:
O Acquisition/Predevelopment/Construction
Permanent/Gap

Project Street Name

Local Funding Programs:
[~ Small Sites Program [~ PASS Program
[¥ LOSP Program

Project Street Suffix (St/Ave/etc.) |Project Zip Code

730 Stanyan 730|Stanyan Street 94117
Project Neighborhood Supervisorial District Real Estate District Building Type Gross SF # Floors
Haight Ashbury 5|5 - Central Midrise (40-85', or 4-6 stories) 194,355 8
Total Units # of Affordable Units Occupancy Type Supportive Housing? Transitional Housing? If Transitional, # Beds

160 159|Multi-Room Occupancy|Yes No
# Comm Units Comm SF  |Project Sponsor (parent entit(ies), not LP) Ownership Type Property Owner
4 10,987|TNDC & CCDC Non Profit Corporation 730 Stanyan Associates, L.P.
Property Owner Contact Name |Property Owner Contact Title Property Owner Contact Email Property Owner Contact Phone
Hermandeep Kaur / Bo Han Proj Manager / Sr. Proj Manager hkaur@tndc.org / bo.han@chinatowncdc.org |415.417.3086 / 415.722.2947

PROPOSED UNIT DISTRIBUTION

Enter the total proposed number of units, including Enter # of persons within each target proposed to be served:

manager units, and unrestricted units, if any. For persons that qualify for more than one target population
group, include the individual in each target population group.

Proposed # Units % of  |Families 139

Unit Types include Mgr's Unit(s) Total Units |Persons with HIV/AIDS

SRO 0% |Homeless Persons

Studio 35 22% |Mentally or Physically Disabled

1BR 43 27% |Developmentally Disabled

2BR 42 26% [Seniors

3BR 40 25% |Persons with Substance Abuse

4 BR 0% |Domestic Violence Survivors

5BR 0% |Veterans

Total Units 160 100% |Formerly Incarcerated
Transition-Aged Youth ("TAY") 20

erating Budget will not work if the Project

TARGET POPULATION

Narrative: Please provide summary of
target population proposed to be served.

PROJECT FINANCING

In the table below, please provide information about all existing and proposed project financing, including all hard and soft debt lenders.
order with the most senior lender in the first lien position and the most junior lender in the last lien position. Enter in
Data entry below is required! Drop down menus in the 1st Year Op

Financing Table is n

Lenders should be listed in lien
formation for all columns. If not applicable, enter "N/A."

32 of the 160 units will receive LOSP
subsidy (12 family units, 20 TAY units).

Of the 160 units, 1 unit will be set aside for a
night manager. There will be 20 units for TAY/
(20 LOSP at 25% MOHCD AMI) and the
remaining 139 are for families (12 LOSP,
127 non-LOSP), and 32 of the family units
have project-based Section 8 subsidies.

ot completed.

Annual
Repayment Payment Notes
First Hard Terms Amount (please note any anticipate

Lien Lender (and Funding Total Funding (Interest |Repymt Maturity Debt/Soft |(select from drop |(or N/A, if not [changes to repayment
Order |Program if applicable) Amount Rate Due Date [Date Debt/Both |down) applicable) obligations)

1 Perm TE Loan 10,361,000 6.34% 15 years Hard|Periodic 1,063,342|15-yr term/15-yr amort

2 MOHCD LOAN 59,945,686 1.00% 55 years Soft|Residual receipts N/A

3 MOHCD NPLH Loan 8,583,241 0.00% 55 years Soft|Forgivable N/A

4 Accrued Def Interest 936,654

5 FHLB - AHP 1,000,000 Soft|Forgivable N/A

6 GP Capital 100

7 LP Equity 72,425,323 Equity pricing = $1.00

8

9

10

Total Funding: $153,252,004
Enter 1st Enter
Enter Int Repymt Maturity Enter Debt Enter Repymt Enter Annual
Rate! Date! Date! Type! Terms! Pymt Amt!

Does the project
have/will have HCD [No
financing?

Acquisition cost minus the present value of 55 years of ground lease base
rent payments. (This data informs the pro rata split of residual receipts,
see worksheet 6, 1134-1138 for detailed breakdown.)

Does the project have/will

have Federal Funding? Ne

PROPOSED RENTAL SUBSIDIES

Enter # of units proposed to be supported by each rental subsidy type

RESIDUAL RECEIPTS/GROUND LEASE INFORMATION
Does/Will the project have a MOHCD/OCII Residual Receipts loan repayment obligation?

LOSP

32

Project-Based-Section 8

32

Will the project defer the payment of the Developer Fee, and therefore

Project-Based-Section 8 (Mod Rehab SRO)

have two different Residual Receipts splits? (See Developer Fee Policy.)

HAP Contract With (Select if any PB-Sec8 Units):

Residual Receipts split for all years.

Section 8-Voucher

.

% of Residual Receipts available for distribution to all soft debt lenders:

67%

HOPWA
PRAC - 202
PRAC - 811
S+C

VASH
HOME TBA

Other: |

% of Residual Receipts available for distribution to Owner:

Does/Will the project have a MOHCD/OCII ground lease?

33%

Yes

Does/Will the project have a non-MOHCD/OCII ground lease?

No

If yes, enter Lessor name:

Must Pay Residual
Base Rent Rent
Amount: 15,000{Amount:

Annual Rent
Amount:

15,000




Attachment H

Application Date: 4/21/23 # Units: 160
Project Name: 730 Stanyan # Bedrooms: LOSP Project
Project Address: 730 Stanyan Street # Beds:
Project Sponsor: TNDC & CCDC
Total Sources Comments
SOURCES 936,654 [ 10,361,000 1,000,000 100 | 72,425,323 | 153,252,004 |
OHCD 1 1 1
Accrued Def
Name of Sources: MOHCD/OCII |Interst Perm TE Loan | FHLB - AHP | GP - EQUITY | LP - EQUITY
USES
ACQUISITION
Acquisition cost or value
Legal / Closing costs / Broker's Fee
Holding Costs
Transfer Tax
TOTAL ACQUISITION [} [} [} [} [ [] [
CONSTRUCTION (HARD COSTS)
* [Onit C 17,044,078 10,361,000 1,000,000 72,425,323] _100,830,401]Include FF&E
* 3,476,615 3,476,615
* 0|Commercial T.I. Cost
100,000 100,000
. O7541042 6,754,042 Construction
0 line item costs
* 0[HOPE SF/OCII costs for streets efc. 5.2 % of hard
costs
[GC Bond Premium/GC Insurance/GC Taxes ,090,181 ,090,18! 1.7%
GC Overhead & Profit ,437,504 ,437,504 2.9%
CG General Conditions ,071,412] ,071,41 2.6%
Sub-total Construction Costs 35,973,832 0 10,361,000 1,000,000 [] 72,425,323| 119,760,155
[Design Conti (remove at DD) 0]5% up to $30MM HC, 4% $30-845MM, 3% $45MM+_|0.0%
Bid Contingency (remove at bid) 0/5% up to $30MM HC, 4% $30-$45MM, 3% $45MM+ |0.0%
Plan Check Contil during Plan Review) 0/4% up to $30MM HC, 3% $30-$45MM, 2% $45MM+ |0.0%
Hard Cost Construction Contingency I 5,904,510 5,904,510|5% new construction / 15% rehab 4.9%
Sub-total Construction Contingencies [ 5,904,510 0 0 0 [ [ 5,904,510
TOTAL CONSTRUCTION COSTS 41,878,342 0 10,361,000 1,000,000 0 72,425,323 125,664,665
SOFT COSTS
Architecture & Design
See MOHCD A&E Fee Guidelines:
Architect design fees 1,595,000 1,595,000 http: ports-and-forms
Design Subconsultants to the Architect (incl. Fees) 1,130,800 1,130,800
Architect Ce Admin 648,664 648,664]
Reimbursables 0]
Additional Services 751,986 751,986
Sub-total Architect Contract 4,126,450 0 [] [] [] [] 4,126,450
Other Third Party design consultants (not included under Consultants not covered under architect contract;
Architect contract) 760,500 type and contract amount
Total Architecture & Design 4,886,950 0 0 0 0 0
Engineering & Environmental Studies
Surve) 50,000
Geotechnical studies 65,000
Phase | & Il Reports 150,000
ICEQA / Environmental Review consultants 0]
NEPA / 106 Review 35,000 35,000
CNA/PNA (rehab only) 0
Other environmental 570,000 570,000|Special Inspections, LEED Rater
Total Engineering & Environmental Studies 870,000 0| [ 0 0 0 870,000
Financing Costs
Construction Financing Costs
Construction Loan Origination Fee 608,284 608,284
Construction Loan Interest 6,122,244 6,122,244
Title & Recording 80,000 80,000
CDLAC & CDIAC fees 33,387 33,387
Bond Issuer Fees 50,000 50,000|Issuer Financial Advisor
Other Bond Cost of Issuance 5,975 5,975|COl Contir
[Other Lender Costs (Inspect Fee+Trustee Fee+City Loan 226,778 226,778
Sub-total Const. Financing Costs 7,126,668 0 [] [] [ [ 7,126,668

Financing Costs

Permanent Loan Origination Fee 103,610 103,610 |
Credit Enhance. & Appl. Fee 10,000 10,000|Other Perm Bond Fee: Conversion Fee |

[Title & Recording 10,000 10,000 |
Sub-total Perm. Financing Costs 123,610 0 [] [] [ [ 123,610
Total Financing Costs 7,250,278 0 0 0 0 0 7,250,278
Legal Costs
Borrower Legal fees 130,000 130,000{GP + LP Syndication & Other predev legal
Land Use / CEQA Attorney fees 0
[Tax Credit Counsel
Bond Counsel 100,000
Construction Lender Counsel 80,000
Permanent Lender Counsel 72,000
* [Other Legal (Construction+Perm Closing) 70,000]
Total Legal Costs 452,000 [} [] [] 0 0
Other D Costs
[Appraisal 20,000]
Market Stud 15,000
* [Insurance 2,277,076
* |Property Taxes
[Accounting / Audit 55,000
* [Organizational Costs 20,000
Entitlement / Permit Fees 1,300,000
$20K for leasing office + $2K x 160 units for lease-
* |Marketing / Rent-up 363,500 up, & community outreach
$2,000/unit; See MOHCD UMW Guidelines on:
* |Furnishings 400,000 400,0 ports-and-f
PGE / Utility Fees 727,000 727,000
' TCAC App / Alloc / Monitor Fees 139,033 139,033
* [Financial Consultant fees 85,000 85,000
Construction Management fees / Owner's Rep 250,000 250,000
Security during C: 0|
* |Relocation 0
1% SFAC - Required i 407,000 407,000
Accrued Deferred Interest 936,654 936,654
City Loan Fee at Close 609,457] 609,457 Total Soft Cost
Total Other Development Costs 6,668,066 936,654 o o 0 0 7,604,720 as % of Total
Soft Cost Conti Soft Costs
c (Arch, Eng, Fin, Legal & Other Dev) 2,080,000] [ 0] 0 0 0 2,080,000[Should be either 10% or 5% of total soft costs. 9.9%)
TOTAL SOFT COSTS 22,207,294 936,654 [ [ [ [ 23,143,948
* [Operating Reserves 880,223 880,223]
Reserves | o]
Tenant Reserves 0]
* |Capitalized Lease-up Reserve 513,168 513,168
ttps://sf.gov/sites/default/files -
01/MOHCD%20Commercial%20Underwriting%20Gu
* |[Commercial Transition/Lease-up Reserve 50,000 50,000]idelines_0.pdf
* |Other (Neighbor Impact Fee) 200,000 200,000
TOTAL RESERVES 1,643,391 0 0 0 0 0 1,643,391
DEVELOPER COSTS
Developer Fee - Cash-out Paid at Milestones 1,100,000
Developer Fee - Cash-out At Risk 1,499,900
Commercial Developer Fee 200,000
Developer Fee - GP Equity (also show as source) 100
Developer Fee - Deferred (also show as source) 0
Need MOHCD approval for this cost, N/A for most
Development Consultant Fees O|projects
Other (specify 0
TOTAL DEVELOPER COSTS 2,799,900 o o o 100 0 2,800,000
TOTAL DEVELOPMENT COST 68,528,927| 936,654]  10,361,000] 1,000,000] 100]  72,425,323] 153,252,004] |
Development Cost/Unit by Source 428,306| 5,854] 64,756| 6,250] 1 452,658 957,825| |
Development Cost/Unit as % of TDC by Source [ 44.7%] 0.6%| 6.8%)| 0.7%| 0.0%] 47.3% 100.0%] |
Acquisition Cost/Unit by Source [ of of of of of of of |
Construction Cost (inc Const Contingency)/Unit By Source [ 261,740] of 64,756] 6,250] of 452,658 785,404] |
Construction Cost (inc Const Contingency)/SF [ 215.47| 0.00[ 53.31| 5.15| 0.00[ 372.64 646.57| |
*Possible non-eligible GO Bond/COP Amount:
City Subsidy/Unit 428,306
Tax Credit Equity Pricing: 1,000
Construction Bond Amount: 81,104,569
Construction Loan Term (in months): 39 months
Construction Loan Interest Rate (as %): 8.36%
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